Community & Economic

Development Department
4800 South 188™ Street
SeaTac, WA 98188-8605
Phone: 206.973.4750
Fax: 206.973.4809

MEMORANDUM
Date: July 6, 2018
To: Planning & Economic Development (PED) Committee
From: Kate Kaehny, Senior Planner
Re: Multi-Family Code Update Presentation Materials & 7/5 Meeting
Clarification

The following materials are included as part of this packet:

e 7/5 Multi-Family Code Update Presentation Slides (Annotated): The attached
presentation slides were partially reviewed at the 7/5 PED meeting. Please note that
slides #18-20 have been annotated, and their accuracy confirmed.

e Draft of Proposed Revisions to Chapter 15.510 Multi-Family (Not Final)

7/5 PED Meeting Clarification

As requested at last night’s meeting, staff has reviewed and verified the accuracy of presentation
slides #18 through 20, regarding existing and proposed Neighborhood Compatibility
requirements for multi-family projects abutting properties within the Townhouse land use
designation. Please see copies of the annotated slides on the following page which include
clarifications regarding the existing code provisions and proposed changes.

cc: Joe Scorcio, City Manager
Steve Pilcher, Acting Director, Community & Economic Development
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Slide #18 & 20 with Annotations/Clarifications in Red Text:

Neighborhood Compatibility
AT o Helghrmm—
Exfétlng Code: Transition:
a Side/Rear Setback: i* o o Increase allowed . :-ﬁ;---
. at 45 degree - |
* Landscape Buffer: 15'*** angle S
* Building Step Back: 35’ height w2 !-55'
40’ from property line P
o B
5 /\\ f.
Townhouse s Multi-Family
33 Building
5 |q-;. 4
v .'_'b :
T Property line / _15' landscaping -

***7/6 Clarification: Per existing code, Landscape Buffer width supersedes Side/Rear
Setback requirements, so that buildings must be setback 15’ to match the required
landscape buffer . This slide is accurate.

Proposed Code:
* Side/Rear Setback: 15'5-*** | R ﬂ}

* Landscape Buffer: 10'25°*** .  _____

R N '::

* Building Step Back: 40’'35~height 10’ E )

from setback, 25’48’ from property line b=
‘ o,
45"
//\\ [
posnhe 35 Multi-Family
T Building
= Propertyrline/:l?landscaning —— 5
=

***7/6 Clarification: This slide accurately represents Planning Commission’s preferred

revisions to these requirements. Side/Rear Setback width increased & Landscape Buffer
decreased consistent with Single Family approach. (Result=Distance building set back from
property line unchanged, landscape buffer decreased, building envelope increased.)
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Multi-Family Housing Design
Standards Update

Planning & Economic Development Committee (PED)
July 5,2018

Discussion Ag_enda

Today’s Purpose: Informational briefing on
Multi-Family Code Update project

Briefing Iltems

1) Project Milestones to Date

2) Background & Goals

3) Overview of Proposed Changes
4) Next Steps

7/6/2018
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Project Milestones -
Mid/Late
September
Planni Early
M. September
Commission Council
Reviews C H o
e ouncil
2017: 3 August ‘ " Action
2018: 8 -
. Recommendations:
Summer PC
Public %
Spring/ Hearing - PED

Summer.  PED Review
() Process

PC Final

Review Process

—

'yB/awC/kg round & Goals

Why Update the Multi-Family Code?

o Refinements needed, rather than
big changes

« Code can be clunky, unclear, difficult
to use

« Sometimes focus is on suburban-
style, multi-building complexes |
rather than more urban high density]
sites

« Incentives mostly based on density
bonuses (which are unnecessary in
commercial/mixed use zones)

7/6/2018
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Background & Goals (cont.)

Project Objectives

» Streamline & simplify code

« Add flexibility, options, choices

» Reduce potential development barriers, especially for
higher density “urban infill” lots ‘1 %

o Maintain high quality projects >

,,// : S e
Overview of Proposed Changes

Remove Redundancies with Other City Codes
e Especially:
« SMC Title 17, Crime Prevention through Environmental
Design
« SMCTitle 11, Streets, Sidewalks, and Public Thorough-
fares




Overview of Proposed Changes

Re-Organize Chapter to Clarify:
ADMINISTRATIVE REQUIREMENTS
* Purpose Statement

e Authority & Application

SITE DESIGN REQUIREMENTS

* Site Design & Building Orientation
¢ Circulation

* Parking & Vehicular Access

* Recreation Space

e Landscaping

BUILDING DESIGN REQUIREMENTS

SPECIAL STANDARDS
* Mixed use projects, Overlay Districts, Development
Incentives

Administrative Proposals

Code Departure Requirements:

» Replace current language with provisions from S 154t
St Station Area Overlay District

 Why? To clarify criteria for developers & staff

Existing Language: (Departures allowed when...)

1. The strict interpretation or application of these Design
Standards would be inconsistent with related provisions of
the Zoning Code or would be contrary to the overall goals
and objectives of the Comprehensive Plan; or

2. The departure creates a project design that better meets the
overall purpose and intent of the design standards.

7/6/2018
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Administrative Proposals (cont.)

Proposal: S 154th Station Area code departure language:

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.

Site Design Proposals

Building Orientation Requirements:

Multiple Building Complexes:

- Revise requirements to ensure buildings orient to
street and adjacent neighborhood/business districts
(before allowing alternative orientation of building to
courtyard or pedestrian/open space system)

2. Muliiple Building Complexes. In complexes with several buildings, after the street
frontage building orientation requirements of 15.510.110{A) have been met, any

additional buildings shall be oriented in one (1) of the following manners:

3. Orient to Courtyard/Recreation Space. Buildings shall be oriented to a
courtyard. plaza or recreation space and include prominent pedestrian entries and
walkways connecting directly to the public sidewalk.

b, Orient to Pedestrian System. Buildings shall be oriented te-an-interier courtrard;
exto a cohesive system of open space and pedestrian pathways with a prominent
pedestrian entry to the site and walkway connecting directly to the public sidewalk.




——— ‘:\—‘—ﬁ—:_—jf__:i =
Site Design Proposals (cont.)

Neighborhood Compatibility Requirements:

Revised Intent Statement:

Achieve a compatible transition between land use
designations of differing development intensities.
Consideration shall be given to the scale and design of
surrounding buildings to promote compatibility and
complement or enhance the character of existing
neighborhoods.

7/6/2018



Neighborhood Compatibility

Where Requirements Apply:

- Abutting Residential Low (single-

family) designation

- Abutting Townhouse designation

Residential High

Residential High Mixed Use

Commercial High

COMPREHENSIVE PLAN BLDG HEIGHT
DESIGNATION

Residential Low 30’
Townhouse 35’
Commercial Low 35’
Residential Medium 40’
Office/Commercial/Mixed Use; 45’
Commercial Medium

554
No limit

No limit

Existing Requirements:

- Increase building
setback

- Provide landscape
buffer

- Reduce building height

- Some facade and
building design
standards

7/6/2018
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5 / = 2 - = — /'

Existing Code: ’;’e"g”_tt_ ? =
% 2 ransition: //
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Proposed Code: :
” « Side/Rear Setback: 1520’ e =
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* Building Step Back: 35’ r==-
height-within-60~of i
preperty-tine-within 10” of I
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|
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sti g Code: Transition: 22
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Townhouse : Multi-Family
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***7/6 Clarification: Per existing code, Landscape Buffer width supersedes Side/Rear
Setback requirements, so that buildings must be setback 15’ to match the required

landscape buffer . This slide is accurate.
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Proposed Code: . Height Transition:
« Side/Rear Setback: 15’5’ — 10’ horizontal by 10’ vertical
" o Landscape Buffer: 1045’ (no requirement after 55’)
* Building Step Back: 40'35"height E'v? """""""
10’ from setback, 25’49’ from e e e
property line e
II 55
50’
< 10’ R
A/\\ . |
Townhouse = Multi-Family
35 e Building
5 | 15| setback
<o,
o Property line /l 10’ landscaping
25"
***7 /6 Clarification: See clarification note on following slide.

Proposed Code: w
 Side/Rear Setback: 15'5-*** ——

e Landscape Buffer: 10'35" ***

e
* Building Step Back: 40'35~height 10’ s
from setback, 25’49’ from property line r-;--'
10 ,i
: /\\
Townhouse

3 Multi-Family
Building

Property line / 15’ landscaping

40"

***7/6 Clarification: This slide accurately represents Planning Commission’s preferred
revisions to these requirements. Side/Rear Setback width increased & Landscape Buffer
decreased consistent with Single Family approach. (Result=Distance building set back from
property line unchanged, landscape buffer decreased, building envelope increased.)

7/6/2018
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Site Design Proposals - Circulation
Pedestrian Circulation Requirements:

« Increased 4’ walkway width to 5’ (consistent with
citywide/general standards)

Example:

SeaTac condo
development near
Orillia Road

;;k—\_‘_(—i;—

Site Design Proposals: Parking
Stand-Alone Parking Structure Requirements:
e Change requirement for stand-alone parking
structures from City Center standards to
citywide/general standards
e Main difference: Ground floor use requirements
e Citywide/general standards require 1,000 sf of
ground floor to be built as commercial space
e Until recently, City Center code required 400 sf of
commercial space

7/6/2018
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”/gt/ejDesign Proposals: Recreation Space

Recreation Space Requirements: Summary of Changes

« Maintain existing minimum recreation space
requirements

» Allow more flexibility & reductions in type of space

provided through revisions which better address:

« Size of projects

o Location (adjacency to City playground/parks)

e Incentivizing development, esp. within Overlay Districts

;;k—\_‘_(—i;—

Recreation Space (cont.)
What are current requirements?:

REQUIRED: Common Recreation Space - outdoor
» Plazas, courtyards, green space, rooftop decks,
SOMETIMES REQUIRED: Play Areas s
¢ Only when 2+bedroom units
OPTIONAL:
* Single Purpose Outdoor Space
o Tennis courts, pools
* Indoor space (multi-purpose rooms)
o Doesn’t count as recreation space in Overlay Districts

7/6/2018
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Minimum Recreation Space Required:
Local Comparison

____ |ExistingSeaTac_Kent _______|Burien _____

Total Square Feet per Square Feet per Square Feet per

. Unit: Unit: Unit:
Required
q . Studio: 120 All units: 150 All units: 200
Recreation | ,.q4r00m: 160

Space 2+ bedroom: 200

Total Overlay Districts Downtown Downtown
Required Square Feet per Square Feet per Square Feet per
in Overlay Unit: Unit: Unit:

Districts All units: 60 All units: 150 Studio: 85
(City Center & 1 bedroom: 100

& 2 bedroom: 130

Station Areas
) Per Guidelines & 3+ bedroom: 170

Type of Space Required: Currently

ALWAYS REQUIRED: Min. 50% of total recreation space
Common Recreation Space
— Outdoor

(Courtyard/rooftop deck)

SOMETIMES REQUIRED: 50% of total space required for 2+
Play Areas bedroom units
OPTIONAL: Up to 50% of total space

Indoor Space

(Doesn’t count in Overlay
Districts)

Single Purpose Space

Private Recreation Space 0% (currently does not count)
(Doesn’t count, i.e.

