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HOW TO USE THIS APPLICATION GUIDE

This Application Guide is provided primarily for use by Urban Design
Project Review (UDPR) applicants. The guide provides visual Submit Pre-Application
examples to aid applicants in developing documents required for
each of the three UDPR review stages - outlined in the diagram at
right. Consult with UDS staff prior to
Concept Design Review

The Guide is organized by document type, where each is described
along with the level of detail expected at each of the three UDPR
review stages. The examples included provide a frame of reference

in terms of quality and various ways necessary information can be i )
presented. Submit Concept Design

This Guide is supplementary to, and not a substitute for, the UDPR USROS TS EWpl sz
.. ) i ) with public notice and one public

Application Submittal Checklists available at meeting (Board Review only)

https://www.tacomapermits.org/permitting-library. This Guide is for

illustrative purposes only, and since the examples included were not

produced in response to the City of Tacoma UDPR program, many

do not fully exhibit all document requirements.

Submit Final Design

Allimages credit: VIA | Perkins Eastman, unless otherwise cited. These

are not intended to be reproduced as part of any UDPR submittal.

Final Design must be responsive to
Concept Review Guidance Report
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A. Project Narrative

The project narrative consists of four elements: project description, context
and urban design response statement, code review, and departures. The
project description includes basic development information such as building
area, number of units, uses, and parking.

Context and urban design response statement

This briefly describes the site and the surrounding area and explains how
this context informs the project design approach to meeting each of the

seven UDPR Urban Design Objectives. Design Guidelines that inform the

proposal’s design approach are cited. See Figures A.1 — A.5.

Pre-Application Conference
Questions for staff should be included.

Concept Designh Review

The context and urban design statement includes supplementary graphic
materials to support the analysis. Departures include diagrams or other
graphics to clearly explain the departures. The applicant includes a response
describing how the project addresses guidance provided at the Pre-
Application Conference.

Final Design Review

All information is updated to reflect any modifications or refinements made
after Concept Design Review. The code review element only needs to be
included if updates, revisions, or corrections are made to previously
submitted information.

Required
*  Pre-Application Conference

*  Concept Design Review
*  Final Design Review

THE WEST EDGE

This site is at the western edge of the bourgeoning South Lake Union District. The
building will be organized fo optimize views, utilize the natural topography and
support the human and vehicular circulation patterns of the neighborhood

The conts
bea

s mostly new and being established. The proposal endeavors to be to

d respectful infill project that supports and enhances the emerging
pedestrian environment and network of open spaces in the neighborhood.

403 Dexter is also at the intersection of the unbraiding of the SR99 off ramps which
creates kinetic energy of movement on Harrison. This creates a gateway fo the
district with great exposure, vibrancy and legibility. However, it also creates a need
to mitigate the impacts of traffic movement by creating @ protected public realm
via @ courtyard plaza. The proposed pocket plaza creates this refuge and relates
back to the corner pocket park being built across the street at 400 Dexter and to
the network of open spaces being established all the new office buildings in the
district. This location also presents a great opportunity to embrace bicycling culture
with the new Dexter buffered bicycle lanes in front of the building.

ENHANCED GROUND PLANE

“
W
b, ] ‘

The design parti is highly influenced by the creation of a welcoming public plaza
space and streetscape enhancements on Dexter Avenue. Being next to the bicycle
route on Dexter creates even more of a buffer to traffic. An open space here
compliments the new pocket park plaza across the street at 400 Dexter.

The pocket plaza is intended to be a place of socializing, respite, and informal
gathering of the public, the neighboring office workers and for the residents in the
tower. The retall that flanks the plaza will symbiotically benefit and activate the
plaza. The plaza s framed and enclosed on three sides, and offers  well-defined,
intimate and comfortable human scale. Through the use of placemaking elements ot
the street level, we will reinforce the connectivity of of the street.

VEHICULAR, PEDESTRIAN, & BICYCLE ACCESS

} VEHICULAR ENTRY

b PEDESTRIAN ENTRY

DEXTER AVENUE N

[) BIKE ROOM ACCESS

)
B HARRISU;« ST

The services utilities and garage entrances have been located around the back off
the alley in order to avoid conflicts with the pedestrian plaza and to focus vehicular
activity in the existing alley and where curb cuts already exist.

Parking and service functions will occur within the building, will be accessed from the
alley and will be shielded from the public and the surrounding neighbors across the
alley. The garage entrance has been located 16 feet from the northwest corner of
the building in order to accommodate vehicular traffic entering from either Dexter or
Harrison, and to take advantage of the lower grade at that location. Th

the parking ramp's impact on the retail space along Dexter, while
ability to easily access the garage from either Harrison or Dexter. The garage entry
will be clearly identified with lighting and signage in order to minimize the potential
for conflicts between vehicles and pedestrians /cyclists

A dedicated bike storage and maintenance facility will be incorporated into the
podium of the project. Access will be through the alley exit and thru the loading
bay for the building. Bike racks will be placed along the Dexter Ave N frontage.

FigureA.1

Design Guldelines of importance to this project In the Seattle Design Guidelines and the South Lake Union supplement

€51~ NATURAL SYSTEMS AND SITE FEATURES
A1~ Energy Use, Energy Choices

82 - Sunlight and Natural Ventilation, Daylight and shading

€52 ~ URBAN PATTERN AND FORM

A1~ Location in the City and Neighborhood ~ Sense of
Place, B2 & B3 - Adjacent Sites, Streets, and Open Spaces
Connection to the Street & Character of Open Space

€1~ Relationship to the Block - Corner Sites

D1 & D5 - Helght, Bulk, and Scale - Existing Development
and Zoning & Respect for Adjacent Sites

€52 Bli SLU ~ Upper level setback for bulldings taller than 55

€53 ~ ARCHITECTURAL CONTEXT AND CHARACTER

A2 & A4 - Emphasizing Positive Neighborhood Attributes
e y Design & Evolving

VIA

PL1 ~ CONNECTIVITY & PL1 SLU

Al - Network of Open Spaces - Enhancing Open Space &
Human Activity

PL2 - WALKABILITY
B1 - Safety and Security - Eyes on Street

C1- Weather Protection - Locations and Coverage

PL3 - STREET-LEVEL INTERACTION
A1 & A4 - Entries- Design & Ensemble of Elements

PLI - SWU
11~ Human Activity - Coordinate Retall/Pedestrian Activity

PLA - ACTIVE TRANSPORTATION
8~ Planning Ahead for Bicyclists Bike Facilities

DC1 - PROJECT USES AND ACTIVITIES
A1 & A4 - Arrangement of Interior Uses - Visibility - View
and Connections.

81~ Vehicular Access and Circulation - Access Location and

Design

DC2 - ARCHITECTURAL CONCEPT
Al & C3 - Massing - Site Characteristics and Uses - Fit with
Neighboring Bulldings

DC2 5L

1~ Architectural Concept and Consistency - Roofscape
Design

DC3 - OPEN SPACE CONCEPT
83 - Open Space Uses and Activities - Connections to Other
Open Space:

C1 - Design Reinforce Existing Open Space

DC 2 5LU
3

€S2, CS28Bi
SLU, DC2

Figure A.2

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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A. Project Narrative

The project narrative consists of four elements: project description, context
and urban design response statement, code review, and departures. The
project description includes basic development information such as building
area, number of units, uses, and parking.

Context and urban design response statement

This briefly describes the site and the surrounding area and explains how
this context informs the project design approach to meeting each of the

seven UDPR Urban Design Objectives. Design Guidelines that inform the

proposal’s design approach are cited. See Figures A.1 — A.5.

Pre-Application Conference
Questions for staff should be included.

Concept Designh Review

The context and urban design statement includes supplementary graphic
materials to support the analysis. Departures include diagrams or other
graphics to clearly explain the departures. The applicant includes a response
describing how the project addresses guidance provided at the Pre-
Application Conference.

Final Design Review

All information is updated to reflect any modifications or refinements made
after Concept Design Review. The code review element only needs to be
included if updates, revisions, or corrections are made to previously
submitted information.

Required
*  Pre-Application Conference

*  Concept Design Review
*  Final Design Review

.

