
City of Tukwila 
Allan Ekberg, Mayor 

INFORMATIONAL MEMORANDUM 

TO: 	 Community Development and Neighborhood Committee 

FROM: 	Jack Pace, Director Community Development 

BY: 	 Minnie Dhaliwal, Planning Supervisor 

CC: 	Mayor Ekberg 

DATE: 	April 17, 2018 

SUBJECT 	Zoning Code amendments to adopt residential development standards and 
guidelines for Tukwila South Overlay zone. 

ISSUE 

Should the Zoning Code be amended to adopt residential development standards and 
guidelines for Tukwila South Overlay Zone? 

BACKGROUND 

Segale Properties LLC, the applicant, requests amendments to Title 18, Zoning Code of the 
Tukwila Municipal Code (TMC) to set standards for residential uses. The proposed amendments 
are to adopt development standards and guidelines for residential uses in that portion of the 
Tukwila South Overlay District (TSO) which immediately adjoins land located in the City of 
SeaTac to the east of Interstate 5. 

The entire Tukwila South Project area consists of approximately 400 acres generally bounded 
by S 180th Street on the north, S. 204th Street on the south, Orillia Road and 1-5 on the west and 
the Green River on the east. The property owner, Segale Properties, intends to develop the 
property consistent with the Tukwila South Master Plan (Ordinance 2234) as adopted with the 
Development Agreement (Ordinance 2233). The plan calls for approximately ten million square 
feet of development that would be accommodated in a combination of a campus style research 
and office environments with a mix of other supporting uses such as retail, residential, 
commercial, hotel and flex tech. The property owner is constructing the first phase of the Master 
Plan, which involves clearing and grading the developable areas of the site and constructing 
infrastructure necessary to serve any future development. 

The Tukwila South area contains several zoning designations, which include: Low Density 
Residential (LDR); Tukwila Valley South (TVS); Heavy Industrial (HI); and Mixed-Use Office 
(MUO). The entire Tukwila South area includes an overlay which supersedes the underlying 
zoning (TMC 18.41.010). As referenced in TMC 18.41.010, "the [overlay) may be applied by the 
City Council to any property lying within the Comprehensive Plan's Tukwila South Master Plan. 
Residential development is anticipated in the area zoned LDR with ISO overlay, which adjoins 
City of SeaTac. See Attachment A and B for the location and the underlying zoning. 
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DISCUSSION 

When ISO zone and standards were adopted in 2009, it was expressly contemplated that 
development standards regarding residential uses would be adopted in the future. 

At this time the property owner has filed an application for Zoning Code text amendments to 
adopt residential standards and design guidelines for the portion of Tukwila South Project area 
that is zoned LDR with TS0 overlay and adjoins City of SeaTac. It is anticipated that multi-
family development will straddle both cities. Currently Tukwila has standards and design 
guidelines that apply to multi-family development in the High Density Residential (HDR) zone. 
The current proposal is to adopt Tukwila's Multi-family Design Manual and development 
standards such as setback, height, density, landscaping, and development area similar to those 
in the HDR zone. The property owner is working with the developer to come up with parking and 
recreation space standards that would be more applicable for this area. 

See Attachment C for the development standards of the HDR zone. Multi-family Design Manual 
for development in HDR zone is available online at http://www.tukwilawa.gov/wp-
content/uploads/DCD-Planning-Multi-Family-Design-Manual.pdf  

Amendments to TMC Title 18, (development regulations/Zoning Code) are legislative decisions, 
reviewed by the Planning Commission, which makes a recommendation to the City Council after 
holding a public hearing. The City Council will then hold a public hearing, and decide to 
approve, approve with modifications, or deny the amendments. Currently staff is asking the 
Committee to forward the proposed amendments to the Planning Commission for their review 
and recommendation. Staff would then come back to the Committee with the Planning 
Commission's recommendation. 

FINANCIAL IMPACT 
None 

RECOMMENDATION  
Forward the proposed changes to the Planning Commission for consideration and review. After 
Planning Commission review and hearing staff will return to the Committee with the Planning 
Commission's recommendations. 

ATTACHMENTS  
Zoning map of the area 
Map showing city boundary and proposed area for residential development 
HDR development Standards 
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  ATTACHMENT A 
 

 

 

Tukwila South Overlay area that abuts City of SeaTac to the east of I-5 
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