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I. INTRODUCTION 

The City of Renton recently approved a proposal by intervenor Wal­

Mart Stores, Inc. to expand its existing Wal-Mart Discount Store into a 

Superstore. Renton Neighbors for Healthy Growth, a group of Renton 

citizens, have appealed that decision because it allows an illegal expansion of 

a non-conforming structure in violation of the City Code. The structure, as it 

stands, is non-conforming, which means that it is currently in violation of 

regulations in the Code. For example, while the maximum frontage setback 

requirement in the Code is 15 feet, the Wal-Mart's frontage setback is 555 

feet. 

Under the Renton Code, a non-conforming structure cannot be 

expanded unless it is made conforming. RMC 4-10-050A. Wal-Mart has 

proposed to expand the existing illegal structure without bringing it into 

conformance with the Code. The Renton City Council approved the 

expansion despite the prohibition against such expansion in RMC 4-1 0-050A. 

The proposed design of the new Superstore also violates the City of 

Renton's design regulations. The Code contains mandatory rules that 

prescribe how the Wal-Mart structure must be designed. The Hearing 

Examiner's own decision reveals that the Wal-Mart proposal violates several 
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of those minimum standards in the design regulations, yet he approved the 

project nonetheless. The City Council adopted that approval, apparently 

believing that adherence to the design regulations is optional when it is not. 

To the contrary, those provisions are mandatory and the Wal-Mart proposal 

should have been denied. 

Rather than require that Wal-Mart conform to the Code requirements, 

the Examiner opined that "it might be nice" ifWal-Mart would comply with 

the current Code and expressed a hope that the "next remodel" would be 

better. CP 1003. RNHG requests that this Court reverse the City of Renton's 

approval of the Wal-Mart expansion proposal and issue an order requiring 

that the proposal be denied. 

II. ASSIGNMENTS OF ERROR 

Appellants assign error to the King County Superior Court's Final 

Order and Judgment issued on February 22, 2011. 

III. ISSUES PRESENTED 

The issues presented in this matter are: 

1. Whether the City of Renton's decision approving the Wal-

Mart expansion should be reversed because the Wal-Mart proposal is an 

illegal expansion of a non-conforming structure per RMC 4-1 0-050A. 
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2. Whether the Hearing Examiner decision approving the Wal-

Mart expansion proposal should be reversed because it violates the City's 

design regulations applicable to District Din RMC 4-3-100 (see Appendix 

B). 

IV. STATEMENT OF THE CASE 

A. The Wal-Mart Expansion Proposal 

On behalf ofWal-Mart Stores, Inc., Pacland filed an application on 

February 8, 2010 for Site Plan review of a proposal to expand and convert the 

existing Wal-Mart Discount Store located at 743 Rainier Avenue South in 

Renton into a Superstore. CP 1175-1177. See also Appendix C (CP 670-

Site Plan). The project site is approximately 13.6 acres and is located within 

the Commercial Arterial (CA) and Medium Industrial (1M) zoning 

designations within Urban Design District "D." CP 1016. 

The existing Wal-Mart store was built approximately fifteen years 

ago. CP 399; CP 142. Needless to say, the City of Renton's regulations have 

changed since the original store was built. For example, the City adopted a 

maximum frontage setback requirement of 15 feet for the site after the Wal­

Mart was built. Ordinance 5437 (2008) (amending RMC 4-2-120A). In 

addition, the City adopted new design regulations. Ordinance 5286 (2007). 
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While the existing Wal-Mart was presumably consistent with the City of 

Renton Code when it was originally built, today it is no longer consistent 

with the Code. It is, therefore, a "non-conforming" structure. 

The existing Wal-Mart contains 134,352 square feet of retail space 

with an additional 9,000 square feet used for the Garden Center. CP 1016. 

The proposal for the new expanded Superstore proposes to add 16,000 square 

feet to the retail space and reduce the Garden Center by 4,000 square feet. 

CP 1018. The completed project would result in a 150,244 square foot retail 

building, 745 surface parking stalls, and a 4,701 square foot Garden Center. 

CP 1019. Thus, Wal-Mart proposes to expand its non-conforming structure. 

B. The City's Review of the Proposal 

As mentioned above, Pac1and submitted its application for Wal-Mart 

site plan review on February 8, 2010. CP 1175-1177. On February 22, 2010, 

the City notified Pacland that its application was complete according to the 

submittal requirements and was, therefore, accepted for review. CP 1170. 

This letter confirmed that the proposal had vested to the laws in effect on 

February 22, 2010. 

Following review by City staff and by the City of Renton's 

Environmental Review Committee, the Department of Community and 
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Economic Development issued a preliminary report to the Hearing Examiner 

on April 27, 2010. CP 1016-1035. 

A public hearing was held before the City of Renton Hearing 

Examiner on Tuesday, April 27, 2010. CP 986. During the hearing, the 

Hearing Examiner described the proposal as a "sea of asphalt" and when 

Wal-Mart's attorney attempted a different characterization, the Hearing 

Examiner responded "it's hard to not call a sea of asphalt, a sea of asphalt, 

frankly. There is a lot of asphalt out there." CP 142. 

After hearing testimony and reviewing evidence, the Examiner issued 

a decision approving the Wal-Mart Expansion Site Plan on May 13,2010. 

See CP 986-1004 (Appendix D). In his decision, the Examiner 

acknowledged that the project was inconsistent with provisions in the Renton 

Code, but approved it nonetheless. CP 1001 (~3); CP 1003 (~16). He stated 

that "while it might be nice to start again and comply with newer Code 

provisions," the proposed expansion was modest and enhances the existing 

building's appearance. CP 1003 (~16). In his decision, he stated "maybe 

the next remodel will include an elevated parking structure to reduce the sea 

of asphalt." Id. 
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Renton Neighbors for Healthy Growth (RNHG) became aware of the 

project on or about May 17, 2010. The group filed a request for 

reconsideration on May 27, 2010 with the Hearing Examiner asking that the 

Examiner reconsider his decision on several grounds. See CP 864-CP 867. 

The Examiner responded to that request on June 10,2010 indicating that he 

would not alter the original decision and that he was denying RNHG's 

request for reconsideration. See CP 932-CP 934 (Appendix E). 

RNHG appealed the Hearing Examiner's decision to the City Council 

on May 27, 2010. CP 862-863. The Planning and Development Committee 

of the Renton City Council held a hearing for oral argument on appeal. CP 

154. With little discussion on the matter, the Planning and Development 

Committee recommended that the full City Council affirm the decision of the 

Hearing Examiner. CP 696. The Renton City Council adopted the 

recommendation of the Planning and Development Committee affirming the 

decision of the Hearing Examiner at a regular Council meeting on August 16, 

2010. CP 695-CP 696. RNHG filed its LUPA appeal in Superior Court 

shortly thereafter. 
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v. ARGUMENT 

A. Standard of Review 

The Land Use Petition Act (LUP A), RCW 36. 70C.130, sets forth the 

standard of review that this Court must apply in its review of the Renton City 

Council's decision to approve the Wal-Mart expansion site plan proposal. 

Review is appellate review on the administrative record created before the 

Hearing Examiner. HJS Dev. Inc. v. Pierce County ex rei. Dept. o/Planning 

and Land Services, 148 Wn.2d 451,467,61 P.3d 1141 (2003). In reviewing 

an administrative decision, an appellate court stands in the same position as 

the Superior Court. Wenatchee Sportsmen Association v. Chelan County, 141 

Wn.2d 169, 176,4 P.3d 123 (2000). 

The City Council's decision must be reversed if: 

(a) The body or officer that made the land use decision 
engaged in unlawful procedure or failed to follow prescribed 
process, unless the error was harmless; 

(b) The land use decision is an erroneous interpretation of 
the law, after allowing for such deference as is due the 
construction of a law by a local jurisdiction with expertise; 

( c) The land use decision is not supported by evidence 
that is substantial when viewed in light of the whole record 
before the Court; 

(d) The land use decision is a clearly erroneous 
application of the law to the facts; ... 
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RCW 36.70C.130(1). 

When the Court is reviewing a question of law, the standard is de 

novo review. RCW 36.70C.l30(1)(b). For example, the City Council's 

interpretation ofRMC 4-10-050, or other code provisions, being a question of 

law, would be reviewed under the de novo standard. Milestone Homes, Inc. 

v. City of Bonney Lake, 145 Wn. App. 118, 126, 186 P.3d 357 (2008). 

When the Court is reviewing an application of facts to the law, the 

"clearly erroneous" standard applies. RCW 36. 70C.130(1 )( c); Cingular 

Wireless, LLC v. Thurston County, 131 Wn. App. 756, 768, 129 P.3d 300 

(2006). Even if some evidence supports the City's decision, a decision is 

clearly erroneous when the reviewing court is left with the definite and firm 

conviction that a mistake has been committed. Norway Hill Preservation and 

Protection Association v. King County Council, 87 Wn.2d 267,274, 552 P.2d 

674 (1976). The "clearly erroneous" standard allows the Court broader 

discretion than the often used "arbitrary and capricious" standard. Id. 

Review under the "clearly erroneous" standard also requires the Court to 

consider the public policy of the laws that authorize the decision. Thus, 

consideration of public policy is part of the review. 
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Where the Court considers the credibility of findings of fact only, the 

standard of review is "substantial evidence." RCW 36.70C.130(1)(c); 

Thornton Creek Legal Defense Fund v. City of Seattle, 113 Wn. App. 34, 61, 

52 P.3d 522 (2002). "Substantial evidence" is a sufficient quantity of 

evidence to persuade a fair-minded person of the truth or correctness ofthe 

determination of fact. Id. 

B. The Wal-Mart Proposal is an Illegal Expansion of a Non­
Conforming Structure 

The City of Renton's decision approving the Wal-Mart expansion 

should be reversed because the Wal-Mart proposal is an illegal enlargement 

of an existing non-conforming structure under RMC 4-10-050 (Appendix A) 

as is explained below. 

1. Non-conforming structures may not be expanded 
unless they are made conforming 

A "non-conforming structure" is "a lawful structure that does not 

comply with the current development standards (yard setbacks, lot size, lot 

coverage, height, etc.) for its zone, but which complied with applicable 

regulations at the time it was established." RMC 4-11-112 (Definition N). 

The policy of zoning legislation is to phase out non-conforming uses. 

City of University Place v. McGuire, 144 Wn.2d 640, 648, 30 P.3d 453 
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(2001).1 Lawful non-conformances are allowed to continue for some period 

of time, though the local government may regulate or even terminate the non-

conforming use. Id. 

"Commentators agree that non-conforming uses limit the 

effectiveness of land use controls, imperil the success of community plans, 

and injure property values." Rhod-A-Zalea & 35th, Inc. v. Snohomish County, 

136 Wn.2d 1,8,959 P.2d 1024 (1998). "For these reasons, non-conforming 

uses are uniformly disfavored and courts have repeatedly acknowledged the 

desirability of eliminating such uses." !d. 

Under Washington common law, non-conformances may be 

intensified, but not expanded. Id. The City of Renton's ordinance is 

consistent with this rule of common law -- it prohibits the expansion of non-

conforming structures unless they are made conforming. RMC 4-1 0-050(A). 

A non-conformance is subject to all regulations that are reasonably 

related to the health, safety, and welfare of the community and the application 

of such ordinances to a non-conforming use or structure will be upheld 

regardless of the economic impact and even when an ordinance "completely 

"The term non-conforming use is commonly applied to non-conformances 
that are not strictly uses, such as non-conformances from setback requirements and other 
deviations from bulk and height restrictions, though the word 'non-conformances' is more 
precise." 17 Wash. Prac., Real Estate § 4.21 (2010 2d. ed.). 
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prohibits the beneficial use to which the property has previously been 

devoted." Goldblatt v. Town of Hempstead, New York, 369 U.S. 590, 82 

S.Ct. 987, 8 L.Ed.2d 130 (1962). 

A legally established building or structure may remain if it does not 

conform with the provisions of the Renton Municipal Code, but only if 

certain conditions are met, including the following: 

3. Alterations: A legal nonconforming structure shall 
not be altered beyond the limitations specified below: 

a. Structures With Rebuild Approval Permits: 
Alteration work exceeding an aggregate cost of one hundred 
percent (100%) of the value of the building or structure shall 
be allowed if: 

(1) the building or structure is made conforming by the 
alterations; or 

(2) the alterations were imposed as a condition of granting 
a rebuild approval permit; or 

(3) alterations are necessary to restore to a safe condition 
any portion of a building or structure declared unsafe by a 
proper authority. Alterations shall not result in or increase 
any non-conforming conditions unless they were specifically 
imposed as a condition of granting a rebuild approval permit, 
pursuant to RMC 4-9-120. 

b. Other Legal Nonconforming Structures: The cost 
of the alterations shall not exceed an aggregate cost of fifty 
percent (50%) of the value of the building or structure, based 
upon its most recent assessment or appraisal, unless the 
amount over fifty percent (50%) is used to make the building 
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or structure more conforming, or is used to restore it to a safe 
condition any portion of a building or structure declared 
unsafe by a proper authority. Alterations shall not result in or 
increase any nonconforming condition. 

4. Enlargement: The structure shall not be enlarged 
unless the enlargement is conforming or it is consistent with 
the provisions of a rebuild approval permit issued for it. 

RMC 4-1 0-050(A) (see Appendix A). This provision provides conditions for 

two different types of actions: the "alteration" of a structure and the 

"enlargement" of a structure. The provision concerning "enlargement" is the 

relevant provision in this case because Wal-Mart is enlarging its existing 

structure. Therefore, RMC 4-10-050(A)(4) applies here. That provision 

forbids enlarging a non-conforming structure unless the enlargement is 

conforming or unless it is consistent with conditions of a rebuild approval 

permit. Here, Wal-Mart did not have a rebuild approval permit and, 

therefore, the proposal for enlargement must bring the structure into 

conformance with the Code. 

2. The existing Wal-Mart is a non-conforming structure 

The existing Wal-Mart is a non-conforming structure under the 

Renton City Code. The Wal-Mart site is designated Commercial Arterial 
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(CA) and Medium Industrial (IM) on the City of Renton zoning map.2 The 

CA zoning designation requires a maximum front yard setback of 15 feet. 

RMC 4-2-120A. 

As it stands, there is an enormous parking lot between Hardy Avenue 

SW/Rainier Avenue S. and the entrance to the Wal-Mart. CP 693. The front 

street for the Wal-Mart is Hardy Avenue SW and Rainier Avenue S./SR 167. 

Id. There is far more than 500 feet between the front street and the building. 

Id. Therefore, the Wal-Mart is in violation of the maximum front yard 

setback of 15 feet. The existing Wal-Mart is also in violation of the City's 

design regulations as is explained in more detail in Section C below. 

3. The proposed Wal-Mart expansion does not conform 
with code requirements 

RMC 4-10-050(A)(4), the provision quoted above, does not allow 

Wal-Mart to expand its non-conforming structure as proposed. That 

provision makes it clear that enlargements are not allowed unless they make 

the structure conforming or unless it is consistent with a rebuild approval 

permit. Wal-Mart is not seeking, nor has it received, a rebuild approval 

2 Because only a small portion of the site is Medium Industrial (1M), the staff 
decided to review the project only under the Commercial Arterial (CA) requirements. RNHG 
does not necessarily agree with this approach, but, for practical purposes, it did not ultimately 
affect the project. 
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permit. Therefore, the proposal must bring the structure into conformance 

with the Code. 

The proposal does not do that. The proposed Wal-Mart structure, 

after expansion, would be setback from the front property line approximately 

555 feet at the closest point, from the garden center to Hardy Avenue SW. 

CP 991 (,-[ 20); CP 670 (Appendix C). Therefore, the proposed structure does 

not comply with the maximum front yard setback of 15 feet. Id. In addition, 

as explained in Section C of this brief, the proposal violates several minimum 

standards in the design regulations in the Code. The enlargement is, 

therefore, non-conforming. 

At the very beginning of the hearing, the Examiner questioned the 

expansion of this non-conforming use. See CP 987. He stated: 

HEARING EXAMINER: May - I don't know if this is the 
appropriate time - what triggers conforming or non­
conforming - there are a number of areas in the project where 
you've indicated things are non-conforming ... can a non­
conforming - legal non-conforming use be expanded under 
our Code? And is there some trigger factor? 

TIMMONS: As long as it's not more than a 50 percent 
expansion. ... In terms of the actual structure, we have a 
140,000 square foot structure existing. The applicant is only 
proposing a 16,000 square foot addition. 

CP 129 (lines 9-18). 
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From reading this exchange, it is evident that the City staff interpreted 

RMC 4-10-050(A) incorrectly. The City staff was referring to the Code 

requirements for "alterations" as if those were the conditions for "expansion." 

But the conditions regarding the cost of 50 percent of the value of the 

building or structure do not apply to expansion, only alterations. 

Unfortunately, the Hearing Examiner and the City Council relied on that 

incorrect interpretation of the City Code. 

The Examiner's Decision, which was affirmed by the Council, states: 

The existing use, a large "big box" establishment does not 
meet current code requirements for the setback along its 
frontage street, the Hardie-Rainier complex. Only an 
incredibly large expansion or complete rebuild could move 
the front of the store to the street and parking to the rear. The 
proposed approximately 16,000 square foot expansion cannot 
be expected to accomplish the maximum front yard setback of 
15 feet. As a practical matter, the tradeoff is allowing a 
reasonably well-designed expansion and revitalized store or 
probably permitting no change weighs in favor of the 
excessive setback. The building and expansion in its other 
particulars, height, other setbacks and lot coverage meets the 
Zoning Code. Similarly, the parking lot landscaping 
standards would require complete redesign of the parking area 
for what is a modest remodel. 

CP 1001 (,-[ 3). There is no reference to or acknowledgment ofRMC 4-10-

050 by the Examiner in his conclusion. 
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Because this involves interpretation of the Code, review of this issue 

by this Court is under de novo review pursuant to RCW 36.70C.130(1)(b). 

RNHG requests that the Court reverse the decision of the City on the grounds 

that it erred in its interpretation ofthe Code and, therefore, erred in approving 

this illegal expansion of a non-conforming structure. 

4. The City's design regulations do not supersede Code 
provisions that prohibit the illegal expansion of a non­
conforming structure 

Seeing that the Examiner had interpreted the Code improperly, RNHG 

requested reconsideration and pointed out that the proposal constituted an 

illegal expansion of a non-conforming use. CP 895-898. In response to 

Renton Neighbors' argument in its request for reconsideration and appeal, the 

Hearing Examiner made the remarkable argument that RMC 4-1 0-050(A)( 4) 

does not apply to the Wal-Mart project because the City's design regulations 

somehow supersede provisions of the Renton Municipal Code, including the 

non-conforming provisions. See CP 859-861 (Appendix E). That is an 

incredible statement that has no support whatsoever in the Code. It is a 

tortured reading ofRMC 4-3-100. 

The question of whether the design regulations somehow take 

"precedence" over the provision prohibiting expansion of non-conforming 
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structures is a question of statutory interpretation and questions of statutory 

interpretation are reviewed de novo. Whatcom County Fire Dist. No. 21 v. 

Whatcom County, 151 Wn. App. 601, 610, 215 P.3d 956 (2009). The 

objective in interpreting a statute is to determine the Legislature's intent. Id. 

If a statute's meaning is plain on its face, the court must give effect to that 

plain meaning as an expression of legislative intent. Id. These principles 

apply to interpretations of local ordinances. Id. 

At issue is the proper interpretation of the relationship between two 

provisions of the City of Renton Code: RMC 4-1 0-050(A) (non-conforming 

uses) (see Appendix A) and RMC 4-3-100 (design regulations) (see 

Appendix B). 

The section referred to by the Examiner (RMC 4-3-100) says, in so 

many words, that all development in the commercial arterial (CA) zone, 

including Big Box, is required to comply with the urban design regulations. 

RMC 4-3-100(B)(2) and (4). That means that a proposal to enlarge a non­

conforming structure must comply with the design regulations. This 

provision cannot possibly be read to say that the design regulations supersede 

RMC 4-10-050. Design regulations are meant to be an "overlay" to other 

regulations that set forth standards for design. The Urban Design Regulations 
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exist in addition to and on top of other regulations in the Code. Not even the 

staff report adopts this incredible idea that somehow projects are exempt 

from the non-conforming provisions by the Urban Design Regulations. 