7/6/2018
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Type of Space Required: Proposed Changes

General Requirements Overlay Districts

OUTDOOR RECREATION SPACE

Outdoor Minimum 50% Minimum-100%
Common Space Minimum 75%
Outdoor Up to 50% Not counted

Single-Purpose Space

Play Areas Minimum 50% of required  Minimum-50%

*Not required for recreation space for Optional
retirement apartments 2-bedroom+ units

INDOOR RECREATION SPACE

Indoor Common Up to 50% Notcounted
Space Up to 25%
PRIVATE RECREATION SPACE

Private Balconies/ Notcounted Notecounted
Patios Up to 50% Up to 25%

B e _::—*—*k\_\_(_;:__ji_r_ji =
/Summary of Proposed Changes:

Type of Recreation Space Required

Outdoor Common Space

Minimum
50% of total
Other Recreation
Space
Up to 50% of
total
® Play areas

Outdoor Single-Purpose

Indoor Space

NEW PROPOSAL: Private
Space

14
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Summary of Proposed Changes:
Type of Recreation Space Required

WITHIN OVERLAY DISTRICTS

Other Recreation Space:
Indoor Space
Private New: 8%

Up to 25%*

*Play areas reguired

now optional

7/”{ = ——__
Recreation Space Reductions (new section)
See Handout

Summary

Proposed new section allows for reductions in amount or

type of recreation space required if certain criteria met

as follows:

- Availability of public park with play ground (not
including school facilities)

- Small projects under 15 units

- Mixed use projects

15



/ %
Recreation Space
Reductions

% Mile from City Parks with

Playgrounds:

NORTH

- North SeaTac Park

- Riverton Heights Park
CENTRAL

- McMicken Heights Park
- Valley Ridge Park
SOUTH

- Angle Lake Park

/ ;
Recreation Space
Reductions

% Mile from City Parks with
Playgrounds:

NORTH

- North SeaTac Park

- Riverton Heights Park
CENTRAL

- McMicken Heights Park

- Valley Ridge Park

SOUTH

- Angle Lake Park

Pink buffer = % mile

7/6/2018
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! Recreation Space (cont.)

Proposed: Cap on Recreation Space — Max. 20% of Site
Projects Outside of Overlay Districts
» Must always provide:
- Outdoor Common Space (plaza/courtyard/rooftop deck)
- Play Area
o If this amount is under 20% of development site,
then additional required space must be provided up to
20% of site

***When Outdoor Common Space + Play Area exceeds
20%, amount adjusted to provide 20% of site configured
as Outdoor Common Space, except that 1,000 SF
allocated as Play Area

Example: Cap on Recreation Space — Max. 20% of Site

TOTAL # SIZE OF SITE | REQUIRED
_ - UNITS (SF) RECREATION
udio:
1-bdrm: 129 SPACE
2bdrm+: 141
Urban Infill 288 124,276 51,000 41%
Site

(similar unit # &

same lot size as

The Reserve (The Reserve=
Retirement Apts) 289 units)

Big Acreage 283 1,350,225* 51,000 4%
Site ) .
(same unit & lot (*Approximate

site area

size as Wolff minus critical

nrainct citn)

17



Add’l Examples: Cap on Recreation Space — Max. 20% of Site

TOTAL # | SIZE OF SITE % OF SITE %
REQUIRED |COMMON

AS SPACE +
RECREATION | PLAY
SPACE AREA
Viewpoint 90 65,720 22% 16%
Apartments
Avion 55 41,403 24% 18%
Apartments
(unknown unit mix)
Belvedere 140 486,568* 5.5% 5.0%
Apartments (*minus critical
areas)
Takeaway: 20% cap still allows Outdoor Common & Play Area
space to be provided (consistent with 6 of 7 sites analyzed)

Site Design Proposals:
Landscaping & Building Setbacks

Summary of Changes:

- Adjust landscaping and setback requirements in order
to:

- Maximize buildable area of lots
- Maintain quality of projects

- Clean Up Frontage Landscaping & Front Yard Setback
Requirements/Contradictions:
- Currently, Frontage Landscaping buffers are wider
(20’) than maximum front yard setbacks (10’) in some
zones.

7/6/2018
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l= Landscaping & Setbacks (cont.)

Proposed: Reduce Frontage Landscaping

» Frontage Landscaping: 26-10’

» Building Fagade Landscaping: 5’ (no change proposed)

e« Why? Provides sufficient landscaping and resolves
contradictory code language.

Frontage
Landscaping

Facade
Landscaping

l, Landscaping & Setbacks (cont.)

Proposed: Allow Reduced Frontage Landscaping in

Residential High Zone when Combined with Building

Fagade Landscaping

» Frontage Landscaping: 10’ or 5" when combined

« Building Fagade Landscaping: 5’

 Why? 10’ of combined landscaping is sufficient, resolves
code contradictions and incentivizes development

Combined
Frontage &
Building Facade
Landscaping

7/6/2018
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l,Landscaping & Setbacks (cont.)

Proposed: Increase Maximum Front Yard Setbacks in
Higher Density Commercial/Residential Zones
(CB-C, O/CM & UH-UCR):

- Maximum Front Yard Setback: 10-20’

- Why? Allows buildings to be
setback farther from
International Blvd & other
arterials, consistent with
approach in overlay districts.

l |Landscaping & Setbacks (cont.) -

Proposed: Adjust Setbacks & Lot Coverage in Residential

Medium Zone (UM):

- Min. Front Yard Setback: 20-15" (15’ same as Res Low)

- Min. Rear Yard Setback: 45-10’ (Like Townhouse)

- Building Lot Coverage: 45- 55’ (Like Townhouse)

- Why? Allows Residential Medium zone
Same flexibility as lower density Residential Low &
Townhouse zones _

20
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ANTICIPATED SCHEDULE

July 7/17 PC Final Review Process #4 (last review)

Aug 8/2  PED Committee Review (as needed)
8/7  Public Hearing

Sept 9/4  PC Recommendation

9/6  PED Recommendation

9/11 City Council Review

21



Multi-Family Code Update Project: PED Review Draft Updated 7/5/18

Chapter 15.510
MULTI-FAMILY HOUSING DESIGN STANDARDS

Sections:
15.510.005 Purpose
15.510.010 Authority and Application
15.510.050 Density Calculation
15.510.100 Site Design and Building Orientation
15.510.110 Building Orientation with-Respect-to-Streetscape
15.510.120 15:510-236 Neighborhood Compatibility/Relatien-to-Adjacent Bevelopment
15.510.130 Service Element Location and Design
15.510.14045-510-160 Exterior Lighting

15.510.20045-540-430 Pedestrian Circulation

15.510.300 Vehicular Access, -and-Cirewlationand Parking
15.510.310 Vehicular Access
15.510.32045-5160-2406  Location of Parking
15.510.33045-5460-4608 Design of Surface and Structured Parking
15.510.34015-526.420 Design-of Surface Parking LetsDesign
15.510.350145-516-430—DBesign-of Structured Parking Design

15.510.40045-516-568 Recreation and-Open-Space
15.510.41015-510-.510—Minimum Recreation Space Requirements Minrtmum Afrea
Required
15.510.420 Location and Design of Recreation Space
15.510.540— Courtyards-and-Plazas
15.510.43015.540.550—Maintenance
15.510.440 Recreation Space Reductions
15.510.45045-510-.568 Cash Contribution in Lieu of On-Site Recreational Space

15.510.50045-510-600 Landscaping
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Multi-Family Code Update Project: PED Review Draft Updated 7/5/18

15.510.60045-516-266 Building Design

15.510.210 Pedestrian Building Entries
15.510.220 Character and Massing
15.510.240 Privacy and Security

15.510.260 Building Materials

15.510.70045:510-8080 Multi-Family Projects Preperties-in the City-Center-Angle-Lake
Station-Area—and-Seuth-154th-Street- Station-Area-Overlay Districts (City Center, Angle

Lake Station Area, and South 154th Street Station Area)

1551&84:9—A|e|ehealem{y (Note: Inteqrated Wlthln sectlon)

A#e&@#e#la%DEmets (Note Re Iocated to Recreatlon Space)

15.510.80045-510-7606 Incentives
(Note: The following incentives remain, but no longer have section numbers)
15.510-730—Application of Incentives
15.510.-720—Senior Housing
15.510-736—Mixture of Unit Sizes
15.510-746—Condominium/Owner-Occupied Housing
15.516-756—Underground Parking
15.510.-766—O0utdoor Recreation/Open Space
15.510-776—Aurchitectural Design

Page 2 of 65



Multi-Family Code Update Project: PED Review Draft Updated 7/5/18

15.510.005 Purpose

The following design standards are intended to implement the City’s vision for high quality
multi-family heusing-development as set forth in the City of SeaTac Comprehensive Plan. The
standards serve three (3) basie-main purposes to promote quality developmentbuilding and site

/. to enhance the

streetscape and to ensure compatibility W|th nelqhbonnq communltles

A

o

Quality Building and Site Design. A quality development is ene-thatis functional,
safe and pleasant for |ts reS|dents as WeII as the publlc Suehadevele—pment—etattsanqth

Al 1a1V7a
v/ viv v v v v Y O

amplepnvaeyaswe#a&amenmesier—readents—Well de3|gned enV|ronments WI||

orient outward to the community, provide high quality architecture and create
comfortable and attractlve places for re5|dents to meet &H’d‘V'Slt and I|ve —epenspaees

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

themselves-with-an-air-of pride, and landscaping that adds color, texture and comfort to

a neighborhood.

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.
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Multi-Family Code Update Project: PED Review Draft Updated 7/5/18

(Note: This section is being deleted because much of it is redundant with other sections and/or the
provisions of SMC Title 17 CPTED chapter. Staff will meet with the Police Department to consider
whether to integrate any of this language into Title 17. This issue was previously discussed with Planning

Commission.)
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Multi-Family Code Update Project: PED Review Draft Updated 7/5/18

15.510.010 Authority and Application

A. The provisions of this chapter shall apply to all multi-family development of three (3) units
or more throughout the City. These standards shall supersede existing regulations elsewhere
in SMC Title 15 when in conflict with this chapter.

B. The provisions of this chapter shall apply to all development meeting one (1) or more of the
following thresholds:

1. All new construction requiring building permits; and/or
2. Major Redevelopment.

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.

Page 5 of 65



Multi-Family Code Update Project: PED Review Draft Updated 7/5/18

Note: Existing departure language unclear and proposed to be replaced by departure language from
the S 154" St Station Area Standards.

C. Departures. Departures from these standards may 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 criteria:

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

b. How the requested departure will not have a detrimental 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 is part of an overall, thoughtful and comprehensive
approach to the design of the project as whole.
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Multi-Family Code Update Project: PED Review Draft Updated 7/5/18

15.510.050 Density Calculation

Intent: Ensure appropriate densities on properties with sensitive-environmentally critical areas.

