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SUMMARY OF PROPOSAL 
 
Land Use Application to install four 70 foot tall light poles at Bishop Blanchet High School’s 
athletic field.  Project includes installation of a new Field Broadcast System. 
 
The following approvals are required: 
 

Variance – to allow field light poles to exceed the maximum height limit in a single family 
zone (SMC23.44.012) 
 
Administrative Conditional Use – to allow field lighting and modify conditions imposed 
under permit 3003339 (SMC23.44.012) 
 
SEPA Environmental Threshold Determination (SMC Chapter 25.05) 

 
 
SEPA DETERMINATION:   [X ]   Exempt   [   ]   DNS   [   ]   MDNS   [   ]   EIS 
 

[   ]   DNS with conditions 
 

[   ]   DNS involving non-exempt grading or demolition or involving 
another agency with jurisdiction. 
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SITE AND VICINITY 
 

Site:   
Bishop Blanchet, a private parochial high school, is located on a parcel that consists of nearly 
two city blocks, (8.78 acres) bordered by Wallingford Ave. N. to the west, Meridian Avenue 
North to the east, North 85th Street to the north and North 82nd Street to the south.  The school 
site is adjacent to six single family homes at its southeast corner.  These homes front Meridian 
Avenue North.  The site is also adjacent to four single family homes near the northwest corner 
of the site.  These homes front on North 85th Street.  The school building itself is a three story 
structure located on the southwestern portion of the site approximately 200 ft south of North 
85th Street and includes a gymnasium and a theater in the same area.  The athletic field is 
located on the eastern portion of the site with the intervening area between the field and the 
school buildings devoted to parking.  The site has been graded and the athletic field is located 
at the toe of the slope that defines the eastern property line. 
 

Vehicular access to the site is currently provided via North 82nd Street to the south.  North 82nd 

Street and Meridian Avenue North are classified as residential streets.  Wallingford Avenue 
North and North 85th Street are classified as arterials and North 85th Street carries a substantial 
volume of traffic as it connects with an extension of the on and off ramps to I-5, two blocks east 
of the subject site. 
 

The existing athletic field is improved with grass turf and has two sets of bleachers located on 
the east and west side of the field.  A bathroom facility is located between the field and the toe 
of the slope on the eastern portion of the site.  Portions of the slope area have been designated 
as Steep Slope on the City’s Environmentally Critical Areas map.  The field is located at elevation 
232; the top of the slope at the northeast corner is at elevation 262.  The top of slope at the 
southeast corner adjacent to the single family homes is approximately at elevation 250 - 254.  
Portions of the upper slope are vegetated.  The site slopes westward from the eastern portion 
at elevation 232 to elevation 204 adjacent to Wallingford Avenue North. 
 

Vicinity 
 

The surrounding neighborhood is predominately one and two story houses built in the early to 
mid 1900’s.  This development pattern includes the dozen single family lots that are part of the 
northwest and southeast corners of the two blocks where the School is located.  The zoning is 
consistently Single Family (SF 5000) within an approximately 500 ft. perimeter of the school 
campus and then begins to transition to multifamily to the southwest while single family zoning 
continues in all other directions.  The four (4) lane arterial, N. 85th Street, creates a division in 
the continuity of the single family neighborhood surrounding the school and still has rolled 
asphalt curbs in some places.  Interstate-5 is located three blocks east of the school site 
 
 

PUBLIC COMMENT 
 

The public comment period ended on December 28, 2011 after a 14-day extension.  Numerous 
comment letters were received.  The majority of comments received objected to installation of 
the light poles identifying traffic, parking, noise, and light and glare impacts to the surrounding 
neighborhood. 



Application No 3012520 

Page 3 

ANALYSIS – VARIANCE (SMC 23.40.020) 
 
As provided in SMC 23.40.020, variances from the provisions or requirements of Seattle 
Municipal Code Title 23 shall be authorized only when all of the facts and conditions stated in 
the numbered paragraphs below are found to exist: 
 
1. Because of unusual conditions applicable to the subject property, including size, shape, 

topography, location or surroundings, which were not created by the owner or 
applicant, the strict application of this Land Use Code would deprive the property of 
rights and privileges enjoyed by other properties in the same zone or vicinity; 

 
The existing institutional campus is comprised of school buildings, parking lot, and athletic field 
with bleachers.  The proposal is to providing lighting at the existing athletic field to allow 
practices and games currently located off site to be relocated back at the school and to change 
Saturday afternoon varsity football games to Friday evenings.  
 
Bishop Blanchet High School is located within a single family zone and must meet the 
development standards of a single family structure.  A high school has operational and 
development requirements that are unique to its intuitional needs and not similar to the single 
family structures or uses in the same zone or vicinity.  Other institutions similar to this private 
school and located in the same zone are permitted to have athletic field lighting that exceeds 
the height limit of the underlying zone without requesting a variance.  Nathan Hale and Ingram 
High Schools have similar field lighting located at their athletic fields.  Strict application of the 
land use code would deprive this institution of rights and privileges enjoyed by other 
institutions in the same zone. Therefore criterion one has been met. 
 
2. The requested variance does not go beyond the minimum necessary to afford relief 

and does not constitute a grant of special privilege inconsistent with the limitations 
upon other properties in the vicinity and zone in which the subject property is located; 

 
The proposed height of the poles – 70 feet – is the minimum necessary to assure athlete safety 
and to minimize light and glare impacts on neighboring properties by allowing lights to be 
installed at a greater height above the ground surface.  Allowance of pole heights to exceed the 
maximum structure height does not constitute a grant of special privilege since athletic field 
lights are unique to institutional uses and the surrounding use is single family which does not 
commonly have accessory athletic fields.  Installation of field lights greater than 30 feet is not 
unique to Blanchet.  Several public Community Centers and Schools located in Single Family 
zones have installed poles for field lighting that exceed the 30 foot height limit.  Therefore this 
criterion has been met. 
 
3. The granting of the variance will not be materially detrimental to the public welfare or 

injurious to the property or improvements in the zone or vicinity in which the subject 
property is located; 

 
The granting of the variance to allow 70 foot tall poles will not be materially detrimental to the 
public welfare or injurious to the property or improvements in the zone or vicinity.  The 
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proposed increase in height will allow lights to be installed higher above the ground surface 
thereby reducing the light and glare impacts on surrounding residential uses compared to field 
lights installed on 30 tall poles. Therefore this criterion has been met. 
 
