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Southcenter Design Manual

INTRODUCTION

Purpose

The SouthcenteDesign Manugbrovides policy guidance aite and buildinglesign. The guidelines support
and complement the community vision describedhe SouthcenteSubarea Planand provide a flexible

tool for quality and innovation. This document is intended to supplement and expand upon the design
requirementsfound in Chapter 18.28 Tukwila Urban Center (TUC) Zoning standards.

This document provides City staff, the Board of Architectural Review (BARheapdblica common basis

for the evaluation of design and development issues during the desigeweand approval procesg.he
Manual does not specify a particular style of architecture or design but is intended to guide applicants in
creating an appearance of greater consistency and design quality within the Southcenter District.

Organization
TheSouthcenter Design Manual is organized by design topic. The general structure is

1.$%3) ' . 4%®)& 7).$/73Q

Intent Statement
1 Provided to guide the application ofiteriato differing site circumstances in a consistent manner.

DesignCriteria
A. Design Criteria: General requirements to be met by development

1. Example measures that guide development design to rtfeetesign topic intent andesign
criteria above.Graphic and written descriptions are provided.

For eactDesign dpic there are ae or more Design Criteria, whichn begeneral in nature. The Design
Criteria explain the requirements for development proposals. They are the decision criteria by which the
Director or Board of Architectural Review will decide whether to approve, dondir deny a project.

Theexamplesand explanation®eneath which augment each Design Criteria, provide guidance to the
project applicant developing the project, to City staff in reviewing a project proposal, and the decision make
in determining whetler the project meets the Design Criteriheseare intended to provid guidance and
possible solutioafor the criteriabut should not be seen as the only solutiofheremaybe specific
requirementsto includeor avoid.

Photographs and illustratioregppear beneath the item they are intended to explain.

Interpretation

2 KSNBE (KS ¢2NR da&Rfié R&J BEYABYVRSRaGZ2Z 0S | YIyRI
GSyO02dzN)} 3SR¢ Aa dzaSRX AdlionAndetérnyining yieRd§ree ofagplicabifity df NI ¢
design criteria or in case of conflict or site impracticality, priority should be given to criteria related to the

G LJdzo £ A ONot\abdriteridiilide applicable to every project.

This Manuatlescribes, in clear terms, thos&eatures that are to be addressed in the design of projects. It
evident that the criteriacould generate numerous solutions. Varied and imaginative designs are certainly
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encouragedPhotographs areften included as visual examples for design and me\perposes. They are
not intended to be specific examples to be replicated.

Where an addition to or expansion of an existing building triggers design review the new construction shall
meet all relevant criteria. In additioimited exterior modificationso the existing structure may be required
to aesthetically unify the new and existing portions of the structame better meet the design criteria
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SITE DESIGN/ELEMENTS
1.3) 4% $%3) "

Intent

1 To encourage site design in which the organization is easily understood, appropriate to the area,

takes advantage of unique opportunitiemd is a positive element in the artdutural character of
the District within which it is located.

Design Criteria

A. Design sites tdake advantage of special opportunities and mitigate impadige
demonstratng a unifying organization that accomplishes the following goals:

1.

2.

Facilitate beter traffic circulation by connecting through streetshere applicable.

Provide a safe,anvenient and connected pedestrian access systdfor example, redevelopment

of a superblock site should strive to create a pedestfraandly environment withn the internal

layout. In addition to providing any required new streets, this can be accomplished by defining a
YSUg2N] 2F LISRSAGNALY gLt {1orea GKIFIG ASNBS I a
site and to the larger street network, andeating smaller parking areas in place of one large parking
lot.

Encourage bildingsto complement adjacent activities and visual charagtenere desirable).

Arrange building$o enhance thei A (stge€t &rontages and the overgledestrian environrant.
For exampleon sites where large retail stores are plannsdhall retail shops may beustered
along the street with parking behind that serves both the small and large retail uses.