Relying on RMC 4-3-100(B)(2), respondents argued below that the 

design regulations supersede other "conflicting" provisions in the Renton 

Code. W al-Mart and Renton referred to the "conflict" provision in the design 

regulations, which states: 

Where there are conflicts between the design regulations of 
this section and other sections of the Renton Municipal Code, 
the regulations of this section shall prevail. 

RMC 4-3-100(B)(2). According to respondents, the design regulations 

trumped the non-conforming provision because of a supposed conflict. 

The question becomes, therefore, what is the statutory language that is 

purportedly in "conflict?" The first provision at issue is RMC 4-1 0-050(A). 

That provision states: 

The [non-conforming] structure shall not be enlarged unless 
the enlargement is conforming or it is consistent with 
provisions of a rebuilt approval permit issued for it. 

RMC 4-10-050(A). The second provision that supposedly "conflicts" with 

this provision was not identified by respondents. Neither Wal-Mart, nor 

Renton, identified any provision in the design regulations that conflicts with 
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the prohibition against expansion. Instead they vaguely argued that the 

Examiner's reliance on RMC 4-3-100 to approve the project overrides the 

prohibition on expansion of non-conforming uses because of a conflict. Their 

argument begs the question: Where is the conflict? Where is there a conflict 

between a minimum standard in the Design Regulations and the non-

conforming structure prohibition? 

There is no conflict. The only "conflict" that exists is the proposal's 

conflict with the legal requirements in the code. To say that the design 

regulations somehow trump the non-conformance ordinance because of a 

conflict between the two is a red herring argument. 

C. The Wal-Mart Proposal Violates the City's Design 
Regulations 

Stepping away from the issue of non-confoffi1ance, the second issue 

presented to this Court is whether the Hearing Examiner decision to approve 

the Wal-Mart expansion proposal should be reversed because the proposal 

violates the City's design regulations applicable to District Din RMC 4-3-

100. 
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1. The design regulations envision a vibrant, walkable, 
pedestrian friendly commercial area 

The City of Renton has set forth a regulatory vision for the area 

referred to as "District D" in its design regulations. The requirements were 

adopted with an eye towards replacing the current strip mall, traffic-oriented 

look of commercial areas in District "D" with more vibrant, walkable, 

pedestrian-friendly retail areas that have unique architectural design. A 

village for people rather than a parking lot for cars. 

That vision echoes the goal and intent of the CA zoning. See RMC 4-

2-020(L). The purpose of the CA zone is to evolve from "strip commercial" 

linear business districts to business areas characterized by enhanced site 

planning and pedestrian orientation, incorporating efficient parking lot 

design, coordinated access, an1enities and boulevard treatment with greater 

densities. RMC 4-2-010(L). 

The intent and goals of these requirements are expressed in each 

section. Some of the relevant sections state: 

(Site design and building locations) Intent: To ensure that 
buildings are located in relation to streets and other buildings 
so that the Vision of the City of Renton can be realized for 
high density urban environment; so that businesses enjoy 
visibility from public rights-of-way; and to encourage 
pedestrian activity throughout the district. 
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(Building location and orientation) Intent: To ensure 
visibility of businesses, establish active, lively uses along 
sidewalks and pedestrian pathways; organize buildings in 
such a way that pedestrian use of the district is facilitated; 
encourage siting of structures so that natural light and solar 
access are available to other structures and open space; 
enhance the visual character and definition of streets within 
the district; provide an appropriate transition between 
buildings, parking areas, and other land uses in the street; and 
increase privacy for residential uses located near the street. 

(Building entries) Intent: To make building entrances 
convenient to locate and easy to access, and ensure that 
building entries further the pedestrian nature of the fronting 
sidewalk and the urban character of the district. 

(Pedestrian environment) Intent: To enhance the urban 
character of development in the Urban Center and the Center 
Village by creating pedestrian networks and by providing 
strong links from the streets and drives to building entrances; 
make the pedestrian environment safer and more convenient, 
comfortable, and pleasant to walk between businesses, on 
sidewalks, to and from access points, and through parking 
lots; and promote the use of multi-modal and public 
transportation systems in order to reduce other vehicular 
traffic. 

(Pedestrian amenities) Intent: To create attractive spaces that 
unify the building and street environments and are inviting 
and comfortable for pedestrians; and provide publicly 
accessible areas that function for a variety of activities, at all 
times of the year, and under typical seasonal weather 
conditions. 

(Building architectural design) Intent: To encourage building 
design that is unique and urban in character, comfortable on a 
human scale, and uses appropriate building materials that are 
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suitable for the Pacific Northwest climate. To discourage 
franchise retail architecture. 

(Parking and vehicular access) Intent: To maintain active 
pedestrian environments along streets by placing parking lots 
primarily in back of buildings. 

RMC 4-3-100. These are just a few samples of the intent statements 

throughout the design requirements. They provide a general feeling of the 

vision that Renton has for this area. The intent statements are followed by 

minimum standards and guidelines to carry out the vision. 

The goal is to establish active, lively uses along sidewalks and 

pedestrian pathways. RMC 4-3-100. Businesses are meant to enjoy visibility 

from public rights-of-way and pedestrian activity is to be encouraged through 

design. ld. Buildings are to be oriented in such a way that pedestrian use of 

the district is facilitated. ld. Buildings entries should be designed to further 

the pedestrian nature of the fronting sidewalk. ld. The visual impact of 

parking lots is to be minimized and active pedestrian environments 

maintained by placing parking lots primarily in back of buildings. ld. 

Franchise architecture is to be discouraged. ld. 
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2. The mInImum standards set forth In the design 
regulations are mandatory 

The Wal-Mart expansion is subject to compliance with these design 

regulations in RMC 4-3-100. See RMC 4-2-060; RMC 4-2-080(A)(72). The 

design regulations apply to all development in the CA zone. RMC 4-3-

lOO(B)(5). Big box retail in the Commercial Arterial zone is required to 

comply with the design regulations applicable for District D. RMC 4-3-

100(B)(2). 

The Urban Design Regulations were established in accordance with 

and to implement policies established in the Land Use and Community 

Design Elements of the Renton Comprehensive Plan. RMC 4-3-100(A)(1). 

The minimum standards set forth in the design regulations are 

mandatory. The design regulations state that they are meant to: 

Establish two (2) categories of regulations: 

(a) "Minimum standards" that must be met, and 

(b) "Guidelines" that, while not mandatory, are 
considered by the Development Services Director in 
determining if the proposed action meets the intent of the 
Design Guidelines. 
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RMC 4-3-100(A)(8) (emphasis supplied).3 

3. The Wal-Mart proposal violates several minimum 
standards in the design regulations 

The Wal-Mart expansion does not meet the City's vision nor does it 

meet the specific regulatory requirements that were enacted to carry out this 

vision. The proposal is for exactly the opposite of what the City requires in 

its regulations. The proposal is for a typical Wal-Mart Big Box expanding 

into a typical Wal-Mart Superstore that will be designed with franchise retail 

architecture. CP 673-676. There will be a "sea of asphalt" located between 

the building and the front property line, inviting cars, not pedestrians. CP 

670. Wal-Mart placed a "pedestrian" path in the parking lot as an 

afterthought, but it is not a pedestrian-oriented design by any measure. It is a 

traffic-oriented design. Id. The formulaic design of an enormous big box 

Wal-Mart flies in the face of encouraging pedestrian activity; establishing 

active, lively uses along the sidewalk; enhancing visual character within the 

district; and ensuring that building entries further the pedestrian nature ofthe 

3 
The design regulations that are applicable to the Wal-Mart proposal are 

attached hereto as Appendix B to this Opening Brief. These are the regulations that were in 
effect when the Wal-Mart proposal was deemed complete for vesting purposes and these are 
the regulations that were relied on by the Renton Deve 10pment Services staff and the City of 
Renton Hearing Examiner in their review of the Wal-Mart proposal. See CP 908-912; CP 
1027-1035. The urban design regulations were amended on March 8,2010, after the Wal­
Mart project vested. Respondents inappropriately relied on the amended version in the 
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fronting sidewalk. Approval of the proposal undermines the attempt to 

change the character of the area. 

The record could not be more clear - the Wal-Mart proposal is 

inconsistent with several minimum standards in the design regulations. In the 

Preliminary Report to the Examiner, the staff incorporated a table in its review 

of compliance with District D Design Guidelines. See CP 1027-1035. 

Throughout the table, the staff reported repeatedly that the project is "not 

compliant" with various minimum standards listed. Id The Examiner's 

Decision incorporates the table that sets forth the staff s analysis of the 

proposal's compliance with Design District' D' guidelines. CP 992-CP 1001. 

The table shows that the Wal-Mart proposal is not compliant with many 

minimum standards in the Design Regulations. 

Among other things, the parking lot location violates the minimum 

standard that states: 

No surface parking shall be located between the building and 
the front property line or the building and side property line 
on the street side of a comer lot. ... 

RMC 4-3-100(F)(1)(a). In obvious violation of this standard, the Wal-Mart 

proposal will have a massive parking lot between the building and the front 

briefing before the Superior Court. This belated attempt to rely on the later enacted 
provisions that do not apply to the Wal-Mart proposal was inappropriate. 
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property line. See CP 670 (Appendix C). This prohibition against surface 

parking between the building and the front property line is a "minimum 

standard" that "must be met." See RMC 4-3-100(A)(8). 

Another minimum standard requires that the applicant shall: 

Plant at least one tree for every six (6) parking spaces. 
Permitted tree species are those that reach a mature height of 
at least thirty-five (35') feet. Minimum height or caliper at 
planting shall be eight 8 feet (8') or two inch (2") caliper (as 
measured four feet (4') from the top of the root ball) 
respectively. 

RMC 4-3-1 OO(H)(1 )(a)(vi)( e )(3). Again, this "minimum standard" "must" be 

met, but has not been. RMC 4-3-1 OO(A)(8). The staff comments state that 

the proposal could not be brought into conformity with this requirement. CP 

783. The City staffmade the legal conclusion (and the Examiner adopted it) 

that, because the situation is existing, a modification for this minimum 

standard was not necessary. Id. 

This conclusion was legal error. There is nothing in the code that 

states that existing structures are not required to meet the minimum standard 

requirements. In fact, the code states the opposite. With an expansion of a 

non-conforming structure, the proposal must meet the minimum standards 

(i. e., it must be brought into conformance with the code). RMC 4-1 0-050(A). 
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With respect to building architectural design, another minimum 

standard in the code requires that "[a]ll building facades shall include 

modulation or articulation at intervals of no more than forty feet (40')." 

RMC 4-3-100(I)(1)(a). The Wal-Mart proposal is not compliant with this 

minimum standard. The staff comment indicates that the applicant would not 

be required to comply with the modulation requirements for the southern and 

western facades because the applicant was not altering those facades with the 

project. CP 998. Those that are being expanded, the north and eastern 

facades, will also not be required to comply because Wal-Mart is pursuing 

other different miscellaneous design improvements (not what is required by 

the minimum standard). The Examiner did not require that either the north or 

eastern fayade meet the minimum standard for modulation or articulation at 

intervals of no more than forty feet (40'). Again, it was legal error for the 

City staff and Hearing Examiner to conclude that the project could be 

approved without adherence to this minimum standard. 

Overall, the proposal should have been denied because of these 

failures to meet the mandatory minimum standard design requirements. 
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4. Wal-Mart did not apply for, nor did the City grant, 
modifications to the design standards 

Respondents argued below that the Hearing Examiner's decision to 

approve the Wal-Mart proposal despite its inconsistency with minimum 

standards of design regulations was proper because the City has authority to 

approve "modifications" to the minimum standards. RMC 4-3-100 (both 

versions) does include a provision that allows "modification" of minimum 

standards, but that provision was not invoked by the applicant, the staff, or 

the Examiner. In fact, the decision makers made the legal conclusion that a 

modification was not necessary and, therefore, did not require any evidence 

that criteria had been met to obtain a modification. 

The modification provision states: 

The Reviewing Official shall have the authority to modify the 
minimum standards of the design regulations, subject to the 
provisions of RMC 4-9-250(D), Modification Procedures, 
and the following requirements: 

(a) The project as a whole meets the intent of the 
minimum standards and guidelines in subsections E, F, G, H, 
I, J, and K of the design regulations; 

(b) The requested modification meets the intent of the 
applicable design standard; 

(c) The modification will not have a detrimental effect on 
nearby properties and the City as a whole; 
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(d) The deviation manifests high quality design; and 

(e) The modification will enhance the pedestrian 
environment on the abutting and/or adjacent streets and/or 
pathways. 

RMC 4-3-100(2) (emphasis supplied) (this provision is in both versions of 

RMC 4-3-100). 

RMC 4-9-250(D), referred to in the quote above, contains the 

requisite procedures for reviewing "modifications." That provision states: 

Modification Procedures: 

(1) Application Time and Decision authority: 
Modification from standards, either in whole or in part, shall 
be subject to review and decision by the 
Planning/BuildinglPublic Works Department upon submittal 
in writing of jurisdiction for such modification. 

(2) Decision Criteria: Whenever there are practical 
difficulties involved in carrying out the provisions of this 
Title, the Department Administrator may grant modifications 
for individual cases provided he/she shall first find that a 
specific reason makes the strict letter of this code impractical, 
that the intent and purpose of the governing land use 
designation of the Comprehensive Plan is met and that the 
modification is in conformity with the intent and purpose of 
this Code, and that such modification: 

(a) Substantially implements the policy direction 
of the policies and objectives of the Comprehensive Plan 
Land Use Element and the Community Design Element and 
the proposed modification is the minimum adjustment 
necessary to implement these policies and objectives; 
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(b) Will meet the objectives and safety, function, 
appearance, environmental protection and maintainability 
intended by the Code requirements, based upon sound 
engineering judgment; 

(c) Will not be injurious to other properties in the 
vicinity; 

(d) Conforms to the intent and purpose of the 
Code; 

(e) Can be shown to be justified and required for 
the use and situation intended; and 

(f) Will not create adverse impacts to other 
propert(ies) in the vicinity. 

RMC 4-9-2S0(D). As is obvious from the language above, a modification 

request must be filed with the Planning, Building, or Public Works 

Department, not the Examiner. It is a separate administrative procedure that 

requires a specific application that must be filed with the Planning, Building, 

or Public Works Department. The decision maker reviews the application for 

its consistency with the legal criteria listed above. 

It is plainly evident from the record that Wal-Mart is aware of the 

process required for a modification because W al-Mart filed an application for 

a modification of refuse area requirements in the code. CP 769-771. Wal-

Mart submitted a modification request to the Planning Department on March 

4, 2010 requesting a modification from the City's refuse and recyclable 
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regulations, RMC 4-4-090. Id. A formal analysis was conducted by the 

Planning Department staff pursuant to the modification procedures provision 

in RMC 4-9-250(D). Id. The Planning Department staff looked at each of 

the criteria listed above and ultimately granted the modification request. As 

is stated in the Hearing Examiner's Decision: 

The applicant has applied for a Refuse Modification in order 
to reduce the refuse area from 1,500 square feet to 30 cubic 
yards. The modification was granted administratively due to 
the proposed compacter that is engineered for high volume 
usage. 

CP 774. As was done in this case for the refuse area, modification requests 

are dealt with administratively through the formal process as set forth in 

RMC 4-9-250(D). The City made a legal conclusion that a modification was 

not required for the design violations and Wal-Mart did not, therefore, apply 

for or prove that it qualified for modification of the minimum standards in the 

design regulations. Respondents cannot belatedly attempt to excuse the 

violations of the code after-the-fact when this process was not pursued. 

VI. CONCLUSION 

In conclusion, RNHG requests that the Court reverse the City of 

Renton's Decision on the Wal-Mart Expansion Site Plan approval for the 

reasons stated above and order that the Wal-Mart proposal be denied. 
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hd,. 
Dated this t9~ day of June, 2011. 

RNHG\Appeals\Opening Brief 

Respectfully submitted, 

BRICKLIN & NEWMAN, LLP 

By: 
Claudia M. Newman, WSBA No. 24928 
Attorneys for Appellant Renton Neighbors 
For Healthy Growth 
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;ection 4-10-050 Page 1 of2 

4-10-050 NONCONFORMING STRUCTURES: 
A. NONCONFORMING STRUCTURES - GENERAL: 
Any legally established building or structure may remain, although such structure does not conform 

with the provisions of the Renton Municipal Code, provided the following conditions are met: 
1. Not Vacant or Left Abandoned: The nonconforming buildings or structures do not have historic 

significance, and have not been vacant for two (2) or more years, or have not been abandoned. 
2. Unsafe Structures: The structure is kept in a safe and secure condition. 
3. Alterations: A legal nonconforming structure shall not be altered beyond the limitations specified 

below: 
a. Structures with Rebuild Approval Permits: Alteration work exceeding an aggregate cost of 

one hundred percent (100%) of the value of the building or structure shall be allowed if: (1) the building 
or structure is made conforming by the alterations; or (2) the alterations were imposed as a condition of 
granting a rebuild approval permit; or (3) alterations are necessary to restore to a safe condition any 
portion of a building or structure declared unsafe by a proper authority. Alterations shall not result in or 
increase any nonconforming conditions unless they were specifically imposed as a condition of granting 
a rebuild approval permit, pursuant to RMC 4-9-120. 

b. Other Legal Nonconforming Structures: The cost of the alterations shall not exceed an 
aggregate cost of fifty percent (50%) of the value of the building or structure, based upon its most recent 
assessment or appraisal, unless the amount over fifty percent (50%) is used to make the building or 
structure more conforming, or is used to restore to a safe condition any portion of a building or structure 
declared unsafe by a proper authority. Alterations shall not result in or increase any nonconforming 
condition. 

4. Enlargement: The structure shall not be enlarged unless the enlargement is conforming or it is 
consistent with the provisions of a rebuild approval permit issued for it. 

a. Wireless Towers and Antennas: Towers that are constructed, and antennas that are 
installed, in accordance with the provisions of this Title shall not be deemed to constitute the expansion 
of a nonconforming use or structure. 

S. Restoration: Nothing in this Chapter shall prevent the reconstruction, repairing, rebuilding and 
continued use of any nonconforming building or structure to its same size, location, and height when 
damaged by fire, explosion, or act of God, subsequent to the date of these regulations and subject to 
the following conditions: 

a. Legal Nonconforming Structures with Rebuild Approval Permits: Restoration or 
reconstruction work exceeding one hundred percent (100%) of the latest appraised value of the building 
or structure closest to the time such damage occurred shall be allowed if it is: (1) a condition of granting 
the rebuild approval permit pursuant to RMC 4-9-120; and/or (2) necessary to allow the structure to be 
rebuilt to its condition prior to the damage considering construction costs; and/or (3) required to 
strengthen or restore to a safe condition any portion of a building or structure declared unsafe by a 
proper authority; and/or (4) necessary to conform to the regulations and uses specified in this Title. 

b. Other Legal Nonconforming Structures: The work shall not exceed fifty percent (50%) of 
the latest assessed or appraised value of the building or structure at the time such damage occurred, 
unless required to strengthen or restore to a safe condition any portion of a building or structure 
declared unsafe by a proper authority otherwise any restoration or reconstruction shall conform to the 
regulations and uses specified in this Title. 

c. Single Family Dwellings: Any legally established single family dwelling damaged by fire or 
an act of God may be rebuilt to its same size, location, and height on the same site, subject to all 
relevant fire and life safety codes. Restoration improvements shall commence within two years of the 
damage, and shall continue in conformance with approved building or construction permits, otherwise 
the structure shall lose its restoration authorization and status. 

B. R-10 AND R-14 ZONE RESIDENTIAL STRUCTURES CONSIDERED CONFORMING: 
Residential structures that existed or that were developed in accordance with vested land use permits 

prior to the effective date of this section (6-17-1996) shall be considered to be conforming structures. 
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;ection 4-10-050 Page 2 of2 

Such structures may be replaced, renovated, and/or expanded pursuant to the provisions of the R-14 
Zone. (Ord. 4963, 5-13-2002) 

This page of the Renton Municipal Code is current through 
Ordinance 5556, passed October 11, 2010. 
Disclaimer: The City Clerk's Office has the official version of the Renton 
Municipal Code. Users should contact the City Clerk's Office for ordinances 
passed subsequent to the ordinance cited above. 