Figure A.3
PROJECT CONCEPTS
ARCHITECTURAL CONCEPTS

informed by 6 main design concepts, all serving to achieve the development objects
THE PEDESTRIAN FRONT DOOR TO THE NEIGHBORHOOD AND A CRITICAL COMPONENT OF THE URBAN FOCUSED VISION FOR
OVERLAKE VILLAGE IN THE REDMOND COMPREHENSIVE PLAN,
N
‘=".,“\.h
D/ . =
- //
< /
/
//'
@ SEQUENCE OF OPEN SPACE @ SOUTH FACING COURTYARDS
e Mo
’
2y ™
© NEIGHBORHOODS @ Acrive pusLic USE @ GATEWAY AND ENTRY EXPRESSION
.
Figure A.4

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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A. Project Narrative

The project narrative consists of four elements: project description, context
and urban design response statement, code review, and departures. The
project description includes basic development information such as building
area, number of units, uses, and parking.

Context and urban design response statement

This briefly describes the site and the surrounding area and explains how
this context informs the project design approach to meeting each of the

seven UDPR Urban Design Objectives. Design Guidelines that inform the

proposal’s design approach are cited. See Figures A.1 — A.5.

Pre-Application Conference
Questions for staff should be included.

Concept Designh Review

The context and urban design statement includes supplementary graphic
materials to support the analysis. Departures include diagrams or other
graphics to clearly explain the departures. The applicant includes a response
describing how the project addresses guidance provided at the Pre-
Application Conference.

Final Design Review

All information is updated to reflect any modifications or refinements made
after Concept Design Review. The code review element only needs to be
included if updates, revisions, or corrections are made to previously
submitted information.

Required
*  Pre-Application Conference

*  Concept Design Review
*  Final Design Review

CS1 — NATURAL SYSTEMS & SITE FEATURES

CS2 - CONTEXT & SITE - URBAN PATTERN & FORM

P
X 5
CS1.1a Arrange building massing \ [
and use upper-level step-backs to | |
increase solar access. |
| |
Design Principle: Locate publicly \ |
accessible courtyard to the south. ‘
|
b
) |
- N
(\ xS~
e

CS1.1c Incorporate new & existing trees.

le
Design Principle: Extend the extensive free E
canopy of the residential neighborhood fo .
further down 9th Ave. ¥
.
o
]

CS1.E.2 Use project drainage systems as
opportunities to add interest to the site |
through water-related design elements.

Design Principle: Express the collection |
of stormwater in the form of a cascading i

series of bioretention

C52.1.e.2 Use upper-level step-backs
that respond to predominant and historic
datums in context.

Design Principle: Establish a clear podium
that echoes the rhythm and scale of the
residential neighborhood fo the north.

CF

Enhance the human scale and .
this gesture establishes through the use
of masonry and other high quality and
durable materials.

€S2.1.e.4 Use lush, layered landscaping
at street level.

Design Principle: Utilize lushly planted

landscaping to create h tions and

e
experience of the public courtyard.

CS$2.2.c Activate the building edges
by incorporating active uses. Create an
“outdoor room.”

Design Principle: Design the perimeter of
the public courtyard to have a mix of uses

that provide activation and surveillance.
Locate the courtyard on the site to allow
for future development to take advantage
and build upon this community assef.

FigureA.5

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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A. Project Narrative

The project narrative consists of four elements: project description, context
and urban design response statement, code review, and departures. The
project description includes basic development information such as building
area, number of units, uses, and parking.

Code review

This includes a summary of applicable district development and building
design standards. See Figures A.6 and A.7. This information can also be
incorporated into other documents, such as building elevations (see Figure
A.8).

Pre-Application Conference
Questions for staff should be included.

Concept Design Review

The context and urban design statement includes supplementary graphic
materials to support the analysis. Departures include diagrams or other
graphics to clearly explain the departures. The applicant includes a response
describing how the project addresses guidance provided at the Pre-
Application Conference.

Final Design Review

All information is updated to reflect any modifications or refinements made
after Concept Design Review. The code review element only needs to be
included if updates, revisions, or corrections are made to previously
submitted information.

Required
*  Pre-Application Conference

*  Concept Design Review
*  Final Design Review

SITE DEVELOPMENT STANDARDS

AFPLICABLE S™AND:

0N TC SCCT OM13.05.000

12062908 LANDSCAF
SITENGT 53V
ELAMDSCAP NG A

TANDARCS
TRUCTURES TC BE L2MDSCAPED
YPOSED FOUNDATICMS FACING THE STREET

12.06.290.0.%1{1) RFOURFD ACCESSIRI F PARK NG
T<FEAUNITS 1.0. PERIBC Z126.2403)

12.06.000.C21(2) REQU RED OFF-G"REET PARKING SPACES
RLSIGIMTIAL 1.0 PR DIWCLLING; SCCCHIMPTICNS

ADDTICKALE KE PARKING
K GTORCYCLL/SCOCTLR PARKING

VERICLE SFACE

1306290068
FORRESIDENTISL CEVELCFMENT. ACCESSIBLE FARKING SHALL BE CALCULATED A3 IF ONE GENERAL PARKIMG SPACE WAS PROVIDED
FOREACH C'WELL NG UNIT.

16.290.6.d BICYULE PARKING LOWG-TERM SHORT-TEER
ALY 1PERCAWELLING MR NUMOF 2

ZO0.JRESIDERTIAL
CAAGFNT ZOMING

ST 31 STAND,
| SDF3

J LDING TRANS TICH
O™ A DES GNATED PEDES™R Ak STREET

MIXED USE MINIMUM DESIGN STANDARDS

AFFLCABLE STAHNCARCSTRON THC SCCTICH 23062008

3.cPACACE ARTICULAT ON

FXFIET, RO FASADFS FAC NG 8TRFFT, CORION CFFN SPACE OR COMMON PARK NG ARFA = 601 I WIDTH
MIN. 4" WIDEC ¥ 2' CECP YERTICAL MCDULATION TICD TO SICING MATCR AL CHANST RCQ'D FOR RIOTLME MODULAT OM CFTICH 2. (1}

4. UFPER FLOCE STREETFRONT SETBACKS
EXENMFT. BUILD NG I OKLY 3 STORIES

CCWDTHS
CADES > 120" IN WICTH

ME MOCULAT ON

CCNPLIES; FACADF FACING STATE STREFT HAS TRANSPARENT WWIND OV
SCURTYARD HAVE TRANSPARERT W HMDOWS AKC DCORS > L0% C

L AREA.

WG A STREET. ALLEY. CR AT LEAST 2S DES.

PNITEIM CETALIMG
SCNFLIES: BUILDING FACADES EMPLOY TECHM QUES TCRECESS OR PRCJECT IND
THF GROUND FLOCE AT | FAST 2" FROW SURROUNDING FACADF CR NCCRPORATE

S.a Bl ANK WAL I TAT ON

BEBUILDING FA
GNP FS; PRIN

TATICH

2.6iE} STREET LEVEL WEATHER PROTECTION
CCNPLFS; CORIAO

17.aROJFTCE UTI TY SCRFFN MG
SCNELICS: THC 1ICAT PUMP SUTDOOR U
SIGHTLINE FROM ALL FUBLIC RIGHTS OF |

S LOSATCE ON THE ROOT ARC SCRCCHLC B!
"WITH M 125 FEET OF THE BULCNG,

LONS THE FACADE FAC NG TRAFTON STREET (WEST ELEVATICM). ROOFLIME HAS MCDULATION > 10% OF WiALL HEIGHT

AND COORS > 18% OF WAl | ARFA FACADES FASING ALLFY AND

L WINDOWS CR GRCUP MG CF WINDOWNS ABOY!
WTRI ATIFAST £7WIDF SFF S CING DFTAIL S)

GROUNE FLCOR WALL SEGMENTS > 15" IN WICTH AND FAC IC & STREET OR IMTERNAL PATHWAY WITHOUT ATRANSPARENT

RIFHTATION FAGFS TRAFTON STRFFT. KO FI FMFNTS ASSCCIATFD WITH A RFAR FI FVATION FASF THIS R

4 BUI DING FHTEANCF FROTFCTFD FROR WFATHFR BY 5' DFFP BUII CING OVFRHANG.

ARAPLT WALL R LOCATID BLYONC TIIC

Image: WC Studio

Figure A.6

LAND USE CODE SUMMARY (CONT)

CODE: TACOMA MUNICIPAL CODE
ZONE: RCX (RESIDENTIAL COMMERCIAL MIXED-USE DISTRICT)
OVERLAYS: STGPD (SOUTH TACOMA GROUNDWATER PROTECTION)

