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Multi-Family Housing Design
Standards Update
Work Session:

Final Review Process - #1

Planning Commission
May 15, 2018

PURPOSE: Begin final review of proposed
changes to multi-family code

AGENDA
1) Project Recap
2) Work Session - Confirm following sections:
e Purpose
e Authority and Application
e Density Calculations
¢ Site Design and Building Orientation
3) Next Steps




e
Project Recap
Preliminary Review Process
v/ Initial review of draft code changes
Today’s Review:
* Purpose Statement, Authority & Application
« Site Design & Building Orientation
Future Reviews:
e Neighborhood Compatibility (part of Site Design section)
e Pedestrian Access
» Parking & Vehicular Access
e Recreation Space
e Landscaping
¢ Building Design
 Special Standards (Overlay Districts, Development Incentives)

“Work Session:
“Final Review” Method

Focus of Reviews:
- Focus will be on changes to code since Planning
Commission’s “Initial” review process

Note on Why Changes Made:

Changes made based on double check of:

- Problems/issues with code based on multi-family
projects constructed or underway in SeaTac

- Review of other cities” multi-family codes — especially
local suburban cities (like Renton & Shoreline)
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Purpose Statement: Exhibit B-2, p. 2
15.510.005 Purpose

The following design standards are intended to implement the City’s vision for high quality Note:
multi-family heusinsdevelopment as set forth in the Citvl of SeaTac Comprehensive Plan. The Language
standards serve three (3) basie-main p m:poses to promote quallty developmentbuilding and site )
design—te-in A ity_to enhance the S|Ight|y

streetscape and to ensure comy atlb1]1 r “1th ney, hbormg communities. updated

A Quality Building and Site Design. A quality development 1s enethatss functional, tO. better
safe and pleasam for its residents as well as the public. Sueh-adevelopment startswith align with
-iRvestment 18- 3 : : dly-de ad-designthatensures  chapter

le privacyaswell as it1es for resident 'We].l—desig;n.ed environments will

orient outward to the community, provide high quality architecture and create
comfortable and attractive pla.ces for residents to meet, and-visit and live. —epeﬂ—spaees

Meaning
largely
the same

Enhanced Streetscape. A high quality development will-alse-contributes to an
attractive streetscape by connecting to the community and providing buildings with
architectural detailing, welcoming and easily identifiable entries-that present
themselreswith an air of pride, and landscaping that adds color, texture and comfort to
a

neighborhood...

I

BC. Neighborhood Compatibility. Good design alse-ensures neighborhood compatibility
by appropriate scale and massing adjacent to existing housing. Landscaping and the
careful placement of windows and balconies for privacy help to create a pleasant
environment.

Purpose Statement (cont.). p.3

. E d S, i O Th L E. 1 Diaci CRTED)

e th i £ cinal belavics. reduce the incid A fane of e ! Note:

115 £ 1 e and +h “ht'cl-cr.- hadas £ 4y g las .
1 Natural Sarveillance The £ space and buildings thint enabl “Enhanced Securlty”

soidents 0 observe their sumoundings Netual aurvellisnce increases afe¥ Y section to be deleted
havior because of redundancies
with existing SMC Title 18

CPTED chapter.

CPTED = Crime
Prevention through
Environmental Design

2N 1 Aceess Control Tha nl £ llnarns

1and ing and lichtine to-di fecass

i

£l & dars Natural
e = -
desi hich raduces 1 is il £

(Some portions of this
section may be

. . maintained if not
g . o P med oresisenisate. | SUSficiently covered in
hhast el at EE? Flact busld M Aai o H
e Bt s o e e oE hn v e et other sections of code)
Sl v h = e £ 'hﬂ*‘t:- £ 1 A i e
t dar ive lichting A clean andwell i d site tells offenders
that resid are about their sue di and eriminal behavior will not ba
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Authority & Application: p. 4

15.510.010 Authority and Application Note on
1A, The provisions of this chapter shall apply to all S—uwg
multi-family development of three (3) units or Note: The language highlighted in yellow _g_g_l-an uage:

more throughout the City. These standards shall will be addressed in future review

supersede existing regulations elsewhere in SMC | seoesions.

TRl 15 it e A e Ay T i Clarification

still needed
[B. The provisions of this chapter shall apply to all development meeting one (1) or more of the re di
¢ garding

following thresholds: )
which

1. All new construction requiring building permits; and/or cha pters

2. Major Redevelopment. supe rsede
others

a. Additions or alterations to a building, excluding interior-only improvements, which
total fifty percent (50%) or more of the gross square footage (GSF) of the existing
building(s), except for the South 154th Street Station Area.

b. Major Redevelopment in the South 154th Street Station Area. Additions or
alterations to a building, excluding interior-only improvements, which total twenty-
five percent (25%) or more of the gross square footage (GSF) of the existing
building(s).

c.  Only the portions of the building being altered or added to shall be required to
integrate multi-family design standards into the design of the alteration or addition.

Departures: p. 5
Note: From recently updated S 154t St Station Area code

C. Departures. Departures from these standards mav be allowed, to promote well designed
developments which may not strictly comply with the established standards. Proposed
departures from these special standards are subject to the approval of the Director.

1. Not Applicable. A departure shall not be granted for height_ setbacks. building lot

coverage, maximum and minimum parking requirements, minimum lot area, density, lot
width or land uses.

