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Tonight’s Meeting

 Update on Downtown Livability Land Use Code 
Update timeline
 Per request, provide details on draft Downtown 

height and density changes and their relationship to 
City land use forecasting and modeling efforts
 Answer Commission questions
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Study Area: Downtown Subarea

M
ain St

Lake Washington

TT

TT

TT

1980 Current Estimate 2030 Forecast

Jobs 10,600 51,000 70,300

Population 1,000 12,500 19,000

Downtown Station

East Main Station

Wilburton Station



Work of Advisory Committee  
CAC Final Report 
• Public Open Space
• Pedestrian Corridor
• Design Guidelines
• Amenity Incentive System
• Station Area Planning
• Building Height & Form
• Parking
• Other Topics 
• Process

Land Use Code Audit
• Review existing code. 

What’s working well?

• Room for improvement?

• Not building new code 
from scratch

Public Outreach 
• Broad range of engagement
• Open Houses
• Focus Groups
• Walking Tours
• Community Meetings
• Website
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Overall Downtown Livability Process

PUBLIC ENGAGEMENT

Council 
Consideration 
for Adoption

Planning Commission 
Review and Refinement

Council 
Receives 

CAC Recs.

Work of Council-Appointed 
Citizen Advisory Committee (CAC)

We Are Here

Early Wins Ord. 
6277 3/7/16

Major Council Direction to Date:
• Overall Scope and Project Principles (2013)
• Charge to Planning Commission re: Review of CAC Recs. (5/2015)
• Council principles to guide incentive zoning update (1/2016)
• Proposed approach to update incentive system (6/2016)
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Code Update Part of Broader Livability Effort



Framework from Comprehensive Plan
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Downtown Growth Projections
1990 2000 2010 Current 2030 2035

Downtown Jobs 22,257 34,042 42,525 51,000 70,300 72,700

Downtown Population 1,182 2,588 7,147 12,500 19,000 22,200

Downtown Jobs/City Jobs
26.7%
34,042/
127,416

33.9%
51,000/
150,579

37.7%
72,700/
192,800

Downtown Pop/City Pop
2.4%
2,588/

109,827

9.0%
12,500/
139,400

13.8%
22,200/
160,400

 City’s growth projections based on:
 King County Countywide Planning Policies & associated growth targets for 2006-2031
 Washington State Office of Financial Management population projection in King County
 Market-based jobs forecast from the Puget Sound Regional Council
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How Various Heights Can be Expressed with 
the Same Density/Floor Area Ratio (FAR)

 FAR Definition: Measurement of total floor area 
in building compared to site area
 Items such as structured parking (above or 

below grade) not included in FAR

10 floors at 12,000 sf each = 120,000 total sf

120,000 total sf / 30,000 sf site area = 4.0 FAR

5 floors at 24,000 sf each = 120,000 total sf

120,000 total sf / 30,000 sf site area = 4.0 FAR

4.0 FAR

4.0 FAR

Same building area

5 story building

10 story 
building
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Height and Form – Relationship to Livability

 Opportunity for more light and air between buildings by allowing additional height 
 80-foot tower spacing in draft code, 10% reduction in floorplates 

 Opportunity for more ground-level open space 
 10% outdoor plaza requirement to exceed current maximum building height

 Ability to promote variability in building heights
 Gets away from building height plateaus while still following “wedding cake”

 Ability to reinforce district identity
 Allows for more slender towers and ground-level open space

 Potential for additional height or FAR to add “lift” to incentive system
 Added amenities to offset the livability impacts of increased building height and density

 Opportunity to create a more distinctive skyline and interesting/memorable 
architecture
 Added  height to foster the use of distinctive architecture that contributes to a variable and 

recognizable skyline.
 Potential to add density around light rail transit investment

 Increased height and FAR in DT-OLB Central and DT-OLB South with improved pedestrian 
connections
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Focus on Station Area Planning

• Updated streetscape designations, 
through-block connections, and 
activated pedestrian areas

• TOD opportunities
• Strong connection with Pedestrian 

Corridor/Grand Connection
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Downtown Land Use Districts & Overlays

12
TT

TT Downtown Station

East Main Station



Draft Changes to Max. Building Height 

13
TT

TT

Only for residential

Only
res.

For residential & 
nonresidential

Downtown Station

East Main Station



Per Current Code Additional Height 
without Additional FAR

• Increased tower spacing
• More ground level open space
• Opportunity for variation in 

tower heights

Example: Increased Height w/o Added FAR
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Draft Changes to Max. Height and Max. FAR

15
TT

TT

Only for nonresidential

For residential & 
nonresidential



Per Current Code
• Maximum 3.0 FAR
• 90 to 105-foot height limit
• Suburban setbacks and 

pedestrian environment

Additional Height and FAR
• Increased FARs to 5.0/6.0
• Tower heights to 230-400 feet
• Increased tower spacing
• More ground level open space

Examle: Added Height and FAR in OLB
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Potential Sites to Redevelop Under New Code

Takes into consideration 
what’s already built-out, 
under construction or 
vested under current 
Downtown Code.
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Downtown TAZ Structure (1-43)

TT

TT Downtown Station

East Main Station
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Redistribution of 2030 Growth

TT

TT

TT

Downtown Station

East Main Station

Wilburton Station

Downtown TAZs Downtown Zoning Districts



Redistribution of Growth by 2030

TT

TT

In 2030, +833 jobs
In 2030, +1,132 pop 

and -4,505 jobsIn 2030, -1,132 pop 
and +1,583 jobs

In 2030, +2,088 jobs

East Main Station

Wilburton Station
Estimated 1.6 msf of additional development 
capacity at build-out in this area

TT
Downtown Station



Affordable Housing Exemption

 Proposed 1.0 FAR exemption targeted at housing 
affordability (Currently deferred pending Council direction from 
the citywide Affordable Housing Technical Advisory Group’s work)
 Would allow residential development to include mix of 

affordable and market square footage comprising 1.0 FAR
 Could increase living options for Bellevue workforce 

employed in service and retail jobs
 Potential for shorter commute distances and increased 

share of alternative travel modes
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