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EXECUTIVE SUMMARY

The North Beacon Hill urban design framework has three primary 
objectives:

To provide a blueprint for enhancing and strengthening the 
neighborhood’s town center—a center that is more vital, walkable 
and has all the essential components for livability, including a range 
of housing options; attractive and engaging parks, plazas and open 
spaces; and comfortable and convenient transportation choices.

To further develop and refi ne key actions identifi ed by the 
community during the recent update of the North Beacon 
neighborhood plan, including defi ning strategies for implementing 
these actions.

To assist and inform the Seattle City Council in their decisions related 
to land use and the built environment, giving specifi c focus to the 
following elements described in Council Resolution number 31204:

Structure height and bulk concepts (page 16)• 

Right of way improvement concepts (pages 10-12, 14, 15)• 

Preferred use locations ( pages 18,19)• 

Incentive structures for public benefi ts ( page 24)• 

Open space concepts (page 12)• 

Pedestrian connections (pages 10-12)• 

An analysis of transferable development rights as an appropriate • 
development tool (page 26)

An analysis of proposed and existing employment and • 
residential growth capacity (page 21)

An assessment of the value and applicability of minimum • 
densities or similar tools (page 26) 

Implementation
Creating the successful town center described by this urban 
design framework will require the coordinated eff orts of public 
and private initiative.  In some cases implementation will need to 
be opportunistic—occurring as individual private development 
takes place.  In other cases the improvements will be iterative.  For 
example, some transportation improvements can fi rst be achieved 
through simple restriping  of the roadway, and later by more costly 
and permanent solutions. On page 28 fi nd  a description of how all 
the implementation pieces can work together. 
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INTRODUCTION

What is an Urban Design Framework
An Urban Design Framework is tool for envisioning a desired 
outcome for the physical design of an area. These frameworks are not 
standardized documents but rather “vehicles of opportunity” that 
allow a broad consideration of issues that could be implemented by 
the City as well as private property owners.  The Design Framework 
is essential in addressing how the physical development of the area 
under study will aff ect quality of life and the role that place-making 
and urban design play in creating a successful neighborhood.

Elements included in this Urban Design Framework  

Massing (Heights, transitions)• 

Land Uses (mix of uses, pedestrian orientation)• 

Building design (Relationship to streets)• 

Streetscape design (layout, on-street parking, bus infrastructure, • 
trees, paving, art)

Sustainability (Conditions, challenges & opportunities)• 

Other products this Urban Design Framework will inform

New or Updated Neighborhood Design Guidelines• 

Street Design Concept Plans• 

Zoning Proposal (Land use, heights, incentives)• 

Pedestrian, Green, and Festival Street Designations• 

North Beacon Hill Town Center 
Action Team, October 2011
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VISION

The 1999 North Beacon Hill Neighborhood Plan described enhancing 
the “heart” of the urban village with transportation improvements, 
expanded retail services and greater public amenities.  Then as now, 
the community placed a high value on creating a vital neighborhood 
core with a range of transportation options.   The 1999 plan and 2010 
update envisioned Beacon Avenue as “a linear outdoor living room of 
the neighborhood with nodes of commercial activity, public art and 
public open spaces where neighbors can meet and pass the time.”

This framework describes specifi c strategies and design solutions for 
implementing this vision.  

BACKGROUND

Neighborhood Planning History
In the early 1990s, Seattle began a substantial and unprecedented 
neighborhood planning process.  This eff ort involved over 20,000 
residents and created plans for 38 Seattle neighborhoods.  These 
plans provided direction on a broad range of categories including 
land use, transportation, economic development, parks and open 
space, resulting in over 4,200 recommended specifi c actions.  The 
North Beacon Hill Hub Urban Village plan was completed in 1999.