CODE SECTION TOPIC / REQUIRED / ALLOWED PROPOSED
1306.10087.c WINDOWS AND OPENINGS: FACADE TRANSPARENCY PROPOSED TRANSPARENCY:
RESIDENTIAL BUILDINGS SHALL INCORPORATE TRANSPARENT WINDOWS AND DOORS EQUAL TO AT TRANSPARENCY REQUIRED AT J STREET (EAST) = 15%
LEAST 15% OF ALL VERTICAL FACADE SURFACES FACING THE STREET AND EQUAL TO AT LEAST 10% OF TRANSPARENCY PROVIDED AT J STREET (EAST) = 29.2%
ALL VERTICAL SURFACES FACING ALLEYS, COURTYARDS, PLAZAS, AND SURFACE PARKING LOTS TRANSPARENCY REQUIRED AT ALLEY (WEST) = 10%
TRANSPARENCY PROVIDED AT ALLEY (WEST) = 24.7%
130610088 BUILDING FACE ORIENTATION PROPOSED BUILDING ORIENTATION:
(1) ALL MULTI-FAMILY BUILDING SHALL MAINTAIN PRIMARY ORIENTATION TO AN ADJACENT STREET OR PRIMARY ORIENTATION FOR GROUND-FLOOR UNITS IS TOWARD STREET WITH DIRECT ACCESS T0
RIGHT-OF-WAY AND NOT TOWARD THE ALLEY OR REAR OF THE SITE, UNLESS OTHERWISE DETERMINED BY | NORTHEAST UNIT FROM SIDEWALK
THE DIRECTOR
(2) THE BUILDING ELEVATION FACING STREET PUBLIC RIGHTS-OF-WAY SHALL BE A FRONT, SIDE, OR
CORNER SIDE AND SHALL NOT CONTAIN ELEMENTS COMMONLY ASSOCIATED WITH A REAR ELEVATION
APPEARANCE, SUCH AS LOADING DOCKS, UTILITY METERS, AND/OR DUMPSTERS
13.06.1008.9b STREET LEVEL WEATHER PROTECTION PROPOSED WEATHER PROTECTION:
(1) WEATHER PROTECTION SHALL BE PROVIDED ABOVE A MINIMUM OF 50 PERCENT OF THE LENGTH OF (1) CONTINUOUS WEATHER PROTECTION IS PROVIDED ABOVE LENGTH OF WALKWAY ADJACENT TO
HARD SURFACED, PUBLIC OR PRIVATE WALKWAYS AND/OR PLAZAS ALONG FACADES CONTAINING BUILDING FROM FRONT ENTRY TO EDGE OF BUILDING (SOUTH FACADE)
CUSTOMER AND/OR PUBLIC BUILDING ENTRIES OR FACING PUBLIC STREET FRONTAGE (5) COMMON ENTRY IS COVERED BY 6'10° CANOPY; INDIVIDUAL GROUND FLOOR UNIT ENTRIES ARE
(5) WEATHER PROTECTION IS REQUIRED FOR ALL MULT-FAMILY BUILDING ENTRIES. FOR PRIVATE COVERED BY 5' DEEP BALCONIES FUNCTIONING AS CANOPIES
ENTRIES, REQUIRED WEATHER PROTECTION MUST BE AT LEAST 3 FEET DEEP ALONG THE WIDTH OF
THE ENTRY. FOR COMMON BUILDING ENTRIES, THE REQUIRED WEATHER PROTECTION SHALL BE 5 FEET.
1306100810 ROOFTOP MECHANICAL SCREENING PROPOSED ROOFTOP SCREENING:
ALL ROOFTOP MECHANICAL FOR NEW CONSTRUCTION SHALL BE SCREENED OR LOCATED INAMANNER AS | RODFTOP MECHANICAL UNITS CANNOT BE SEEN FROM PRIMARY RIGHT-OF-WAY (J STREET) DUE TO UP-
T0 BE MINIMALLY VISIBLE FROM PUBLIC RIGHTS-OF-WAY. FENCING IS NOT ACCEPTABLE. THE INTENT OF SLOPED RODF. THESE UNITS COULD BE SEEN FROM S 21ST STREET WHICH IS WITHIN 125', THEREFORE
THE SCREENING IS TO MAKE THE ROOFTOP EQUIPMENT MINIMALLY VISIBLE FROM PUBLIC RIGHTS-OF-WAY |  SCREENING IS PROPOSED ALONG NORTH SIDE OF PROPOSED RODFTOP UNIT LOCATIONS. REFER T0
WITHIN 125 FEET OF THE BUILDING, PROVIDED SAID RIGHTS-OF-WAY ARE BELOW THE ROOF LEVEL OF ROOF PLAN SHEET A-120, AND CORRESPONDING BUILDING ELEVATIONS ON A-200 FOR SCREENING
THE BUILDING LOCATION

Image: Ferguson Architects

Figure A.7

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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A. Project Narrative

LAND USE CODE INFORMATION

The project narrative consists of four elements: project description, context
and urban design response statement, code review, and departures. The
project description includes basic development information such as building
area, number of units, uses, and parking.

Code review
This includes a summary of applicable district development and building

2 Building Coverage: NiA (applies to single-use multifamily residential development onl

design standards. See Figures A.6 and A.7. This information can also be @ @
incorporated into other documents, such as building elevations (see Figure i ’ o ocueemane
A8) i ___CooSTMCTHBGNMT _______________ p | Imaa&
w, Lo - ; “;TS_“;Z’-T“”‘W

Pre-Application Conference o m | O 0| m Q&y > yossaemanen

H H kﬁ ‘l’r~,>_‘\ . 20848 $
Questions for staff should be included. I 1 . ]” DE “j ”E g ( @‘ T —

——I st e
Concept Design Review o —— : i
v 1

The context and urban design statement includes supplementary graphic r
materials to support the analysis. Departures include diagrams or other HEIGHT LIMITS DIAGRAM

SCALE. 1/16'=10"

graphics to clearly explain the departures. The applicant includes a response
describing how the project addresses guidance provided at the Pre-
Application Conference.

Final Design Review

All information is updated to reflect any modifications or refinements made e | o | e o

after Concept Design Review. The code review element only needs to be = T e i -—

included if updates, revisions, or corrections are made to previously % :j: @ :jiE %

submitted information. T i il — Y
2 — H H LLE

Required T e e "

*  Pre-Application Conference

*  Concept Design Review 4 EAST (FACES ALLEY)

*  Final Design Review

Image: WC Studio Figure A.8

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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A. Project Narrative

The project narrative consists of four elements: project description, context
and urban design response statement, code review, and departures. The
project description includes basic development information such as building
area, number of units, uses, and parking.

Departures

Any code requirements the applicant would like to request “departure” from
are identified for consideration as part of the UDPR. Code requirements
eligible for departure are listed in TMC 13.19.040.E.6.d. This should include a
rationale explaining how the departure results in a project which better
meets the intent of the specific standards and how it relates to UDPR
Design Objectives and Guidelines. See Figures A.9 - A.11.

Pre-Application Conference
Questions for staff should be included.

Concept Design Review

The context and urban design statement includes supplementary graphic
materials to support the analysis. Departures include diagrams or other
graphics to clearly explain the departures. The applicant includes a response
describing how the project addresses guidance provided at the Pre-
Application Conference.

Final Design Review

All information is updated to reflect any modifications or refinements made
after Concept Design Review. The code review element only needs to be
included if updates, revisions, or corrections are made to previously
submitted information.

Required
*  Pre-Application Conference

*  Concept Design Review
*  Final Design Review

DEPARTURE #3 - UPPER LEVEL SETBACKS

STANDARD: PROPOSED DEPARTURE:

SMC 23.47A.009.F.4.b: Upper-level setbacks

(1) A setback with an average depth of 10 feet ~ level setback by 154 SF per floor  and historic Ballard.
from all abutting street lot lines is required for ~ (over the allowed average) See
portions of a structure above a height of 45 feet.  diagram below.

The maximum depth of a setback that can be used

for calculating the average setback is 20 feet.

The retail court gives back to the street an additional 1258 SF which is beyond the allowable
20" depth used for calculating the average setback area. The 1258 SF area of relief that
has been given back to the street balances out the small 154 SF encroachment area of the

Market Street projections.

