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Introduction

Purpose

The purpose of the Tukwila International Boulevard Design Manual is to illustrate the
community’s expectations for mixed-use, commercial and light industrial development in
the Tukwila International Boulevard area. The Manual includes design criteria, by which
decisions will made on development proposals, and design guidelines, which provide
examples and guidance as to how to meet the intent of the criteria.

An important goal of the community is to establish and promote a built environment that
is functional and attractive for both motorists and pedestrians, and these criteria and
guidelines will aid in achieving that goal. For example, building facades that are visually
interesting are required, and prominent building entries are encouraged. Walkways
connecting the building entrances to the street are required, and pedestrian amenities such
as benches, special lighting and areas for display are encouraged. These provisions will
help create a more pleasant environment in which to walk, shop and do business in the
area.

Another important goal of the community is to support and revitalize the business
community in the Tukwila International Boulevard area. To this end, and in recognition
of some of the unique physical conditions that exist in the Tukwila International
Boulevard area, certain development standards will be waived under specific
circumstances. For example, where businesses would benefit from combining their
parking areas, this is made possible by waiving the requirement for landscaping and
setbacks in this area. The City wishes to promote more effective use of land and support
redevelopment wherever possible along Tukwila International Boulevard.

Another goal of the community is to increase safety. Many of the design criteria and
guidelines in areas of site design, building design and landscape design are designed to
achieve this goal. Examples include increased site lighting, site and building design that
allows for site surveillance, and landscape design that does not obscure views from the
street into parking and service areas, and between motorists and pedestrians.

The criteria and guidelines do not specify a particular style of architecture or design, but
are intended to guide applicants in increasing the efficiency of their sites; coordinating
site design, building placement and landscape design elements with neighboring sites and
within building parcels; and creating an appearance of greater consistency and design
quality along the corridor.

Background

Tukwila International Boulevard South, also known as Highway 99, was once the main,
north-south route in the Puget Sound area, and it initially developed as a part of
unincorporated King County. In 1991 and 1992 the area was annexed to the City of
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Tukwila and upon community mandate, the revitalization of the area became the City’s
number one priority.

The Tukwila International Boulevard area is unique to the City because of its proximity
to schools and homes, and because of its supply of neighborhood stores and businesses.
From a business perspective, it is unique because of the excellent arterial that gives the
area its name - Tukwila International Boulevard - and its proximity to the regional
interstate highway system, Sea-Tac Airport, Boeing Field, and the City of Seattle.

The City is concerned about the safety of pedestrians and motorists using Tukwila
International Boulevard, and the quality and type of development that occurs in the
corridor. It is committed to improving the Tukwila International Boulevard roadway,
adding curbs, gutters, sidewalks and other amenities, and bringing surrounding
development and signage up to City standards. The City is also concerned about the
people who have businesses in the area, who work or do business in the area, and who
live in “the surrounding neighborhoods. Among the safety and social programs that are
being implemented, are the “Crime Free Multifamily Housing,” program, a community
oriented policing program, and a new “Neighborhood Resource Center,” which is
manned by members of the Police Department and volunteers from the community. The
City has also instituted a Enterprise Zone for this area, which allows the City to pay for
public development costs associated with redevelopment.

These Design Criteria and Guidelines implement the City’s Comprehensive Plan policies
that envision and guide the future of this area for businesses and residents. Tukwila’s
Comprehensive Plan was developed with extensive involvement from the community
over the 1991 to 1995 time frame, and was adopted in December 1995. These Design
Criteria and Guidelines have been developed with the help of the Highway 99 Task
Force, in conjunction with their work with the Pacific Highway Revitalization Plan. (In
November 1998, the Tukwila City Council changed the street name of Pacific Highway,
also known as State Route 99, to Tukwila International Boulevard.) The major parts of
the Plan include the street improvements noted above, these Design Criteria and
Guidelines, which guide private development, and the revitalization strategies, some of
which are mentioned above. This document is an important part of the overall
revitalization of the Tukwila International Boulevard area.

