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Chapter 18.28
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Draft Chapter 18.28 Tukwila Urban Center (TUC) District

18.28.010 ORIENTATION

This Chapter contains the primary Development Code that will be used to evaluate development projects
or improvement plans proposed on properties within the Southcenter Plan Area. The Code contains
regulations governing Use, Height, Building Placement, Public & Private Frontage, Parking, Streets, Blocks,
Open Space, Landscaping, Site Design, and Architecture. See the Tukwila Comprehensive Plan and
Southcenter Subarea Plan for more detail about the long range vision for the Plan area and a discussion of
City actions and investments that support implementation of the Southcenter vision.

18.28.020 HOW TO USE THE DEVELOPMENT CODE

A. The Development Code is organized into four primary sections — District based standards,
Corridor based standards, supplemental development regulations and a separate
Southcenter Design Manual.

B. Following are instructions on how to locate and review the Development Regulations that
apply to a specific property:

1. Locate the property on the District Map, Figure 1, and Corridor Map Figure 2. Identify which
District and Corridor Type(s) apply to the property.

2. Review the District Standards and Corridor Standards in the accompanying Tables and identify
the specific standards for the applicable District and Corridor Type. Note that the Tables are
intended as a summary and do not encompass all mandatory requirements presented
throughout the Development Regulations.

3. District standards govern:
a. The use of a building or site, see Table 1 Land Uses Allowed by District.
(1) All Districts appear in the top row of the Table.

(2) The uses are organized by category and if allowed in a District are listed as either
permitted (P), conditional (C), accessory (A), or unclassified (UUP).

(3) All permitted uses for a single district are allowed either alone or in combination
with any other permitted uses within a parcel.

(4) Other uses not specifically listed in this Title are permitted should the DCD Director
determine them to be similar in nature to and compatible with other uses permitted
outright within a district; consistent with the stated purpose of the district; and
consistent with the policies of the Southcenter Plan.

b. The scale and configuration of the built environment, see Table 2 District Standards.

(1) All Districts appear in the top row of the Table.
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Draft Chapter 18.28 Tukwila Urban Center (TUC) District

(2) The Primary Regulations are listed in the left-most column of the table in the order
that they appear in the text.

(3) The Development Standards that apply to each District can be reviewed by cross
referencing a Regulation with a District.

(4) More detailed information about the regulations and guidelines that apply to each
district can be reviewed in the Section referenced in the headings. These regulations
are set forth to ensure that the height and setbacks of new buildings and the scale of
new blocks and streets are consistent with the purpose of each Southcenter District.

4. Corridor standards govern:

a. Thoroughfare configuration, public frontage conditions, building and parking placement,
front yard landscaping, and architectural aspects of a building’s facade within the first 185
feet of a parcel, measured from the curb line. See the Corridor Type Charts, Figures 3-10.

(1) Each Corridor Type has a separate chart listing the applicable development
standards.

(2) All existing streets, pre-located new streets, pedestrian walkways, and primary open
spaces are designated as a Corridor Type on Figure 2 Corridor Map.

(3) New streets built to satisfy Maximum Block Face length requirements (Section
18.28.060.) shall be configured as one of the Corridor Types permitted by District
listed in Table 2 . District Standards.

(4) New streets or open spaces that do not fall into one of the preceding categories shall
be configured as one of the Corridor Types permitted by District listed in Table 2
District Standards.

b. More detailed information about the development regulations and guidelines that apply to
each Corridor can be reviewed in the subsequent sections. These regulations are set forth
to ensure that the configuration, location, orientation and design of new development
match the envisioned character of all streets and open spaces in the Plan area.

5. Supplemental Development Regulations:

a. These sections contain regulatory definitions, requirements and guidelines that are
common for all properties in Southcenter. They address front yard encroachments, special
corner features, new streets configurations and guidelines, open space, landscaping, site
components, and parking.

b. Although conformance with the guidelines is recommended, developers are permitted to
propose alternative design solutions to these aspects of the development if they are able
to demonstrate that such design solutions meet the overall objectives of the Plan.
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Draft Chapter 18.28 Tukwila Urban Center (TUC) District

C. Design Review

1. Design Review for Projects located in the Regional Center (RC), Transit Oriented Development
Neighborhood (TOD), Pond District, or Commercial Corridor District:

a. Projects meeting the thresholds for design review shall be evaluated using the corridor
based architectural design regulations and the guidelines set forth in the Southcenter
Design Manual.

b. Type of Review

(1) Projects meeting any one of the following criteria shall be reviewed administratively as
a Type 2 decision (see TMC Chapter 18.60):

* New non-residential structures between 1,500 and 25,000 square feet in size (total on
premises)

* New residential or mixed use buildings providing up to 20 dwelling units (total on
premises)

e Any exterior repair, reconstruction, cosmetic alterations or improvements, when the
cost exceeds ten percent (10%) of the building’s current assessed valuation

® Exterior expansions between 1,500 and 25,000 square feet in size (total on premises)

(2) Projects meeting the following criteria shall be reviewed by the Board of Architectural
Review (BAR) as a Type 4 decision (see TMC Chapter 18.60):

* New non-residential structures greater than 25,000 square feet in size (total on
premises)

* New residential or mixed use buildings with more than 20 dwelling units (total on
premises)

e Exterior expansions greater than 25,000 square feet in size (total on premises)

2. Design Review for Projects located in the Workplace District:

a. Buildings containing any dwelling units which meet the following thresholds for design
review shall be evaluated using the corridor based architectural design regulations and the
guidelines set forth in the Southcenter Design Manual.

(1) Type of Review:

* New residential or mixed use buildings providing up to 20 dwelling units (total on
premises) shall be reviewed administratively as a Type 2 decision (see TMC Chapter
18.60)

® Any exterior repair, reconstruction, cosmetic alterations or improvements to buildings
over 10,000 square feet, when the cost exceeds ten percent (10%) of the building’s
current assessed valuation shall be reviewed administratively as a Type 2 decision (see
TMC Chapter 18.60)

* New residential or mixed use buildings projects with more than 20 dwelling units (total
on premises) will be reviewed by the Board of Architectural Review (BAR) as a Type 4

decision (see TMC Chapter 18.60)
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Draft Chapter 18.28 Tukwila Urban Center (TUC) District

b. All other projects meeting the following thresholds for design review shall be evaluated

using the corridor based architectural regulations and the design review criteria in TMC
Chapter 18.60.050.

(1) Type of Review:

e New construction or exterior expansions between 1,500 and 25,000 square feet shall
be reviewed administratively as a Type 2 decision (see TMC Chapter 18.60)
® Any exterior repair, reconstruction, cosmetic alterations or improvements to

buildings over 10,000 square feet, when the cost exceeds ten percent (10%) of the
building’s current assessed valuation shall be reviewed administratively as a Type 2
decision (see TMC Chapter 18.60)

e New Construction or exterior expansions greater than 25,000 sf shall be reviewed
by the Board of Architectural Review as a Type 4 decision (see TMC Chapter 18.60)

D. See the Applicability section to determine which other Tukwila codes may apply to a
specific property.

W:\Long Range Projects\Southcenter Plan\Plan 2011\FINAL PC DOCS_June 2012\TMC18.28_PCReviewDraft.docx Page 5 6/25/2012



bistﬁcté

Pond

|:| Warkplace

|:| Commercial Corridor
Regional Center

Transit Criented Development

e Southcenter Plan Boundary

/

g
r
i
i

Tulkwila Pond

L

]

st Pl §

L/

r Park W

al'e Park D Dr

Ando

|

Ch rst

b
————

-
3
:

!

