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December 2009

Dear Friends:

I am pleased to present Livable South Downtown – Executive Recommendations.  This report accompanies proposed land 
use legislation to encourage investment and enhance neighborhood character, helping to implement neighborhood plans.  
City Council will consider this legislation in 2010.

South Downtown is home to Seattle’s earliest history, a gateway to the Pacifi c Rim, a unique blending of diverse cultures 
and ingenuity, a transportation hub and a destination for regional entertainment.  The actions described within this 
report acknowledge the area’s regional and historic context, and describe directions for the future as South Downtown 
neighborhoods evolve over time.  

The report represents the culmination of numerous conversations with individuals and organizations over the past four years.  
It has been a pleasure working with so many community members who care so deeply about the future of South Downtown.  

The City of Seattle continues to work with South Downtown neighborhoods to address neighborhood needs and citywide 
goals through a diversity of actions.  Many of these actions are refl ected in the Related Initiatives chapter of this report.  
Others, such as urban design and economic development strategies, are outlined in the materials found on the project web 
site.  
 
I invite you to join in the ongoing dialogue about the future of South Downtown as the City Council considers 
recommendations for changes to land use requirements for this unique and fascinating area of our city.  

Sincerely, 

GREG NICKELS
Mayor of Seattle
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OVERVIEW

LIVABLE SOUTH DOWNTOWN PLANNING STUDY

GOALS AND OBJECTIVES

The Livable South Downtown Planning Study has proposed City land use actions to 
create a more livable community by encouraging appropriate residential and jobs-related 
development in the area.  Recommendations in this report will help to focus the vision for 
a cohesive community made of distinct neighborhoods, where people can comfortably 
and safely live, work and play.  

Goals for the Livable South Downtown Planning Study include: 

Stimulate housing and jobs through changes to land use regulations; �

Respect neighborhood plans and neighborhood character, including historic  �
resources;

Promote an integrated mix of uses;  �

Support connections between neighborhoods;  �

Encourage economic vitality and environmental sustainability; and  �

Accommodate regional services and ensure they align with the goals of the local  �
community. 

Specifi c objectives to accomplish through the project include: 

Evaluate development opportunities and constraints, particularly with regard to  �
housing and jobs; 

Identify desired development character; �

Recommend and implement City land use action to support emerging residential/  �
employment communities; and

Recommend public and private investments that will contribute to a well-balanced  �
community in South Downtown. 

OVERVIEW OF COMMUNITY DIALOGUE

The Department of Planning and Development (DPD) is grateful to each member of the South 
Downtown community who has taken time to analyze, provide commentary and consult 
with staff on the many complex issues that arise in this area of the city.  The Livable South 
Downtown Planning Study has been informed by a rich dialogue with the community including 
the following:  

Review of relevant neighborhood plans with special attention to specifi c  �
recommendations that inform the Livable South Downtown Planning Study;

Meetings with community groups and community planners throughout Pioneer Square,  �
Chinatown/International District, including Little Saigon and the industrially-zoned areas;

Meetings with the Pioneer Square Preservation Board and the Chinatown/International  �
District Special Review Board; 

Review and commentary by the Vision 2030 Chinatown/International District community  �
stakeholders group; 

Interviews with individuals throughout the community;  �

Meetings with Seattle City Councilmembers and other elected leaders;  �

Meetings with the industrial community, Port of Seattle offi cials, rail representatives,  �
stadium representatives  and property owners; 

Public open house events;  �

Public hearings and meetings associated with the South Downtown EIS;  �

Consultation with City departments that play a role in South Downtown’s development.  �

Meetings and consultation with the Seattle Planning Commission; and  �

Consultation with the Livable South Downtown Advisory Group.  Notes from the Advisory  �
Group meetings can be found online at:  www.seattle.gov/dpd/Planning/South_
Downtown/.  A list of advisory group members can be found at the beginning of this report.  
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The Livable South Downtown Planning Study 
was initiated by Mayor Greg Nickels in 2005 to 
study potential land use and zoning changes that 
will encourage investment in South Downtown 
neighborhoods.  