Application of the Manual

The Review Process

The City of Tukwila has had a design review process and Board of Architectural Review
(BAR), which oversees application of the Design Criteria and Guidelines, since 1982.
These criteria and guidelines will be adopted as a part of the Zoning Code chapter
entitled “Board of Architectural Review,” and will govern development proposals in
three zoning districts in the Tukwila International Boulevard project area.



Certain project proposals in these three zones, the Regional Commercial (RC),
Neighborhood Commercial Center (NCC), and Mixed Use Office (MUO) zones, are
subject to the Design Review process and project review thresholds stipulated in the
Zoning Code, and the criteria and guidelines in this Manual. Multi-family projects,
hotel/motel projects and the residential portion of mixed use projects within the Tukwila
International Boulevard project area are also subject to the Multi-family Design Manual
referenced in TMC 18.60.053.

The Board of Architectural Review, which consists of seven appointed members from the
community, will use this Design Manual to approve, approve with conditions, or deny
proposed development projects. In addition, project proposals must meet all other
applicable City codes and adopted standards, with the possibility of the waivers outlined
in this document.

Organization

The Tukwila International Boulevard Design Manual is organized in four sections,
covering Site Design, Building Design, Landscape Design and Signs. Within each section
are a number of subject areas, covering such issues as pedestrian circulation, architectural
relationships, planting design and sign placement. For each subject area, there are one or
more Design Criteria, which are general in nature. The Design Criteria explains
requirements for development proposals. They are the decision criteria by which the
Board of Architectural Review will decide whether to approve, condition or deny a
project.

The Design Guidelines, which augment each Design Criteria, provide guidance to the
project applicant developing the project, to City staff in reviewing a project proposal, and
to the Board of Architectural Review in determining whether the project meets the
Design Criteria. The Design Guidelines consist of both written descriptions and
illustrations. They provide:

e Further explanation of the requirements which must be met to fulfill the intention(s)
of the Design Criteria;

e Additional considerations for project design that may be advantageous to the project
applicant, depending on specific site conditions;

e Additional considerations for project design that may be advantageous to the
community in meeting the goals of the Comprehensive Plan for this area; and/or

e Possible or alternative design solutions that meet the intent of the Design Criteria.

Appendix A of the Design Manual contains a Definitions section for common terms used
in this document, and requirements for some special terms, such as Pedestrian Friendly
Facades and Pedestrian Oriented Space. Appendix B consists of a plant list for the
Tukwila International Boulevard corridor, to be used in front yard landscaping.



Further information about the City’s design review process can be obtained at the
Department of Community Development.

Figure 1:  This map of the Tukwila International Boulevard study area shows the commercial
zoned properties that are subject to review with the Tukwila International Boulevard
Design Manual.



1. Site Design

A. Site Design Concept

DESIGN CRITERIA

1.  Organize site design elements to provide an orderly and easily understood
arrangement of building, landscaping, and circulation elements that
support the functions of the site.

INTENT

m To encourage development that displays a clear and unifying site organization
and composition of buildings and landscape features.

m To upgrade the overall visual appearance of the Tukwila International
Boulevard area.

m To support site design that promotes ease of use, comfort and safety for
employees, visitors and residents.

Service areas convenient but
widd,

Parking lots with good visibility J|
and security. —

Stormwater swale and
landscaping buffers adjacent to
residences, Pedestrian access provided between uses.

Arerial Street

S:S = 0 L IN0.10:@;
Arterial Street

Signature bank building at -

cormer. /—‘—Bmldlngs grouped around public
spaces.

Safe, covered pedestrian Building fronts enhance

walkway.

streetscape.

Figure 2: A well-conceived site plan integrates pedestrian and vehicle circulation, relates to
neighboring sites, creates functional open space, and promotes visual identity.



Building is not connected
to public sidewalk or
adjacent sites with
walkways

No buffer zone for
pedestrians between
front doors and parking

No interior lot sidewalks
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No entrance to building @
from street. —

Figure 3:  This site layout is lacking pedestrian connections and amenities

Building is integrated Walkways and landscape
and connected with features provide clear
parKking, public sidewalk pedestrian circulation
and adjacent sites. patterns.