Neighborhood Planning Update
A decade later unanticipated changes and new opportunities prompted 
the need for a plan update.  Beginning in March of 2009 a diverse group 
of community stakeholders began meeting to articulate and defi ne 
their new priorities for the future of the North Beacon Urban Village. The 
result of this work was summarized in January 2010 in the North Beacon 
Neighborhood Plan Update.  Creating a vital, pedestrian friendly, transit-
oriented Town Center, a central theme of the initial neighborhood 
plan, continues to be a neighborhood priority.  Specifi c goals include 
developing a vibrant neighborhood core that concentrates housing, 
commercial uses, services and living-wage employment opportunities-- 
a hub that is well served by a range of comfortable and convenient 
travel options.   This Urban Design Framework is a blueprint  for how the 
physical elements of the neighborhood plan update can be realized.

North Beacon Town Center Action Team

In May of 2010 North Beacon community members and the 
City of Seattle formed a Town Center action team to assist in the 
implementation of goals, strategies and action items identifi ed in 
the recent neighborhood plan update.  In October this team met to 
further defi ne the vision and make specifi c recommendations on how 
to change the physical form of the neighborhood to make the North 
Beacon Town Center more vital, walkable and economically successful.

J a n u a r y  20 1 0

NEIGHBORHOOD PLAN UPDATE

North Beacon Hill 

Goals, Policies and Strategies to 
Achieve the North Beacon Hill 
Neighborhood Vision

Recommendations to City Council
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NORTH BEACON TOWN CENTER URBAN DESIGN FRAMEWORK

Key action items from the North Beacon Hill plan update.

Maintain the remainder of parcels and storefronts north and • 
south of the immediate station area along Beacon Ave. S. for new 
and small businesses.  

Work with El Centro to create a civic gathering space at El Centro.• 

Rezone key opportunity sites to encourage redevelopment of • 
parcels around the light rail station in a manner that incorporates 
housing, commercial services (such as a grocery store and small 
businesses) and amenities.  

Evaluate a height increase within the Town Center for some • 
but not all properties that have a current height limit of 40 feet, 
allowing up to 65 feet with required street and upper level 
setbacks. 

Where land use changes are considered, give particular attention • 
to zone transitions.  

Change the land use and zoning to support the envisioned • 
mixed use development on the El Centro site. 

Include the El Centro site within the Station Area Overlay District • 
boundary 

“Develop neighborhood design guidelines and an urban • 
design framework plan for the North Beacon Hill station area. 
Framework elements could include building height options; 
incentive features such as aff ordable housing; open space; and 
pedestrian connections.

Work to complete an urban design framework (using street • 
types as a guiding factor). Funding  will be necessary for detailed 
operational analysis for proposed re-route of traffi  c on Beacon 
Ave S from S McClellan St to 15th Ave S)
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URBAN DESIGN RECOMMENDATIONS

A Connected Neighborhood
Provide safe and shorter pedestrian crossing • 
at multiple intersections

Create a network of safe pedestrian routes for • 
varying levels of ability and mobility 

Improve pedestrian conditions on East/West • 
streets

Improve bike/pedestrian link between town • 
center and surrounding neighborhoods

Create hierarchy streets (i.e. green streets/• 
bike boulevards/local, etc.) that emphasize 
pedestrian/bike mobility – “Complete Street” 
with respect of distinctive neighborhood 
character/context

A Walkable Town Center
Develop Beacon Way as a vital pedestrian • 
retail street 

Improve pedestrian safety by installing 4-way • 
stops at critical intersections

Lander “Festival” Street provides opportunity • 
for  farmer’s market & other events

Provide street furnishings/amenities & art at • 
key locations

Neighborhood Parks & Open Space
Partner with El Centro to create a civic • 
gathering space

Partner with El Centro to improve the • 
children’s play area

Festival Street / North Beacon
four-stop at Lander and Beacon• 

extension of Lander festival streetscape• 

expanded plaza at northside for outdoor events• 

added pedestrian amenities• 

diagonal parking, east side• 

wider sidewalks• 

two drive lane confi guration• 

Central Beacon
widened sidewalks• 

planted median• 

improve crossings at the light rail station• 

retail on west side• 

South Beacon
add pedestrian amenities• 

diagonal parking at west side• 

widened sidewalks• 

additional street trees and landscape• 

two drive lane confi guration• 

improve pedestrian crossings at McClellan • 
and Beacon
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NORTH BEACON TOWN CENTER URBAN DESIGN FRAMEWORK
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IMPROVING STREETS AND PUBLIC SPACES

Right of way improvements
Improving the Town Center for pedestrians, cyclists 
and transit patrons was identifi ed as a high priority 
in the 2010 North Beacon Neighborhood plan 
update.  Solutions include widening sidewalks, 
adding landscape, and extending the Lander 
Festival Street. 