South Downtown is a richly complex geographic area, home to Seattle’s 
fi rst neighborhoods, the region’s hub for transit, diverse cultural com-
munities, regional entertainment venues… located between the city’s 
commercial core and major industrial center.  

South Downtown neighborhoods include:

Pioneer Square; �

Chinatown/ International District; �

Little Saigon and areas east of Interstate 5 within the Downtown  �
Urban Center;

The stadium district; and �

Areas at the far north of the Greater Duwamish Manufacturing  �
Industrial Center.  

A VISION FOR SOUTH DOWNTOWN
…building a foundation for South Downtown neighborhoods

Enlivening neighborhood centers �

Safeguarding historic resources �

Providing options for housing �

Creating economic opportunities �

Celebrating the area’s multicultural character �

Enhancing public spaces �

Sustaining the environment �

A VISION FOR SOUTH DOWNTOWN
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WHY HERE?  WHY NOW?  
South Downtown is located at the crossroads of the re-
gion’s transportation system, largely within the Downtown 
Urban Center.  Encouraging new jobs and housing near 
transit and other services is an important strategy to reduce 
traffi c congestion and encourage sustainable patterns of 
community growth in the region. 
 
Over the past decade, as growth and investment has oc-
curred throughout Seattle, South Downtown has not expe-
rienced desired new investment in housing and jobs, result-
ing in an often challenging social environment, deteriorating 
structures, and vacant or under-used land.  

A key question for South Downtown neighborhoods is:  
How can the City encourage more investment, residents 
and workers to enliven South Downtown, while retaining the 
history and character of South Downtown neighborhoods?  

The South Downtown Planning Study builds upon the vision 
established by neighborhood plans, Seattle’s Comprehensive 
Plan, and City policies governing historic preservation.  The 
Study provided an opportunity for additional community dia-
logue and information that strongly informed the Livable South 
Downtown land use recommendations.  The study included:  

Extensive public process and dialogue with neighbor- �
hood groups and many others;

Assessment of economic conditions including those  �
affecting small businesses; 

Study of urban design needs, identifying future  �
opportunities;

An Environmental Impact Statement that evaluated  �
alternatives for future growth; 

Examination of transportation patterns and invest- �
ments; and

Study of urban form in the neighborhoods �

BUILDING A FOUNDATION FOR SOUTH 
DOWNTOWN NEIGHBORHOODS: 
DIRECTIONS FOR LAND USE

Land use regulations provide an important foundation for 
future growth and development.  South Downtown Planning 
Study recommendations address the following objectives:  

South Downtown will develop in a manner that 
is sustainable for the community and for the 
environment. 

Proposed zoning will support increased residents and jobs 
near light rail stations and other transit hubs.  Zoning will 
offer incentives for improvements to the public realm in 
order to encourage people to live near places of employ-
ment, seek services locally, and use public transit whenever 
possible.  New development will serve environmental goals 
through the introduction of green roofs, landscaping and 
open spaces, green streets and sustainable energy systems. 

Transfer of development rights (TDR) and incentives  �
will encourage new open space;

A VISION FOR SOUTH DOWNTOWN
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South Downtown is a place to locate new jobs.  

Proposed zoning in South Downtown allows for a mix of uses, with varying degrees of density for residential and non-resi-
dential uses. Proposed zoning emphasizes offi ce uses at the edge of core neighborhood areas, allowing a transition from the 
Downtown Urban Center to the north, to industrial areas to the south. Future offi ce developments will include pedestrian and 
open space amenities. Most new offi ce development will be located within walking distance of light rail stations and other 
transit options. Commuter parking will be discouraged.

