
AN ORDINANCE relating to landuse and zoning. adding a niew Sec~~on,'?1.49.041, to

estaHish a Transfer of Development Credits (TDC) Pro-g-ram, arnendinz-, codified maps to

designate 9'h Avenue as a Green Street-- and arnendin,,z Sections 23.49.008; 23.49.026~

~_.49.058; 23.49.068:, 23.49.076, 2149 078; 23.,1_11-41 23,49~136~ 23.76.026~ 23.~(_'.~)

of Title '23 of the Seattle Municipal Code,
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70qORDINANCE V
2 AN ORDINANCE relating to land use and zoning, adding a new Section, 23.49.041, to the

3 Seattle Municipal 'Code to establish a Transfer of Development Credits (TDC) Program,

4 amending codified maps to designate 9*1 Avenue as a Green Street; and amending Sections

5 23.49.008, 23.49.026, 23.49.058, 23.49.068, 23.49.076, 23.49.078, 23.49.134, 23.49.136,

6 23.76.026, and 23.86.030 of Title 23 of the Seattle Municipal Code.

7

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

9 cities adopted, amended and ratified the Countywide Planning Policies, which among

10 other things called for programs and regulations to protect and maintain the rural

11 character of farm and forest lands, and to direct growth to cities and urban centers;

12 and

13

14 WHEREAS, in September 1998, King County adopted Ordinance # 13274 establishing a

15 pilot program to transfer development credits from unincorporated rural and resource

16 lands to urban areas, both in cities and unincorporated King County; and

17

18 WHEREAS, the County has been encouraging cities to consider establishing receiving areas

19 for the transfer program; and

20

21 WHEREAS, the King County Council approved in the 1999 Budget, $ 1.5 million to start a

22 transfer of development credits bank, and $500,000 to fund amenities in receiving

23 areas in cities; and

24

25 WHEREAS, the Denny Triangle Urban Center Village Plan recommends increasing

26 pedestrian amenities, such as the Westlake Circle, and open space to attract

27 residential development to help achieve the established growth targets of 3500

28 households, and increasing height limits for both residential and commercial

29 development; and

30

31 WHEREAS, it is the City's highest priority to develop programs to implement adopted

32 neighborhood plans; and

33

34 WHEREAS, through an interlocal agreement, King County will create a program to transfer

35 rural credits to the Denny Triangle Urban Village and will fund a portion of the costs

36 of pedestrian amenities in the Denny Triangle to support the transfer of development

37 credits from rural King County; and

38

39 WHEREAS, the Strategic Planning Office prepared a draft proposal, conducted an economic

40 and market feasibility analysis, and held a public workshop on June 17, 1999 to hear

41 comments from the Denny Triangle neighborhood planning committee and the

42 general public; and

43

44 WHEREAS, the City Council held a public hearing to consider public comments, NOW,
45 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 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 Counlywide 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.

I

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 ratio 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 expectec"

2
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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.

1. 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 ((&amp;ha4)) apply to all property in

downtown zones except the DHI, PSM, IDM, and IDR zones.

A. Maximum structure heights for downtown zones are fort -five feet 45~'y~~
fifty-five feet 5.51 sixty-five -feet (65'), sevenly-five feet (75'), eighty-five feet (85'), one

hundred-fc.of (1001 one hut,.di-ed tyventy feet (120'), one hundred twe=-five feet (125'),

U -feet 1501 ~Lch--t-u1dre sixty feet (160'), two hundred foLty feet (240one hundred fi 17 Y d

three hundred feet (300') anJ four hLwidred fifty feet (450'), ((ehffIl-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 DMU Triangle Urban Village, as shown on Ma
23.49.041 A, mgy_gain u -in g dditional thiAy percent Q0%) in height if credit floor areaRto,

is allowed pursuant to Section 23.49.041, City/County Transfer of Developmgnt Credits

Program.

of fiaef handfed fiRy (450) feet.
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swaet+ifes iff the Be-.4-a-fi-Offiee Cefe 2 ze-S the a- - deSigiia4ed f4- a pefffii4ed hei&amp;t-ef

-(~00) feet.))

Section 3. Subsection B of Section 23.49.026 of the Seattle Municipal Code,

which Section was last amended by Ordinancel 19238, is further amended as follows:

23.49.026 General requirements for residential uses.

B. Common Recreation Area. Common recreation area ((AiaH-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 argg equal to My 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 minimumhorizontal 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 Dgpartment ofNeighbo Loods, 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 Dgpartment of

Neighborhoods, on recommendation of thp 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 gLeen streets ((peAa))or located

,g&amp;ywhere within the DelMy 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((paFk)),

&
a
m

p
; For projects as described in Sa and 8b below that participate in the

TDC Progam pursuant to SMC 23.49.041, the total amount of required common recreation

area shall not exceed:

4
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a, Fifty percent ~5 D%) of the lot area, for develgpment with onI

residential use; or

b. ThiLly-five percent (35%) of the lot area, for mix'ed-use

development with at least twenty (20) residenti,-1 units and eighty-five thousand (85,000)

square feet of nonresidential floor area., exclud; iig area used for parking.

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 area on 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.

5
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3. Rural development credits and amenity credits are used in

combination to obtain credit floor area according to the ternis 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 (1/4) 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 (1/4) mile of the project site). Notwithstanding the

foregoing, amenities may be provided within the Denny Triangle Urban Village farther than

one-quarter (1/4) 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.

I
. 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% ofthe credit floor

area obtained must come from amenity credits.

2. In order to accommodate practical difficulties in meeting the exact

percentages in subsection Cl 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 minimumcredit floor area that may be obtained on any lot

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 pen-nit

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 it

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.
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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:

I
.

To the extent that bonus floor area is granted on any lot for any public

benefit feature or cash contrjb~,idor, that public benefit feature or cash contribution shall not

generate amenity credits.

2. Credit floor area 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 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 stractures with sQarate, individual towers, the 15,000

square foot threshold will be app) 11 -d to each tower individually.

A. Coverage Limits. On streets designated on Map ITD as having a pedestrian

classification, coverage limit areas ((sha4-be))_are established at two (2) elevations:

I
.

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

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

23.49.058 A), is ((shall 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 percent~&amp;e of the coverage limit area that (("ie ))may be

covered by a portion of a structure ((shall be ) is as follows:

9
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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' 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 minimumdepth 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) ((sha4)) execute a deed

or other agreement, ((whieh shall )) fhat 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 ametided by Ordinance 119484, is further amended as follows:

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

C, Exemptions from FAR Calculations.

I
.

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 ((w4&amp;-h)) that is used

for principal or accessory short-term parking~

d. ((,er- for- pafkitig aeeessefy to fesidei4ial iises, ) The -gross

ffo,or area located above grade of up to one (1) space per dwelling unit of parking that is

ac-cessofy jo residential uses or that is long-term parking shared with residentiol-1--us-gs,

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 faqade requirements.

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

Triangle Urban Village.

I 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 a tid 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 minimumsidewalk 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 minimumof 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 I a 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 confon-nity 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 ((sha4l)) ap9ly to all structures in which any floor above an

elevation of one hundred twenty-five feet (125') above the ad acent sidewalk exceeds fifteen
i

thousand (15,000) square feet in size. For structures nJitb se-Darate. individual towers, the

15,000 square foot threshold will be oplied to each tc~ycr iridividually.

A. Coverage Limits. On streets designated on Map HID as having a pedestrian

classification, coverage limit areas ((sh4114e)) are established ((at twe (2) eleva-tions
) 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 Iffie. and sixtV (60) feet of intersecting street property lines (see Exhibit

23.49.078 A) is estab-il'stied as the coverage limit area.

2. Above an clevation of two hundred forty (240) feet, the area within

forty (40) feet of each street property li'ne and sixty (60) feet of intersecting street property

lines, (see.Exhibit 23.49.078 A) ((&amp;hftII43,e))
is established as the coverage limit areagIcept

as stated in subsection A3 be! ow.

3. Fo,_-pi-oiects pa-i-Licipatirgin Jle TDC Pro am irsuanttoSMC91 12r

23.49~041, the covcrage I]ni;lt arc~as above ar, c1cyation of two hundred-forty (240) feet for

struc',t,3res ftec 1--t:iii0fred 000) feet in hel"Jit. orless are the sanw Lis the coverage ~Ijrnit areas

under subseel loii Al above..for t-' e emire of t1he structi ire above one hundred twenty----- ---- - ------- -------

five (125) feet albove the a0haccrit sidewafllk.

4.. The peccentUe of the coverage limit area ((w4&amp;-h)) !hat may be

covered by a portion of a structure shall be as follows:

Lots With�
--Oae-Street-

Elevation Ffentage -

((-Lots Wi
Lots 40,0

Sq. Ft. OF

Less in Si

Lots Cr-e*tff

Than 40,00-0
Q_
Kxqw Ft. in Sim

Above240' 5 01%

401% 2 0-07;

4 04; 20
-0,~))

a. Projects, excgpt those described in subsection b below:

Lots With Two or More Street Fronl4g~es

Lots With Lots 45,000 tots Greater

One Street Sq. Ft. or Than 45,000

Elevation Frontage Less in Size Sq. Ft. in Size

126' to 240' 60%
Above 240' 50%

40%
40%

20%
Zo-0/0
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b. Certain projects participating in the TDC Program. For

projects participating in the TDC Progi-am pursuant to SMC 23.49.041. on lots that either (i)

have ~-~flcast 25""'D' of t" e lotarea at s1rect level -n o2en space use or occgj~icd by struct
...........

or pefiligiis of stractgres, no groater fliaii 15'. in heiglit or

have al 1east oi the lot aea at street level iri ooen space use or occtip-,cdby structures,

or r2c)-~-Jons ofstructures., no greater th,-qi 65' in bei Jit, or My comj)inifion thereof:

Lots With Two or More Street Fron!Ages

Lots With Lots 45,000 Lots Greatcr

Oine Street Sq. Ft. or 111an 45,000

Elevation Frolita-F. Less in Size Sq. Ft. in Size

126' to 240' 60% 50% 25%

Above 240' 50% 50% 25%

((4-))1. To qualify as uncovered area, at least half the area required to be

uncovered shall be contiguous and shall have a minimumdepth of fifteen (15) feet.

((-5-.))6. To meet Ille 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
I

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, ((wNeh)) 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 ((6441-be)) is measured parallel to each street property line

of streets designated on Map IlID as having a pedestrian classification, and ((shall apply )

qpplies to any portion of a facade, including projections such as balconies, ((~A-hie )) Lhat is

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

I
,

The maximum length of facades above an elevation of one hundred

twenty-five (125) feet ((sha4l be ) is as follows:

Elevation

St-Feet Fr-ontages

Lots With Lots 40,000 Lots GFeater-

One Street Sq. Ft. or- Than 40-,W

Frontage Less in Size Sq. Ft. in Size

II)KI IA05 - ----- __4201- 1201 120-1

Above 240' i2o, __401))
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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' 120' 120' 120'

Above 240' 9w] 120' 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 B 1, any portion of a facade above an

elevation of one hundred twenty-five (125) feet ((whieh)) that is less than fifteen (15) feet

from a street property line shall be separated from any similarportion of the facade by at

least sixty (60) feet of facade ((w4ieh)) 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 fa~ade requirements.

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

Triangle Urban Village.

I
.

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 (18")

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 (5') of the curbline.

C. Landscapi
'

ng provided within five feet (5') of the curbline shall

be located and designed in relation to the required street tree planting and take into
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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
minimumof 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 minimumof 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 9ffi 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

9t' 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 DowntowwNlixed Commercial, 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 ad acent sidewalk exceeds fifteeni

thousand (15,000) square feet. For structures with spparate, individual towers, the 15,000

square foot threshold will be gpplied to each tower individually.

A. Coverage Limits. On streets designated on Map VD as having a pedestrian

classification, a coverage limit area ((ehell-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), ((shall be-established

as))is the coverage limit area.

2. The percentgge of the coverage limit area ((w4ieh ) Lhat may be

covered by a portion of a structure ((shall-be))is as follows:

15
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1

2

3

4

5

T -4- XXT.*4-1.

One StFeet-

146' te 240' 601%

roiects Da

have a

ji~ctur~have at least 50% of the lot area at street level in open space use or occLipied by es.

or portions of structures, no geater than 65' in height, or My combination thereof.

