3. Multifamily Design Guidelines
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Introduction

Applicability

These guidelines apply to all neaultifamily and cottage developments in the City. This
includes any building containing three or more diwglunits and mixed-use buildings featuring
commercial and at least one dwelling unit. Forediuse buildings featuring ground floor
commercial uses, the development must comply witiieable site planning, pedestrian access,
building design, and streetscape guidelines foliegdgle CBD or Commercial Design

Guidelines (depending on location), as determinethb Director. Residential portions of the
site and building will need to comply with open spand building design guidelines of the
Multifamily Design Guidelines.

Relationship to Sumner Municipal Code (SMC)

These guidelines shall serve as a supplement tstainelards of SMC. Where there is a conflict
between the guidelines herein and the standar8hii@, these guidelines shall apply.
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3.1 Duplexes
Applicability

These guidelines apply to all duplexes in any @aplie zone within the City.

Duplexes are also subject to Chapter 3.4 of theifdalily Design Guidelines (Pedestrian
Access and Amenities) and Chapter 4.4 of the SiRghaily Design Guidelines (Building
Design) unless otherwise noted. Where there @n8lict between these guidelines and
guidelines in other chapters, these Duplex Guidslshall apply.

Intent

To ensure that duplexes are pedestrian friendlycanttibute to the character the
surrounding neighborhood.

Guidelines

3.1.1 SMC zoning standards for duplexesDuplexes are subject to the provisions of SMC
Title 18. Figure 3-1 below illustrates key dimenmsl standards for duplexes.

3.1.2 Covered entry.Duplexes shall provide separate covered entriesdoh dwelling unit
with a minimum dimension of 4 feet by 6 feet. Bxiiens may be granted by the
Director for the use of regional housing styled timnot traditionally contain such
entries.

3.1.3 Windows on the streetAll duplexes must provide transparent windows andémrs on
at least 15 percent of the facade (this includgsupper levels, if applicable).

3.1.4 Garage design standards for duplexes.
a) Garages fronting the street shall be setbacianum of 20 feet.

b) The garage face or side wall shall occupy noentioan 50 percent of the ground-level
facade facing the street.

¢) Where the garage faces the side yard, butilsl&ifom the street, the garage shall
incorporate a window on the streetfront facadensbit appears to be a habitable
portion of the house. The window size and desigstrbe compatible with the
windows on habitable portions of the house.

3.1.5 Corner duplexes.Duplexes located on corner lots shall be designigdpedestrian
entries located on opposite street frontages ddhbastructure appears to be a single-
family dwelling. Where no alley is available faghicular access, separate driveways for
each unit may be placed on opposite streets.
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3.1.6 Through lots.Duplexes located on through lots shall be desigriu pedestrian entries
located on opposite street frontages so that thetate appears to be a single-family

dwelling.

Windows facing the
street are required

Porch or covered entry
feature -at least 4' x 6;

unenclosed porches (up U}"&,
to 200sf) can project into S ROW Edge/Front Property Line

e
the front yard setback \ (In this case, back of sidewalk)

Garage fronts shall occupy
no more than 50 % of the
ground level facade

Figure 3-1. Design requirements for duplexes with front loaded access.

Figure 3-2. Duplex examples with alley access.
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3.2 Cottage Housing
Applicability

These guidelines apply to all cottage developmiengsy applicable zone within the City.

Cottages are subject to Chapter 3.5 of the MuliifaBPesign Guidelines (Pedestrian Access and
Amenities) and Chapter 4.4 of the Single-Familyiesuidelines (Building Design) unless
otherwise noted. Where there is a conflict betwhese guidelines and guidelines in other
chapters, these Cottage Housing guidelines shaljy ap

Intent

To provide a housing type that responds to changingehold sizes and ages (e.g., retirees,
small families, single person households).

To encourage creation of more usable open spaceditents of the development through
flexibility in density and lot standards.

To ensure that the overall size, including bulk axabss of cottage structures and cottage
housing developments, remain smaller and incunissg&l impact than standard sized
single-family dwellings, particularly given the @ed intensity of cottage dwellings.

To provide centrally located and functional comnogen space that fosters a sense of
community and a sense of openness in cottage fgodsirelopments.

To provide private area around the individual dimgh to enable diversity in landscape
design and foster a sense of ownership.

To ensure minimal visual impact from vehicular asel storage areas for residents of the
cottage housing development as well as adjacepepies, and to maintain a single-family
character along public streets.

Guidelines
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3.2.1 Dimensional standards for cottage housingSee Table 3-1.

Table 3-1. Dimensional Standards for Cottage Housi  ng

Standard

Requirement

Average Gross Floor Area

900 square feet per dwelling (approximate)

Maximum Gross Floor Area

1100 square feet per dwelling

Minimum Gross Floor Area

700 square feet per dwelling

Maximum Gross Floor Area/Ground
or Main Floor

800 square feet per dwelling

Minimum Common Space

400 square feet per dwelling (See paragraph (a) below)

Minimum Private Open Space

200 square feet per dwelling (See paragraph (b) below)

Maximum Height

18 feet

Setbacks (to exterior property lines)

Somensetherresidentinluses i the—eneront Yard: 5
Interior Side Yard: 5
Street Side Yard: 5

Rear Yard: 5
Minimum Distance Separating 10 7.5 feet
Structures
(Including accessory structures)
Minimum roof slope of all structures 5:12

Minimum Parking Spaces

1.75 spaces per dwelling

Clustering Groups

Developments shall contain a minimum of 4 and a maximum
of 12 dwellings located in a cluster group to encourage a
sense of community among the residents. A development site
may contain more than one group.