4. The literal interpretation and strict application of the applicable provisions or 
requirements of this Land Use Code would cause undue hardship or practical difficulties; 
 
The literal interpretation and strict application of the applicable provisions or requirements of 
this Land Use Code will not allow the applicant to install field lighting that is designed to provide 
the greatest mitigation for light and glare impacts on surrounding uses.  Therefore this criterion 
has been met. 
 
5. The requested variance would be consistent with the spirit and purpose of the Land 

Use Code and adopted Land Use regulations for the area. 
 
Advancement in field lighting technology has resulted in the use of taller poles. Taller poles 
allow lights to be installed higher above the surface which provides for greater effectiveness of 
the external shielding on the floodlights used at the field thereby reducing the light and glare 
trespassing from the field.  According to Sparling Engineer’s the proposed mounting heights are 
designed to industry standards to mitigate the problems of glare, off site visibility and light 
trespass.   
 
The spirit and intent of the Land Use Code is to permit institutions that are compatible with the 
function, character and scale of the surrounding area.  The addition of four 70 foot tall poles 
versus 30 foot tall poles to allow the mounting of lights higher above the ground surface at the 
existing Bishop Blanchet athletic field will not change the institution’s function, character or 
scale.  By permitting the light poles to exceed the underlying zone height will mitigate the light 
and glare impacts on the surrounding residential uses.  Therefore this criterion has been met. 
 
 
DECISION - VARIANCE 
 
Based on the submitted plans the above findings and analysis all of the facts and conditions 
stated in the numbered criteria of SMC 23.40.020, Variances the requested variance is Granted, 
without conditions. 
 
 
ANALYSIS - ADMINISTRATIVE CONDITIONAL USE (SMC 23.44.022) 
 
The Land Use Code allows institutions in residential zones through the administrative 
conditional use process.  This proposal is to install field lighting at an existing institution, Bishop 
Blanchet High School, in a single family zone.  A previous Conditional Use Permit 3003339 was 
approved for the installation of a 600-seat bleacher accessory to the athletic field.  The project 
also included construction of a 760 square foot restroom facility.  DPD approved the 
Conditional Use Permit with the following conditions prior to issuance of any field-related use 
or construction permit: 
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      1.  All plans shall show the following cumulative ACU conditions: 
A. The Field Broadcast System Mitigation Plan shall be observed at all times.  
B. Non-Blanchet use of the field shall be maintained at no substantially greater 

number and no substantially later times of use than identified in these plans. 
 

2.  To ensure that existing permanent ACU conditions are maintained through this and 
future permits also related to field use, the following conditions are to be stated on the face 
of this MUP as well, and carried over to future field-related building and use permits: 

 
A. No spectator event at the gym or athletic field shall be scheduled within 1.5 

hours of home football games.  Multiple events using the gymnasiums or athletic 
field shall be separated by 1.5 hours if their combined parking demand exceeds 
205 vehicles. 

B. No additional field lighting may be installed without review by the DPD through 
the Administrative Conditional Use Process. 

 
Bishop Blanchet has proposed modifications to the Field Broadcast System approved under 
ACU 3003339.  An analysis of the revised Field Broadcast System and Mitigation Plan is 
provided in Section H below. Condition 1.A above would still apply.  
 
Condition 1.B above states “Non-Blanchet use of the field shall be maintained at no 
substantially greater number and no substantially later times of use than identified in these 
plans.”  Bishop Blanchet has not requested that this condition be modified.  This condition will 
still apply.   
 
Condition 2.A above will still apply.   
 
To comply with Condition 2.B, Bishop Blanchet has submitted this conditional use permit 
application for installation of field lighting. 
 
The DPD Director has the authority to approve condition or deny a conditional use application. 
This decision shall be based on whether the proposed use will be materially detrimental to the 
public welfare or injurious to properties in the zone or vicinity.  The applicable criteria used for 
evaluating and or conditioning the applicants’ proposal are discussed below. 
 
D. General Provisions 
 

New or expanding institutions in single family zones shall meet the development 
standards for uses permitted outright in Section 23.44.008 through 23.44.016 unless 
modified elsewhere in this subsection or in a Major Institution Master Plan. 

 
The plans submitted for the addition meet applicable development standards in Section 
23.44.008 through 23.44.016, except that the field light poles exceed the maximum height limit 
of the underlying zone.  The maximum height limit is 30 feet.  The field light poles will measure 
70 feet tall, 40 feet above the maximum height limit.  A variance has been requested and 
approved as part of this application.  Therefore this criterion has been met. 
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E. Dispersion 
 

The lot line of any proposed new or expanding institution, other than child care centers 
locating in legally established institutions, shall be located six hundred feet (600’) or 
more from any lot line of any other institution in a residential zone, with certain 
exceptions. 

 
The application is not for a new institution or to expand the existing institutional boundary; 
therefore, this criterion is not applicable. 
 
F. Demolition of Residential Structures 
 

No residential structure shall be demolished nor shall its use be changed to provide for 
parking. 

 
Demolition of residential structures is not proposed; therefore, this criterion is not applicable. 
 
G. Reuse of Existing Structures 
 

Existing structures may be converted to institution use if the yard requirements for 
institutions are met. 
 

The proposal does not include the conversion of existing structures to institutional use; 
therefore, this criterion is not applicable. 
 
H. Noise and Odors 
 

For the purpose of reducing potential noise and odor impacts, the Director shall consider 
the location on the lot of the proposed institution, on-site parking, outdoor recreational 
area, trash and refuse storage areas, ventilating mechanisms, sport facilities, and other 
noise generating and odor-generating equipment, fixtures or facilities.  The institution 
shall be designed and operated in compliance with the Noise Ordinance, Chapter 25.08. 