Incorporate open space arldndscaping as a unifying feature
Incorporate screening, environmental mitigation, utilities, alrdinage as positivéesignelements.

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

Use site design to take advantage of and/or enhance views of or access to the river, pond,
surrounding hillsides, and mountains, where feasible.
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Good internal circulation Parking lot landscaping
and connections to and buffering
adjacent sites

Pedestrian-oriented Centralized
street frontages pedestrian space

Use Site Design to break up super black
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2.3%26) #93!!.2%!- %# (! . ) #!%. 4%15) 0

Intent

1 Minimize the potential negative impacts of service elemehtsugh thoughtful siting and screening

while meetingfunctional needs

Design Criteria

A. Service element location and design.

Provide designatedreasfor service elements (refuse and dispfshat meet the followingstandards

1.

Locateservice elementgo minimize the negative visual, noise, odor, and physical impacts to the
street environment, adjacent (on and edite) residents or other useand pedestrian areasAll
service entrances and associated loading docks and storagesirealsibe located to the side or
rear of the building unless dlicadedace a public street in which cakeate them irthe least
visible locatioror screen them with landscapinlj possible integrateservice enclosures into the
building itself

. Minimizing impacts t@djacent residential unitsthe highest priority irdetermining appropiate

service element location and treatment, followed by impacts to office and retail uses;

Pavethe designated spot for service elemsmith concretefor durability and ease of
maintenance

SCREENED

MECHAMNICAL
EQUIPMENT

DUMPSTER
LOCATED AT
REAR OF
SITE

Appropriate service area location and enclosure example.

Enclose and screeservice areas visible frornystreet, pathway, pedestriafriented space or
public parking area (alleys are exempiith a durable wall or fence at lea6tfeet high. Use
materials and detailing consistent with primary structuressite. Acceptable materials include
brick, concrete block or stone;

Locate and configureollection ponts so that the enclosure gate swidges not obstruct
pedestrian or vehicle traffic, or does not require that a hauling truck ptajgo any public right
of-way;

When service elements are visible from the street, dwelling units, customer parking areas, or
pathways, soften the appearance tbfe sides and rear of the enclosure with landscaping
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B. Loading Docks anService Bays: Buildings containiogding docks oautomotive service bays
shallbe designed to minimize their visibility from the public realm.

1. Either orient the service bay doors in the direction least visible from the public realm or screen the
doors with walls, trellises or landscaping.

2. Framing elemers such as trellises and trim around the edgesestiice bay doorare
recommendedo add depth and detail to the automobile scaled facade

C. Utility meters, electrical conduit, and other service utilifyparatus

1. Locate and/or desigithese elements taninimize their visibility to the public. Project designers are
strongly encouraged to coordinate with applicable service providers early in the design process to
determine thefunctional requirements for the equipment and theest approachio meeting these
standards.

2. If such elementsnust bemounted in a location visible fromstreet, pedestrian pathway, common
open space, or shared auto courtyard scréleem with vegetation or architectural features.

Good and bad utility meter cb/rifiguratioﬁs. 'T“r&plé on the left are consolidated and somewhat screened by
landscaping elements, whereas the right examples are exposed and degrade the character of these townhomes.
D. Rooftop euipmentscreening

Screen Hrooftop mechanical equipmenso that it isnot visible frompublic streets and sidewalks
within 300 feet of the subject property, except from points of view in excess of 10 feet above finished
site grade of the subject property.

1. The first preference is to either place the equipment where it isvisibledue toroof forms or
parapet walls.

2. If equipment must be placed where itugsiblescreenit with elements that are architecturally
compatible with the building design.

3. Design the screening usingaterials, architectural styles, colors and/or other elements from the
Tl el RS 02 AYyGS3INIGS GKS aONBSyAy3da Aylz2z GKS
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4. In the design of screening enclosures, use dimensional increments of window spacing, mullion
spacing, or structuraldy spacing taken from the facade composition.