City Website: http://rentonwa.gov/ 
(http://rentonwa.govl) 

City Telephone: (425) 430-6502 
Code Publishing Company 

(http://www.codepublishing.com/) 
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CITY OF RENTON 

INCORPORATED SEPTEMBER 6, 1901 

CITY OF RENTON MISSION STATEMENT 

The City of Renton, in partnership with residents, business and 
government, is dedicated 10: 

Providing a healthy atmosphere in which to live and raise families, 
encourage responsible growth and economic vitality, and create a 
positive work environment; 

Resulting in a quality community where people choose to live, work 
and play. 
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4-3-090N 

N. AMENDMENTS TO SHORELINE 
MASTER PROGRAM: 

1. Time: The City shall review this Master 
Program every four (4) years hereafter, or 
sooner if necessary. (Ord. 3758, 12-5-1983, 
Rev. 7-22-1985 (Min.), 3-12-1990 (Res. 
2787),7-16-1990 (Res. 2805), 9-12-1993 
(Min.), Ord. 4716, 4-13-1998) 

2. Review Process: Any amendments to 
this Master Program shall be reviewed first by 
the Planning Commission, which shall con­
duct one public hearing on the proposed 
amendment. The Planning Commission shall 
make a recommendation to the City Council, 
which may hold one public hearing before 
making a determination. Any proposed 
amendment shall be submitted to the Wash­
ington State Department of Ecology for ap­
proval in accordance with the Shoreline 
Management Act of 1971. (Ord. 3758, 
12-5-1983, Rev. 7-22-1985 (Min.). 3-12-1990 
(Res. 2787), 7·16-1990 (Res. 2805), 
9-12-1993 (Min.), Ord. 4716, 4-13-1998) 

O. VIOLATIONS OF THIS CHAPTER AND 
PENALTIES: 
Unless otherwise specified, violations of this 
Chapter are misdemeanors subject to RMC 
1-3-1. (Ord. 4722, 5-11-1998; Ord. 5159, 
10-11-2005) 

P. APPEALS: 
See RMC 4-8-110H. (Ord. 4722, 5-11-1998) 

4-3-095 (Deleted by Ord. 5286, 
5-14-2007) 

4-3-100 URBAN DESIGN 
REGULATIONS: 

A. PURPOSE: 
The purpose of this Section is to: 

1 . Establish design review regulations in 
accordance with policies established in the 
Land Use and Community Design Elements 
of the Renton Comprehensive Plan in order 
to: 

a. Maintain and protect property values; 
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b. Enhance the general appearance of 
the City; 

c. Encourage creativity in building and 
site design; 

d. Achieve predictability, balanced with 
flexibility; and 

e. Consider the individual merits of pro­
posals. 

2. Create design standards and guidelines 
specific to District 'A' that ensure design qual­
Ity of structures and site development imple­
menting the City of Renton's Comprehensive 
Plan Vision for portions of the Urban Center­
Downtown zoned Center Downtown and 
Residential Multi-Family Urban Center. This 
Vision is of a downtown that will continue to 
develop into an efficient and attractive urban 
city. The Vision of the Downtown Core is of 
mixed uses with high-density residential liv­
ing supported by multi-modal transit opportu­
nities. Redevelopment will be based on the 
pattem and scale of established streets and 
buildings. (Ord. 5355, 2-25-2008) 

3. Create design standards and guidelines 
specific to District 'B' (the South Renton 
Neighborhood) that ensure design quality of 
structures and site development implement­
ing the City's South Renton Neighborhood 
Plan. The South Renton Neighborhood Plan, 
for a residential area located within the Urban 
Center - Downtown, maintains the existing, 
traditional grid street plan and respects the 
scale of the neighborhood, while providing 
new housing at urban densities. The South 
Renton Neighborhood Plan supports a resi­
dential area that is positioned to capitalize on 
the employment and retail opportunities in­
creasingly available in the Downtown Core. 

4. Create design standards and guidelines 
specific to the Urban Center - North (District 
'C') that ensure design quality of structures 
and site development that implements the 
City of Renton's Comprehensive Plan Vision 
for its Urban Center - North. This Vision is of 
an urban environment that concentrates uses 
in a "grid pattem" of streets and blocks. The 
Vision is of a vibrant, economically vital 
neighborhood that encourages use through­
out by pedestrians. 
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5. Create design standards and guidelines 
applicable to the use of "big-box retail" as de­
fined in RMC 4-11-180, Definitions. 

6. Create design standards and guidelines 
specific to the Center Village commercial 
core (District 'D') that ensure design quality of 
structure and site development that imple­
ments the City of Renton's Comprehensive 
Plan Vision for the Center Village designa­
tion. Uses within this district include business 
and professional offices, services, retail, res­
taurants, recreational businesses, mixed-use 
commercial and residential building, and 
multi-family residential. This portion of the 
Center Village is intended to provide a vital 
business district serving the local neighbor­
hood and beyond. 

7. Create design standards and guidelines 
specific to the residential portion of the Cen­
ter Village (District 'E') that ensure design 
quality of structure and site development that 
implements the City of Renton's Comprehen­
sive Plan Vision for the Center Village desig­
nation. A variety of housing options allows 
economic and lifestyle diversity in the Center 
Village, with desIgn regulations to tie the 
range of styles and types together. 

8. Establish two (2) categories of regula­
tions: (a) "minimum standards" that must be 
met, and (b) "guidelines" that, while not man­
datory, are considered by ·the Development 
Services Director in determining if the· pro­
posed action meets the intent of the design 
guidelines. Set specific minimum standards 
and guidelines may apply to all districts, or 
certain districts only (Districts 'A,' '8,' 'C,' '0,' 
or 'E'), as indicated herein. (Ord. 5029, 
11-24-2003; Ord. 5124, 2-7-2005; Ord. 5286, 
5-14-2007) 

B. APPLICABILITY AND CONFLICTS: 

1. Applicability: 

a. Mapped Overlays: This Section 
shall apply to all development occurring 
in design districts as indicated on the Ur­
ban Design Districts map, subsection 83 
of this Section. To clarify the map, the 
Center Downtown (CD) Zone is located 
in District 'A,' South Renton is District 'B,' 
and the Urban Center - North Zones are 
located within District 'C.' District 'C' also 
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includes the Commercial/Office/Residen­
tial (COR) Zone. Areas within Center Vil­
lage Land Use Designation zoned Center 
Village (CV) shall comprise District '0.' 
Areas within the Center Village Land Use 
Designation zoned Residential Multi­
Family (RMF) shall be in District 'E.' 

b. Big Box Retail: This Section shall 
also apply to big-box retail use. In the 
Commercial Arterial (CA) zone, big-box 
retail uses are subject to compliance with 
design regulations applicable to District 
'0,' except in the Employment Area - Val­
ley (EAV) south of Interstate 405, where 
big-box retail uses must comply with de­
sign standards and guidelines specific to 
the Urban Center - North (District ·C'). 
Big-box retail uses in the EAV south of In­
terstate 405 outside of the CA zone are 
not subject to Urban Design Regulations. 

c. CA Zone: This Section shall also ap­
ply to all development in the Commercial 
ArterlaJ (CA) Zone. For the purposes of 
the deSign regulations, the zone shall be 
in District '0.' 

2. Conflicts: Where there are conflicts be­
tween the design regulations of this Section 
and other sections ot the Renton Municipal 
Code, the regulations of this Section shall 
prevail. Where there are conflicts between 
the map in subsection B3 of this Section and 
the text in this Section, the text shall prevail. 

(Revised 3/10) 
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3. Urban Design Districts Map: 
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C. EXEMPTIONS: 
The design regulations shall not apply to: 

1. Interior Remodels: Interior remodels of 
existing buildings or structures provided the 
alterations do not modify the building facade. 

2. Aircraft Manufacturing: Structures re­
lated to the existing use of aircraft manufac­
turing in District 'C.' (Ord. 5124, 2-7-2005; 
Ord. 5286, 5-14-2007) 

O. ADMINISTRATION: 

1. Review Process: Applications subject to 
design regulations shall be processed as a 
component of the governing land use pro­
cess. 

2. Authority: The Reviewing Official shall 
have the authority to approve, approve with 
conditions, or deny proposals based upon the 
provisions of the design regulations. In ren­
dering a deciSion, the Official will consider 
proposals on the basis of individual merit, will 
consider the overall intent of the minimum 
standards and guidelines, and encourage 
creative design alternatives in order to 
achieve the purposes of the design regula­
tions. (Amd. Ord. 4991,12-9-2002; Ord. 
5029,11-24-2003; Ord. 5124,2-7-2005; Ord. 
5286,5-14-2007) 

E. SITE DESIGN AND BUILDING 
LOCATION: 

Intent: To ensu re that buildings are located in 
relation to streets and other buildings so that 
the Vision of the City of Renton can be real­
ized for a high-density urban environment; so 
that businesses enjoy visibility from public 
rights-of-way; and to encourage pedestrian 
activity throughout the district. 

1. Site Design and Street Pattern: 

Intent: To ensure that the City of Renton Vi­
sion can be realized within the Urban Center 
Districts; plan districts that are organized for 
efficiency while maintaining flexibility for fu­
ture development at high urban densities and 
intensities of use; create and maintain a safe, 
convenient network of streets of varying di­
mensions for vehicle circulation; and provide 
service to businesses. 
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a. Minimum Standard for Districts 'A' 
and '8': Maintain eXisting grid street pat­
tern. 

b. Minimum Standards for Districts 
'C' and '0': 

i. ProVide a network of public and/ 
or private local streets in addition to 
public arterials. 

ii. Maintain a hierarchy 01 streets to 
provide organized circulation that 
promotes use. by multiple transporta­
tion modes and to avoid overburden­
ing the roadway system. The 
hierarchy shall conSist of (from great­
est in size to smallest): 

(a) High Visibility Street. A 
highly visible arterial street that 
warrants special design treat­
ment to improve its appearance 
and maintain its transportation 
function. 

(b) Arterial Street. A street 
classified as a principal arterial 
on the City's Arterial Street Plan. 

(0) Pedestrian-Oriented 
Streets. Streets that are in­
tended to feature a concentration 
of pedestrian activity. Such 
streets feature slow moving traf­
fic, narrow travel Janes, on-street 
parking, and wide sidewalks. 

(d) Internal or local roads (pub­
lic or private). 

2. Building Location and Orientation: 

Intent: To ensure visibility of businesses; es­
tablish active, lively uses along sidewalks and 
pedestrian pathways; organize buildings in 
such a way that pedestrian use of the district 
is facilitated; encou rage siting of structures so 
that natural light and solar access are avail­
able to other structures and open space; en­
hance the visual character and definition of 
streets within the district; provide an appropri­
ate transition between buildings, parking ar­
eas, and other land uses and the street; and 
increase privacy lor residential uses located 
near the street. 

(Revised 6/(9) 
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a. Minimum Standards for Districts 
'A', 's' and '0': 

i. Orient buildings to the street with 
Clear connections to the sidewalk. 

ji. The front entry of a building shall 
not be oriented to a drive aisle, but in­
stead a public or private street or 
landscaped pedestrian-only court­
yard. 

b. Minimum Standards for District 
'C'; 

(Revised 6109) 

i. Buildings on designated pedes­
trian-oriented streets shall feature 
"pedestrian-oriented facades" and 
clear connections to the sidewalk 
(see Illustration, RMC 4-3-100E7a). 
Such buildings shall be located adja­
cent to the Sidewalk, except where 
pedestrian-oriented space is located 
between the building and the side­
walk. Parking between the building 
and pedestrian-Oriented streets is 
prohibited. 

ii. Buildings fronting on pedestrian­
oriented streets shall contain pedes­
trian-oriented uses. 

iii. Nonresidential buildings may be 
located directly adjacent to any street 
as long as they feature a pedestrian­
oriented facade. 

iv. Buildings containing street-level 
residential uses and single-purpose 
residential buildings shall be setback 
from the sidewalk a minimum of ten 
feet (10') and feature substantial 
landscaping between the sidewalk 
and the building (see Illustration, 
RMC 4·3-100E7b). 

v. Ii buildings do not feature pedes­
trian-oriented facades they shall 
have substantial landscaping be­
tween the sidewalk and building. 
Such landscaping shall be at least 
ten feet (10') in width as measured 
from the sidewalk (see Illustration, 
RMC 4·3-1 OOE7c). 
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c. Guideline Applicable to District 
'C': Siting of a structure should take into 
consideration the continued availability of 
natural light (both direct and reflected) 
and direct sun exposure to nearby bUild­
ings and open space (except parking ar­
eas). 

d. Guideline Applicable to Districts 
'C' and '0': Ground floor residential uses 
located near the street should be raised 
above street level for residents' privacy. 

3. Building Entries: 

Intent: To make building entrances conve­
nient to locate and easy to access, and en­
sure that building entries further the 
pedestrian nature of the fronting sidewalk 
and the urban character of the district. 

a. Minimum Standards for Districts 
'A', 'B', '0' and 'E': 

i. A primary entrance of each bUild­
ing shall be located on the facade 
facing a street, shall be prominent, 
visible from the street, connected by 
a walkway to the public Sidewalk, and 
include human-scale elements. 

ii. Multiple buildings on the same 
site shall prollide a continuous net· 
work of pedestrian paths and open 
spaces that incorporate landscaping 
to provide a directed view to building 
entries. 

iii. Ground floor units shall be di­
rectly accessible from the street or an 
open space such as a courtyard or 
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garden that is accessible from the 
street. 

iv. Secondary access (not fronting 
on a street) shall have weather pro­
tection at least four and one-half feet 
(4-1/2') wide over the entrance or 
other similar indicator of access. 

v. Pedestrian access shall be pro­
vided to the building from property 
edges, adjacent lots, abutting street 
intersections, crosswalks, and transit 
stops. 

b. Minimum Standards for District 
'C': 

i. On pedestrian-oriented streets, 
the primary entrance of each building 
shall be located on the facade facing 
the street. 

Ii. On non-pedestrian-oriented 
streets, entrances shall be promi­
nent, visible from surrounding 
streets, connected by a walkway to 
the public sidewalk, and include hu­
man-scale elements. 

iii. All building entries adjacent to a 
street shall be clearly marked with 
canopies, architectural elements, or­
namentallighting, and/or landscap­
ing. Entries from parking lots should 
be subordinate to those related to the 
street for buildings with frontage on 
designated pedestrian-oriented 
streets (see Illustration, RMC 
4-3-1 OOE7 d) . 

iv. Weather protection at least four 
and one-half feet (4-1/2') wide and 
proportional to the distance above 
ground level shall be provided over 
the primary entry of all buildings and 
over any entry adjacent to a street. 

v. Pedestrian pathways from public 
sidewalks to primary entrances or 
from parking lots to primary en­
trances shall be clearly delineated. 

3 - 45 

4-3-100E 

c_ Guidelines Applicable to DIstricts 
'A', 'S' and 'C': 

i. Multiple buildings on the same 
site should provide a continuous net­
work of pedestrian paths and open 
spaces that incorporate landscaping 
to provide a directed view to building 
entries. 

ii. Ground fioor units should be di­
rectly accessible from the street or an 
open space such as a courtyard or 
garden that is accessible from the 
street. 

iii. Secondary access (not fronting 
on a street) should have weather pro­
tection at least four and one-half feet 
(4-1/2') wide over the entrance or 
other similar indicator of access. 

iv. Pedestrian access should be 
provided to the building from prop­
erty edges, adjacent lots, abutting 
street intersections, crosswalks, and 
transit stops. 

v. Features such as entries, lob­
bies, and display windows should be 
oriented to a street or pedestrian-ori­
ented space; otherwise, screening or 
decorative features such as trellises, 
artwork, murals, landscaping, or 
combinations thereof should be in­
corporated into the street-oriented 
facade. 

d. Guidelines Applicable to Districts 
'A' and '0': 

i. For projects that include residen­
tial uses, entries should provide tran­
sition space between the public 
street and the private residence such 
as a porch, landscaped area, ter­
race, common area, lobby, or similar 
feature. 

ii. Features such as entries, lob­
bies, and display windows should be 
oriented to a street; otherwise, 
screening or art features such as trel­
lises, artwork, murals, landscaping, 
or combinations thereof should be in-

(Revised 7107) 
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corporated into the street-oriented 
facade. 

iii. Entries from the street should be 
clearly marked with canopies, archi­
tectural elements, ornamental light­
ing, or landscaping. Entries from 
parking lots should be subordinate to 
those related to the street for build­
ings within Distriot 'A'. 

e. Guideline Applicable to Districts 
'8' and 'e': Front yards should provide 
transition space between the public 
street and the private residence such as 
a porch, landscaped area, terrace, or 
similar feature. 

1. Guideline Applicable to District 
'C': For projects that include residential 
uses, entries should provide transition 
space between the public street and the 
private residence such as a porch, land­
scaped area, terrace, common area, 
lobby, or similar feature. 

4. Transition to Surrounding Develop­
ment: 

Intent: To shape redevelopment projects so 
that the character and value of Renton's long­
established, existing neighborhoods are pre­
served. 

s. Minimum Standards for Districts 
'A' and '0': Careful siting and design 
treatment are necessary to achieve a 
compatible transition where new build­
ings differ from surrounding development 
in terms of building height, bulk and 
scale. At least one of the following design 
elements shall be considered to promote 
a transition to surrounding uses: 

(Revised 7/07) 

i. Setbacks at the side or rear of a 
building may be increased by the Re­
viewing Official in order to reduce the 
bulk and scale of larger buildings and 
so that sunlight reaches adjacent 
yards; 

ii. Buiiding proportions, including 
step-backs on upper levels; 
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iii. Building articulation to divide a 
larger architectural element into 
smaller increments; or 

iv. Roof lines, roof pitches, and root 
shapes designed to reduce apparent 
bulk and transition with existing de­
velopment. 

b. Minimum Standards for Districts 
'S' and 'E': Careful siting and design 
treatment are necessary to achieve a 
compatible transition where new build­
ings differ from surrounding development 
in terms of building height, bulk, and 
scale. At least one ofthe following design 
elements shall be considered to promote 
a transition to surrounding uses: 

i. Setbacks at the side or rear of a 
building may be increased in order to 
reduce the bulk and scale of larger 
buildings and so that sunlight 
reaches adjacent yards; or 

ii. Building articu lation provided to 
divide a larger architectural element 
into smaller pieces; or 

iii. Roof lines, roof pitches, and roof 
shapes designed to reduce apparent 
bulk and transition with existing de­
velopment. 

c. Minimum Standards for District 
'C': 

i. For properties along North 6th 
Street and Logan Avenue North (be­
tween North 4th Street and North 6th 
Street), applicants shall demonstrate 
how their project provides an appro· 
priate transition to 1he long-estab­
lished, existing neighborhood south 
of North 6th Street known as the 
North Renton Neighborhood. 

ii. For properties located south of 
North 8th Street, east of Garden Av­
enue North, applicants must demon­
strate how their project appropriately 
provides transitions to existing indus­
trial uses. 
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5. Service Element Location and Design: 

Intent: To reduce the potential negative im­
pacts of service elements (Le., waste recep­
tacles, loading docks) by locating service and 
loading areas away from high-volume pedes­
trian areas, and screening them from view in 
high visibility areas. 

a. Minimum Standards for All Dis­
tricts: 

i. Service elements shall be located 
and designed to minimize the im­
pacts on the pedestrian environment 
and adjacent uses. Service elements 
·shall be concentrated and located 
where they are accessible to service 
vehicles and convenient for tenant 
use (see illustration, RMC 
4-3-100E7e). 

ii. Garbage, recycling collection, 
and utility areas shall be enclosed, 
consistent with RMC 4-4-090, 
Refuse and Recyclables Standards, 
and RMC 4-4-095, Screening and 
Storage HeighVLocation limitations. 

iii. In addition to standard enclosure 
requirements, garbage, recycling 
collection, and utility areas shall be 
enclosed on all sides, including the 
roof and screened around their pe­
rimeterby awall or fence and have 
self-closing doors (see Illustration, 
RMC 4-3-100E7f). 