 
Administrative Conditional Use 300339 reviewed and approved the existing broadcast system 
as shown on the approved plans.  The analysis concluded; 
 

It is likely that substantial proportions of field use would entail associated PA 
broadcasting.  Hence, proper design and use of the broadcast system is a necessity.  In 
the first place, broadcast system use shall be limited, per condition, to no later than the 
end of games starting no later than 6 p.m. – the latest start time in the present Blanchet 
schedule.  Secondly, DPD’s noise experts have further indicated that a reasonable 
objective standard would be 15-second Leq of 55 decibels at the property lines.  This 
could be easily and relatively cheaply achieved by increasing the number of broadcast 
speakers, distributing them appropriately throughout the field/bleachers areas, and 
maintaining their volumes at adequate but decreased (compared with existing) levels. 
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The decision for ACU 3003339 required the field mitigation plan to be updated prior to issuance 
of the permit 
 

1. The owner(s) and/or responsible party(s) shall submit for review and approval by DPD 
noise experts a Field Broadcast System Mitigation Plan documenting how the field 
broadcast system shall be both designed and used to effectively and consistently 
achieve limitation of broadcasts to 15-second Leq of 55 decibels at the property line.  The 
plan shall include that field broadcast system use shall be limited to no later than the 
normal end time of games starting not substantially later than 6 p.m. 

 
2. The owner(s) and/or responsible party(s) shall revise plans to include, on a full-sized 

plan page (separately or in combination with a land-use-related page) the following: 
A. The Field Broadcast System Mitigation Plan 
B. The non-Blanchet field use schedule. 

 
3. The owner(s) and/or responsible party(s) shall revise plans to include, on the cover 

sheet under Permanent Conditions, the following statements: 
A. The Field Broadcast System Mitigation Plan shall be observed at all times.  
B. Non-Blanchet use of the field shall be maintained at no substantially greater 

number and no substantially later times of use than identified in these plans. 
 
The current proposal will add four additional speakers to the on-site speaker system.  Two 
speakers will be mounted on 30 foot poles located behind the west bleachers and a speaker will 
be added to two light poles located on either side of the east side bleachers.  By distributing the 
amplification and repositioning existing speakers on site the new field broadcast system will 
comply with the original condition that the system be both designed and used to effectively and 
consistently achieve limitation of broadcasts to 15-second Leq of 55 decibels at the property 
line.   
 
The addition of field lighting will result in the ability to have night practices and games.  Bishop 
Blanchet has requested that a portion of Condition 1 above be amended to accommodate the 
start time of Friday night football games.  Currently football games are scheduled for Saturday 
afternoons.  With this proposal six football games will be scheduled from August through 
November.   Football games will have a start time of 7:00 PM.  In addition to existing football 
games being rescheduled to Friday nights, the addition of field lighting will permit Bishop 
Blanchet to accommodate practices and games for other sports, such as lacrosse and soccer 
from off-site venues with lighting.    
 
There currently exists on site a field broadcast system.  In order to better achieve the broadcast 
limitations imposed under permit 3003339 this system will be revised to include four more 
speakers and repositioning and turning down amplification of four existing speakers.  Although 
the previous permit contemplated that it is “likely that substantial proportions of field use 
would entail associated PA broadcasting” the analysis did not contemplate use after dusk 
during sports practices and games.  The City’s Noise Ordinance regulates amplified noise and 
the broadcast system will be designed and maintained to meet the City’s Noise Ordinance.  
However due to the location of the broadcast system within a single family zone and the 
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location of residences adjacent and across the street from the athletic field it is reasonable to 
limit the use of the system to lessen the duration of the impacts from the amplified noise.  
Permit 3003339 Condition 1 above shall be modified to state: 
 

1. The field broadcast system will be limited to broadcasts of 15-second Leq of 55 decibels 
at the property line.  The Field Broadcast Mitigation Plan shall state this limitation and 
include a mitigation measure that states, “the field broadcast system use shall be 
limited to no later than the normal end time of games starting not substantially later 
than 7 PM.” 

 
In order to mitigate the potential increase of the use of the field broadcast system due to 
installation of the field lighting the Field Broadcast System Mitigation Plan shall be updated to 
include these additional mitigating measures: 
 

2. Prior to the football season Bishop Blanchet will hire an acoustic firm to test the system 
to ensure the system meets the condition limiting broadcasts to 15-second Leq of 55 
decibels at the property line and prepare a report indicting the test results.  The annual 
report shall be submitted to DPD and shall include any required measures to bring the 
system into compliance.  The yearly acoustic report shall be made available to the public 
on the Bishop Blanchet High School website. 
 

3. The field broadcast system shall not be used after 10:00 PM. 
 

4. The field broadcast system shall not be used during sports practices. 
 

5. Except for football games, the field broadcast system shall not be used during games, 
except for broadcasting the National Anthem and pregame announcements such as 
prayer and announcing players. 
 

Prior to issuance of this permit the Applicant will be required to: 
 

6. Update Sheet E0.0 to include the location of the four existing speakers along with the 
four new speakers. 

 
7. Submit a revised Field Broadcast System Mitigation Plan for approval by DPD.  The 

approved mitigation plan shall be incorporated into the plan sheets prior to issuance. 
 

Currently the athletic field is used for practices and games.  There are no limitations on Bishop 
Blanchet’s use of the athletic field.  Non-Blanchet use of the field is limited and these 
limitations will not be modified under this permit.  Noise is generated from use of the field and 
with installation of lighting the use of the field will be extended to hours after dusk thus 
extending existing noise generated from field activities to later hours in the evening.  It is likely 
that the greatest noise generator is football games.  Football games have the highest 
attendance and crowd noise; live musical instruments from bands; and use of the field 
broadcast system during the game.  These noises currently occur on site during Saturday 
afternoons.  Under this proposal the noises generated from football games will be shifted to six 
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Friday nights during the year.  Even though the field broadcast system will have a shut off time 
of 10:00 PM, noise could extend beyond 10:00pm from participants and spectators as they 
leave the field. Noises will include vocal noises, vehicle doors opening and shutting, and vehicle 
engines starting and running within the existing parking lot and on surrounding residential 
streets. 
 
With the addition of field lights Bishop Blanchet practices and games, other than football, 
currently located off site will be relocated on-site.  Between September and April approximately 
72 practices and 42 games will occur on site as a result of the addition of field lighting.  
Practices and games include vocal noises, whistles, yelling, and crowd noise.  Impacts will not 
include amplified sound from the field broadcast system, except for the National Anthem prior 
to the start of games.  All practices and games, except football, will end by 9:00 PM.   
 