3.2.2 Cottage open space design standards:

a) Common open space requirements for cottage afawelints:
i) Shall abut at least 50 percent of the cottagescottage housing development.
i) Shall have cottages abutting on at least tidesof the common open space.

iii) Cottages shall be oriented around and haverdry facing the common open space.
iv) Cottages shall be within 60 feet walking digta of the common open space.

v) Shall be at least 20 feet in width.

vi) Shall be designed and maintained as an aménitesidents of the development.

b) Required private open space for cottage dwellim¢s shall be adjacent to each

dwelling unit and for the exclusive use of the agé resident(s). The private space

shall be:
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3.2.3

3.2.4

i) Usable (not on a steep slope).
i) Oriented toward the common open space as raggiossible.
iii)  Minimum depth of 10 feet as measured from togtage.
Alternative open space configurations may be péechiby the Director provided they

provide a hierarchy of usable semi-private andipuipen spaces that meet the intent of
the guidelines.

Porches and covered entry standards for cotjas:

a) Cottage facades facing the common open spamenumon pathway shall feature a
roofed porch at least eighty square feet in sizb wiminimum dimension of eight
feet on any side, unless the cottage fronts omsttieet then the front porch should
face the street. Porch railings are required.

b) Cottages located adjacent to a public stredt alsa provide a covered entry feature
facing the street per 4.4.2.

Cottage parking standards:

a) Located on the same property as the cottagéageuent.

b) Screened from public streets and adjacent nesaddeises by landscaping or
architectural screening.

c) Located in clusters of not more than five adjggnspaces (except where parking
areas are adjacent to an alley).

d) Prohibited in front and interior yard setbac&as.
e) A pitched roof design is required for all detedtparking structures.

f) Garages may be attached to individual cottagesiged all other design standards
have been met and the footprint of the ground flomuding the garage, does not
exceed 1,000 square feet. Such garages shaltétbaway from common open
spaces to the extent possible.
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Cottage Housing
development
lexample with
street access

Figure 3-3. Cottage housing development example. Note the configuration of units surrounding a
common open space, with vehicular access and garages off the side.

Figure 3-4. Cottages surrounding common open space.
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Multifamily Guidelines

Figure 3-5. An example of a cottage development on a narrow lot.
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Multifamily Guidelines

3.3 Townhouse Guidelines
Applicability

These guidelines apply to buildings containing twanore ground-related dwelling units that
are attached horizontally and contain individudlding entries to the outside. Each unit is
separated from any other unit by one or more \eriommon fire-resistant walls. Townhouses
are often also called “Row Houses.”

Townhouses are subject to other Multifamily Dedigidelines in Chapters_3tBrough 3.9
unless otherwise noted. Where there is a corfétveen these guidelines and other
Multifamily Design Guidelines in this chapter, teeBownhouse Guidelines shall apply.

Intent
To ensure that townhouse developments enhancénénaater of the street.
To provide adequate private and common open spadevinhouse developments.
To reduce the impact of garages and driveways epedestrian environment.
To reduce the apparent bulk and scale of townhbuséings.
To promote architectural variety that adds visntdriest to the neighborhood.

Figure 3-6. Desirable townhouse example. Units front on the street. Garages are off the alley.
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Guidelines

3.3.1 Dimensional standards for townhousesSee Table 3-2 below.

Table 3-2: Dimensional Standards for Townhouses.

Standard
) )

Requirement (Rationale/Discussion)

SEE-STANDARDSFORPARHCULARZONING
DISTRICGT

Maximum Lot Coverage

None.

Maximum- Impervious Area

SEESTANDARDSFOR

PARHCULARZONINGDISTRIGT

Maximum number of units in one building

6 unless otherwise noted in particular zoning district.

Minimum Private Open Space

200SF attached and accessible from each unit. This
may include landscaped front and/or rear yards,
porches, patios, and balconies. Driveways and
minimum required landscape buffers may not be
included in the calculations. Up to 50% of the
required private open space can be provided as
additional common open space (beyond minimum
requirements specified below).

Minimum Common Open Space

(See Guidelines 3.2.2 and 3.2.3 for detailed
common open space requirements and
guidelines)

100 square feet/dwelling unit for developments with
more than 10 dwelling units.

Maximum Height

SEE STANDARDS FOR PARTICULAR ZONING
DISTRICT

Minimum Setback from a Public Street

10 feet for buildin
5 feet for porch/stoop

SEE-STANDARDSFORPARHCULARZONING
BISTRICTFAND DESIGN-GUIBELINES

Side Yard (setback to exterior property line
for development)

0 feet for connected structures

5 feet for end units
10 feet for street side yards

Rear Yard (setback to exterior property line
for development)

3.3.2 Design standards unique to Townhouses:

a) Townhouses may depart from lot size and widihdsrds set forth in SMC
18.14.070 provided they do not exceed applicabfsitdestandards.
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Multifamily Guidelines

b) Townhouses fronting on a street must all hadésidual ground-related entries
accessible from the street. Configurations whaosed rear yards back up to a
street are prohibited. The Director may allow gtimms to these rules depending on
the nature of the site and where design treatntexs been included to enhance the
character of the street. Such departure must theeéntent of the guidelines and
goals and objectives of the Comprehensive Plaarmg of desired character of the
area and pedestrian access.