11ci atin

((Lots-wk

-Lots 40,000

Sq. Ft. or-

4 0 -0,;

Lots Greater-

Than 40,0

- 200,;))

a. Certain pro'ects articipating in the TDC Program. For

in the TDC Program pursuant to SMC 23.49.041, on lots that either

least 25% of the lot area at street level in on en s ace use or occu a

I

ied bv structures

L-or portions of structures, no greater than 35' in height, or gEy combination thereof, or ii)

Lots With Two or More Street Frontage

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%

b. All other,projects:

Elevation Frontage

Lots With Two or More Street Fron

Lots With Lots 45,000 Lots Greater

One Street SQA Ft. or Than 45,000

Above 125' 60%

Less in Size

40%

25%

Sg. Ft. in Size

20%

3. To qualify as uncovered area, at least half the area required to be

uncovered shall be contiguous and shall have a minimumdepth of fifteen feet (15').

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))Lhat restricts future

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

exceeded.

Section 11. Three codified maps, 1B Downtown Zones, HID 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
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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.

F. Master use permits for deyglop

articiursuant to

0P

0 ation in the Citv/Count0

ram (SMC 23.49.041 An

ment ro ects that contain credit floor area

Transfer of Develo

ht to use rural develon

11 ent Credits (TDC
ment credits under SMC

23.49.041 for My project is subject to gRy develppment reolation(s) that become effective

prior to the date of vesting for puMoses of other Master Use Pen-nit components for the

project under the terms of this section. If a Master Use Permit is not issued for j!ny reason or

exDires Drior to construction of the project using the rural development credits, then the

gpplicant mgy qpply for use of the rural develo~ment credits for another project on the same

y modification qLLQ I flot or another eligible lot, but M such use shall be subject to an eal of

the provisions for use of rural development credits a until the time of vesting for pLimoses

of other Master Use Permit cgmponents 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 ffirther amended as follows:

23.86.030 Common recreation area.

Certain zones require that a minimumcommon recreation area be provided for residential

use. When a common recreation area is required, the following provisions shall apply:

A. An outdoor area((-,-A-i+e4))Lhat is not part of a green street ((Piffk)) or

publicly owned open space((~)) ((&amp;ha-14))qualifiesj(y)) as a common recreation area if the

ground surface of the area is permeable and is landscaped wi th grass, ground cover, bushes

and/or trees; provided that patios, paved areas designed for recreation, and pedestrian access

((wh~eeh)) that meets the Washington State Rules for Barrier-Free Design shall also be

considered common recreation area.
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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.

n~~ ,
1999, and signed byPassed by the City Council the day of

-
r
,'
A 0 V, e, 0,

me in open session in authentication of its passage this _I!Et day of nC
~ I

-,,
~,) p,. "~, ej)6

1999.

&amp;,/A- L
.

Presidenl~,_of the City Council

Approved by me this "r day of

Paul Schell, Mayor

Filed by me this 5y"I day of M~40 1999.

Uty'E

"-A
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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

Use

FROM: Glenn WhithaiY, -Acting Director, Strategic Plamfing Office

Rick Krockalis. Director, Department of Design, Construction and Land

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 Neighborhood Plan, this proposal includes the following

actions:

Establishing a Transfer of Development Credits program to transfer development
credits fi-orn 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

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 aTransfer

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 Municipal Buildirig, 600 FourtihAvenue, Suite 300, Seattle, WA 98104-1826

Tel: (206) 684-8080, TDD: (2206) 684-8118, Fax: (206) 233-0085

An equal eMp10VMei-,t OPPOrtUniLy. affirmative action employer, Accommodations for people with disabilities provided upon request.



The attached report outlines the proposal, along with two draft ordinances. Subsequent

legislation will aufhorize an interlocal agreement with King County. If you have any

questions about this material please contact Elsie Crossman at 684-8364.

C-1. BECD Committee 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 nelghborhood in Seattle, a key goal of the Denny Triangle

Neighborho(;d Plan. The components of this proposal are:

1. 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;

[I.
, Changing development standards to facilitate mixed use development

Rezoning an area along 6th and 7
th Avenues between Lenora and

Blanchard from Downtown Mixed Commercial (DMC) to Downtown Office

Core 2 "DOC 2)

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/Capitai 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 Coundl m 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 Down-town Urban
Center Plan will be reviewed by the City in 2000,

Another key interest of the Denny Triangle 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. Ho~vvever, the pace of development in rural King County continues to

exceed the tarae~,_~-- established in the 1994 Countywide Planning Policies, resulting in

more costly sc,,,n,4ce prov~,sion and environmental damage, as people drive further

between home and vifork and habitat is lost. The Countywide Planning Policies and the

1994 King County Comprehensive Plan, both adopted in accordance with the state

Growth Management Act, call for new programs such as the transfer of development
credits to 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. Because 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 to establish

receiving area~:; for rural development credits. This would expand the market for

trans~ar~~nc-, since unincorporated urban areas are getting smaller as a result of

annexations ').nd incorporations. Having receiving areas in cities also advances growth

managemen'~ 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:

a Advance Growth Management Act, Countywide, County and City policies

0 Implement the Denny Triangle Neighborhood Plan

a Provide resources for amenities in the Denny Triangle
0 Protect the Rural Area and limit sprawl

a Establish a partnership with King County around Convention Center Place

Station redevelopment

0 Preserve habitat near the Cedar River and Tolt Watersheds

2



TRANSFER OF DEVELOPMENT CREDITS PROGRAM

What is Transfer of Development Credits?

Transfer of Development Credits (TDC) is a program that reduces the development
potential in the, "sending area" and transfers that development opportunity to a

~~re-ceiving 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 includes the Land Use Code amendments to establish the

program in the Denny Triangle. Additional legislation will follow to approve an interlocal

agreement between Seattle and King County that will commit the jurisdictions to.

Certify, purchase and transfer development credits

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
Monitor and evaluate the program
Establish the method for King County investment in amenities in the

Denny Triangle

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

Cedar River or Tolt Watersheds

How is the value of the development credits 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 ffle receiving site.

The average vaiue of a rural credif is estimated at 8 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 residential space would be allowed above the heig~ t limit 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 Triangle and othercities. Under this

proposal, the City of Seattle will annually review the. conversion ratio to ensure that it is

a fair arnount.



1/2 of floor area added

1/2 of floor area

added above height

limit gained through

bonus for public

amenities ~ocated in

Denny Triangle

above height limit

gained through

purchase of TDC
credits to rotent

t-

rural lands-in
- -

King County

lncrease height

up to 30%
above existing

height limit

illustration of Transfer of Development Credits

King County

contributes to

public amenities

in Denny Triangle

Have similar programs worked elsewhere?

Trarsfi~-,r 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,

Maryland and in Boulder County, Colorado. Island County and Thurston County in

Washington also have Transfer of Development Rights programs.

How would the Transfer 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,~:,~easvA~li documented endangered species habitat, open
space/regional tra~;i proxii-nity, or near aviiiidlife corridor will be prioritized as sending
sites. If a proper:~y owner had, for example, 20 acres that is zoned I unit per 5 acres,

s/he could sei~~ L~p 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.

4



The development credit transaction can take place two ways:

1
.

Between individuals (assuming the rural property has been certified by

King County)

The King County TDC 'Bank can purchase the rural development credits

and sell them to the receiving area property owner. The. King County
.

I

I
I I

Counicil will soon consider an ordinance establishing Ns bank, which has
been

initially funded with $1,5M from the current budget.

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

Additional

h neig' t - 300%

of height lirl-iit

- 162.5'

Illustration of Additiorial Heicht Allowances perHeight Llrn:t in flne Denny T riangle.

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 T riangle may increase the height limit of a project by

purchasing develo
'

ornent credits, The building floor area could extend up to 30%
above the zoned height limit through the purchase of credits and ameni ties 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 "he purchase of rural development rights and half would fund

amenities in the neighborhood such as Green Street improvements or open space.
(See attachment)

" 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 residenfial

or mixed-use Structure or in a mixed development of residentiai and commercia!
struct,ures on one site.

" For mixed-use proJects, the floor area perrnitted 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 lirnits for non-residential uses.

" Landmal k properties could not be demollshed to participate in this program.



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

Present and future generations will benefit from preserving the rural area from

exte&amp;rsive development and sprawl, To provide a meaningful connection to Seattle

re~Jdents, propertynear the t,.-~o Seattle watersheds will be prioritized for having its

developin ent potentia; 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 attract housing to 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 question.

The exis!'rig Transfer of Development Rights (TDR) program that applies throughout
the Do,~,vniiown allows extra density for non-residential uses, while this TDC proposal
focuses on extra 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
prograrn. 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

requiremer'~,-., for both programs are met. Residential projects in the Triangle are also

eligible to pailiciPate in Sea:Uie's new Multifamily Tax Exemption Program, which

provides a 'Fen year exemction on property taxes on improvements. Projects receiving

the exemption n~ust provid'p at least 25% of their units as affordable to households with

incomes of 8U',/~ of the median income or below.

Will anyone use this program?

King County repor~~-t 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 start of the King County program
earlierthis year, 22 property owners have submitted requests for certification as

sending sites which total over 1000 acres. King County is working actively with private

property owners and City of Issaquah officials to transfer density from approximately
500 acres of rural forestland.

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
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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 proiects. It appears that the surcess of

the TDC Prograrn in the Denny Triangle will dependon providing sufficient flexibility to

enable mixed use projects to take advantage of the height incentive. This proposal
incorporates the consultant's recommendations.

The number of residential projects that would be interested in additional height is

expected to be limited. Projects more likely to be interested in the incentive include:

0

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)

A residential tower with a small floor size mayextend above the, height

Commercial buildings willing to accommodate housing on site if the

commercial structure could extend above the existing height limit

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 DOC2), 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
(DIVIC) 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's currently in the neighborhood, calls for more mixed income
housing opportunities.



The major public benefits 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
consultant report did indicate that even for high rise residential projects, units in lower

floors often rent at rents affordable to households with income's at 80% of median
income (80% of median income for a 2 person household = $38,250).

Will 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 allowed extra height. This would free up more land for other

purposes.
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11, 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 hous,ng developm ent in the D anny
'triangle, Based on interviews wfth 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 limited. Projects more likely

to be interested ;n the incentive include:

commercia! buildings willing to accommodate housing on site if the

commercial structure could extend above. the height limit,

a residential tower with a small floor size may extend above the height Hmit to

create enough room on the, site to accommodate a separate commercial

structure with a larger floor plate (Arbor Place i's cited as an example), and,

to 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 Triangle

Neighborhood Plan is to establish a unique, vital mixed use environment:

Land Use LU1. A I-Ilixed-use neighborhood that combines cornmercial

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

r0sidential 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 densitty 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 cont.;nimus setbacks a," specified elevations of a structure--an approach
that was rejw_,:: ed ~_) ecause of c-oncerns about producing uniform, "jello-mold"

development ,).nd making it impractical to develop "shalloW sites.

As an alte,-nat::,,,e, an area -along the street frontages of a site is defined at two
elevations the ground plane; one at a height of 125 feet and the other at a
height of 240 fc-at. Th n ex~ant to which a structure can encroach into these

areas is limited by a spec"ied percentage of coverage allowed. The percentage
varies by the number of street frontages and site size to avoid penalizing smaller

sites (see Code provision in attachment A). There has been some confusion

about the coverage areas because it is often assumed that the structure is

prohibited from extording into these areas, or that the coverage limit applies to

the whole site, when in fact a significant portion of the area can be covered up to

the street edge.

Lot coverage limit area shaded:

Extension of structures into th's area is allowed, but limited.

There are no Hrn,ts on structures in unshaded areas.

Lot coverage firnit area shaded:

Extension of structures into this area is
allowed,

but limited.

There are no limits on structures in unshaded areas.

A33SO'SIL4 ELMELUNMSTRATEG:C PLANNING OFFICE\37614\DENNY TRIANGLE DEVELOPMENT 87ANDARDSkOBLIQUESMI (8.0) rev. GMS/99

Figure 1. Lot Coverage Limit Area
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On all 'tots, structures are permitted 100 percent coverage from ground level up
to a height of 125 feet. St ructures, or portions of the same structure, with. floor

s7es of 15,000 sqL~are 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 maV pose a problemfOr Mixed use development. Since housing is

exempt from FAR filimits, mixed use projects can in reality achieve floor area

densities that exceed the FAR limit established for commercial uses by a

significant arnount. 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 all uses would actually be about

12,5 FAR.

The
u.,,).pe-r

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 to maximize access to light and air along the

street, However, MO StrUCtUres are provided on a site, pushing the upper
floors of structures away f rom the street edge tends to crowd thern 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 middle of the site,

P,,;,--CAP DOC-2 w/400'height limit Existing DOC-2 wMD'Ilielght limit, 10 FAR

-hI

~AF~, mit exempt f-r, FAR 1;11.d

,
a:I ovi~ 14~1r~l

f:cxib;II,,Y ~0,

~Otbacks

400

ne,gn! ~imR

C0,8,age
limi

el"almn

-empt L- ~-faut le,;e[ retail

Floor ama cx~mptions increase amount of fioor area to be

aimommo~!91zdor-sile e=eedinn, 10 FAR limit.