Noises generated by activities associated with the existing sports field that will be extended to 
evening hours with installation of field lighting will impact nearby residents.  Limitations on the 
Field Broadcast System and Field Lighting system will limit the use of field during non-daylight 
hours, which will limit noise impacts to surrounding residents. As discussed above the Field 
Broadcast System will be limited to use during football games, the National Anthem for non-
football games, and will have a shut off time of 10:00 PM.  The Athletic Field Illumination Plan, 
as discussed in Section J below, will be limited to reduce the impacts from light and glare and 
indirectly reduce impacts from noise by restricting the use of the field during non-daylight 
hours.  As detailed in Section J below, field lighting will be restricted to Monday through 
Saturday with a shut-off time of 9:00 PM.  The exception to the 9:00 PM shut-off time is a 
maximum shut off –time of 10:30 PM on six Friday nights during the year, which represents less 
than 1 percent of the year.   

 
I. Landscaping 
 

Landscaping shall be required to integrate the institution with adjacent areas, reduce the 
potential for erosion or extensive stormwater runoff, screen parking from adjacent 
residentially zoned lots or streets or to reduce the appearance of bulk of the institution. 

 
The proposed light poles will be constructed within an existing athletic field.  Areas disturbed 
from grading for installation of the poles will be revegetated.  No new landscaping is proposed 
or required. 
 
J. Light and Glare 
 

Exterior lighting shall be shielded or directed away from adjacent residentially zoned 
lots. 

 
The project proposal is to install four 70 foot light poles at Bishop Blanchet’s existing athletic 
field.  A condition of approval for Administrative Conditional Use 3003339 which approved a 
600-seat bleacher and bathroom facility at the existing athletic field, states 
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No additional field lighting may be installed without review by the DPD through the 
Administrative Conditional Use Process. 
 

The Bishop Blanchet High School Athletic Field Lighting Spill Light and Glare Analysis was 
prepared by Sparling Engineers with expertise in Sports Field Lighting.  As discussed in the 
November 1, 2012 analysis the lighting levels of the field will be designed at Class IV the lowest 
recommended level listed in the RP-8 (Recommended Practice for Sports Lighting) by the 
Illuminating Engineering Society of North America.  The field will be lighted to an average 
maintained lighting level of 29 foot-candles.  The lighting system is designed using a 0.8 design 
factor to achieve the initial lighting levels.  These lighting design levels meet current practices 
for both the City of Seattle and Seattle School District for the lighting of athletic fields.  The 
proposed lighting levels will be similar to the existing lighted fields at Nathan Hale and 
Ingraham High Schools and the recently lighted soccer fields at Lower Woodland Park. 
 

The proposed lighting for the fields will consist of 25-1500 watt shielded floodlights.  The 
floodlights will be mounted on four galvanized steel poles surrounding the field.  The poles will 
be installed as close to the field as possible, taking into account the safety of the players and 
pedestrian access. 
 

According to the Sparling Engineer analysis the proposed floodlights utilize the latest 
technology in reflector and shielding design for athletic field floodlighting. The reflector and 
lamp design utilized produces more light in the lower portion of the beam as compared to older 
conventional floodlights.  More light is delivered to the field reducing the amount of light 
transmitted off site and into the atmosphere.  The floodlights will utilize an external visor 
mounted to the top of the floodlight.  The visor will extend away from the top of the reflector a 
minimum of twelve inches.  The full length of the external visor will wrap a minimum of 17 
degrees of the upper hemisphere of the floodlight.  The visor also wraps around the sides of the 
floodlight and extends into the lower hemisphere of the reflector.  This visor is intended to 
reduce glare by minimizing direct view of the bulb and reflector from off site locations. 
 

In single family zones exterior lighting of institutions shall be shielded or directed away from 
adjacent residentially zoned lots.  To direct the floodlights down to the athletic field and away 
from the adjacent lots a mounting height of 70 feet is proposed.  These heights will provide for 
greater effectiveness of the external shielding on the floodlights used at the field.  According to 
Sparling Engineers the proposed mounting heights are designed to industry standards that 
mitigate the problems of glare, off site visibility and light trespass. 
 

The increased mounting heights increase the angle of aiming below the horizontal level of the 
floodlight.  The use of steeper aiming angles allows for less direct light to be delivered beyond 
the boundaries of the playing surface.  The external shielding blocks more direct light and more 
light is delivered to the field with the use of increased mounting heights. 
 

The vertical spill light from the field lighting has been calculated along the adjacent residential 
property lines, North 85th Street and Meridian Avenue North.  At the proposed mounting height 
of 70 feet the amount of measurable light delivered at the closest adjacent residential property 
is a maximum of 4.88 foot-candles; a maximum of 2.16 foot-candles at the next closest adjacent 
residential property; 1.03 foot-candles across the right of way along North 85th Street; and 0.25 
foot-candles along the right of way of Meridian Avenue North.   
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The Sparling Engineers report concludes the spill lighting generated by the proposed lighting 
system into the residential property lines across both North 85th Street and Meridian Avenue 
North will be less than what is generated by the existing street lights.  At the two adjacent 
single family residences where spill light exceeds 1.1 at the properties west lot lines, the spill 
light drops to 0.98 and 0.65 within 30 feet of the property line.   To maximize the reduction in 
light trespass at this location, Sparling Engineers recommends the use of additional switching 
and controls to turn off the one floodlight aimed adjacent to this area during non-game use of 
the lighting system. 
 

Sparling Engineers concludes that the increased mounting heights for the field lighting poles 
will decrease the overall amount of glare visible from off site locations.  The taller pole heights 
will provide more effective use of the external visors blocking the majority of light to the 
residences adjacent to the site.  Taller poles will however result in the floodlights to be more 
visible at a greater distance, from the west.  The shielding will reduce the amount of direct glare 
visible from the west. 
 

The proposed lighting at Bishop Blanchet athletic field is designed using a 0.8 design factor to 
achieve the initial lighting levels.  These lighting design levels meet current practices for both 
the City of Seattle and Seattle School District for the lighting of athletic fields.  The proposed 
lighting levels will be similar to the existing lighted fields at Nathan Hale and Ingraham High 
Schools and the recently lighted soccer fields at Lower Woodland Park, located near residential 
areas.  The proposed lighting as designed will be shielded from adjacent residentially zoned lots 
and therefore meet this criterion.  However in order to mitigate lighting impacts the following 
conditions shall be included in a Field Lighting Mitigation Plan: 
 

 Field Lighting shall be limited to the following: 
 

 No Field lighting during May, June and July. 

 No Field lighting on Sundays. 