The illustrations on page 12 shows a right of way 
improvement concept to enhance the vitality and 
improve pedestrian connections at the core of the 
Town Center.

A.  Heart of Town Center—wider sidewalks, generous trees and landscaping, shorter crosswalks.

A

B
C
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IMPROVING STREETS AND PUBLIC SPACES

B. Lander Festival Street Extension—continues the Lander Festival  Street  design across Beacon Ave to the west, 
incorporates plazas and additional landscaping

C.  Beacon at Link Light Rail—wider sidewalks, more street trees, safer pedestrian crossing.
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BEACON TOWN CENTER CONCEPT PLAN

See sections on pages 10 and 11. 
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GATEWAYS

The North Beacon Hill community emphasized the importance of establishing gateway elements 
to better defi ne the neighborhood’s emerging Town Center.  Gateways of this kind are an urban 
design tool that can transform utilitarian  transportation corridors into memorable points of arrival.  
By defi nition gateway elements are in highly visible,  heavily traveled locations.  Their design should 
benefi t from broad community input and  represent the highest level of design excellence.  The 
following types of gateways options would be appropriate for the North Beacon Hill Town Center.

Signage

Signs whether simple or ornate are an eff ective way to clearly mark the Town Center boundary. The City of Seattle 
can assist communities in developing neighborhood specifi c welcoming signs.

Physical structures  

Structures such as pylons and sculptures can signify entrance.

Unique Streetscape Elements

Elements such as pedestrian scaled lighting, distinctive tree species, directional signs and seasonal banners and 
plantings can defi ne the distinctive quality of the Town Center.

Si
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Beacon Avenue South of Town Center

Design concepts are explored in the 
following examples.  Note: A planted center 
median concept was not developed because 
of potential tree root confl icts with an 
existing Beacon Avenue water main.

The Green Way (illustrations to the right)

This concept maximizes the quantity of street 
trees while providing separated bike lanes.  This 
is a costly solution as it would require modifying 
the existing curbline.
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Trees and Tracks 

By removing parking from one side of the street this 
concept allows for protected cycle tracks and generous 
planting areas. It would also require signifi cant modifi ca-
tions to the existing curbline. 

Green Bulbs

This concept incorporates on-street bike lanes and 
a double colonnade of trees.  By incorporating curb 
bulbs at intersections and mid block planting areas this 
option could be implemented with fewer modifi cations 
to the existing curblne.

Green Way plus Bus

Similar to the “Green Way’ solution (illustrations to the 
left), this concept incorporates in-lane bus stops.

Maximum Green

This solution would remove signifi cant on-street 
parking from Beacon Avenue (approximately 50%) to 
provide a triple colonnade of trees,, separated bike 
lanes and generous planting areas.
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LAND USE AND BUILDING TYPES

Structure Height and Bulk  
A necessary component to achieving 
a vital Town Center is greater 
pedestrian activity and residential 
density.  To achieve this goal the 
Plan Update recommends increased 
building heights at the core, see 
page 13.

Many members of the North Beacon 
community supported additional 
building height at the core of the 
Town Center but wished to see 
appropriate transitions to adjacent 
lower densities. This was identifi ed 
as particularly important where 
topographic conditions  exaggerate 
height discrepancies. One strategy 
for improving transitions from 
higher intensity to lower intensity 
is the appropriate use of façade 
modulation and upper level set back, 
see illustration on page 17.

Lowrise 3 Description

The Lowrise 3 zone provides for a 
variety of housing types in existing 
multifamily neighborhoods of 
moderate scale. LR-3 accommodates 
residential growth within designated 
urban villages and station area 
overlay districts. A mix of small to 
moderate scale multifamily housing 
is encouraged including apartments, 
townhouses and rowhouses.
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Neighborhood Commercial 

2-65’ Description

The Neighborhood 
Commercial 2 zone is 
designed to encourage a 
moderately sized, pedestrian-
oriented shopping area 
that provides a full range of 
shops and services for the 
surrounding neighborhood.  
Typically buildings in this 
zone have four or fi ve levels 
of residences above a level of 
shops at the ground fl oor.