A. The maximum allowable density for a property shall be calculated as follows:
Net Site Area/ Minimum Lot Size = Maximum # of Allowed Units

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

1. Class I, Il or Il wetlands;
2. Class I, Il or 11l 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 Chapter 15.700 Critical
Areas-shal-net-be-buitt-en. 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.

Example: Net Site Area. The net
site area (crosshatched in this
illustration) excludes sensitive
areas, such as wetlands, but
includes sensitive-critical area
buffers.

D. Example. The following example illustrates the calculation of maximum density for a
sample property in the UH-900 (urban high residential) zone. The sample property is ten
(10) acres in size and contains two (2) acres of wetlands and one (1) acre of wetland buffer:

Net Site Area = Total Site Area — Sensitive Areas

Net Site Area =10 Acres — 2 Acres = 8 Acres

Net Site Area / Minimum Lot Size = Maximum # of Allowed Units
8 Acres (348,480 Square Feet) / 900 sf = 387 Units

This calculation is the maximum number of allowable units for the site. The actual number of
units shall be determined by site design and must meet all required development standards of the
zoning and building codes.
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Multi-Family Code Update Project: PED Review Draft Updated 7/5/18

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 epen-space. _Arrange sites to enhance the mutual relationship of
buildings with each other, as well as with roads, recreation space and other site amenities, in
order to create a pedestrian-oriented environment. Design emphasis sheutd-shall be given to the
pedestrian, rather than the auto environment-threugh-placement-of parking--alessprominent
fecation. The privacy and security of residents must be appropriately addressed and site design
shall also promote compatibility with adjacent land uses. (Note: Deleted language re-located to
15.510.300 Vehicle Access & Parking Purpose Statement.)

15.510.110 Building Orientation with-Respectto-Streetscape

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

A. Building Orientation. M
manners:

1. Inacomplex with one (1) building:

a—The front facade of a building shall be oriented to the a- street abutting the front property line,
with a prominent entrance located on the front facade and clear connections to the sidewalk.

1. Location of Primary Entrance(s). The primary entrance(_) of a the-building(s) shall be

Iocated on the front faeaelefagade

(Note Deleted lanquage
proposed to remove Director decision and so that private roads [that meet public road
standards] treated the same as public roads.)

Example: This building is located facing the street
with a prominent entrance and pedestrian path to
the sidewalk.
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(Note: This subsection moved to the end of the revised section on the following page, as

subsection B.)

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
addltlonal thes&buﬂdmgs shall be orlented in one (1) of the foIIowmg manners:

ba. Orient to Courtyard/Recreation Space. Buildings shall be oriented to a an

aterior courtyard, plaza or other recreation space and include erte-a-cehesive

system-of-open-space-and-pedestrian-pathways-with-a prominent pedestrian entry
to the site and walkways connecting directly to the public sidewalk.

b. _ Orient to Pedestrian/Recreation Space System. Buildings shall be oriented to

an-interiorceourtyard;-or-to a cohesive system of recreation epen-space and
pedestrian pathways-walkways with a prominent pedestrian entry to the site and
walkways connecting directly to the public sidewalk.

c.  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 and pedestrian walkways. (Note: This is from City of Shoreline.)

bB. Exceptions. When physical site limitations such as topography; existing-trees-or other
natural features prevent the main entrance from being located on the street-facing facade,
the building may be oriented to a courtyard with a prominent pedestrian entrance and clear
connection to the public sidewalk.:-(Note: This section was relocated from 15.510(A)(1)b above.)
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(Note: 15.51.120 deleted because the site design and security issues are redundant or addressed in other

sections of the code.)
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Note: The proposed changes address problems identified with this section, specifically: current requirement
of 35" maximum building height 60’ from property line is difficult for some projects because of lot
confiaurations.

15.510.12045.516.230-Neighborhood Compatibility/Relation-te-Adjacent
Development

Intent: Achieve a compatible transition between twe-{2}-land use designations zenes-of differing

development intensitiesheight-bulk-and-sealerequirements. Consideration shall sheuld-be given

to the scale and design of surrounding buildings to promote compatibility and complement or
enhance the character of existing neighborhoods.

A. Abutting U2Zene/Residential Low Designation. Properties abutting a Ul—=zene;
where the UL zone-has-a- Comprehensive-Plan-designation-of Residential Low

Comprehensive Plan land use designation, shall incorporate the following:

13. Side/Rear Setback. A minimum side and/or rear year building setback of twenty
20 fifteen (15) feet shall apply when #-the side or rear property boundaries are
adjacent to a property Yi—zone-with a Residential Low residential-low

Comprehenswe Plan deSIgnatlon%de#eapy&FeHandseapmggqaLLeeewy&Hﬂ

a. _Landscape Buffer Requirements. Noncompatible side/rear yard
landscaping shall occupy all or part of the required building setback, as
specified in the landscaping chart in SMC 15.445.210. (Note: Landscape
buffer proposed to change from 15’ to 10’, to allow space for 5’pedestrian
walkway, which is standard regional approach.)

2Z. Building Height Step Back Reguirements. A maximum building height of
thirty-five (35) feet shall apply to portions of a structure within ten (10) sixty-(60)
feet of the required side and/or rear setback of a parcel a-Jtzene-with a
Residential Low residentiaHew-Comprehensive Plan designation.

3. Building Height Transition. In order to preserve opportunities for light, view and
privacy for adjacent houses, Fhe-the allowed height shall increase at no more than

ten (10) ene{1)-foetvertical feet for each foet-ten (10) horizontal feet up to a
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building height of fifty-five (55) feet. After fifty-five (55) feet, there is no
building height transition requirement. unti-the-maximum-alowed-height-in-the

zone-is-reached-(see Figure: HEIGHT TRANSITION).

TRANSITION AREA

50
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a1 AL 45° ANGLE -
o ===
M SIZ Piret o M
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Figure: HEIGHT TRANSITION: Building height adjacent to a UL zone with a residential low
Comprehensive Plan designation is limited to thirty-five (35) feet within ten feet of the required
side or rear setbackfer-the-firstsixty-(60)-feet, then may increase_at no more than ten (10)
vertical feet for each ten (10) horizontal feet up to a building height of fifty-five (55) feet. After
fifty-five (55) feet, there is no building height transition requirement.-at-a-forty-five (45)-degree
angle. Height is measured per SMC 15.110.070, Structure Height.

develepmen%rreene{—]:}eunereeﬂheie#ewmgway& ( Note Deleted because
redundant with Building Design code provisions.)
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B. Abutting Fewnhouse-Zene/Townhouse Designation. PropertieshMulti-famiby-and-mixed
use-projeets-abutting aTFownhouse{T)-zone,-orproperties-with-a Townhouse zone

Comprehensive Plan designation, except for projects within the Urban Medium (UM) zone,
shall incorporate the following:

1. Side/Rear Setback. A minimum building setback of fifteen (15) feet shall apply when
the side or rear property boundaries are adjacent to a property with a Townhouse
Comprehensive Plan designation. (Note: Deleted because redundant with Building
Design code provisions.)

a. Landscape Buffer Requirements. Noncompatible side/rear yard landscaping shall
occupy all or part of the required building setback, as specified in the landscaping chart
in SMC 15.445.210. (Note: Deleted because redundant with Building Design code

provisions.)

2. Building Height Step Back Requirements. HeightReguirements-within-Forty-Five

{45)Feetof Fownhouse-Zene Property- A maximum building height of forty
(40)thirty-five(35) feet shall apply to portions of a structure within ten (10) feet of the

requwed S|de and/or rear setback ferty—twe{%}—feetee#theﬂdeﬂa\nd#eweepptepeﬁy

3. Building Height Transition.Height AHowances-within-Ferty-Five{45)-DegreePlane
ef Fewnheuse-Zene-Property- In order to preserve opportunities for light, view and

privacy of adjacent townhouses, the allowed height shall increase at no more than ten
(10) vertical feet for each ten (10) horizontal feet up to a building height of fifty-five
(55) feet After flftv flve (55) feet there IS no bundlnq height transition requwement
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Note: This figure to be updated.

Example: Diagram showing

example of height i
requirements and allowances
for multi'family | - I e Townhouse 35 Multi-Family Building
projects abutting Townhouse :
Zone-or-townheuse-properties. ' s K

- 45—

Property Line

C. Building Height on Sloped Properties. In cases where the multi-family property is at a
lower elevation than the abutting lower density parcel, building height may be adjusted per
this section based on the elevation of the lower density parcel’s minimum setback.

(Note: Deleted because redundant with Building Design code provisions.)
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15.510.130 Service Element Location and Design

Intent: Reduce the potential negative impacts of service elements on the pedestrian environment
and adjacent uses.

A. Service elements shall be located and designed to minimize the negative visual, noise, odor
and physical impacts to the street environment, adjacent uses, and on-site pedestrian and
recreation areas. Service areas shall also be sited and designed to provide sufficient visibility
to prevent hiding places for unwanted persons. (Note: Largely from existing requirement in
15.510.250(E))

1. Garbage/Recycling Collection Areas. All trash and recycling collection areas shall
be enclosed on all sides and be screened around their perimeter by a wall or fence.
(Note: Removed vegetation as screening method)

a. _Location.

I Garbage dumpsters/recycling collection areas must conform to the
setback and other standards within SMC 15.445.300 Service Areas
Screening and Placement: Garbage Dumpsters/Recycling Bins. (Note:
Existing requirement, reference added to assist with wayfinding)

ii. Garbage dumpsters/recycling collection areas shall not be located near
children’s play space or other recreation or gathering places. (Note: This
standard re-located from existing Recreation Space requirement)

b. Design. (Note: Added design standards below to ensure compatibility with
development and good sanitation)
i.  The design of detached service enclosures shall be compatible with the
design of the primary structure or structures on the site.
ii. _ Garbage/recycling collection areas shall be paved.

2. Mechanical Equipment and Utilities Apparatus. Locate and screen mechanical
equipment, utility meters, and other service utility apparatus to reduce visual impacts
from streets, adjacent uses and on-site pedestrian and recreation areas. (Note:
Clarified that mechanical and utilities equipment considered service elements which
require screening)
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15.510.14045.510-160-Exterior Lighting

Intent: Lighting design should consider the appropriate placement and quantity of light to
provide for security and aesthetic appreciation while avoiding glare and excessive brightness.
L|ght|ng contributes to a re5|dent|al communlty by extendlng the hours of outdoor use. Qemmen

&Hd—d%%lgﬂ—Add-l—HGH&LW—Hg—h{-lﬂg— nghtlng Ievels of adjacent uses should be con5|dered to
avoid competing light levels. Maximum light levels should be considered adjacent to single-

family residential areas. Lighting directed toaccent landscaping or architectural features is
appropriate, especially at entries._(Note: Deleted section redundant with Building Code.)