 During the week (Monday through Saturday), Field lighting, excluding security lighting, 
shall be automatically shut off by 9:00PM, except for six Friday nights a year to 
accommodate Varsity Football games when Field lighting, excluding security lighting, 
shall be shut off at 10:30PM. 

 

 In addition to the automated lighting controls, site controls will include a manual shutoff for 
events that end early. 

 

 Provide for periodic inspection of the fixtures and acquisition of light trespass readings to 
ensure that the engineer’s estimates are not exceeded over time.  In addition to long-term 
maintenance of aiming angles will be a requirement that the light fixtures be physically re-
aimed at least once during the first year after installation and subsequently as necessary.  A 
plan detailing the long term maintenance of field lighting shall be submitted to DPD prior to 
issuance of the building permit for installation of the light poles. 

 

 To maximize the reduction in light trespass the use of additional switching and controls to 
turn off the one floodlight on the southeast pole aimed adjacent to the residential 
properties during non-game use of the lighting system shall be included in the lighting 
design. 
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K. Bulk and Siting 
 

1. Lot Area.  If the proposed site is more than one (1) acre in size, the Director may 
require the following and similar development standards: 

 

a. For lots with unusual configuration or uneven boundaries, the proposed 
principal structures be located so that changes in potential and existing 
development patterns on the block or blocks within which the institution 
is located are kept to a minimum, and 

 

b. For lots with large street frontage in relationship to their size, the 
proposed institution reflect design and architectural features associated 
with adjacent residentially zoned block faces in order to provide 
continuity of the block front and to integrate the proposed structures with 
residential structures and uses in the immediate area. 

 

Structures are defined in the land use code under SMC 23.84A.036.  The definition excludes 
poles.  Light poles are not considered a principal structure; therefore this criterion is not 
applicable. 
 

2. Yards.  Yards of institutions shall be as required for uses permitted outright in 
Section 23.44.008, provided that no such structure other than freestanding walls 
fences, bulkheads or similar structures shall be closer than ten feet (10’) to the 
side lot line.  The Director may permit side yards less than ten feet (10’) but not 
less than five feet (5’) after finding that the reduced setback will not significantly 
increase impacts, including but not limited to noise, odor and comparative scale, 
to adjacent lots zoned residential and there will be a demonstrable public benefit. 

 

Light poles are not located in any required yards.   
 

3. Height Limit.  A religious symbol and that portion of the roof supporting it, 
including but not limited to a belfry or spire, may be extended an additional 
twenty-five feet (25’) above the height limit. 

 

This provision is not applicable as no religious symbols are proposed. 
 

4. Facade Scale.  If any facade of a new or expanding institution exceeds thirty feet 
(30’) in length, the Director may require that facades adjacent to the street or a 
residentially zoned lot be developed with design features intended to minimize 
the appearance of the bulk.  Design features which may be required include, but 
are not limited to, modulation, architectural features, landscaping or increased 
yards. 

 

“Façade” is defined in the land use code under SMC 23.84A.012 and states in part, “façade 
means any exterior wall of a structure.”  Wall is defined in SMC 23.84A.044 an upright member 
of a structure that forms the boundary between the interior and exterior of that structure.  
Light poles have neither a wall nor façade; therefore this criterion is not applicable. 
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L. Parking and Loading Berth Requirements 
 

SMC 23.44.022.L provides that the Director may modify the parking and loading 
requirements of Section 23.54.15, required parking, and the requirements of Section 
23.44.016, parking location and access, on a case by case basis using the information 
contained in the transportation plan prepared pursuant to Subsection M of this section. 

  
No modifications are requested.   
 
M. Transportation Plan 
 

A transportation plan shall be required for proposed new institutions and for those 
institutions proposing expansions which are larger than four thousand (4,000) square 
feet of the structure area and/or required to provide twenty (20) or more spaces. 

 
A transportation plan was required with approval of ACU 9905760 permitting the construction 
of a 2,366 square foot Social Hall on the school site.  ACU 3003339 approved the construction 
of a 600 seat bleacher and bathroom facility.  The analysis under ACU 3003339 concludes, “the 
current proposal does not require a new or modified Transportation Plan.  Although the 
addition is greater than 4,000 square feet the project will not result in an increase in students 
or staff.  The addition of afternoon practices and Saturday games will result in an increase in 
parking from participants and spectators.  The existing parking on site will easily accommodate 
participants and spectators as long as events are not scheduled concurrently with the Church 
and Social Hall.  A condition will be placed on this Conditional Use permit which states, Events 
in the gymnasium will not be scheduled concurrently with Church and Social Hall Events. 
 
Condition of approval for ACU 3003339 is as follows: 
 
To ensure that existing permanent ACU conditions are maintained through this and future 
permits also related to field use, the following conditions are to be stated on the face of this 
MUP as well, and carried over to future field-related building and use permits: 
 

A. No spectator event at the gym or athletic field shall be scheduled within 1.5 
hours of home football games.  Multiple events using the gymnasiums or athletic 
field shall be separated by 1.5 hours if their combined parking demand exceeds 
205 vehicles. 
 

This condition will still apply and is shown on the proposed plans as required. 
 
The current proposal to allow the installation of athletic field lights will impact traffic and 
parking.  It will allow Bishop Blanchet to schedule its home varsity football games at 7:00 PM on 
Friday nights.  Currently, the school has football games at 4:00 or 5:00 PM on Friday afternoons 
during the late summer and early fall when daylight permits and on Saturday afternoons in late 
fall.  Currently Bishop Blanchet practices and games that occur in the evening and require field 
lighting are located off site.  These events will now occur on site because of the installation of 
field lighting.  Although the proposal does not meet the requirements for a transportation plan 
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since the institution is not proposing an expansion larger than four thousand (4,000) square 
feet and/or required to provide twenty (20) or more spaces, field use will intensify and game 
times change for football as a result of the field light installation. 
 
Traffic and parking impact analysis was prepared by Heffron Transportation, Inc. to assess the 
impacts of the addition of field lighting at Bishop Blanchet.  The analysis is provided in a 
Technical Memorandum dated January 26, 2012 and additional information provided in a 
memo dated November 1, 2012. 
 
Heffron transportation concludes that for most evenings when the field lights will be used for 
activities such as soccer, lacrosse, track and football practices, the parking demand generated 
will be accommodated within the existing 225 striped parking stalls located on the Bishop 
Blanchet site.  Typically there are between 130 and 145 parking spaces available on site after 
5:00 PM.  These available on site parking will accommodate the parking demand generated by 
all athletic activities, except for the Friday night varsity football games. 
 