Upper level set-back 

Specifi c recommendations

An upper-level setback of ten 
feet from all street property 
lines shall be required for 
buildings over 55 feet in 
height. 



North Beacon Urban Design Framework                   Page 18
Seattle Department of Planning and Development

LAND USE AND BUILT FORM

Existing Single-
Family Zoning

The core of the Urban Village off ers the greatest 
opportunity for infi ll development.
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Potential 40’ Build-Out

Exiting Multifamily Zoning

Existing Single-Family Zoning
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Enhancing the Public Realm 
To ensure a walkable Town Center this plan 
recommends that pedestrian oriented retail 
and amenity be concentrated, (see ‘Core street 
activator/storefront character’ zone page 9).   This 
area should be rich with amenities including, 
seating, pedestrian scaled lighting, directional 
signage, on-street parking, overhead weather 
protection, and improved crosswalks.  

The Beacon town center is constrained and 
defi ned by steep topography to the east and 
west and lower density residential zoning in 
all directions.  Increasing the intensity and 
residential and commercial density at the core 
is a important recommendation of this urban 
design framework.

LAND USE AND BUILT FORM

Physical Context

The Beacon Town Center is situated on a narrow north-
south ridge with steep slopes to the east and west.  
The neighborhood is further defi ned by the I-5 green-
belt to the west and the Cheasty greenbelt to the east.

To the north and south of the Town center there are 
a range of lower density multifamily land uses with 
well  established, intact single family residences  to 
the east and west.

Beacon Hill Library

North Beacon Business District— a mixture of 
storefronts and former single-family residences.
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North Beacon Hill Town Center 

20 Year Growth Targets
Existing Proposed Increase

Residential  158 units 371 units 213 units
Employment  2 jobs 22 jobs 20 jobs

Accessing Growth Capacity
The Department of Planning and Development utilizes and maintains a development capacity model.  
This model estimates the amount of new development that could be built in the City by comparing 
existing land uses, housing units and commercial square feet to what could be built under current 
or proposed zoning.  The diff erence between potential and existing development yields the capacity 
for new development.  This capacity is measured as the number of housing units, the amount of 
commercial square feet and the number of potential jobs that could be added.  

Development capacity is not a prediction that a certain amount of development will occur in some 
fi xed time period.  The capacity estimates do not include a time dimension because they do not 
incorporate any direct measurement of demand, which would help determine when parcels would 
be developed.  Many parcels in the city today have zoning that allows for more development than 
currently exists on them, but not all of them are available or have a demand for development.  
Consider a single-family house in a commercial zone that is occupied by an owner who has no plans 
to sell.  Some day that land will change hands and the new owner may be more willing to develop the 
parcel to its full development potential.  

For the purposes of determining development capacity it is assumed within the model that 
development will eventually occur regardless of market forces.  Therefore, development capacity is not a 
forecast and has no planning horizon.  It is simply an estimate of the additional development that could 
occur under the current zoning regulations.  This additional development could happen all in one year 
or not at all depending on the economy, attractiveness to development, or other market conditions.  
Capacity represents the amount of new growth that could be accommodated.  The amount of growth 
that is expected to occur and that City policy intends to accommodate is established as the 20-year 
growth targets in the Comprehensive Plan.

