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A note about the project boundaries

The West Seattl€riangle planning project was named for the yellslvaded area on the above
map. This area is bounded by Fauntleroy Way SW, SW Alaska Street™Ad&%ue SW.

The fiproject study areao for the West Seattl e
commerdally-zoned land in the area outlined in black above.
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Introduction

The Department of Planning and Development (DR&3) been workingiith members of the
communityto identify preferreddevelopmentlirectiors for the West 8attle Triangle planning
area.The projectvas initiated in response ¢@neral guidance provided in the 198@st Seattle
Junction Hub Urban Village Neighborhood Plan

The West Sedle TrianglePlanningProjectidentified specificecommendationfor the

evolution of street rightsf-way and future development projects in a separate document entitled
theWest Seattle Triangle Urban Design Framewgmiesented in the appendices to this report

Chapter 4 offte Framework documeirtcludes thaVestSeattle Triangle Streetscape Concept

Plan, which is undergoinginted e par t ment al review prior to its
Way Improvements Manual.

ThisDi r e cRepontiderdifiesrecommendg amendments to Seafil&sand Use ©de
consistentvith the West Seattle Triangle Urban Desigraffrework. Recommendedhanges
will:

e Apply neighborhooebriented street frontage standards to commercial areas throughout
the Triangleplanning area

e Apply new development standarid large lotsin the sothwest portions of the Triangle
planningareain consideration ofommunity context and theban design framework.

¢ Increaseheight and density in a limited aredere undedeveloped lots predominatie
ensure that future development is feasible andalaguate flexibility to support a
diversity of building types

e Focus pedestriaariented uses and designs along SW Alaska Stréstterconnecthe
Trianglewith the Junction business distrieisd to complemeriius RapidRidé¢hatis
planned foiimplementation in 2012

e Retain exsting height and density east of38venue SW in themall business district
within the Triangle allowing existing businessés thrive and expand; and provide
transitions between larger developments and lamtensityresidential areas

e Resolve fAsplit zoneod | ot situations where
zone designation.
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Summary of Land Use and Zoning Recommendations

The followingamendmentto Land Use Code regulatioaserecommende to apply in the West
Seattle Triangl@lanning @aea A more detailed accounting of thecommende code
amendments begirm page 14 of this report.

e Rezone from general commercia|C 1 zoning) to neighborhood commerc&(NC3)
throughout thelriangle Planning area.

The primary effect of this proposal would encourages developmerthatwould be

neighborhooebriented and pedestridriendly in design while allowingexisting business
to operateandexpand.

e Establish a pedestriadesignation (Palong SW Alaska Street between the Junction
business district and SW 3&treet.

The AP0 desi gnat i ointensityaf pedestriaprignied design and hetaiy h e r

uses along thdesignated stre@tont. This actiorwould encourage a stromgedestrian
connection between the Junction and Triangle business districts.

e Retain existing height and densitytire Triangle business distriast of 38 Avenue SW.

Many very small businesses are located in the Triangle. Retention of existing heights and
densities is consistent with a strategy to prestr@everallscale of the business district.
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West of 38' Avenue SW andNearthe Intersection of Fauntleroy/Alaskarea in bluen the
map on the previous page

Several acres of land in tNéest Seattl@ riangleplanning areare located at an important

Afgatewayo in the West S esrémaihvacantoounderusedsincg . The

the Huling auto dealership closed2007. As theyedevelop in the coming yeathese
propertiesare likely to have a defining effect on neighborhood character and functions due to
their highly-visible location. These areas were the subjechofefocused studyegarding
possible future development scenarios and streetsthpdollowingrecommende code
amendments would appiy the areavest of 38' Avenue SW near the intersection of Fauntleroy
Way SWand SW Alaska Streets

e In an approximatelywo-block areaincrease allowable height to 85 feéltough incentive
zoning