Figure 1 District Map

W:\Long Range Projects\Southcenter Plan\Plan 2011\FINAL PC DOCS_June 2012\TMC18.28_PCReviewDraft.docx

Page 6

6/25/2012



Corridor
b CrimiENCial Corridor

Freeway Frontage Carridor
e FtLre Commercial Coridor
Meighhorhood Corridor
Future Neighborhood Corridor
s Pedestrian Walkw ay

o Tukwila Pond Esplanade
s |Irhian Corridor

s FUtUre Urban Corridor
YWalkable Corridor
{01 I3CE COrricior

e Future Workplace Cormridor

@ Special Cormer Feature

—

©

i

2 ¥
z S|
— L LYY

Tulawila Pond

S 168th St

. |

L LE T T

|'
Corporate Or W
Wig Blvd 0—1|

Industry Dr,

Duveaihish River

00— -

1
v mEEltale Park O Or

1 |
4 ¥ Corporate | 5
l! inkler Bhed ] ik
' : S e EE——
H : |I
. e UplandDr |
i
1
! I"_ ey |
r \ ) e Midtand Or |
¥ &= ~
i .
Q %
l 2
b/ Tritand Dr
T

Figure 2 Corridor Map

W:\Long Range Projects\Southcenter Plan\Plan 2011\FINAL PC DOCS_June 2012\TMC18.28_PCReviewDraft.docx

Page 7

6/25/2012



Table 1 Land Uses Allowed by District

Land Uses Allowed by District

Regional
Center

TOD

Pond
District

Commer-
cial Corr.

Work-
place

P = Permitted A = Accessory C = Conditional UUP = Unclassified Use Permit

Retail *

Animal Kennels and Shelters including doggy
daycare

Athletic or Health Clubs

Automotive Service and Repair

o
N

Banks, Financial, Insurance and Real Estate
Services

Bars, Cocktail Lounges, Nightclubs & Pool Halls

Brew Pubs, on-site brewing

Bulk Retail

|0 |0 |O

Business Services (e.g. copying, fax & mailing
centers)

Drive Through Facilities or Services

Electric Vehicle Charging Station Levels 1 and 2

Electric Vehicle Charging Station Level 3

> |TU|T© |©

Gas Stations including car wash

General Retail

o

Laundries, Tailors and Dry Cleaners

©O|lO|O |> |O|O

©W|O|O |[> |TO|O |©O

Personal Services (e.g. beauty & barber shops,
nail salons, spa, travel agencies)

Recreation Facilities (commercial indoor)

O |

Recreation Facilities (commercial outdoor)

Repair Shops (small scale goods: bicycle,
appliance, shoe, computer)

Restaurants with associated cocktail lounges and
sidewalk cafes

Theaters except adult entertainment

Vehicle Rental and Sales (not requiring a
commercial driver's license)

Veterinary Clinic with temp. indoor boarding and
grooming

Office

Professional, Outpatient Medical, Dental,
Governmental Services and Research

Medical and Dental Laboratories

Lodging

Hotel, Motel, Extended Stay, Bed and Breakfasts

Civic & Institutional

Convention & Exhibition Facilities
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Regional Pond  Commer- Work-

Land Uses Allowed by District Center TOD District  cial Corr. place
Cultural Facilities including libraries, museums, art
galleries, performing arts centers
Daycare Centers P P
Education & Instructional Facilities, public and
private including colleges and universities P P P
Parks, trails, picnic areas, playgrounds and public
community centers P P P
Police and Fire Stations C C C
Post Office P P P
Religious Institutions, greater than 750 sf
assembly area C C C C C
Religious Institutions, less than 750 sf assembly
area P P P P P
Industrial, Manufacturing and Warehouse
Cargo Containers subject to 18.50.060 A
Industrial Commercial Services (e.g. etching, film
processing, lithography, printing & publishing) P
Light Industrial: Manufacturing, Processing and
Assembling uses that have little potential for
creating off-site noise, smoke, dust, vibration or
other external impacts or pollution. P
Outdoor storage of materials to be manufactured
or handled as part of a permitted use within the
Zone, screened pursuant to TMC 18.52 A
Self-storage Facilities P
Warehouse storage and wholesale distribution
facilities P
Transportation, Communication & Infrastructure
Commercial Parking, day use only P P P P P
Essential Public Facilities, except those listed
separately UupP UupP UUP UUP UuUP
Intermodal transit stations, Rail transit facilities uupP uupP uup uup uup
Internet Data Centers & telephone exchanges P
Park and Ride Lots UuP UuP UuP UUP UuP
Parking Areas A A A A A
Public transit facilities and stations (bus) P P P P P
Radio, television, microwave or observation
stations and towers C C C C C
Utility Facilities, aboveground and not in R-O-W C C C C P
Utility Facilities, underground or in R-O-W P P P P P
Wireless Communication Facilities P’ P’ P’ p’ P’
Residential
Dormitories A A
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Regional Pond Commer- Work-

Land Uses Allowed by District Center TOD District cial Corr. place
Dwelling - multi-family, townhouses, mixed use,

senior citizen housing P P P p*
Home Occupation A A A p*
Continuing Care Retirement Community P P

1) Minimum interior height for ground level retail of all types is 18 feet from floor to floor plate. Use
conversions in existing buildings are not required to meet this standard.

2) New businesses are limited to locations within the Freeway Frontage Corridor. See additional
design standards in the Southcenter Design Manual.

3) East of the Green River only

4) Only on properties fronting the Green River or Minkler Pond

5) Excludes outside vehicle storage or maintenance

6) 3,500 sf max per use

7) Subject to TMC 18.58
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Table 2 District Standards

Regional Pond Corridor
District Standards Center TOD District Comm.  Workplace
18.28.050 Structure Height®
25 ft 25 ft
Minimum Height fronting fronting
Baker BI. Baker BlI. n/a n/a n/a
Maximum Height 85 ft 45 ft 45 ft 45 ft 45 ft
115 ftor
214 ft w/in
300 ft of 70 ft, no
Frontal Improvement Height Incentive Tukwila Py increase
& w/in 150
Southcenter ft of Pond
Py 70 ft edge n/a n/a
115 ftor
214 ft w/in
300 ft of 70 ft, no 70 ft
Multi-Family Height Incentive Tukwila Py increase River
& w/in 150 adjacent
Southcenter ft of Pond parcels
Py 70 ft edge n/a only
18.28.060 Maximum Block Face Length
Provision of New Streets 2 700 ft 700t 900 ft
850 ft max max max max 900 ft max
18.28.070 Permitted Corridor Types for New Streets - -
Pedestrian Corridor - permitted | permitted | -
Walkable Corridor permitted permitted | - -
Neighborhood Corridor permitted permitted | permitted | - Permitted®
Urban Corridor permitted | permitted | permitted
Commercial Corridor permitted | permitted
Workplace Corridor - - permitted | permitted
Tukwila Pond Esplanade - permitted
Pedestrian Walkway permitted
18.28.080 Side and Rear Setbacks
Side and Rear Yards
Facades with windows 15 ft 15 ft 15 ft 15 ft 10 ft
Facades without windows 5 ft 4 5 ft 4 5 ft ¢ 5 ft 5 ft
18.28.090 Side and Rear Landscaping Requirements
Side and Rear Yards
Along on-site Facades with windows | 5 ft 5 ft 5 ft 5 ft 5 ft
All other yards 0ft 0ft 0ft 5 ft 0 ft
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1) Portions of the building that extend above the primary building mass, such as non-habitable space
(clock towers, roof-top cupolas, elevator and mechanical equipment enclosures), unenclosed space
(roof deck trellises, gazebos), and other special architectural features, shall not exceed the
maximum height requirement by more than 20 feet, provided they are set back a minimum of 10
feet from the edge of the roof (see also TMC 18.50.080).