Development Capacity Analysis
The actual level of development activity that occurs is controlled by a variety of future factors, many 
of which are beyond our ability to predict or infl uence.  These factors include such things as the future 
demand for a particular type of development (such as for townhouses, high-amenity multifamily or small-
unit multifamily), whether the owner of any particular land is willing to sell or redevelop it, the fi nancial 
feasibility of developing the land, and the intensity of development when it does occur.  Other factors, such 
as the relative attractiveness of certain areas for living and commerce, and the relative densities allowed by 
the existing zoning, can cause some areas to be developed earlier or later than others.  No one can predict 
with certainty the total eff ect of all these factors on the choices made by land developers.
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PROPOSED ZONING CHANGES
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SUSTAINABLE STRATEGIES

TOD Approach

Transit oriented communities are inherently sustainable. Walkable 
neighborhoods near public transit consume half the energy of 
housing in conventional suburbs according to U.S. Environmental 
Protection Agency.   Because buildings and transportation together 
account for about 70% of US energy use and 62% of our greenhouse 
gas emissions, planning and building successful, pedestrian and 
transit oriented communities are among the most signifi cant steps in 
achieving a sustainable future. 

New development, particularly on larger sites, provides the 
opportunity for the integration of additional sustainable elements.  
For more information see: 

The Seattle Strategy• 

Green Facto• r 

Priority Green Permittin• g

Green Stormwater

As part the urban design framework review, the City of Seattle ana-
lyzed the potential for green stormwater infrastructure such as rain 
gardens, swales, or pervious pavement within the North Beacon Town 
Center.  This area was not found to be a good candidate for these 
strategies for two reasons: 

Generally, there are no systemic capacity problems resulting in 1. 
fl ooding or related stormwater problems. 

The unique glacial conditions in the area create signifi cant localized 2. 
impediments to infi ltration due to a combination of steep slopes, 
varying soil conditions, and areas of shallow water table.

However, many local opportunities still remain which should be con-
sidered on a site-by-site basis. In addition the new Stormwater Code 
requires Green Stormwater Infrastructure to the ‘maximum extent 
feasible’ for new projects throughout the city including the North 
Beacon Town Center.  All new development, such as buildings, streets, 
and trails will incorporate Green Stormwater solutions were feasible.  

www.seattle.gov/util/About_SPU/Drainage_&_Sewer_System/Green-
StormwaterInfrastructure/index.htm
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Incentive Structures for Public Benefi ts

In developing this proposal, DPD considered opportunities to 
incentivize the provision of public benefi ts such as aff ordable 
housing, aff ordable retail space, open space, or alternative building 
confi gurations as a part of new development by the private sector by 
allowing additional fl oor area contingent on the provision of public 
benefi ts.  This type of regulation would help ensure that growth in 
this area supports the types of amenities that would make a denser 
neighborhood more livable.

Incentive structures for additional fl oor area are currently regulated 
under Section 23.58A, Incentive Provisions.  Section 23.58A was 
adopted by Council in December of 2008, in order to defi ne the 
process and criteria for allow extra fl oor area contingent on the 
provision of public benefi ts.  Under this code, bonus fl oor area 
allowed for buildings with a maximum height limit of 85 feet or less 
must be used to provide aff ordable housing.  For buildings with a 
maximum height limit of greater than 85 feet, at least 60 percent 
of the total bonus fl oor area must be used to provide aff ordable 
housing.  The remaining extra fl oor area can be achieved through 
provision of aff ordable housing or other public benefi ts.  Section 
23.58A also defi nes the specifi c process for providing aff ordable 
housing through this provision including target income levels, 
length of aff ordability subsidies, and a payment-in-lieu option.  No 
provisions exist defi ning what non-aff ordable-housing benefi ts may 
be provided for the remaining 40 percent of the extra fl oor area for 
buildings over 85 feet.

Based on the zoning analysis discussed earlier, DPD does not 
recommend allowing heights greater than 85 feet within the 
planning area.  Consequently, incentive structures for additional 
fl oor area can only be used to provide aff ordable housing.  The 
existing North Beacon Neighborhood Plan and the Neighborhood 
Plan Update both provided considerable support for making new 
height continent on provision of aff ordable housing.  Below are 
specifi c policies and strategies including in the 2009 Plan Update 
that are relevant:

Policy 1.C.•  Encourage aff ordable, family-sized homes through 
incentives, direct City funding, and surplus property programs. In 
particular, strive to preserve, or when needed, replace aff ordable 
family-sized apartments. 