¢) Emphasize pedestrian entries: New developmeunss give greater emphasize to
individual pedestrian entrances rather than prigat@ges to the extent possible by
using both of the following measures:

i) Enhance entries with a trellis, small porchotirer architectural features that provides
cover for a person entering the unit and a traovsdti space between outside and inside
the dwelling.

i) Provide a planted area in front of each petimstentry of at least 20 square feet in
area, with no dimension less than 4 feet. Proaidembination of shrubs or
groundcover and a street tree (refer to city agbani street tree list if available).

d) Garage configuration: For any townhouse confitjan where the primary pedestrian
access is off of the same facade as vehicular scdeselopments shall incorporate
single-width parking configurations for at leastgrcent of the units. This will
minimize the impact of garage doors on the pedesgnvironment. The Director
may grant departures to this provision providedgiteseatments effectively
minimize the impacts of garage doors on the peidesémvironment.

Figure 3-7. Good and bad examples of garage/entry configurations. The left example features a
landscaped area and a trellis to highlight the entry. In the middle image, the balconies and landscaped
areas deemphasize the garage. In the right image, the lack of landscaping is a glaring omission.

d) Landscaped alleys: For development configuratishere the townhouse units have
their primary pedestrian entry off of a street @oanmon open space and garages are
served off of an alley, the alleys shall include o the following landscaping
elements:

i) Provide a planted area between each indivigaedge at least 20 square feet in area,

with no dimension less than 4 feet. Provide a doatton of shrubs or groundcover
and a street tree (refer to city arborist or sthest list if available).
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ii) Cluster planting area and trees adjacent talemg the alley area provided there is an
average of one tree and at least 20 square fémtddcaped area per individual
garage.

iii) Other landscaping treatments that meet thennof the guidelines as approved by the
Director and as recommended by the Design Comnnissio

Figure 3-8. A well-landscaped alley

e) Driveways on private internal streets. Wherentoouse units are served by private
internal streets, developments are encouragechibthie depth of driveways between
the streets and the garage wall to deemphasizewahaccess. Driveway depths of
5-10 feet are appropriate to allow the maneuvdtglaihd provide space to include
the required landscaping and entry elements fdr eait. The shallow width also
prohibits residents from parking cars in their dvisays. By default, this encourages
residents to keep their vehicles in their garafyeditional surface parking spots
should be scattered around the development togempace for guests.

f) Building articulation. Townhouse buildings shall be articulated to eagte
individual units, per Guideline 3.7.1.

g) Repetition with Variety: Townhouse developmesttall employ one or more of the
following “repetition with variety” guidelines:

i) Reversing the elevation of two out of four divegs for townhouses.

ii) Providing different building elevations for &xnal townhouse units (versus internal
units) by changing the rooflinarticulation, windows, and/or buildinghodulation
patterns (see Figure_3:9

iii) Adding a different dwelling design or diffemeéscale of the same design, where a one-
story version of the basic dwelling design where stories are typical (or a two story
design where three stories are typical).

iv) Other design treatments that add variety amodige special visual interest. While the
variable use of color on buildings can be effectiveeducing the perceived scale of
the building and adding visual interest, color desalone are not sufficient to meet
the intent of the guidelines.
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BASE BUILDING TYPE BASE BUILDING TYPE
(TWO STORY)- A (ONE STORY)-B

B
3

Figure 3-10. An acceptable townhouse example for Sumner. Note the varying facade treatments and
colors, balconies, semi-private outdoor spaces, and street access.

Figure 3-11. Another acceptable townhouse building. Note the landscaped front yards and individual
walkways and entries. The internal units each have distinct, but identical windows and roof forms. The
outside unit is differentiated through the use of building materials, window design, unit size, and facade

detailing.
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3.4 Apartment Guidelines
Applicability

These quidelines apply to buildings containing éhwe more dwelling units that are attached

horizontally and/or vertically. Each unit is segtad from any other unit by one or more
horizontal and/or vertical common fire-resistantlsia

Apartments are subject to other Multifamily Des{@nidelines in Chapters 3.5 through 3.9
unless otherwise noted. Where there is a corifétiveen these guidelines and other
Multifamily Design Guidelines in this chapter, tke&partment Guidelines shall apply.

[Intent
To ensure that apartment developments enhancé#inaater of the streetscape.

To provide adequate private and common open spaapartment developments.

To reduce the automobile impacts on the pedestri@itonment.

To have the apparent bulk and scale of apartmelulitiys similar to existing structures in
the neighborhood.

To promote architectural diversity, variety andatigty that adds visual interest to the
neighborhood through unique design and building@typ

Figure 3-12. Desirable apartment examples. Units front on the street. Garages, carports, and head in
parking are off the alley.
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Guidelines
3.3.1 Dimensional standards for apartments.See Table 3-2below.

Table 3-23: Dimensional Standards for Apartments.

Standard ’ Requirement (Rationale/Discussion

Private Open Space Private usable open space must be attached and
accessible from the dwelling. This may include
porches, patios, and balconies. Private open space
may be counted toward up to 20 - 30% of the
minimum common open space reguired.