:lk,5m
. pw~~

i

240'

c,--age firrmt

'-S~

-.rag. Inn

I -"g -.- ~1-1 1-1 r-!- i~AR FIR mit

Fl., - -ptw. ireaw ..-I W fl- ... t. be

=.-odated ex-dhg 10 FAR limit.
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Figure 2-. Height and setback relationship
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Another factor is the reduction in permitted height following the CAP initiative,

The current standards were developed under the assumption that there was no

height limit In DOC 1 and the permitted height limit in most of DOC 2 was 400
feet. The development standards require additional limits on coverage above
240 feet, assurning that towers could stretch to 400 feet or more, Under the

current, lo,,,,ver height limits, buildings now are subjectto the tighter standard for

little gain in height.

It should also he noted that projects involving alley vacations create lot sizes that

permit substanl-4 floor area under existing FAR limits. With much more floor

area than woLildl 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

limits, requiring bulkier buildings to accommodate permitted chargeable floor

area, as well as whatever exempted floor space is provided.

Issues with upper level development standards:

Small Sites. The current standards pose no constraints on smaller sites

because pro '
iecs vv'l

'
F~oor sizes of 15,000 square feet or less above the 125

foot elevcal:or, a.~e exe;mpt from upper level standards. On sites of this size, the

only type ol 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 top of the other, since the site is probably too small for placing uses side by
side or In separate structures,

Moderate-Size Sites. For sites between 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 ~n 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 street

property line. Prototypes illustra~A that the coverage limits make it difficult to

place buildings side by side or io accommodate separate structures, since the

coverage limit area at the corner of the site makes it necessary to push the

structure to the interior of the sl-e, This means that solutions more like Bay
Vista, with a big floor plate corm-erbal base and a housing tower above, would

likely be more workable than an aitcmative like Arbor Heights, where there are
two separate structures.

Half Block Sites. Half block sites allow uses to be accommodated in separate
structures. However, the coverage Err'!fs at the corners push buildings towards

the center of the site, limiting the amount of separation that can be provided

12



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 half of the Denny Triangle, where lot depth is greater (120 feet),

resultina in half blocks that are 43,200 square feet in area.

Full Block Sites. The issues for full block sites are similar to those of half block

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 allow 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 lof.

Amend the upper-level development standards for DOC 2 (23.49.078).and DIVIC

(23.49A36) to increase flexibility in the application of coverage limits 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 frorn the upper level: lot 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 I and the

hei,ght 'irnit in DOC 2 was 400 feet (the height lit-nit was lowered to 300 feet

under CAP). The limited arnount of additional height now allowed 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 iimits 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 allowed offsets the

constraints of the coverage limits.

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

patterns in the Denny Triangle, half block 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 ahalf block

is 43,200 square feet. Wesl, of Westlake, lot depth 'is 108 feet, so the aren of

a half block is 38,880 square feet. In the Code, the threshold for adjusting

the percentages for limiting coverage's 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 to 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 inc,::ude housing.

Relax coverage limits above 125 feet for development that is

significantly less bulky than allowed on the floors closest to street level.

Currently, 100 per cent lot coverage is permitted for structures 125 feet in

height or less. Projects that respond to upper level development standards

by mayin-tizing area ~n the lower elevations are likely to be perceived as

extremely b;'d:ky. o enco~:rage a more open street level environment and

permit greater separatk)n
.

Detween towers on the same site, allow increased

coverage at higher elewations when there is substantially less coverage than

allowed for portions of the structure(s) less than 125 feet tall, or there is a

significant amount of opon space on the site.

For sites that are 45,000 square feet in size or less, the permitted coverage
would be increased from 40 percent to 50 percent if at least 25 percent of the

total site area was oco,upied by open space, and/or structures no higher than

35 feet. The same Coverage increase 1,,vould be allowed if at least 50 percent
of the ~;_':te area was occupied by open space and/or structures no taller than

65 feet. For

1
,,
~

rger sites (greater than 45,000 square feet), the permitted

coverage woukl 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 to 35 feet or 65 feet in height to accommodate street

level reta!l and service uses and maintain a well-defined street edge, where

approp-ate.

Comparison with proposal in June 1999 Draft. The following are changes
made in response to comments on the review of the draft June proposal and
f u rthe r staff an a lysis:

In the draft proposal, the exemption from upper level coverage requirements
set at the 240 foot elevation was recommended for structures up to 312 feet

in height. The current recommendation is for structures up to 300 feet in

height. The draff lproposal was also open to whether this exception would be
limited to p=~ects. using the TDC program or apply to all development. The

I

'-~Tent proposal i~mits the exception to projects engaging in the TDC
program.
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" 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 threshold

triggering more restrictive coverage limits is new.

" Proposals to exempt residential structures from upper level deveJopment
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 structuL . res

on a site with floor sizes liess than 15,000 square fee-, 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 Ust=,, develo
'

pment on

sites with more than one structure. The current recommendations continue

to include an exemption of floor area shared by residential and non-

residentia' uses in calculating permitted FAR (see item 3 bellow'),

2. Open Space Requirements

To meet 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 coiUplets

and 9th and Terry Avenues and Bell and Blanchard Street identifiable as
residential neighborhoods by srnal~ 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 residentiai 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 req
'

uirement 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 development.

The chart in Attachment Bidentifies the open space requirement's for variOLIS

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 area,

Ften, by a substantial amount. By comparison, In Highrise M Ififamilyo U
~

I

Residential Zones (HR), the quantity of open space required is limited to 50

percent of the lot area. The open space requirement for non-residenfial 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 cons!dored in light of the objective to encourage mixed

use, it poses an even crcn~Mr constraint. A mixed use project would need to

meet 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.). Nli,.Ked use prototypes show open space area requirements

exceeding 715 perrlenl~ of the site area.

Recommendations:

Exempt residential floor area gained through participation in TCD program
from open space requirement. To gain ad'&amp;:ional floor area above the height

limit through the TDC program, developers contribute to a fund for public

amenities in the Denny Triangle, such as Green Street improvements or open
space acquisition. Payment into this amenity f und' should substitute for the

requirement that otherwise would apply under the provisions for common
recreation area (23.49.026),

Expand the fm'iowing, existing options in the Denny Triangle that allow open
space requirerrents to be met off-site-,

Major office projects. Clarify/expand provisions that allow off-site public

open space or paymer-it in lieu to meet required open space on-site to include

improvements to designated Green Streets, regardless of whether the project

site abuts 1~le de,-,ig natedGmenStreet, Include exceptions to the standard

for a rrin~;;n-,jm cor-Uguolus open space area of 5,000 square feet (23.49.009)
for Gj-een S"'Teet improvements.

General area requirements for residential uses; B. Common Recreation

Area (23.49,026). Amend item B. 7. ("For lots abutting designated street

parks (Greer.. St-reets), up to f~fty percent (50%) of the common recreation

area requ:rem ent may be met through participation in the development of the

street park (Green Street)."), 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

promote mixed use development, residential use should not be subject to an

open space requirement exceeding that established for highrise residential

neighborhoods outside 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-residenfial floor area (or the base FAR ?), excluding parking area.

Establish Landscaping Requirements, To promote a street environment with

,a m
I

nore, residential character, apply the standards for landscaping the sidewalk

area established for the DMR zone 123,49.162. 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

abuttinQ desianated Green Streets.

Establish setbacks to achieve minimum sidewalk widths on Denny Triangle
Green Streets. As redevelo

'

ornent occurs on sites abutting Green Streets, a

modest setback requirement to accommodate additional sidewalk space and/'or
I

:andscaping 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 PlansL

would dentify what the requirements would be, In the absence of these plans,

there has been -no s~oecific standard to apply.

Based on the, initial concept design for Denny Triangle Green Streets, a
minim.urn 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 June 1999 Draft. The following changes
respond to comments following the review of the draft June proposal, as well as

further staff analysis:

An analysis of develoPrnent prototypes reveaied additional concerns 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 plogram, adding floor area

above the height limit requires contributions to pubTlic arnenillies in the

neighborhood that substitute for the on-site requirement that would otherwise

apply.

An UppOr limit or "cap" would also be established on the amount of common
recreation area required for residential use, with a further r duction for mixed
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use proie&lt;.,ts that include space that can be shared by both project employees
and residents. These changes replace the June draft proposal that would
have limited the open space requirement to either the commercial open-
space requirement or the residential common recreation requirement,
whichever was greater, provided that the space was accessible to all project

occupants.

The draft proposal called for establishing a minimum sidewalk width of 18
feet along Green Streets 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 uncerta:~n;y about the eyact, setback requirement on specific sites,

and some silk cs vvoiiid he subject to deeper setbacks than others. The
decis~on was to se~ec~ a. more predictable option by establishing a uniform

setbac.k requirement that would apply to all sites and, as a landscaped area,

would remain under private control of the property owners,

The current proposal incorporates a landscaping provision that applies in

Denny Regiade/ Be~HLown residential zones. Under this provision, landscaping
must be provided in the sidewalk area, in addition to the standard

requirement for street trees. The requirement is limited to the DIVIC zone,
where most residential development is expected to occur and where the

Denny Triangle plan calls for establishing "residential enclaves."

3. Additional Exemptions from FAR Calculations.

Sections 23.49.068.C for DOC 2 and f?3.49.124.C for M Cidentify areas that

are exempt from the base and rnamnum FAR calculations, To promote mixed
use proJects, the following add,,Lional exemptions are proposed:

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

Where residentia~ anocommercoi uses are combined in the same building,
there may be somc floor area thei

'
is eilher used exclusively for the residential

portion of the project or shared by the commercial and residential occupants

(lobby area, stair towers, elevator cores, etc.), including area occupied by
residential elevators and stair wells passing through lower commercial floors

to reach ho:llsing above. To encourage mixed use within the same structure,

part4cw~J:~arly on smImlie: sites, this floor area is proposed to be exempt from

FAR, Furthermore, the area of the shared space would not be
inck:de,d eJ floor sizes used to determine whether the project
meets ~he, 15,000 sq-:iare, foot threshold for exemption from upper level

deveio,o-nent standard~;, These actions will help minimize disincentives for

includ4
-,g housing in a mixed use structure.

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

access-.~),,y rasidentia~ use and not exceeding the ratio of one space per unit

is exempi from flow area calculations when provided above grade (long-term
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employee parking located above grade is sub~ect to FAR limits in DOC 2, li

mixed use projects wh,ere 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 frorrithe June

proposal,

4. Code Clarifications

The following Code annendments 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 additionai provision is added to allow for

the exception, to current height lirnits 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 I zone, and the Downtown Office Core 2 zone 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 reflect 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 incIludes a provision spe0ying 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 (1 5,000'~ squar 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 lots occupied bV 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

or less. 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 of the existing provision.
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APPENDIX A: DENNY TRIANGLE TRANSFER OF DEVELOPMENT CREDIT
PROTOTYPES

The following prototypes represent development possible under existing

development standards in DOC 2 and DMC zones. They are presented to

illustrate 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 open space chart in Appendix B identifies the open space requirements
associated with these prototypes, keyed to the identification number in the upper
left hand corner.
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APPENDIX B. OPEN SPACE REQUIREMENTS FOR DENNY TRIANGLE TDC
PROTOTYPES

prototy isite size non-res. non- res. res total exempt total reqmt.

pe i floor res. floor reqmt. reqmt. TDC floor w/ TDC
I area reqmt area area from floor area

(%site (% of residential exempt

:
area) site open

0/6 area) space (% of site

site reqrnt area)

area)

!

Small sites

s~tes les's -~khan 15,00,0 square feet (2 bts or

&
am

p;
,

", d a ~d S I

are exempt frorr, upper level develop:-nent,

6-6-a-ri-e-r 6-1-6--c-----

31_1 3 lots 151,200 1024 198,00 9,900 12,924 -3,150 sf 9,774, sf

DMC (21,600 sf 8f 0 sf sf sf 6,750 sf (45%)

240 sf) (141%)

---------- ----- (46%)

-
(60%) (31%)

31-1 3 lots 216,000 4,320
1

243,00 12150 16,470 -4,050 sf 12,420 sf

DOC 2 (21,600 sf Sf 0 Sf sf sf 8,100 ~sf (58%)

300 sf) 120%~ (56%) (76%) (38%)

Moderate sites (4 lots

4L1 4 lots

DMC (25,920 180,000 3,600 199,68 9,984 13,5.84 -2,184 si~ 11,400 A
240 sf) sf sf 0 Sf sf sf 7,800 sf (44%)

14 %) (39%) (52%) (30%)

41_1 4 lots 259,200 5,184 249,60 12,480 17,664 -2,808 sf 14,856 sf

DOC 2 (25,920 sf 0 sf sf Sf 9,672 sf (57%)

300 sf) (20%) 1(68%) (37%)

412 4 1 ots 518,40 25,920 25,920 -5,670 sf 20,250 sf

DWIC (.25,920 0 sf 0 sf 0 sf sf sf 20,250 sf (78%)

240 sf) (100%) (100%) (78%)

4L2 4;ots 32,400 32,400 -7,290 sf 25,110 sf

IDOC 2 1 (25,920
I

~ I

0 sf 0 sf 648,00 sf sf 25,110 sf (97%)
i Sf300 0 sf (125%) (125%) (97%)
1 A40 '4 10 ts

DMC k25,920 180~000 3,600 354,20 17,710 21,310 -5,390 sf 19,520 sf

240 sf) st sf 3'
1

O'c sf sf 15,920 sf (75%)

(14%) (68%) (82%) (61%)

B-1



41-3 1 4

DOC 2
1

(25,920
1

259,200 5,184 420,00 21,035 26,219 -6,615

300 sf) I

Sf 0 Sf sf sf 19,604 sf

(81%) (
101 %) (76%)

4L4 4 lots 201,060 4,032 288,00
. .