E. Dowrspouts.

1. Where possible, downspouts should be concealed within walls while meeting the requirements of
plumbing codes and providing for maintenance.

2. The location, spacing, materials, and colors of exposeehdpouts, gutters, scuppers, and other
visible roof drainage components should be incorporated into the architectural composition of the
fagade and roof; haphazard placement should be avoided. Half round gutters and round
downspouts are recommended agygpe appropriate for most architectural styles. Corrugated
downspouts should not be used.

Screening example of rooftop mechanical equipment.
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3.,) " (4) ."
Intent

1 To design site lighting that accents the architecture, improves safety and avoids impadfadent
properties and passersby.

Design Criteria

A. Designsite lighting to promote safety as well as enhance the nighttime appearance of buildings
and landscaping.

1. Commercial buildings and landscaping can be illuminated indirectly by concealing ligine$eat
within buildings and landscaping to highlight attractive features and digfitlintrusion into
neighboring properties.

£0
-

A T T,

BRE= el

2. Bollard mounted lighhg and stair lighting areecommended for lowevel illumination of walkways
and landscaped areas.

3. llluminate public entrancest night to enhance safety and visibility.
B. Avoid dare from unshielded or undiffusdajht sources

1. {YIff RSO2N)} GAQS a3It2¢6¢ StSYSyida sAGKAY | fd
lighting arepermitted to emit a bw amount of light above the horizontal.
2. Prevent spilbverlightand glarefrom being visible to pedestrians, motorists, and nearby residential

dwelling windowghrough shielding and careful placemef@lare can create a major safety hazard
for motorists.

3. lllumination levels of facade uplighting, roof wash lighting and landscape uplighting should use
lower brightness levels where the illuminated facades, roofs or landscaping face residential
buildings, except across wider streets or boulevards with lanmtanedians and street trees.
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4.7, ,3 1 .$ &%. # %3

Intent

1 To design walls and fences that are compatible with the building, improve the appearance of the site
and improve safety.

Design Criteria

A. Design walls andehcesto create a sense of entry and enhance the street frontage.

1. Frontage walls may occur as garden walls, planter walls, seat walls, or low retainingestiisg

gl tfa aKz2dz Rvgés aAFiKSSAKUpP & wideto providd oprifoftdale 2 F
seding.

N

2.9y 0N yOSa IyR LISRSaAUNARIY a3IFGSslea¢eg akKzdzZ R o
combined with trellises, special landscaping, decorative lighting, public art or other special
features.

T

AL U O BB B

i

|

]';

|

Low walls with landscaping to separate public space from sepnrii/te space
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Decorative masonry and stone walls to define space

B. Design walls ancehcesto screen unsightly portions of the site and enhance security.

1.

Screening fenceand walls should be constructed of materials that are compatible with the
architecture and character of the site. Natural colors, a cap or top articulation, and related
dimensional post spacing increments should be used at screening fences to enharpaibdity.

All walls should have a cap and base treatment.

Design elements should be used to break up long expanses of uninterrs@teeningvalls, both
horizontally and vertically. Walls should include design elements such as textured concrete block,
AYGSNI201Ay3 GRAFY2YRé o0f201ax FT2NY¥YSR 02y ONE
materials should also be used to provide surface relief.

Use of security fences should be minimized, and limited to special locations where additional
security isnecessary. Such security fences should not ex6édedt in height.

Security fences should be designed to maintain a visually open character to the extent possible.
This may be accomplished by using metal picket or open grille fencing or by mountingokta
or open grille fencing on top of a low masonry wall.

Seek Fire Department review and approval for alldyds protecting Fir®epartment equipment.
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Good screening wall examples. Landscaped trellis wall as a visual screen (left). Them@skure (right) uses a
decorative pattern of concrete blocks and metal doors that complement the architecture of the adjacent building.
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