Minimum_Pedestrian Oriented _Space 70 square feet/dwelling unit for developments with 10
(See Guidelines 3.2.2 and 3.2.3 for detailed — 100 dwelling units; 50 square feet/dwelling unit for
common open space requirements and developments with greater than 1_00 dwelling units.
quidelines) Common open space must contain at least one of the

following:
- Visibility to each unit adjacent to the open space,
fountain, furniture, art, gardens, and must
promote gathering area for tenants.

- Driveways and minimum required landscape
buffers may not be included in the
calculations. (add landscaping from other

version)
Maximum Height 50 feet
Minimum Setback from a Public Street 0 feet
Side Yard (setback to exterior property line 25’ when adjacent to LDR and 15’ for all other zones
for development
Rear Yard (setback to exterior property line 25’ when adjacent to LDR and 15’ for all other zones

for development

Density

3.3.2 Design standards unigue to Apartments:

a) Apartments may depart from lot size, width aadsity standards set forth in SMC
18.14.070 provided they meet all open space ardrmupstandards.

b) Ground floor units and apartments fronting gruhblic or private street must have
entries accessible from that street. Internakchitecturally screened stairwells are
highly encouraged. Configurations where enclosed yards back up to a street are
prohibited. The Director may allow exceptionshede rules depending on the nature
of the site and where design treatments have lmedudied to enhance the character
of the street. Such departure must meet the iofaiie guidelines and goals and
objectives of the Comprehensive Plan in terms sirdd character of the area and

pedestrian access.
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c) Emphasize pedestrian entries: Developments giustgreater emphasize to
pedestrian entrances rather than parking lots raogs to the extent possible by using
both of the following measures:

i) Enhance entries with a variety of architectdealtures that provides cover for a person
entering the unit and a transitional space betveegside and inside the dwelling.

ii) Provide a planted area in front of each buitdentry of at least 20 square feet in area,
with no dimension less than 4 feet. Provide a doatlon of shrubs or groundcover
and a street tree (refer to city arborist or stiest list if available).

d) Carport configuration: For any apartment configion where the primary pedestrian
access is off of the same facade as vehicular scdegelopments shall incorporate
parallel parking along the front elevation. Pagkaonfigurations are allowed along
the side and rear elevations. This will minimilze timpact of garage doors on the
pedestrian environment. The Director may granadepes to this provision
provided design treatments effectively minimize ith@acts of garage doors on the
pedestrian environment.

Figure 3-13. Good and bad examples of garage/entry configurations. The left example features a
courtyard area and benches to highlight the entry. In the middle image, the landscaped areas
deemphasize the garage. In the right image, the lack of landscaping is a glaring omission.

d) Storage units: are allowed as accessory stegtmnd shall be located to the side or
rear of the buildings and shall be screened frojacaat properties.

e) Landscaped alleys and side streets: For uniégsembarking areas are served off of an
alley or side street, the alleys or side streel gidude one of the following
landscaping elements:

i) Provide a planted area between each indivigagting areas at least 20 square feet in
area, with no dimension less than 4 feet. Progidembination of shrubs or
groundcover and a street tree (refer to city agbani street tree list if available).

i) Cluster planting area and trees adjacent talemg the alley area provided there is an
average of one tree and at least 20 square fémhd$caped area per individual
garage.

iii)  Other landscaping treatments that meet tiennof the guidelines as approved by the
Director and as recommended by the Design Commissio
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Figure 3-14. A well-landscaped alley

f) _Private internal streets. Private internal efiseare necessary access to parking areas
and shall be posted as “No Parking” areas, excegeaignated.

g) Buildingarticulation. Apartment buildings shall be articulated perd&line 3.7.1.

h) Repetition with Variety: Apartment structurésmhb employ the following guidelines:

i) More than one elevation is required for mubisitructure developments, by changing
the roofline,articulation, windows, and/or buildinghodulationpatterns (see Figufe

15).

ii) Other design treatments that add variety amyipge special visual interest. While the
variable use of color on buildings can be effeciiveeducing the perceived scale of
the building and adding visual interest, color desalone are not sufficient to meet
the intent of the guidelines.

Figure 3-15. Acceptable apartment configuration employing the repetition with variety concept.
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Figure 3-16. cceptable apartment examples for Sumner. Note the varying facade treatments and
colors, balconies, semi-private outdoor spaces, and street access. ote the landscaped front yards
and individual walkways and entries. The internal units each have distinct, but identical windows and roof
forms. The outside unit is differentiated through the use of building materials, window design, unit size,

and facade detailing.

3.5 Site Design and Parking

Intent

To create safe and vital streets by encouragingldpment to enhance the street
environment.

To create new development that contributes to abswrveillance and provides for the
personal safety of residents.

To ensure that new development reinforces theiegistr desired spatial characteristics of
the neighborhood.

3 atio Ha g-ots-to mhed-rea her&ncourage safe and
pleasant environments for pedestrians moving betwaes/transit and their commercial
destinations.

Guidelines

3.5.1 Building location and orientation. All residential buildings must be oriented towards
streets, interior private roadways, or common oggace and not parking lots or adjacent
properties. Specifically:

a) Pedestrian building entrances shall face tleestnd be clearly visible from the
street.

b) Building entries that face onto a common opatsemwhich is oriented towards the
street are acceptable.
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¢) Buildings shall also provide windows that falbe street to provide “eyes on the
street” for safety. See Guideline 3.7.2(a) forcHiperequirements.

| Figure 3-172. These apartments front on an arterial; parking is provided in back off an alley or in garages
with access off the alley.