An attractive pedestrian
courtyard is the
dominant feature.

Figure 4: This design scheme illustrates a well-conceived, pedestrian-oriented site design
concept.



GUIDELINES

Site planning is the arrangement of landscaping, open spaces, buildings,
circulation elements, and other features to support the goals of the development.
Each of these elements is interrelated. A well-conceived site design concept
and effective site plan should address the following:

Demonstrate how the elements of the site relate to the street front;
Provide for compatibility with adjacent sites;
Provide protection for natural features;

Respond to climatic factors such as prevalent wind patterns, and sun and
shade;

Enhance street corners;
Promote safety;

Incorporate service areas and stormwater facilities in a non-obtrusive
manner;

Provide convenient pedestrian and vehicle circulation connecting on-site
activities with adjacent pedestrian routes and streets.



B. Relationship to Street Front

DESIGN CRITERIA

1.  Organize site design elements to create a distinct street edge, and minimize
parking between structures and street.

INTENT
m To create an active, safe pedestrian environment.
m To upgrade the visual appearance of the Tukwila International Boulevard area.
= To unify the streetscape by providing a consistent ‘edge’ to the street.

GUIDELINES

One of the primary purposes of these guidelines is to ensure that private
development creates a more pedestrian friendly environment, and that private
development reinforces and augments the public street improvements for
pedestrians. To achieve this goal, incentives are established for private property
owners to locate their buildings closer to the public right-of-way.

Public sidewalks. Public sidewalks are required along all street frontages - 12
foot wide sidewalks along Tukwila International Boulevard and 8 foot wide
sidewalks along all other streets. Public landscaping occurs within these
sidewalks. Where sidewalks do not exist, applicants will be required to install
them. In most cases, sufficient width exists to construct the sidewalk within the
public right-of-way; however, if there is not sufficient right-of-way, then
applicants will be required to construct a sidewalk that meets width standards
and dedicate the area to the City.

There may be some situations where the traffic lane adjacent to the sidewalk or
proposed sidewalk is substandard in width. In this case, private property
owners must both provide for the standard lane width and the standard sidewalk
width.

Building setbacks. Projects are encouraged in which buildings are sited
adjacent to or close to the public sidewalk, to create a more pedestrian oriented
environment and a strong street edge. As an incentive to site structures in this
location, the required landscape strip and setback will be waived, provided that:

e Itis approved as part of overall design approval; and
e Pedestrian oriented space (see Appendix A, Definitions) is provided.

Note: If vehicle circulation areas, parking, or outdoor storage is located
between the building and the public right-of-way, the landscape strip will not be
waived.

Note: See Zoning Code for outdoor storage screening requirements.
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Figure 5. Relationships to street



Parking areas. Development proposals in which parking is placed to the side or
in back of the building, or a combination of these solutions, are encouraged.
Two or more small parking areas are preferable to one large parking area,
particularly if one parking area is located between the building and the public
street (Criteria 1.M.1., “Parking.”)

DESIGN CRITERIA
2. Orient at least one building entry to a major public street.

INTENT

m To ensure that building access is visible and accessible to pedestrians and
drivers from the sidewalk and street.

m To ensure that building entrances are a prominent element of the streetscape.

GUIDELINES

In general, Tukwila International Boulevard is considered the major public
street in this area.

Developments in which the major building entry faces the major public street
are encouraged. Primary entries that are located on a facade not facing the
major public street are allowed, provided that the entry is visible from the major
public street.

For design treatment of entries, see Criteria 2.D.3., “Pedestrian-Oriented
Features.”



C. Street Corners

DESIGN CRITERIA

1. Emphasize the importance of street corners through building location, the
provision of pedestrian access, special site features and/or landscape
features.

INTENT

m To increase the prominence of buildings on street corners.
m To add visual interest to the streetscape.
m To improve access to buildings located on corner lots.