DC2-A.2 REDUCING PERCEIV

C2-B.1 FACADE COMPOSITIC

CS3-A.] FITTING OLD AND NEW

RATIONALE & APPLICABLE GUIDELINES:

Along Market Street, the project The proposed design's encroachment allows the massing of the building elements to remain
proposes to encroach on the upper consistent along the frontage, which is more in keeping with the patterns of historic buildings

TOGETHER

ED MASS

ON

DC2-C.1 VISUAL DEPTH AND INTEREST

PROPOSED UPPER LEVEL SETBACKS

Proposed Average Setback:
2040SF / 221'-0" = 9.2'

Massing removed

to offset departure —
(1258 SF) [

Departure sought for —/r

154 SF within setback

e I

T ik
4 L3
4

1
PN . o}
MEY
i

o
Figure A.9
SMC 23.47A.009.F.2: For all portions of street-facing facade up to height of 45 The study explored a facade length of 174’-6" before modulation on west facade
feet loca thin 10 f f r than 1 t shall
be modulated lot line for a minimum
depth of 10 feet and a minimum width of 15 feet.
Thede pmentstandard departures explored asa part of this stu
wh equired to meet the development capacity for the site, wk
exceptional trees
b o e I
E, -
100"
| | I8 !
= —— l=y s
1 |
ﬂ'_ = i
‘-’ 1
2 1
NC-75 MR i
ZONE ZONE :
i AREA OF EXPLORED
i i DEPARTURE
i i
.
Figure A.10

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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A. Project Narrative

The project narrative consists of four elements: project description, context
and urban design response statement, code review, and departures. The
project description includes basic development information such as building
area, number of units, uses, and parking.

Departures

Any code requirements the applicant would like to request “departure” from
are identified for consideration as part of the UDPR. Code requirements
eligible for departure are listed in TMC 13.19.040.E.6.d. This should include a
rationale explaining how the departure results in a project which better
meets the intent of the specific standards and how it relates to UDPR
Design Objectives and Guidelines. See Figures A.9 - A.11.

Pre-Application Conference
Questions for staff should be included.

Concept Design Review

The context and urban design statement includes supplementary graphic
materials to support the analysis. Departures include diagrams or other
graphics to clearly explain the departures. The applicant includes a response
describing how the project addresses guidance provided at the Pre-
Application Conference.

Final Design Review

All information is updated to reflect any modifications or refinements made
after Concept Design Review. The code review element only needs to be
included if updates, revisions, or corrections are made to previously
submitted information.

Required
*  Pre-Application Conference

*  Concept Design Review
*  Final Design Review

DEPARTURES #7, 8, &9 - UPPER LEVEL SETBACKS (NC ZONE)

STANDARD:
SETBACK 10 FEET ABOVE 13 FEET FROM LOT LINE ABUTTING MR ZONE

SETBACK AN ADDITIONAL 1 FOOT FOR EVERY 10 FEET ABOVE 65 FEET

PROPOSED:
SETBACK 11 INCHES FOR A DISTANCE OF 40 FEET AT NE LOT LINE

SETBACK 10 FEET FOR A DISTANCE OF 27.34 FEET AT NE LOT LINE

\ W W W W

e

A\ ¥

RATIONALE:

+ SETBACK REDUCTION ALLOWS FOR RECAPTURE OF PORTION OF LOST

DEVELOPMENT CAPACITY DUE TO PRESERVATION OF EXISTING TREES

BETTER MEETS NUMEROUS DESIGN GUIDELINES THROUGH
INCLUSION OF SIGNIFICANT GROUND LEVEL OPEN SPACE

ESTABLISHES APPROPRIATE BOOKEND TO BALLARD COMMONS

+ STEPPED OR CARVED MASSING WHERE PROJECT FACES LOWER SCALE

DEVELOPMENT

BOTH MARKET RATE AND AFFORDABLE PROJECTS ARE SEEKING AND
MUTUALLY SUPPORTING A DEPARTURE FROM THIS STANDARD

TS X ToRueenee

* (CS3.1.C PLANTS AND HABITAT: INTEGRATE LANDSCAPING IN FRONT OF
e (€S2.1.B.3 SENSE OF PLACE: DESIGN AND PROGRAM PRIVATELY OWNED OPEN
» (CS2.1.B.3 SENSE OF PLACE: CONSIDER SETTING BACK PORTIONS OF THE
» (CS2.3.A.2 CONNECTION TO THE STREET: PROVIDE A TRANSITION FROM
¢ PL1.1.B.2ADDING TO PUBLIC LIFE: CREATE ARI

* PL1.2.A PEDESTRIAN VOLUMES: CREATE V
« DC3.2.A MEETING USER NEEDS: OU
M E AND N \ £\

« DC3.3.A AMENITIES AND FEATURES: INTEGRATE LANDSCAPING IN FRONT OF

RELEVANT DESIGN GUIDELINES:
RESIDENCES
SPACES TO CONTRIBUTE TO THE PUBLIC REALM

EAST-WEST FACADES TO FORM “SIDE ROOMS” OR ES” OF ACTIVITIES

PUBLIC TO PRIVATE SPACES

ALM AND ACTIVE
PUBLIC OPEN SPACE THAT EXTENDS FROM T 5

EA] MING AND SPACIOUS
SIDEWALK ENVIRONMENT THROUGH INTE! PRIVATE OPEN SPACE,

SETBACKS

RIAN ZONES, LARGE
JLD INCORPORATE

M AND  MUL LY D
GR E N

RESIDENCES

FigureA.11
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B. Urban Design Context Analysis

The Urban Design Context Analysis includes a description of the project site’s
existing conditions and the surrounding area and how the site’s context
informs the proposal’s design. This analysis includes consideration of the
proposal’s relationship with adjacent existing and planned buildings, the
public realm and other adjacent public spaces, nearby cultural and historic
resources, and any significant natural features. This analysis is supported by
the inclusion of maps, diagrams, and photos.

Vicinity map
See Figures B.1 and B.2 : ,_L, ,

Concept Design Review |

All information is updated to reflect any modifications or refinements made
after the Pre-Application Conference.

4 | -y s
i AL ¥ t;
i %Rspuaucm ST.

SITE AREA
1n970 8¢

Required
*  Pre-Application Conference

*  Concept Design Review
*  Final Design Review!

DEXTER AVE. N. ST Bid

DEXTER AVE. N.

IThis information only needs to be included if updates, revisions, or
corrections are made to previously submitted information.

N aAy Kug)

Thomas St.

.
24 e

Figure B.2

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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B. Urban Design Context Analysis

The Urban Design Context Analysis includes a description of the project site’s
existing conditions and the surrounding area and how the site’s context LAND U S E & ZONIN G CO NTEXT
informs the proposal’s design. This analysis includes consideration of the The uses surrounding the The project site is within the MIO-37-LR1
proposal’s relationship with adjacent existing and planned buildings, the project site include r.-c.»llege r'¢°7" Sc:ar.tle_ College ""C’" MIO-50-LR3
public realm and other adjacent public spaces, nearby cultural and historic institutional uses to the north "Majfr‘ instititional Oveniay) -~ 7 S
resources, and any significant natural features. This analysis is supported by and east and single family bu,j“ !:as dl;t.(f.f.c‘ﬂ rif’?_d‘,e PRO-AR LI .
the inclusion of maps, diagrams, and photos. ?"-"'055 :t‘F streets to the west UI. : U.rlv e .C.'t"" ‘if“”gi' ,UUd SF 5000
and south. govern the development
standards. The site straddles SF 7200
Land use and zoning maps Institutional both LR3 and LR1 zones. LR2
Existing uses do not always reflect underlying zoning so maps for both Single Family Residential
should be included. Significant discrepancies between existing land uses and z '
zoning should be highlighted whenever present. See Figure B.3
Concept Desigh Review
All information is updated to reflect any modifications or refinements made . .
after the Pre-Application Conference. =
Required t : :
*  Pre-Application Conference 3 it
*  Concept Design Review s . =%,
*  Final Design Review! =i, = g
RSN ==y o . AL
IThis information only needs to be included if updates, revisions, or i' ' & g
corrections are made to previously submitted information. - : : E
1y T e |
A =1z i N e
Y [P p— i, o [ ¢ o N s 1
o T = (Qz
EXISTING LAND USE PATTERN DXSTING ZOMNG PATTERN
Figure B.3

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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B. Urban Design Context Analysis

