Planning Division Comments


1. Parking 
a) The number of parking stalls required: The current code that is applicable to this project requires 2 parking spaces per dwelling unit and one for each hotel room plus one employee space for each 20 rooms. The draft code that has been recommended by the Planning Commission for the City Council approval requires: one space for one bedroom unit and 1.5 space for 2 bedroom units. These requirements result in the following parking spaces: 

· Draft Tukwila Municipal Code (TMC) requires 564 parking spaces
· Current TMC requires 821 parking spaces
· Proposed – 446 parking spaces; represents 46% reduction from the current code and  21% reduction from the draft code
· Administrative Variance for up to 10% reduction and Hearing Examiner variance for over 10% reduction is possible, if meeting specific criteria in TMC 18.56.140. However it is hard to meet all of the variance criteria. Therefore it is recommended that any request for parking reduction should be addressed as part of development agreement process.
b) No more than 30% of the parking spaces can be compact parking spaces.
· Allowed by current code – 133 spaces
· Proposed – 193 spaces
c) Under the draft TMC one double loaded aisle of parking between the building and primary street (max 63 feet width) is permitted. 


2. Open Space Requirements – Additional information is needed to see if open space requirements are being met. If the required space cannot be provided then this issue would need to be addressed in the Development Agreement.
· Current TMC requires 200 sf/unit, or 62,000 sf of recreation space
· Draft TMC requires 15% of residential sf, with a maximum of 150 sf per unit, totaling 31,564 sf
Provide more detail on planned open spaces, such as the rooftop garden. Use required open space to create an amenity that will attract people to live or stay at the project. There is a lot of paved area on and surrounding the site and it needs to be balanced out with green spaces. See Draft TMC 18.28.250 F and G (attached) for detailed open space regulations for common and private open space. 

3. Site Design
a) Setbacks: Current TMC requires the following setbacks: front- 15 feet; side and rear-10 feet. 
b) Public Frontage improvements – 15 foot wide sidewalk at street edge, with landscaped tree pits and pedestrian scale lighting. It is recommended that CU structural soil (see  Cornell University Structural Soil specifications) be used so that larger canopy trees are successful. Some options for larger canopy trees with structural soils are:  
Quercus coccinea ((Scarlett Oak)
Quercus Ilex (Holly Oak)
Cornus controversa, June Snow
Magnolia denudata (Yulan Magonolia)
Tilia Cordata, Greenspire (Greenspire Linden)
Ulmus parvifolia Emer 1 (Athena Elm)
Acer saccharum Green Mountain (Green Mountain Sugar Maple)
Sophora japónica (Japanese Pagoda Tree)

The tree grates should be a minimum 36 square feet in size and must have adjustable tree openings so that sections of grate can be removed incrementally as the tree matures. The city does not currently have a list of light fixtures for Andover Park East. The plan should indicate the location of the light fixture and the fixture design could be selected during the building permit stage. The standards for lighting levels for the public right of way are: average foot candles of 0.8 with a uniformity ratio of 3:1. The spacing could be adjusted as long as the minimum lighting levels are met. 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 20-25 feet above grade. 
c) The current layout shows a narrow corridor space between the garage and the building. The layout should not create areas that result in areas without visual surveillance and create safety concerns. 
d) In order to break up the large block a new north-south street should be considered. Given the existing site layout there is an opportunity to break up the block by providing half street improvements at the west end of the site. This may be an opportunity to get credit for traffic impact fees and open space for this new street. The cross section for this new street is show below and only half street (6’ sidewalk, 9’ planting strip, optional 7.5’ parallel parking and one 13’ travel lane) improvements would be  needed on your site: 
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d) Incorporate additional pedestrian circulation in the parking lot to link the parking areas to the building entrances. The pedestrian pathways should have a minimum width of six feet and decorative contrasting paving material should be used to highlight the paths. The arcade connection on the south side is a good feature.  Also, need to provide sidewalks around building/site for pedestrians, especially along the north side

4. Landscaping
a) Interior parking lot landscaping: 15 square feet of landscaping is required for each parking stall. Also, a landscape island is required every 10 parking spaces and at the end of each row. The minimum size of the landscape island is 100 square feet and should include at least one tree with the remaining area covered with shrubs and ground cover.
b)  Five foot landscape strip is required from the back of the public sidewalk at the east end and should include trees, shrubs and groundcover.
c) Nine foot planting strip is required along the sidewalk of the new street along west end.
d) Additional foundation landscaping should be considered to soften the hardscape. 
e) Rooftop garden or green roof should be considered on top of the garage. Terraced planters where the garage wall steps back to incorporate irrigated terraced planters should also be considered. A significant number of apartments and hotel rooms will be looking out on to a parking garage so adding a rooftop garden/landscaping will soften the area and will help create pleasant and lively spaces. This area could also incorporate the required open space for the residences. 