The 856 zoning would be |l ocated in such a
residential areas (lowrise and single family residential zones). In combination with the

amendedl evel opment standards and deragincenyivel i mi t s

to integrate elements of tNdest Seattle Triangle Street Concept Planomponent of the
urban design framework

Wi t hi n t h e pr8pbsalouldalio® an intréase imaximum densityexpressed as

a floor area ratigsee page 21)Densityabove the existing limit of 4.7BAR would be
achieved through participation in the . .City
The program requires the provision or funding of units affordable to households earning up

to 80% of areanedian income for rental units and up to 100% of area median income for
owneroccupied units.

e | n t kzome, plydodevelopment standarasnitigate the
potential bulkof structures on very long lots, to provide open areas
for pedestrian access and landscapamglto complement the
TriangleStreet Concept PlanTherecommende development
standardsnclude:

a. An upper levell Osétback along SW Alaska Street
beginninpat 456 i n height

b. 80% lot coverage limit for structures on lots over 40,000 '
square feet in size

c. A maximum structurevidth of 2750 =) =

— el

d Separati on of 30 6arebmderthane Nearby, the Muralis an example t h
25006 i n-southdirectionr t h 2T Iy ypQ
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Project Background and Planning Context

Bounded and bisected by three major artedidauntleroy Way SW, 35th Avenue SW and SW
Alaska Stredt the Triangle serves as a major gateway to West Sedtitelocated east of the

Junction, West Seattl eo6s numenotsrloaadlhownes businessesdi st r
and the West Seattle YMCAIL is adjacent to a large open space and golf codrke.Triangle
is the | ocation of numerous bus routes, and w

Ride network.

The West Sedle Triangle planning area is located within the West Seattle Junction Hub Urban
Village. The future of the Triangle area was
neighborhood planning process that concluded in 1999. Since that time, severas ¢laareg

occurred, bringing focused attention to this particular area for several reasons:

e Likely future development. Many large parcels of land in
the triangle have been the subject of development interest
over the past few years, including several athat were
part of the Huling family auto dealership. Recent
development interest has prompted members of the
community and City Council to request review of zoning
that would apply to future new construction projects in the
area.

e Planned Bus Rapi dRi de. Ki Met r ob
Bus RapidRide will move through the triangle planning The former Hu"ngiuto
area with stops along 3%venue SW and SW Alaska dealership defined the
Street. Street redesign for the RapidRide route is being character of the Triangle for
conducted by King County Metro and the Seattle many years
Department of Transportation (SDOT), and is being
informed by the West Seattle Triangle Project.

e Existing neighborhood char&e and functions. The
triangle planning area is an eclectic mixed use area with
active commercial and residential uses. A key challenge
for both land use and street design is helping to ensure the
needs of those uses are met while the area changethever
coming decades.
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Project Goals

Changes will occur in the West Seattle Triangle in conyeays Throughout the West Seattle
Triangle planning process, discussion has focused on hamtitdpateand respond tduture
change while retaining what great about the Triangle area todagoals for planningvere
reported at &ebruary 72011open house:

e Build on what is great about the Triangle while planning for the future

Capitalize on the investment in transit and transportatitnanaitfriendly neighborhood

e Embrace the areads | ocation as a gateway t
e Support the continued success of small businesses & the Triangle business district

e Welcome a diversity of residents

¢ Building designs meet theeeds of occupants and property owners while supporting a
vibrant community life

e Accommodate all travelers: cars, transit, pedestrians, trucks and bicycles

e Create places for people: new community spaces and connections to parks
¢ Integrate naturalystems

¢ Link to other neighborhood areas, including the Junction business district

e Accommodate parking and loading, and continue to plan for parking needs in the future
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Community Dialogue to Date

The Triangle Planning Project builds upibwe efforts ofcommunityand businesgroups and
individuals ovelthe past decadt further he idea of walkable streets, a vital small business/
mixed use district, and aesthetic improvements to this important entry to West. SEaitile
visionemerged fronthe 1999West Seattle Junction Hub Urban Village Neighborhood Plan.