SITE ANALYSIS
The Urban Design Context Analysis includes a description of the project site’s I OT———
existing conditions and the surrounding area and how the site’s context e e e
pedestrian front door to the neighborhood and is a
informs the proposal’s design. This analysis includes consideration of the Evaiak Viaga i e Reamond Compranirine Pin - sz
proposal’s relationship with adjacent existing and planned buildings, the Ui e ane o ey W dpee
H H H . . Shen St is a designated urban pathway. This project Q»‘-Q ,d) D(\‘t‘igﬂw
public realm and other adjacent public spaces, nearby cultural and historic adcs 10 and gg o
. . . o recently developed along Esterra Park by providing: Q’}V
resources, and any significant natural features. This analysis is supported by ¢ Consntuban design lements n he 0N I
th . . f . . to the adjacent seve\?pmems ) ) PROJECT PRSOHJ_ECI
e inclusion o maps, d|agrams' and photOS. A destinaton a the west end with 3 pocket park STE X WSTE
152nd Ave is a designated retail street. This project ?‘EN ST. URBAN PATHWAY

serves as the northern gateway to the retail corridor, by
providing commercial space to activate the corner of

Context maps v

POTENTIAL POTENTIAL

. . . . Residential e | g A :
A neighborhood context map that contains land uses, including green _ eeidenta g g
. g . . Retail A b A z
spaces, and significant pedestrian and vehicular pathways helps fully B el 2 s 5
. . . Green S s = g g
describe the site’s urban context. See Figure B.4. een spaces ey 8 3
Urban Pathways wacver @ SRR T 3 F
. s . [ Bike Routes z o
A map identifying future development provides necessary context. See I kit £
Figure B 5 Light Rail Line -
o Pedestrian Bridge SR oekitn oeionio @\‘Q@
i o
. . Microsoft Campus
Concept Design Review s '
All information is updated to reflect any modifications or refinements made Figure B.4
after the Pre-Application Conference. ’
Required %‘~‘$§‘i{1“§ ‘ y ifr
*  Pre-Application Conference LEGEND \N -f—“&m_

- —— —— = — —

*  Concept Design Review B unoER consTRUCTION
*  Final Design Review!

MASTER USE PERMIT

IThis information only needs to be included if updates, revisions, or DESIGN REVIEW

corrections are made to previously submitted information. B rrocrsT
ROJECT SITE

——— 427 9th Ave N -
Also being developed
by Wilshire Capital

PLAN VIEW AROUND PROJECT SITE

Figure B.5

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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B. Urban Design Context Analysis

The Urban Design Context Analysis includes a description of the project site’s
existing conditions and the surrounding area and how the site’s context
informs the proposal’s design. This analysis includes consideration of the
proposal’s relationship with adjacent existing and planned buildings, the
public realm and other adjacent public spaces, nearby cultural and historic
resources, and any significant natural features. This analysis is supported by
the inclusion of maps, diagrams, and photos.

Westlake Ave
Fairview Ave

Context photos w/ key map
See Figures B.6 and B.7

Concept Designh Review
All information is updated to reflect any modifications or refinements made
after the Pre-Application Conference.

Required
*  Pre-Application Conference

*  Concept Design Review
*  Final Design Review!

Figure B.6

IThis information only needs to be included if updates, revisions, or
corrections are made to previously submitted information.

Figure B.7

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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C. Existing Conditions Plan

The Existing Conditions Plan provides a detailed depiction of the project site
and its immediate surroundings’ existing conditions. This includes any
existing structures and points of access, trees and critical areas, utilities, and
easements located on the development site. This plan also includes adjacent
structures, points of access, and right-of-way improvements.

See Figure C.1

Concept Design Review

All information is updated to reflect any modifications or refinements made
after the Pre-Application Conference.

Required

. Pre-Application Conference
. Concept Design Review

. Final Design Review?!

IThis information only needs to be included if updates, revisions, or
corrections are made to previously submitted information.

BOREN AVE N
BOREN AVE N BC
159%0" 361.34 —
+ y
+12710"
D, W
i TR
= s
- N
et D
= e
= ~
g T ~
ooy e SNy
—~ ’ SN
) G ~% 52
S / BAE |8 T [ -
® / L-"=-120
N ey
= L & s
= / S =0
9 . \ / / R N e ~
< ~
Z —~ 7 / =N
T / / ~
o) / / =
- / / N
/ /
/ / o
/ / 8
K / / - L N
‘ / v AT TN S e = B4-——-110
7 / ~ 5
/ 204 // S ‘ @
. — L S .7 / X 2
7 | / ) S )
< @
7 E A 7/ \ ~
v 7 7 S
} _J 3 A
B & | A - // >
+]29von - - ‘\\\\ ,,/ E, /, // A X i
a5y o - , PRE YA A% |
. 24 e 7 e e s e v
el \v/ - 5, \“
i, s T 51 il IR
s P < N
% ~—_ -3 e 1
< | T~ = i % o |
] \\\\ E~— L~ } /// el
a B et T I = |
= T E k= Lo |
el ~o L~ i
T~ =5 ~Fu ) z
~dl_ ~f Pt 80 4 ,
T 5" r \ 2y *
i S L ! \) L4 ——-90
e = \\ N ’
\\ - >
>~ L 1 4/ RV THA Nade e = ~ | Z
e \ e SR — S :
\
3 2l
© N d 240.78' +88'7"

Figure C.1
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D. Site Plan

This plan provides a detailed depiction of the proposed development. The
drawing includes building footprint(s), ground floor plan, outdoor amenity
and open spaces, and vehicular, pedestrian, bicycle circulation and access
points, and adjacent structures. Other information provided includes

estimates of floor area by use, number of residential units, parking spaces, Ser Evergreen St Shrus &

. . . Gravel Surface
and landscape area. This plan also demonstrates structures’ relationship to T

exterior spaces including adjacent rights-of-way, natural features, and grade IREERRN \ parallel Parking (3)| "y
i ¢ p oo e = TS ot Main Enance,

changes.

Conceptual site plan
See Figures D.1 and D.2

. = a | = Ty —
% ( % g S I | | % ¥ i ol ) (N
icati &% 4 o |\ T BuildingA — bkl e B BuildingB — 1 __
Pre-Application Conference X/ 8 o 2 e W iy l S o] ; t'_'"i it

N

2 an T |

Optional elements include ground floor plan, amenity spaces, outdoor
storage areas, and freestanding sign locations.

Concept Design Review
Site plan is updated to reflect any modifications or refinements made after
the Pre-Application Conference.

FigureD.1
Final Design Review
The plan is updated to reflect Concept Design Review guidance and PACKI AVE
additional details are provided demonstrating a progression of the t 3 pemeomsay - Wi e
proposal’s design. ! / I |
> 7
| | COMMERCIAL RESIDENTIAL COMMUNITY ROOM | |
. | | | 1 AND HALF STORY S.STORY 1 AND HALF STORY § | %
Required 2 : | | rar |
*  Pre-Application Conference || | :l ! \ 5
. . | | \ 1 S
*  Concept Design Review I : 1 - oy : . %
. . . ! | GROUND )
*  Final Design Review R [ i |
! I A —: = I \
® ‘ : | P-PATCH : !
H |
‘ : 26,686 SF I [ —L—: = \
‘ | POTENTIAL FUTURE { [ ; \
i 35:55:0:;::1'5 APPLICATION : | =
| . [ T e
| | 36TH & PACIFIC FAMILY HOUSING |
b | | 1
| /A T |
r [ I
§ . = L
‘ | | }
I 1 |
ksessasss J i
] B e S vy |
Image: SMR Architects Figure D.2

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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D. Site Plan

This plan provides a detailed depiction of the proposed development. The
drawing includes building footprint(s), ground floor plan, outdoor amenity
and open spaces, and vehicular, pedestrian, bicycle circulation and access = }
points, and adjacent structures. Other information provided includes ‘
estimates of floor area by use, number of residential units, parking spaces, ' T S | 4
and landscape area. This plan also demonstrates structures’ relationship to o v - - - - . . ’
exterior spaces including adjacent rights-of-way, natural features, and grade ’ 4
changes. '
| . TRASH 7
Final site plan ‘ L= BOOM
See Figure D.3 < = Bt g =
| 6 = 2
Pre-Application Conference ; j ‘—
Optional elements include ground floor plan, amenity spaces, outdoor a 5 '
storage areas, and freestanding sign locations. l -4 | PARKING Z
| o GARAGE | el = f 7
: | ENTRY Sl , 7
Concept Design Review : o L1 L i :
Site plan is updated to reflect any modifications or refinements made after | = -y — 0 ESL 7
the Pre-Application Conference. : B : WaN \ : FIr B
| T ' MOVE-IN N/ A Simm 7 T
Final Design Review , — = N ¥
The plan is updated to reflect Concept Design Review guidance and j : = s A 1
additional details are provided demonstrating a progression of the ’ RESL'gi';:'AL = I 1 H !
proposal’s design. L .
- 7
Required \ ?
*  Pre-Application Conference . ELECTRICAL ]
*  Concept Design Review ' ' - RETAIL [.g?
*  Final Design Review | BOH 51
ELECTRICAL Z
| | = {*
LEGEND 7
| EnTRY PLAZA " s
PARKING ENTRANCE/ACCESS :\! “‘
BACK OF HOUSE 2 23
CRCULATION Oi. Wio, o
Figure D.3

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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E. Floor Plans

Floor plans indicate uses, pedestrian entrances and circulation, outdoor
areas, and vehicular access points and circulation.