A. Location of Lighting. Lighting-Height: Lighting standards shall be ro-greaterthan-sixteen
16)-feetin-heightand-used to illuminate surfaces intended for pedestrians erand vehicles,

including as-weH-as-building entries, pedestrian walkways, recreation and common areas,
access drives and parking lots. (Note: Clarified what is considered ““surfaces intended for

pedestrlans and vehlcles) Ergh%ﬁ*&mes—ﬂhmaaﬁng—s&#aees—m%aﬂeeﬁeppedestn%s—shau
ight—(Note: Height

standards re- Iocated to section “B” below)

1B. Pedestrian Walkways. Exterior lighting shall be used to identify and distinguish the
pedestrian walkway network from automobile circulation.

a. _ Along pedestrian circulation corridors, lighting standards shall be placed between
pedestrian ways and public and/or private streets, driveways or parking areas.

bC. Effective lighting for pedestrian areas and pathways shall be directed toward the
ground.

2E. Building Entrances and Common Areas. Lighting shall be sited to provide
visibility in common areas and building entrances, including mail kiosks, stairwells,
parking garages, laundry rooms, exercise rooms, and outdoor common areas of the site.

B. Lighting Height. (Note: Standards below re-located from subsection “A’” above.)

1. Vehicle Circulation and Parking. Lighting standards used to illuminate surfaces
intended for vehicles shall be no greater than sixteen (16) feet in height.

2. Pedestrian Walkways, Building Entrances and Recreation and Common Areas.
Lighting standards used to illuminate surfaces intended for pedestrians shall include
pedestrian scale elements a maximum of twelve (12) feet in height.

CB- Glare._Light fixtures shall be sited and directed to minimize glare around residences and
shall conform to the general performance standards in SMC 15.460.030.
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15.510.20015-510-130 Pedestrian Circulation

tatentPurpose: Prioritize the pedestrian environment in the design of projects. Enhance
pedestrian safety and convenience by providing an integrated pedestrian circulation system
throughout the development and into the neighboring community. Contact points between
pedestrians and vehicular paths sheuld-shall be minimized and;-where-necessary-they-should-be
designed to alert drivers to eressing-pedestrians activity. (Note: Revisions made to better align
with Comprehensive Plan policies and other sections of this chapter.)

A. Pedestrian Circulation System. All developments shall feature a fully integrated
pedestrian circulation system that connects buildings, recreation epen-space, and parking
areas with the adjacent street sidewalk system.

1. Separation from Parking and Vehicular Circulation. Pedestrian circulation shall
consist of sidewalks or designated pathways, raised or otherwise grade-separated from
parking and vehicular circulation. (Note: Grade separation added for pedestrian

safety.)

aC. Pedestrian Entrances to Site. Pedestrian entrances to the site from the street shall
be clearly defined and designed so as to be separated from and more prominent than
driveways and entrances to parking garages.

b. Crosswalks. Where sidewalks or walkways cross vehicular driveways, provide a
continuous raised crossing, or distinguish the crossing from the vehicle surface by
marking with a contrasting paving material such as permeable pavement. (Note:
Re-located from 15.510.420(D) Location of Parking)

2B. Visibility/Security. To the extent possible, pedestrian walkways Pedestrian-paths
sheuld-shall be visible from buildings or parking lots, and shall be designed to avoid
creating “dead ends” or isolated areas.

B. Pedestrian Walkway Design.

1. Width. Sidewalks and pedestrian walkways shall be a minimum of five (5)feur{4)-feet
in width, clear of any vehicle overhangs.(Note: 5” width consistent with existing
citywide standard in 15.455.500 Surface Parking.)

2. Differentiated Materials. Walkways shall be differentiated from vehicle surfaces by
utilizing contrasting materials including stamped concrete, or other paving materials
(such as permeable pavement). (Note: From citywide standards in 15.455.500).
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15.510.300 Vehicular Access and ParkingCireulation

Purpose: Vehicular access and circulation shall sheuld-emphasize the safety of pedestrians,
enhance the streetscape in the neighborhood and minimize the traffic impact of new
developments on existing neighborhoods. Design emphasis shall be given to the pedestrian,
rather than the auto environment through placement of parking in less prominent locations.
(Note: Added text matches existing “Site Design & Building Orientation” purpose statement.)

15.510.310 Vehicular Access

Intent: Facilitate access that provides adequate capacity while reducing curb cuts and providing
for pedestrian safety.

A. Vehicle Access. Access to multi-family developments shall be from a major or minor
arterial wherever possible.

B. Driveway Entrances.

1. Consolidation of Entrances. Automobile access to parcels shall be consolidated per
SMC 15.455.420 Drlveway Entrances. Au%emeb#e—aeeess#r&l#b&eensehd&ted%%hﬂe

2. Drop-Off Areas. tatent-Ensure that parking does not dominate the streetscape, while
allowing drop-off areas for convenience and accessibility. Driveways serving front yard
porte-cochere-building entries shall be as approved by the Director, and may include a
maximum of three (3) designated short-term parking spaces.

C. Dead End Streets. The creation of Bead dead end streets shall be permitted only where

there is no feasible connection with an adjacent public and/or private street.

street.)

pathﬂasﬂappmpna%e—(Note Deleted because blcvcles can utlllze access drlves )
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15.510.32015.540-240-Location of Parking

Intent: Integrate parking into the development in a manner that maximizes accessibility and
convenience, while ensuring that parking does not dominate the streetscape and site design.
Parklng Iocated close to and VISIb|e from each unlt contrlbutes to convenlence and a feellng of

e Parklng accesmble from alleys,
or Iocated to the S|des or rear of bmldmgs helps to ensure that parking does not dominate the
site.

A. General Parking Standards. The requirements of this section are in addition to the general
standards in SMC 15.455.150, Location of Parking. (Note: This section added to assist
with wayfinding to other potentially applicable code requirements.)

BA. Location. No parking shall be located between a building and the front property line, other
than a driveway for passenger loading and off-loading only in conformance with SMC
15.510.310(B(2)15:516-158. Surface parking shall be located behind a building or to the
side of a building.

1B. Parking Next to Building. Parking located next to a building and within forty (40)
feet of the front property line shall not occupy more than the width of two (2)
lengthwise parallel parking stalls and one (1) travel lane, the equivalent of thirty (30)
feet.

2F. Parking in Rear Setback. Parking may be located in the rear setback area when
access is from an alley abutting the rear lot line. On corner lots, such parking may not
extend into the portion of the setback area required as a front yard adjacent to the
street.

C. Corner Lots. On corner lots, no parking shall be located between the building and either of
the two (2) front property lines. If a parcel abuts more than two (2) public or private streets,
no parking shall be located between the building and the front property line abutting the two
(2) public and/or private streets with the highest classification.

D. Security/Visibility. To the extent possible, parkingParking- shall either-be secured-or
visible from surrounding units._(Note: Removed requirement for security because this issue
is addressed within CPTED chapter.)

E. LargeParking Areas_in Multiple Building Complexes. Large-parking-Parking areas in
multiple building developments shall be broken up into small lots related to the group of
buildings served.
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this.

tandem parking not prohlblted elsewhere in chapter and removing I|m|t increases flexibility of

its use.)

(Note: 15.510.320 Traffic Calming & 15.510.330 Buffering Adjacent to Expanded Streets
deleted because public streets requlated by Title 11 Streets, Sidewalks and Public
Thoroughfares)
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15.510.33045:526-4006-Design of Surface and Structured Parking

IntentPurpese: These standards are intended to provide for safety and aesthetic considerations
in surface and under-building parking within multi-family developments.

A. 15510410 -General Considerations tatent. Avoid parking layouts that dominate a
development. Minimize parking as a visual element of a site and enhance the pedestrian
environment. To the extent possible, Pparking should be visible from living units-er-have
secured-entrances. (Note: Added text aligns with Comprehensive Plan policies and deletion
made regarding secured entrances because covered in CPTED code.)

B. 15.:510-420B—L.ighting. Lighting levels in surface and structured parking fets-facilities
shall conform to the standards in Chapter 17.24 SMC, Parking Lot Lighting, and Chapter
17.28 SMC, Parking Structures. (Note: Re-located from former 15.510.420(B) surface
parking and former 15.510.430(A) structured parking sections.)

D, ala a ALENIN N allal
c > v/ Sierpa®

a
O
O\A
A
a
Ci

vistbiity-ef parking-areas-shal-not-be-allowed—(Note: Staff will discuss with Police

Department whether to delete this section or re-locate it to the CPTED chapter.)

C. B. Residential Mixed Use Parking. Parking for residences on a mixed use site shall be
clearly delineated and separate from parking for commercial uses. (Note: Re-located from

15.510.810(B).)
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15.510.34015.510.420 Desigh-ef-Surface Parking LetsDesign

Intent: Locate parking such that unsecured parking areas are visible from living units and safely
illuminated. Landscaping should provide an aesthetically pleasing treatment, provide for summer
shade and absorption of rainwater. Pedestrian pathways-walkways should allow for pedestrian

safety from parking areas to reS|dences Where the two {2—}areas are separated Wher&ma#mle

thestreetseape (Note: Last sentence deleted because no standard currentlv exists that requires
this type of landscaping and driveway separation seems sufficient.)

A. General Design and Construction Standards. The following surface parking standards
shall be in addition to applicable parking provisions required in SMC 15.455.400, General
Design and Construction Standards, and its subsections.

AB. Surface Parking Landscaping.

1. The requirements of this section are in addition to the general standards in SMC
15.445.250, Surface Parking Landscaping. (Note: This section added to assist with
wayfinding to other potentially applicable code requirements.)

2. Landscape Islands. One (1) landscape island a minimum of six (6) feet in width,
exclusive of curbs, shall be required for each seven (7) parking spaces.-as-specified-in
SMEC-15:300.500(B)—(Note: This reference to the City Center Overlay District
landscaping code was deleted and is replaced by the general/citywide landscaping
requirements noted in #1 above.

a. _Stormwater/L1D Modifications. Landscape island siting and design may be
modified to accommodate Low Impact Development Best Management Practices
(LID BMPs).

b. Planting Bed Dimensions. 15.:308:-508(B}3)-The required width dimension for
interior parking area planting beds shall be a measurement of the usable soil area
between pavement curb edges. (Note: This section was re-located from the City
Center Overlay District sub-section 15.300(B)(3) but may be moved to the
general/citywide landscaping chapter.)

wewsiremm%abeve(Note CPTED practlces alreadv covered in SMC Tltle 17 make
requirement for transparent glazing unnecessary.)
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contrasting-paving-material-such-as-permeable-pavement—(Note: This sub-section relocated
t0 15.510.200 Pedestrian Circulation.)

15.510.35045-510-430-Besigh-of-Structured Parking_Design

Intent: Locate structured parking under or within multi-family buildings to enhance safety and
aesthetics. Aesthetic considerations include appropriate screening and subordination of under-
the-building parking.

(Note: Many security-related provisions deleted below are redundant with the existing CPTED
Chapter. Staff will talk to Police Department regarding proposed deletions and need for re-
location to CPTED chapter or elimination from code.)

A. General Structured Parking Standards. The following structured parking standards shall
be in addition to parking provisions required in SMC 15.455.600, Structured Parking
Standards, and its subsections.

ala N L) ala ‘alaldiala M Fa\V/a' N
> c O~ > G v v v
T 3 0

the-reguirementsof Chapter 1728 SMC.Parking-Structures. (Note: Re-located to

B. Vehicle Entrances. Parking located under or within buildings shall subordinate the garage

entrance to the pedestrian entrance in terms of location and design. (Note: Re-located from
15.510.330(A).)
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CB. Minimizing Views into the Parking Structure Interior.Facades.