2) Does not apply to Freeway Frontage Corridors

3) Permitted adjacent to residential uses.
4) May be waived as part of design review if Building and Fire Code requirements are met

W:\Long Range Projects\Southcenter Plan\Plan 2011\FINAL PC DOCS_June 2012\TMC18.28_PCReviewDraft.docx Page 12 6/25/2012



Walkable Corridor

Existing Streets

Baker Boulevard, 61° Place S.

New Streets

As indicated on Corridor Type Map

THOROUGHFARE CROSS-SECTION

Existing street No change
New street Public frontage only
|
PUBLIC FRONTAGE STANDARDS L 15.0' !
Total Required Width 15 ft aewlk
Sidewalk Width 15 ft min Public Frontage

Landscapine €€ 8rates, a minimum of 36 sf in
PINE  size located at back of curb face.

Each block shall be planted with ARCHITECTURAL DESIGN REGULATIONS:
Street Tree  deciduous trees at a maximum Building Fagades fronting a Walkable Corridor

Spacing distance of 20-30’, depending on Shopfront Treatment - Ground Floor Commercial Uses
species. Shopfront length (vertical articulation) 50 ft max

Street Tree Species See City Street Tree List Articulation increment 30 ft max

Other Streetscape See 18.28.240 General Shopfront transparency 80% min

Landscape Standards Landscaping Horizontal Modulation

Lighting Top required
Pedestrian and vehicular-scale decorative street Base required
lighting with a maximum spacing consistent with Vertical Modulation Increment (excluding shopfront)
IES recommendations. Length Increment 80 ft max

Ground-Level Transparency Requirement

PRIVATE FRONTAGE & BUILDING PLACEMENT (Sl Uoes tiin shop it Seaiien)

Building Orientation To Street Commercial uses /5% min
required or not required required Other uses 20% min
Frontage Coverage Applicable to the fagade of a building fronting a Pond:
Minimum percentage covered 65% Horizontal Modulation

Front Yard Setback Top required
Maximum from property line 10 ft Base required
On-Site Surface Parking Locations Vertical Modulation Increment

Permitted Side or Rear of building Pond fagade length increment 60 ft max

Ground-Level Transparency Requirement

LANDSCAPING REQUIREMENTS Commercial uses 75% min

Front Yard Other uses 20% min
Minimum (waived if Public Frontage 15 ft of

Improvements are built to standard) streetscape
Figure 3 Walkable Corridor Standards
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Pedestrian Walkway
Corridor

APPLIED TO:

Existing Streets

n/a

New Streets

As indicated on Corridor Type Map

THOROUGHFARE CROSS-SECTION

Existing street n/a
New Pedestrian
Walkway

THOROUGHFARE STANDARDS

Total Required Pedestrian

Walkway Width LUSEI
Tree Grates, a minimum of 36 sf in

Landscaping size located at back of sidewalk,
plants in pots, planter boxes.
Deciduous trees at a maximum

See new cross-section

Tree_ distance of 20-30’, depending on
Spacing .

species.
Street Tree Species See City Street Tree List
Lighting

Pedestrian-scale decorative street lighting with a
maximum spacing consistent with IES
recommendations.

PRIVATE FRONTAGE & BUILDING PLACEMENT

Building Orientation To Pedestrian Walkway
required or not required Not required
Front Yard Setback

Minimum from edge of thoroughfare 0 ft
On-Site Surface Parking Locations

Permitted Front, Side or Rear of building

LANDSCAPING REQUIREMENTS

Front Yard
n/a

Figure 4 Pedestrian Walkway Corridor Standards
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{BACK OF SIDEWALK)
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|
1

|
20'- 30 ¥
PEDESTRIAN
WALKWAY

New Pedestrian Walkway

ARCHITECTURAL DESIGN REGULATIONS:
Building Fagades fronting a Pedestrian Walkway

Horizontal Modulation

Top required
Base required
Vertical Modulation Increment

Length Increment 80 ft max
Ground-Level Transparency Requirement
Commercial uses 75% min
Other uses 20% min

Applicable to the fagade of a building fronting the

Green River®:
Horizontal Modulation

Top required

Base required

Vertical Modulation Increment

60 ft max

Length Increment

Ground-Level Transparency Requirement

Commercial uses 75% min

Other uses 20% min

1 Applies to the river-facing fagade of a building
when the building is located within 200" from the

ordinary high water mark of the Green River.
6/25/2012




Tukwila Pond Esplanade Corridor

APPLIED TO:

Existing Streets

n/a

New Streets

Tukwila Pond Esplanade’ North Edge

THOROUGHFARE CROSS-SECTION

Existing streets n/a
New street See new cross-section

PUBLIC FRONTAGE STANDARDS

Total Required Esplanade .
Width 25 ft min

Tree Grates, a minimum of 36 sf in
Landscaping size located at back of esplanade,

plants in pots, planter boxes.
Street Tree Species See City Street Tree List
See 18.28.240 General
Landscaping and
18.28.250 Open Space
Regulations

Other Landscape
Standards

Lighting
Pedestrian-scale decorative street lighting with a

POND PROPERTY LINE p

{ BACK OF SIDEWALK

p 25 ’ ~
ESPLANADE

New Tukwila Pond Esplanade

ARCHITECTURAL DESIGN REGULATIONS:
Building Facades Fronting the Esplanade

Shopfront Treatment — Ground Floor Commercial Uses

2 These standards are not applicable until the City
invests in design & construction of the esplanade (in

part or in its entirety). In addition, for those properties

bordering the esplanade that are already developed
with structures and improvements oriented away

from the pond and esplanade, the Corridor Standards
will be applied only when a complete redevelopment

of the property is proposed.
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maximum spacing consistent with IES Shopfront length (vertical articulation) 50 ft max
recommendations. Articulation increment 30 ft max
Shopfront transparency 80% min
Building Orientation To Esplanade Top requ!red
- - - Base required
required or not required required Vertical Modulation Increment (excluding shopfront)
Frontage Coverage Length Increment 60 ft max
Minimum percentage covered 65% Ground-Level Transparency Requirement
Front Yard Setback (excluding uses with shopfront treatment)
Maximum from back of esplanade facing 0 ft Commercial uses 75% min
Tukwila Pond Other uses 20% min
On-Site Surface Parking Locations
permitted Rear of buiding | [ e S
Front Yard
n/a

Figure 5 Tukwila Pond Esplanade Corridor Standards
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Neighborhood Corridor 4 Backof el

|

|

Existing Streets '
Andover Park East — Tukwila Pkwy to Trek '
|

|

I

|

Christensen

Trek Drive

Industry Drive

Minkler — Andover Park E. to River

Wig Drive |
Bauch Drive [P— 75_0,%‘
New Streets stcewalk Public Frontage

As indicated on Corridor Type Map

THOROUGHFARE CROSS-SECTION ‘ , ‘ l ! ! ‘

Existing street No change et T T
New street See new cross_section pari(ing bi.ke Erave\.lane travelllane bi.ke par.king
New Thoroughfare Cross-section
PUBLIC FRONTAGE STANDARDS
Total Required Width 15 ft ARCHITECTURAL DESIGN REGULATIONS :
Sidewalk Width 15 ft min: Building Fagades fronting a Neighborhood Corridor
10 ft on Minkler Horizontal Modulation
Landscaping Tree grates a minimum of 36 sfin Top required
size located at back of curb face. Base required
On Minkler, a continuous Vertical Modulation Increment
landscaped strip a minimum of 5 ft Length Increment 80 ft max
wide located at back of curb face. Ground-Level Transparency Requirement
Stre(?t Tree Each block shall be pIantedlwith Commercial uses 75% min
Spacing dECIdUOl;IS trees a‘F a max dlst.ance Other uses 0% rin
of 20-30’, depending on species. i — .
Street Tree Species See City Street Tree List Applicable t;) the fagade of a building fronting the
Other Streetscape See 18.28.240 General re“ R"’°""P“d:
Landscape Standards  Landscaping i 20N ENVIOCEAION) ;
Lighting Top required
Base required