GUIDELINES

Buildings are encouraged to locate within 15 feet of the back side of the public
sidewalk or right-of-way. When buildings are located within this area,
pedestrian-oriented space or landscaping must be provided between the building
and sidewalk, or elsewhere on the site (See Appendix A for the definition of
pedestrian-oriented space.)

Property Line

Property Line

AN P .
SRR
~— HWY. 99

Figure 6: This building is located within 15 feet of the right-of-way line. The corner of the building

is notched to provide a necessary sight distance triangle.



Where a building is not located within 15 feet of the back side of the public
sidewalk or public right-of-way, one of the following must be provided in
addition to landscaping or pedestrian-oriented space:

a) Provide a pedestrian walkway from the corner to the building entry.

b) Enhance the corner by installing additional substantial landscaping, in
addition to required landscaping (at least 200 square feet, with trees and
shrubs or ground cover) at or near the corner of the lot.

c) Construct a decorative screen wall, a trellis, or other continuous
architectural element at least 20 feet long along the front property line
(Note: For security purposes, walls within front landscape strip should
not be over 3 feet in height).

d) Install a monument sign, enhanced by additional landscaping (provided
that the sign meets the other provisions of this Manual and the Tukwila
Sign Code.)

Note: Ensure that vehicle sight distances are adequate for safe crossing
and turning movements.

Care should be shown in the size

and design of the corner
enhancements so that they do not
create a safety or security hazard. e

1“ e s
’ |

" STREET

Figure 6b: Provide direct pedestrian connections to building entrances and landscape
enhancements when buildings are set back from intersections.



D. Continuity of Site with Adjacent Sites

DESIGN CRITERIA
1. Maintain visual and functional continuity between the proposed
development and adjacent and neighboring properties through setbacks,
building massing, circulation and landscaping, where appropriate.
INTENT
= To maintain a visually continuous building line, where appropriate.
m To promote physical connections between sites.
m To promote appropriate transitions between developments.

GUIDELINES
Building Setbacks: Consider the building setbacks of neighboring structures

when establishing setbacks. Continuity along the ‘edge’ created by structures
reinforces the spatial qualities of the street, reinforces the street edge, and
ensures that all structures have equal visibility from the street.

Figure 7: Compatibility with adjacent sites can be achieved by scaling buildings to relate to nearby
structures. Repeating elements of streetscape features and plantings within the site and
providing pedestrian access can also help achieve compatibility with surroundings.



Massing of Structures: Consider the mass and bulk of the proposed buildings in
relation to both existing development and the design direction provided by the
Comprehensive Plan, Zoning Code and these Design Criteria. In some areas
within the Tukwila International Boulevard area, increased building density is
encouraged. In other areas, new development is encouraged that is similar in
massing to existing structures (see Criteria 2.B.1., “Architectural
Relationships.”)

Location of Pedestrian/Vehicular Circulation Elements: Provide connections to
existing and planned sidewalks in the surrounding area, where appropriate.
Ensure that on-site vehicular circulation is compatible with street circulation
and pedestrian walkways. Take advantage of opportunities for combined
driveways and parking (see Criteria 1.E.1., “Shared Facilities.”)

Landscaping: Take advantage of opportunities for combining site landscaping
with landscaping on adjacent lots to create unified landscape areas in front
yards and reinforce continuity of the street edge. Use plant materials from the
Tukwila International Boulevard plant palette to augment landscaping along
public rights-of-way.



E. Shared Facilities

DESIGN CRITERIA

1. Incorporate opportunities for joint development of sites where there is
potential for common building walls, shared driveways, landscaping, or
other shared facilities.

INTENT
m To promote coordinated development and/or joint development between
adjacent properties.
= To promote efficient use of resources that may be shared, such as parking and
driveways.
GUIDELINES

Applicants are encouraged to take advantage of opportunities for joint
development with adjacent sites where commercially zoned lots abut each other
and where the efficiency or appearance of a development would be improved as
a result. Opportunities may include shared driveways, shared parking, party
wall structures, or combined landscape areas. Benefits may include a more
efficient use of land, greater development density, and the ability to provide
additional amenities. These benefits must accrue without compromising the
privacy and buffer treatment between commercial and residential districts.