For varsity football games, the overflow parking demand that currently occurs on Friday and 
Saturday afternoon would be shifted to Friday nights between about 6:30 and 9:30 PM.  During 
these hours, a football game with average attendance is projected to generate on-street 
parking demand of about 284 vehicles.  Although the on-street parking utilization within the 
neighborhood is typically about 54 percent at 8:00 PM, the study area does not have enough 
available on street spaces to accommodate all of the demand from a game with average 
attendance.  The overall study area utilization during football games is expected to be 100 
percent or slightly higher as vehicles tend to park closer to driveways, intersections, and other 
elements that limit the calculated capacity of on-street parking.  Heffron notes that a later start 
time on Fridays (7:00 PM versus 4:00/5:00 PM) will allow residents a better opportunity to 
arrive home and park near their homes before football game spectators arrive.  The shift of 
varsity football games from Saturday afternoons to Friday nights will eliminate the parking 
impacts on those Saturdays. 
 
Heffron states that the volume of traffic associated with football games will depend on the 
opponent.  Some visiting teams tend to attract stronger spectator support than others.  The 
level of spectator support also fluctuates with the success of the two participating football 
programs.  In order to evaluate the football game-related traffic data an average attendance 
was used based on attendance count of six games.  The operational traffic impacts attributable 
to the new Friday night football games that would occur as a result of the proposed field 
lighting were evaluated using intersection level of service analysis for three study-area 
intersections along Wallingford Avenue North at North 85th Street, North 82nd Street, and North 
80th Street.   
 
Heffron concludes that traffic associated with Friday night football games would add some 
delay to the study-area intersections during the hour before the game (6:00 to 7:00 PM).  
However, the two signalized intersections would operate similarly or slightly better than typical 
commuter PM peak hour conditions because background traffic volumes are lower later in the 
evening.  Based on these analyses, the shift in football game traffic on the six Friday nights per 
year resulting from installation of field lights will not result in significant adverse impacts to 



Application No 3012520 

Page 15 

study area traffic operations.  The proposal is expected to create slight improvements on the 
Friday afternoons that would no longer have varsity football games adding traffic to the 
commuter peak period.  The shift of varsity football-game related traffic from Saturday to 
Friday evenings would provide some marginal benefit to traffic operations on Saturday 
afternoon  Traffic associated with the other athletic practices and games is expected to be 
much less than that generated by the football games.  Therefore, study-area traffic operations 
during evenings with these activities are expected to be better than described above. 
 
DPD concludes that adverse parking impacts will result from the shifting of football games to 
Friday night at 7:00 PM.  These adverse impacts are limited and can be predicted due to the 
schedule of the six evening football games per year reducing the frequency of this impact on 
the neighborhood.  Even with the impacts occurrence limited to six days per year DPD has 
determined by revising the existing Transportation Study this impact could be further mitigated 
by reducing the number of vehicles parked on the street.  The existing Transportation Plan 
approved under ACU 9905760 and 3003339 states: 
 

1. Carpoolers receive priority in on-campus parking assignment. 
2.  A limited amount of visitor parking is reserved and signed.  IN addition a visitor 

overflow parking area on an outdoor basketball court has been established for use 
during special situations where increased visitation is anticipated. 

3. The school’s public address system is used routinely to keep the students informed of 
parking regulations and stress the importance of courtesy and consideration when 
utilizing the on-street parking supply. 

4. Newsletter articles frequently stress the importance of parking courtesy in the 
neighborhood and encourage visiting parents to park on-campus and carpool events. 

5. In the event of a neighborhood complaint regarding a blocked driveway or other parking 
related problem the school responds quickly by identifying the student involved and 
correction the situation. 

6. Information flyers are disturbed to the school’s neighbors when major school functions 
such as graduation or other special event is planned.  These flyers describe the event 
and its date and time.  In addition, flyers are disturbed to parents to encourage 
carpooling. 

7. For special events, the school mitigates its event parking plan where vehicles are parked 
on-site bumper to bumper.  Using this stadium parking style, the site accommodates 
approximately 600 vehicles. 

8. For major athletic events and graduation, Bishop Blanchet has a policy to hire off-duty 
police to manage and control the traffic. 

 
To mitigate the parking impact on the surrounding neighborhood during the six nights a year 
when football games are scheduled during the evening, the transportation plan elements listed 
below shall be incorporated into the existing Transportation Plan: 
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Notification of Events to Neighbor and General Public 
 

 Each August, neighborhood residents are provided with an “opening of the academic 
year” letter from BBHS Administration that includes a complete listing of major events 
on the school calendar and the home football game schedule. This communication is 
delivered door to door utilizing BBHS Administration and Student Leaders.  

 

 A dedicated space on the Bishop Blanchet High School website will host the listing of 
major events and home football games. 

 

 At the beginning of each fall sports season, an annual meeting for neighbors will be 
offered at BBHS. Invitation to this meeting will be communicated through the “opening 
of the academic year” letter. 

 

 BBHS electronic reader board on North 85th Street advertises home events, alerting 
neighbors and general public of the upcoming events. 

 
Transportation/Parking Plan 
 

 Game day personnel (up to 12 individuals), including contracted Seattle police officers 
and BBHS campus security guard, are stationed on street corners and sidewalks in the 
surrounding neighborhood, directing vehicles to park on the BBHS campus. 

 

 Game day personnel (paid BBHS staff members and trained BBHS parent volunteers) 
flag approaching vehicles and direct football spectators into the BBHS parking lot. 
Additional personnel direct the vehicles into parking spaces, ensuring efficient and 
complete use of available onsite parking spaces. 

 

 As spaces are filled, additional cars are parked “stadium style” in various areas of the 
BBHS parking lot and bus parking lot, increasing the parking capacity by over 50% 
(approximately 130 additional vehicles) while ensuring that all emergency access routes 
remain unencumbered. Stadium style parking was initiated in September 2012 and 
maintained consistently throughout the remainder of the home football season. 

 

 On arrival, visiting team buses are met by game day personnel and parked in the BBHS 
bus lot, ensuring they do not travel through the neighborhood in search of parking. 
Visiting team buses are only allowed on N 82nd between Wallingford Ave N and the bus 
parking lot entrance – no other residential street travel is allowed by visiting buses. 