14,400 18,432 -3,150 sf

DIVIC (28,800 sf

1

Sf 0 sf Sf sf 11,250 sf

240 Sf) (1 Z~?/,~ (50%) (64%) (39%)
41-4 4. lots 288,000 5, 76 0

1

360,00 18,000 23,760 -4,050 sf

DOC 2 (28,800 sf s-,' 0 Sf Sf Sf 13,950 s-f

300 Sf) (20%) (63%) (83%) (48%)

4L6 4 lots -2,835 sf

DMC (25,920 180,000 3 600
1

259420 12,960 16,560 10,125 sf

240 SO sf SjL 0 Sf sf sf (39%)
(140 0) (500/-) (64%)

4L5 4 lots -3,645

DOC 2 (2 F,
,

920 259,20 0 5184 324,00 16,200 21,384 12,555 sf

300 sf) sf en; 0 Sf Sf sf Sf

~(00/.) (63%) (83%) (48%)
prototy site size non-res. non- res. res. total exempt
P floor res. floor reqmt. reqmt. TDC floor

area reqmt

(%

area

(% site (% of

area) site

area)

area from

residential

open
space

site reqmt

112 bik 1 6 lots

DOC 2 (43,200 432,000
1
.8,640 400,00 20,000 28,640 -4,500 sf

300 Sf) sf Sf 0 sf Sf sf 15,500 sf

(20%) (46%) (66%) (36%)

1/2 blk 2 1
6 lots

DIVIC (38,880 271,160 5,443 426,88 21,344 26,787 -4,669 sf

240 sf) Sf Sf 0 sf sf sf 16,675 sf

(14%) _ 1

(55%) (69%) (43%)
1/2 bilk 2 6 lots

DOC 2 (38,880 1388,800 7,966 533,60
1

126,680 34,646 -6,003 sf

300 sf)
1

sf Sf 0 Sf Sf sf 20,677 sf

(20%) 1(69%) (89%) 1(53%)

B-2

24,788 sf

(96%)

15,282sf

(53%)

19,71 G'sf

(68%)

13,725 sf

/C.,

'IT7,90"

total reqmt.

w/ TDC
floor area

exempt

(% of site

area)

24,140 sf

(56%)

22,118 sf

1(57%)

28,63 sf

(74%)



Fu 11 12 lots 835,20 16,704

1

281,00 14,050 30,754 14,050 sf 16,704 sf

block and 0 sf sf 0 sf sf sf 0 (20%)

DOC 2 alley (20%) (17%) (37%) (0%)

300 83,520

sf

Assumptions

Number of residential floors accommodated under following heights:

390' = 40 residential floors

300' = 31 residential floors

312' = 32 residential floors

240' = 25 residential floors

B-3



III PROPOSED REZONE FOR THE DENNY TRIANGLE URBAN CENTER
VILLAGE

The proposed rezone is one of three components of the proposal to establish an
'oincentive pr grarn to encourage housing development in the Denny Triangle

neighborhood. Th's section presents the rezone analysis supporting the proposal.

DENNY TRIANGLE - Proposed Rezone Area

DMC 240'to DOC 2 300'

Drr% a~ftl

ezone one TU11 DIOCK and

one half-block between

0 1599 City of saabig

Ali 09h1sramed. Re Were- 3 ;qysust
0 2 1 6 9

SC,'~S F; ! 00 FEFT

.CPIT,1411, Ns pmduht.

Lenora, to Blanchard

Streets, a~onq the east side

of Sixth Avenue and both

sides of the block afliong

Seven AvenUe, from

Downtown Mixed

Cornmercial 240 (DMC 240)

to Downtown Office Core 2
30&amp; (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 grow-ffi 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 6t"' Avenue to the alley between 7t" and 8th Avenues. Providing additional

development capacity for employment north of Lenora Street on the west side of the

Denny Triangle, will help direct resident i

*

al development in the area zoned DMC,
U.

,particularly in the vicinity of Terry and 9 Avenues, east of Westlake Avenue, where the

Neighborhood Plan recommends increasing amenities to attract residential

development along streets designated as Green Streets (Terry and 9th Avenues). In

addition, the added ernployment 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

Existing condftions: The proposed rezone of one full block and a half-block along 6'~,

and 7t" Avenues oetween Lenc~a and Blanchard Streets includes eight parcels with

tota,' area of 2.68 acres. Three of:f the eight parcels have one-floor structures with a total

of 25,600 squp.rp feet, Most of the parcels along 7
th

Avenue are used as surface

parking lots. 77~;-~ere are no housing units in the area.

Development Capacity

Impac,t of proposed change on development capacity: Changing the zoning
class-

~
f:
~

cat;;,,,) ~-~ 1'rom DIVIC 240 to DOC, 2 300'increases capacity for both commercial and
residen,tia~;,,J lo -pnn ant, Using the City's development capacity analysis, all parcels are
iden~:ed 'a',,; poter,!,"~a"y available for.redevelopment. Because both DOC2 and DMC
240 zor'.ir,g accor-,r-nodate a mix of uses, it is assumed that 80 percent of available

parccd~ area woukd be developed for commercial use and the remaining 20 percent for

reside nt.-Jal use. The 'level of development for either use would be different, however, as
the maximum densitv limits for Corn mercial 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 also differs. The density assumed for DIVIC is 125 sq ft/unit, and in DOC 2 is 80

sq ft/unit.

Under these assumptions, the rezone to DOC 2 would accommodate development
capacity for 909,592 square feet of non-residential floor area and 292 rew residential

units. The proposed rezone would n.drd 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 7oning.

- - -------- ---- - ------------

Gapacr-~; unide~ under Netchange
cu rre nt D M C 240 PWTOS~d DOC 2

Parce!s,

- ---------------------------------

8 parcels
"

0

Dc~vek)pa~bie ;&amp;wd 116,89-9 SF 11 6,899 SF
area

Residential

development 187 units 292 units + 105 units

_La2a r
~:.'V

* ...
. ...... . - - ----

Non-esidential 629,034 SF 909,592 SF + 280,558 SF
devek,-,p,ment (2287jobs) (3307jobs) (1020 jobs)

22



Clapacity for growth targets. The proposed rezone will assist the Denny Triangle Urban

Village in providing additional capacity to meet the Comprehensive Plan targets for

housing and employment growth in the area f(--,r adding 3,500 households (3675 units)

and 23,000 jobs over the -40 year period following the Plan's adoption in 1994.

Rezone Evaluation

This section of the report examir,,es basic zoning principles (expressed in the General

Rezone Criteria from the Land Use Code in Section 23.34.008). Included is a

discussion of thefunclion to be achieved by the rezones in relation,to the development
objectives of the Commercial Core neighborhood plan. Specific issues will also be
examined focusing on: the impact offmore zones on less ;r1tensive zones--

bUffE.~I'S, transitions and boundaries; and pertinent zoning history and changed
circumstances.

Match Between Zone Criteria and Area Characteristics

Designation of Downtown zones. The proposal calls for rezoning an area zoned
Downtown Mixed Commercial with a 240 foot height limit to Downtown Office, Core 2

with a 300' height Jimit. Section 23.34.100 of the Land Use Code states that "'rezones

to a downtown zone designation shall be considered only for areas within th -0,

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

consistent with the following:

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 development is not as great as in the DOC
I designation.

The area abuts the existing DOC 2/300' area which include development
serving this area. The proposed rezone land is we",l 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

deve~opment i's 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 ,-,,.--cnVve fc~r new development to use the public amenities incentive

system a,n~J street level uses, participate in green street development
along BI&lt;q,-!,,,.;hard Street, 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 well served by transit, abutting the free-

ride bus 6" Avenue, is within walking distance from the Downtown
transit tun.riel, and is accessible to autos.

Relationsh,lip to Surrounding Activity. The area is centrally located in

relation t:,-) areas of downtown employment and residential concentrations.

The area is centrally located to employment and the downtown residential

population. it abuts the existing DOC 300' area to the south,

Zoning Principles.

Zone Boundaries. The are,--) abuts DOC 2/300'zoning to the southeast, and DIVIC 240
_1

th
to t~-,n. north and southg, Extending the DOC 2/300, zoning along 6 and 7"'

From Lenora to Bk.-mchnird Streets is consistent with the general configuration

of D()(~"' 4", zoning within the oftica expansion area. The proposed rezone maintains a

ltwo-blc~ck area zoned DMC 240 to the north, west and south. An improved alley

betweem 7~" and 8"-`Avenues will provide a good edge between the two zoning

design,ations.

Height and scale of the area. The rezone area is currently developed with four one
storv and commercial or accessory surface parking lots. Several structures

0 a
~

1

a ;. ;,;:-n dI.,.'.-;'.-'~.---~n' "ocks in both the
e-,,&lt;isting

DMC and DOC 2 zones exceed or have heights

thatvvc~u:;CJ ',,e permitted for uses on this area. Examples of buildings height in

the vicinity are: Thec, in H, tel, 405' - 470'; 1600 Bell Plaza, 463'; Westin Office

Bldg., 430'; Blanchard Plaza, 216'.

Cornpatibdity with surrounding areas. The proposed rezone would incorporate the

otle 7--nd, into the 2 zc~,e, abutting to the southeast, extending the zone

n'j 'DiN,10 240 ~~,or:inq provide~.-, an appropriate transition between
-h(:.-.- intensive areas with iower high limits (DMC 160) to the

rtoodh tvie Res:dential /Commercial zone; -DMR/C) in the adjacent Belltown
k

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 tile 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 maximurr.. 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

develooment 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.

Match Between Zone Locational Criteria and Area Characteristics

This section provides a matrix to walk th.0
-

i r ugh the applicable rezone function and
locational criteria (fr m the Land Use Code, as cited)

- --- ------- -
Proposed Rezone- - - - ------- ------ - --------

--- ---- -------------- ----------------

Downtown Mixed Residential (OMC) 240 to

Downtown Off ice Core (DOC 2)

Meet s Criteria

Criteria (23.34.009) YE IN Comments/Descriotion

S 0
RM-MIMM-FIRF-111-12 OTT 11U. a I r#I=

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

desi gnation shall be considered Downtown Urban Center,

only for areas within the boundaries

of the Downtown Urban Center as

shown in the Official Land Use

Map,
Rezone.Evaluation: Downtown Offic e Core

... .. . ... ... ........
...

2 (DOC 2) zone function statements and
locationall criteria: 23.34.104

The Downtown Office Core 2 X See discussion above regarding the

designation applies to areas rezone area's match with conditions

adjacent to the office core

determined a r i t f ffi

appropriate for DOC 2 designation.

i
l di h i d fpp opr a e or o ce nc u ng t e nten ed unction oi the

expansion or where a transition in zone, scale and development
the level of activity and scale of characteristics, transportation and
development Js desirable, DOC 2 infrastructure capacity, relationship to

areas shall be primarily for office surrounding act,vity and heights.

use with a rnix of other activities
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Proposed Rezone Downtown'Mixed Res 11dential (DMC) 240 to
,

Downtown Office Core (DOP ?)_ __
Meets Cr~terla

I encouragedro,,.-idd diversity,

:Y b eyon, ~he normal

i %Arc) U rdi-,; ho

cap-acity f,'-w G~- Mh Tclrget6 X BY in-aasnc ava."able apw,.ity tor

both jobs and housing, the proposed
rezone is consistent with

Comprehensive Plan policies directing

neighborhoods to plan for specified

- - "' - qrowbI es;:irnates.