Iv. The use of chain link, plastic, or 
wire fencing is prohibited. 

v. If the service area is adjacent to 
a street, pathway, or pedestrian-ori­
ented space, a landscaped planting 
strip, minimum three feet (3') wide, 
shall be located on three (3) sides of 
such facility. 

b. Guideline Applicable to All Dis­
tricts: Service enclosure fences should 
be made ot masonry, ornamental metal 
or wood, or some combination of the 
three (3). 
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6. Gateways: 

Intent: To distinguish gateways as primary 
entrances to districts or to the City; provide 
special design features and architectural ele­
ments at gateways; and ensure that gate­
ways, while they are distinctive within the 
context of the district, are compatible with the 
district in form and scale. 

a. Minimum Standards for Districts 
'C' and '0': 

i. Developments located at district 
gateways shall be marked with visu­
ally prominent features (see illustra­
tion, subsection E7g of this Section). 

Ii. Gateway elements shall be ori­
ented toward and scaled for both pe­
destrians and vehicles (see 
illustration, subsection E7h of this 
Section). 

iii. Visual prominence shall be dis­
tinguished by two (2) or more of the 
following: 

(a) Public art; 

(b) Monuments; 

(c) Special landscape treatment; 

(d) . Open space/plaza; 

(e) Identifying building form; 

(f) Special paving, unique pedes­
trian scale lighting, or bollards; 

(g) Prominent architectural fea­
tures (trellis, arbor, pergola, or ga­
zebo); 

(h) Signage, displaying neighbor­
hood or district entry identification 
(commercial signs are nol allowed). 

(Revised 7/07) 
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7. Illustrations. 

a. Pedestrian-oriented facades (see sUbsection E2b(i) of this Section). 

I Pedestrian· oriented 
,I fac::ade 

./' 

b. Street-level residential (see sUbsection E2b(iv) of this Section). 

;- Raised pl8/1t8(S provide privacy 
/ for .uidenis' vmll~ l'I'IIlintaining 

/ vieW$ of the street frem units 

I 
I 

/ 
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c. Buildings without pedestrian-oriented uses (see subsection E2b(v) of this Section). 

f~ ~ ., 
Combination of evergreen and Building ~ ~ 
dooduous shrubs and trees L ~ ~ 

~" ~~ ~ . ~~~ <~ . 
. ~ - ~? ~ ~~ -~ 

~fo ~~ ~ ~-

. L.... Raised planter 

d. Building entries (see subsection E3b(iii) of this Section). 
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e. Service elements located to minimize the impact on the pedestrian environment (see subsec­
tion E5a(i) of this Section). 

f. Service enclosure (see subsection E5a(iii) of this Sec1ion). 

Landscaping 

Concrete pad 

(RevIsed 7/07! 3 - 50 

Roof enclosure 
to keep birds out 
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g. Distinguishable building form appropriate tor gateway locations (see subsection E6a(i) ot this Section). 

naOD DI DOODo, 

T'Jm.<1 

t~]~ a_O" nl- '. 
C"rner I!CCJ!ntUBtlng 

r;·ullin.;. 

Note: Ensure !hilt 
buDding do ... nat 
l>OdcViIOWi"ll 
trianglaat 
in tersection~ 

±~_M 
aayw;nI.1"~ 

PIIU'l 

h. Gateway landscaping, open space, pedestrian amenities and signage that identifies the com­
mercial area (see subsection E6a{ii) of this Section). 

(Ord. 5029,11-24-2003; Ord. 5124, 2-7-2005; Ord. 5286, 5-14-2007) 
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F. PARKING AND VEHICULAR ACCESS: 

Intent: To provide safe, convenient access to 
the Urban Center and the Center Village; in­
corporate various modes of transportation, 
including public mass transit, in order to re­
duce traffic volumes and other jmpacts from 
vehicles; ensure sufficient parking is pro­
vided, while encouraging creativity in reduc­
ing the impacts of parking areas; allow an 
active pedestrian environment by maintaining 
contiguous street frontages, without parking 
lot siting along sidewalks and building fa­
cades; minimize the visual impact of parking 
lots; and use access streets and parking to 
maintain an urban edge to the district. 

1. .Location of Parking: 

Intent: To maintain active pedestrian envi­
ronments along streets by placing parking 
lots primarily in back of buildings. 

a. Minimum Standard for Districts 
'A', 'B' and '0': No surface parking shall 
be located between a building and the 
front property line orthe building and side 
property line on the street side of a corner 
lot. 

b. Minimum Standards for District 
'e': 

(Revised 7/07) 

i. On Designated Pedestrian-Ori­
ented Streets: 

(a) Parking shall be at the side 
and/or rear of a building, with the 
exception of on-street parallel 
parking. No more than sixty feet 
(60') of the street frontage mea­
sured parallel to the curb shall be 
occupied by off-street parking 
and vehicular access. 

(b) On-street parallel parking 
spaces located adjacent to the 
site can be included in calcula­
tion ot required parking. For 
parking ratios based on use and 
zone, see RMC 4-4-080, Park­
ing, Loading and Driveway Reg­
ulations. 
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(c) On-street parallel parking 
shall be required on both sides of 
the street. 

ii. All parking lots located between 
a building and street or visible from a 
street shall feature landscaping be­
tween the sidewalk and building; see 
RMC 4-4-080F, Parking Lot Design 
Standards. 

iii. Surface Parking Lots: The ap­
plicant must successfully demon­
strate that the su rfaee parking lot is 
designed to facilitate future struc­
tured parking andlor other infill devel­
opment. For example, an appropriate 
surface parking area would feature a 
one thousand five hundred foot 
(1,500') maximum perimeter area 
and a minimum dimension on one 
side of two hundred feet (200'), un­
less project proponent can demon­
strate future alternative use of the 
area would be physically possible. 
Exception: It there are size con­
straints inherent in the original parcel 
(see illustration, subsection F5a of 
this Seotion). 

c. Minimum Standards for District 
'E': 

i. No surface parking shall be lo­
cated between a building and the 
front property line or the building and 
side property line on the street side of 
a corner lot. 

ii. Parking shall be located off an ai­
ley if an alley is present. 

d. GUideline Applicable to Districts 
'A', 'B', 'C' and '0'; In areas of mixed 
use development, shared parking is rec­
ommended. 

e. Guidelines Applicable to District 
'C': 

i. If a limited number of parking 
spaces are made available in front of 
a building for passenger drop-off and 
pick-up, they shall be parallel to the 
building facade. 
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ii. When fronting on streets not des­
ignated as pedestrian-oriented, park­
ing lots should be located on the 
interior portions of blocks and 
screened from the surrounding road­
ways by buildings, landscaping and/ 
or gateway features as dictated by lo­
cation. 

2. Design of Surface Parking: 

Intent: To ensure safety of users of parking 
areas, convenience to businesses, and re­
duce the impact of parking lots wherever pos­
sible. 

a. Minimum Standards for Districts 
"A', 'C' and '0': 

i. Parking lot lighting shall not spill 
onto adjacent or abutting properties 
(see illustration, subsection F5b of 
this Section). 

Ii. All surface parking lots shail be 
landscaped to reduce their visual im­
pact (see RMC 4-4-080F7, Land­
scape Requirements). 

b. Guidelines Applicable to Districts 
'A', 'C' and '0': 

i. Wherever possible, parking 
should be configured into small units, 
connected by landscaped areas to 
provide on-site buffering from visual 
impacts. 

ii. Access to parking modules 
should be provided by public or pri­
vate local streets with sidewalks on 
both sides where possible, rather 
than internal drive aisles. 

iii. Where multiple driveways can­
not be avoided, provide landscaping 
to separate and minimize their im­
pact on the streetscape. 

3. Structured Parking Garages: 

Intent: To more efficiently use land needed 
for vehicle parking; encourage the use of 
structured parking throughout the Urban 
Center and the Center Village; physically and 
visually integrate parking garages with other 
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uses; and reduce the overall impact of park­
ing garages when they are located in proxim­
ity to the designated pedestrian environment. 

a. Minimum Standards for Districts 
'C' and '0': 

i. Parking Structures Fronting 
Designated Pedestrian-Oriented 
Streets: 

(a) Parking structures shall 
provide space for ground floor 
commercial uses along street 
frontages at a minimum of sev­
enty five percent (75%) of the 
frontage width (see illustration, 
subsection F5c of this Section). 

(b) The entire facade must fea­
ture a pedestrian-oriented fa­
cade. 

II. Parking Structures Fronting 
Non-Pedestrian-Oriented Streets: 

(a) Parking structures fronting 
non-pedestrian-oriented streets 
and not featuring a pedestrian­
oriented facade shall be set back 
at least six feet (6') from the side­
walk and feature substantial 
landscaping. This includes a 
combination of evergreen and 
deciduous trees, shrubs, and 
ground cover. This setback shall 
be increased to ten feet (10') ad­
jacent to high visibility streets. 

(b) The Director may allow a 
reduced setback where the ap­
piicant can successfully demon­
strate that the landscaped area 
and/or other design treatment 
meets the intent of these stan­
dards and guidelines. Possible 
treatments to reduc:e the setback 
include landscaping components 
plus one or more of the following 
integrated with the architectural 
design of the building: 

(1) Ornamental grillwork (other 
than vertical bars); 

(2) Decorative artwork; 

(ReVlsec 7/07) 
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(3) Display windows; 

(4) Brick, tile, or stone; 

(5) Pre-cast decorative panels; 

(6) Vine-covered trellis; 

(7) Raised landscaping beds 
with decorative materials; or 

(8) Other treatments that meet 
the intent of this standard. 

(c) Facades shaH be articulated 
architecturally, so as to maintain 
a human scale and to avoid a 
solid wall. Vehicular entrances to 
nonresidential or mixed use 
parking structures shall be artic­
ulated by arches, lintels, ma­
sonry trim, or other architectural 
elements andlor materials (see 
illustration, subsection F5d of 
this Section). 

b. Minimum Standards for District 
'0': 

i. Parking structures shall provide 
space for ground floor commercial 
uses along street frontages at a min­
imum of seventy five percent (75%) 
of the frontage width (see illustration, 
subsection F5c of this Section). 

ii. The entire facade must feature a 
pedestrian-oriented facade. 

iii. Facades shall be articulated ar­
chitecturally, so as to maintain a hu­
man scale and to avoid a solid wall. 
Vehicu lar entrances to nonresidential 
or mixed use parking structures shall 
be articulated by arches, lintels, ma­
sonry trim, or other architectural ele­
ments and/or materials (see 
illustration, subsection F5d of this 
Section). 

c. GUidelines Applicable to Districts 
'A', 'C' and '0': 

!ReVIsed 7107) 

i. Parking garage entries should be 
designed and sited to complement, 
not subordinate, the pedestrian en-
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try, If possible, locate the parking en­
try away from the primary street, to 
either the side or rear of the building. 

ii. Parking garage entries should 
not dominate the streetscape, 

iii. The design of structured parking 
at finished grade under a building 
should minimize the apparent width 
of garage entries. 

iv. Parking within the building 
should be enclosed or screened 
through any combination of walls, 
decorative grilles, or trellis work with 
landscaping. 

v. Parking garages should be de­
signed to be complementary with ad­
jacent buildings. Use similar forms, 
materials, and/or details to enhance 
garages. 

vi. Parking service and storage 
functions should be located away 
from the street edge and generally 

. not be visible from the street or side­
walks. 

d. Guidelines Applicable to Districts 
'B' and 'E': 

i. Attached personal parking ga­
rages at-grade should be individual­
ized and not enclose more than two 
(2) cars per enclosed space. Such 
garages should be architecturally in­
tegrated into the whole development. 

ii. Multiple-user parking garages at­
grade should be enclosed or 
screened from view through any 
combination of walls, decorative 
grilles, or trellis work with landscap­
ing. 

iii. Personal parking garages 
should be individualized whenever 
possible with separate entries and 
architectural detailing in character 
with the lower density district. 

iv. Large multi-user parking ga­
rages are discouraged in this lower 
density district and, if provided, 
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should be located below grade 
whenever possible. 

4. Vehicular Access: 

Intent; To maintain a contiguous, uninter­
rupted sidewalk by minimizing, consolidating 
and/or eliminating vehicular access off 
streets within pedestrian environments and/ 
or designated pedestrian-oriented streets. 

a. Minimum Standard for Districts 'B' 
and 'E'; Parking lots and garages shall 
be accessed from alleys when available. 

b. Minimum Standards for District 
'C'; 

i. Parking garages shall be ac­
cessed at the rear of buildings or 
from non-pedestrian-oriented streets 
when available. 

ii. Surface parking driveways are 
prohibited on pedestrian-oriented 
streets. 

iii. Parking lot entrances, drive­
ways, and other vehicular access 
points on high visibility streets shall 
be restricted to one entrance and exit 
lane per five hundred (500) linear 
feet as measured horizontally along 
the street. 

c. Guidelines Applicable to Districts 
'A' and '0': 

i. Parking lots and garages should 
be accessed from alleys or side 
streets. 

ii. Driveways should be located to 
be visible from the right-of-way, but 
not impede pedestrian circulation on­
site or to adjoining properties. Where 
possible, minimize the number of 
driveways and curb cuts. 

d. Guidelines Applicable to Districts 
'B' and 'E': 

i. Garage entryways and/or drive­
ways accessible only from a street 
should not impede pedestrian circu­
lation along the sidewalk. 
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ii. Curb cuts should be minimized 
whenever possible through the use 
of shared driveways. 

(Revised 7/07) 
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5. Illustrations. 

a. Parking and vehicular access in District 'C' (see subsection F1b(iii) of this Section). 

(Revised 7/071 
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b. Parking lot lighting (see subsection F2a(i) of this Section). 

DO THIS 

DON"T DO THIS 

c. Parking structure fronting on pedestrian-oriented street with pedestrian-oriented uses and fa­
cades along the ground floor (see subsection F3a(i)(a) of this Section) . 
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. '- Parking garage on 
second floor 