3.5.2 Front yard transitional space. Multifamily buildings should incorporate a front yard
transitional space between the adjacent streei(sjhee building(s). This may include a
landscaped front yard and/or landscaped entry cdtris creates a semi-public space
that divides the public space (the street) fromgig space (the building). This space is
an important security element, particularly wheews are maintained between the street
and building(s).

Figure 318%¢ These multi-family buildings show landscapinghie front yard transitional
space between the adjacent street and the building.
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3.5.3 Surface parking location Parking lots shall be located to the side or oé#uildings.
Parking lots may not be located adjacent to streeters.

Figure 3-193. Good and bad multifamily development configuration examples.
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3.5.4 Parking garage entries.Parking garage entries{(both-individual-private-shdred
parking-garageanust not dominate the streetscape. They shouttbsigned and sited

to complement the pedestrian entry. This apptidsoth public garages and any
individual private garages, whether they front straet or private interior access road.

Figure 3-2014. This parking garage is clearly visible, but doesn’t negatively impact the character of the
building.

3.5.5 Common parking garage design guidelineBuildings containing above-grade
structured parking shall screen such parking anéslandscaped bermer incorporate
contextual architectural elementsat complement adjacent buildings or buildingthie
area to the satisfaction of the Director. Upper lepatking garages must use

articulation or fenestratiortreatments that break up the massing of the gamadfr add
visual interest.

Figure 3-2115. Bad and good examples of in-structure parking.
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3.5.6 Privacy and relationship to adjacent sitesAdequate solar access and privacy for
multifamily dwelling units shall be provided along the sidedyaSpecific standards and

guidelines:

a) Buildings or portions thereof containing dwedlianits whose solar access is only
from the side of the building (facing towards tidesproperty line) shall be set back
from the property line at least 15 feet.

d) Other designs may be considered by applicarddtjaate solar access and privacy
along the side yard as recommended by the Desigmt@ission and approved by the
Director.
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| Figure 3-2216. Side yard setback standards for multifamily buildings depend on their dwelling units’ solar
orientation.

3.5.7 Vehicular access and connectivity.

a) On corner lots, the driveway(s) shall be locatifaf the side street (unless the side
street is an arterial) and away from the streetrggiction to the extent possible.

b) Sites abutting an alley shall be required tm g&hicular access from the alley.

c) Where no alley access is available, the devedoprshall be configured to minimize
the number and width of driveways. Shared drivesnarg encouraged and may be
required depending on the nature of the adjacesetst

d) The shared driveway or access shall be locatedée side of the lot and away from
the center of the site to the maximum extent féasib

e) The location and design of pedestrian access tine sidewalk shall be emphasized
so as to be more prominent than the vehicular acc€snsider special landscaping,
lighting, and architectural treatment to accompttsk.

f) Development of large sites (more than 2 acresy be required to provide
connections to adjacent sites depending on thewutling street network and nature
of adjacent uses and zoninbarge site development shall also build main ssce
ways to public works standards for public streets.

3.5.8 Service, loading, and garbage area®evelopments shall provide a designated spot for
service elements (refuse and disposal). Such etsnsball meet the following
requirements:

a) Service elements shall be sited off of the alldyere available. Where there is no
alley, service elements shall be located to miréntiie negative visual, noise, odor,
and physical impacts to the street environmengaadjt (on and off-site) residents or
other uses, and pedestrian areas.

b) Service elements shall be sited and designpdtade sufficient visibility to prevent
hiding places for unwanted persons.

c) The designated spot for service elements skabaved.
d) Appropriate enclosure of the service elemenddl ble required, as determined by the
planning director. Preferences and considerations:

i) Enclosures are particularly important for cartags, where that portion of the alley is
more visible from the adjacent street.

i) Proximity to adjacent residential units wikla key factor in determining appropriate
service element treatment.

iii) Preferably, service enclosures are integratéol the building itself.

iv) The design of any detached service encloduveld be compatible with the design of
the primary structure or structures on the sithis Tould include similar building
materials and/or detailing.

e) Exterior mechanical devices shall conform to SMBC16.080(A) concerning noise
impacts.
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Figure 3-23147. A well-designed service enclosure designed compatible with the multifamily buildings.

3.5.9 Utility meters, electrical conduit, and otheiservice utility apparatus shall be located
and/or designed to minimize their visibility frofnet street. If such elements are mounted
in a location visible from the street, pedestriathpray, common open space, or shared
auto courtyards, they shall be screened with véigetar by architectural features.

Figure 3-2448. Exposed utility meters like this will not be allowed.

Figure 3-2519. Landscaping helps to minimize the negative visual impacts of utility meters.
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3.6 Pedestrian Access and Amenities

Intent

To orient developments to the pedestrian by magedgestrian access convenient, safe, and
inviting.

To encourage walking.
To enhance the character of multifamily-and-cotidepelopments.
To minimize impacts to residents’ privacy.

To provide accessible, safe, convenient, and usabkte open space for the enjoyment of
residents of the development.

To create open space$ the residential setting.

Guidelines

3.6.1 Internal Pedestrian Paths and Circulation.An on-site pedestrian circulation system
meeting the following standards shall be provided:

a)

b)

c)

Pathways between dwelllng umts and the stlreelteaquwed %ueh—pathways—beﬁween
ine Exceptions

may be aIIowed by the D|rector Where steep slopewsqmt a d|rect connection or
where an indirect route would enhance the desigfoamise of a common open

space.