1. Screening. Parking located at grade under a building shall be attractively screened
through a combination of decorative grilles, or trelliswork. Screening shall provide for
light, airflow, and natural surveillance into the structure, while limiting access. Since
screening is intended to increase security by restricting access to the facility, the
screening must be reasonably strong and durable to withstand vandalism and the
elements.

2. Screening of Garages Serving Individual Units. Separate enclosed garages serving

individual units shall be completely enclosed or shall be screened as described
above.

D2. Underground Structures. For underground structures, the first level below grade shall be

daylighted by either grading the site down or using air wells to allow natural light and
ventilation into the structure. Such openings shall be barred to prevent access and landscaped
in a manner that provides both screening and visibility through the landscaping. Openings
shall be adjacent to well-traveled walks or frequently used areas of open space.

E3. Stand-Alone Parking Structures. Stand-alone, multi-level aboveground parking

structures shall be avoided in multi-family complexes.

a.

b.

General Structured Parking Standards. Where allowed by a decision of the
Director due to special design or site conditions, multi-level above-ground parking
structures shall comply with the structured parking standards in SMC 15.455.600

throuqh 15 455 620 the%epmeﬁananen—ekamete%ﬁm&ﬂg—and#mrmm

%MWMH#WMM

Code reference changed from City Center ground floor use standards to

general/citywide requirement for internal consistency and because of similarity of

standards.)

Parking Structure Character and Massing. Parking structure facades over forty

(40) feet in length shall incorporate vertical and/or horizontal variations as required in
general standards in SMC 15.455.610(F), except that the vertical facade changes shall
be incorporated at least every forty (40) feet over the length of the applicable facade.
(Note: 40’ vertical facade change matches existing code requirements for multi-
family buildings.)
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be-enclosed-glass-orwire-glass-can-be-used- (Note: Either redundant with CPTED

chapter, or will be re-located to chapter.)

E—Cireulationand-Access-Control: (Note: Either redundant with CPTED chapter, or will be
re-located to chapter.)

F—Active-Seeurity-Measures. (Note: Either redundant with CPTED chapter, or will be re-

located to chapter.)

FG.  Maintenance. Residential parking structures shall be well-maintained, as trash and graffiti
may leave the impression that the facility is not secure.
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15.510.500 Recreation and-Open-Space

Purpose: Enhance livability and quality of life by providing Fe-previde-for-adequate recreation
and-open-space areas-for the-residents of multiple-family dwellings, to separate such areas from
automobile-oriented space, and to enhance the environmental quality of multiple-family
residential districts.

15.510.410 Minimum Recreation Space Requirements

Intent: Provide opportunities for both passive and active recreation space in new residential

development. and-eutdoorareasforpassive-enjoymentof-natural-areas. Recreation and-epen
space areas-sheuld-shall include amenities appropriate for the ages of people likely to live in the

residences and be located with regard to climate conditions, particularly solar access, and safety.

A. Application. Each multi-family building or complex of five (5) or more units shall provide a
minimum area of recreation and-epen-space, as designated in this chapter.-feHows:

B. Minimum Area Required.

Unit Size Minimum Required RecreationOpen
Space
2 bedroom or larger 200 square feet
1 bedroom 160 square feet
Studio 120 square feet
Overlay Districts (City Center, S 154" & Angle

Lake Station Areas)

60 square feet

(Note: This table reformatted to add existing overlay district requirement.)

maden%&a&desenbed—m—s%seeﬂen—@)—ef—tms—seenm Note: Re- Iocated to “C Tvpe of

Recreation Space” and “Outdoor Recreation Space” sections below.)

facilities as described in subsection (C) of this section. (Note Re- Iocated to e

Type of Recreation Space” and “Indoor & Single-Purpose Recreation Space”
sections below.)
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located to ““B. Minimum Area Required and “C. Type of Recreation Space’ and

“Outdoor Recreation Space” sections below.)

C. Type of Recreation Space Required. The minimum amount of required recreation space by

type is as follows:

(Note: This is a new table with existing and proposed requirements. Proposed changes are

intended to add flexibility while maintaining quality of recreation space provided.)

General Requirements

Overlay Districts (City

Center, South 154™ Street
& Angle Lake Station
Areas)

OUTDOOR RECREATION SPACE

Outdoor Common Space

Minimum 50%

Minimum?75 %100%

Outdoor Single-Purpose Space Up to 50% Not counted
Play Areas Amount equivalent to Optional
50%
of minimum required
recreation space for 2-
bedroom+ units
*Not required for age
restricted retirement
apartments or assisted
living facilities
INDOOR RECREATION SPACE
Indoor Common Space Up to 50% Up to 25%
PRIVATE RECREATION SPACE
Private Balconies/Patios Up to 50% Up to 25%

D. Required Recreation Space in Phased Developments. Multiple-family dwelling

developments which are built in phases efless-than-twenty(20)-dweling-units-shall provide on-

site recreation facilities for each phase or shall provide the total amount of recreation facilities
required for the complete development in the first phase of construction. (Note: Re-located from

15.510.560)
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(Note: These

sections re-
located and
revised within

the following
new section:

15.501.420
Location and

Design of
Recreation

Space.)
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15.510.420 Location and Design of Recreation Space

Intent Prowde accessmle useable safe and malntalnable recreatlon and—epewspace for aII
re3|dents Op 3 3 ahd-viewsandprovid attractiv

(Note: Deleted lanquage re-located to “B’” below.)

A. Outdoor Recreation Space. Outdoor recreation space includes outdoor common space,
outdoor single-purpose space and play areas.

1. General Criteria. Recreation spaceOpen-space-areas-sheuld-shall be oriented to
sunlight and views, and provide attractive amenities such as paths, picnic areas, seating,

active recreation facilities, landscaping and good lighting. (Note: Re-located from Intent

Statement above and revised.)

2. Not Counted. The following shall not count toward outdoor recreation space
requirements.

a. _Vehicle Facilities. Ne-drivewaysDriveways, parking or other vehicular uses.-can

be-located-in-the-outdoorrecreation-or-open-space-area-(Note: Re-located from

15.510.530(A)(5)).

b. Setbacks and Landscaping.

1. Setbacks. Required front, side and rear yard setback areas.-shaH-not-count
toward-outdoorrecreation-space— (Note: Re-located from 15.510.530(A)(6))

Side and rear yard setback areas added because of value of buffers).

2. _Landscaping. Otherreguired-Required landscaping {such as building facade
landscaping, rear/side yard landscaping, tretuding-noncompatible use

Iandscape buffers and parklng lot Iandscaplng &Hd—SGHSI-t—I—VG—&FG&—bH—f—feFS

strip in_pedestrian corridors which meet the requirements of
15.510.420(D)(2) may be counted as outdoor recreation space
within side and rear setbacks when provided per the Side/Rear
Yard requirement in the landscaping standards chart in SMC
15.445.210. This five (5) foot landscaping strip also fulfills
the Side/Rear Yard landscaping requirement in SMC
15.445.210.
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c. _Critical Areas. Critical areas and critical sensitive-area buffers except for
Wl%heu{—eemaaen-aeeess—lmks—sueh—asarea of approved pedestrlan trails shal-not

Re Iocated from 15 510. 530(A)(10))

3. _General Location and Design Requirements.
a. _Location.
i. Central/Accessible. To the extent possible, recreationOpen-space areas-shall be
centrally located near a majority of units, accessible and usable to residents, and
visible from surrounding dwelling units.

ii. __Not Adjacent to Service Areas. Recreation space shall not be located adjacent
to dumpster enclosures, loading/service areas or other incompatible uses. (Note:
Consistent with proposed Service Element section, existing requirement for play
area location, common in other cities’ codes.)

Feqweemem—(Note Deletmq because standard IS confusmq and because of

design value of required 5’ landscape buffers within those setbacks )

b. Design.
i.  Maximum Slope. No required recreation er-open-space area-shall have a slope

greater than four percent (4%), unless the area has been developed with an
enhanced accessibility system of ramps, stairs, terraces, trails, or other site
improvements._(Note: Re-located from 15.510.530(A)(11))

ii. _Landscape Buffer Requirements. A Type Il landscaping buffer consisting of
fencing and plant screening with a minimum width of five (5) feet shall separate
at grade the-recreation space from public streets, parking areas, and driveways.
(Note: Re-located from 15.510.530(A)(7))

iii. Connectivity. Recreation space shall be linked with adjacent sidewalks and
pedestrian pathways, connected to the pedestrian circulation system and
accessible from all residential units. (Note: Consistent with 15.510.540(C) and
Pedestrian Circulation section.)
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B. Outdoor Common Space. Outdoor common space shall be usable outdoor multi-purpose
space accessible by all residents (Note: From 15.510.510(A)(1)(a))

1. Facility Types. Outdoor common space includes: courtyards, plazas and multi-purpose
green spaces;, and upper level common decks-paties or terraces.and-publichraceessible
pedestrian-trails. (Note: From 15.510.510(B). Pedestrian trails re-located to ‘““outdoor
single purpose space, because it does not provide the same level of utility as other multi-
purpose spaces listed here.)

2 15:510.540-Courtyards, and-Plazas and Multi-Purpose Green Spaces. Courtyards,
plazas or multi-purpose green spaces shall be utilized as focal points which serve to
organize the placement of buildings.;-as-deseribed-in-SMC-15.510.540:(Note: From
15.510.510(B)(1))

a. Dimensions. Courtyards, plazas and multi-purpose green spaces shall have a

minimum width of twenty (20) feet and a minimum depth of fifteen (15) feet. (Note:
This reduces requirement from minimum 20’ width, up to max. 75’. Dimensions in

line and on Iow end when compared to requwements of other similar cities).

buéeway&(Note Re- Iocated to General De5|qn 3(b)(|||)Connect|V|tv above)

€. Courtyard/plaza areas shall include a minimum of one (1) tree for each two hundred
(200) square feet of required area. The plaza/focal area shall consist of at least fifty
percent (50%) decorative paving (such as permeable pavement), and include one (1)
lineal foot of seating per each forty (40) square feet of required plaza area.
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GARTEN )
COURTYARD COURTYARD 3
T
e - -
Sl fane o B
2 ] ;
Space-areas. 3 - . - b :
PLAY SPACE COURTYARD
] b r——

‘VP

PECESTRIAN § BICYCLE-ONLY -

2. Upper Level Decks or Terraces (Note: From 15.510.510(B)(2)) Upper level common
decks;-patios; or terraces, roof-gardens,-orvegetated-roefs;shall include the following:

a. Design Features. Upper level decks or terraces shall include amenities such as
seating areas, barbeques, fireplaces, recreational spaces, roof gardens or landscaping.
Space shall feature surfacing which enables residents to use the space and incorporate
features that provide for the safety of residents such as appropriate lighting levels.
(Note: From City of Kent.)