VTiirnu~,, 26 nedCapacity X
I

Sufficienit zoning capacity exists in the

(Secti:on B of Comp Plan LU area and elsewhere in the Downtown
Urban Center to accommodate

I minimum urban center growth targets,

i although rezone will increase capacity
i to help that area Mm2pt I~nni t tp Tnnai~~r~

Maximu Zone "anacity
__

(Secfio~-~ B o-:' Pian. LU

----- --- -- --

Tl-ic- mc-s,! appropr~ate
- - - -------------- --- ------------ .....

X See- discussic"n of DOC and DMG
dps;:~,na:: ~on ~~haH be, lilat fnrNh;:-h locational criteria above.
the No,F ~de-signal:on of

i for the s'pebi'k-' ;-'.'one rr-'~a~d% ti-~P_

Of artaa ')e

rezo-e,d any other

C'S 1

(j
10 111

AIR;

o'otenfiai Zoni.-
.......... ..........X 'hanges to the iDOC' 2 zor-,:~,g la;

both 0-1 ar-'d' ':~~ound' ~he bet-er rna!--,h ~Mth -exi-finc cor,,d' ~o~ s.

area proposedi -~or rezone shafl be arid dewc--~Iopmen~ objEactives f"-'r the

---- - ---------- - --- ----- - -

a r e a,

U 1,

Counc::~ adopl:i,-~d X The proposal ::s inte.
I

d

pians., lhat the area the recommen-da~,ior to create

proposc--~d the -hall be incentiv~~-,s aftract residential am.`

taken comrncnrc~a: deve,~opmert in -:he Ellenny

Tr i :0 Nei, hborhood P:ar,,.

I KIWI JIMZ"ZMAW
IMAJEa

Th'e ;:rn.paO of Zones
on less intensive zones or indust~'-.-Ial

The proposed rezam e; area ah-u-t--a

DMC 240 zone on three sides which
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Proposed Rezone Downtown Mixed Residential (DMC) 240 to

Downtown Office Core ~130C 2)

Meet- --------- ---------------

s Criteria

and commercial zones shall be provides for a transition between
minim.zed by the use of transition downtown zones allowir a the areatest

or butters, if oossible~ A aradual
- intensity of deveiopment and iess

transition be-~ween zoning intensive residential and mixed use

categories, including height limits, is I
I areas,

T

_pre'erred.
---------------------------------

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 DOG 2 and DIVIC zones makes

development. buffers or separation between zones

unnecessary. However, among the

Downtown zones, the DIVIC zone was
established to provide a buffer or

transition between zones with

development intensities that vary

------------------------------ ------------- - -------------- ---- - -- -- --

siqnificantly,
- - --- - - - - ----

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 t e adjacent DMC 240 zone.

General rezone criteria: Impact evaluation: 23. 34.008

1 The evaluation of a proposed X 7-heproposed zoning change will

rezone shall consider the possible increase the intensity of commercial

negative and oositive impacts on and housing development allowed in

I the area proposed for rezone and the area. The rezone wouid increase

its surroundings. thernaximum height limit from 240'to

300',
J

General rezone criteria: Changed circumst ance s: 23.34.008

Evidence of changed X j

1

See reference to Neighborhood Plan

circumstances shall be taken into above.

consideration in reviewing the

proposed rezone, but is not

rea,Uired to demonstrate the

appropriateness of a proposed

rezone, Consideration of changed
ci,rcurnstances shall be limited to

elements or conditions included in

the criteria for the relevant zone,

and/or overlay designations in this

chapter.

General rezone criteria: Overlay districts: 23.34 .008

If the area in located in an overlay I I I

Not applicable
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Proposed Rezone Downtown Mixed Residential (DMC) 240 to

Downto wn Office Core 2

Meets Cri
"

teria

district, thopurpo~~,e and boundaries

of th-- ove'd,:j."' diss-trict shaii be F
conside red.

- -

If the,-,,.:ea o ca ~ e,,-j ad, a c e.n.

--------------------- - --- -------------

Notappiicab~e.
to a crit':~c,,,;J arU,-'8,' (_'hapter

25.0,9), oi~i- of I~hv rezone on
the bet

smutU-' WAU"o 9=91WQ0NW--IQIIKK~M-- 010

La-ndl use rxo~ii,-,ies co or
: R~,zoneis cor'~sislont lr 3 ofwi'h Polic,

referer~ce~.~J ;n Chap~ker 2':3, 12., t1hat the Downtown Land Use and
are applicahle to the rezone shall Transportation Plan for the Office Core
be considered 2 (DOC 2), incorporated by reference

----------------------
I as',qndusepolicy~n ha pte.r2312-

WAD- -11
---- -

I e ~~A" d e V e; p ni X
-----------

T~ie proposal would o xlend the 300 toot

9h, a I
b e r e~ gui a.

t
r, d".

1
height limit that applies on the east side

Corti M te an'. of Lenora Street, and along Sixth and
Seventh Avenues southeast of Lenora

dV of 2) Street, Th's heig; f llmit'vvould

ij-~'~:Aecl' Ihe a'~r and a,"Commodate the, des:red' ~ntens~t

scale tiN~ s~~Pe;~ mixed use development the area,

of cfistinclLive while maintaining the~ scale transition

J
lar-:~d4' o~

NK,:~Mr'

-ha~ acter; between the office Pxpansion area and
ana nsffion to the the DMC 240 are surrounding the

ad g P-~, o;r do w rl t o',v o c o -mp ~ a m9n t proposed rezone area.

the ~om:~ and
!andmarks of surrounding areas.

----- -------

9
- - ---- Mai"

JA '91MMIE.-If '

III-is
------

u 'd h ts she be generai X
-

he rez.one
- -~ainta~ns t~~e. genefal

0C r-Formance v..,:;-h the Height transition ~n hfnight within diowntown,

Concept map. Height limits shall with heights decreasing west to east

taper from an apex in the office from the office core and office

core toward the perimeter of expansion areas to the harborf ront.

downtown, to provide transitions to

the waterfront and neighborhoods

a jacc~r'~t to dov,,,r',tov,,,r,.,

M§
- -- -------------- - ---

Hoigh~ sha:; recogrl:ze arid X
... - --- ------- ----------

The propose,-d 'height :s consiic'te~ t

L~~nhance Uhe eristinq scallea and witl~l the scale anc~ intensi!y_2L_
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Proposed Rezone Downtown Mixed Residential (DMC) 240 to

Downtown Office Core (DOC 2)

Meet s Criteria
-------

unique character of areas within
- ---

development identified in the Downtown
downtown including the retail core, Plan as appropriate for the office

office core, the Pike Place Market,

Belltown Pioneer S uare and th

expansion area. The height limit of the

i ibl i h h h i h
, q e zone s compat e w t t e e g t of

International District. existing highrise buildings in the

I
immediate area.

Height limits of the proposed rezone: Down town Plan Policy 15, implementation
~Guideline 1: Heiqht Limits. G. Devel opme nt Re gulations

Height limits shall be compatible X The additional height provides an
with allowed buildina uses, incentive for off ice and mixed use
densiti.es and other development development, consistent with the type

regulations. of development for the office expansion

area of Downtown. Requirements for

street level uses will continue to apply
to all street f rontages, maintaining

continuity with street level activity in

adiacent areas.

Height limits of the proposed rezone: Down town Plan Policy 15, Implementation
Guideline 1: Height Limits. D. Boun daries

Height limits and land use district X I The proposal is consistent with existin

boundaries shall be coordinated. height limits in the area. The existing

height limit of the adjacent blocks

across Lenora 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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Department of Design, Construction and Land Use

R. R Krochalis, Director

MEMORANDUM

TO: Sue Donaldson, City Council President, via

Margaret Klockars, Law Department

FROM: Rick Krochalis, Director

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) 3 86-1988.

Attachment

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

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

An equal employment opportunity, affirmative action employer. Acconamodations for people with disabilities provided upon request.

~ .~4



(bCity of Seattler 0",

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

FROM: Rick Krochalis, Director 4 pff-

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 (wl-Ach

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) 3 86-1988.

Attachment

07

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

7 10 Second Avenue, Suite 200, Seattle, WA 98104-1703

An equal employment opportunity, affirmative action employer. Accommodations for people with disabilities provided upon request.



City of Seattle

Paul Schell Mavor
I

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

DATE: October I 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 trarismitted proposal related to the TDC Program. The

attached Land Use Code Tnendment proposal is to replace Council Bill 112904 (which

replaced Council Bill 112833) currently referred to the Business, Economic a~d

Community Development Committee.

If you have any questions about the proposed legislation, please contact Mike Podowski
ofmy staff by email at mike.podowski@ci. seattle. wa us or by phone at (206) 3 86-1988.

Attachment

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

7 10 Second Avenue, Suite 200, Seattle, WA 98104-1703

An equal employment opportunity, affirmative action employer. Accommodations for people with disabilities provided upon request.

Is



ORDINANCE,

AN ORDINANCE relating to land use and zoning, adding a now Section, 23,49.041, to

establish a Transfer of Development Credits (TDC) Program, amending codified maps to

designate 9h 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.



From: Mike Podowski

To: Margaret Carter

Date: 10/12/99 1:30PM

Subject: ordinance title

this is for introduction on Monday 10118. please call if you have any questions at 8-2241. thank

you.
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ORDINANCE

AN ORDINANCE relating to land use and zoning, adding a new
S~ercYh,

23.49.041, to the

L itsSeattle Municipal Code to establish a Transfer of Development (TDC) Program,

ainiciWI-Ing codified maps to designate 9' Avenue as a Green
Stree~t(-and

amending Sections

23.49.008, 23,49,026, 23.49.058, 23.49,068, 23.49.076, 23.49.0) 23.49.134, 23.49.136,

23.76.026, and 23.86,030 of Title 23 of the Seattle Municipal CO)de

and

WHEREAS, following the adoption of the Growth Mana

,~
g

e Act, King County and its1

/'
1

6
' e n t

cities adopted, amended and ratified the Countyw P anning Policies, which among
other things called for programs and regulat to otect and maintain the ruralio

character of farm and forest lands, and to direc;growptrh to cities and urban centers;

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

pilot program to transfer development crelit's from unincorporated rural and resource

lands to urban areas, both in cities and 11/incorporated King County; and

for the transfer program; and

WHEREAS, the County has been encouragiVg cities to consider establishing receiving areas

areas in cities; and

WHEREAS, the King County Council a0proved in the 1999 Budget, $ 1.5 million to start a

transfer of development creditsbank, and $500,000 to fund amenities in receiving

pedestrian amenities and
'-'

e pa e to attract residential development to help

achieve the establis~e th targets of 3500 households, and increasing height

limits for both residential nd commercial development; and

g w

WHEREAS, it is the City's h'ghest priority to develop programs to implement adopted

neighborhood plans; an

WHEREAS, through an inter ocal agreement, King County will create a program to transfer

rural credits to the Dekiny Triangle Urban Village and will fund a portion of the costs

of pedestrian aji i eri I t~'6s in the Denny Triangle to support the transfer of development
credits from rural Ki,j ig County; and

WHEREAS, the Denny Triangle /Ulrban Center Village Plan recommends increasing

WHEREAS, the Strategic Planning Office prepared a draft proposal, conducted an economic

and n-u-irket feasibi'li~ty analysis, and held a public workshop on June 17, 1999 to hear

comments ftom thel 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:

follows:

Section 1. Findings. Having reviewed the Mayor's proposaVpublic comments

and the impact analysis prepared by the Strategic Planning Office, the 91ty Council finds as

Comprehensive Plan.

A. The transfer of residential development credits from rural a eas and resource lands in

1
~

",

King County to the Denny Triangle Urban Center Village $i I promote the goals and

objectives of the GMA, the CourityWide Planning Polic~6s, and the City of Seattle

I !
I-es'deiitial density.

B. Because residential uses generally are exempt fron/floor area limits in the applicable

zones, residential development capacity in the Denih Triangle Urban Center Village is

effectively limited by height limits. Allowing floor ea to be built above the normal height

limit, without increasing the limit on floor an /o
r
,

commercial uses, will allow higher

pedestrian amenities.

C. Higher residential density in the, Denny niangle Urban Center Village that would be

itsirm iallowed by exceptions to height I w' I increase the need and demand for public

amenities in the Denny Triangle Urban nter Village, including green streets and other

usable open spaces available to pedestr' s. In addition, the greater bulk and scale of

buildings allowed by such exceptions w* increase the need for such usable open spaces and

m

D. A Transfer of Development Cre~its (TDC) Program, as described in this ordinance, that

both conditions the use of devel4ment credits on the provision of amenities and allows

additional development capacity return for those amenities will create an incentive to

pi-1-chase development credits
frcftt

rural King County, thereby promoting rural character in

the rural area, Amiting sprawl,

p
l.
,

otecting resource lands and concentrating population in an

Urban Center, -,~, hile mitigating/in part the impacts of such increased urban development.