Pedestrian and vehicular-scale decorative street
lighting with a maximum spacing consistent with
IES recommendations is required. Pond facade length increment 60 ft max
River facade length increment 80 ft max

PRIVATE FRONTAGE & BUILDING PLACEMENT Ground-Level Transparency Requirement

Building Orientation To Streets/Open Spaces

Vertical Modulation Increment

: : : Commercial uses 75% min

required or not required required Other uses 20% min

Front Yard Setback

Minimum from property line 15 ft

On-Site Surface Parking Locations
Side or Rear of building. e
Street Front: 1 double-loaded aisle Minimum (waived if Public Frontage 15 ft of

Permitted of parking between building and Improvements are built to standard) Streetscape

primary street (maximum 63 ft in
width)

3 Applies to the river-facing fagade of a building when

. . . the building is located within 200" from the ordinary
Figure 6 Neighborhood Corridor Standards high water mark of the Green River.
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Urban Corridor

APPLIED TO:

Existing Streets

Andover Park West — Tukwila Pkwy S to Minkler
Longacres Way

Strander Boulevard

New Streets

As Indicated on Corridor Type Map

THOROUGHFARE CROSS-SECTION

Existing street No change
New street See new cross-section

PUBLIC FRONTAGE STANDARDS

Total Required Width 15 ft

Sidewalk Width 8 ft min

A continuous landscaped strip 7

ft wide located at back of curb on

existing streets; tree wells on

new streets.

Each block shall be planted with

Street Tree deciduous trees at a maximum

Spacing distance of 20-30’, depending on
species.

Street Tree Species See City Street Tree List

Other Streetscape See 18.28.240 General

Landscape Standards  Landscaping

Lighting

Pedestrian and vehicular-scale decorative street

lighting with a maximum spacing consistent with

IES recommendations is required.

PRIVATE FRONTAGE & BUILDING PLACEMENT

Building Orientation To Streets/Open Spaces

Landscaping

required or not required required
Front Yard Setback
Minimum from property line 15 ft

On-Site Surface Parking Locations
Side or Rear of building
Street Front: 1 double-loaded aisle
of parking between building and
primary street (max 63 ft in width)

LANDSCAPING REQUIREMENTS

Front Yard
Minimum (waived if Public Frontage 15 ft of
Improvements are built to standard) Streetscape

Figure 7 Urban Corridor Standards

Permitted

|
|4— Back of sidewalk

M -

f—&@'—ﬁem'ﬂ
sidewalk  planting

strip |

[fe——15.0——>]

Public Frontage

| = - |

w

| | |
I I I I | I L 1
75' 6.0' 1.0 11.0 6.0 7.5'

parking bike travel lane travel lane bike parking

New Thoroughfare Cross-section’

ARCHITECTURAL DESIGN REGULATIONS:
Building Fagades fronting an Urban Corridor

Horizontal Modulation

Top required

Base required

Vertical Modulation Increment

Length Increment 100 ft max

Ground-Level Transparency Requirement

Commercial uses 65% min

Other uses 20% min

Applicable to the fagade of a building fronting the

Green River °® or a Pond:
Horizontal Modulation

Top required

Base required

Vertical Modulation Increment

Pond facade length increment 60 ft max

River facade length increment 80 ft max

Ground-Level Transparency Requirement

Commercial uses 75% min

Other uses 20% min

4 New street on south side of Tukwila Pond shall only
have on-street parking on the south side of the street.
5 Applies to the river-facing fagade of a building when
the building is located within 200" from the ordinary
high water mark of the Green River.
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Commercial Corridor

APPLIED TO:

Existing Streets

Tukwila Parkway

Southcenter Parkway

S. 180" Street

West Valley Highway

New Streets

As Indicated on Corridor Type Map

THOROUGHFARE CROSS-SECTION

Existing street No change
New street n/a

PUBLIC FRONTAGE STANDARDS

Total Required Width 15 ft

Sidewalk Width 6 ft min
Landscaping A continuous landscaped strip 9 ft
wide located at back of curb.

Each block shall be planted with

Street Tree

Spacing deciduous trees at a maximum
distance of 20-30’, depending on
species.

Street Tree Species See City Street Tree List

Other Streetscape See 18.28.240 General

Landscape Landscaping

Standards

Lighting

Vehicular-scale decorative street lighting
consistent with a maximum spacing consistent
with IES recommendations is required.

PRIVATE FRONTAGE & BUILDING PLACEMENT

Building Orientation To Streets/Open Spaces
required or not required not required

Front Yard Setback

Minimum from property line 15 ft
On-Site Surface Parking Locations

Permitted Front, side or rear of building

LANDSCAPING REQUIREMENTS

Front Yard

Minimum (waived if Public
Frontage Improvements are built to
standard)

15 ft of
Streetscape

Figure 8 Commercial Corridor Standards
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\
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‘sidewalk planting strip ‘

f«e——15.0——>]

Public Frontage

ARCHITECTURAL DESIGN REGULATIONS:
Building Fagades fronting a Commercial Corridor

Horizontal Modulation

Top required

Base required

Vertical Modulation Increment

Length Increment 100 ft min

Ground-Level Transparency Requirement

Commercial uses 65% min

Other uses 20% min
Applicable to the fagade of a building fronting the

Green River® or a Pond:
Horizontal Modulation

Top required

Base required

Vertical Modulation Increment

Pond facade length increment 60 ft max

River facade length increment 80 ft max

Ground-Level Transparency Requirement

Commercial uses 75% min

Other uses 20% min

6 Applies to the river-facing fagade of a building when
the building is located within 200" from the ordinary
high water mark of the Green River.
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Freeway Frontage Corridor

APPLIED TO:

Existing Streets

Tukwila Parkway (between Southcenter Pkwy and
185’ west of Andover Park West)

Southcenter Parkway (between Tukwila Pkwy and
Strander Blvd.

New Streets
n/a

THOROUGHFARE CROSS-SECTION

Existing street No change
New street n/a

PUBLIC FRONTAGE STANDARDS

Total Required Width 15 ft

Sidewalk Width 6 ft min
Landscaping A continuous landscaped strip 9 ft
wide located at back of curb or a
combination of curb landscaping
and street trees integrated into
sidewalk, provided total public
frontage meets required width.
Each block shall be planted with

Street Tree

Spacing deciduous trees at a maximum
distance of 40-50’, depending on
species.

Street Tree Species See City Street Tree List

Other Streetscape ¢ 158,240 General

Landscape Landscaping

Standards

Lighting

Vehicular-scale decorative street lighting
consistent with a maximum spacing consistent
with IES recommendations is required.