Areas where zoning would allow signifi cant employment density include: 

Land south of S. Charles Street area near the Stadium light rail station;  �

Areas along 1st Avenue South on the site of  �
WOSCA warehouse; 

The north lot (Qwest Field) adjacent to King  �
Street Station; and

Infi ll development throughout South Downtown.   �

The historic, cultural, and small business 
character of South Downtown neighborhoods 
is protected and enhanced.

The strength of South Downtown neighborhoods is their 
historic and cultural characteristics. Consistent with 
neighborhood plans, land use recommendations propose 
modest increases in allowable heights and densities to 
bring investment and vitality to core neighborhood areas 
through new residents, street-level retail and upper fl oors 
of buildings that are actively used. At the same time, 
proposed zoning serves to prevent adverse impacts of 
development on surrounding historic properties.  The 
height of historic buildings is generally limited to the 
historic height of structures.  Retaining existing heights 
while introducing new programs to encourage rehabili-

LEED (Leadership in Energy and Environmental Design)  �
Silver will be required for all buildings taking advantage 
of bonus development options; and 

Landscaping will be required to improve water quality,  �
reduce stormwater fl ows, and improve habitat.

A diversity of households are located within and 
near core neighborhood centers.  

South Downtown’s population will increase in new and reha-
bilitated mixed use buildings in and near core neighborhood 
areas of Pioneer Square, Chinatown/International District, 
and Little Saigon.  Additional residents will bring personal in-
vestment to neighborhoods, and will enhance public safety 
by providing more “eyes” on the street.   Zoning changes to 
increase development heights and allowable densities for 
residential use are tailored to neighborhood areas.

Chinatown/International District and Pioneer  �
Square.  Incentives will promote residential uses in 
renovated historic buildings and infi ll development 
between and around historic buildings;

Japantown. �   Opportunities will exist for highrise 
residential towers with ground-fl oor retail;

Little Saigon. �   Allowance for residential uses in midrise 
structures will contribute to a mixed-use environment;

South Chinatown. �   Increases in height for residential uses 
will spur new investment south of the Historic Chinatown 
core within the International Special Review District; and

Affordable housing.  �  Inclusion of incentive zoning 
programs will support affordable workforce housing.

Residential 

Mixed-Use

Residential Mixed-Use

Retail Mixed-Use

Retail 

Commercial

Employment

Emphasis

Industrial

E
m

p
lo

y
m

e
n

t Commercial Mixed-Use

Residential sidssRes d al ntiidden aldssside tinennReRRRRR

Mixed-Useed-Usddii dddixi d

DowntownDDo wnw wnwnoD owntoo ooooowowDo

T

T

Conceptual map showing general land uses

A VISION FOR SOUTH DOWNTOWN



November 2009 7Livable South Downtown—Executive Recommendations

tation will discourage demolition of historic structures in the 
two National Register Historic Districts of Pioneer Square 
and Chinatown/International District.

The role of the Special Review Boards will be retained.  �

An appropriate scale of new infi ll development around  �
historic buildings is encouraged.

South Downtown Historic Transfer of Development  �
Rights (TDR) will be introduced in South Downtown 
to encourage preservation and provide resources to 
assist the rehabilitation of historic buildings.  

Small business character of the existing Little Saigon  �
neighborhood commercial area will be retained through 
limits on the size of business uses, pedestrian design 
standards and incentives for residential development 
on upper fl oors of buildings. 

South Downtown’s streetscapes and public 
spaces are safer and more accessible.

In areas where allowable residential densities will increase, 
green streets are proposed. Implementation of green 
streets will be in conjunction with future development proj-
ects as part of the incentive zoning program and as part of 
streetscape improvements required by the Land Use Code.  
Outside core neighborhood areas, large development proj-
ects will be required to make improvements to the public 
realm consistent with the size and impact of future develop-
ments. Projects that use bonus development rights will have 
many options to create open spaces through neighborhood 
open space amenities, and the creation of green streets.  

Freight and other vehicles continue to move 
through and around South Downtown.