Thefirst community meeting on th&/est Seattle Triangle projetttok placen November 2008.
At this meeting, stakeholders in the Triangle and from throughout West Seattle iderssets!
and challenges of the planning area, and ideas for changes as the Teaetdps anévolves.

In 2010, DPDconvenedan advisory group consisting of twelv
community leaderoodi scuss and f rfatune
and consider options for land use and urban degwpmy
additiond members of the communitbserved and offered
commentaryhroughout eight advisory group meetinghe
advisory group meetings concluded with thdlcation of the
Urban Design Frameworlocument, including thé/est
Seattle Triangle Streetscape Concept Plan

West Seattle Triangle
meetings were wel

The Triangle planning process included over 35 public meetings including the tondod
attende

following forums:

e A group of businesses within the Trianglecollaboration with the West Seattle
Chamber of Commercealentifiedneeds specific to businesses.

¢ In collaboration with West Seattlgianglebusinesses, DPBompleted an inventory of
businesses in the Triangle

e A special meeting about parking isstesk placen May 2010 with .
SDOT community parking program staff. Parking issues are of criticg
interest to both businesses and residents in the Triangle area.

e A walking tourdiscussiorabout public parks took ptain June2010.

e 5,000lettersand postcardeere mailedo every address within and in
close proximity to the Triangle planning ay@d#orming them of the
study and of upcoming public forums

e Meetirgs to discuss the design of King County Mdies RapidRide

) City Councilmember Torr
alignment were held.

Rasmussen addressing thi

e A community open house was held on February 7, 2011. advisorygroup

e The West Seattle Blog has provided extensive coverage of the project:
http://westseattleblog.com/ Search AWest Seattle Triangl e.
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Planning Context

Small Business District

The West Seattle Triangle is homeoteer 70businesses that serve the West Seattle peninsula
and Seattle as ahwele. In mid 2010, DPD surveyed businesses in the Triangle planning area
and found a diversity adnterprises offering aarray of goods and service¥he Triangle

business district includes several market nicrebsis home tauto repair/partamedica

services, and a growing outdaportsbusiness sectoMany businesses are localbwned.
Interviews with local business owners reveal numerous-terg
relationships between business tenants and property owhiers.
inventory of businesses can be found on the project web site.

Outside of surface parkingJki Lumber represents the single largest use.
of landin the area The business occupies over 1.5 acrearmd,|and ‘
employs over 1people. In its present location since 1921, Alki Lumbe
supplies construction products to contractorstardoublic and requires §

access for large trucks from south to north alorfySé&nue SW. Alki Lumber is a thriving

Following is a table that ideffigs the percent of land devoted to locally-owned business

different types of uses that are identified and regulated in the Seattle
Land Use CodeAll existing uses are generally consistent with a
mixed use commercial district under either C1 or NC3 zoning.

Current Uses Percentage of the
Planning Area
(Excluding Rightsof-Way)
Un-leased Landsurface lots, empty buildings) 24%
Outdoor sales, storage (Alki Lumber) 10%
General retail sales andrsices 13%
Communityorganizations 10%
Residential, includingesidential within mixed use 12%
Automotive sales andesvices 8%
Parks 8%
Restaurant & etertainment 7%
Customer service, office, medicarsice 5%
Gasstation 2%
Government (not parks) 2%
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Residential Community

Over 400residential units are located among area businesses within the West Seattle Triangle
planning area. In addition, single family neighborhoods are located north and south of the
planning area. Residences within the Triangle include the following prapertie

Avalon West Apartments

Chinook Apartments

Duplex, triplex, 4plex and three single family homes
Bari Apartments

Fairway Apartments

Merrill Gardens Senior Housing

West Point Condominium

Link Apartments

Nova Apartments (planned)

Because of the areads c¢ onv aseicenmercial zoning, itison and
likely that additional residentiainits will be constructed in the West Seattle Trianigening
area. No changes are proposed for the existing residentialfarally or single family zoning.