PRIVATE FRONTAGE & BUILDING PLACEMENT

Building Orientation To Streets/Open Spaces
required or not required not required

Front Yard Setback

Minimum from property line 15 ft
On-Site Surface Parking Locations

Permitted Front, side or rear of building

Figure 9 Freeway Frontage Corridor Standards

\
ﬂ— Back of sidewalk
\
\
\
\
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\
\
\
\
\
\

\
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Public Frontage

ARCHITECTURAL DESIGN REGULATIONS:

Building Fagades fronting a Freeway Frontage
Corridor

Horizontal Modulation

Top required
Base required
Vertical Modulation Increment

Length Increment 100 ft min
Ground-Level Transparency Requirement’
Commercial uses 20% min

LANDSCAPING REQUIREMENTS

Front Yard
Minimum (waived if Public Frontage 15 ft of
Improvements are built to standard)  Streetscape

7 Minimum ground-level transparency requirements
do not apply when: 1) the sidewalk grade is 10 feet or
more above the finished grade of the structure; or 2)
there is another building located directly between the
street frontage and the proposed building, screening
the view of the proposed building from the street.
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Back of sidewalk

Workplace Corridor

APPLIED TO:

Existing Streets

Minkler Blvd — Southcenter Pkwy to APW
Costco Drive

Upland, Midland & Triland Drive

N/S between Costco Drive and S. 180™ st.
Andover Park West — Minkler to S. 180" St.
Andover Park East — Trek to S. 180™St. |

——mmm g

. es.o‘%l<—9.o‘ﬂ
Sperry Drive }sidewalk planting strip ‘
New Streets 50—

As indicated on Corridor Type Map

THROUGHFARE CROSS-SECTION

Public Frontage

Existing street No change E é
New street See new cross-section M
e % % {
7.5 13.0' 13.0' 75'
PUBLIC FRONTAGE STANDARDS parking travel lane travel lane parking
Total Required Width 15 ft
Sidewalk Width 6 ft min New Thoroughfare Cross-section

Landscaping A continuous landscaped strip 9 ft

wide located at back of curb. ARCHITECTURAL DESIGN REGULATIONS:
Street Tree  Each block shall be planted with Building Facades fronting a Workplace Corridor

Spacing deciduous trees at a maximum Horizontal Modulation
distance of 20-30’, depending on Top required
species. Base not required
Street Tree Species See City Street Tree List Vertical Modulation Increment
Other Streetscape See 18.28.240 General Length Increment 140 ft max
L:cmdtscape Standards __Landscaping Ground-Level Transparency Requirement
nghFlng — - - Warehouse/Light Industrial uses 20% min
Vehicular-scale street lighting with a maximum
spacing consistent with IES recommendations is Other uses 60% min

required. Applicable to the fagade of a building fronting the
Green River® or a Pond:

PRIVATE FRONTAGE & BUILDING PLACEMENT Horizontal Modulation

Building Orientation To Streets/Open Spaces Top required
required or not required not required Base required
Front Yard Setback Vertical Modulation Increment
Minimum from property line 15 ft Pond facade length increment 60 ft max
On-Site Surface Parking Locations River facade length increment 80 ft max
Permitted Front, side or rear of building Ground-Level Transparency Requirement
Commercial uses 75% min
Front Yard

Minimum (waived if Public Frontage 15 ft of
Improvements are built to standard) streetscape

8 Applies to the river-facing fagade of a building when
the building is located within 200" from the ordinary

Figure 10 Workplace Corridor Standards high water mark of the Green River.
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Draft Chapter 18.28 Tukwila Urban Center (TUC) District

18.28.030 APPLICABILITY
A. Relationship to other Tukwila Codes

1. The provisions of this chapter apply to properties within the Southcenter Plan Area, shown in
Figure 1.

2. The provisions of this chapter shall modify the regulations and other provisions in TMC Title 18
Zoning; provided that the regulations and provisions of the entire Tukwila Municipal Code (TMC)
shall apply when not specifically covered by this chapter; and, further, provided that where Title 18
and the goals of the Southcenter Plan and this chapter are found to be in conflict, the provisions of
this chapter shall apply unless otherwise noted.

3. Areas within 200 feet of the OHWM of the Green River are subject to the regulations in the
Shoreline Overlay at TMC 18.44 which supersede this chapter when in conflict.

4. Areas meeting the definition of sensitive areas or sensitive area buffers are subject to the
regulations of Chapter 18.45 Environmentally Sensitive Areas and 18.54 Tree Regulations.

5. Alterations to nonconforming structures, uses, landscape areas or parking lots shall be made in
accordance with the standards in TMC Chapter 18.70.

6. Tukwila has adopted local amendments to the International Building and Fire Codes which should
be reviewed early in the development process, see TMC Title 16.

7. Boundary line adjustments, lot consolidations, short plats, subdivisions and binding site
improvement plans shall be subject to the requirements of TMC Title 17 Subdivision Code.

8. Signs shall be regulated according to Title 19 Sign and Visual Communication Code.

9. Public and private infrastructure must be designed and built in compliance with the standards
contained in the current edition of the Tukwila Public Works Department Infrastructure Design and
Construction Standards.

B. Intensification of Use

1. Maximum Block Face Length and Public Frontage Improvements are required when an
individualized assessment by the DCD Director determines that the improvements are reasonably
necessary as a direct result of the transportation impacts of a proposed development.

C. Pad Development, Expansions or Complete Redevelopment

1. Construction of a new pad building on a site with existing development shall meet all requirements
for the structure, and any alterations to non-conforming landscape areas or parking lots shall be
made in accordance with the standards in TMC Chapter 18.70.
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Draft Chapter 18.28 Tukwila Urban Center (TUC) District

2. Expansions of existing buildings shall meet all requirements for the new portions of the structure,
and any alterations to non-conforming landscape areas or parking lots shall be made in accordance
with the standards in TMC Chapter 18.70. If design review is triggered limited modifications to the
exterior of the existing portion of the structure may be required to aesthetically unify the structure.

3. Development of a vacant site or complete redevelopment of a site shall require compliance with all
of the standards and guidelines in this chapter.

18.28.040 DISTRICTS

A. Five Districts are hereby established within the Tukwila Urban Center in the specific locations
and with the specific names indicated in Figure 1 District Map.

B. Districts — Purpose

1. TUC-RC: Regional Center. The area in the vicinity of Westfield Southcenter Mall, with easy access to
the new bus Transit Center, is intended to provide an area that will continue to infill and intensify
with more retail, services, and entertainment uses southward toward Strander Boulevard and
eastward across Andover Park West. Over the long term, infill development on the high-value
property of the Mall may continue the transition from surface parking to structured parking, and
may be increasingly characterized by mid-rise or high-rise building components built over the retail
base.

2. TUC-TOD: Transit Oriented Development (TOD) Neighborhood. The area extending from the bus
transit center on Andover Park West, eastward towards the Sounder commuter rail/Amtrak station
is intended to provide a more compact and vibrant mix of housing, office, lodging and supportive
retail and service uses. Parking will be accommodated by a combination of off- and on-street
parking spaces/lots. The overall structure of the TOD Neighborhood will be characterized by
moderate development intensities and building heights. A fine-grained network of streets with
pedestrian amenities will increase the walkability of the area.

3. TUC-P: Pond District. The northern edge of the Pond District is intended to provide an area of
higher density mixed use development over retail, restaurants and services, oriented towards the
Pond and a paved waterfront esplanade. Maximum building heights will be lower than in the
adjacent Regional Center district, to provide sunlight to and views of the Pond.

4. TUC-CC: Commercial Corridor District. Southcenter Parkway will continue to feature auto-oriented
retail and services in a manner similar to the existing patterns of development in that area.

5. TUC-WP: Workplace District. The large southern portion of the Plan Area will continue to provide a
wide range of distribution, warehousing, light industrial, “big box” retail, and furniture outlets, with
incremental infill by office and other complementary commercial uses. Residential uses may front
the Green River.