In general, recommended zoning changes discourage fu-
ture development activities that will confl ict with freight and 
active industrial uses. No changes to zoning are proposed 
for the industrial area south of South Royal Brougham Way. 
Signifi cant increases in zoned density and changes of use 
are located away from active freight corridors. Where a 
potential for future pedestrian activity exists, recommen-
dations call for future street designs that focus pedestrian 
activity to specifi c locations in order to minimize confl icts 
between modes of travel.

Economic opportunities are enhanced and 
protected.

Over the past decade, the City has undertaken several 
measures to respond to the needs of businesses in Pioneer 
Square, Chinatown/International District, and Little Saigon.

Most recently, the City evaluated the local economy: 1) to 
understand real-estate economic conditions throughout 
South Downtown, and 2) to understand the needs of small 
businesses in Chinatown/International District/Little Saigon. 
Land use recommendations include densities and develop-
ment standards that provide opportunities for future de-
velopment, particularly in areas where large sites, superior 
access to transit and potential views exist. However, these 
opportunities are balanced by proposed incentive zoning 
provisions that will direct resources to affordable housing 
and provide public amenities. Land use recommendations 
are intended to help preserve small business opportunities, 
affordable housing and historic resources located in core 
neighborhood areas.

A VISION FOR SOUTH DOWNTOWN
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A LOOK AT PROPOSED ZONING

The pages that follow provide sub-area descriptions of 
land use recommendations. The map to the right illustrates 
recommended zone designations and proposed height 
limits.  A map of existing zones can be found in the 
Appendices, on page 104, of this report.  Several terms 
and land use concepts are referenced throughout this 
document.  They are described on the following pages.

YYYEESSLLEERRRR WWWWWAAAYYY

SS RROOYYAAYYY LL BBRROOUUGGHHHAAAMMM WWWAAAYYY

SSS AATTLLAANNNTTIICC SSTTT

SS DDEEAARRBBOORRNN SSSSTTTTTTTTT

SSS JJJAAAAAACCCKKSSSOOONNN SSSTT

RRRRAAAAIIIIINNNNNIIIIIEEEEERRRRR AAAAAVVVVVEEE SSSSSS

AAAALLLLL
AAAAASSSSS

KKKKKAAAAA
NNNNN

WWWW
AAAAYYYY

SSSS

RRAAIILLRROOAADD WWAAAYYY SS

SSS WWWEEELLLLLLEEERRR SSTTTTT

SSS LLLAAANNNEEEE SSSSTTT

SS KKIINNGG SSTT

777TTTHHH
AAAAVVVVAAAAAEEEESSSS

888TTTHHH
AAAVVVAAAAEEESSS

666TTTHH
AAVV AAAEESS

55TTHH
AAVVAAAEESS

44TTHH
AAVVAAAEESS

222NNNDDD
AAAVVVAAAAAEEESSS

OOCCCIDDEENNTTTAAATTLLAAVVAAAEESS

111SSSTTTAAAVVVAAAAEEESSS

S KING ST

SS WWEELLLLEERR SSTT

S WAAAAWW SSHHIINNNGGTTOONN SSTTTT

SSS MMMMMMAAAIIINNN SSSTT

111000TTTHHH
AAAVVVVVAAAEEESSS

1122TTHHH
AAAAVVVAAAAEEES

SS KKIINNGG SSTT

I-5I-5

IDM 75-85

IDR 150

DMC 340/290-400

    L-3PSM
100/
120-
150

IDR/C
125/
150-
240

IDR
45/
125-
240 NC2

65

NC2
65

DMR/C 65/65-85  (150)

DMC 85/65-85 (150)

North Lot 
Site

IDM 75/85-150

IDM 150/85-150

IC 85 -160

IG2 U/85

IG1 U/85

 IG2 
U/85

IG1 U/85

 IDM
 65-
 150

DMC 160

IC 65

IC 65

IC 85

 PSM 
 100

PSM 100/100-130

PSM 100/100-120

 245

PSM 85-120

IC
65-
160

99

Key
Zones in bold italics indicate change to zoning
See page 9 for additional abbreviations, terms and concepts

Scale in 100 Feet
20 10864



November 2009 9Livable South Downtown—Executive Recommendations

What Do The Abbreviations Mean? 