Figure 3-260. Direct pathways between the street and dwelling units are required.

The pedestrian circulation system shall conaktehain entrances on the site. For
townhouses or other residential units frontinglmm dtreet, the sidewalk may be used
to meet this standard. For multiple-family develegmts, pedestrian connections to
other areas of the site, such as parking areagatianal areagrails,common

outdoor areas; and any pedestrian amenities shall be

required.
Elevated external-stairwayswalkways
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Figure 3-27%. Elevated external walkways such as this are not allowed.

d) Appropriate screening or buffering to creatéhggical separation between
pedestrians and vehicle access areas and the wsrafawsidential units shall be
provided. Acceptable treatments include:

i) Landscaped beds that separate the pathwaytfrernuilding facade featuring
windows; and/or

i)

Example

[Do this] [ ]

Figure 3-282. A planting bed separates the path and driveway from a dwelling unit.
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Figure 3-293. A combination of grade change and landscaping add privacy to these dwelling units.

e) Materials standards for pathways:

i) The pedestrian circulation system must be lsamdaced and at least five feet wide.
Segments of the circulation system that provide access to no muae four
residential units may be three feet wide.

i) Except as allowed in subparagraph (iii), beldfe pedestrian circulation system shall
be clearly defined and designed so as to be segdraim driveways and
parking/loading areas through the use of raiseds;ualevation changes, bollards,
landscaping, different paving materials, and/oeogimilar method. Striping does not
meet this requirement. If a raised path is usetlt be at least four inches high and
the ends of the raised portions must be equipptdanrb ramps. Bollard spacing
must be no further apart than five feet on center.

iii) The pedestrian circulation system may be withn auto travel lane if-the-auto-tedv
lane provides-accessto-sixteen-orfewer parkiagepandhe-entire-auto-travel-lane
is1surfaced with paving blocks, bricks, or othezdpl
paving as approved by the Director and as recomatehyg the Design Commission.
Trees and other landscaping elements shall beratezhinto the design of a shared
auto/pedestrian court.
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Multifamily Guidelines

Figure 3-3024. Shared auto/pedestrian access court example.

f) Lighting. The on-site pedestrian circulatiors®m must be-lighteduminatedto a
level where pedestrians can identify faces fromasonable distance.

3.6.2 Require open space fanultifamily developments.

developmentsApartments must comply with open space requiresngpécified in
Table3-3, Guideline 3.3.1.

b) Townhouses must comply with open space requinesrspecified in Table 3-2,
Guideline 3.3.1.

c) Cottage housing must comply with open spacairements specified in Tab81,
Guideline3.2.1

€d) Other open space proposals meeting the inteteodpen space requirements may be
considered by the Design Commission and approvetidirector.

3.6.3 Open space types and standards:

a) Common open spac&here-accessible-to-allresidentSpmmon open space may
count for up to 100 percent of the required opextegor stacked flats. This includes
landscapedourtyardsor decks;front-perchegardens with pathways, children’s
play areas, or other multi-purpose recreational@rgteen spaces. Special
requirements and recommendations for common oparespnclude the following:

i) Required setback areas shall not count towdrel®pen space requirement, except for
spaces that meets the dimensional and design eeggriits and guidelines herein.

ii) Space under stairways, stair landings, above gratlevays, balconies and decks
shall not count as common open space.
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Space shall be large enough to provide functiagialte or recreational activity. To
meet this requirement, no dimension shall be less fifteen feet in width{exeeptfor
frontporches) Alternative configurations may be consideredh®y Directorwhere
the applicant can successfully demonstrate thatdh@non open space meets the
intent of the standards.

ivit) Spaces (particularly children’s play areas) shallzisible from dwelling units and
positioned near pedestrian activity.

#v) Spaces shall feature paths, landscaping, seéitthting and other pedestrian
amenities to make the area more functional andyabje.

vi) Individual entries shall be provided onto comnapen space from adjacent ground
floor residential units, where applicable. Smsdimi-private open spaces for adjacent
ground floor units that maintain visual accesh®dommon area are strongly
encouraged to enliven the space.

vii) SeparateCommon space from ground floor windows, streets,
service areas and parking lots with landscaping;l&vel fencing, and/or other
treatments as approved by the Director that enhsefety and privacy (both for
common open space and dwelling units).

viii) Space should be oriented to receive sunlighingaeast, west, or (preferably) south,
when possible.
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Figure 3-3125. Common open space examples.
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Figure 3-3226. Balconies provide usable open space for residents.

€b) Indoor recreational areasndoor recreational areas may coumt forup-te-25

percent-othe required open space-only-in-mixgsk-buildings-enlotsless-than-one
hundred-feet-in-width The following conditions must be met:

i) Indoor spaces must be located in visible areash as near an entrance lobby and near
high traffic corridors.

i) Space must be designed to provide visibilignf interior pedestrian corridors.
Windows should generally occupy at least one-Htlfie perimeter of the space
(towards internal corridors or outside) to makegpace inviting and encourage use.

iii) Space must be designed specifically to sénterior recreational functions and not
merely be leftover unrentable space used to meetylen space requirement. Such
space must include amenities and design elemediisasuswimming pools, sport
courts, etc. that will encourage use by residesidedermined by the Director and as
recommended by the Design Commission.
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3.7 Building Design

Intent

To reduce the apparent bulk and scale of largelimgi$.