C. The scale and pattern of all development shall be governed by the standards and regulations
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Draft Chapter 18.28 Tukwila Urban Center (TUC) District

for the applicable District.

18.28.050 STRUCTURE HEIGHT

A. The minimum and maximum height of a structure shall be as specified by District or modified
by a special height overlay, see Table 2.

1. Structures oriented to Baker Boulevard shall have an average height at least as high as the
minimum listed in the District regulation chart.

2. A Special height overlay modifies the maximum height of structures to establish a special scale in
the specified locations.

B. Pond Edge Height Limit

1. Development located within 100 feet of the Tukwila Pond Park is not eligible for incentive height
increases.

2. The maximum height in this location shall be as specified by District
C. Public Frontage Improvement Height Incentive

1. Asan incentive to provide public frontage improvements and/or new streets that are not otherwise
required under this code, allowable structure heights may be increased to the limits specified in
District Standards, Table 2, when:

a. Developers construct public frontage improvements along their parcel frontages on existing
streets, constructed to the standards of this Code;

b. Developers construct new 20 foot wide half streets with one side of public frontage
improvements, constructed to the standards of this Code;

c. The existing sidewalk width and configuration along a parcel’s frontage meets or exceeds the
public frontage standard and, when averaged, the landscape width and street tree spacing
meet the required public frontage standard. Additional sidewalk width may substitute for an
equal area of landscaping.

d. In order to take advantage of this incentive the public frontage improvements must start and
stop at property boundaries, intersections or traffic signals and transition safely to neighboring
conditions.

2. The public frontage height incentive will be applied proportionally to parcels with more than one
frontage based on the following:

(1) Each frontage will be evaluated separately based on its Corridor Type’s public frontage
standards.
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Draft Chapter 18.28 Tukwila Urban Center (TUC) District

(2) The height bonus will be applied to a percentage of the total building footprint(s) on site
based on the percentage of the parcel’s total public frontage that, when averaged, meets
the public frontage standard. For example, when averaged, if one of a parcel’s two
frontages meets the corridor’s public frontage standard then 50% of the total building
footprint on site is eligible for the height incentive.

3. The maximum height in these locations shall be as specified by District.
D. Multi-Family Height Incentive

1. As an incentive to construct residential dwelling units, allowable structure heights may be
increased to the limits specified in District Standards, Table 2.

2. Structures may be completely residential or mixed use with residential uses comprising at least half
of the occupied floor area of the building.

18.28.060 MAXIMUM BLOCK FACE LENGTH
A. Definition

1. Block Face length is a measure of a length of a block, in feet, from curb face to curb face of two
intersecting and publicly accessible streets (public or private).

B. Regulation

1. Development sites (properties or assemblages of contiguous properties) with a block face that
exceeds the specified Maximum Block Face length standard must construct new publicly accessible
streets in locations that result in the creation of city blocks that do not exceed the Maximum Block
Face length for that District.

2. Forthe purposes of determining Block Face length, alleys are considered as part of the interior of a
block. For development sites bounded by rivers or ponds, property lines along the adjacent water
body and pedestrian ways providing waterfront access may qualify as defining the edge of a block.
In no other case shall pedestrian ways qualify as defining the edge of a block.

3. New streets must be designed, configured, and located in accordance with Section 18.28.120 New
Streets.

18.28.070 PERMITTED CORRIDOR TYPES FOR NEW STREETS

New streets built to satisfy Maximum Block Face Requirements or built voluntarily by a developer that are not
shown on the Corridor Map, Figure 2, shall be built as one of the Corridor Types permitted in District
Standards, Table 2. See 18.28.120 New Streets for more details.
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Draft Chapter 18.28 Tukwila Urban Center (TUC) District

18.28.080 SIDE AND REAR SETBACKS
A. The depth of side and rear setbacks shall be as specified by Table 2 District Standards.

B. Front yard setbacks are specified by Corridor.

18.28.090 SIDE AND REAR YARD LANDSCAPING REQUIREMENTS

A. The width of side and rear yard landscaping shall be as specified by the District Standards,
Table 2.

B. Frontyard landscaping is specified by the Corridor Charts, Figures 3-10.
18.28.100 CORRIDORS
A. A Corridor consists of the following elements (see Figure 11. Corridor Definition of Terms):
1. Street — comprised of the Thoroughfare and Public Frontage
a. Thoroughfare —includes the moving and parking lanes from curb face to curb face.

b. Public Frontage - the portion of a property between the curb face and back-of-sidewalk,
including the sidewalk and any sidewalk landscaped areas. Public frontage is also associated
with pedestrian walkways and open spaces, such as Tukwila Pond or the Green River.

2. Private Frontage — the portion of a property between the back-of-sidewalk and the primary
building facade along the street, pedestrian walkway or open space, and portions of all primary
building fagcades up to the top of the first or second floor, including building entrances, located
along and oriented toward the street, pedestrian walkway or open space.
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Draft Chapter 18.28 Tukwila Urban Center (TUC) District
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Figure 11 Corridor Definition of Terms

B. Eight Corridor Types are hereby established in the specific locations and with the specific
names indicated in Figure 2 Corridor Map.

1. Walkable Corridors. To provide and support a high quality pedestrian realm for shopping and
strolling along active retail, eating and entertainment uses, with buildings pulled up to the street
and parking located to the side or rear, on Southcenter’s primary streets connecting the Mall,
Tukwila Pond, the Transit Center, and the Sounder Longacres commuter rail/Amtrak Station.
Sidewalks associated with these Corridors should be wide and unobstructed to provide ample room
for pedestrians to walk, and, where appropriate, to encourage activities including outdoor dining,
locations for kiosks, food carts, and flower stalls.

2. Pedestrian Walkways. The design and location of this corridor is intended to supplement the
existing and future street network with non-motorized pathways, support and foster an alternative
mode of travel to motorized vehicles within the area, and provide a safe, pleasant, and direct route
for pedestrians between significant activity areas (such as the Sounder Commuter Rail/Amtrak
Station and Baker Boulevard, and the Mall and Tukwila Transit Center with Tukwila Pond Park).
Pedestrian Walkways should be wide with amenities such as trees, planters, benches and other
street furniture. Buildings should be pulled up to the edge of the corridor and designed to be
pedestrian-friendly. Where appropriate, encourage uses such as kiosks, viewing areas, food carts
and flower stalls along this corridor. Walkways will be well-lit to create a safe night-time
environment.

3. Tukwila Pond Esplanade. To provide a public esplanade environment along the northern edge of
Tukwila Pond Park, that functions as a focal point and central gathering spot for the urban center,
suitable for shopping or strolling. The esplanade is intended to be integrated with adjoining retail
and restaurant activities, providing an active waterside promenade to augment the shopping,
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eating and other uses in the vicinity.

4. Neighborhood Corridors. To provide an intimately-scaled pedestrian environment within northern
Southcenter’s higher density mixed-use neighborhoods, in a “complete streets” setting with on-
street parking and bicycles sharing the roadway with vehicles.

5. Urban Corridors. To provide safe and supportive pedestrian facilities and an attractive streetscape
along the crossroads in the urban center that provide greater capacity for transit and auto traffic.

6. Commercial Corridors. To provide safe and supportive pedestrian facilities, greater capacity for
vehicles, and attractive streetscapes along heavily travelled roadways serving auto-oriented
commercial uses.

7. Freeway Frontage Corridors. To provide safe and supportive pedestrian facilities along heavily
travelled parkways oriented towards both the area’s freeways and Westfield Southcenter Mall.

8. Workplace Corridors. To provide safe and supportive pedestrian facilities along streets serving
truck loading and parking access for primarily warehouse/distribution uses in the southern part of
the Southcenter area.