The following chart identifi es the zones that are proposed for South Downtown as 
identifi ed on the map on the preceding page. Each zone proposed for South Downtown 
includes provisions that support a pedestrian-oriented street-level environment. A more 
complete description of each zone can be found in Chapter 23.34 of the Land Use Code. 

Zone Zone Designation Description

PSM Pioneer Square Mixed The PSM zone applies to areas within the Pioneer 
Square Preservation District, characterized by a mix 
of uses in low and medium scale structures.

IDM International District 
Mixed

The IDM zone applies to areas within the Internation-
al Special Review District (ISRD), characterized by a 
mix of uses in low and medium scale structures.

IDR International District 
Residential

The IDR zone applies to primarily residential areas in 
the northern portion of the ISRD. 

DMR Downtown Mixed 
Residential

The DMR zone applies to mixed use areas within the 
Downtown Urban Center where housing and associ-
ated services and amenities predominate at low to 
moderate densities. 

DMC Downtown Mixed 
Commercial

The DMC zone characterizes areas with lower scale 
offi ce, retail and commercial uses mixed with hous-
ing at the edges of the retail and offi ce cores in the 
Downtown Urban Center.

IC Industrial-Commercial The IC zone is intended to promote development 
of businesses which incorporate a mix of industrial, 
commercial and other employment activities near 
downtown. 

NC2 Neighborhood Com-
mercial 2

The NC2 zone is applied to moderately-sized shop-
ping areas that provide a range of retail sales and 
services to the surrounding neighborhood. 

Zoning Terms & Concepts

Several concepts are referenced throughout this report as described below. A more complete 
glossary of terms can be foundin the appendices of this report. 

Term What Does it Mean?

Density Density generally refers to the intensity of land uses. The Land Use Code regulates the density 
of both residential and non-residential land uses through limits on fl oor area, restrictions on 
heights for certain uses, allowances/ prohibition of uses in certain areas, etc. 

Floor Area Ratio 
(FAR)

Floor Area Ratio (FAR) is the relationship between the amount of gross fl oor area permitted 
in a structure and the area of the lot on which the structure is located as depicted in Exhibit 
23.84.012 A from the Seattle Land Use Code. For example, a FAR of 2 would permit a building 
with gross fl oor area equal to 2 times the area of the lot. See Appendix C glossary on page 106 
for a graphic depiction of FAR.

“Base” or 

Base Develop-
ment Right

“Base” development rights are the heights and densities to which future development projects 
can be constructed without participating in the incentive zoning program. In South Downtown, 
these are roughly equivalent to development rights existing under zoning today prior to rezone. 

Maximum Devel-
opment Right

Developers will have the option to develop to “maximum” height and density limits through participa-
tion in the incentive zoning program. In some cases, other conditions are required of development 
projects that exceed “base” development rights. These are consistent with the scale and impacts of 
future development projects. 

Incentive Zoning 
Program

The incentive zoning program is described on page 80. Developers who participate in the pro-
gram may develop to greater height and density by including affordable housing or other public 
amenities, or making a payment-in-lieu. 

South 
Downtown

“South Downtown” is proposed to be defi ned in the Seattle Land Use Code.  This defi nition includes 
all areas of the Livable South Downtown planning area located within the Downtown Urban Center.  
Other areas of the South Downtown planning area are outside of the Downtown Urban Center, and 
are not included in the defi nition of “South Downtown” as regulated by the Land Use Code. 

Use of “/” in a 
Zone Designation

The number before the “/” refers to non-residential heights. Numbers after the “/” refers to resi-
dential heights. In case where no “/” is used, the numbers express height ranges for all uses. 