To enhance the pedestrian environment.

To promote architectural variety that adds visnggriest to the neighborhood.

Guidelines

3.7.1 Buildingarticulation - multifamily residential buildings and residential portions of
mixed-use buildings. All residential buildings and residential port®of mixed-use
buildings shall include at least three of the fafloag modulationand/orarticulation
features at intervals of no more than 30 feet akdhfacades facing a street, common
open space, and common parking areasss approved by the Design Commission

a)
b)

c)

d)

Repeating distinctive window patterns at inttes\@ss than the required interval.

Vertical buildingmodulation To qualify for this measumnodulationshall be

significant anctied to a change in color or building material fmdoofline

modulationas defined below (Figure 34). Significant building modulation must

have a distinct change in modulation, creativitapgroved by the Design

Comm|s5|on I|ke the leducnon as seen in F|®Q8 Qmeﬁwse—mu%mam—depth-of

s .Balconies

may not be used to membdulanonoptlon unless they are recessed or projected from
the facade and integrated with the building’'s detdture as determined by the
Director. For example, “cave” balconies or balesnithat appear to be “tacked on” to
the facade will not qualify for this option.

Horizontalmodulation(upper level step-backs). To qualify for this me=, the
horizontalmodulationshall besignificant as shown in figure 3428,

Articulation of the building’s top, middle, and bottom. Thypitally includes a
distinctive ground floor or lower floor design, aistentarticulation of middle
floors, and a distinctive roofline.
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Figure 3-3327. Articulate building facades at no more than 30-foot intervals.

Figure 3-3428. This multifamily building uses a combination of horizontal and vertical modulation, roofline
modulation, distinctive window patterns, and clear articulation of the building’s top, middle, and bottom to

help reduce its perceived architectural scale and add visual interest.

be divided by a 30-foot widemodulationof the exterior wall, so that the maximum length
of a particular facade is 120 feet. Suebdulationmust be at least 20 feet or deeper and
extend through all floors. Decks and roof overlsamgy encroach up to 3 feet (per side)
into themodulation TheDirector and the Design Commissiwill consider other design
methods that are effective at reducing the perdeidth of the building. Examples
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could include a combination of vertical and/or korital building modulation with a

change in building materials or finishes, a cldange in building articulation and/or
fenestration technique.

Figure 3-3529. Maximum facade width guidelines.

3.7.3 Diversity of building types. Multi-building developments shall be required tovide
different architectural designs to provide inteig@sd variety. This is particularly
important where multiple buildings front on the sagtreet. Simple changes in building
colors or reversal of basic facade designs arsufitient to comply with this standard.
Consider changes in vertical and/or horizoatéiculation, fenestration building
materials, architectural style, and/or roof degigovided they meet the-me@Buideline
3.6.1 above and other applicable standards.
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Figure 3-366. Multi-building developments like this need greater facade variation to avoid looking like
drab housing projects. At minimum, a greater variety of contrasting colors would help here.

3.7.4 Roofline standards.

a) Single purpose residential buildings must preaditched roof with minimum 5:12
roof pitch. Alternative roof designs will be codsred provided design elements are
included to help the building and its rooflineifito the site’s context.

b) Mixed-use buildings in the NC district are en@ged to incorporate a pitched roof
with a minimum 5:12 roof pitch.

c) All buildings shall incorporate rooflimmodulation The maximum length of any
continuous roofline shall be 30 feet for singlegmse residential buildings and 60
feet for mixed-use buildings. Specifically:

—i——O0ther roof forms consistent with the design stadsl&erein may satisfy this standard
if the individual segments of the roof with no charin slope or discontinuity are less
than 40 feet in width (measured horizontally).

Figure 3-374. Pitched roof forms with a minimum slope of 5:12 are preferred.
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3.8 Building Details and Materials

Intent

To encourage the incorporation of design detatls lilding facades that are attractive at a
pedestrian scale.

To promote the use of durable materials which pprapriate for residential use and which
reduce long term maintenance costs and depreciation

Guidelines

3.8.1 Details toolbox:All multifamily buildings shall be enhanced with@ppriate details.
Each of the types of details listed below are worth pointunless otherwise noted.
Multifamily buildings must achieve the equivaleriittiwo points worth of architectural
details from each section on their facades fronfdhewing elements:

Section 1
a) Decorative porch design with distinct design asd of materials.

b) Decorative treatment of windows and doors, sagtecorative molding/ framing
details around all ground floor windows and dobes; windows, decorative glazing,
or door designs, and/or unique window designs.

e) Brick or stonework covering more than 10 peradrihe facade
(2points).

f) Decorative building materials that add visudknest, including
i) Individualized patterns or continuous wood dlsta
i) Decorative moldings, brackets, wave trim dtite work.

iii) Decorative brick or stonework (may be in ath to the brick or stonework credits
noted above if they are arranged in a decorativenerathat add visual interest to the
facade).

iv) Other materials with decorative or texturabdities as approved by the Director and as
recommended by the Design Commission. The applivaist submit architectural
drawings and material samples for approval.