 

 Via weekly electronic newsletter, all attendees (BBHS students, staff, parents and 
visitors) are encouraged to carpool in order to reduce the number of vehicles travelling 
to/from the event. 

 

 BBHS has secured offsite parking at North Seattle Community College, offering an 
additional 400 parking spaces, for high attendance events. (Direct, safe walking route to 
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BBHS approximately 0.8 miles via Wallingford Avenue) A free shuttle bus and other 
incentives will be offered to entice spectators to utilize this parking. 

 

 Upon completion of the game, whenever feasible, vehicles exiting the campus are 
directed by game day personnel to Wallingford Ave N, minimizing the impact on the 
residential streets east of the campus. 

 

 BBHS has initiated a process to petition the City of Seattle’s Department of 
Transportation to reopen the driveway connecting the north end of our campus to N 
85th Street. When this exit is reestablished, exiting traffic would have a direct route to 
Interstate 5, making travel through the neighborhood less of a need. 

 
Notification of Parking Plan to BBHS families and Visiting Schools 
 

 The Athletic Department, in collaboration with the Deans and Facilities Department, 
develop and manage the game day parking plan to be distributed to visiting schools via 
email PDF and posted on the BBHS website. 

 

 Prior to the season and during the week of each home football game, electronic mail 
communications from the BBHS Athletic Department to all school families outline the 
game day parking plan and indicates appropriate parking locations on and off campus. 

 

 Electronic mail and/or print communication to alumni gives similar information 
regarding parking expectations. 

 

 Electronic communication from BBHS Athletic/Activities offices to visiting schools shares 
parking plan, and requests the visiting school to share plan with students, parents, and 
other community members. 

 

 Student announcements and student newspaper articles highlight parking expectations, 
the importance of reducing traffic in the surrounding neighborhood, and the importance 
of being good neighbors to the residents near our school campus. 

 

 Phone and in‐person communication between the Athletic Directors of BBHS and the 
visiting schools reinforces the requests and expectations regarding carpooling, parking, 
etc. Parking plan is shared at league coaching meetings and athletic director meetings. 

 

 Electronic reader board displays messages urging carpooling and on‐campus parking for 
events. 
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BBHS On‐Going Monitoring 
 

 Game day personnel actively enforce parking plan, directing arriving traffic onto campus 
and out of the surrounding neighborhood. 

 

 BBHS vehicle stickers issued to all vehicles of BBHS students and parents, allowing 
school personnel to easily identify vehicles owned by those in our school community. 

 

 BBHS personnel actively work with Seattle police and parking officers to enforce driving 
and parking regulations during school hours and during on‐site events. 

 
DPD will require that the existing Transportation Plan be updated with the above conditions 
and submitted for the file.  The Transportation Plan shall be included in the approved plans sets 
prior to issuance of this master use permit.  As conditioned this criterion has been met. 
 
 
DECISION - ADMINISTRATIVE CONDITIONAL USE 
 
The Director has determined that the use, as conditioned, will not be materially detrimental to 
the public welfare or injurious to property in the zone or vicinity in which the property is 
located.  The conditional use application is Conditionally Granted.  Conditions are listed at the 
end of this report. 
 
 
CONDITIONS - VARIANCE 
 
None required. 
 
 
CONDITIONS – ADMINISTRATIVE CONDITIONAL USE 
 
Conditions of Approval for Administrative Conditional Use 3003339 
 
Prior to Issuance of the MUP: 
 

1. The owner(s) and/or responsible party(s) shall revise plans to include, on a full-sized 
plan page (separately or in combination with a land-use-related page) the following: 

a. The Field Broadcast System Mitigation Plan 
b. The non-Blanchet field use schedule. 

 
2. The owner(s) and/or responsible party(s) shall revise plans to include, on the cover 

sheet under Permanent Conditions, the following statements: 
a. The Field Broadcast System Mitigation Plan shall be observed at all times.  
b. Non-Blanchet use of the field shall be maintained at no substantially greater 

number and no substantially later times of use than identified in these plans.  
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Prior to issuance of any field-related use or construction permit: 
 
      3.  All plans shall show the following cumulative ACU conditions: 

a. The Field Broadcast System Mitigation Plan shall be observed at all times.  
b. Non-Blanchet use of the field shall be maintained at no substantially greater 

number and no substantially later times of use than identified in these plans.  
 

4.  To ensure that existing permanent ACU conditions are maintained through this and 
future permits also related to field use, the following conditions are to be stated on the 
face of his MUP as well, and carried over to future field-related building and use permits: 

 
a. No spectator event at the gym or athletic field shall be scheduled within 1.5 

hours of home football games.  Multiple events using the gymnasiums or athletic 
field shall be separated by 1.5 hours if their combined parking demand exceeds 
205 vehicles. 

b. No additional field lighting may be installed without review by the DPD through 
the Administrative Conditional Use Process.  

 
 
Conditions of Approval for Administrative Conditional Use 3012520 
 
Conditions of Approval Prior to Land Use Permit Issuance  
 

5. The field broadcast system will be limited to broadcasts of 15-second Leq of 55 decibels 
at the property line.  The Field Broadcast Mitigation Plan shall state this limitation and 
include a mitigation measure that states, “the field broadcast system use shall be 
limited to no later than the normal end time of games starting not substantially later 
than 7 PM.” 
 

Field Broadcast System Mitigation Plan shall be updated to include these additional mitigating 
measures: 
 

6. Prior to the football season Bishop Blanchet will hire an acoustic firm to test the system 
to ensure the system meets the condition limiting broadcasts to 15-second Leq of 55 
decibels at the property line and prepare a report indicting the test results.  The annual 
report shall be submitted to DPD and shall include any required measures to bring the 
system into compliance.  The yearly acoustic report shall be made available to the public 
on the Bishop Blanchet High School website. 
 

7. The field broadcast system shall not be used after 10:00 PM. 
 

8. The field broadcast system shall not be used during sports practices. 
 

9. Except for football games, the field broadcast system shall not be used during games, 
except for broadcasting the National Anthem and pregame announcements such as 
prayer and announcing players. 
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Prior to issuance of this permit the Applicant will be required to: 
 

10. Update Sheet E0.0 to include the location of the four existing speakers along with the 
four new speakers. 
 

11. Submit a revised Field Broadcast System Mitigation Plan for approval by DPD.  The 
approved mitigation plan shall be incorporated into the plan sheets prior to issuance.  