Use of “-” in a 
Zone Designation

The fi rst number in a sequence refers to a zone’s “base” height. For example “PSM 100’-130’” 
suggests a base height of 100’ for all uses. The 130’ refers to the maxium allowable height.
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PIONEER SQUARE

PIONEER SQUARE 
Pioneer Square has evolved over the past one 
and one half centuries of Seattle’s history. 
Formerly located on a peninsula of land 
surrounded by tidal flats, this was the location 
of Seattle’s first downtown. The district’s 
existing historic buildings were constructed in 
successive phases of development influenced by 
the need to rebuild after the Great Fire of 1889, 
followed by the Klondike Gold Rush era, railroad 
construction, World Wars I and II, and an era of 
automobiles and road construction beginning in 
the mid 20th century.

Legal protections have preserved the architectural heritage 
of Pioneer Square’s buildings. However, the neighborhood 
has also adapted to the present in its business and activity 
patterns. The Pioneer Square business district enjoys the 
anchoring presence of businesses that attract tourists and 
shoppers to books, furnishings, fi ne art, crafts, antiques 
and specialty clothing. Restaurants and nightclubs attract 
visitors even as the mix and popularity of these businesses 
change. Commercial and professional service employment 
in Pioneer Square has fl uctuated with economic trends in 
the past twenty years.  The current economic recession 
has hurt prospects for small businesses, and has caused 
several development projects to be stalled.  The neigh-
borhood also provides shelter and services to many low-
income individuals.

The Pioneer Square Neighborhood Plan presents a multi-
faceted vision that is supported by several Livable South 
Downtown Land Use recommendations. Key among the 
neighborhood’s interests is preservation of historic char-
acter, growth of a signifi cant residential population, future 
development that knits-together the neighborhood and in-
vestments in public spaces.  Achieving development in the 
Qwest Field north parking lot is also a priority in the Pioneer 
Square Neighborhood Plan.
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EXISTING LAND USE CONTEXT

Historic Review and Historic Protections

Land Use Code provisions combined with U.S. Secretary of 
the Interior Standards for Rehabilitation and Guidelines for 
Rehabilitating Historic Buildings and local Pioneer Square 
Preservation District Rules help protect the historic and 
cultural integrity of properties in Pioneer Square. In addition 
to the Federal designation, a local designation—the Pio-
neer Square Preservation District—encompasses a larger 
geographic area (see map on page 14). As a special review 

High Water Table

Much of Pioneer Square is located atop former tidelands.  
This fact complicates potential construction of underground 
structures and creates unique seismic and drainage control 
challenges that must be met through the engineering of 
each project. 

Historic Tidelands

district, an offi cial Certifi cate of Approval from the Director 
of the Department of Neighborhoods, following a recom-
mendation from the Pioneer Square Preservation Board, is 
required prior to the issuance of City permits for any Pio-
neer Square structure. Approvals are required for actions 
such as façade alterations, new construction, demolition or 
remodeling.

Design and Use Patterns

Chapter 23.66 of the Land Use Code contains provisions 
governing special review districts.  This section identifi es 
preferred development patterns and character features of 
development in Pioneer Square including buildings devel-
oped to the property line, exterior materials that are con-
sistent with the historic character of the district, and height 
incentives to encourage residential uses.

Variable Height Limit

Existing provisions in the PSM 100 zone provide that no 
structure shall exceed by more than “15 feet the height of 
the tallest structure” within the block or on adjacent block 
frontages to a maximum of 100 feet. The provision has 
resulted in a patchwork of potential building heights, and 
is viewed by some as a complicating factor for new infi ll 
development.  
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PIONEER SQUARE

North Lot Land Use Code Amendments

DPD proposed changes to development standards for the 
Qwest Field north lot in early 2009 as Phase 1 of the Livable 
South Downtown legislative process.  The standards allow 
heights up to 240 feet under specifi c conditions, subject to 
review by the Pioneer Square Preservation Board.  