Section 2

a) Decorative roofline design, including multiplebdes and/or dormers or other design
that adds distinct visual interest.

b) Decorative railings, grill work, or terraced tlstape beds integrated along the facade of the
building.
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¢) Other details that meet the intent of the gumds as approved by the Director and as
recommended by the Design Commission.

d) Decorative balcony design, such as distinctaings.

d) Decorative light fixtures with a diffuse visgblight source, such as a globe or “acorn”
that is non-glaring or a decorative shade or mogrfibr each building entry on the
facade.

c) Landscaped trellises or other decorative elermeitincorporates landscaping near
the building entry or entries.

| Figure 3-393. This building uses brick for more than 10% of the fagade, a decorative mix of materials and
colors, decorative entries, and decorative windows to add visual interest.

3.8.2 Window design.

a) Fransparentindows-erdeersacing the streeiust be transparcarereguired Fo
meetthisrequiremenfit least 35-45 percent of the front facade mudfrdesparent.
aAt least10 -15 percent of theidefacade must be transparent.

b) Building facades shall employ techniques to sea@ project individual windows
above the ground floor at least two inches fromffloade or incorporate window
trim at least four inches in width that featurefocthat contrasts with the base
building color. Exceptions will be considered by tDirector where buildings

employ other distinctive window or facade treatntiiat adds visual interest to the
building.
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OK oK OK NOT OK

Figure 3-4034. Acceptable and unacceptable window treatments

3.8.3 Preferred building materials. Building exteriors shall be constructed from highality,
durable materials. Preferred exterior buildingemiats that reflect the City’s desired
traditional main street character are as follows:

a) Brick or other masonry.

b) NarrewhHorizontal wood siding (generally with a reveal of 5 inches or
less); wider siding will be considered where thisra historic precedent.

€d) Other materials subject to approval by the Doeeind as recommended by the
Design Commission.

3.8.4 Prohibited materials The following materials are prohibited in vighbcations unless
an exception is granted by the Director based erirttegration of the material into the
overall design of the structure.

a) Vinyl or plywood siding (including T-111 or sitar plywood).

b) Highly tinted or mirrored glass (except staimgaks) as more than 10 percent of the
building facade.

c) Corrugated fiberglass.

d) Chain link fencing (except for temporary purgsach as a construction site or as a
gate for a refuse enclosure).

e) Crushed colored rock/crushed tumbled glass.
f)  Non-corrugated and highly reflective sheet metal

3.8.5 Special material standards:

a) Concrete block. When used for the facade oftariigding, concrete blocks shall be
split, rock- or ground-faced. To add visual inggréhe use of
specialized textures and/or colors used effectivgthi other building materials and
details are encouraged. Plain concrete blockain gloncrete may be used as
foundation material if the foundation material &t revealed more than 3 feet above
the finished grade level adjacent to the foundatiafi.
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b) Other materials subject to approval by the Roeand as recommended by the
Design Commission

OK OK NOT OK

Figure 3-4135. lllustration where CMU is used as a design element rather than a bland facade

treatment.Where-ElFS-is-used-it shall be-trimmed-with-approved-materials:
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3.9 Landscaping and Screening

Intent
To reinforce and enhance the character of Sumnarlsfamily residential areas.
To screen unwanted views.
To improve the livability of multifamily residentiareas.

Guidelines
3.9.1 Landscaping. Developments are subject to SMC Chapter 18.4direments.

a) Green roofgnay be used to meet up to 50 percent of requinedsicaped area. Such
roofs shall have a substrate depth of at leastiHem designed to accommodate a
variety of hardy, drought-resistant plant species.

b) Permeable pavements may count for up to appeirign30 percent of the required
landscaped areas based on the level of permeadnilitfong term maintenance
capabilities as determined by the Director andeaesmmended by the Design
Commission.

Figure 3-4236. Green roof example.

3.9.2 Side and rear yard buffer requirements.Refer to SMC for buffer to other zone or use.
For MF to MF - developments shall incorporate onenore of the following design
options:

a) ProvideLandscaping Type At least 10 feet deep along side and/or rear prolpees
where a strong visual buffer to adjacent usessgel® A screen fence up to 6 feet
tall may be used in conjunction with the landscgpin

b) ProvideLandscaping Type B or @ least 10 feet deep along side and rear property
lines where a visual separation of uses is desifé@d width of the planting strip may
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be reduced to 5 feet if used in conjunction wigteeen fence approximately 6 feet
tall.

c) Other treatments that meet the intent of theeiries as approved by the Director
and as recommended by the Design Commission. tSattat must be considered in
determining the appropriate treatment include vieapplicable uses, connectivity,
and desired level of privacy. Some options include

i) Shared pathway along or adjacent to the prgpire with landscaping. This is a
desirable configuration that can enhance pededtitaalation and provides an
efficient use of space. This treatment requirescarded agreement with applicable
adjacent property owner(s).

i) Tall privacy fence or hedge (up to 6 feet}tall

iii) Low screen fence or hedge (up to 3 feet talljis may be a more attractive option
where a taller fence might provide negative visogdacts.

Figure 3-433%. Side and rear yard design treatment options.

3.9.3 planting. All streetfacingelevations must have
landscaping along any exposed foundation. Theslzapkd area may be along the outer
edge of a porch instead of the foundation. Thisisgaping requirement does not apply
to portions of the building facade that provideesscfor pedestrians or vehicles to the
building. The foundation landscaping must meetftfiewing standards:

Q) The landscaped area must benai Heast3 feet wide.
b) There must be at least one 3-gallon shrub forye®dineal feet of foundation.

€) Groundcover plants must fully cover the remainafethe landscaped area.
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Figure 3-4438. Exposed foundations like this should be landscaped with shrubs and other plantings for
screening.
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