Ground floor commercial space 
with pedestrian-oriented facade 

(Revised 7/07) 
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d. Parking structure designed to enhance streetscape (see subsection F3a(ii)(c) of this Section). 

~~~~a~~;;~~~~t;' . I rrrm--" ----;r::::i"7-:--------.. -----.-. ..,-... ---J. 

to reduce scale I I . 

and add visual 
interest 

Decorative trellis 
structure for vines 

Raised planting 
bed adjacent to 
sidewalk' 

-1---------- ______ ~ 

(Ord. 5029, 11-24-2003; Ord. 5124. 2-7-2005; Ord. 5286, 5-14-2007) 

G. PEDESTRIAN ENVIRONMENT: 

Intent: To enhance the urban character of de­
velopment in the Urban Center and the Cen­
ter Village by creating pedestrian networks 
and by providing strong finks from streets and 
drives to building entrances; make the pedes­
trian environment safer and more convenient, 
comfortable, and pleasant to walk between 
businesses, on sidewalks, to and from ac­
cess points, and through parking lots; and 
promote the use of multi-modal and public 
transportation systems in order to reduce 
other vehicular traffic. 

1. Pathways through Parking Lots: 

Intent: To provide safe and attractive pedes­
trian connections to buildings, parking ga­
rages, and parking lots. 

a. Minimum Standards for Districts 
'C' and '0': 

(Revl sed 7/071 

i. Clearly delineated pedestrian 
pathways and/or private streets shall 
be provided throughout parking ar­
eas. 
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Ii. Within parking areas, pedestrian 
pathways shall be provided perpen­
dicular to the applicable building fa­
cade, at a maximum distance of one 
hundred and fifty feet (150') apart 
(see illustration, subsection G4a of 
this Section). 

2. Pedestrian Circulation: 

Intent: To create a network of linkages for pe­
destrians to improve safety and convenience 
and enhance the pedestrian environment. 

a. Minimum Standards tor Districts 
'A', 'C' and '0': 

i. Developments shall include an in­
tegrated pedestrian circulation sys­
tem that connects buildings, open 
space, and parking areas with the 
adjacent street sidewalk system and 
adjacent properties (see illustration, 
subsection G4b of this Section). 

ii. Sidewalks located between 
buildings and streets shall be raised 
above the level of vehicular travel. 
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iii. Pedestrian pathways within 
parking lots or parking modules shall 
be differentiated by material or tex­
ture from adjacent paving materials 
(see illustration, subsection G4c of 
this Section). 

iv. Sidewalks and pathways along 
the facades of buildings shall be of 
sufficient width to accommodate an­
ticipated numbers of users. Specifi­
cally: 

(a) Sidewalks and pathways 
along the facades of mixed use 
and retail buildings one hundred 
(100) or more feet in width (mea­
sured along the facade) shall 
provide sidewalks at least twelve 
feet (12') in width. The walkway 

. shall include an eight foot (8') 
minimum unobstructed walking 
surface and street trees (see il­
lustration, su bsection G4d of th is 
Section). 

(b) To increase business visibil­
ity and accessibility, breaks in 
the tree coverage adjacent to 
major building entries shall be al­
lowed: 

(c) For all other interior path­
ways, the proposed walkway 
shall be of sufficient width to ac­
commodate the anticipated num­
ber of users. A ten to twelve foot 
(10' - 12') pathway, for example. 
can accommodate groups of per­
sons walking four (4) abreast, or 
two (2) couples passing one an­
other. An eight foot (8') pathway 
will accommodate three (3) indi­
viduals walking abreast, 
whereas a smaller five to six foot 
(5' - 6') pathway will accommo­
date two (2) individuals. 

v. Locate pathways with clear sight 
lines to increase safety. Landscaping 
shall not obstruct visibility of walkway 
or sight lines to building entries. 

vi. All pedestrian walkways shall 
provide an all-weather walking sur­
tace unless the applicant can demo 
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on strate that the proposed surface is 
appropriate for the anticipated num­
ber of users and complementary to 
the design of the development. 

b. Guidelines Applicable to All Dis­
tricts: 

i. Delineation of pathways may be 
through the use of architectural fea­
tures, such as trellises, railings, low 
seat walls, or similar treatment. 

ii. Mid-block connections are desir­
able where a strong linkage between 
uses can be established. 

iii. Decoratfve fences, with the ex­
ception of chain link fences, may be 
allowed when appropriate to the situ­
ation. 

c. Guidelines Applicable to District 
'C' Only: 

i. Through-block connections 
should be made between buildings, 
between streets, and to connect 
sidewalks with public spaces. Pre­
ferred location for through-block con­
nections is mid-block (see 
illustration. subsection G4e of this 
Section). 

ii. Between buildings of up to and 
Including two (2) stories in height, 
through-block connections should be 
at least six feet (6') in width. 

iii. Between buildings three (3) sto­
ries in height or greater, through­
block connections should be at least 
twelve feet (12') in width. 

IV. Transit stops should be located 
along deSignated transit routes a 
maximum of one-quarter (0.25) mile 
apart. 

v. As an alternative to some of the 
required street tre9s, developments 
may provide pedestrian-scaled light 
fixtures at appropriate spacing and 
no taller than fourteen feet (14') in 
height. No less than one tree or light 
fixture per thirty (30) lineal feet of the 

(Revised 7/07) 
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required walkway should be pro­
vided. 

3. Pedestrian Amenities: 

Intent: To create attractive spaces that unify 
the building and street environments and are 
inviting and comfortable for pedestrians; and 
provide publicly accessible areas that func­
Han for a variety of activities, at all times of the 
year, and under typical seasonal weather 
conditions. 

a. Minimum Standards for District 
'C'; 

i. On designated pedestrian-ori­
ented streets, provide pedestrian 
overhead weather protection in the 
form of awnings, marquees, cano­
pies, or building overhangs. These 
elements shall be a minimum of four 
and one-half feet (4-1/2') wide along 
at least seventy five percent (75%) of 
the length of the building facade fac­
ing the designated pedestrian-ori­
ented street, a maximum height of 
fifteen feet (15') above the ground el­
evabon, and no lower than eight feet 
(8') above ground level. 

Ii. Site furniture provided in public 
spaces shall be made of durable, 
vandal- and weather-resistant mate­
rials that do not retain rainwater and 
can be reasonably maintained over 
an extended period of time. 

iii. Site furniture and amenities shall 
not impede or block pedestrian ac­
cess to public spaces or building en­
trances. 

b. Minimum Standards for District 
'D': 

(Re\'ised 7/07) 

i. Provide pedestrian overhead 
weather protection in the form of aw­
nings, marquees, canopies, or build­
ing overhangs. These elements shall 
be a minimum of four and one-half 
feet (4-1/2') wide along alleas\ sev­
enty five percent (75%) of the length 
of the building facade, a maximum 
height of fifteen feet (15') above the 
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ground elevation, and no lower than 
eight feet (8') above ground level. 

ii. Site furniture provided in public 
spaces shall be made of durable, 
vandal- and weather-resistant mate­
rials that do not retain rainwater and 
can be reasonably maintained over 
an extended period of time. 

iii. Site furnjture and amenities shall 
not impede or block pedestrian ac­
cess to public spaces or building en­
trances. 

c. Minimum Standards for District 'E' 
Only: 

i. Site furniture provided in public 
spaces shall be made of durable, 
vandal- and weather-resistant mate­
rials that do not retain rainwater and 
can be reasonably maintained over 
an extended period of time. 

ii. Site furniture and amenities shall 
not impede or block pedestrian ac­
cess to public spaces or building en­
trances. 

d. Guidelines Applicable to Districts 
'e', '0' and 'E': 

i. Transit shelters, bicycle racks, 
benches, trash receptacles, and 
other street furniture should be pro­
vided. 

ii. Street amenities such as outdoor 
group seating, kiosks, fountains, and 
public art should be provided. 

iii. Architectural elements that in­
corporate plants, such as facade­
mounted planting boxes or trellises 
or ground-related or hanging con­
tainers are encouraged, particularly 
at building entrances. in publicly ac­
cessible spaces, and at facades 
along pedestrian-oriented streets 
(see iiiustration, subsection G4f of 
this Section). 

CP 1319 



4-3-100G 

4. Illustrations. 

a. Pedestrtan walkways within parking lots (see subsection G1 a(ii) of this Section). 

b. Integrated pedestrian access system (pathways are shown in solid black lines) (see subsection 

G2a(i) of this Section). 
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c. Parking lot pedestrian interior walkway (see subsection G2a(iii) of this Section). 

d. Sidewalks along retail building facade (see subsection G2a(iv)(a) of this Section). 

(Revised 7107) 

Weather 
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e, Through-block pedestrian connections (see subsection G2c(i) of this Section), 
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t. Pedestrian amenities incorporated into development (see subsection G3d(iii) of this Section), 
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(Ord. 5029, 11-24-2003; Ord. 5124, 2-7-2005; Ord. 5286,5-14-2007) 

H. LANDSCAPING/RECREATION 
AREAS/COMMON OPEN SPACE: 

Intent: To provide visual relief in areas of ex­
pansive paving or structures; define logical 
areas of pedestrian and vehicular circulation; 
and add to the aesthetic enjoyment of the 
area by the community. To have areas suit­
able for both passive and active recreation by 
residents, workers, and visitors; provide 
these areas in sufficient amounts and in safe 
and convenie'nt locations; and provide the op-
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portunity for community gathering in places 
centrally located and designed to encourage 
such activity. 

1. Landscaping: 

Intent: Landscaping is intended to reinforce 
the architecture or concept of the area; pro­
vide visual and climatic relief in areas of ex­
pansive paving or structures; channelize and 
define logical areas of pedestrian and vehie-

(Revised 7/07) 
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ular circulation; and add to the aesthetic en­
joyment of the area by the community. 

a. Minimum Standards for All Dis­
tricts: 

(Revised 7/07) 

i. All pervious areas shall be land­
scaped (see RMC 4-4-070, Land­
scaping). 

ii. Street trees are required and 
shall be located between the curb 
edge and building, as determined by 
the City of Renton. 

iii. On designated pedestrian-ori­
ented streets, street trees shall be in­
stalled with tree grates. For all other 
streets, street tree treatment shall be 
as determined by the City 01 Renton 
(see illustration, subsection H3a of 
this Seclion). 

iv. The proposed landscaping shall 
be consistent with the design intent 
and program of the building, the site, 
and use. 

v. The landscape plan shall demon­
strate how the proposed landscap­
ing, through the use of plant material 
and nonvegetative elements, rein­
forces the architecture or concept of 
the development. 

vi. Surface parking areas shall be 
screened by landscaping in order to 
reduce views of parked cars from 
streets (see RMC 4-4-080F7, Land­
scape Requirements). Such land­
scaping shall be at least ten feet (10') 
in width as measured from the side­
walk (see illustration, subsection H3b 
of this Section). Standards for plant­
ing shall be as follows: 

(a) Trees at an average mini­
mum rate of one tree per thirty 
(30) lineal feet of street frontage. 
PermiHed tree species are those 
that reach a mature height of at 
least thirty five feet (35'). Mini­
mum height or caliper at planting 
shall be eight feet (8') or two inch 
(2") caliper (as measured four 
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Total Number 

I 
of Spaces 

feet (4') from the top of the root 
ball) respectively. 

(b) Shrubs at the minimum rate 
of one per twenty (20) square 
feet of landscaped area. Shrubs 
shall be at least twelve inches 
(12") tall at planting and have a 
mature height between three feet 
(3') and four feet (4'). 

(c) Ground cover shalf be 
planted in sufficient quantities to 
provide at least ninety percent 
(90%) coverage of the land­
scaped area within three (3) 
years of installation. 

(d) The applicant shall provide 
a maintenance assurance de­
vice, prior to occupancy, for a pe­
riod of not less than three (3) 
years and in sufficient amount to 
ensure required landscape stan­
dards have been met by the third 
year following installation. 

(e) Surface parking with more 
than fourteen (14) stalls shall be 
landscaped as follows: 

(1) Required Amount: 

Minimum Required Landscape I 
Area" 

115 to 50 15 square feeVparking space 

'51 to 99 25 square feeVparking space 

100 or more 35 square feeVparking space 

• Landscape area calculations above and plant-
ing requirements below exclude perimeter park-
ing lot landscaping areas. 

(2) Provide trees, shrubs, and 
ground cover in the required inte­
rior parking lot landscape areas. 

(3) Plant at least one tree for 
every six (6) parking spaces. 
Permitted tree species are those 
that reach a mature height of at 
least thirty five feet (35'). Mini­
mum height or caliper at planting 
shall be eight feet (8') or two inch 
(2") caliper (as measured four 
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teet (4') from the top of the root 
ball) respectively. 

(4) Plant shrubs at a rate of five 
(5) per one hundred (100) 
square feet of landscape area. 
Shrubs shall be at least sixteen 
inches (16") tall at planting and 
have a mature height between 
three feet (3') and tour feet (4'). 

(5) Up to fifty percent (50%) of 
shrubs may be deciduous. 

(6) Select and plant ground 
cover so as to provide ninety per­
cent (90%) coverage within three 
(3) years of planting; provided, 
that mulch is applied until plant 
coverage'is complete. 

(7) Do not locate a parking stall 
more than fifty feet (50') from a 
landscape area. 

vii. Regular maintenance shall be 
provided to ensure thaJ plant materi­
als are kept healthy and that dead or 
dying plant materials are replaced. 

viii. Underground, automatic irriga­
tion systems are required in all land­
scape areas. 

b. Guidelines Applicable to all Dis­
tricts: 

i. Landscaping should be used to 
soften and integrate the bulk of build­
ings. 

ii. Landscaping should be provided 
that appropriately provides either 
screening of unwanted views or fo­
cuses attention to preferred views. 

iii. Use of low maintenance, 
drought-resistant landscape material 
is encouraged. 

iv. Choice of materials should re­
flect the level of maintenance that will 
be available. 

v, Seasonal landscaping and con­
tainer plantings are encouraged, par· 
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ticularly at building entries and in 
publicly accessible spaces. 

vi. Window boxes, containers for 
plantings, hanging baskets, or other 
planting feature elements should be 
made of weather-resistant materials 
that can be reasonably maintained. 

vii. Landscaping should be used to 
screen parking lots from adjacent or 
neighboring properties. 

c. Guidelines Applicable to Districts 
'8' and 'E': 

i. Front yards should be visible from 
the street and visually contribute to 
the streetscape. 

ii. Decorative walls and fencing are 
encouraged when architecturally in­
tegrated into the project. 

2. Recreation Areas and Common Open 
Space: 

Intent: To ensure that districts have areas 
suitable for both passive and active racre­
ation by residents, workers, and visitors and 
that these areas are of sufficient size for the 
intended activity and in convenient locations; 
create usable, accessible, and inviting open 
space that is accessible to the public; and 
promote pedestrian activity on pedestrian-ori­
ented streets particularly at street corners. 

a. Minimum Standards for Districts 
'A', 'C' and '0'; 

i. Mixed use residential and at­
tached housing developments of ten 
(10) or more dwelling units shall pro­
vide a minimum area of common 
space or recreation area equal to fifty 
(50) square feet per unit. The com­
mon space area shall be aggregated 
to provide usable area(s) for resi­
dents. The location, layout, and pro­
posed type of common space or 
recreation area shall be subject to 
approval by the Director. The re­
quired common open space shall be 
satisfied with one or more of the ele­
ments listed below. The Director may 
require more than one of the follow-

(Re\~sed 7/07) 
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(Revised 7/07) 

ing elements for developments hav­
ing more than one hundred (100) 
units. 

(a) Courtyards, plazas, or 
multi-purpose open spaces; 

(b) Upper level common decks, 
patios, terraces, or roof gardens. 
Such spaces above the street 
level must feature views or 
amenities that are unique to the 
site and are provided as an asset 
to the development; 

(c) Pedestrian corridors dedi­
cated to passive recreation and 
separate from the public street 
system; 

(d) Recreation facilities includ­
ing, but not limited to, tennis/ 
sports courts, swimming pools, 
exercise areas, game rooms, or 
other similar facilities; or 

(e) Children's play spaces. 

Ii. In mixed use residential and at­
tached residential projects, required 
landscaping, driveways, parking, or 
other vehicular use areas shall not be 
counted toward the common space 
requirement or be located in dedi­
cated outdoor recreation or common 
use areas. 

iii. In mixed use residential and at­
tached residential projects required 
yard setback areas shall not count to­
ward outdoor recreation and com­
mon space unless such areas are 
developed as private or semi-private 
(from abutting or adjacent properties) 
courtyards, plazas or passive use ar­
eas containing landscaping and 
fencing sufficient to create a fully us­
able area accessible to all residents 
of the development (see illustration, 
subsection H3c of this Section). 

iv. Private decks, balconies, and 
private ground floor open space shall 
not count toward the common space/ 
recreation area reqUirement. 
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v. In mixed use residential and at­
tached residential projects, other re­
quired landscaping and sensitive 
area buffers without common access 
links, such as pedestrian trails, shall 
not be included toward the required 
recreation and common space re­
quirement. 

vi. All buildings and developments 
with over thirty thousand (30,000) 
square feet of nonresidential uses 
(excludes parking garage floorplate 
areas) shall provide pedestrian-ori­
ented space (see illustration, sub­
section H3d of this Section) 
according to the following formula: 

1 % of the lot area + 1 % of the build­
ing area = Minimum amount of pe­
destrian-oriented space 

vii. To qualify as pedestrian-ori­
ented space, the following must be 
included: 

(a) Visual and pedestrian ac­
cess (including barrier-free ac­
cess) to the abutting structures 
from the public right-of-way or a 
non vehicular courtyard; 

(b) Paved walking surfaces of 
either concrete or approved unit 
paving; 

(c) On-site orbuilding-mounted 
lighting providing at least four (4) 
foot-candles (average) on the 
ground; and 

(d) At least three feet (3') of 
seating area (bench, ledge, etc.) 
or one individual seat per sixty 
(50) square feet of plaza area or 
open space. 

viii. The following features are en­
couraged in pedestrian-oriented 
space (see illustration, subsection 
H3e of this Section) and may be re­
quired by the Director: 

(a) Provide pedestrian-ori­
ented uses on the building fa-
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cade facing the pedestrian­
oriented space. 

(b) Spaces should be posi­
tioned in areas with significant 
pedestrian traffic to provide inter­
est and security - such as adja­
cent to a building entry. 

(c) Provide pedestrian-oriented 
facades on some or all buildings 
facing the space. 

(d) Provide movable public 
seating. 

ix. The following are prohibited 
within pedestrian-oriented space: 

(a) Adjacent unscreened park­
ing lots; 

(b) Adjacent chain link fences; 

(c) Adjacent blank walls; 

(d) Adjacent dumpsters or ser­
vice areas; and 

(e) Outdoor storage (shopping 
carts, potting soil bags, firewood, 
etc.) that do not contribute to the 
pedestrian environment. 

x. The minimum required walkway 
areas shall not count as pedestrian' 
oriented space. However, where 
walkways are widened or enhanced 
beyond minimum requirements, the 
area may count as pedestrian-ori­
ented space if the Director deter­
mines such space meets the 
definition of pedestrian-oriented 
space. 

b. Minimum Standard for Districts 'B' 
and 'E'; Attached housing developments 
shall provide a minimum area of private 
usable open space equal to one hundred 
fifty (150) square feet per unit of which 
one hundred (100) square feet are con­
tiguous. Such space may include 
porches, balconies, yards, and decks. 

c. Minimum Standard for District 'C'; 
The location of public open space shall 
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be considered in relation to building ori­
entation, sun and light exposure, and lo­
cal micro-climatic conditions. 

d. Minimum Standards for Cammer. 
cial Arterial Zone Public Plazas: 

At each corner of the intersections 
listed below, there shall be provision 
of a public plaza of no Jess than one 
thousand (1,000) square feet with a 
minimum dimension of twenty feet 
(20') on one side abutting the side­
walk. The public plaza must be land­
scaped consistent with RMC 
4-4-070, including at minimum street 
trees, decorative paving, pedestrian­
scaled lighting, and seating. These 
public plazas are to be provided at all 
of the following intersections: 

i. Benson Area: Benson Drive SJ 
1081h Avenue S.E. and S. E. 176th. 

ii. Bronson Area: Intersections with 
Bronson Way North at: 

(a) Factory Avenue N. / Houser 
WayS.; 

(b) Garden Avenue N.; and 

(c) Park Avenue N. and N. First 
Street. 

iii. Cascade Area: Intersection of 
116th Avenue S.E. and S.E. 168th 
Street. 

iv. Northeast Fourth Area: Intersec­
tions with N_E. Fourth at: 

(a) Duvall Avenue N.E.: 

(b) Monroe Avenue N.E.; and 

(c) Union Avenue N.E. 

v. Grady Area: Intersections with 
Grady Way at: 

(a) Und Avenue S.W.; 

(b) Rainier Avenue S.; 

(c) Shattuck Avenue S.; and 
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(d) Talbot Road S. 

vi. Puget Area: Intersection of S. 
Puge! Drive and Benson Road S. 

vii. Rainier Avenue Area: Intersec­
tions with Rainier Avenue S. at 

(a) Airport Way I Renton Ave­
nue S.; 

(b) S. Second Street; 

(c) S. Third Street! S.W. Sun­
set Boulevard; 

(d) S. Fourth Street; and 

(e) S. Seventh Street. 

viii. North Renton Area: Intersec­
tions with Park Avenue N. at: 

(a) N. Fourth Street; and 

(b) N. Fifth Street. 

ix. Northeast Sunset Area: Inter­
sections with N.E. Sunset Boulevard 
at: 

(a) Duvall Avenue N.E.; and 

(b) Union Avenue N.E. 

e. Guideline Applicable to Districts 
'A', 'C' and '0': 

(ReVised 6f09, 

i. Common space areas in mixed 
use residential and attached residen­
tial projects should be centrally lo­
cated so they are near a majority of 
dwelling units, accessible and usable 
to residents, and visible from sur­
rounding units. 

ii. Common space areas should be 
located to take advantage of sur­
rounding features such as building 
entrances, significant landscaping, 
unique topography or architecture, 
and solar exposure. 

iii. In mixed use residential and at­
tached residential projects children's 
play space should be centrally 10-

3·68 

cated, visible from the dwellings, and 
away from hazardous areas like gar­
bage dumpsters, drainage facilities, 
streets, and parking areas. 

f. Guideline Applicable to District 
'C': Developments located at street inter­
sections corners on deSignated pedes­
trian-oriented streets are encouraged to 
provide pedestrian-oriented space adja­
cent to the street corner to emphasize 
pedestrian activity (see illustration, sub­
section H3f of this Section). 
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3. Illustrations. 

a. Street tree installed with tree grate (see subsection H1 a(iii) of this Section). 

b. Parking lot landscaped buffer (see subsection H1 a(vi) of this Section). 

Parking, service, or 
storage areas 

10' 
--I'"Lar.dscaPin;I--

Butter 
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One tree per 
30 lineal feet 