Conceptual floor plans
See Figures E.1 —E.5

Pre-Application Conference
Ground floor plans are required while upper and below-grade floor plans
are optional.

Concept Designh Review
All floor plans are required.

Final Design Review
The plans are updated to reflect Concept Design Review guidance and
additional details such as exterior materials and glazing are included.

Required
. Pre-Application Conference

. Concept Design Review
. Final Design Review

B1 LEVEL - ACCESS FROM NW 54TH ST

f———————-—————————-—_——.——

FigureE.1

LEVEL 1 - ACCESS FROM NW MARKET ST

R
|
|
i
\

TYPICAL RESIDENTIAL LEVEL

R —

____.._____________--_1

L

l/l
L

Figure E.2

FigureE.3

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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E. Floor Plans

UNIT TYPE
[ 2.80RM [ RESIDENTIAL LOBBY &
B 3-BORM SERVICES

[ ciReuLATION EE RESIDENTIAL COMMON
[ mepssTorace B RETAILL

Floor plans indicate uses, pedestrian entrances and circulation, outdoor

areas, and vehicular access points and circulation.
L
LA

EL.LOBBY

000 UNIT GOUNT

Conceptual floor plans A e con
See Figures E.1 - E.5

:

LEVE |2BDRM
LEVE |3-BDRM

|
1
[i [1BORM |
I [z80RM |
[ l3BORM |

1-BDRM B

Pre-Application Conference
Ground floor plans are required while upper and below-grade floor plans
are optional.

TOTAL UNIT COUNTS ()

UNIT MIX-OVERALL

AVG UNIT|
TYPE |COUNT| % TYPE NSF|
BORM | 37 | 4625% | 58550 SF)
2.BDRM | 24 | 30.00% | 83889 SF|
3BORM | 19 | 23.75% | 112326 SF)

Concept Designh Review
All floor plans are required.

N e
Final Design Review = =
The plans are updated to reflect Concept Design Review guidance and
additional details such as exterior materials and glazing are included.

TOTAL AREA 2,305 5F

MECHRISER
I3
|z

&

(-
@
=
w

[ LEVEL1 4305 5|

_@,u 0w P
e e—

Required
*  Pre-Application Conference Image: SMR Architects Figure E.4
. Concept Design Review
. Final Design Review ] -
H: o H = 18oRM ||
uORRIDDﬁ
TRASH 1-8DRM
Image: SMR Architects Figure E.5

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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E. Floor Plans

Floor plans indicate uses, pedestrian entrances and circulation, outdoor
areas, and vehicular access points and circulation.

Final floor plans
See Figure E.6

Pre-Application Conference
Ground floor plans are required while upper and below-grade floor plans
are optional.

Concept Designh Review
All floor plans are required.

Final Design Review
The plans are updated to reflect Concept Design Review guidance and
additional details such as exterior materials and glazing are included.

Required
. Pre-Application Conference

. Concept Design Review
. Final Design Review

LEGEND

RESIDENTIAL LOBBY/AMENITY
BACK OF HOUSE/PARKING
RETAIL

CIRCULATION

2-BEDROOM

1-BEDROOM

STUDIO

RETAIL

EXIT

SERVICE
ENTRY

VEHICULAR

RESIDENT

ENTRY

GENERATOR

RETAIL

RESIDENTIAL

LOADING TRASH

=
1

RETAIL

TRASH

RETAIL BO

Figure E.6

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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F. Architectural Massing Concepts

The massing concept drawings illustrate the proposed structures’ bulk and
scale relative to its surroundings. Drawings incorporate elements such as
conceptual floor plans differentiating uses, significant site features,
pedestrian and vehicular circulation and points of access, open spaces, and
other information that helps show the applicant’s design thinking process
and how it responds to the context and UDPR design guidelines.

Preliminary/Conceptual massing drawings

The drawings present a simplified 3-dimensional depiction of the proposal
within its context. The primary purpose of these drawings is to illustrate
how the building’s massing, including any building modulation, appears
from a number of perspectives. Interior and exterior uses are also indicated.
See Figures .1 —-F.5

CIRCULATION RESIDENTIAL
. . . . PARKING AMENITY
Pre-Application Conference & Concept Design Review il
5 uTILITY COMMERCIAL

If departures that affect building massing are proposed, a drawing depicting '
a code compliant development is included along with the applicant’s OUTDOOR
preferred concept. If the proposal may impact a nearby public park or
similar space a sun/shadow graphical analysis is included as well.

FigureF.1

Final Design Review
The plans are updated to reflect Concept Design Review guidance.

Required
. Pre-Application Conference

. Concept Design Review
. Final Design Review

LEGEND

RESIDENTIAL LOBBY/AMENITY
BACK OF HOUSE/PARKING
RETAIL

CIRCULATION

2-BEDROOM
1-BEDROOM
STUDIO

Figure F.2

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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F. Architectural Massing Concepts

The massing concept drawings illustrate the proposed structures’ bulk and
scale relative to its surroundings. Drawings incorporate elements such as
conceptual floor plans differentiating uses, significant site features,
pedestrian and vehicular circulation and points of access, open spaces, and
other information that helps show the applicant’s design thinking process
and how it responds to the context and UDPR design guidelines.

Preliminary/Conceptual massing drawings

The drawings present a simplified 3-dimensional depiction of the proposal
within its context. The primary purpose of these drawings is to illustrate
how the building’s massing, including any building modulation, appears
from a number of perspectives. Interior and exterior uses are also indicated.
See Figures .1 —-F.5

Pre-Application Conference & Concept Design Review

If departures that affect building massing are proposed, a drawing depicting
a code compliant development is included along with the applicant’s
preferred concept. If the proposal may impact a nearby public park or
similar space a sun/shadow graphical analysis is included as well.

| N

ERRRRR

Final Design Review
The plans are updated to reflect Concept Design Review guidance.

Required
. Pre-Application Conference

. Concept Design Review
. Final Design Review

I ARG

n

|

FigureF.3

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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F. Architectural Massing Concepts

The massing concept drawings illustrate the proposed structures’ bulk and
scale relative to its surroundings. Drawings incorporate elements such as
conceptual floor plans differentiating uses, significant site features,
pedestrian and vehicular circulation and points of access, open spaces, and
other information that helps show the applicant’s design thinking process
and how it responds to the context and UDPR design guidelines. =

Preliminary/Conceptual massing drawings

The drawings present a simplified 3-dimensional depiction of the proposal
within its context. The primary purpose of these drawings is to illustrate
how the building’s massing, including any building modulation, appears
from a number of perspectives. Interior and exterior uses are also indicated. i
See Figures .1 —-F.5

Pre-Application Conference & Concept Design Review

If departures that affect building massing are proposed, a drawing depicting
a code compliant development is included along with the applicant’s
preferred concept. If the proposal may impact a nearby public park or
similar space a sun/shadow graphical analysis is included as well.

Final Design Review
The plans are updated to reflect Concept Design Review guidance.

Required
. Pre-Application Conference

. Concept Design Review
. Final Design Review

FigureF.4

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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F. Architectural Massing Concepts

The massing concept drawings illustrate the proposed structures’ bulk and
scale relative to its surroundings. Drawings incorporate elements such as
conceptual floor plans differentiating uses, significant site features,
pedestrian and vehicular circulation and points of access, open spaces, and
other information that helps show the applicant’s design thinking process
and how it responds to the context and UDPR design guidelines.