Strategy 1.3.•  Set aff ordable rental and home ownership housing 
objectives and use incentives, direct City funding, and surplus 
property programs to fi ll gaps.
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Policy 2.B.•  Capture the opportunity created by light rail to 
support aff ordable housing development close to the light rail 
station by including homes appropriate for diff erent family sizes, 
so that residents are able to stay in the community, even as the 
housing market changes over time.

Strategy 2.1.•  Leverage public funding to support aff ordable 
housing close to light rail station.

Strategy 2.2.•  Prioritize the provision of aff ordable workforce housing 
if incentive zoning is used in the Station Area Overlay District.

The North Beacon Neighborhood Plan Update also supports 
prioritization of workforce housing over low-income housing for 
incentive zoning. However, incentive formulas are currently set at the 
city-wide level and cannot be varied at the neighborhood level.

Under the current zoning proposal, proposed fl oor area increases are 
generally small in proportion to existing heights (mostly 65 feet to 
85 feet) and base heights are generally suffi  cient to allow substantial 
development without utilizing incentive provisions.  Based on 
these conditions, it is not anticipated that making additional height 
contingent on provision of aff ordable housing will have signifi cant 
unanticipated impacts on development in the area should the 
incentive structure be economically ineff ective.  Consequently, 
DPD recommends that all additional fl oor area proposed under 
the current proposal be contingent on the provision of aff ordable 
housing.  DPD does not recommend downzoning existing heights 
to increase the amount of height that could be contingent on the 
provision of aff ordable housing as this would provide a disincentive 
to development within the station area.

Aff ordable Housing

The two City of Seattle programs incentivizing aff ordable housing 
production in market rate housing projects are summarized below:

Multi-Family Tax Exemption Program:•  The MFTE program 
allows developers to receive a property tax exemption on the 
residential portion of a development for 12 years. In exchange, 
they dedicate 20 percent of their units to people making a 
certain percentage of area median income. Units are restricted 
by income limits to 65% of area median income for a studio 
($39,000 for an individual, $45,000 for a couple), 75% for a 
one-bedroom ($45,000 for an individual, $51,000 for a couple), 
and 85%for a two-bedroom or larger ($51,000 for an individual, 
$58,000 for a couple).

Incentive Zoning: • Extra fl oor area above the base height limit 
may be achieved for residential developments in exchange for 
aff ordable housing. Developers can build aff ordable housing as 
part of their development or, in certain zones, make a contribution 
of approximately $19 per bonus square foot to the City to fund 
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new aff ordable housing. The aff ordable housing is intended to 
primarily serve Seattle’s modest-wage workers. The Residential 
Bonus Program is currently limited to downtown Seattle, the 
Dravus neighborhood, and midrise and highrise zones. 

Transfer of Development Rights 

DPD evaluated the prospect of designating the North Beacon planning 
area as a receiving site for the regional TDR program.  However, we do 
not recommend this approach for the following reasons:

High value of competing public benefi ts identifi ed in the 1. 

neighborhood plan.  Allowing additional height through 
incentive zoning provisions such as TDR programs or local 
public benefi ts programs creates an additional value for 
developers, which can be used to justify the provision of public 
benefi ts through private development projects.  As this value is 
fi nite, it is critical to make balanced choices about the specifi c 
regional and local benefi ts that should be incentivized through 
this system.  Within the North Beacon planning area, there 
is a relatively small amount of additional height available for 
incentivizing public benefi ts.  The neighborhood plan update 
provides guidance about the types of public benefi ts that are 
prioritized by the community (cite goals and policies used in 
public benefi t discussion).  Given the relatively small amount of 
incentive available, the importance of specifi c benefi ts identifi ed 
in the neighborhood plan update, and the substantial public 
infrastructure needs of the area, consideration of regional 
benefi ts through the TDR system is not appropriate.
High transactional cost relative to potential benefi t. 2.  Transfers 
of Development Rights carry substantial transactional costs 
due to legal and brokerage fees associated with developing the 
contract, deed restrictions, and monetary transaction.  Because 
each of these steps must be undertaken for each property deal, 
the relative costs of the program become substantially higher 
for small projects.  Within the North Beacon planning area there 
are few parcels with the lot size and potential height increase 
to justify use of a TDR transaction.  Ownership across multiple 
parcels is relatively fractured which means that there are few 
opportunities to take advantage of this approach without 
incurring substantial costs.