4-3-1 DOH 

(Revisec 6/09) 
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c. Visible and accessible common area featuring landscaping and other amenities (see subsec­
tion H2a(iii) of this Section). 

d. Pedestrian-oriented space associated with a large-scale retail building (see subsection H2a(vi) 
of this Section). 

(Revised 6/09.' 3 - 70 
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e: Pedest~jan-oriented spaces~ visible from the street, including ample seating areas, movable fur­
niture, special paving, landscaping components and pedestrian-oriented uses (see subsection 
H2a(viii) of this Section). 

f. Building setbacks increased at street comers along pedestrian-oriented streets to encourage 
provisions for pedestrian-oriented spaces (see subsection H2e of this Section). 

, , , 

Corner entry 
with increased 
setback 

[~t=':':=-4I' : .......... .-....-..... 
l ~. ..---..... 

"'-.... ______ p_ed......".)~~-rl-a...,.~:x:'--J-·a...,~,-t~-spa-r.-ce-

(Ord. 5029,11-24-2003; Ord. 5124, 2-7-2005; Ord. 5286, 5-14-2007; Ord. 5437,12-8-2008) 

I. BUILDING ARCHITECTURAL 
DESIGN: 

Intent: To encourage building design that is 
unique and urban in character, comfortable 
on a human scale, and uses appropriate 
building materials that are suitable for the Pa­
cific Northwest climate. To discourage fran· 
chise retail architecture. 

3 - 70.1 

1_ Building Character and Massing: 

Intent: To ensure that buildings are not bland 
and visually appear to be at a human scale; 
and ensure that all sides of a building. that 
can be seen by the public, are visually inter­
esting. 

a. Minimum Standard for Districts 'A' 
and '0': All building facades shall include 

(Revised 6109) 
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modulation or articulation at intervals of 
no more than forty feet (40'). 

b. Minimum Standard for Districts 'B' 
and 'E': All building facades shall include 
modulation or articulation at intervals of 
no more than twenty feet (20'). 

c. Minimum Standards for District 
'C': 

i. All building facades shall include 
measures to reduce the apparent 
scale of the building and add visual 
interest. Examples include modula­
tion, articulation, defined entrances, 
and display windows (see illustration, 
subsection 15a of this Section). 

ii. All buildings shall be articulated 
with one or more of the following: 

(a) Defined entry features; 

(b) Window treatment; 

(c) Bay windows andlor balco­
nies; 

(d) Roof line features; or 

(e) Other featu res as approved 
by the Director. 

iii. Single purpose residential build­
ings shall feature building modulation 
as follows (see illustration, subsec­
tion 15b of this Section): 

(a) The maximum width (as 
measured horizontally along the 
building's exterior) without build­
ing modulation shall be forty feet 
(40'). 

(b) The minimum width of mod­
ulation shall be fifteen feet (15'). 

(c) The minimum depth of mod­
ulation shall be the greater of six 
feet (6') or not less than two­
tenths (0.2) multiplied by the 
height of the structure (finished 
grade to the top of the wall). 
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d. . Guidelines Applicable to Districts 
'A', 'B', '0' and 'E': 

i. Building facades should be mod­
ulated and/or articulated with archi­
tectural elements to reduce the 
apparent size 01 new buildings, break 
up long blank walls, add visual inter­
est, and enhance the character of the 
neighborhood. 

Ii. Articulation, modulation, and 
their intervals should create a sense 
of scale important to residential build­
ings. 

iii. A variety of modulations and ar­
ticulations should be employed to 
add visual interest and to reduce the 
bulk and scale of large projects. 

e. Guideline Applicable to Districts 
'B' and 'E': Building modulations should 
be a minimum of two feet (2') in depth 
and four feet (4') in width. 

f. Guidelines Applicable to Districts 
'A' and '0': 

i. Building modulations should be a 
minimum of two feet (2') deep, six­
teen feet (16') in height, and eight 
feet (8') in width. 

ii. Alternative methods to shape a 
building such as angled or curved fa­
cade elements, off-set planes, wing 
wails, and terracing will be consid­
ered; provided, that the intent of this 
Section is met 

g. Guidelines Applicable to District 
'C': 

i. Although streettront buildings 
along designated pedestrian streets 
should strive to create a uniform 
street edge, building facades should 
generally be modulated and/or artic­
ulated with architectural elements to 
reduce the apparent size of new 
buildings, break up long blank walls, 
add visual interest, and enhance the 
character of the neighborhood. 

(Rt'\'i~ed 7/07) 
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ii. Style: Buildings should be urban 
in character. 

iii. Buildings greater than one hun­
dred and sixty feet (160') in length 
should provide a variety of tech­
niques to reduce the apparent bulk 
and scale of the facade or provide an 
additional special design feature 
such as a clock tower, courtyard, 
fountain, or public gathering place to 
add visual interest (see illustration, 
subsection 15c of this Section). 

2. Ground·Level Details: 

Intent: To ensure that buildings are visually 
interesting and reinforce the intended hu­
man-scale character of the pedestrian envi­
ronment; and ensure that all sides of a 
building within near Dr distant public view 
have visual interest. 

a. Minimum Standards for All Dis­
tricts: 

(Revised 7/07) 

i. Untreated blank walls visible from 
public streets, sidewalks, or interior 
pedestrian pathways are prohibited. 
A wall (including building facades 
and retaining walls) is considered a 
blank wall if: 

(a) It is a ground floor wall or 
portion of a ground floor wall 
over six feet (6') in height, has a 
horizontal length greater than fif­
teen feet (15'), and does not in­
clude a window, door, building 
modulation or other architectu ral 
detailing; Dr 

(b) Any portion of a ground 
floor wall having a surface area 
offour hundred (400) square feet 
or greater and does not include a 
window, door, building modula­
tion or other architectural detail­
ing. 

ii. Where blank walls are required 
or unavoidable, blank walls shall be 
treated with one or more of the fol­
lowing (see illustration, subsection 
15d of this Section): 
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(a) A planting bed at least five 
feet (5') in width containing trees, 
shrubs, evergreen ground cover, 
or vines adjacent to the blank 
wall; 

(b) Trellis or other vine sup­
ports with evergreen climbing 
vines; 

(c) Architectural detailing such 
as reveals, contrasting materials, 
or other special detailing that 
meets the intent of this standard; 

(d) Artwork, such as bas-relief 
sculpture, mural, or similar; or 

(e) Seating area with special 
paving and seasonal planting. 

iii. Treatment of blank walls shall be 
proportional to the wall. 

iv. Provide human-scaled elements 
such as a lighting fixture, trellis, or 
other landscape feature along the fa­
cade's ground floor. 

v. Facades on deSignated pedes­
trian-oriented streets shall have at 
least seventy five percent (75%) of 
the linear frontage of the ground floor 
facade (as measured on a true eleva­
tion facing the designated pedes­
trian-oriented street) comprised of 
transparent windows andlor doors. 

vi. Other facade window require­
ments include the following: 

(a) Building facades must have 
clear windows with visibility into 
and out of the building. However, 
screening may be applied to pro­
vide shade and energy effi­
ciency. The minimum amount of 
light transmittance for windows 
shall be fifty percent (50%). 

(b) Display windows shall be 
designed for frequent change of 
merchandise, rather than penna­
nent displays. 

CP 1333 



(c) Where windows or store­
fronts occur, they must prinCi­
pally contain clear glazing. 

(d) Tinted and dark glass, 
highly reflective (mirror-type) 
glass and film are prohibited. 

b. Guidelines Applicable to Districts 
'A', 'C' and '0': 

i. The primary building entrance 
should be made visibly prominent by 
incorporating a minimum of one of 
the following architectural features 
from each category listed (see illus­
tration, subsection 15e of this Sec­
tion): 

(a) Facade Features: 

(1) Recess; 

(2) Overhang; 

(3) Canopy; 

(4) Trellis; 

(5) Portico; 

(6) Porch; 

(7) Clerestory. 

(b) Doorway Features: 

(1 ) Transom windows; 

(2) Glass windows flanking 
door; 

(3) Large entry doors; 

(4) Ornamental lighting; 

(5) Lighted displays. 

(c) Detail Features: 

(1 ) Decorative entry paving; 

(2) Ornamental building name 
and address; 

(3) Planted containers; 
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(4) Street furniture (benChes, 
etc.). 

ii. Artwork or building ornamenta­
lion (such as mosaics, murals, grill­
work, sculptures, relief, etc.) should 
be used to provide ground-level de­
tail. 

iii. Elevated or terraced planting 
beds between the walkway and long 
building walls are encouraged. 

c. Guideline Applicable to Districts 
'B' and 'E': Use of material variations 
such as colors, brick, shingles, stucco. 
and horizontal wood siding is encour­
aged. 

3. Building Roof Lines: 

Intent: To ensure that roof forms provide dis­
tinctive profiles and interest consistent with 
an urban project and contribute to the visual 
continuity of the district. 

a. Minimum Standards for Districts 
'A', 'C' and '0': 

i. Buildings shall use at least one of 
the following elements to create var­
ied and interesting roof profiles (see 
illustration, subsection 15f of this Sec­
tion): 

(a) Extended parapets; 

(b) Feature elements project­
ing above parapets; 

(c) Projected cornices; 

(d) Pitched or sloped roofs. 

ii. Locate and screen roof-mounted 
mechanical equipment so that the 
equipment is not visible within one 
hundred fifty feet (150') of the struc­
ture when viewed from ground level. 

iii. Screening features shall blend 
with the architectural character of the 
building, consistent with RMC 
4-4-095E, Roof-Top Equipment. 

(Revised 5/08) 

CP 1334 



4-3-1001 

iv. Match color of roof-mounted me­
chanical equipment to color of ex­
posed portions of the roof to 
minimize visual impacts when equip­
ment is visible from higher eleva­
tions. (Ord. 5355, 2-25-2008) 

b_ Guidelines Applicable to Districts 
'B' and 'E'; 

i. Buildings containing predomi­
nantly residential uses should have 
pitched roots with a minimum slope 
of one to four (1 :4). Such roofs 
should have dormers or intersecting 
roof forms that break up the massive­
ness of a continuous, uninterrupted 
sloping roof. 

Ii. Roof colors should be dark. 

c. Guideline Applicable to District 
'e': Building roof lines should be varied 
to add visual interest to the building. 

4. Building Materials: 

Intent: To ensure high standards of quality 
and effective maintenance over time; encour­
age the use of materials that reduce the vi­
sual bulk of large buildings; and encourage 
the use of materials that add visual interest to 
the neighborhood. 

a. Minimum Standards for All Dis­
tricts: 

i. All sides of buildings visible from 
a street, pathway, parking area, or 
open space shall be finished on all 
sides with the same building materi­
als, detailing, and color scheme, or if 
different, with materials of the same 
quality. 

Ii. Materials, individually ar in cam­
bination, shall have an attractive tex­
ture, pattern, and quality of detailing 
for all visible facades. 

iii. Materials shall be durable, high 
quality, and reasonably maintained. 

b. Minimum Standard for Districts 
'A'. 'C' and 'D': Buildings shall employ 
material variations such as colors, brick 

(Revised 5/08) 3 - 74 

or metal banding, patterns, or textural 
changes. 

c. Guidelines Applicable to All Dis­
tricts: 

i. Building materials should be at­
tractive, durable, and consistent with 
more traditional urban development. 
Appropriate examples would include 
brick, integrally colored concrete ma­
sonry, pre-finished metal, stone, 
steel, glass, and cast-in-place con­
crete. 

Ii. Concrete walls should be en­
hanced by texturing, reveals, snap­
tie patterns, coloring with a concrete 
coating or admixture, or by incorpo­
rating embossed or sculpted sur­
faces, mosaics, or artwork. 

iii. Concrete block walls should be 
enhanced with integral COIOf, tex­
tured blocks and colored mortar, dec­
orative bond pattem anellor 
incorporate other masonry materials. 

iv. Stucco and similar troweled fin­
ishes should be used in combination 
with other more highly textured fin­
ishes or accents. They should not be 
used at the base of buildings be­
tween the finished floor elevation and 
four feet (4') above. 

d. Guideline Applicable to Districts 
'B' and 'E': Use of material variations 
such as colors, brick or metal banding or 
patterns, or textural changes is encour­
aged. 
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5. Illustrations. 

a. Building mOdulation and articulation (see subsection 11 c(i) of this Section). 

I I 

I 

rniFD 
'< >1< >' i INTERVAL i INTERVAL' 

b. Single purpose residential building featuring building modulation to reduce the scale of the 
building and add visual interest (see subsection 11 c(iii) of this Section), 
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(Revised 7/07) 
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c. Reducing scale of long buildings (see subsection 11 g(iii) of this Section). 

f3 
IlIZ 
tri::::.i 
wW 
~g 

:::J 
r!I 

tOO' or less 

loa 

More than 160' 

F aClKttt IS lila lOng 

160' or less 

MellIS gutoellrno: 

d. Acceptable blank wall treatments (see subsection 12a(ii) of this Section). 

Min. 5' wide planting 
bed and materials to 
cover 50% of wall 
within 3 years 

(Rcvi,ed 7/07) 3·76 

Trellis with vines or 
other plants 

CP 1337 



e. Building facade features (see subsection 12b(i) of this Section). 

4'-0" min. 

RECESS OVERHANG 

TRELLIS PORTICO 

f. Preferred roof forms (see subsection 13a of this Section). 
Feature elements projecting 
,above parapets 

"'itched or 510ped roots 

(Ord. 5029, 11-24-2003; Ord. 5124, 2-7-2005; Ord. 5286, 5-14-2007) 
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CANOPY 

PORCH 

(Revised 7/07) 

CP 1338 



4-3-1QOJ 

J. SIGNAGE: 

Intent: To provide a means of identifying and 
advertising businesses; provide directional 
assistance; encourage signs that are both 
clear and of appropriate scale for the project; 
encourage quality signage that contributes to 
the character of the Urban Center and the 
Center Village; and create color and interest. 

1. Minimum Standards for Districts 'C' 
and '0': 

a. Signage shall be an integral pari of 
the design approach to the building. 

b. Corporate logos and signs shall be 
sized appropriately for their location. 

c. Prohibited signs include (see illustra­
tion, subsection J3a of this Section): 

i. Pole signs; 

Ii. Roof signs; 

III. Back-lit signs with letters or 
graphics on a plastic sheet (can 
signs or lIIuminated cabinet signs). 
Exceptions: Back-lit logo signs less 
than ten (10) square feet are permit­
ted as are signs with only the individ­
ual letters back-lit. 

d. In mixed use and mUlti-use buildings, 
signage shall be coordinated with the 
overall building design. 

e. Freestanding ground-related monu­
ment signs, with the exception of primary 
entry signs, shall be limited to five feel 
(5') above finished grade, including sup­
port structure. All such signs shall include 
decorative landscaping (ground cover 
and/or shrubs) to provide seasonal inter­
est in the area surrounding the sign. Al­
ternately, signage may inoorporate stone, 
brick, or other decorative materials as ap­
proved by the Director. 

f. Entry signs shall be limited to the 
name of the larger development. 

(Revised 7107) 3 - 78 

2_ Guidelines Applicable to Districts 
'c' and '0': 

a. Alteration of trademarks notwith­
standing, corporate signage should 
not be garish in color nor overly lit, al­
though creative design, strong ac­
cent colors, and interesting surface 
materials and lighting techniques are 
encou raged. 

b. Front-lit, ground-mounted monu­
ment signs are the preferred type of 
freestanding sign. 

c. Blade type signs, proportional to 
the building facade on which they are 
mounted, are encouraged on pedes­
trian-oriented streets. 
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3. illustrations. 

a. Acceptable and unacceptable signs (see subsection J 1 c of this Section). 

Typical "can signs" Internally Jit letters 
are not acceptable or graphics are acceptable 

Plastic or 
translucent 
sheet 

Sheet 
metal 
box 

Only the individual 
letters are lit 

(Ord. 5029,11·24-2003; Orc!. 5124, 2-7-2005; Ord. 5286, 5-14-2007) 

K. LIGHTING: 

Intent: To ensure safety and security; provide 
adequate lighting levels in pedestrian areas 
such as plazas, pedestrian walkways, park­
ing areas, building entries, and other public 
places; and increase the visual attractiveness 
of the area at all times of the day and night. 

1. Minimum Standards for all Districts: 

a. Lighting shall conform to on-site ex­
terior lighting regulations located in RMC 
4-4-075, Lighting, Exterior On-Site. 

b. Lighting shall be provided on-site to 
increase security, but shall not be al­
lowed to directly project off-site. 

c. Downlighting shall be used in all 
cases to assure safe pedestrian and ve­
hicular movement, unless alternative pe­
destrian-scale lighting has been 
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approved administratively or is specifi­
cally listed as exempt from provisions lo­
cated in RMC 4-4-075, Lighting, Exterior 
On-Site (i.e., signage, governmental 
flags, temporary holiday or decorative 
lighting, right-af-way lighting, etc.}. 

d. Pedestrian-scale lighting shall be 
provided, for both safety and aesthetics, 
along all streets, at primary and second­
ary building entrances, at building fa­
cades, and at pedestrian-oriented 
spaces. 

2. Guidelines Applicable to Districts 'C' 
and '0': 

a. Accenllighting should be provided at 
focal pOints such as gateways, public art, 
and significant landscape features such 
as specimen trees. 

(Revi,o" J J 109) 
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b. Additional lighting to provide interest 
in the pedestrian environment may in­
clude sconces on building facades, deco­
rative street lighting, etc. (Ord. 5029, 
11-24-2003; Ord. 5124, 2-7-2005; Ord. 
5286,5-14-2007; Ord. 5472, 7-13-2009) 

L. MODIFICATION OF MINIMUM 
STANDARDS: 

1. The Reviewing Official shall have the au­
thority to modify the minimum standards of 
the design regulations, subject to the provi­
sions of RMC 4-9-250D, Modification Proce­
dures, and the following requirements: . 

a. The project as a whole meets the in­
tent of the minimum standards and 
guidelines in subsections E, F, G, H, I, J, 
and K of the design regulations; 

b. The requested modification meets 
the intent of the applicable design stan­
dard; 

c. The modification will not have a detri­
mental effect on nearby properties and 
the City as a whole; 

d. The deviation manifests high quality 
design; and 

e. The modification will enhance the pe­
destrian environment on the abutting 
andlor adjacent streets andlor pathways. 

2. Exceptions for Districts 'A' and '8': 
Modifications to the requirements in subsec­
tions E2a and E3a of this Section are limited 
to the following circumstances: 

a. When the building is oriented to an 
interior courtyard, and the courtyard has 
a prominent entry and walkway connect­
ing directly to the public sidewalk; or 

b. When a building includes an archi­
tectural feature that connects the building 
entry to the public sidewalk; or 

c. In complexes with several buiidings, 
when the building is oriented to an inter­
nal integrated walkway system with 
prominent connections to the public side­
walk(s). (Ord. 5124, 2-7-2005; Ord. 5286. 
5-14-2007) 
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M. VARIANCE: 
(Reserved). (Ord. 5124, 2-7-2005; Ord. 5286, 
5-14-2007) 

N. APPEALS: 
For appeals of administrative decisions made 
pursuant to the design regulations, se.e RMC 
4-8-110, Appeals. (Ord. 4821,12-20-1999; Amd. 
Ord. 4971, 6-10-2002; Ord. 5029,11-24-2003; 
Ord. 5124, 2-7-2005; Ord. 5286, 5-14-2007) 

4-3-105 (Deleted by Ord. 4992, 
12-9-2002) 

4-3-110 URBAN SEPARATOR 
OVERLAY REGULATJONS: 

A. PURPOSE: 
The purpose of this Section is to implement the 
urban separators polioies in the Community De­
sign Element of the Comprehensive Plan and the 
King County Countywide Planning Policies. The 
intent is to provide physical and visual distinctions 
between Renton and adjacent communities, de­
fine Renton's boundaries and create contiguous 
open space corridors within and between urban 
communities, which provide environmental, vi­
sual, recreational and wildlife benefits. Urban 
separators shall be permanent low-densIty lands 
that protect resources and environmentally sensi­
tive areas. (Ord. 5132, 4-4-2005) 

B. APPLICABILITY: 
This Section shall apply to subdivisions and build­
ing permits on lands within designated urban sep­
arators as shown in the urban separators maps. 
(Ord. 5132,4-4-2005) 
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D. ADMINISTRATION: 

1. Review Process: Applications subject to 
urban separator regulations shall be pro· 
cessed as a component of the governing land 
use process. 

2. Authority: The reviewing official shall 
have the authority to approve with conditions 
or deny proposals based on the provisions of 
the Urban Separator Overlay regulations. 
(Ord. 5132, 4-4-2005) 

E. URBAN SEPARATOR OVERLAY 
REGULATIONS: 

1. Contiguous Open Space Corridor Es­
tablished: A designated contiguous open 
space corridor is established as shown on the 
Urban Separators Overlay Map in subsection 
C of this Section. 

2. Dedication of Open Space Required. 

a. Approval of a plat, and/or building 
permit on an undeveloped legal lot in the 
Urban Separator Overlay shall require 
dedication of fifty percent (50%) of the 
gross land area of the parcel or parcels 
as a non-revocable open space tract re­
tained by property owner, or dedicated to 
a homeowners association or other suit­
able organization as determined by the 
reviewing official. Acreage in tracts may 
include critical areas and/or critical area 
buffers. At a minimum, open space shall 
be connected to another contiguous 
open space parcel by a fifty ioot (50') cor· 
ridor. 

b. EXisting residences, existing acces· 
sory uses and structures, existing above 
ground utilities located in the tract at the 
time of designation and new small and 
medium utilities shall not count toward 
the fifty percent (50%) gross land ar~a 
calculation for open space except for 
storm water ponds designed with less 
than 3:1 engineered slopes and en· 
hanced per techniques and landscape 
requirements set forth in the publication 
the "Integrated Pond" King County Land 
and Water Resources Division. 

(Revised 6/05.' 3·86 

c. Approval of a building permit for an 
addition of three hundred (300) square 
feet for a primary use structure or five 
hundred (500) square feet for an acces· 
sory structure shall require recordation of 
a conservation easement, protective 
easement or tract and deed restriction on 
critical areas and critical area buffers 10· 
cated within the contiguous open space 
corridor pursuant to RMC 4·3-050E4, Na­
tive Growth Protection Areas. 

d. Land dedicated as open space shall 
be located within the mapped contiguous 
open space corridor unless a modifica­
tion is approved pursuant to subsection 
E6 of this Section. 

3. Uses Allowed In Contiguous Open 
Space. . 

a. Passive recreation with no develop­
ment of active recreation facilities except 
within a municipal park. 

b. Natural surface pedestrian trails. 

c. Animal husbandry (small, medium 
and large); provided, that fencing is sub­
ject to the conditions in subsection E3g of 
this Section. 

d. Existing residences and accessory 
uses and structures. 

e. Small and medium utilities and large 
underground utilities. 

f. Access Easements. 

i. Utilities easements and emer· 
gency service access roads may be 
located within contiguous open 
space corridors for the limited pur­
pose of providing service to parcels 
platted after March 2005, for which 
there is no practical alternative way 
to provide service. Utilities and emer· 
gency service easements shall be 
developed with permeable surface 
treatment. 

Ii. Private access easements for in­
gress and egress may be located 
within contiguous open space in the 
limited instance where there is no al· 
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Minutes 

OWNER: 

CONTACT/APPLICANT: 

PROJECT NAME: 

LOCATION: 

SUMMARY OF REQUEST: 

SillvlM.A.RY OF ACTION: 

• May 13,2010 

OFFICE OF THE BEARING EXAMINER 