E. Based upon the informa
ti~n

currently available, the conversion ratio of 2000 square feet

g
-

i Itof floor area above the hei I Ini for each King County sending site credit is reasonable,

fair and equitable, taking in 0 account the typical sizes of downtown residential units and all

the terms of the TDC Pro am, in'luding the additional floor area allowed for provision of

amenities. The

c
o
n
v
e
rs

ii
n

`

rati1c,

-

sliould be subject to adjustment based on future data

regarding land values in ral Ki-~- County, the value of additional residential floor area in

the Denny Triangle Urb6 Village, and market conditions, in order. to implement the

purposes of the TDC Pro4ram.

F. A contribution to thq Denny Triangle Amenity Credit Fund of $5.00 in return for each

square foot of develop*nt above the normal height limit, to be used for specific amenities

in the Denny Triangle qrban 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 tte exemption from open space requirements for the additional

residential floor area, a~e not expected to be sufficient to satisfy all of the additional needs

for amenities created 4 the adlitional development. Nevertheless, in light of the expeq.tcJ-

2
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additional funding from King County and the importance of providing i0entives to

implement the purposes of the plans described above, the specified amount ver square foot

should apply until such time as the Council may revise it based on further/nformation and

experience,

G. The TDC Program will protect and promote the health, safety an.~Ywelfare of the general

public.

H. The TDC Program will enhance opportunities for residenti and mixed use development
in the Denny Triangle Urban Center Village, consistent wit the Growth Management Act

(RCW 37.70A), the Countywide Planning Policies, and the ity's Comprehensive Plan.

1. The TDC Program will implement the Denny
Tn~4igle

Urban Center Village Plan by

increasing flexibility for mixed use projects, adclt ~, residential development capacity to
*

I
ZD

meet growth targets, and encouraging the develop nt of pedestrian amenities in the Denny

Triangle.

Section 2. The initial clause anOubsection A of Section 23.49.008 of the Seattle

Municipal Code, which Section was la: ar/endedby Ordinance 119370, are further

amended as follows:

23.49.008 Structure height.

The following provisions regulating structure height ((sha4l)) apply to all property in

downtown zones except the DH I /~SM, IDM, and IDR zones.

A. I\"!a-xt'mu-n struc ure heights for dowfl~,-~Wn Zones

fifty-five f-'et 5'~~ C'

~
'-
"

I ,
are forty-five feet (45'),

5 seventy----.;ve feei (75') ei~;h -five feet t8Q, one
-- - ---- ----

-C--
I _tv

11tindred feet, ( 100"), one hurked twci,,ty feet (120'), one hundrcd twenly-flye feet (125'L
I

o-ic'-htiiidre(! 1-ift feet (I Sa-Qn~-gidred six-ly-feeL(iff ), t~vo hundred forty feet (240'),

llhree'hun-di-ed fcct-L-10(~') ~~id fb,~,tr hwidred fifty feet (450'), ((shafl-4e)) as designated on the

Official Land Use Map, ~hapt-er 223.32, except that:

1.
~ie

Council shall determine the maximum permitted height when a

major retail store or
peForining

arts theater bonus is approved in Downtown Retail Core

zones pursuant to Sec--ioi-i 2-1.49.096; provided, that such height shall not exceed one

hundred fifty (15 0)
fe~t.

e,

2.- Any property in the Pike Market Mixed zone that is subject to an

urban renewal cov nt. may be built no higher than the height permitted by the covenant for

the life of the covenkit.
I

3 A-avlof in fhe Dennv Triangle Urban Village, as shown on MW
23.49.041 A, may ~ ain up to an addJtJonal thirty percent (30%) in height if credit floor area--- ----------

'xcd P-L~"-suanj to Section 23.49.041, City........
J

_/Cou= Transfer of Develgpment Credits

P-rogram.

of fi3tff huftdr-ed
fi~y (450) feet.

3
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Section 3. Subsection B of Section 23.49.026 of th
~Seattle

Municipal Code,

which Section was last amended by Ordinancel 19238, is furt)ier amended as follows:

23.49.026 General requirements for residential uses.

B. Common Recreation Area. Common Ocreation area ((skak-be))is required in

all new structures containing more than twenty (20ydwelling units. Required common

r

I

ecreation area shall meet the following standards,

1
.

An area equivalent to fj e (5) percent of the total gross floor area in

residential use. excludii-t.- ai, a
t

g , I j i i ocur., -1
of fl ea equal to ~Lny credit floor area obtained as

art of the TDC Prouam. SMC Sec,"'011 2')49-041. shall be provided as common recreation

area. The common rcereat 1 or, area Aal I b~Wvai I able to all residents and may be provided at

or above ground level.

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

3. The minimunyhorizontal dimension for required common recreation

areas shall be fifteen (15) feet, aid,~I o required common recreation area shall be less than

two hundred twenty-five (225) scjilu're feet.

4. Parking aidas, driveways and pedestrian access, except for pedestrian

access meeting the Washington $'tate Rules and Regulations for Barrier Free Design, shall

not be counted as common recr4ation area.

5. In PSM ~ones, the Director of the Dgpartment of Neighborhoods, on

recoimnendat4on of tjki~.~ Pioneek Square Preservation Board,, may waive the requirement for

common recreation area, pursAant to the criteria of Section 23.66.155, Waiver of common
recreation area requirements.

6. In IDM and IDR zones, the Director of the Doartment of

Nei,O-iborlhoods, on recomm6ndation of the International District Special Review District

Board
~,

ma y wa: v e the requi~ement for common recreation area, pursuant to the criteria of

Section 23.66.155, W ver f common recreation area requirements.

7. For ots abutting designated green streets ((par-6))or located

jj~ere within the Denn, Triangle Urban Villa-c as shown on Mgp 23.49.041 A, up to

f Ifty (50) percent of the

c
c
'~

I mon recreation area requirement may be met through

participation in, the develo ment of the green street((-pafk)).

8. For proj ects as desci~-i bed, in 8a and 8b below that particip einthe

TDC -P-o-raiT ',a T_Ljjqj~sl ant td SNIC 3.49.04 1, the total amount of reguired common recreation

area shall nof exceed: I

4
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resider,'ial use, or

a. Fifty percent (50%) of the lot area, for developmek with on

b. Thirty-five 12ercent (35%) of the lot area, for roixed-use

0evelo- I-tlcllt with af least twemyI .) _t2 (i)
---
reside-ntial -units and eight -five tho6and (85,000)

§Lqa..a.r.e fee! of nonresidend aI 1looi- gea, excluding area used for parkin

Section 4. A new Section, 23.49.041, is hereby adl/d to the Seattle Municipal

Code as follows:

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

A. Use of Credits Conditioned Upon City- ounty Agreement. No credit floor

area shall be allowed under section unless, at th ime of the master use permit decision

for the project proposing to us,- such credit floor ar a, an agreement is in effect between the

tinI Yi
City and King County, duly authorized by City inance, for the implementation of the

TDC Program.

B. Credit floor area.

For purposes of thisAection:

a. "Credit flOr area" means gross floor area allowed on a

receiving lot, above the height limit ot rwise applicable in the zone, as a result of the use of

rural development credits and ameait~X,credits under this section.

b. "R -ura-1/development credits" are allowances of floor area on a

receiving lot, measured in gross sq/,arc feet, that result from transfer of development

potential from rural, unincorporaa~(_I King County to the Denny Triangle Urban Village

purs,iant to King County Code -;aptcr 21A.55 or successor provisions and pursuant to the

provisions of this section.

C. rAmenity credits" are allowances of floor area, measured in

gross square feet, on a lot re eiving development credits, which allowances are granted on

co,ldftion that the owner or eveloper provide certain amenities, or contributions to

c

dcvelopment of
amenities,1nethe

Denny Triangle Urban Village as provided in this section,

2. Udon certification by King County that all conditions to transfer
7

under King County orcii!iances and rules have been satisfied, rural development credits may
be transferred directly ~Iom eligible sending sites or from the King County Transfer of

Development Credit (*DC) Bank to property in DOC2 and DMC zones within the Denny
Triangle Urban Villlagb, as shown on Map 23.49.041 A, subject to compliance with all the

conditions of this sec-.6'on.

5
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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
ti,

gross square feet or floor area or. flic roceiving lot for each unit of avail,~

credit, as deterniinedby Kling CoLinty. The conversion ratio may be i

rule pronuil.-Pted bly the Direc-lol-, --s he or she shall determine to be

of P-ov~din- sufficient iilceriti~'e D:)r use of the TDC Program and)~D

inax; rj~ urn _- riiowit oll": ai-, d in niral King County as is feasible in~~ I

"n

developnient of credit iloor area Iri f4e Denny Tri:arigle Urban,

conversion ratio shall not be less t'han 1,000 gross square fe

sei-Aing site credit, nor greaier thai-, 3,0'00 gross square fee

seriding site credit. In making an~.,,
modification the Diree,

fb'! lowing factors:

a.

Triangle Urban Village;

b.

King County; and

b thousand (2,000)

le sending site

d i. fled according to a

011si stent with the goals

f preserving the

'elation to the amount of

illage. Any adjusted

of floor area for each unit of

/of floor area for each unit of

r shall take into account the

the value of credit floor Xrea for receiving sites in the Denny

land value for potenti~i sending sites in rural, unincorporated

C. market conditions Or rural development credits and, to the

cxtc~nt that the Director may find them relevant, A'mrket conditions for other types of credits

or transferable development rights.

6. In order to obtain
arrier~ty credits, a project applicant may either enter

into a voluntary agreement to pro-vide ameni es in the Denny Triangle Urban Village, or
V`

enter into a voluntary agreernerit to contrib~te financially to the development of such

an-ienities, as provided in this si-ibsec-tiori.

a. Ara-Mities
~Ir which amenity credits may be obtained include

and are limited to the folio
~vljig. provisi6n of public open space, improvements to existing

C! 10-,public open space; development of icsi,,~.natcd green streets or contribution to the Amenity
Credif Fund.

b. The Diikctor shall review the location and design of any

amenity proposed to be provided for,,,~~imoses ofthis section and determine whether the

amenity rnittgatos project irripacts, J8 consistent with applicable policies and design criteria,

provides a public benefit and is ad'4-~Juate in quantity and quality.

C. Ari
I

ities for which amenity credits are obtained may be on a

site other than the project site, jpr ~.,'ided tha~ the amenity site is within the Denny Triangle

Urban Village, is within one-qLlaftr Mi of the project site, and is available to the

public without charge. Contrib, z(ions to the Denny Triangle Amenity Credit Fund will be

applied to acquisition or develo~i-rient of open space or green street(s) in the Denny Triangle

Url"Dan Village (and within one-quarter (1/4) mile of the project site). Notwithstanding the

forogoing, amenities may be PVovided within the Denny Triangle Urban Village farther than

one-quarter (1/4) mile from the roject site, either directly by the applicant or through the use

of a contribution by the appli ant, when the applicant and the Director agree that the amenity

in that location would be an a propriate mitigation for the project impacts.

d. If no amenity credits are provided directly by a project

applicant, the cash contributi n to the Amenity Credit Fund shall be equal to $5.00 for eachI

7
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square foot of credit floor area to be used by the project (including both amenit/y credits and

2
1

rural development credits).

3 C. If the applicant elects to make a contribution ~6 the Denny
4 Triangle Amenity Credit Fund in lieu of providing an amenity, tl A shall constitute

.1

the applicant's agreement that the use of those funds for acquisition or Ovelopment of any5
1:

6 amenities meeting the requirements of this section in the Denny Trian e Urban Village is

7 authorized and will mitigate the direct impacts of the additional resi tial floor area andZnl

8 height allowed pursuant to this sedion.

9 7. No credit floor area will be granted for anyfiroject that causes the

10
1

destruction of any controlled feature of a Landmark structure.

11

12 C. Prog, arn Requirements.

13 1
. Except as expressly provided in

this/Kubsection C, 50% of the credit

14 floor area on any lot must come from rural development 9fedits and 50% of the credit floor

15 area obtained must come fror.. i e, menity credits.

16 2. In order ~o accommodate pract' al difficulties in meeting the exactX
17 percentages in subsection C1 ~ibo,',-e, for exan, sult of the unavailability of

18 fractional sending site crcdilts tindcr King Coun~v,-vdles, the Director may allow up to 60 %
19 1 of credit floor area for a proioct to. come from e' her rural development credits or from

20 amenity credits.

21 3. The minim-urn credit ~6or area that may be obtained on any lot

Ji jjc~_ aJ_

22 pursuant to the TDC Program is el gh, thou#, d 8,000) square feet.