Underdeveloped Land near the Intersection of Fauntleroy Way SW and SW Alaska Street

Over 20% of the Triangle planning area is in surface parking lotacantbuildings Numerous
other lots in the area are lighttieveloped andhayredevelop under favorable economic
conditions.

In the area west of $8Avenue SWhearthe intersection of Fauntleroy Way SW and SW Alaska
Streetithe community identified the unddevelopedand asan opportunityfor investment and
new development that can haav#ransformative effect on theeighborhood.

In this areathe West Seattle Triangle Streetscape Concept Plan idestrigesscape
improvements that have the potential to adtinension ofgreen and complement community
spaces. Land use recommendations support the streetscape concepts by encouraging the
integration of open spaces onsite and nearby, and by ensuring an appropriate scale of future
buildings.
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Neighborhood Plan

The West Seattle TriangRroject was prompted lifie West Seattle Junction Hub Urban Village
Neighborhood Plan, published in 1999. Several aspects of the neighborhood plan speak directly
to the future of the Triangle planning area including the follgwin

e Fauntleroy Way SW: create a community gateway, enhance
pedestrian safety and comfort, retain vehicle capacity while
calming traffic

e Encourage the provision of parking for shoppers and
employees

e Allow higher density mixed use residential, but naghg
in the Triangle area bounded by Fauntleroy/Alask&/ 35

e Encourage a diversity of housing affordability levels

e Develop opportunities for public open spaaasmmunity
gathering spaceand pedestrian bicycle trails, includitie The West Seattle Junction Hul
use ofunneeded portions of street riglitsways Urban Village Neighborhood
Plan calls for pedestrian
improvements between the
Junction and the Triangle

e Promote greening and beautification of the neighborhood
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Comprehensive PlaHighlights

The West Seattle Junction Hub Urban Village is one of six Hub Urban Villages in Seattle. The
Comprehensive Plaf20042024)identifies a Hub Urban Village as featuring a broad mix of
commercial and residential uses, frequent transit servides feilities and the potential to
accommodateoth housing and jobgrowth.

Growth targed represent estimates for planngng o wt h i n Seat.tThesebs ur ban
estimates change periodically based on planning projections at the StateTle/@Vest Seattle
Junction Hub Urban Village has sesteady growth over the years.

Growth Information for the West Seattle Junction Hub Urban Village
2000 2010 2024 Projected
Households
Comprehensive Plan
Households 1,981 2,324 2,980
Occupied units Occupied units Households
Employment 2,825 jobs 2,591 jobs (2009) | 3,420 jobs

Housing data from the Dicennial Census, U.S. Census Bureau. Employment Information from the Washington State
Employment Security DivisiorComprehensive Plan information from the Seattle Comprehensive Plan20084
Urban Village Appendix A

It is likely that infill development will 8 e i
. . . . ANDOVER ST - . PR
continuein comingyears Increases in both [ 1
households and jobs are likely under any Bmmomers. L1
zoningscenario. : -

3
D
.‘3 o
3
3

West Seattle Junction Hub Urban Villag
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Recommended Changes to Land Use and Zoning

The following changes to land use and zoning in the West Seattle Triangle are described and
supported by the following discussion:

12

I n the 856 zone, apply devel oprn
bulk of larger structures, and to encourage open arghpedestrian
amanitiesat the street level

Topic Page
1. Rezone from generabmmercial (C zoning) to neighborhood commerq
(NC) throughout the Triangle Planning area. 13
. Establish a pedestriagdesignation (P) along SW Alaska Street betweer
the Junction business district and SW Sgreet. 18
In an approximately twlock area increase allowable height to 85 feet
through incentive zoning withrmaximum allowable density of BFAR 19
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1. Rezone from general commercial (C zoning) to neighborhood commercial (NC) throughout
the Triangle Planning area.