CITY OF RE~'TON 

Peter Bonnell 
Bonnell Family LLC 
10047 Main Street, #509 
Bellevue, WA 98004 

Jeff Chambers 
PACLAND 
1505 Westlake AveN, Ste. 305 
Seattle, WA 98109 

Walmart Expansion Site Plan Approval 
File No.: LUA 10-009, ECF, SA-H 

743 Rainier Ave S 

Site Plan Review for the construction of a additions to the 
existing Walmart retail facility, which would include 16,000 
square feet of additions to the retail space and a reduction of 
4,000 square feet in the Garden Center and an approximate 
16,000 square foot area for outdoor retail sales. 

Development Services Recommendation: Approve 

DEVELOPN.fl!JNTSERVlCESREPORT: The Development Services Report was received by the 
Examiner on April 20, 2010. 

PUBLIC HEARING: After reviewing the Development Services Report, examining 
available infOImation on file with the application, field 
checking the property and surrounding area; the Examiner 
conducted a public hearing on the subject as follows: 

MINUTES 

The following minutes are a summary of the April 27, 2010 hearing. 
The legal record is recorded on CD. 

The hearing opened on Tuesday, April 27, 2010, at 9:00 am. in the Council Chambers on the seventh floor of 
the Renton City Hall. Parties wishing to testify were affrrmed by the Examiner. 

The following exhibits were entered into the record: 

Exhibit No.1: Project file containing the original 
application, reports, staff comments and other 
documentation pertinent to this request. 

Exhibit No.2: Zoning and Neighborhood Detail Map 
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Exhibit No.3: Site Plan 

Exhibit No.5: Tree Inventory Plan 

, 

Exhibit No.4: Landscape Plan 

Exhibit No.6: East and West Elevations 

Exhibit No.7: North and South Elevations Exhibit No. 8: L~g~ Page Short Plat Plan (9 pages) 

The hearing opened with a presentation of the staifreport by Rocale Timinons Associate Planner, Community 
and Economic Development, City of Renton, 1055 S Grady Way, Renton, Washington 98057. The site is 
located just west of Rainier Avenue S and Hardie Avenue SW between SW 7tD. Street and S Grady Way. The 
site is 13.6 acres and is zoned Commercial Arterial and is located wi~in the Commercial Land Use Designation .. 

The applicant is proposing an expansion of the existing Walmartretail facility in the amount of 16,000 square 
feet. The applicant is further proposing a reduction in the Garden Center from 9,000 square feet to 
approximately 4,000 square feet An area would be set aside just north of the expansion area for outdoor retail 
sales. • 

The Examiner questioned conforming or non-conforming, parking is an example of non-conforming as well as 
other aspects of the project. Can a legal non-conforming use be expended under the Code? 

Ms. Timmons stated that as long as it is not more than a 50% expansion; with relation to the parkmg stalls there 
are approximately 618 existing, the applicant is proposing only 127 new parking stalls. 

The applicant is proposing improvements to existing landscaping, lighting and drainage from the site. 

Access would continue via the current curb quts along the perimeter streets. 

The Environmental Review Committee issued a Determination of Non-Significance - Mltigated with 6 
measures. No appeals were filed. 

The pf.oject does comply with all policies within the Commercial Corridor Comprehensive Plan designBtion. 
The project is located within the Commercial Arterial Zoning designation and this project is permitted within 
this zone. Lot coverage for this site is limited to 65%, the applicant is proposing 840,000 square foot footprint 
on the site, which resUlts in a lot coverage of 25.3 %. CA zone requires a 1 O-foot minimum front yard setback 
with a niaximum IS-foot setback. There are no other setbacks required:in this zone. The front yard setback 
would be assessed from Hardie Avenue SW and Rainier Avenue S. The proposal does not comply with the 
maximum front yard setback; however the expansion does increase the conformity of the project in that it moves 
closer towards Hardie Ave SW and Rainier Ave S, which then does not require a variance. 

A short plat was recently approved for the site which would allow Walmart to site structUre on its own building 
pad. The short plat has not been recorded and this must be done. 

Height in the CA zone is limited to 50 feet; the applicant has proposed a maximum height of 32' 4". The 
applicant has provided vari~us roof shapes and heights along the eastern fayade to break. up· the massing of the 
structure. 

There are 99 existing trees on site; the applicant proposes to remove 15 trees. Mature vegetation on site should 
be retained as much as possible. The existing parldng layout presented a challenge to the layout; the spacing of 
the landscape islands could not be reorganized. The CA zone requires a 10-foot landscape strip along all street 
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frontages. The applicant has proposed to enhance all existing landscaping in the interior as well as the perimeter 
bfthe site. Approximately 55 feet oflandscaping would be proVided along Rainier Ave as well as 20 feet of 
landscaping along SW 7th Street. 'The code requires intervening landscaping every six. parking stalls and that is 
being done in the parklng area. Thirty-five feet oflandscaping must be provided for each parking stall, 745 
parking stalls are proposed, which requires 26,000 square feet in landscaping. The applicant has proposed 
30,000 square feet of landscaping thereby meeting the requirements. 

Fire and Traffic mitigation fees have been imposed by ERe. 

The applicant has applied for a Refuse Modification in order to reduce the refuse area from 1,500 square feet to 
30 cubic yards. The modification was granted administratively due to the proposed compactor that is 
engineered for high volume usage. No screening detail has been provided and must be submitted to show 
compliance with refuse and recycle standards. 

Staff has received several letters as well as a petition that demonstrate the community support for this expansion. 

Property values in the area are anticipated to be maintained or increased as a result of the project. 

Vehicular circulation was looked at and found that the access would remain the same as currently used by the 
retail facility. There was one existing pedestrian connection that runs from the center of the east elevation to 
Rainier Ave S, the applicant has proposed to increase the width of that pedestrian walkway as well as enhance it 
with pedestrian. scale lighting. An additional pedestrian connection has been proposed from the northern portion 
of the structure to SW 7th Street. 

The applicant has proposed 3-5 additional parking lot lighting poles with ?- height of 40-feet that will match the 
existing lights on site and surrounding properties. A lighting plan needs to be provided showing both existing 
and new lighting plans that confOIm with spillover requirements of the Code. 

A drainage report has been submitted stating that the proposed project improvements generate less than .5 cubic 
feet per second; therefore, the project is exempt from the flow control requirements. Water quality treatment 
has been provided in the form of a new bio-swale just north of the expanded parking lot area. 

The project is located ...-vithin Design District D, which inc1udesminimum design standard that are to be met and 
if not met, they must demonstrate how they meet the intent of the code. The proposal complies with the Urban 
Design District D. . 

The proposed elevations meet the Site Design and Building Location minimum standards with the exception of 
refuse and recycle elevations. Those were discussed earlier. The proposal does not comply with the minimum 
standards for parking and vehicular access mainly due to the location of existing surface parking. The situation 
is existing and the applicant has met the intent to reduce the visual impacts of the parking lot with the use of 
landscaping. The proposal does comply with. all minimum standards within the pedestrian environment. Most 
of the minimum standards have been met for landscaping. A landscaping maintenance surety device and an 
irrigation plan must be provided. 

There are many limitations on building architecture due to the need for altering an existing structure, the intent 
for the front elevation has been met due to the visual interest provided with the exception of the human scale 
element. Additional elements CQuid be provided in the area and staffhas recommended that that be done. 

Additional elements need to be provided to the eastern elevation of the fa9ade. A building materials and colors 
board must be provided to staff in order to insure that quality materials have been provided. 
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Jack McCullou2:h. McCullough & Hill, 701 5th. Avenue, Ste. 7220, Seattle, WA 98104 stated that the applicant 
looked at a larger expansion, the site is very tight and decided that they could not make it work. The proposal 
presented today seems appropriate for the site. 

There has been a lot of attention to the landscaping, some of the planters have been expanded rather than 
building more landscape bays. The parking requirements of the code do create a range within which the project 
must fall, one is to look at code compliance fortbis project and then looking at parking from a demand point of 
view. The 745 stalls proposed for this site are necessary in order to provide an adequate level of parking to 
support this facility. 

Jeff Chambers, PACLAND, 1505 Westland Ave N, Ste. 305, Seattle, WA 98109 stated he wanted to discuss 
some of the items previously brought forward. 

, . 
In relation to landscaping, during the discussions wrill staff they expressed interest in definitely keeping as many 
of the mature trees as possible on the site. The current sidewalk is approximately 3-4 feet wide, thatwaIkway 
would be widened out and some compact stalls were created in that location. The landscape islands went from 
approximately six feet wide to approximately 12 feet wide. Rather than adding additional islands to the site, 
which constrains the stall size, they agreed with staff to expand the existing islands to 1 o~ 12 feet wide. By 
doing that they do meet all code requirements. Some parking stalls were lost along Hardie with the proposed 
new landscaping. Other parking stalls were lost with the additional landscaping along 7tb, which was part of the 
request from staff. 

The proposed trash compactor is widely used by many large stores and bas been working very efficiently in 
those facilities. In addition to the compactor there is B. bale and pallet area for additional storage. 

The existing 40-foot lights give a more uniformed lighting level across the site. Industry standard encourages 
parking areas around four foot candles and front of store areas around lO-foot candles. The current parking lot 
meets that uniformity. When 25-foot lights are used the spacing ends up about 50-feet apar"L, the uniformity of 
the lighting goes fro~ one foot candle to about 8-9 foot candles throughout the parking lot. This creates a 
bigger safety concern with lighting being too bright and too dark. The number of lighting standards would 
increase, there would be more conduits and circuits added to the parking lot The only lights being added to this 
site are in the area where the Billy McHale's restaurant was located. 

Usunobun Osagie, Larry D. Craighead Architects, 211 N Record Street, Ste. 222, Dallas, TX 75202 stated that 
they would be able to make the suggested changes to the fas:ade with a variety of colors for a more pleasant 
look. 

The refuse area win meet the screening requirements as well as gates and a roof on the compactor area The 
design of this area does allow for a portion of the roof to remain open for ventilation. The will continue to work 
with staff to create a workable resolution in regards to the elevation, providing pedestrian amenities and finalize 
a workable solution that will make everyone happy. They want the City to be happy with this expansion. 

Jack McCullough stated that they were going to take an existing facility that is non-conforming in some respects 
and make it better. Code does not require full conformance. They are consistently working with staff to make 
the project better. 

Kayren Kittrick, Community and Economic Development stated that most utilities were covered under the Short 
Plat. All the issues regarding storm drains etc have been worked out to the City's satisfaction. It is still subject 
to final review and permitting. 
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Parking lot lighting usually does not come under her control, at the time the Walmart 'Was originally built, flley 
were subj ect to the foot candles being at a level that was common throughout the City at that time. It mostly 
was a matter of a nice even distribution of light. A lighting plan should be provided, showing that the light is 
not going to wander off the property. There is some concern about excess lighting on the drainage swale on the 
west, that lighting should not be increased as it could interfere with the existing bioswale as well a'S the new one. 

The Examiner called for further testimony regarding this project. There was no one els.e wishing to speak, and 
no further comments from staff. The hearing closed at 10:56 am. 

FINDlNGS. CONCLUSIONS & RECOMMENDATION 

Having reviewed the record in this matter, the Examiner now makes and enters the following: 

FIl\TJJINGS: 

1. The applicant, Jeff Chambers for P ACLA-l\lD, filed a request for a Site Plan approval. 

2. The yellow file coni:aining the staff report, the State Environmental Policy Act (SEPA) documentation 
and other pertinent materials was entered into the record as Exhibit # 1. 

3. The Environmental Review Committee (ERC), the City's responsible official issued a Determination of 
Non-Signific~ce - Mitigated (DNS-M). 

4. The subject proposal was reviewed by all departments with an. interest in the matter. 

5. There was no opposition from the public regarding the subject proposal. 

6. The subject site is located at 743 Rainier Avenue South.. The subject site includes the existing Walmart 
store and parking area as weIl as the former Billy McHale's building and parking area. The site does 
not include other buildings or parking areas to the north, south and east that includes the Columbia Bank 
and Jimmy Mac's. 

7. The map element of the Comprehensive Plan designates the area in which the subject site is located as 
suitable for the development of commercial corridor uses and employment area valley use, but does not 
mandate such development without consideration of other policies of the Plan. 

8. The subject site is currently zoned CA (Commercial Arterial) and IM (Medium Industrial). The vast 
majority of the subject site is zoned for commercial uses with the most westerly portion of the site 
limited to 1M uses. The subject site is also governed by the Urban Design District D guidelines. 

9. The subject site was annexed to the City with the adoption of Ordinance 1745 enacted in February 1959. 

10. The underlying ownership has submitted a short plat to separate the existing and future Walmart areas 
from surrounding properties. That short plat has been approved but not recorded. 

11. The subject site is approximately 594,553 square feet or 13.6 acres. 

12. The subject site is essentially leveL 
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13. The subject site contains 99 significant trees. Code requires 10% of the trees be retained. The applicant 
proposes removill.g 5 coniferous trees and 10 deciduous trees or 15 trees ill. totaL The trees that would 
be removed are in the expansion areas north and east of the main building. Additional landscaping is 
proposed (see below). 

14. Access to the subject site will be unchanged. 

15. The applicant proposes remodeling and expanding the existing Walmart complex. The existing 
complex contains approximately 134,352 square feet ofretail space along with 9,000 square feet in its 
garden center. The applicant proposes adding 16,000 square feetto the store and reducing its garden 
space to 5,000 square feet. The expansion will occur in five areas. There will be two expansion areas 
along the eastern or front facade near the main entrance and near the southeast corner of the front 
facade. The other additions will be a large area along the north facade near its northeast corner and two 
smaller additions near the northwest comer of the building. The applicant also proposes adding 127 
additional parking stalls to its complement of 618 stalls for a total of 745 stalls. 

16. The applicant proposes changes to its front or eastern facade to provide more visual interest. The 
applicant will remodel the inside of the store as part of its proposed expansion and modification. There 
will be two entrances into the store from the east. The two entrances will generally divide access to the 
general merchandize areas and the grocery areas of the store. The entrances will be defined by parapet 
roaflines that curve in wing-like facades with clerestory windows on either side of a larger curving 
central entrance wall with. a focal point niche containing a larger tree alcove. These vestibule areas 
would contain seating and trash cans. The roofline will rise to approximately 32 feet 4 inches. 

17. The applicant will be redeveloping the garden area to contain more retail space. The new garden center 
will be located along the northern end of the eastern facade. The roofline along the north will be 21 feet 
4 inches matching the existing rooiline or that facade's tallest extreme. 

18. The applicant requested and was granted a modification to allow a smaller than required refuse and 
recycling area due to its proposed use of an efficient, high volume compactor unit These units have 
been demonstrated to handle waste/recycling materials in other locations. The unit will be located in an 
area away from public areas of the subject site. The screening details were not submitted for this aspect 
of the proposal. 

19. The facade treatment includes additional modulations, the changes in the height of elements along 
, eastern roofline as well as a mix. of facade materials: Lighting is also proposed to add to visual interest 

around the prominent facades. Staff recommended additional elements be added to enhance the 
appearance and feel of the building for pedestrians on the subject site. In addition, staff wanted the 
applicant to submit materials boards to verify the quality and appearance features of the exterior 
treatments. 

20. The CA Zone requires a maximum front yard setback of 15 feet in order to locate structures closer to the 
street and reduce the visual impact of parking along thoroughfares. The proposed expansion would not 
comply with this requirement providing a setback of approximately 555 feet from Hardie-Rainier. Staff 
found that since the expansion encompasses a small portion of the proposed existing complex it does not 
trigger a need to conform to the newer, current standards. The setbacks on the north, west and south are 
respectively 150 feet, 65 feet and 15 feet. Yard coverage of 65 percent is permitted whereas the 
proposed coverage is 25.3 percent meeting code requirements. The proposed maximum height of 32 
feet 4 inches meets the height limit ofllie CA Zone's 50 feet. 
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21. As noted, the applicant will be increasing the number of parking stalls, mainly in the northern portion of 
the site in the area where Billy McHale's was located. Code permits a range of parking and the 
proposed use's range would be between 601 stalls to 751 stalls. The applicant proposes just under the 
top range of 745 stalls. The applicant's review of parking on site demonstrates the need for the larger 
complement of parking. 

22. Code requires 26,075 square feet of landscaping for the 745 stall parking lots. The applicant proposes 
65,690 square feet or approximately 40,000 square feet of additional landscaping than required. The 
newparldng areas will comply with code as to the amount and spacing of interior landscaping. The 
older parking areas will have enlarged landscape pads but will take advantage of the existing conditions 
to maintain landscape spacing in parking aisles. The applicant suggested that attempting to modify the 
existing configuration would eliminate many of the larger, mature trees located in the parking areas. 
Perimeter landscaping already meets code and contains some of the larger, mature trees. These 
landscape areas will be enlarged although they are limited to ingress and egress areas, the perimeter of 
the site is dominated by third party properties, not part of the subject site or expansion plans. 

23. The development will increase traffic approximately 600 trips per day. The ERC imposed a mitigation 
fee to help offset the impacts ?fthose additional trips. 

24. The uses surroundIDg the subject site are restaurants, a bank, tire store, retail pad and car dealership. 
Staff l}oted that the proposed use has been and will continue to be compatible with these various uses. 

25. Storm water will be handled by providing for an additional bio-swale to treat surface parking lot runoff. 
The proposal does comply with the impervious surface requirements of Code. There was concern that 
lighting might affect the functioning of the bioswaIes. . 

26. As noted, the subject site straddles two zoning districts and two comprehensive plan use areas but the 
vast majority of the subject site is governed by the CA Zone and the Commercial Corridor policies. 
Staff determined as a practical matter that the majority zoning, CA, and use designations, Commercial 
Corridor, should be applied. 

27. The existing parking areas are currently served by light standards that are approximately 40 feet tall. 
Code currently restricts lighting standards to not more than 25 feet in height. The applicant has 
proposed matching the existing pole height. The applicant noted that the taller lights provide better 
overall lighting. Any change to light standards should be done by code amendment. There is nothing 
critical or unique to justify deviation from the adopted standards. Those standards apply to all 
development and if they are madequate then they would be inadequate for all development. While the 
expanded parking area will be part of the existing complex, the more aesthetically pleasing shorter poles 
should prevai1 as it would require strict observation for someone to notice the asymmetry of pole heights 
throughout the complex. 

28. The following Table contains staffs analysis of the proposal's compliance with the Design District D 
Guidelines: 

oj RevieW of Compliance to District 'D'Design Guidelines; 

The site is located within Design District 'D'. The proposed project must meet the intent of the Design 
Regulations where the regulations are applicable. As demonstrated in the table below the proposal 
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meets the intent of the Design Regulations on the basis of individual merit if alf conditions of approval 
are met. 

A. SITE DESIGN AND BUILDING LOCATION: 

Intent: To ensure that buildings are located in relation to streets and other buildings so that the Vision of the 
City of Renton can be realized for a high-density urban environment; so that businesses enjoy visibifity from 
public rights-of-way; and to encourage pedestrian activity throughout the district. 

1. Site Design and Street Pattern: 

Intent: To ensure that the City of Renton Vision can be realized within the Urban Center Distric'"..s; plan districts 
that are organized for efficiency while maintaining'flexibility for future development at high urban densities and 
intensities of use; create and maintain a safe, convenient network of streets of varying dimensions for vehicle 
drculation; and provide service to businesses. 

N/A 
Minimum Standard: Provide a network of public and/or private local streets in addition to. 
public arterials. 
Minimum Standard: Maintain a hierarchy of streets to provide organized circulation that 

N/A promotes use by multiple transportation modes and to avoid overburdening the road~ay 
system. The hierarchy shall consist of (from greatest in size to smallest): 

(a) High Visibility Street. A highly visible arterial street that warrants special design 
tr.eatment to improve Its appearance and maintain its transportation function. 
(b) Arterial Street. A street classified as a principal arterial on the City's Arterial Street Plan. 
(c) Pedestrlan-oriented Streets. Streets that are intended to feature a concentration of 
pedestrian activity. Such streets feature slow moving traffic, narrow travel lanes, on-street 