18.28.110 CORRIDOR REGULATIONS

A. This section contains Regulations and Guidelines for the provision, design, and configuration of
new and existing streets and adjacent public and private frontage to ensure that these
components of a Corridor support the type of development desired within each district,
enhance the connectivity of the street network, create safe and attractive streetscape
environments, encourage walking, and provide sufficient capacity and proper accessibility and
circulation as the area intensifies.

B. The form of all development along a street, primary open space, or water body shall be
governed by the standards and regulations of the applicable Corridor Type. Corridor Type
establishes the following:

1. For Existing Streets: A specific configuration of the Public Frontage;
2. For New Streets: A specific configuration for the Thoroughfare and for Public Frontage;
3. For Existing and New Streets: Specific Private Frontage requirements; and
4. For projects which trigger Design Review: Architectural Design Regulations.
C. Modifications

An applicant may propose modifications to the Corridor standards. Modifications must be approved by
the DCD Director as a Type 2 decision. The applicant must show that the modified Corridor design:
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1. satisfies the urban design goals as stated in each Corridor Type’s Purpose, requirements, and
description;

2. is designed to transition safely to the existing conditions at either end; and

3. enhances the streetscape of the site and adjacent development.

18.28.120 NEW STREETS
A. Purpose

1. New street regulations ensure the creation of an appropriate sized network of blocks, streets and
pedestrian paths that will support the envisioned future development.

B. Regulations

1. New streets shall be required when an individualized assessment by the DCD Director determines
that the improvements are reasonably necessary as a direct result of the proposed development.
New streets may also be provided voluntarily by a developer, or constructed by the City.

2. All New Streets
a. New streets shall be designed based on their Corridor Type.

b. New street locations must meet safety and spacing requirements, as approved by the Public
Works Director.

c. New streets may be publicly or privately owned and maintained, as approved by the Public
Works Director.

d. New streets shall connect with existing streets and be configured to allow for future extension
whenever possible.

e. Permanent dead ends shall not be permitted, unless the new street dead ends at a public
access point to the Green River.

f. In order to maintain the accessibility provided by the block structure of the urban center,
existing public streets or alleys may not be closed permanently unless the closure is part of the
provision of a network of new streets that satisfy all street regulations.

g. New alleys and passageways do not satisfy street provision requirements.

h. New streets are encouraged to be located along side property lines. These new streets may
require coordination with neighboring property owners in order to maximize the continuity of
the new street network.

i. As part of new street construction or sidewalk improvements, landscaped areas within the
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street right-of-way should be designed to be functional stormwater treatment facilities where
appropriate.

18.28.130 PUBLIC FRONTAGE

A. Regulations

1.

Public Frontage standards establish a specific configuration of improvements that match the
configuration and design of new and existing thoroughfares.

Installation of new Public Frontage improvements, if required by 18.28.030.B or constructed
voluntarily, shall be as specified by the Corridor Type’s Public Frontage Standards along all parcel
frontages, except where the public frontage area already contains the required features.

In instances where existing public frontage areas already contain features that are sufficiently
similar to those required in the Plan, all or part of the required Public Frontage requirements may
be waived by the DCD Director.

In instances where new streets are required or constructed voluntarily —that is, in instances where
there are no existing public frontage conditions —the public frontage shall be configured as
specified by the Corridor Type’s Public Frontage Standards, see Figures 3-10.

The exact location of the new back-of-sidewalk may or may not coincide with the front property
line. As a result, newly installed Public Frontage improvements may be partially located on private
property.

Along Tukwila Pond, all public frontage improvements are measured from the pond property line.

Each block shall have no more than 40% of the same species of large, open-habit deciduous trees.
To provide optimum canopy cover for the streetscape, each block shall be planted with deciduous
trees at a maximum spacing of 30 feet on center. Spacing shall be a function of mature crown
spread, and may vary widely between species or cultivars. The trees shall have a minimum
branching width of 8 feet within 5 years and when mature shall be large broad canopy species
selected from the City’s recommended Street Tree List established for each corridor.

Pedestrian-scale decorative street lighting shall be installed with a maximum spacing consistent
with recommendations of the Illuminating Engineering Society of America (IES). The light source
shall be located 12 to 14 feet above finished grade. Where vehicular lights are needed, vehicular
lighting should be located 20 to 25 feet above finished grade.

Where appropriate, special paving patterns should be used to emphasize the pedestrian realm
within the public frontage. The sidewalk shall include a 1 foot wide paved auto passenger landing
located along the curb where on street parking is present.

10. Street furnishings such as benches and trash receptacles shall be provided where appropriate.

B. Exceptions
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1. Ininstances where installation of required public frontage improvements as part of on-site
construction are found to be impractical - for example in instances where the private frontage is
particularly narrow or fragmented, the property owner may pay an in-lieu fee covering the
construction cost to install the required public frontage improvements when they can be combined
with those on adjacent properties or as part of a city-sponsored street improvement program with
the approval of the DCD Director.

2. When public frontage improvements are triggered by development on a portion of a larger site and
the cost of the public frontage improvements is disproportionate to the triggering work, the DCD
Director will determine the degree of compliance.

18.28.140 BUILDING ORIENTATION TO STREET/OPEN SPACE
A. Regulation
1. A building is oriented to a street or open space if the building:

a. Has a primary public entrance which opens directly on to or facing that street or open space;
and

b. Incorporates architectural elements and details that are visually interesting, attractive and
scaled to the pedestrian on the building fagade facing the street or open space.

2. Where Building Orientation to Streets/Open Spaces is required, all buildings shall be located along
and oriented towards new or existing street(s) or public open spaces, excluding alleys.

3. Parking structures, garages, and accessory buildings are permitted and encouraged to be located
along alleys in lieu of streets or open spaces.

4. Building Orientation is required or not required, as specified by Corridor Type.
B. Corner Parcels

1. New buildings located at the intersection of two Corridors where Building Orientation is required
shall have an entrance(s) oriented towards at least one Corridor to be determined by the
developer.

18.28.150 FRONTAGE COVERAGE
A. Regulations

1. Frontage coverage is the percentage of the length of the street frontage that is occupied by a
primary building facade(s) excluding any side yard setbacks.

2. Minimum Frontage Coverage percentages are required by the Walkable Corridor and Tukwila Pond
Esplanade Corridor Types (see Frontage Coverage in Figures 3 and 5).
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3. Where required, all new development shall include buildings sited such that Minimum Frontage
Coverage requirements are met.
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Figure 12 Frontage Coverage
B. Exceptions

1. Inorder to provide vehicular access to parking areas in the interior or at the rear of a parcel if no
other access is available, vehicular breezeways may count toward frontage coverage requirements:

a. Avehicular breezeway is a covered driveway penetrating the building.

b. The width of a vehicular breezeway shall not exceed the width of the curb cut plus the width of
an adjacent pedestrian sidewalk.

2. In order to connect the public sidewalk with active open spaces, courtyards, parking areas, and
alleys in the interior or at the rear of a parcel, pedestrian passages designed to the standards in the
Open Space Regulations, TMC 18.28.250 E 3 may count toward frontage coverage requirements.

18.28.160 FRONT YARD
A. Setback

1. The minimum required front yard setback shall be as specified in the applicable Corridor Type
Chart, see Figures 3-10.

B. Landscaping
1. The minimum required landscaping shall be as specified in the applicable Corridor Type Chart.

2. Front yard landscaping requirements shall be waived if the public frontage improvements are built
to the required standard.
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18.28.170 ON-SITE SURFACE PARKING LOCATION

A. Permitted locations

1. The permitted on-site surface parking locations on a parcel shall be as specified in the applicable
Corridor Type Chart. See 18.28.260 for additional parking regulations.