As an incentive, side yard setbacks and side yard landscaping for that portion of
the site used for shared facilities will be waived when adjacent owners jointly
develop party wall structures, common driveways, and/or shared parking,
provided that:

a) The amount of landscaping waived is placed elsewhere on the site;
b) The waiver is approved as part of overall design review approval; and

¢) Documentation governing the future of the shared use is provided to the
satisfaction of the City.

Note: See Zoning Code for procedures for establishing shared parking.



F. Site Design for Safety

DESIGN CRITERIA

1. Minimize conflicts between drivers and pedestrians through the siting of
structures, location of circulation elements, landscape design, and
placement of signs.

INTENT

To ensure that the organization of site elements contributes to the safety of
pedestrians on the site.

GUIDELINES

The following are ways in which vehicle/pedestrian conflicts may be
minimized. Incorporate the following methods for protecting pedestrian safety,
where appropriate:

Limit the number of potential encounters between pedestrians and
vehicles through site design.

Where pedestrian and motorist paths must cross, provide adequate sight
distance.

Ensure that landscaping at crosswalks and other locations where
vehicles and pedestrian intersect does not block pedestrians and drivers'
views.

Provide raised sidewalks, crosswalks and pedestrian walkways where
possible; or provide at-grade walkways protected by curbs and/or
landscaped areas.

Provide distinctively marked pedestrian routes through parking lots,
using vertical design elements, special paving, painted crosswalks or
signage.

Separate service vehicle access and loading zones from pedestrian areas
where possible.

Use on-site directional signs to clearly mark vehicular routes.
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Figure 8: Raised walkways through parking lots increase pedestrian safety.



DESIGN CRITERIA

2.  Design and site structures to maximize site surveillance opportunities from
buildings and public streets.

INTENT

m To ensure that site design promotes personal safety and property security.

GUIDELINES

Incorporate the following methods to increase personal safety and security,
where appropriate:

e Avoid site and building design features that create entrapment areas (e.g.
tunnels, long corridors, and opaque fences) in locations with pedestrian
activity.

e Ensure that site and building provides sight lines that allow observation
of outdoor on-site activities by building occupants and passershby.

e Site buildings so that windows, balconies and entries overlook
pedestrian routes, vehicular circulation routes, and parking areas and
allow for informal surveillance of these areas, where possible.

.
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Figure 9: Site planning and building design can promote “eyes on the street” and safety.
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Figure 10: Design the site to avoid creating potential entrapment areas



DESIGN CRITERIA

3. Provide adequate lighting levels in all pedestrian areas, including building
entries, along walkways, parking areas, and other public areas.

INTENT
m To ensure that the night-time environment is safe and inviting.
m To ensure that lighting does not interfere with other site functions.

GUIDELINES
Include the following in lighting plans:

a) Provide an overlapping pattern of light at a height of about 7 feet in
lighted areas.

b) Provide lighting at consistent lumens with a gradual transition to
unlighted areas. Avoid creating highly contrasting pools of light and
dark areas, which can be temporarily blinding.

¢) Provide lighting at all building entrances, exits and corridors between
buildings, especially where doors are recessed.

d) Design lighting levels so that pedestrians can identify a face 15 yards
away, in order to reduce anonymity and to give pedestrians the
opportunity to choose another route if they feel unsafe.

e) Ensure that site lighting is confined to the project site and does not cause
glare on adjacent properties.

Note: Place posts and standards so that they do not create hazards for
pedestrians or vehicles



DO THIS

Figurell: Smaller-scale lighting standards, 10-15 feet in height, evenly spaced, and at
consistent foot-candle levels provide for greater safety. A minimum of 2
foot-candles on the ground is recommended.

DESIGN CRITERIA

4.  Design landscaping so that long term growth will not interfere with site
lighting and surveillance.

INTENT

m To ensure that landscaping does not compromise site lighting and surveillance
as it matures.

m To encourage selection of plant materials based on site security needs.