C. Play Areas. Play areas shall provide for adequate, safely located play space for children.

L0 e Cee e O e

areas.(Note: Some of deleted sentence re-located below in #1, other parts covered by other
Seclions of Sl Bedsmenaperienle s ocotolod Lo e lbos aen cocnnnl o Lol
section-(Note: Re-located to 15.510.410(C))

1. Location. 15:510.520{C)-Play space for children shall be centrally located, and as
follows:
a. Adjacent to main pedestrian paths or near building entrances, (Note: From Shoreline)
b. Accessible without crossing circulation areas,
c. visible-Visible from the dwellings, and
d. away-Away from hazardous areas like garbage dumpsters, drainage facilities, streets,
other vehicular travel ways;woeds; and parking areas.
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2. Design Features. 15:510.520(A)

a. Play Equipment Minimum. The children’s play space shall contain a minimum of
one (1) set of children’s play equipment as approved by the Director. Sitting or recreation
areas for adults shall be located in close proximity.

b. Play Equipment Standards. Play equipment shall meet consumer product safety
standards for apparatus, soft surfacing and spacing and shall be located in an area that is
at least four hundred (400) square feet in size with no dimension less than twenty (20)

feet.

to-tenants-with-children—(Note: Deletion proposed pending approval by Police Dept.)

D. Outdoor Single-Purpose Space. Outdoor single-purpose facilities shall be usable and
accessible by all residents.

1. Facility Types. Outdoor single-purpose space includes: Swimming pools, tennis/sport
courts and pedestrian corridors or trails.
(Note: Pedestrian corridors from 15.510.510(B). Other facilities from 15.510.510(C).)

2. Design Features for Pedestrian Corridors and Trails.

a. Pedestrian Corridors. Pedestrian corridors shall be separate from the public right of
way and shall be a minimum of thirteen (13) feet wide with a minimum eight (8) foot
pathway of an approved surfacing material. The remaining portion shall be
adequately landscaped and approved with a landscape plan. (Note: Pedestrian-only
corridors are currently a recreation space option, and it is assumed these are the
same as the 20-foot corridors in the City Center overlay district. Proposal reduces
the 20 feet to 13 feet similar to the Angle Lake Station Area overlay district.)

Example of Pedestrian
Corridor Configurations.
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b. Pedestrian Trails within Critical Area Buffers. Pedestrian trails shall be separate

from the public street system and function as access links in critical area buffers. The
minimum dimension of pedestrian trails are as established within Chapter 15.700
Critical Areas Fhe-sguare-footage-length-and-width-of publicly-accessible-pedestri

E. Design Features for Indoor Common Space. Indoor common space shall be multi-purpose
space accessible by all units. Space shall be designed for and include amenities and/or
equipment for recreational uses for a range of users. (Note: Similar to Kent.)

F. Design Features for Private Recreation Space. Private recreation space is outdoor space
and includes balconies, decks or patios which exclusively serve individual units (not
including covered porches or stoops).

1. Dimensions. To qualify as private recreation space, the space must be at least six (6) feet
wide, with no dimension less than five (5) feet. (Note: Similar to many other cities,
including Burien and Kent.)

2. _Screening.

a. Upper Level Balconies/Decks. Balconies or decks shall be fully separated from
adjacent private recreation space by walls, screens or partitions. (Note: From City of

Eugene, OR)

I. Screening/Privacy Abutting Residential Low Comprehensive Plan
Designation. Balcony railings shall provide visual screening so that the area
below the hand rail is a sight-obscuring solid, or partially solid material. (Note:
Largely from MRSC-Neighb Compatibility article)

b. Ground Floor Patios/Decks. Ground floor patios or decks shall be physically and
visually separated from common or publicly accessible space by railing, fence, wall or
landscaping. (Note: From City of Eugene, OR)
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15.510.43015-510-550-Maintenance

Intent: Ensure the maintenance of required recreation spaceen-site-epen-space-and-recreational
cacilitios,

Failure to maintain recreation space epen-space-and-recreational-faciities-in a usable manner is a

violation of this title. Prior to occupancy, a maintenance program for epen-space-and-recreational
facilities shall be submitted and approved by the Department. The program shall be secured with
a maintenance bond, or other suitable financial guarantee as approved by the City, for a period of
three (3) years in an amount equal to the estimated cost of maintenance over three (3) years.
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15.510.440 Recreation Space Reductions.

Intent. Allow for reductions to recreation space requirements to encourage multi-family
development in locations with appropriate public infrastructure, while also encouraging new
development to enhance the public realm.

A. The following reductions may be allowed for projects that meet the criteria delineated below.

Criteria Reduction
Play Ground Projects within one-quarter mile | Play area requirement waived.
Availability of public parks with

playgrounds, which are
(Outside of Overlay accessible without crossing
Districts arterial streets. (I_3Ia\_/ area requirement optional in overlay
Districts) districts per SMC 15.510.410(C))

Park Availability Projects within one-quarter mile | Projects Under 100 Units:
of public parks with Minimum recreation space requirements in SMC
playgrounds, which are 15.510.410 fulfilled when:

All proiects accessible without crossing e Private recreation space provided for each
arterial streets. unit per SMC 15.510.420(F).

Projects Over 100 Units
Minimum recreation space requirements in SMC
15.510.410 fulfilled when:

e Fifty (50) percent of the minimum
outdoor common recreation space
required per SMC 15.510.410 provided.

e Private recreation space provided for
each unit per SMC 15.510.420(F).
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Criteria

Reduction/Adjustment

Small Projects

Projects under fifteen (15) units.

Option 1:

Minimum recreation space requirements in SMC
15.510.410 fulfilled when:

Development Design Standards
SMC.

All proiects Phased projects that would result
in more than fourteen (14) units e Qutdoor common recreation space
are not eligible. provided in the amount required in SMC
15.510.410.
Option 2:
Minimum recreation space requirements in SMC
15.510.410 fulfilled when:
e Private recreation space provided for each
unit per SMC 15.510.420(F).
Note: Only one option may be utilized.
Mixed Use Projects which meet the mixed Projects Under 100 Units:
use definition and standards in Minimum recreation space requirements in SMC
All proiects Chapter 15.520 Mixed Use 15.510.410 fulfilled when:

e Private recreation space provided for each
unit per SMC 15.510.420(F).

Projects Over 100 Units:
Minimum recreation space requirements in SMC
15.510.410 fulfilled when:

e Fifty (50) percent of the minimum
outdoor common recreation space
required per SMC 15.510.410 provided.

e Private recreation space provided for each
unit per SMC 15.510.420(F).

Projects with
Recreation

Space
Requirements
Exceeding 20%
of Site Area.

(Outside of

Overlay Districts)

Projects located outside of
overlay districts, where the
square footage of the minimum
area requirement in SMC
15.510.410(B) exceeds twenty
(20) percent of the project’s net
site area.

Net site area is defined per SMC
15.510.050, Density Calculation,
as the total site minus any areas
that are classified as critical
areas. (Buffers for critical areas
are not deducted but rather are
included as part of the net site

area.)

Minimum recreation space requirements in SMC
15.510.410 fulfilled when:

e Outdoor common space provided as
required in SMC 15.510.410.

e Play area space provided as required in
SMC 15.510.410.

e Additional recreation space (after outdoor
common space and play area provided)
required to meet minimum area standard
in SMC 15.510.410 may be waived if
over twenty (20) percent of development
site.*

*Note: In cases where the square footage of the
required outdoor common space plus the play area
exceed 20%, amount adjusted to provide 20% of
site as outdoor common space, with 1,000 SF
configured as play area.
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15.510.45015-510-560-Cash Contribution in Lieu of On-Site Recreational

Intent: Allow for the contribution to an existing or future City park in lieu of on-site recreational
facilities in smaller developments.

A. Multi-Family Developments with Less than Twenty (20) Dwellings, Assisted Living
Facilities and Retirement Apartments. For multiple-family developments containing less
than twenty (20) dwellings and all assisted living facilities or retirement apartments, the
Director may allow in-lieu payment to the City in an amount comparable to the cost of
acquisition and installation of recreational facilities as would otherwise be required.
Multiple-family dwelling developments which are built in phases of less than twenty (20)
dwelling units shall provide on-site recreation facilities for each phase or shall provide the
total amount of recreation facilities required for the complete development in the first phase
of construction. (Note: Re-iterated text from (B) below.)

(Note: #s 1-3

re-located to

end of this
section.)

B. Multi-Family Developments with More Than Nineteen (19) Dwellings. Multiple-family
dwelling developments containing twenty (20) or more dwelling units (except for assisted
living facilities or retirement apartments) shall provide the on-site recreation facilities
required by this chapter. Multiple-family dwelling developments which are built in phases of
less than twenty (20) dwelling units shall provide on-site recreation facilities for each phase
or shall provide the total amount of recreation facilities required for the complete
development in the first phase of construction. —

Ci- Acceptance of Payment H1-in Lieu Contributions. Acceptance of such a voluntary
contribution is discretionary on the part of the City, and shall be permitted only when the size
of the development site and its projected population is too small to result in usable, high
quality recreational facilities, and the improvement of City park facilities in the vicinity will
be of greater benefit to the residents of the proposed dwellings.
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21. Park Improvement Fund. Such payments shall be placed in a fund to be used for capital
improvements in existing neighborhood parks or for the development of new parks in the
vicinity of the multiple-family dwelling development.

on-sie-
The fee shall be the equivalent of the monetary value of the required improvements for

recreation space plus the monetary value of the land area required to be placed in
recreation space. The project applicant shall provide the City with an estimate of the
improvement value and an appraisal for the value of the land for the identified intended
use with utilities and other non-structural improvements. The total monetary value of the
fee-in-lie shall be approved by the director. (Note: From Renton-calculation method is
clearer for applicant and staff.)
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15.510.600 Landscaping and Fences

Intent: Provide buffering adjacent to noncompatible uses, enhance building facades, create
pleasant outdoor spaces for relaxation, contribute to privacy, and help to define public from
private space.

A. General Landscaping. In addition to the standards of this section and chapter, landscaping
requirements shall be provided pursuant to Chapter 15.445 SMC, Landscaping and Tree
Retention. (Note: Added for wayfinding.)

Ghart—( Note DeIeted because requwements not tled to speC|f|c standards )

B. Multi-Family Landscaping.

1B. Building Entry Landscaping. Distinctive plantings shall be provided to define
entries, with a minimum of three (3) feet of Type V landscaping on either side of all

building entries. -seating-areas,and-provide-aceentsin-areascreated-by-butding

modulation.(Note: Specific landscaping type provided to clarify requirement.)

2C. Recreation Space Buffers. Landscape buffering adjacent to requwed recreatlon

spaces shaII be prOVIded as speC|f|ed in SMC 15. 510 xxx

, . (Note: Provided for wayfinding.)

3A. Noncompatible Use Buffers. Landscape buffering adjacent to noncompatible uses
shall be provided as specified in SMC 15.445.210, Landscaping Standards Chart.

f;’d::i:kmalmifl
separating pulel_le o Sem
pu_lehe and Ipl |rate_spaee I
R
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Definition and separation of public from private areas

because redundant Wlth CPTED and Landscaplnq chapter_)

CG. Fences. In addition to the standards of this section and chapter, fence requirements shall be
provrded pursuant to Chapter 15, 435 SMC Fences Fenees—mere—than—seventy—pereent

(Note: The following code is from the Angle Lake Station Area Overlay District.)