23 4. The cred"
~ , ~~ ~ t~

:.,

~J~ lained may be contained within a single

24 purpose residential stnicture or niixed u
7-

1

,

Y(e development (residential and nonresidential uses

25 in the same or di fif-cren
~

stnuctur-_., on
Zte

same lot).-

26 5. The Dir,,c y require, as a condition to issuance of any permit

27 us.lng development credits, file cxcc~ftlon and recording of appropriate instruments by which

28 the rural developnient' credits ~ire_ atkacbed to the receiving lot and by which conditions and

29 resILTictions app"Icable IF, c0flllecUpii with the use of the rural development credits and

30 amenity credits are documented.

31

32
11

D. Use of credit flqor area.

33

34
1

1. For mi~ed use development, the credit floor area may be occupied by

35 residential or nonresidential *s, or any combination thereof, subject to the provisions of

36 this si.Obsection D.

37
138 2. If a,prQiect includes credit floor area for nonresidential uses, then it

39 must also include a net ambunt of additional floor area dedicated to residential use, on the

40 same lot and below the 4erwise applicable height limit, equivalent to or greater than the

41 amount of such nonresidehtial credit floor area.

42
11

43 3. Credit floor area does not increase the total amount of non-exempt
44 gross floor area allowed on the receiving lot. Therefore, the floor area of nonresidential use,

45 together with any floor area of residential use that is not exempt from FAR calculations, may
46 not exceed the maxim tigi FAR. for the zone in which the lot is located, taking into account

47 all bonuses, transfers o
kie,ve'lom-ncnt rights, and cxclusions applicable under provisions of

48 the Land Use Code, otl-~~'i than this section.
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E. King County Certification and Security. No pen-nit will be issod for

development that includes credit floor area until (1) the applicant's possessio,6 of necessary

rural development credits is certified by King County, and (2) either see vided for

the p; ovision of amenities or an optional cash contribution is made, ont to generate the

y rulesarnourit of arricility credits necessary under the terms of this section suf%
I

and

proinudgated by the Director to implement this section.

F. Re! Aiori to Bonus and TDR Programs. The TDC P gram may be combined

with the transferalble development rights (TDR) and bonu's progr s,subjeettothe

applicable provisions for the relevant zone(s) and the followin imits:

1 To the extent that bonus floor area is g ted on any lot for any public

,'
/i i

tie d

vin mi'

benefit feature or cash contribution, that public benefit feat e or cash contribution shall not

generate amenity credits.

2. Credit floor area may be used to g~in 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.

p

G. Vesting. Vesting of any right to usVeredit floor area is subject to the

'ovisions of Chapter 23.76.026, Vesting of Dev~opment Rights.

Section 5. The introductory paradraph and subsection A of Section 23.49.058 of

the Seattle Municipal Code, which q 7as last amended by Ordinance 112519, are

further amended as follows (these amendiijt~-,its are intended as clarification of existing law):

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

TI,e regulations in this section ((shftR) apply to all structures in which any floor above an

ei~evation of one hurdred twenty-five eet (125') above the sidewalk exceeds fifteen

thousand (15,000) sq uare feet. For
Istictures

with sgparate, individual towers, the 15,00

square foot threshoW will be a,)
'

,4_p to each tower individual',

A. Coverage Limits. O~ streets designated on Map IID as having a pedestrian

classification, coverage limit area4 ((shaII+,e))are established at two (2) elevations:

1
.

Between a elevation of one hundred twenty-five feet (125') and two

hundred forty feet (240') above t le -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 as the coverage limit area.

2. Above a elevation of two hundred forty feet (240') above the

adjacent sidewalk, the area wit in forty feet (40') of each street property line and sixty feet

(60') of intersecting street prop rty lines (see Exhibit 23.49.058 A), ((shail-4e)) is

established as the coverage li area.

3. The
per~enta I,e of the coverage limit area that ((whie )may be

covered by a portion of a strue0re is as follows:

9



mlp/hrt

October 12, 1999

V12

Lots With Two or More Street Fron ges

Lots With Lots 40,000 Lots Gr ter

One Street Sq. Ft. or Than 000

Elevation Frontage Less in Size Sq. F
.
in Size

I

I

126' to 240' 60% 40% 2 Yo

Above 240' 50% 40%

7
0
0
%

;

4. To qualify as uncovered area, at least halohe area required to be

uncovered shall be contiguous and shall have a minimumdept of fiReen feet (15').

5. To inect tillic coverage limits, a lot in e combined with one or more

abutting lots, whether occupied by existing structures or provided that:

a. The coverage of all structut;Zs on the lots meets the limits set

pr'

in this subsection A; and

b. The fee owners of the
e,

utting lot(s) ((shaN)) execute a deed

or other agreement, ( *4iieh sha4l be)) Lhat is record -h)) that
I'll

~ ~d with the title to the lots, ((whie

restricts future development so that in combinatiq~f with the other lots, the coverage limits

shall not be exceeded.

Section 6. Subsection C of Se/tion 23.49.068 of the Seattle Municipal Code,

which Section was last amended by On ~fiance 119484, is further amended as follows:

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

Exemptions from YAR Calculations.

1. The follolwing areas shall be exempt from base and maximum FAR
calculations:

a. All' gross floor area in residential use, except that on sending

I

lots from which development -i s ire 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/housil-l,i, TDR sites that satisfies all requirements for a bonus under the

Public Benefit Features Ru

b. All gross floor area below grade;

C. All gross floor area located above grade ((w4k-h)) that is used

for principal or accessory hort-term parking.,

d
I (Gor-fef P-1-4-g aeeessei~y te r-esidefAi4-~, )) The ffoss

flo.or area located above irade ofup to one (1) space per dwelling unit of arlkirQ that isT_

accessoryto residential 4ses ortliatis long:Iterm-p an ~share I
I entiai uses:Ar~_ - ~d

The gross floor area of public benefit fcatures, other than

housing, that satisfy the requirements of Section 23.49.070, Ratios for public benefit

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

regardless of maximu 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 floor,

c.akulations. The allowance shallbe calculated on the gross floor area after

permitted under subsection C1 has been deducted. Mechanical equipment

of a structure, whether enclosed or not, shall be calculated as part of the

of the structure, except that for structures existing prior to June 1, 19

mechanical equipment may be placed on the roof and will not be c

calculations.

1/2)

ea

exempt space

rocated on the roof

rotal gross floor area

,

new or replacement

ted in gross floor area

Section 7. A new subsection G is added to S 'tion 23.49.076 of the Seattle

Municipal Code, which section was last amended I -~matice 118409, as follows:

23.49.076 Downtown Office Core 2, street fa~ad~/requirements.

G. Setback and Landscaping Reoirements for lots located within the Denny

Triangle Urban Village.

I Landscaping in
SXtbacks.

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

da

23.49.041 A, at least twenty percent 0%) of the total square footage of all areas abutting

the street property line that -tre not veredby a structure, have a depth often feet (10') or

more from the street properly lirie, /n
a
re

larger than three hundred (300) square feet, shall

be landscaped. Any area uncler cdiopies or marq-,,iees is considered uncovered. Any setback

provided to nieei, the mini~nuni ~,de~,~'alk vvidtlis established by Section 23.49.022 is exempt
from the calculatio.-a of the ai-e~fto be landscaped.

b.
/

A
I I plant material shall be planted directly in the ground or in

permanently installed

plant7s.

A i-.unimum of fifty percent (50%) of the plant material shall

be perennial and shall inclu e trees when a contiguous area, all or a portion of which is

landscaped pursuant to subAection I a above, exceeds six hundred (600) square feet.

and 9' Avenue green street setbacks.

a. / In addition to the requirements of subsection G1 of this

section, a two foot wid~laad sc aped setback from the street property line is required along,

Terry and 9' Avenues t4e Denny Triangle Urban Village as shown on

Map 23.49.041 A. Th~ Director may allow averagirig of the setback requirement of this
'D

'

-,

subsection to provide treater conformity with an adopted green street plan.

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 51cection

23,49.078 of the Seattle Municipal Code, which Section was last amended by Ordinance

11'25 19, are further amend. e(I as fbllov~,s (the amendment to the introductory ~6agraph of

Smion 23.49.078 is intended as a clarification of existing law):

23.49.078 Downtown Office Core 2, upper-level development stand rds.

The regulations in this section apply to all structures in

w
/h

ia
rn

y

floor above an

_velevation,of one hundred twcn,,ty-f-vc fect (125') above the adjace sidewalk exceeds fifteen

,

~idivthousand (15,000) square fee" in size. For structures with smara ,

individual towers, th

15,000 sou~ir,_~ R)ot throshold bc;,q)plied to eadh tower indi
- I ----------------------- ---------------------------- ------------------ - -- - -------------- - --- - ---------- -

A. Cover~ic,e Limits. On sirects designated on Wp HID as having a pedestrian
Z71

classification, coverage limit areas (5hal 1 b )) Are establisyed ((a4 t-,ve (2) elei~atiens
)

as

follows:

1. Between -,in elevation of o h ed twenty-five (125) feet and twone

hundred forty (240) feet abovetbe adJacent sidewalk, e area within twenty (20) feet of

'le 7each street property "line and sixty (60) feet of inters cting street property lines (see Exhibit

_93.49.078 A) ((shall be)) is estiblislied as the cove age limit area.

2, Aboveanelevatioroftwo undred forty (240) feet, the area within

1
-

Sforty (40) feet ofeacl-, stroetproperty `0 C Rild I 4tv (60) feet of intersecting street propertyT
lines. "see Extil'bl' 23.49.078 A) ~-4e)) is ~stab isiled as the coverage limit areaficept
asst,ite,j 'n subsoct'on A~

------- - --- :~ -------------------

For projects ~_a,--..cjLxi,,Jng in the TDC Program pursuant to SMC
7

- v (240) f~et for,3.49.041, tbc_coyc 'i~- -eLis -,ibove
~

etc, at'on oftwo hundred toiai 1 1

structures tl-,ree Inindred (-'-00) Feet In, 1-iglaq ot- Jess gre the s~inie as tl,,e

under subsection A I albove 41M, tile ent~ reif-teiglit of the stracture above one I-itindred twgnt -

(125) 1-cet above 4lie adlacent sldel,~-741k,~

4. Plie percen,Ag~~ ~f
the coveragelimit area ((w4ieh)) that may be

covered by a portion of a struc mre
sl-.-al

I be as follows:
I

Lots M`fth-,`--Lo~40~
--offe-s4liea

Elei,Mien, Fr-entage

Than 40-,ON

Sq. Ft. in Size

126' to -240' 60 0; 'A AOX 2 0'
)

7 ~ 7

Ab 240' 509; 1

4 0%eve
'

a.
P,~Ojects,

excgpt those described in subsection b below:

Lots With Two or More Street Frontages
Lots With Lots 45,000 Lots Greater

One Street Sa. Ft. or Than 45,000

Elevation Froutage Less in Size Sq. Ft. in Size

126' '11'o 240' 60% 40% 20%
Above 240' 50% 40% 20%

12
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b. Certain projects participating in the TDC Program. E6r

projects part Lcipating in tl-,,c TDC Prograiii viirsaaiit 1c, SNIC 23.49.041, on lots tfil either ffl
-- --- - ------- - -- -------------- - --- - - G.

a~ 11'1~aSt 25% o~ the lot area at s{reet lc~"cl -iiil open g1mce use or occajed by,-A-actures,
.......... ---------- -- ----------

15, Alt Or ary co-nibination thek-of- or (ii)

'have at least 50'/'-/n of t'he lot area at strec-I.Jexel iii, opg,, spoce use or ogg-tpiedJ-)~,, stractures,

~2u~o_rti'ons of Stpucitires. jio ueater thiaii 65 it-, height, or gny combinationiffiefe-of:

Elevation

Lots'With Two or More Streef Fronta2es

Lots With Lots-45,000

One Street Sq. Ft. or Than 45A0
Frontage Less ill Size _ZS q, Ft, i n Size

126' to 240' 60% 50%
Above 240' 502Lo 50%

((4-.))5.
To qualify as uncovered area, at le

uncovered shall be contigiotis and shall have a minimu
((5-.)&amp; To meet flie coverage limits, a

more abutting lots, whether occupied by ex~ saing st

a. The coverage of all struct

subsection A; and

b. The fee owners of the

agreement, which shall be recordo(l wit.11 me
t~

dev-Ilopn-..ent so that in combination with thi

exceeded.

est half the area required to be

depth of fifteen (15) feet.

t may be combined with one (1) or

ctures or not, provided that:

Ires on the lots meets the limits set in this

butting lot(s) shall execute a deed or other

le to the lots, ((whi&amp;)) 1b,-a, restricts further

other lots, the coverage limits shall not be

B. Maximurn Facade LengflA. A maximum facade length shall be established

for facades above an elevation of one hfindred twenty-five (125) feet above the adjacent

sidewalk. This maxini am length "(4 is measured parallel to each street property line

of sTreets designatek-I on Map HID asfia,,,Iing a pedestrian classification, and ((shall app!

to anv po of a facade, 'ricluding projections such as balconies, ((whieh)) that is

located within fifteeii (15) fec" of LiP-reet property line((s)).