2. Departure Criteria. The applicant must show that the proposed development
requesting a departure(s) meets all of the following critenia:

a.  How the requested departure meets the intent of the applicable design standard.

b.  How the requested departure will not have a detnmental effect on adjacent and
nearby properties.

c.  How the requested departure offers a significant improvement over what
otherwise could have been built under the minimum design standards.

d.  How the proposed departure 1s part of an overall, thoughtful and comprehensive
approach to the design of the project as whole.




Density Calculation: p. 6

15.510.050 Residential Density Calculation Mote: This section will be relocated
to Chapter 15.110
Intent: Ensure appropriate densities on properties with seasitive Calculations, Measurements and
environmentally critical areas. Lot Designations. This issue was
: . previously discussed by Planning
A.  The maxinum allowable density for a property shall be Commission.
calculated as follows:

Net Site Area / Minimum Lot Size = Maximum # of Allowed Units

B. For the purposes of this section, the net site area 1s the total site area minus any areas that
are classified as one (1) of the following seasitive critical areas:

1. Class I II or III wetlands;
2. Class L, II or ITI streams;
3. Slopes greater than forty percent (40%).

C. Buffers Included in Net Site Area. Buffers for the above sensitive critical areas shall be

considered part of the net site area but may only be altered per SMC 15 700 Crtical Areas
shall net be built on. Development on a site with wetlands, streams, or steep slopes shall
meet all Federal, State and local laws and regulations. Units shall be clustered on the
developable portion of the site.

Note: After reviewing other cities’ codes, staff
proposes maintaining existing requirements because
comparable with other codes.

Sections to Review:

» Purpose

« Building Orientation

« Exterior Lighting

« Service Element
Location & Design
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Site Design Purpose Statement: p. 7

15.510.100 Site Design and Building Orientation

Purpose: Design multi-family sites to have both an external orientation to the streetscape, and an
internal orientation to the residential environment with unifying epen-space and pedestrian
pathways and recreation and open space. Arrange sites to enhance the mutual relationship of
buildings with each other. as well as with other site amenities. especially in multiple building
complexes. Design emphasis should-shall be given to the pedestrian, rather than the auto
environment through placement of parking in a less prominent locations. The privacy and
security of residents must be appropriately addressed and site design shall also promote
compatibility with adjacent land uses.

-

Note:
“Purpose”
statement
updated to
better align
= With sub-
<& sections

Building Orientation: p. 7 & 8
15.510.110 Building Orientation with Respeetto-Streetseape

Intent: Provide a building presence on the street for convenient pedestrian access, to provide
“eves on the street”™ and to contribute to the streetscape with visually interesting buildings.

Note: Proposed code (below) is basically same but simplified - except
that buildings now required to orient to any street (public or private)

A. Building Orientation. The front facade of building(s) shall be oriented to the street
adjacent to the front propertv line, with a prominent entrance located on the front facade and
clear connections to the sidewalk.

1. Location of Primary Entrance. The primary entrance of the-buildings shall be

located on the front faeadefacade. facins the streetweith the highest roadway
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~ Meet Standards?
U Buildings orient to
:  Street?
U Main entrance on
street?
U Pedestrian paths to
public sidewalk?

Note: Proposed code
is largely same but
simplified - except -

2. Multiple Building Complexes. In complexes with several buildings, after the street

frontage building orientation requirements of 15.510.110(A) have been met, any ° ildi
additional buildings shall be oriented in one (1) of the following manners: SO il b - I d I ngs
o ) must orient to
3. Orient to Courtyard/Recreation Space. Buildings shall be oriented to a
courtyard, plaza or recreation space and include prominent pedestrian entries and street
walkways connecting directly to the public sidewalk.

b, Orient to Pedestrian System. Buildings shall be oriented te-an-interiercourbrard:; o BU ||d | ng entrieS
erto a cohesive system of open space and pedestrian patt s with a prominent .
pedestrian entry to the site and walkway connecting directly to the public sidewalk. now req ul red to be

visible from street

3. Entries in Multiple Building Complexes. In multiple building complexes. building

entries shall be visible from the street. or if this is not possible. from other buildings ildi
and pedestrian walkways.  (Note: This is from City of Shoreline.) or Othe r bu I Id I ngs
or walkways
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Example: Orientation & Multiple Building Complexes

DON'T DO THIS

oY

\ Buildings oriented to street (not parking lot)

\ Entrances oriented to street

' Pathways connecting buildings and recreation space
(Multiple building complexes can orient to recreation
space/pathway system)
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Exceptions to Orientation Standards: p. 8

Note: Only change made to “Exceptions” was removal of “existing
trees” as reason for allowing change in orientation requirements

bE. Exceptions. When phvsical site limitations such as topography; exsstinefreesor other
natural features prevent the main entrance from being located on the street-facing facade,

the building may be oriented to a courtyvard with a prominent pedestrian entrance and clear
connection to the public sidewalk.: .

Site Layout: p. 9

v Deletion of existing section already reviewed by Planning
Commission

Service Element Location & Design: p. 10

v New section already reviewed by Planning
Commission

v No change to code since last review

Exterior Lighting: p. 11

v Existing section already reviewed by Planning
Commission
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ANTICIPATED SCHEDULE

May TODAY PC Final Review Process #1
June 6/5 PC Final Review Process #2

6/19 PC Final Review Process #3

July Planning & Economic (PED) Development
Committee review

TBD  Public Hearing

10