1. Prohibited Fences. The following types of fences and/or materials are prohibited.
a. Barbed wire/razor wire.

b.  Electric fences.

2. _Chain Link Fences. Chain link fences shall not be placed in a front yard and shall
only be used elsewhere if coated or finished to prevent rust.

B—eempaublewﬁh—natweptants (Note Deleted because unclear and qeneral Landscape

chapter provides planting instruction.)

D). Stormwater Facilities. Locate stormwater facilities as elements of designed landscaping
and pedestrian walkways without impeding pedestrian circulation.
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15.510.70045:540-200-Building Design

Purpose: Attention to building design encourages an aesthetically appealing and safe place to
live, while contributing to the pedestrian environment. Fraditional-residential-Residential forms
such as porches, gables, bay windows, color and texture add visual interest and provide human
scale that contributes to a sense of ownership and comfort.

15.510.71045-520-210-Building Entry DesignPedestrian-Building-Entries

Intent: Previde-Design building pedestrian-entries that are welcoming, prominent and highly

visible from other buildings and public areas. and-considersafe-alignments-ef sidewalks-and
paths—Elevating-Separating individual units a-shert-distanee-above-the-grade-from the street level

contributes to privacy and security.

A. Entries from Street. Entries from a street shall be clearly marked with weather protection,
canopies, architectural elements; and/or ornamental lighting. ertandseaping-Building entry
landscaping is required per SMC 15.510.600(B).

B. Entries from Parking Lots. Entries from parking lots shall be subordinate to those related
to the street.

SMQ—WaHeway—BH(ew%#aﬂd—Parlel:@hungu (Note Deleted because redundant W|th

Pedestrian Circulation provisions.)

C. Individual Entries at Street Level. Buildings with individual unit entries located at the
street level shall be:

. (Note: Revised text in #1 & #2 below are from Renton.)

1. Set Back. Set back from the sidewalk a minimum of ten (10) feet; or

2. Raised. Have the ground floor residential uses raised above street level for residents’

ervacy D—%ed—En%ms—NMH#&rmW—b%ng&ska#uH&&e%—h&lﬁ%ihgh%

i.__An entry raised two and one-half (2-1/2) feet above the grade shall be considered
sufficient to meet this requirement.

il.__In units where the grade is a minimum of two and one-half (2-1/2) feet above the

adjacent parking, sidewalk or other common areas, the-ene-half(1/2)-flight-up-entry

requirement shall be deemed to have been met.
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15.510.72045.510.220-Character and Massing

Intent: Reduce the apparent size of new buildings and create visual interest through architectural
form and detailing. Architectural features and treatments shall not be restricted toa single facade.

(Note: Re Iocated to

AIEAND

L Articulated entry Interval | Intecval L Imldlu

Articulation Interval Modulation
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A. Building Facade ArticulationVariation. Building facades shall be varied artieulated-with
architectural elements that break up long blank walls, add visual interest, and enhance the
character of the neighborhood._ All sides of a building open to view by the public, whether
viewed from public or private property, shall display a similar level of architectural guality
and interest. (Note: Re-located from ““Intent’” statement above.)

B. Vertical and Horizontal Variation Requirements.Articutation. Buildings shall employ
vertical and/or horizontal facade variation techniques. Vertical articulation-variation shall
occur at intervals of no more than forty (40) feet.

1. Methods of VariationMethods-ef Articulation. Three (3) or more of the following
methods of articwlation-facade variation shall be used such that the combination of
features project a residential character:

a. Vertical Modulation-Projecting/Recessing Facade Elements. Building
modulatlons shall be a m|n|mum of two (2) feet in depth and two (2) feet in W|dth-

(8)—feet— c—FlFewdmgLand mav |nclude archltectural features such as setbacks
indentations, everhangs, projections, cernices, bays, canopies;-or awnings.

thaneig#%)—f-eet(Note Relocated to flrstsentence ofsub sectlon > above.)

b. Window/Entry/Porch Elements.a—PrevidingProvision of a balcony, bay window,
porch, patio, deck, or clearly defined entry for each vertical variation interval.

cb—Light Fixture/Landscaping Elements. Previding-Provision of a lighting fixture,
trellis, prominent ornamental tree or other landscape feature within each vertical
variation interval.

thanetght—(S)—ﬁeete (Note Relocated to flrst sentence of sub sectlon“a” above)

d. Material Variations. Use of material variations such as contrasting colors, brick
or metal banding, or textural changes.

e. Horizontal Facade Changes. Artwerk-erbuHding-ornamentation: Design

techniques that differentiate the ground floor from upper floors such as:

i. Stepping back the upper floors from the ground floor building facade;
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ii. Changing materials between the building base, middle and top floors;

iii. Including a continuous cornice line or pedestrian weather protection element
between the ground floor and upper floors. (Note: From overlay district

requirements.)

_/ TOP
—_—

: MICOLE
' ! M 3
PACE
l{MTE?SIAL INTERVAL | INTERVAL INTEINALL
¥ —f +

(Note: New figure from City Center Overlay District chapter)

C. Modulation/Articulation-Variety of Facade Variation Technigues. A variety of
modulations and articulations facade variation techniques shall be employed. No more than
four (4) consecutive uniform medulatiens-techniques shall be used.

1. Buildings Over 160 Feet in Length. Buildings greater than one hundred sixty (160) feet

in length shall previde-include a prominent central feature ameng-the-medulations-which
may be counted toward the vertical variation requirement in SMC 15.510..

D. Windows Details. Windows shall provide relief, detail and variation on the facade through
the use of significant trim and architectural styling that lends human scale to the facade
through one of the following techniques:- (Note: Revisions from City of Kent)

1. Recess or project individual windows at least two (2) inches from the facade, or

2. Incorporate window trim at least two (2) inches in width and one (1) inch in depth_that
features color that contrasts with the base building color. (Note: Revisions from City of
Kent, existing code from #1(a) below)
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EG. Blank Walls.

1. “Blank walls” (building facade sections without windows or doors) greater than twenty
(20) feet in length that are visible from any right-of-way, private road, epen-recreation
space, sidewalk or through-block pathway shall be screened or treated as described in
subsection (G)(2) of this section.

2. Treatment of Blank Walls. Sections of “blank walls” shall be avoided, but if necessary
due to privacy or other design considerations, shall be treated in one (1) of the
following manners:

a. Install vertical trellis in front of the wall with climbing vines or other plant
materials over at least seventy percent (70%) of the blank wall surface that is at the
ground level, and over at least thirty percent (30%) of the remainder of the blank
wall surface;

b. Provide a decorative masonry pattern, or other architectural feature as approved by
the Director, over at least seventy percent (70%) of the blank wall surface that is at
the ground level, and over at least thirty percent (30%) of the remainder of the
blank wall surface; and/or

c. Employ small setbacks, projections, indentations, or intervals of material change to
break up the wall’s surface.

3. In no case shall sections of blank walls forty (40) feet or more in length be allowed.
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F. Rooflines. Rooflines shall be varied through two (2) or more of the following methods. The
maximum roof length without a variation shall be forty (40) feet.

1. Dormers. A projection from a sloping roof that contains a window.

2. Roofline with Architectural Focal Point. A prominent rooftop feature such as a peak,
tower, gable, dome, barrel vault or roofline trellis structure.

w

Roofline Variation. The roofline articulated through a variation or step in roof height or
detail, such as:

a. Projecting Cornice. Roofline articulated through a variation or step in cornice
height or detail. Cornices must be located at or near the top of the wall or parapet.

b. Articulated Parapet. Roofline parapets shall incorporate angled, curved or stepped
detail elements.

4. Pitched Roof or Full Mansard. A roof with angled edges, with or without a defined
ridgeline and extended eaves.

5. Terraced Roof. A roofline incorporating setbacks for balconies, roof gardens, or patios.

!] ] ] l ]‘_‘ I_- _:-_:{. - Parapets and roof details
rrrr Oogd I T
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GH. Rooftop Design. Building rooftops shall be designed to effectively screen mechanical
equipment from street-level view through one (1) or more of the following methods:

1.

2.

A concealing roofline;

A terraced facade;

A screening wall or grillwork directly surrounding the equipment;

Sufficient setback from the facade edge to be concealed from ground-level view; or

Vegetated roof designed in accordance with the Surface Water Design Manual and
applicable building codes.

H. Diversity of Building Types. Multi-building developments shall be required to provide each

building with differing architectural designs to provide visual interest and variety. This is

particularly important where multiple buildings front on the same street. Simple changes in

building colors or reversal of basic facade designs are not sufficient to comply with this

standard. To meet this requirement, changes in one (1) or more of the following architectural

features or designs must be employed: (Note: Revision based on best practice locally and

regionally.)

1.

Vertical or horizontal facade variation;

2. Window placement;
3. Building materials;

4. _Architectural style; or
5. Roof design.

Design of Accessory Structures. Carports, detached garages, and accessory structures shall

be designed as an integral part of the overall project. They should be similar in materials,

color, and detail to the principal buildings of a development. (Note: From Encinitas, CA)
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15.510.74015.510.240-Privacy

Intent: Orient buildings to provide for privacy, to the extent practical, both within the project

and for adjacent residential uses. Respect-adjacentproperties-by-locating-butdings-to-minimize
disruption-ofprivacy--One consideration is the views from upper stories of new buildings into

adjacent private yards, especially in less intensive zones. Buildings should also be designed so
that units within a development have appropriate private space.

A. Building design shall incorporate the following elements:

1. Windows. Stagger windows to avoid alignment with adjacent windows: and, to the
extent possible, locate windows to enhance privacy of abutting private yards.

a. 35:510-256{A-}Ground Floor Bedroom Windows. Ground floor bedroom
windows of residential units shall be separated from the sidewalk and public areas in
one (1) of the following manners:

iZ.  The ground floor shall be raised above ground level a minimum of four (4)
feet and pedestrian paths shall be at least five (5) feet away (horizontal
separation) from ground floor bedroom windows;

2ii.  Pedestrian paths shall be at least five (5) feet away (horizontal separation)
from ground floor bedroom windows, and windows shall be screened with
decoratlve archltectural features or utlllze obscurlnq glazing. Wﬁhﬂeeera%we

semen&ndJ&ndse&mnngFexﬁdmgﬂl%eFed%eFeem%—Dense Iandscaplng such

as hedges, shall not be used in front of windows.

23. Landscaping/Recreation Space. Use landscaping and epen-recreation space to

enhance privacy of residents and neighboring properties.

15.510-250 Butlding-Seeurity (Note: Strike-outs in this section made because of

redundancies with CPTED code unless otherwise noted.)
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(Note: Sub-section A below re-located to Privacy section above.)
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15.510.260 Building Materials and Colors

Intent: Add visual interest and contribute to human scale through texture, color and detailing.
Materials should be durable so that the development will continue to be an attractive part of the
community over time.