Much of the West Seattle Triangle planning ar
Commercial 1 (C1) andeighborhood Commercial 3 (NC3). Seditleand Use Code describes

the C1 zone aan auteoriented retail sales and service araast appropriate on land that is

generally either a) outside of urban villages, or b) within urban villages and eithénglutt

state highway or in use as a shopping mall. The Land Use Code describes the NC3 zone as being
appropriate within urban wllages in areas with excellent transit service and S|gn|f|cant pedestrian
activity. HRH(E EES =] \ ,

Both the C1 zone and the NC3
zone allow a broad range of

commercial and residential uses.|
At 65 feet in height, the zones =
allow the same development =l
density omalot. An additional
increment of density is allowed |
for buildings that include a mix of |3
residential and nonresidential I

uses. Thus, both the C1 and NC& /-1 1] ERRS i miEy T
zone provide an incentive for Existing Zoning o EH :
mixed-use development. . (Triangle Planning Areautlined in blue) ‘\‘ ‘

Another similarity between the two zones is thaaproach to allowing differétypes of
commercial uses. Allse$ or types of business functighswithin the Triangle planning area
would be allowed outright under the C1 and the NC3 zané most could expand.

One of the key differences between twe zones is how buildings relate to the street. The NC3
zoneemphasizesh pedestrian friendlyod street front.
sidewalk, with windows and doors that face the sidewalk. Parking is generally located behind,
beside or bew the building. In C1 zones, parking for automobiles may be located between the
structure and the street.

13 West Seattle TriagleLand Use and Zoning Proposal
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Comparison of C1 and NC3 Zones in the West Seattle Triangle planning area:

Land Use Code

Provisions Governing@

Commercial 1(C1) Zone

Neighborhood Commercial3

(NC3) Zone
Development
Density/ FAR*
FAR: Residentiabnly or
nonresidential only 4.25 4.25
FAR: Mix of residential lang 4.75 4.75

nonresidential use

Uses

Nearly dl existing uses would be allowed outrighteitherthe
C1 zone or the NC3 zone and could expas the market

allows. it ur e

i f o owkesgauld expasdsup 10 g (¢

25,000 square feet in size. Tiheorporation ofi d r-in v e
| anes o0 moeelinited urer an NG zone designation.

Parking Quantity

Parking quantity is treated the same in NC and C1 zones.

Parking Location and
Access
(see separate discussion ol
Afstreet fr
consider at

Parking may be located in
front of the building

between the building and the
sidewalk.

Parking is generally located
below, behind or beside a
structure, except where not
feasible.

Design Considerations

Generally design of buildings
is oriented to vehicles rather
than pedestrians

Building design is generally
oriented toward the sidewalk
allowing vehicle access and
parking in lesgpprominent
locations on the lot.

! For andescriptionof FAR, see page 21
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Design Consideration in Commercial Zones

15

Street Frontage Element ﬂ

Commercial (C1) | Neighborhood

Commercial (NC)

Blank walls facing the street

long, urrinterrupted blank walls lack visual
interest and can create isolated areas that {
unsafe to pedestrians.

s

Allowed in C1 Not allowed,
zones generally, in NC
zones

Transparent facades

Windows and doors at the street level supp
pedestriaractivity and public safety through
feyes on the street

Allowed but not
encouraged.

Required, generally,
in NC zones.

Off-street parking: in front

This style of development is consistent with
the formula for national stores: the building
located toward the rear of the lot, and the
parking lot is located near the street frontag

Allowed in C zones. Generally not

allowed in NC zones
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Off-street parking: below, behind or Not typical in C Generally required in
beside zones. NC zones.
In NC zones, parking is located awlagm
the sidewalk, and store fronts are located n In NC zones, parking
the sidewalk. This creates a safer, more must be located
interesing below,behind or
streetscape for the beside the structure
pedestrian. unless such an
arrangement is not
feasible.
Drive in Businesses Allowed in C zones| Limited in NC zones.
with few conditions
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