Minimum Densities
Requiring minimum densities in development projects is a tool 
that has been used in other cities such as Portland to ensure that 
developers do not redevelop parcels with substantially less residential 
or commercial space then is allowed under zoning.  The tool can 
help to ensure that redevelopment creates the types of compact 
and mixed-use town centers that can add vibrancy to a community, 
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strengthen business districts, and support transit investments.  In 
particular, this type of regulation can ensure that prime locations are 
not developed with auto-oriented strip retain or low scale buildings 
that might preclude more substantial future development due to the 
cost of demolishing and replacing existing structures.

The use of these tools, however, must also be balanced with 
market realities and potential unintended consequence for existing 
businesses.  For example, density requirements that require buildings 
of a size, density, or land use mix that can’t be supported by the 
market can actually hinder redevelopment if it becomes infeasible 
for developers to provide development above the minimum density.  
Additionally, minimum density requirements can negatively impact 
existing businesses if they are unable to undertake incremental 
expansion that would fall below minimum density.  

The city is considering the following approaches in order to 
encourage the development of a vibrant town center while 
minimizing the potential unintended consequences:

Requiring a minimum square footage density requirement for • 
any development either above a certain size threshold or with an 
exception for additions (ex. 1 unit per 500 square feet of site area 
or 3 square feet of development per 1 square feet of site area) – 
This approach ensures that a minimum amount of development 
occurs as part of any project.  Minimum densities are typically for 
residential development, but could allow commercial or other uses.

Requiring a minimum ratio of non-retail development for all • 
retail development above a certain size threshold or with an 
exception for additions (ex. Minimum of 1 square feet of non-
retail development per 1 square feet of retail development for 
any development over 4,000 square feet) - The purpose of this 
approach would be to prevent auto-oriented or large-format 
retail uses without an offi  ce or residential component.  At the 
same time, this approach would avoid precluding development 
where the market can’t support larger buildings as it is 
proportional to the amount of retail development rather than 
being a fi xed minimum.  The size threshold could be varied to 
ensure mixed-use redevelopment in most projects or just to 
prevent single-use large-format retail.
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IMPLEMENTATION

Building a successful Town Center requires the coordinated eff ort of the community, the City, private 
development and a range of other public and private entities.  The following matrix describes the 
potential implementers and the likely timeframe for completion.   The actions described are those 
defi ned in the neighborhood plan update process.
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Building a great Town Center

Maintain the remainder of parcels and storefronts 
north and south of the immediate station area along 
Beacon Ave. S. for new and small businesses. 

Work with El Centro to create a civic gathering space 
at southern end of the El Centro block. DPD

Improve  pedestrian and bicycle connections to the 
north and south per the SDOT Master Plan. SDOT

Rezone key opportunity sites to encourage redevelop-
ment of parcels around the light rail station in a manner 
that incorporates housing, commercial services (such as 
a grocery store and small businesses) and amenities. 

DPD

Incorporate height changes and upper-level set-back 
requirements into City land use regulations. DPD

Where land use changes are considered, give particu-
lar attention to zone transitions. DPD

Evaluate whether the Westward Apartments on Beacon 
Ave. S. should be included within the Station Area Over-
lay District boundary and rezoned to refl ect the existing 
use and an appropriate transition to single-family areas 
to the north.

DPD

Evaluate water service / fi re fl ow capacity require-
ments of higher density development under some 
zoning options, and develop measures to ensure fl ow 
needs are met. Evaluate potential need for area-spe-
cifi c sewer pipe infrastructure enhancements.

SPU

Change the land use and zoning to support the envi-
sioned mixed use development on the El Centro site and 
Include within the Station Area Overlay District boundary.

DPD

Analyze  proposed re-route (or reconfi gured) traffi  c on 
Beacon Ave S from S McClellan St to 15th Ave S). DPD/SDOT
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700 5th Ave., P.O. Box 34019, Seattle, WA 98124

www.seattle.gov/dpd/Planning/Neighborhood_Planning/Overview/