1. The
maximl,Jni lcng[h of facades above an elevation of one hundred

twenty-five (125) feet as follows:

Elevation

126' to 240'

((Lots With Two or- Alor-e

Street Ffontages
Lots 40,000 Lots Gr-eftteF

i2o,

120,

42W-

4011))
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Lots With Two or More

Street Frontages

Lo-ts Lots 45,000 Lots -reater

One Street Sq. Ft. or Th /
45,0009-11

Elevation Frontage Less in Size
/

So. Ft. in Size

126' to 240' 120' 120' Z 120'

Above 240' go" 120' / go,

'

Above an elevation of two hundred forty (240) feet, for each half percen eduction of coverage in the

coverage limit area from the requirements established in subsection A maximum facade length may be

increased by one (1) foot to a maximum of one hundred twenty (120) f
Ye

2. To be cons':de-ed a separate faca for the purposes of determining

I I I in subse Aion any portion of a facade above anthe maximum facade length eslablished c

elevation of one 1 -oindred twenty-f ive (125) feet Lhat is less than fifteen (15) feet

from a street propeny Iffic shall be separated from ny similarportion of the facade by at

'lon

least sixty (60) feet of facade ((whie )that is

se:ack
at least fifteen, (15) feet from a street

4)

property line. (See Exhibit 23.49.078 B.)

Section 9. A new subsection gr
is added to Section 23.49.134 of the Seattle

Municipal Code, which section was last~niended by Ordinance 118409, as follows:

23.49.134 Downtown Mixed Comii~ercial, street faqade requirements.

~

G. Setback and
Lan#caping Requirements for lots located within the Denny

Triangle Urban Village.

I
. Lands4aping

in the street right-of-way for all streets other than those

with adopted green street
pt&amp;iis.

All new development in the Denny Triangle Urban Village,

as shown on Map 23.49.04+1 A shall provide landscaping in the sidewalk area of the street

right-of-way, except on s eets 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 lowing standards shall apply to the required landscaped area:ol

a.'
/ The landscaped area shall be at least eighteen inches (18")

wide and shall be locat i in the public right-of-way along the entire length of the street

I

property line, except fo building entrances, vehicular access or other connections between

the sidewalk and the I t, but in any event the landscaped area shall cover at least fifty

percent (50%) of the total length of the street property line(s).

0. As alternative to locating the landscaping at the street property

line, all or a portion I the required landscaped area may be provided in the sidewalk within

five feet (5') of the c*bline.

14
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C. Landscaping provided within five feet (5) of the cu line shall

be located and designed in relation to the required street tree planting and ta 9~0

I

consideration use of the curb lane for parking and loading.

d. All plant material sball be planted directly in tXe ground. A
minimumof fifty percent (50%) of the plant na,atei-ial shall be perennial,

e. Where the requi. ed. landscaping is on a g~06n street or street

with urban design and/or landscv-piTig , idelines promulgated by Seat~6 Transportation, the
Z ~Iu

planting shall be in conformance wiih those provisions.

2. Landscaping in Setbacks.

a. In the Denny Triangle Urbann Villa C, as shown on Map

I u

23.49.041 A, at least twenty percent (20%) of the total square f otage of all areas on the

street property line that are not covered by a structure, that/hea depth of ten feet (10') or

Vill
'

more from the street property line and are larger than three ndred (300) square feet, shall

be landscaped. Any area under catiopies or marquees is c sidered uncovered. Any setback

provided to meet the minimum sidewalk widths establi edby Section 23.49.022 is exempt

from the calculation of the area to be landscaped.

ti~ All plant material sha be planted directly in the ground or in

peirnanently installed planters. A minimumof fift ~percent (50%) of the plant material shall

be perennial and shall include trees when a cont' uous area, all or a portion of which is

_u
laildscaped pursuant to subsection 2aabove, e eeds six hundred (600) square feet.

3. Terry and 9' A~,,,enue/een street setbacks.

a. In additi on to he other requirements of this subsection G, a

two foot wide landscapod setback from th street property line is required along Terry and

9"' Avenues within the Denir, TTiam~lo an Village as shown on Map 23.49.041 A. The

Director may allow averagilav. of sotback requirement ofthis subsection to provide

greater conformity with art adop'led i

,

Nn street plan.

b. Fifty t*rcent (50%) of the setback area must be landscaped.

Section 10. The introdOctory paragraph and subsection A of Section 23.49.136 of

the Seattle Municipal Code, whi,,~,Ii
Scetior v~,as last amended by Ordinance 112519, are

further amended as f6flows (-IhqI'amciidmei-if to tlie introductory paragraph of Section

23.49.136 is intended as a ctar~tlic~~,ilon of exi~tlling law):

23.49.136 Downtown Mixeo Commercial, upper-level development standards.

The regulations in this
secti~n apply to all structures in which any floor above an

C1,ovation of one hundred t%Nenty-fiN c feet (125) above the adjacent sidewalk exceeds fifteen

thousand (15,000) square
f~~ct. For structures witli scliarate, individual towers, the 15,000

I

sqaare foot threshold will ~e aj2p] ied to each tower in&amp;-vi dually.

I

A. Coverage 4imits. On streets designated on Map VD as having a pedestrian

classification, a coverage," limit area ((she4-4e)) 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 str~et property lines (See Exhibit 23.49.136 A), -shall bee4ablished

as))is the coverage limit area.
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2. The percentne of the coverage limit area ((whie-h)) that may be

covered by a portion of a structure ((sha4l be )Ls as follows:

((Lots Wit
Lots With Lots 40,4)00-

One Street Sq. Ft. or-

Lots Gr-ea

Than 40,0011

a. Certain nro,,,ects Participating ip the TUC PE9ZLqM, For

pr2j~~,~_p gra.1 iiig in_the _TD(_'_.Pr(_-,grani pul sliant to SMC 23.49A41, on lots that either
(:Ij

have atleast 2 51)% of the lot area at. s! rect lc~,;cl ill'i open space tiseew, occupled by stmcft.--res,

o-- ~)ortjorjs of'structures, iio ~~rcater than 35' jii

.

.........
_C6n_Ib_iiiat*g, thereof, or Uj

]-',,IA,T

-

--atI.-mt 50",/i, of flie area at _sJE.e.el space gse or occupied by structures,

o-- portiogs of structures, no I;rcater t~iai. )inatioi-, fl-tercof-

Lots With Two Or More Street Froptages

Lots With Lots 45.000 z Lots Greater

Oiie Street Sq. Ft. or z Thati-4-5,000

Elevation Frontage Less--ill _S_jze Iz Sq. Ft. in Size

Above 125' 60% 50% 25%

b. All other proje4s: -

Lo /Swith Two or More Street Froptages

Lots With Lok 45,000 Lots Greater

Oiie Street S$f Ft. or Than 45,000

Elevation Frontar-C Less in Size Sq. Ft. in Size

AAbove 125' 60% 0% 20%

3. To qualify#s uncovered area, at least half the area required to be

uncovered shall be contiguou, s a~,'d shall have a minimumdepth of fifteen feet (15').

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

more abutting lots, whether oc~~upied 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 it

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

agreement, which shall be r corded -,vitb the title to the lots, ((w4i"))jb~g restricts future

development so that in co inat ion v, _41-1 'the other lots, the coverage limits shall not be

exceeded.

1
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Section 11. Three codified maps, IB Downtown Zones, HID Downtown Office

Core-2, and VD Downtown Mixed Commercial, located at the end of C ter 23.49 of the

Seatilo M unicipal Code, are amended as shown in Attachment 1 to thi ordinance.

Section 12. A new subsection F is hereby added to SectioX23.76.026 of the Seattle

Municipal Code, which Section was last amended by Ordinance I/f8980, to read as follows:

23.76.026 Vesting of development rights.

F. NJIStCr IJSe Offl-nitS I-CM- de-V-010Dmell, r--- '(?'cts that contain credit floor area
- - ------ --------

pgrs pant to I),arl, I c 1pat i o ii i n flh c C
I ty/Cou ri

i v Traln.s. f of D evolopm e Ci ~cdi tL__(Tj)(_')

ProL~rari,,(SMC23.49.041). A-iwrj~,,bttoUSCrLlral q_re!__lJts'-1-111derSNIC

49.041 for aiiv project is io arjy de-v-dopifier.- rc~,;ulatjoii(s) that becorjic cf'.,I-&amp;jve

p-jor to the date of ve, ro-r- p t~ LP0 ses ofour,E~~Ai~__tl~ ~-Se FL-nll it CO 111poll ents f6r

1
1
-~ e

P~ o I
eict ~Ind Or the t1crill s C) i t"11

j s secfioi ~'a M a I I I I
sfc-- Use Pcmi't is jiot 'ssticd for aii(v reason or

..................... ........ .....

expires prior 1-0 cortstrLictiorl oftl'.e project usia'~ the n ral develo-,)n-iciit credits, tl~eti the

apply for use of the -.1iral deveR)p,,iieiit cred "is f6r anotlier pro :tollt~esame

iot or ai,loilier e[jgiblejot, 'Init aiw s-acll 11~sc jiiqdifiicatjon oi-.T.cp~of

flic Dro"'is-iolls for Lise of r'~Iral Cleve 10[)Illel-A Credits
LIJ)- ------- - I --------

taltil tile til-110 of"'estilig for PaIJ)'Oses

of oflier N,aster Use Pernilt corr.-oolicat for sticli project ander tl-ds section.
........ .... ..

Section 13. Subsection A d Section 23.86.030 of the Seattle Municipal Code,

which Section was last amended by Prdinance 111926, is further amended as follows:

23.86-030 Common recreation aft

Certain zones requir- that a minfrri
Ln~-,i con wj,,on recreation area be provided for residential

use. When a common recreatigfi arca is required, the following provisions shall apply:

A. An outdoor
*a,((, 44e-h)) tat is not part of a green street ((piHk)) or

publicly owned ope-Ii space, ~(s4")IqLiL0ifiesY5~)) as a common recreation area if the

groUl-ld surface offlue ar-lafs po~rjjr~'cable an-d is larLdscaped with grass, grou,,iid cover, bushes
I

at-',d/or trecs-, provided flaut/ patios, )a-vcc a-eas designed for recreation, and pedestrian access

1~,ai. meets the I~ash'ii~4wn State Rules for Barrier-Free Design shall also be

co-~sidered common recroation al,ea.
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Section 14. The provisions of this ordinance are declared to be
s~pgate

and

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

provision.

Section 15. This ordinance shall take effect and be in force #rty (3 0) days from

and after its approval by the Mayor, but if not approved and returned/by the Mayor within

ten (10) days ofier presentation, it shall take effect as provided by ~/unicipal Code Section

1.04.020.

Passed by the City Council the day of

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.

Filed by me this day of
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1 Attachment 1

2

3 Map IB Downtown Zones

4

5 Map HID Downtown Office Core-2

6

7 Map VD Downtown Mixed Commercial

8
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TIME A,-4D DATE STAMP

SPONSORSHIP

THE ATTACHED DOCUMENT IS SPONSORED FOR FILING WITH THE CITY COUNCIL BY

THE MEMBER(S) OF THE CITY COUNCIL WHOSE SIGNAT4JREIS) ARE SHOWN BELOW:

FOR CITY COUNCIL PRESIDENT USE ONLY

COMMITTEE(S) REFERREn TO:

PRESIDENT'S SIGNATURE



STATE OF WASHINGTON - KING COUNTY
-SS.

112103
CITY OF SEATTLE,CITY CLERK

No. ORD IN FULL~~

Affidavit of Publication

The undersigned, on oath states that he is an

authorized representative of The Daily Journal of Commerce, a

daily newspaper, which newspaper is a legal newspaper of general

circulation and it is now and has been for more than six months

prior to the date of publication hereinafter referred to, published in

the English language continuously as a daily newspaper in Seattle,

King County, Washington, and it is now and during all of said time

was printed in an office maintained at the aforesaid place of

publication of this newspaper. The Daily Journal of Commerce

was on the 12th day of June, 1941, approved as a legal newspaper

by the Superior Court of King County.

The notice in the exact form annexed, was published in regular

issues of The Daily Journal of Commerce, which was regularly

distributed to its subscribers during the below stated period. The

annexed notice, a

CT:119728/ORD IN FULL

was published on

11/23/99

The amount of the fee charg

;dZe
for oinig publication is

0 h-,,.-,s ~)een lc~infull.the sum of S
W'h

residing in Seattle

Notary Public for the State of Washington,

Affidavit of Publication
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