Final massing drawings

The final massing drawings include greater architectural detail, including
features such as awnings, balconies, and material changes. Figure F.5 shows
the progression of massing concepts from preliminary to conceptual and
final.

Pre-Application Conference & Concept Design Review

If departures that affect building massing are proposed, a drawing depicting
a code compliant development is included along with the applicant’s
preferred concept. If the proposal may impact a nearby public park or
similar space a sun/shadow graphical analysis is included as well.

Final Design Review
The plans are updated to reflect Concept Design Review guidance.

Required
. Pre-Application Conference

. Concept Design Review
. Final Design Review

Figure F.5

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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G. Site Sections

At least one section drawing through the building’s primary space (such as a
main entrance, common amenity area, or large tenant spaces) that
illustrates the building’s relationship to adjacent structures and right-of-way
improvements is provided. Additional section drawings are provided for
each abutting right-of-way and any significant grade changes not
incorporated in another drawing.

Conceptual site section
See Figure G.1

Final Design Review
The plans are updated to reflect Concept Design Review guidance.

Required
. Concept Design Review

. Final Design Review

1"

\

[A._._

AR l P

q KW T I’ iﬂ-;g

,...;t

=
=

| =S

_._,
i<

Figure G.1
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URBAN DESIGN PROJECT REVIEW APPLICATION GUIDE

CITY OF TACOMA, WA

January 2025

PAGE 23




G. Site Sections

Final Design Review
The plans are updated to reflect Concept Design Review guidance.

At least one section drawing through the building’s primary space (such as a SRR S
main entrance, common amenity area, or large tenant spaces) that e MBS
illustrates the building’s relationship to adjacent structures and right-of-way uTuTY COMMERCIAL
improvements is provided. Additional section drawings are provided for OUTDOOR
each abutting right-of-way and any significant grade changes not of ' o

incorporated in another drawing. g! ‘

Final site sections —

See Figures G.2 — G.3. S A ‘ g

Required
. Concept Design Review
. Final Design Review E’é:;’:ﬁl ] I MARKET STREET : PROJECT SITE : 54TH STREET I EXISTING
A i I MARITIME
Figure G.2

PROJECT SITE

SINGLE FAMILY L 120"ROW
RESIDENTIAL E'. COLLEGE WAY N
sk
55 7
er MINIMUM SETBACK ALLOWABLE ZONING ENVELOPE. STEPS DOWN
| Fee eSS o TN ISSRESIOCC

...... P

20 |
MINIMUM H
SETBACK

7 \LEXISTING
ﬁ‘ GRADE

SETBACK

EXISTING GRADE

ZONING SECTION THROUGH COLLEGE WAY N

The 120" College Way right-of-way (with an existing landscaped boulevard to remain) and
development setbacks from the property line for landscape provide significant physical and
visual separation between the development and residences across College Way. Additionally,
the proposed building height lowers toward College Way, reducing the perceived height of
the project from the street.

-

VOLUNTARY SETBACKS AT PREFERRED DESIGN OPTION o e
EXISTING GRADE 1

SKETCH SECTION THROUGH COLLEGE WAY N

Figure G.3

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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H. Landscape Plan

This plan includes the proposed development with varying details of
landscaping. The drawing includes typical elements of the site plan like
building footprint(s), circulation, and outdoor amenity and open spaces with
the addition of landscaping material and other site elements such as
furniture. Any retained vegetation, including trees, are also indicated.

Conceptual landscape plans
See Figures H.1 and H.2

Concept Design Review

Concept designs, sample images, or inspiration photos for hardscape and
any unique site elements are included.

Final Design Review

The plan is updated to reflect Concept Design Review guidance and
additional details are provided demonstrating a progression of the
proposal’s design. If warranted by complexity of grades, include a detailed
grading plan to show the relationship between the building floor levels and
uses with site grades and any retained tree Critical Root Zones (CRZs).

Required

. Concept Design Review
J Final Design Review

Service & sldewalk Evergreen Native Shrubs &
loading Pine Trees Groundcover
Gravel Surface
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Parallel Parking (3)|
Sl T e

_Main Entrance,

38500 mmemmmmmmmm=—

:j:ft/_(\j\) \,}\./ i ‘

NI
sl i
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8
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{3 7
RFP SCHEME - SITE PLAN

¢

152ND AVF NF
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H. Landscape Plan

This plan includes the proposed development with varying details of O
landscaping. The drawing includes typical elements of the site plan like
building footprint(s), circulation, and outdoor amenity and open spaces with
the addition of landscaping material and other site elements such as
furniture. Any retained vegetation, including trees, are also indicated.
Concept designs, sample images, or inspiration photos for hardscape and me
any unique site elements are included.

Conceptual landscape plan
Focal point concept and inspiration photos — Figure H.3 Bar

Final landscape plan
Figure H.4

Final Design Review -
The plan is updated to reflect Concept Design Review guidance and _
additional details are provided demonstrating a progression of the proposal’s e
design. If warranted by complexity of grades, include a detailed grading plan
to show the relationship between the building floor levels and uses with site
grades and any retained tree Critical Root Zones (CRZs).

FigureH.3

ULPTURAL ART COLUMN
BUILT UP PLANTER W/ GROUNDCOVER PLANTING

| |
EXISTING PLAZA, PAVING & LANDSCAPE ISLAND
1 /
i 7

PROPOSED ONE-WAY ALLEY
Wi COLORED CONCRETE T\an

Required
. Concept Design Review

. Final Design Review
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PLANTING AREA BERMED
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ACGENT TREE TYP. FOR (3)
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BUILT UP ANGULAR STEEL PLANTER, TYP.
(24" PLANTING DEPTH MIN.)
'OLORED CONCRETE TOPPING SLAB
(44" CLEAR PATH)
C.I.P. PLANTER W/ BUILT IN BENCH
LAGE EXISTING CURB BULB W/
NEW PLANTER ISLAND
ROCK MULCH
O MATCH NEIGHBORHOOD CONTEXT, TYP.

LOTLINE

AT-GRADE PLANTING AREA W)~ ~ T !—
1
T
]
I
|
1
I
1
|
|
|
|

SHRUBS GROUNDCOVER, GRASSES, I
AND PERENNIALS, TYP. T

) RACK
(36" CLEAR FROM FACE OF CURB)
JALLY SCORED, COLORED CONCRETE

40" WIDE ALLOWABLE
LANDSCAPED ZONE

LANDSCAPE OVER STRUCTURE

NORTH ACCESS TO BICYCLE ROOM

CAFE/RETAIL 18" WALK-OFF

LOT LINE

18" DEPTH MIN. STEEL PLANTER OVER
STRUCTURE, TYP.

BUILDING CANOPY, TYP (TREES 5' CLEAR)
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|-
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Figure H.4
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H. Landscape Plan

This plan includes the proposed development with varying details of
landscaping. The drawing includes typical elements of the site plan like
building footprint(s), circulation, and outdoor amenity and open spaces with
the addition of landscaping material and other site elements such as
furniture. Any retained vegetation, including trees, are also indicated.
Concept designs, sample images, or inspiration photos for hardscape and
any unique site elements are included.

INSPIRATION

Final landscape plan
Inspiration and hardscape material selection photos — Figure H.5
Plant palette w/ common and botanical names — Figure H.6

Final Design Review

The plan is updated to reflect Concept Design Review guidance and
additional details are provided demonstrating a progression of the proposal’s
design. If warranted by complexity of grades, include a detailed grading plan
to show the relationship between the building floor levels and uses with site
grades and any retained tree Critical Root Zones (CRZs).

Figure H.5

Required
. Concept Design Review

. Final Design Review

& / on . K e -
SPECIMEN JAPANESE MAPLE OPHIOPOGON JAPONICUS ‘NANA' GAULTHERIA PROCUMBENS SAGINA SUBULATA ELEOCHARIS RADICANS LEPTINELLA SQUALIDA
(SPECIES T.8.D.) DWARF MONDO GRASS CREEPING WINTERGREEN IRISH MOSS MINIATURE SPIKERUSH BRASS BUTTONS

- = = / a\ ¥ ! Y s | n y 7
MAHONIA EURYBRACTEATA ‘SOFT CARESS' ACORUS GRAMINEUS ‘OGON' PLEIOBLASTUS 'AKEBONO" PITTOSPORUM ‘SHIMA' / DWARF OPHIOPOGON JAPONICUS ‘NANA'
SOFT CARESS OREGON GRAPE GOLDEN SWEET FLAG DWARF VARIEGATED BAMBOO VARIEGATED JAPANESE MOCK ORANGE DWARF MONDO GRASS

Figure H.6

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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l. Building Elevations

Elevation drawings for all sides of proposed buildings are included. These —#-7 =
drawings depict the proposal’s architectural design including door and - T P !
window patterns, approach to weather protection, exterior lighting, and < —wv-m-- R G 1R b - =
materials. ' t
u 85 8
g i & 1 ‘

Conceptual building elevations T .