B. On Site Parking Types

Parking areas shall be designed as one of the Parking Types defined in this section. A property’s
permitted parking types shall be as specified by Corridor Type. For all parking types, parking shall be
connected with the street by a driveway as stated under Vehicular Access in Section 18.28.260.C.

1. Surface Lot - Front

a. Definition: A parking lot that is located between a building and the primary street fronting a
development.

Figure 13 Surface Parking - Front
2. Street Front Parking
a. This regulates the width of parking area allowed between a building and the closest street.

b. For new construction the maximum width of street front parking is regulated by corridor type,
see Figures 3-10.

c. This standard does not apply when adding on to an existing building, constructing a parking
garage or where there is an existing structure at least as wide as the proposed structure
between the new construction and the closest street.

d. For buildings with complex shapes the section of the building meeting the criteria must be at
least 80 percent of the overall width of the building, measured parallel to the primary street.
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Figure 14 Street Front Parking Examples

Surface Lot - Side

3. Definition: A parking lot that is located in part or entirely along the side of a building, in a side yard,
and fully or partially extends toward, but does not encroach into, the Front Yard Setback area.
Parking located between a building and a side property line which is directly visible from a street.

Figure 15 Surface Parking — Side
C. Surface Lot - Rear

1. Definition: A parking lot where a building(s) is located between the entire parking lot and the street
so that it is not directly visible from a street. A rear parking lot does not extend beyond the rear
wall of the primary building into any side yard setback, except where driveway access is provided.

Figure 16 Surface Parking — Rear
D. Parking Structure

1. Parking structures may stand alone or be integrated into a building.
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2. Parking structures are permitted in all Districts.

18.28.180 BUILDING MODULATION STANDARDS AND GUIDELINES

A. Definitions

1. Building Modulation regulations control the minimum required articulation of a building’s height
and length, and are determined by Corridor Type as shown in the Corridor Type Charts, see Figures
3-10.

2. Abuilding’s elevations are identified as the following based on what they face:

a.

Street Facade. The plane of a facade that fronts upon a street, extending from the ground up
to the street facade eave line.

Pond or River Facade. The plane of a facade that fronts upon the Green River or Tukwila Pond,
extending from the ground up to the pond or river facade eave line.

Side Facade. The plane of a fagcade that fronts upon a side yard or side property line, extending
from the ground up to the side wall eave line.

Rear Facade. The plane of a facade that fronts upon a rear yard, rear property line, or alley,
extending from the ground up to the rear wall eave line.

B. Horizontal Modulation Regulations

1. Intent

Ensure that all new or renovated buildings subject to design review have a well-formed “base”
and a “top.” A building base provides form and definition to the pedestrian-scale public room
of its adjacent street or open spaces. A building’s top or cap contributes to a distinctive skyline
and overall massing of the Southcenter district, whether seen immediately looking up from the
street below or at a distance from another part of the city.

2. Street, Pond, & River Facade Horizontal Modulation Elements - Requirements

The requirements that follow outline minimal measures to compose the vertical mass of building
facades. The application of architectural elements and architectural style such as (but not limited
to) those outlined in the Southcenter Design Manual, are strongly recommended to create well-

integrated and attractive architecture.

a.

Base Element:

(1) As conceptually depicted in the accompanying diagram (Figure 18), where required by
the Corridor Type, a horizontal articulation of street, pond, or river facades shall be
applied within the first floor (or in the case of buildings above four stories, optionally
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within the second floor as well), to form a horizontal “base” of the fagade at the building
scale. A secondary lower base treatment shall be provided at the pedestrian scale (i.e.
within the height of the ground floor, relating to the height of the human body). These
treatments strongly define the pedestrian-scale space of the street, pond, or riverfront
and shall be well-integrated into the overall facade composition. See the Southcenter
Design Manual 5. Building Facade — Base and Top, A for additional guidelines outlining
recommended Building Base design.
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Figure 17 Horizontal Modulation — Fagcade Base and Top Elements
b. Top Element:

(1) Where required by the Corridor Type, a substantial horizontal articulation of street and
river facades shall be applied at the top of the uppermost floor of the facade, to result in
a termination of the facade that provides an attractive facade skyline and a completion
of the upper facade composition. This “cap” shall be architecturally integrated with any
sloping roof volume (if used) that occurs above the eave line.

c. Fabric awnings are not counted towards a required horizontal modulation element.
3. Side and Rear Fagade Horizontal Modulation Elements - Requirements for New Construction

a. Horizontal Modulation requirements for Side and Rear Fagades are the same as those for
Street, Pond, or River Facades where building wall to building wall clearance is more than 10
feet or where the side or rear wall faces upon a public open space or active open space such as
a plaza or courtyard.

b. Flush Treatments Permitted

(1) The minimum requirement for Horizontal Modulation Elements may be satisfied by flush
wall treatments where building wall to building wall clearance is more than five feet and
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no greater than 10 feet.

(2) The Southcenter Design Manual (5. Building Facade — Base and Top) identifies flush wall
treatments that should be used on the street, pond, or river facade(s) of the building.

c. No Side or Rear Facade Horizontal Modulation is required where building wall to building wall
clearance is five feet or smaller.

4. Horizontal Modulation Elements — Guidelines

a. Examples of top element types that may be used to satisfy the required street facade horizontal
modulation requirement are described in the Southcenter Design Manual, see 5. Building
Facade — Base and Top, D.

C. Vertical Modulation Regulations
1. Intent

The objective of this section is to provide minimal requirements to ensure that the length of any new
or renovated Street, Pond, or River building facade in the Plan Area subject to design review maintains
the desired human scale and urban character appropriate for the Southcenter area.

2. Vertical Modulation Increment — Requirements. The requirements that follow are minimum
standards. While there are no specific requirements for side or rear facades they should continue
the design vocabulary used on the other sides of the building. Further building articulation as
outlined in the Southcenter Design Manual is strongly recommended to create well integrated and
attractive architecture.

a. The maximum Street, Pond and River Fagade Vertical Modulation increment shall be as
specified by Corridor Type. When a notch or pilaster/pier is used for the massing element,
measurement of the horizontal increment shall be from centerline to centerline of elements.

b. See the Southcenter Design Manual: 7. Building Modulation, A for a description of the
permitted vertical modulation elements.

W:\Long Range Projects\Southcenter Plan\Plan 2011\FINAL PC DOCS_June 2012\TMC18.28_PCReviewDraft.docx Page 36 6/25/2012



Draft Chapter 18.28 Tukwila Urban Center (TUC) District

Figure 18 Vertical Modulation

18.28.190 SHOPFRONT TREATMENT

A. Shopfront Standards

1.

4.

The Shopfront Frontage Type defines the primary treatment for ground-level commercial uses
oriented to display and access directly from the sidewalk. Shopfronts are built up to the back of the
sidewalk, and any setback areas must be treated as extensions of the sidewalk space. Close
proximity to high volumes of pedestrian traffic make attention to craft and visual interest within
the storefront fagade important.

Shopfront treatment is required by Corridor Type, see Figures 3-10.

Each Shopfront tenant space must contain at least one primary building entrance. Entrances are
constructed at sidewalk grade (see the Southcenter Design Manual for additional standards and
guidelines for entrances).

Transparency. The shopfront shall have clear glass windows framed within storefront pilasters and
a base. Shopfront massing regulations include a minimum transparency requirement for the area
between the height of 2 and 7 feet along the length of the building facade facing the street or
public sidewalk. A minimum 3 foot zone behind the window glazing must provide an unobstructed