Other amendments as part of that legislation apply more 
generally to Pioneer Square.  Among other minor changes, 
the amendments would also prohibit new principal use park-
ing garages for long-term (commuter) parking.  Garages for 
short-term parking that serve area businesses would continue 
to be allowed through a special review process.  

OBJECTIVES FOR FUTURE LAND USE

Protect and preserve historic buildings and the his-1. 
toric character of the Pioneer Square neighborhood

Support the emergence of a signifi cant residen-2. 
tial community in Pioneer Square particularly for 
market rate and affordable workforce housing

Provide incentives for redevelopment of vacant and 3. 
under-developed non-historic parcels

Encourage employment density near the transit hub 4. 
of King Street Station

Facilitate redevelopment of the Qwest Field North Lot5. 

Improve the pedestrian experience and quality of 6. 
public spaces within and around Pioneer Square

Proposed Zoning and Land Use Code 
Amendments

Protecting Historic Character

One hundred twenty six buildings in Pioneer Square have 
been identifi ed as contributing to the historic or architec-
tural character of the National Register Historic District. 
Preserving these buildings is a principle objective in the 
Pioneer Square Neighborhood Plan.  The community has 
emphasized throughout the Livable South Downtown 
planning process that Land Use Code changes should 1) 
encourage upgrades or rehabilitation of historic buildings, 
2) retain a scale of future development that complements 
historic structures in sub-areas within the district and 3) 
discourage demolition of historic structures. In the past, 
property owners have argued that existing historic buildings 
are not economically viable and therefore should be demol-
ished in order to provide opportunities for partial or whole-
sale redevelopment.

To support these historic preservation objectives, the fol-
lowing land use strategies are recommended:

Retain review by the Pioneer Square Preservation Board.   �
In addition, a new section, 23.66.032, would codify 
the process by which the Pioneer Square Preserva-
tion Board identifi es properties that “contribute” to the 
architectural or historic character of the Pioneer Square 
Preservation District, based on criteria that are identi-
fi ed in the Land Use Code.  Criteria include the National 
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Promoting Residential Uses & Infill Development

A key objective of the Pioneer Square Neighborhood Plan is 
“a diverse community with a signifi cant residential popula-
tion.” The neighborhood plan identifi es “targeted sites in 
Pioneer Square,” including future new construction on va-
cant parcels. Proposed Land Use Code amendments would:

Allow higher heights outside the central historic area  �
at the edges of Pioneer Square north of Yesler Way, 
East of 2nd Avenue S., and south of S. King Streets for 
buildings in residential use. 

Implement a residential incentive zoning program.  �
The program will provide developers with an option to 
construct buildings to an identifi ed “maximum” height 
through construction of, or contribution toward, afford-
able workforce housing.  

Register of Historic Places category of resources that 
are “contributing” to the Pioneer Square-Skid Road 
Historic District, which is a federal designation. 

Retain existing base development capacity throughout  �
Pioneer Square, identifi ed in the area north of S. King 
Street as building heights of 100 feet, and prohibit 
higher heights in the central historic retail area along 
First Avenue South.  

Provide an option for buildings to exceed base heights  �
through incentive zoning so long as the development 
does not result in the demolition or removal of any 
contributing structure.  

Establish South Downtown Historic Transfer of De- �
velopment Rights (TDR, commercial fl oor area) and 
Transfer of Development Potential (TDP, residential 
fl oor area) programs to provide the opportunity for 
owners of contributing properties to sell up to 3 FAR of 
development capacity for use on eligible lots, contin-
gent upon building restoration or maintenance of the 
contributing feature on the lot.  For a complete descrip-
tion of the proposed TDR and TDP programs, see page 
86 of this report. 
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Proposed Heights and Development Standards

The Pioneer Square Neighborhood Plan identifi es the need 
to encourage infi ll development on vacant, non-historic 
properties.  The community has indicated that zoned 
building heights should respond to the character of the 
surrounding neighborhood.  The map to the left identifi es 
recommended building heights in Pioneer Square.  