A. _Building Materials. Quality, durable materials that add visual interest shall be used in
building design.

B. Color.l—Colorand-materials-shall-be-varied-in-projects-asfolows:

1b. Colors and materials shall be used to visually reduce the size of buildings that are
larger than others in the neighborhood, through:

at. Contrasting trim detailing;

b#. Contrasting shades or colors to distinguish the ground from upper floors, or one
(1) section of building from another;

2a. Multi-Building Projects. In multi-building projects, colors or materials shall be
varied from structure to structure to differentiate between buildings, and provide
variety and individuality;

(Note: The deletions above were made because provisions not considered necessary.)
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15.510.800 Multi-Family and Residential Mixed Use Properties in the City
Center, Angle Lake Station Area, and South 154th Street Station Area Overlay
Districts

Purpose: To define standards for multi-family properties in the City Center Overlay District,
Angle Lake Statlon Area Overlay District, and South 154th Street Statron Area Overlay District.

%%%AppheabﬂMmen{—EnsereTo ensure that multi-family and mixed use

developments within the City Center Overlay District, South 154th Street and Angle Lake
Station Area Overlay Districts are subject to the same quality, compatibility and seeurity
prineiples-and-standards outlined in this chapter unless the specific purposes of the designated
City-Center Overlay District-South-154th-Street Station-Area—or-Angle-Lake Station Overlay

Districts create a need for a modified standard.

A. The following requirements shall be in addition to the multi-family standards contained in
this chapter.

A.B. &—City Center Overlay District.2—The following City Center Overlay District
Standards shall apply to all multi-family projects and residential mixed use projects in the
designated City Center:

(Note: The following requirements have been deleted from tables in C1 & C2: redundant site planning
requirements, SMC 15.300.325 Incorporating Bow Lake as a Focal Point and redundant parking and
landscaping requirements. The remaining requirements have been re-organized into the following table.)
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Multi-Family Projects in the City Center

Circulation SMC 15.300.100 — 15.300.120 Vehicular and pedestrian circulation
reguirements
Site Planning SMC 15.300.200 Building orientation
SMC 15.300.210 Building placement/setbacks
SMC 15.300.250 Layout of streetfront pedestrian zone
Parking SMC 15.300.410 Required off-street parking
Residential Mixed Use Projects in the City Center
Site Planning SMC 15.300.220 Abutting two or more streets
Open Space SMC 15.300.300 Note: Minimum amount of open space to be
SMC 15.300.310(A1), (B), (C) provided per SMC 15.300.320 Front Yard
SMC 15.300.320 Open Space
Parking SMC 15.300.400 — 15.300.460 City Center parking standards
Building Design SMC 15.300.610 Required for non-residential components:
SMC 15.300.620 o Street level design
e Pedestrian building entries
Mixed Use SMC 15.300.700 — 15.300.730 Mixed use requirements
Requirements

(Note: See deletion note regarding these tables on previous page.)
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D. South 154th Street Station Area Overlay District.

1. The following South 154th Street Station Area Overlay District Standards shall apply to all
multi-family projects in the designated South 154th Street Station Area:

Circulation:
SMC 15.305.100
SMC 15.305.110
Site Planning:
SMC 15.305.200
SMC 15.305.210

Circulation
Vehicular Circulation Requirements

Site Planning and Building Orientation
Building Placement Setback and Pedestrian Zone Width

a a a d alalaWa N Nan O\

2. The following South 154th Street Station Area Overlay District Standards shall apply
only to ground floor commercial in mixed use residential projects in the designated South
154th Street Station Area: (Note: Revised text still to be confirmed and re-organized into

table.)

Open Space:

SMC 15.305.300
SMGC-15:305:310
SMC-15:305:320
Siboe 0B 220

Building Design:

SMC 15.305.600
SMC 15.305.610
SMC 15.305.620

Open Space and Amenities
: II .l : I
Open Space Maintenance

Building Design
Street Level Design
Pedestrian Building Entries

S E sl Lon b epnsnenl ol bonn e e
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E. Angle Lake Station Area Overlay District.

(Note: Revised text still to be confirmed and re-organized into table.)

1. The following Angle Lake Station Area Overlay District Standards shall apply to all
multi-family projects in the designated Angle Lake Station Area:

Site Planning:
SMC 15.310.200 Site Planning and Building Orientation
SMC 15.310.210 Building Placement/Setbacks

SMC 15.310.220 Development Abutting Two (2) or More Street
Frontages

SMC 15.310.250 Layout and Width of Streetfront Pedestrian Zone

2. The following Angle Lake Station Area Overlay District Standards shall apply only to
ground floor commercial in mixed use residential projects in the designated Angle Lake
Station Area:

Open Space:

SMC 15.310.300 Open Space and Amenities

SMC 15.310.310 Minimum Open Space Area Required
SMC 15.310.320 Location and Design of Open Space
Building Design:

SMC 15.310.610 Street Level Design

SMC 15.310.620 Pedestrian Building Entries

SMC 15.310.630 Building Facades
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Station-Area-Overlay-Districts (Note: These requirements re-located to Recreation Space

section now insections 15.510.400-15.510.450)

1. Waiving Commercial Open Space Requirements. Commercial open space requirements
may be waived for ground floor retail, or service uses specified in SMC 15.300.730 and
15.305.057, at the discretion of the Director, to encourage the inclusion of retail and service
uses that will serve the multi-family development and immediate neighborhood. The
commercial open space requirement shall not be waived for ground floor uses such as
hotel/motel and other commercial uses that generate significant demand for open space.
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15.510.700 Incentives

Purpose: To encourage types of development that are beneficial for the community, or for which
there is a particular need.

15.510.-710-Application of Incentives (Note: These subsections to be maintained but will
be re-organized into a table.)

Intent: Support the combination of multiple incentives while placing a cap on the total
percentage of incentives that keeps the maximum density within a reasonable limit of the
underlying zone.

A. The number of allowed units in a development may be increased for incorporation of the
incentives in this section.

1. Maximum Density Incentive. The maximum density incentive that may be achieved
through the application of multiple incentives is a thirty percent (30%) increase in the
base number of permitted units.

2.  Maximum Height Incentive. The maximum height incentive that may be achieved
through the application of multiple incentives is a fifteen (15) foot increase in the
maximum building height identified in SMC 15.400.100, Residential Standards Chart,
and 15.400.200, Commercial, Industrial, Park Standards Chart.

a. An incentive used to obtain additional height in this chapter may not be used to
obtain additional density.

3. Combining Incentives. Density incentives as specified in Chapter 15.425 SMC,
Development Incentives, may be combined with these incentives, but the total of all
incentives may not exceed a thirty percent (30%) increase in the base number of
permitted units. The bonuses shall be on a building-by-building basis and are not
transferable from one building to another.

15.510.-720-Senior Housing

Intent: Encourage the provision of senior housing within the community to allow for a variety of
housing options to aging persons as their family size and housing needs change. This incentive is
not applicable to projects whose sole purpose is housing intended for seniors (age fifty-five (55)
years or older) (i.e., adult family homes, assisted living facilities, continuing care retirement
communities, retirement apartments, convalescent center/nursing homes, etc.).

A. Density Bonus. A twenty percent (20%) increase in the allowed number of units shall be

permitted when a minimum of thirty-five percent (35%) of the units within the project are
reserved as assisted living units or retirement apartments.
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B. Height Bonus. A ten (10) foot increase in the maximum allowed height shall be permitted
when a minimum of thirty-five percent (35%) of the units within the project are reserved as
assisted living units or retirement apartments.

15.510.730-Mixture of Unit Sizes

Intent: Promote a mixture of unit sizes within a development, in order to encourage the presence
of residents during the daytime. Larger units typically house families, where an adult may be
present during the daytime. Having a mixture of unit sizes can contribute to a more secure
community.

A. Density Bonus. A ten percent (10%) increase in the allowed number of units shall be
permitted with a mixture of unit sizes in a development with at least thirty-five percent
(35%) of the units being two (2) bedroom or larger.

B. Height Bonus. A five (5) foot increase in the allowed height shall be permitted with a
mixture of unit sizes in a development with at least thirty-five percent (35%) of the units
being two (2) bedroom or larger.

15.510-740-Condominium/Owner-Occupied Housing

Intent: Encourage units to be constructed as condominiums, and remain owner-occupied through
codes, conditions, and restrictions (CCRS) or other restrictive covenants, contributing to a sense
of ownership, investment in the community, and stability in the resident population of multi-
family areas.

A. Density Bonus. A thirty percent (30%) increase in the allowed number of units shall be
permitted for a condominium development, where the codes, conditions, and restrictions
(CCRs) of the homeowners’ association or other restrictive covenants are set up to maintain
home ownership within the development and restrict the number of units that may be used
as rental properties. CCRs shall be reviewed and approved by the Director prior to recording
to ensure this provision cannot be modified or eliminated.

B. Height Bonus. A fifteen (15) foot increase in the allowed building height shall be permitted
for a condominium development, where the codes, conditions, and restrictions (CCRs) of
the homeowners’ association or other restrictive covenants are set up to maintain home
ownership within the condominium and restrict the number of units that may be used as
rental units. CCRs shall be reviewed and approved by the Director prior to recording to
ensure this provision cannot be modified or eliminated.

15.510-756-Underground Parking

Intent: Promote the placement of parking underground in order to facilitate urban spaces,
pedestrian orientation, and greater efficiency in use of land for housing and open space.
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A

Density Bonus. A ten percent (10%) increase in the allowed number of units shall be
permitted for developments where a minimum of seventy-five percent (75%) of the parking
is placed underground.

Height Bonus. A five (5) foot increase in the allowed building height shall be permitted for
developments where a minimum of twenty-five percent (25%) of the parking is placed
underground.

15.510.760-Outdoor Recreation/Open Space

Intent: Encourage the placement of additional open space throughout multi-family developments
in order to enhance outdoor recreational opportunities for residents.

A.

Density Bonus. A ten percent (10%) increase in the allowed number of units shall be
permitted when at least fifteen percent (15%) additional recreation and/or open space over
what is required is provided within a multi-family development.

Height Bonus. A five (5) foot increase in the allowed building height shall be permitted
when at least fifteen percent (15%) additional recreation and/or open space over what is
required is provided within a multi-family development.

15.510.770 Architectural Design

Intent: Promote enhanced building layout and design in multi-family buildings through the
incorporation of additional design elements and features.

A

Density Bonus. A ten percent (10%) increase in the allowed number of units shall be
permitted when additional building design is provided within a multi-family development.

Height Bonus. A five (5) foot increase in the allowed building height shall be permitted
when additional building design is provided within a multi-family development.

The enhanced design elements shall consist of the following:
1. Incorporate all methods of articulation identified in SMC 15.510.220(B)(1).
2. Utilize all methods of window treatment identified in SMC 15.510.220(D).

3. Incorporate three (3) or more roofline variations identified in SMC 15.510.220(F).
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15.510.900-Concept-Hlustrations (Note: These images will either be re-located to

pertinent sections of code, or deleted.)
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