5. Architectural Design
a) This building, because of its height, scale and use, will be a show piece and very visible from the surrounding area and highways. The design quality will also set the tone for future development. Needs to be well-designed on all four sides. The maximum height of the building is governed by  Development Agreement  (see attached), which states that maximum building height for 50 percent of the site shall be 180 feet and the remainder of the height is limited to 115 feet. 
b) Building Massing (Draft Design Manual) – The proposed building’s façades are fairly “flat” with little modulation. Need to include more horizontal and vertical modulation to ensure that the apparent height and length of the building and parking structure maintains the desired human scale and character for the Southcenter area. Consider incorporating interesting architectural details that add variety to the façade, animate the street presence, and are attractive at a pedestrian scale.
· Draft TMC – requires building articulation increments every 50’ for commercial uses and every 30’ for residential uses. A major vertical modulation is required every 120’ maximum.
c) Building façade – base & top. Create a building base where the horizontal articulation of the lower part of a building’s façade’s design establishes a human scale for pedestrian users and passers by, and “ties” a building to the ground. Consider increasing the base to more than two stories to have a base that is proportional to the height of the building.  
d) Roofline – Create a top on buildings to provide an attractive façade skyline and complete the upper floor façade composition. Consider that the project will be viewed from all directions, including the neighborhoods on hillsides surrounding the urban center. Also, consider where the sign could be installed. Additionally, it is likely that as the tallest building around it will be a likely candidate for future location of wireless facilities. It may be helpful to design screening for a future wireless facility at this time than trying to fit one in later.
e) Corner treatments – should be emphasized with distinctive elements
f) Building Color and Materials – utilize high quality exterior building materials that contribute to the overall appearance and longevity of the building, as well as colors and textures that reflect the local setting and further articulate the building design. Use of natural materials that reflect the NW setting such as stone, local woods, and functional materials like concrete, brick, and metal are encouraged.
g) Continuous weather protection – Needed along the sides of the building leading to entrances, particularly for pedestrians leaving parked cars. Use awnings, canopies, or building overhangs.
h) Entrances & doors – make sure entry ways are visually prominent and easy to find. There is an opportunity to make the entrances a prominent feature that highlights the entrance and relates the building to the public street. 


6. Lighting: Consider the following to meet adequate lighting requirements:   See section TMC 18.52.065 
a) Safety
i. Pedestrian-oriented areas, including building entrances, walkways and paths, plazas, parking lots, and parking structures shall be illuminated to increase safety and provide clear views both to and within the site.
ii.                Pedestrian walkways where stairs, curbs, ramps, and crosswalks occur shall be lit for nighttime safety.
b) Glare Prevention
i.              Where appropriate exterior lighting practices must follow the recommendations of the Illuminating Engineering Society of North America (IES).
ii.                New lighting fixtures shall be “dark sky” compliant, i.e. emitted light should be directed downward from the horizontal plane of the light source to preserve a dark sky and prevent unnecessary light pollution. Exceptions may be made for uplit trees and plants and exterior architectural lighting operated on timers to shut off after midnight nightly. 
iii.             Where feasible new fixtures shall use a reflector and/or a refractor system for efficient distribution of light and reduction of glare.
iv.               House-side shields and internal reflector caps shall be used to block light from illuminating residential windows. 
c) Height
i.               The maximum mounting height for building-mounted lights is 14 feet above finished grade at all Districts.
ii.             The maximum height for pole-mounted lighting at parking lots is 20 feet from grade to light source; lower heights should be used wherever possible.
iii.              The maximum height for pole-mounted lighting at pedestrian plazas, walkways, and entry areas is 12 to 14 feet in height from grade to light source.

7. Signs: Rooftop signs are not permitted. Also, the dynamic signs where the message changes more than once every 24 hours are not permitted. See attached sections of the Sign Code that address building mounted and freestanding signs (TMC 18.20.040, 19.20.050, 19.20.070 AND 19.08.094). It would be a good idea to identify locations for wall and monument signage now so that they will not interfere with architectural elements or landscaping.

8. Recycling and Trash Collection: See attached TMC 18.52.070, 18.52.080 and 18.52.090. Also, you should contact Waste Management to discuss your site plan and the location of trash enclosure. The trash enclosure cannot be located in the required setbacks. 
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