P g . . .1 "“"“"‘"‘b" .- - Ly'
Hand-drawn or computer generated materials are acceptable. See Figures I.1 3 , ;

!
~l h- R iR B
i jhe- i
4 s | R
Final Design Review 211 N A— : :

The plans are updated to reflect Concept Design Review guidance and
additional details such as materials textures and colors, and shadows from ‘

modulation are included. When privacy impacts to neighbors are a concern, /1

fenestration plans of the facing elevations are included and demonstrate ' (/ 1/ 1} , L ?
that direct views between the buildings are minimized. ] : I

Required
. Concept Design Review

. Final Design Review
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Figurel.2
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l. Building Elevations

Elevation drawings for all sides of proposed buildings are included. These
drawings depict the proposal’s architectural design including door and
window patterns, approach to weather protection, exterior lighting, and
materials.

Final building elevations

A drawing comparing the proposed window arrangement with those of an
abutting building is included when potential privacy impacts are a concern.
See Figure I.3.

Material color and call-outs are included. See Figure 1.4.

Final Design Review

The plans are updated to reflect Concept Design Review guidance and
additional details such as materials textures and colors, and shadows from
modulation are included. When privacy impacts to neighbors are a concern,
fenestration plans of the facing elevations are included and demonstrate
that direct views between the buildings are minimized.

Required
. Concept Design Review

. Final Design Review
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0 | | | | | I [
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Figure 1.3
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THERMALLY MODIFIED WOOD

BRICK
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Bl .
-3

HORIZONTAL METAL PANEL
CORTEN STEEL
BRICK

Figure l.4
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J. Renderings

Three-dimensional illustrations of the proposal are a key resource to
demonstrate the proposal’s design concept and its consistency with related
UDPR design objectives.

Conceptual renderings
A series of drawings from varying angles and perspectives, including eye-
level, elevated, and aerial. See Figures J.1 — J.6.

Final Design Review

The plans are updated to reflect Concept Design Review guidance and
additional details are included. Eye-level perspective drawings from two
opposite street locations and one rendering depicting the entire project
within the surrounding context are included.

Required
. Concept Design Review

. Final Design Review

Figure J.1

Figure J.5

Figure J.6

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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J. Renderings

Three-dimensional illustrations of the proposal are a key resource to
demonstrate the proposal’s design concept and its consistency with related
UDPR design objectives.

Final renderings

Drawings are further developed with added detailed. Renderings include at
least two eye-level perspectives and one aerial depicting the project site
with accurate depiction of the surrounding area, including existing buildings
and public improvements. See Figures J.7 —J.12.

Final Design Review

The plans are updated to reflect Concept Design Review guidance and
additional details are included. Eye-level perspective drawings from two
opposite street locations and one rendering depicting the entire project
within the surrounding context are included.

Required

*  Concept Design Review Figure J.7 Figure J.8
. Final Design Review

Figure J.9

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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J. Renderings

Three-dimensional illustrations of the proposal are a key resource to
demonstrate the proposal’s design concept and its consistency with related
UDPR design objectives.

Final renderings

Drawings are further developed with added detailed. Renderings include at
least two eye-level perspectives and one aerial depicting the project site
with accurate depiction of the surrounding area, including existing buildings
and public improvements. See Figures J.7 —J.12.

Final Design Review

The plans are updated to reflect Concept Design Review guidance and
additional details are included. Eye-level perspective drawings from two
opposite street locations and one rendering depicting the entire project
within the surrounding context are included.

Required
. Concept Design Review

. Final Design Review

Figure J.12

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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K. Materials and Color Palette

Material images and descriptive color details that correspond to building
elevation callouts are provided.

Materials and color selections are referenced on building elevations. See
Figures K.1 and K.2.

Concept Design Review
Physical samples of important and unique materials are presented at the
Urban Design Board meeting.

Required MATERIAL KEY
. Concept Design Review REITg s

. Final Design Review

BRICK 8 ) ALUMINUM STOREFRONT WINDOW SYSTEM

HORIZONTAL METAL PANEL: DARK GRAY 9 ) VINYL WINDOW SYSTEM

VERTICAL METAL PANEL - RANDOM STAGGERED

IN
PATTERN: ZINCALUME - NO PAINT 10) CAST IN PLACE CONCRETE

1
2
3
4 STEEL CHANNEL CANOPY FRAMING:
PAINTED BLACK W/ GLASS CANOPY

CEMENTITIOUS PANEL SIDING: PAINTED LIGHT GRAY 12) GLASS RAILING SYSTEM

CEMENTITIOUS PANEL SIDING: PAINTED WHITE

@)

CEMENTITIOUS PANEL SIDING: PAINTED GRAY 13) CABLE RAILING SYSTEM

CEMENTITIOUS V-GROOVE SIDING:
PAINTED ACCENT COLOR

<) (o

Figure K.1
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T
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STOREFRONT GLAZING SYSTEM
BRICK MASONRY

P "
METAURANER o DARK ORAL PANELIZED METAL OVERHEAD GARAGE DOOR - DARK GRAY

PRIMARY SPANDREL GLASS TAPER METAL PANEL - DARK GRAY

PRIMARY VISION GLASS MECHANICAL EXHAUST LOUVER - DARK GRAY

TAPER METAL PANEL - DARK GRAY

BRICK MASONRY

PRIMARY VISION GLASS PRIMARY SPANDREL GLASS METAL PANEL - DARK GRAY STOREFRONT GLAZING SYSTEM

Figure K.2

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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L. Building Sections

Building section drawings include interior and exterior uses, grade and floor- e — — o o - — ETRPPEED

27 -1

to-floor height dimensions, grade lines, and any adjacent building facades.

See Figure L.1.

T T.O. MECH. PARAPET 40

Final Design Review
The plans are updated to reflect Concept Design Review guidance.

1.0, HOISTOVAY BEAM

ROOF TERRACE

Required
. Concept Design Review

. Final Design Review
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EXISTING Buny

CAFERETAIL gmmmu. FOR
2 LE W, F
DESIRED BY TENANT PLAZA

PROGRAM AREAS LEGEND
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FigureL.1

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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M. Exterior Lighting Plan

This plan includes proposed exterior lights locations and indicates the
extent of light spillage.

See Figure M.1.

Required
. Final Design Review

Figure M.1

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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M. Exterior Lighting Plan

This plan includes proposed exterior lights locations and indicates the
extent of light spillage.

The plan is supplanted by fixture descriptions, images, and finishes. See
Figure M.2.

Required
. Final Design Review

ILLUMINATED BOLLARD

STEP LIGHT

FESTOON LIGHTING

WALL-MOUNTED CAN LIGHTING

®

SURFACE MOUNTED LINEAR LED

UP/DOWN WALL WASH

DRIVE-OVER LUMINAIRE

Figure M.2
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N. Signage Plan

This plan indicates areas and locations of attached and detached signage. @ @
WALL-MOUNTED BLADE SIGNS
See Figures N.1 and N.2. ADDRESS

If sign departures are included with the proposal, more information and
detail about the project’s signage is included than if departures are not

included.
A preliminary signage management plan is optional but should be included @ @
if one is anticipated.
BUILDING / RETAIL WALL-MOUNTED
_ IDENTIFICATION VERTICAL
Required = | _—
. Final Design Review ‘ I. S

~ UNION

B8a%

Figure N.1

Figure N.2

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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O. Preliminary Site Development Plan

This presents a preliminary plan of site improvements including utilities, [exa m p I e fo rthcom | ng]

stormwater facilities, construction and clearing limits, easements, and off-
site improvements. Floodplain and critical area information is also included
if any are affected.

Required
. Final Design Review

The images included in this Guide were not developed in response to UDPR application requirements and therefore information in this Guide does not substitute or fully represent applicable UDPR Application Submittal checklist requirements.
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