 
12. The Transportation Plan shall be included in the approved plans sets and be updated to 

include the following elements. 
 
Notification of Events to Neighbor and General Public 

 Each August, neighborhood residents are provided with an “opening of the 
academic year” letter from BBHS Administration that includes a complete listing of 
major events on the school calendar and the home football game schedule. This 
communication is delivered door to door utilizing BBHS Administration and Student 
Leaders.  

 A dedicated space on the Bishop Blanchet High School website will host the listing of 
major events and home football games. 

 At the beginning of each fall sports season, an annual meeting for neighbors will be 
offered at BBHS.  Invitation to this meeting will be communicated through the 
“opening of the academic year” letter. 

 BBHS electronic reader board on North 85th Street advertises home events, alerting 
neighbors and general public of the upcoming events. 

 
Transportation/Parking Plan 

 Game day personnel (up to 12 individuals), including contracted Seattle police 
officers and BBHS campus security guard, are stationed on street corners and 
sidewalks in the surrounding neighborhood, directing vehicles to park on the BBHS 
campus. 

 Game day personnel (paid BBHS staff members and trained BBHS parent volunteers) 
flag approaching vehicles and direct football spectators into the BBHS parking lot. 
Additional personnel direct the vehicles into parking spaces, ensuring efficient and 
complete use of available onsite parking spaces. 

 As spaces are filled, additional cars are parked “stadium style” in various areas of the 
BBHS parking lot and bus parking lot, increasing the parking capacity by over 50% 
(approximately 130 additional vehicles) while ensuring that all emergency access 
routes remain unencumbered. Stadium style parking was initiated in September 
2012 and maintained consistently throughout the remainder of the home football 
season. 

 On arrival, visiting team buses are met by game day personnel and parked in the 
BBHS bus lot, ensuring they do not travel through the neighborhood in search of 
parking. Visiting team buses are only allowed on N 82nd between Wallingford Ave N 
and the bus parking lot entrance – no other residential street travel is allowed by 
visiting buses. 
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 Via weekly electronic newsletter, all attendees (BBHS students, staff, parents and 
visitors) are encouraged to carpool in order to reduce the number of vehicles 
travelling to/from the event. 

 BBHS has secured offsite parking at North Seattle Community College, offering an 
additional 400 parking spaces, for high attendance events. (Direct, safe walking 
route to BBHS approximately 0.8 miles via Wallingford Avenue) A free shuttle bus 
and other incentives will be offered to entice spectators to utilize this parking. 

 Upon completion of the game, whenever feasible, vehicles exiting the campus are 
directed by game day personnel to Wallingford Ave N, minimizing the impact on the 
residential streets east of the campus. 

 BBHS has initiated a process to petition the City of Seattle’s Department of 
Transportation to reopen the driveway connecting the north end of our campus to N 
85th Street. When this exit is reestablished, exiting traffic would have a direct route 
to Interstate 5, making travel through the neighborhood less of a need. 

 
Notification of Parking Plan to BBHS families and Visiting Schools 

 The Athletic Department, in collaboration with the Deans and Facilities Department, 
develop and manage the game day parking plan to be distributed to visiting schools 
via email PDF and posted on the BBHS website. 

 Prior to the season and during the week of each home football game, electronic mail 
communications from the BBHS Athletic Department to all school families outline 
the game day parking plan and indicates appropriate parking locations on and off 
campus. 

 Electronic mail and/or print communication to alumni gives similar information 
regarding parking expectations. 

 Electronic communication from BBHS Athletic/Activities offices to visiting schools 
shares parking plan, and requests the visiting school to share plan with students, 
parents, and other community members. 

 Student announcements and student newspaper articles highlight parking 
expectations, the importance of reducing traffic in the surrounding neighborhood, 
and the importance of being good neighbors to the residents near our school 
campus. 

 Phone and in‐person communication between the Athletic Directors of BBHS and 
the visiting schools reinforces the requests and expectations regarding carpooling, 
parking, etc. Parking plan is shared at league coaching meetings and athletic director 
meetings. 

 Electronic reader board displays messages urging carpooling and on‐campus parking 
for events. 

 
BBHS On‐Going Monitoring 

 Game day personnel actively enforce parking plan, directing arriving traffic onto 
campus and out of the surrounding neighborhood. 

 BBHS vehicle stickers issued to all vehicles of BBHS students and parents, allowing 
school personnel to easily identify vehicles owned by those in our school 
community. 
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 BBHS personnel actively work with Seattle police and parking officers to enforce 
driving and parking regulations during school hours and during on‐site events. 

 
Condition of Approval Prior to Building Permit Issuance  
 
A Field Lighting Mitigation Plan shall be submitted to DPD for approval and include: 
 

13. Provide for periodic inspection of the fixtures and acquisition of light trespass readings 
to ensure that the engineer’s estimates are not exceeded over time.  In addition to long-
term maintenance of aiming angles will be a requirement that the light fixtures be 
physically re-aimed at least once during the first year after installation and subsequently 
as necessary.  A plan detailing the long term maintenance of field lighting shall be 
submitted to DPD prior to issuance of the building permit for installation of the light 
poles. 

 
14. To maximize the reduction in light trespass the use of additional switching and controls 

to turn off the one floodlight on the southeast pole aimed adjacent to the residential 
properties during non-game use of the lighting system shall be included in the lighting 
design. 

 
For Life of the Project  
 

15. No Field lighting during May, June and July. 
 

16. No Field lighting on Sundays. 
 

17. During the week (Monday through Saturday), Field lighting, excluding security lighting, 
shall be automatically shut off by 9:00PM, except for six Friday nights a year to 
accommodate Varsity Football games when Field lighting, excluding security lighting, 
shall be shut off at 10:30PM. 

 

18. In addition to the automated lighting controls, site controls will include a manual shutoff 
for events that end early. 
 

19. Follow the Field Broadcast System Mitigation Plan. 
 

20. Follow the Transportation Management Plan. 
 

21. Follow the Field Lighting Mitigation Plan. 
 
 
 

Signature:    (signature on file)     Date:  April 25, 2013 
Stephanie Haines, Senior Land Use Planner  
Department of Planning and Development 
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