DESIGN GUIDELINES

Include the following in lighting plans to provide for compatibility of
landscaping with site lighting:

a) Ensure that the type and placement of light fixtures in the landscape will
allow for achieving site lighting guidelines established in the previous
section (Criteria 1.F.3.)

b) Space landscape elements to allow for long term growth mature without
interfering with site lighting; or select plant species considering long
term growth characteristics; or

c) Prune shrubs to allow for adequate surveillance (approximately 3-4 feet
in height.) Limb trees to a height that allows visibility under them
(approximately 6 feet.)



Figure 12: Low bushes and trimmed street trees effectively screen parking, yet still allow visual
permeability into the site.

DESIGN CRITERIA
5. Use durable, high quality materials in site furnishings and features for ease
of maintenance.
INTENT
m To upgrade the appearance of the Hwy 99 area.
= To minimize maintenance costs.
m To discourage vandalism and misuse.

DESIGN GUIDELINES

Use high quality materials in site furnishings and features, such as walls and
paving, that are durable and easily maintained.

Design site features and select furnishings that discourage vandalism. For
example, large blank walls encourage vandalism. Furnishings that are easily
removed, or that do not convey an image of care, invite misuse.

Use materials that promote safety, such as non-slip walkway surfaces.



G. Siting and Screening of Service Areas

DESIGN CRITERIA

1.

INTENT

Minimize the visual and aural impacts of service areas such as loading
docks, trash and recycling collection points, utility maintenance areas, etc.,
through site design, landscaping and screening.

To minimize the visual presence of service areas for businesses, customers and
surrounding property owners.

To minimize potential conflicts between users of service areas, customers and
surrounding property owners.

To ensure continued access to service areas.

GUIDELINES

Service areas include, but are not limited to, trash dumpsters, compactors,
ground level mechanical equipment, utility vaults, loading zones, outdoor
storage areas, trash and recycling areas, and other intrusive site features.

Locate service areas so that negative visual and auditory (noise) impacts on the
street and adjacent properties are minimized.

Avoid siting utility equipment where it displaces significant landscaping, or
where serving the equipment would be detrimental to existing landscaping.
Provide access to equipment that requires regular servicing.

Provide sufficient screening around service areas, integrating landscaping with
other site and adjacent public landscaping, where possible.

Note: See Zoning Code for screening requirements for trash and recycling
areas.
MECHANICAL

Concrete pad

Figure 13: Service areas should be located and screened to minimize their visual, auditory, and

olfactory impacts and to avoid their interference with site circulation or other activities.



H. Natural Features and Sensitive Areas

DESIGN CRITERIA

1.

INTENT

Preserve natural features such as existing topography, significant trees or
wooded areas, wetlands and/or watercourses and incorporate them into the
overall site, where appropriate.

To integrate sensitive areas protected by the Tukwila Zoning Code, Chapter
18.45 (Sensitive Areas Overlay) into the site plan, where possible.

To reduce natural hazards and impacts on the natural environment.
To encourage development that respects natural land forms.

To incorporate natural land forms and features as identity features and amenities
for the site.

DESIGN GUIDELINES

Preserving and enhancing natural features in conjunction with site planning can
allow for physical and/or visual access to these features, which can in turn:

e provide additional amenities on the site;
e preserve these features as assets to the community; and
e minimize the impacts resulting from development.

Preserve, enhance and provide visual access to natural features, where possible.
Provide physical access where appropriate.

Provide for a transition from built features to an informal development edge that
is in keeping with the adjoining natural features being preserved.

Incorporate existing significant trees and wooded areas into the landscape plan,
where possible (see Criteria 3.B.2., “Natural Features.”)

Note: See the Zoning Code Tree Regulations and Sensitive Areas Overlay
for requirements for preserving wetlands, watercourses, and significant
trees.



DON'T DO THIS

Figure 14: Site buildings in conformance with existing topography. Minimize cutting and filling and
the use of retaining walls.



Figure 15: Horizontal building modulation. Following topography helps building mass conform
to terrain.

Trees along ridgeline
are retained

Buildings are framed
by natural vegetation

Buildings are built
along ridge line

vegetation cleared

Figure 16: Hillsides 