Along 1st Avenue S. between Yesler Way and S. Jackson 
Street,

Limit maximum height to 100 feet. This area features  �
the greatest concentration of historic buildings in 
Pioneer Square, all of which are less than 100 feet in 
height.

North of S. King Street the following is recommended:  

Three height zones with the following maximum height  �
limits for buildings with residential uses through partici-
pation in the incentive zoning program: 

120 feet in central areas of Pioneer Square; �

130 feet north of James Street near the downtown  �
core; and 

150 feet east of Second Avenue S. Extension. �

Maximum height for buildings in non residential uses:   �
100 feet.  For development above the base height, bonus 
fl oor area may be developed only in residential use 
through participation in the incentive zoning program.

No development may result in the demolition or  �
removal of any historic building or structure.  

Replace the variable height limit with a provision to  �
require a 15 foot building setback above 100 feet 
along street frontages in central Pioneer Square.   This 
standard was suggested by the Pioneer Square Pres-
ervation Board to ensure lower façade heights compat-
ible with the scale of buildings surrounding Occidental 
Park.  The setback requirement may be waived by the 
Department of Neighborhoods Director upon recom-
mendation of the Pioneer Square Preservation Board.  

A building may be developed above the base height  �
limit only on lots at least 7,200 square feet in size.  
Existing City code requires “fi re separation” between 
windows and nearby structures.  Buildings on larger 
lots are able to provide that separation along property 
lines rather than create blank walls along lot lines.  

South of S. King Street

Retain the existing PSM 85-120 zoning as amended for  �
the Qwest Field North Lot that was recently approved.   

Pi

proposed green street

boundary between Downtown Urban 
Center and Greater Duwamish 
Manufacturing Industrial Center

change to zoning

City-owned Parks

oneer Square Preservation 
District

fi gures in bold italics indicatexx

designated green street
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The Livable South Downtown Planning Study was initiated 
to study potential land use and zoning changes to encour-
age investment and vitality in South Downtown neighbor-
hoods.  No study would be complete without understand-
ing the physical environment, including the size and form 
of future buildings and the experience of spaces between 
buildings.  Of particular interest are public living areas that 
will serve people who reside, work and recreate in South 
Downtown neighborhoods.  

Over the years, neighborhoods within South Downtown have 
been the subject of study by City staff, community members, 
students and others.  Information about many of these stud-
ies can be found on the project web site (www.seattle.gov/
dpd/Planning/South_Downtown/Overview/).  This appendix 
presents information about urban design work associated 
with the Livable South Downtown Planning Study, and in-
cludes the following:  

Identifying challenges and opportunities � .  The 
South Downtown Advisory Group and other com-
munity stakeholders were instrumental in identifying 
challenges and opportunities.  

Understanding the impact of future buildings � .  
The Environmental Impact Statement (EIS) helped 
staff and the community to understand the impact 
of potential building heights and forms, and of build-
ing bulk, particularly in areas where future increases 
in density were contemplated.  Images and analysis 
of height, bulk, scale and shadow impacts of future 
buildings can be found in the EIS on the project 
web site.  Subsequent analysis was undertaken in 
Pioneer Square and Chinatown/International District 

to facilitate discussion and decision-making by the 
Special Review Boards.  

Exploring potential improvements and additions  �
to the public realm.  The City initiated several inde-
pendent studies in consultation with the community.  
These studies examined possible opportunities to 
improve the public experience in South Downtown 
as the areas grows, particularly where past planning 
provided less guidance.  

Create and refi ne tools to ensure a “livable” en- �
vironment.  Proposed Land Use Code amendments 
include the introduction of new tools to help ensure 
a positive relationship between future development 
and the street environment, open space amenities 
that serve future populations, and travel-ways that 
work together to serve local neighborhoods and the 
area as a whole.  

APPENDIX G: SOUTH DOWNTOWN’S PUBLIC REALM
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