parking, and wide sidewalks. 
(d) Intemal or local roads (public or private). 

2. Building Location and Orientation: 
. 

Intent: To ensure visibility of businesses; establish active, lively uses along sidewalks and pedestrian pathways; 
organize -buildings in such a way that pedestrian use of the district is facilitated; encourage siting of structures 
so that natural light and solar access are available to other structures and open space; enhance the visual 
character and definition of streets within the district; provide an appropriate transition between buildings, 
parking areas, and other land uses and the street; and increase privacy for. residential uses located near the 
street. 

v" Minimum Standard: Orient buildings to the street with clear connections to the sidewalk. 

v" Minimum Standard: The front entry of a building shall not be oriented to a drive aisle, but 
instead a public or private street or landscaped pedestrian-only courtyard. 

3. Building Entries: 
Intent: To make building entrances convenient to [ocate and easy to access, and ensure that building entries 
further the pedestrian nature of the fronting sidewalk and the urban character of the district. 

Minimum Standard: A primary entrance of each building shall be located on the facade facing 
v" a street, shall be prominent, visible from the street, connected by a walkway to the public 

sidewalk, and include human-scale elements. 
Minimum Standard: Multiple buildings on the same site shall provide a continuous network 

N/A of pedestrian paths and open spaces that incorporate landscaping to provide a directed view 
to building entries. 

N/A 
Minimum Standard: Ground floor units shall be directly accessible from the street or an open 
space such as a courtyard or garden that is accessible from the street. 

v" Minimum Standard: Secondary access (not fronting on a street) shall have weather protection 
at least 4-1/2 feet wide over the entrance or other similar indicator of access. 

v" Minimum Standard: Pedestrian acr:ess shall be provided to the building from property edges, 
adjacent lots, abutting street intersections, crosswalks, and transit stops. 

4. Trahsition to Surrounding Development: 
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Intent: To shape redevelopment projects so that the character and value of Renton's /ong-established, existing 
neighborhoods are preserved. 

Minimum Standard: Careful siting and design treatment are necessary to achieve a 

,/ compatible transition where new buildings differ from surrounding development in terms of 
building height, bulk and scale. At least one of the following design elements shall be 
considered to promote a transition to surrounding uses: 

a. Setbacks at the side or rear of a building may be increased by the Reviewing Official in 
order to reduce the bulk and scale of larger buildings and so that sunlight reaches adjacent 
yards; 
b. Building proportions, including step-backs on upper levels; 
c. Building articulation to divide a larger architectural element into smaller increments; or 
d. Roof lines, roof pitches, and roof shapes designed to reduce apparent bulk and transition 
with existing development. 

5. Service Element Location and Design: 
Intent': To reduce the potential negative impacts of service elements (i.e., waste receptacles, loading docks) by 
locating service and loading areas away from high-volume pedestrian areas, and screening them from view in 
high visibility areas. 

Minimum Standard: Service elements shall be located and desigrJed to minimize the imgacts 

./ on the gedestrian environment and adiacent uses. Service elements shall be concentrated 
and located where they: are accessible to service vehicles and conVenient for tenant use (see 
illustration R~C 4-3-100E7el. 
Minimum Standard: Garbage, recye/ing collection, and utility areas shan be enclosed, 
consistent with RMC 4-4-090, Refuse and Recydables Standards, and RMC 4-4-095, Screening 

Not Compliant 
and Storage Height/Location Umitations. 
Staff Comment: Eievations for the refuse and recycle enclosure were not provided with the site 
plan application. Staff has recommended as a condition of approval the applicant submit 
elevations for the refuse and recyclable endosure. 
Minimum Standard: In addition to standard enclosure reguirements, ggrbage, re~cling 

Not Compliant 
collection, and utility areas shall be enclosed on all sides, includi!1l~: the roof and screened 
around their Qerimeter by a wall orfence and have self-closing doors. 
Staff Comment: See comments above. 

Not Compliant 
Minimum Standard: The use of chain link, plastic, or wire fencing is prohibited. 
Staff Comment: See comments above. 
Minimum Standard: If the service area is adjacent to a street~ pathway, or pedestrian-

,/ oriented space, a landscaped planting strip, minimum 3 feet wide, shall be located on 3 sides 
of such facility. 

6. Gateways: Not Applicable 

B. PARKING AND VEHICULAR ACCESS: 
Intent: To provide safe, convenient access to the Urban Center and the Center Village; incorporate various 
modes of transportation, including public mass transit, in order to reduce traffic volumes and other impacts 
from vehicles; ensure sufficient parking is provided, while encouraging creativity in reducing the impacts of 
parking areas; allow an active pedestrian environment by maintaining contiguous street frontages, without 
parking tot siting along sidewalks and building facades; minimize the visual impact of parking fots; and use 
access streets and parking to maintain an urban edge to the district. 

1. Location of Parking: 
Intent: To maintain active pedestrian environments along streets by placing parking lots primarily in back of 
buildings. 

Minimum Standard: No surface parking shall be located between a building and the front 
Not Compliant property line or the building and side property line on the street side of a corner lot. 

Staff Comment: The bulk of the parking is existing and located in between the retaff store and 
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Rainier Ave S/SR 167. The applicant is proposing to add a total of 127 additional parking stalls 
of which most would be located to the north of the proposed expansion area and existing 
parking lot. The parking areas could have negative impacts on the pedestrian ~nvironment 
and the abutting properties without adequate landscape buffers. The applicant is proposing a 
substantial amaunt of interior parking lot landscaping in order to minimize ta the visual 
impact in addition to increases in the width of landscape buffers on the perimeter of the site. 
Specifically perimeter landscaping along Rainier Ave S/SR 167 is proposed at a width of 
approximately 55 feet and SW fh St would have a landscape strip width of approximately 20 
feet. The applicant's proposal is successful in meeting the intent of the design standard to 
minimize the visual impact of the parking located between the building and the street. 

2. Design of Surface Parking: 
Intent: To ensure safety of users of parking areas, convenience to businesses, and reduce the impact of parking 

lots wherever possible. 
Minimum Standard: Parking lot lighting shall not spill onto adjacent or abutting properties. 
Staff Comment: A lighting plan was not submitted as part. of the application materials, 

Not Compliant 
therefore staff could not verify . whether or not there would be light spillover onto adjacent 
properties. Staff has recommended, as a condition of approval, the applicant submit a site 
lighting plan to be reviewed and approved by the Current Planning Project Manager prior to 
construction or building permit approval. 

../ Minimum Standard: All surface (!ari<ing lots shall be landscaoed to reduce their visual imoact 
(see RMC 4-4-080F7, LandscaQe Reguirements). 

3. Structured Parking Garages: Not'Applicable 

C. PEDESTRtAN ENVIRONMENT: 
Intent: To enhance the urban character of development in the Urban Center and the Center Village by creating 
pedestrian networks and by providing strong links from streets and drives to building entrances; make the 
pedestrian environment safer and more convenient, comfortable, and pleasant to walk between businesses, on 
sidewalks, to and from access points, and through parking lotsj and promote the use of multi-modal and public 
transport!3tion systems in order to reduce other vehicular traffic. 

1. Pathways through Parking Lots: 
Intent: To provide safe and attractive pedestrian connections to buildings, parking garages, and parking lots. 

../ Minimum Standard: Clearly delineated pedestrian pathways and/or private streets shall be 
provided throughout parking areas. 

./' Minimum Standard: Within parking areas, pedestrian pathways shall be provided 
perpendicular to the applicable building facade, at a maximum distance of 150 feet apart. 

z. Pedestrian Circulation: 
Intent: To create a network of linkages for pedestrians to improve safety and convenience and enhance the 
pedestrian environment. 

./' Minimum Standard: Developments shall include an integrated pedestrian circulation system 
that connects buildings, open space, and parking areas with the adjacent street sidewalk 
system and adjacent properties. 

./' Minimum Standard: Sidewalks located between buiIdi'ngs and streets shall be raised above 
the level of vehicular travel. 

../ Minimum Standard: Pedestrian pathways within parking lots or parking modules shaH be 
differentiated by material or texture from adjacent paving materials . 

./ Minimum Standard: Sidewalks and pathways along the facades of buildings shall be of 
sufficient width to accommodate anticipated numbers of users. Specifically: 

N/A (a) Sidewalks and pathways along the fclcades of mixed use and retail buildings 100 or more 
feet in width (measured along the facade) shaH provide sidewalks at least 12 feet in width. 
The walkway shall indude an 8 fDot minimum unobstructed walking surface and street 
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trees (see illustration, subsection RMC-4-3-100.G4d) . 
../ (b) To increase business visibility and accessibility, breaks in the tree coverage adjacent to 

major building entries shall be allowed . 
../ (c} For all other interior pathways, the proposed walkway shall be of sufficient width to 

accommodate the anticipated number of users . ., Minimum Standard: locate pathways with clear sight lines to increase safety. Landscaping 
shall not obstruct visibility of walkway or sight lines to building entries . ., Minimum Standard: All pedestrian walkways shall provide an all-weather walking surface 
unless the applicant can demonstrate that the proposed surface is appropriate for the 
anticipated number of users and complementary to the design of the development. 

3. Pedestrian Amenities: 
Intent: To create attractive spaces that unify the building and street environments and are inviting and 
comfortable for pedestriansi and provide publicly accessible areas that function for a variety of activities, at all 
times of the year, and under typical seasonal weather conditions. 

-/' Minimum Standard: provide pedestrian overhead weather protection in the form of awnings, 
marquees, canopies, or building overhangs. These elements shall be a minimum of 4-1/2 feet 
wide along at least 75 percent of the length of the building facade, a maximum height of 15 
feet above the ground elevation, and no lower than 8 feet above ground level. 

.." Minimum Standard: Site furniture provided in public spaces shall be made of durable, vandal-
and weat/ler-resistant materials that do not retain rainwater and can be reasonably 
maintained over an extended period of time. 

-/' Minimum Standard: Site furniture and amenities shall not impede or block pedestrian access 
to public spaces or building entrances. 

D. LANDSCAPING/RECREATION AREAS/COMMON OPEN SPACE: 
Intent: To provide visual relief in areas of expansive paving or structures; define logical areas of pedestrian and 
vehicular circulation; and add to the aesthetic enjoyment of the area by the community. To have areas suitable 
for both passive and active recreation by residents, workers, and viSitors; provide these areas in sufficient 
amounts and in safe and convenient locations; and provide the opportunity for community gathering in places 
centrally located and designed to encourage such activity. 
1. Landscaping: 
Intent: landscaping is intended to reinforce the architecture or concept of the area; provide visual and climatic 
relief in areas of expansive paving or structures; channelize and define logical areas of pedestrian and vehicular 
circulation; and add to the aesthetic enjoyment of the area by the community. 

-/' Minimum Standard: All oervious areas shal1 be landscaoed (see RMC 4-4-070 LandscapjnJ;!), 
.." Minimum Standard: Street trees are required and shall be located between the curb edge 

and building, as determined by the City of Renton. 
N/A Minimum Standard: On designated pedestrian-oriented streets, street trees shaU be installed 

with tree grates. For all other streets, street tree treatment shall be as det~rmined by the City 
of Renton {see illustration, subsection RMC 4-3-100.H3a) . 

./ Minimum Standard: The proposed landscaping shall be conSistent with the design intent and 
program of the building, the site, and use . 

./ Minimum Standard: The landscape plan shall demonstrate how the proposed landscaping, 
through the use of plant material and nonvegetative elements, reinforces the architecture or 
concept of the development. 

.." Minimum Standard: Surface Harking areas shall be screened by landscaQing in order to 
reduce views of !;larked cars from str~ets {see RMC 4-4-080F7, LandsC8ge Regujrem~ntsl. 
Such land:!caging shall be at I~ast 10 feet in width as measured from the sidewalk {see 
illustration, subsection RMC 4-3-100.H3bl . 

./ Minimum Standard: Trees at an average minimum rate of on~ tree per 30 lineal feet of street 
frontage. Permitted tree species are those that reach a mature height of at least 35 feet. 
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Minimum height or caliper at planting shall be eight feet or two inch caliper (as measured four 
feet from the-top of the root ball) respectively. 

-I' Minimum Standard: Shrubs at the minimum rate of one per 20 square feet af landscaped 
area. Shrubs shall be at least 12 inches tall at planting and have a mature height between 
three and fourfeet. 

-I' Minimum Standard: Ground cover shall be planted in sufficient quantities to provide at least 
90 percent coverage of the landscaped area within three years of ins taU at ion. 

Not Compliant Minimum Standard: The applicant shall provide a maintenance assurance device, prior to 
occupancy, for a period of not less than three years and in sufficient amount to ensure 
required landscape standards have been met by the third year following installation. 
Staff Comment: Staff recommends, as a condition of approval, the applicant submit a 
landscape maintenance surety device jar a periad oj no less than three years in sufficien~ 
amount as determined by the Current Planning Project Manager prior to temporory occupancy 
permit. 

./' Minimum Standard: Surface parking with mor,e than 14 stalls shall be landscaped as follows: 
(1) Required Amount: 

Total Number of Spaces Minimum Required I.andscape Area * 
15 to SO 15 square feet/parking space 

51 to 99 25 square feet/parking space 

100 or more 35 square feet/parking space 

./' (2) Provide trees, shrubs, and ground cover in the required interior parking lot landscape 
areas. 

Not Compliant (3) Plant at least one tree for every six parking spaces. Permitted tree·species are those that 
reach a mature height of at least 35 feet. Minimum height or caliper at planting shall be 
eight feet or two inch caliper (as measured four feet from the top of the root ball) 
respectively. 

Staff Comment: The applicant is proposing to retain most of the trees on site in order to 
maintain the mature tree cover. As a result of the preservation of the mature vegetation the 
existing location and spacing of landscape islands had to be maintained. Therefore the 
landscape spacing, which does not comply w!th the design requirements of the code, could not 
be brought into conformity. However; as the situation is existing a modification is not 
necessary. All new parking areas would comply with the minimum standard for tree spacing . 

./' (4) Up to 50 percent of shrubs may be deciduous . 
./' (5) Select and plant ground cover so as to provide 90 percent coverage within three years of 

planting; provided, that mulch is applied until plant coverage is complete . 
./' (6) Do not locate a parking stall more than 50 feet from a landscape area . 
./' Minimum Standard: Regular maintenance shall be provided to ensure that plant materials are 

kept healthy and that dead or dying plant materials are replaced. 
Not Compliant Minimum Standard: Underground, automatic irrigation systems a re required in all landscape 

areas. 
Staff Comment: An irrigation plan was not submitted as part of the application. Therefore staff 
recommends, as a condition of approval, the applicant submit an irrigation pIon to and be 
approved by the Current Planning Project Manager prior to construction or building permit 
approval. 

2.. Recreation Areas and Common Open Space: Not Applicable 

E. BUILDING ARCHITECTURAL DESIGN: 
Intent: To encourage building deSign that is unique and urban in character, comfortable on a human scale, and 
uses appropriate building materials that are suitable for the Pacific Northwest climate. To discourage franchise 
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retail architecture. 

1. Building Character and Massing: 
Intent: To ensure that buildings are hot bland and visually appear to be at a human scale; and ensure that all 
sides of a building, that can be seen by the public, are visually interesting. 
Not Compliant Minimum Standard: AI! building facades shall include modulation or artiCUlation at intervals 

of no more than forty feet (40'). 
Staff Comment: The proposal does not include alterations to the blanks waifs located on the 
southern and westernjacades. Therefore, the applicant would not be required to comply with 
the modulation requirements for the southern and western facades. The two street-facing 
elevations, the north and eastern facades, are proposed to be expanded and enhanced with 
architectural elements; however these facades would also not comply with the minimum 
modulation requirement. The- applicant is proposing two BO-foot vestibules along the 
approximate 500100t eastern fa~ade which creates horizontal modulation at spacing which 
exceeds the 40-foot intervals. However, extending parapets, clerestories, cOl1Opies, 
ornamental lighting and Q large planter box with an iconic tree have been provided in order to 
distinguish the two building entrances as well as to break up the monotony of the large 
fa~ade. Based on the limitations of aftering the eXisting structure in addition to the many 
architectural features provided staff has found that the applIcant has achieved visual interest 
along the eastern fafade thereby meeting the intent afthe code. Alternatively, the sw ~ St 
facing fafade has not provided adequate visual interest. The northern fafode includes the use 
of three pilaster elements similar to that which is used to wrap around the Garden Center. 
While the proposed architectural elements add visual interest- which break up the wall plane, 
there are additional elements that could be added or used to replace the pilaster elements 
which would reduce the apparent size of the facade. Therefore staff recommends, as a 
condition of approval, that the applicant submit revised elevations, for the northern far;ade, 
that depict alternative methods to mass and treat the proposed facade. Revised elevations 
shall be submitted to and approved by the Current Planning Project Manager prior to building 
permit approval. 

2. Ground-Level Details: 
Intent: To ensure that buildings are visually interesting and reinforce the intended human-scale character of the 
pedestrian environment; and ensure that all sides of a building within near or distant public view have visual 
interest. 
Not Compliant 

Not Compliant 

Minimum Standard: Untreated blank walls visible from public streets, sidewalks, or interior 
pedestrian pathways are prohibited. A wall (including building facades and retaining walls) is 
considered a blank wall if: 

(a) It is a ground floor wall or portion of a ground floor wall over six feet in height, has a 
horizontal length greater than 15 feet, and does not include a winc!ow, door, building 
modulation or other architectural detailing; or 
(b) Any portion of a ground floor wall having a surface area of 400 square feet or greater 
and does not include a window, dOOf, building modulation or other architectural detailing. 

Staff Comment: See comments above. 
Minimum Standard: Where blank walls are required or unaVOidable, blank walls shall be 
treated with one or more of the following: 

(a) A planting bed at least five feet in width containing trees, shrubs, evergreen ground 
cover, or vines adjacent to the blank wall; 
(b) Trellis or other vine supports with evergreen climbing vines; 
(c) Architectural detailing such as reveals, contrasting materials, or other special detailing 
that meets the intent of this standard; 
(d) Artwork, such as bas-r.elief sculpture, mural, or similar; or 
(e) Seating area with special paving and seasonal planting. 

Staff Comment: See comments above. 
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,.I' Minimum Standard: Treatment of blank walls shall be proportional to the wall. 
-/ Minimum Standard: Provide human...scaled elements such as a lighting fixture, trellis, or other 

landscape feature along the facade's ground floor. 
Not Compliant Minimum Standard: Facades on designated pedestrian-oriented streets shall have at least 75 

percent of the linear frontage of the ground floor facade (as measured on a true elevation 
facing the designated pedestrian-oriented street) comprised of transparent windows and/or 
doors. 
Staff comment: The applicant has not provided glazing in the amount specified along the 
eastern iafade. However, the applicant has provided extending parapets, clerestOries, 
canopies, omamentailighting, pedestrian furniture and a large planter box with an iconic tree 
in order to break up the monotony of the Jarge fQ~ade and provide human scale °elements. 
Based on the limitations of altering the existing structure in addition to the many architectural 
features and pedestrian amenities provided staff has found that the applicant has achieved 
visual interest along the eastern. fafOde for the distant public. However, additianal elements 
could be included in the pedestrian plaza area, beneath the northern canopy that extends to 
south of the northern entrance, in order to reinforc~ the intended human-scale character of 
the pedestrian environment Staff recommends, as Q condition of approval, the applicant 
provide revised elevations for the eastern JafOde prior to building permit approval. The 
revised elevations shall include additional human scale elements in the pedestrian plaza are, 
beneath the northem canopy that extends to south of the northern entrance. The applicant is 
encouraged to include one or more of the following in order to achieve a human scale 
character. additional glazing, artwork and/or planting beds containing trees, shrubs, 
evergreen ground cover, or vines adjacent to the facaae. 
Minimum Standard: Other facade window requirements include the following: 

-/ (a) Building facades must have clear windows with visibility into and out of the building. 
However, screening may be applied to provide shade and energy efficiency. The minimum 
amount of light transmittance for windows shall be 50percent. 

-/ (b) Display windows shall be designed for frequent change of merchandise, rather than 
permanent displays. 

-/ (e) Where windows or storefronts occur, they must principally contain clear glazing. 
~ (dl linted and dark glass, highly reflective (mirror-type) glass and film are prohibited. 

3. Building Roof Unes: 
Intent: To ensure that roof forms provide distinctive profiles and interest consistent with an urban project and 
contribute to the visual continuity of the district. 

-/ Minimum Standard: Buildings shall use at least one of the following elements to create varied 
and interesting roof profiles: 

(a) Extended parapets; 
(b) Feature elements projecting above parapets; 
(c) Projected cornices; 
(d) Pitched or sloped roofs. 

-/ Minimum Standard: Locate and screen roof-mounted mechanical equipment so that the 
equipment is not visible within 150 feet of the structure when viewed from grounc! level . 

.". Minimum Standard: Screening features shall blend with the archit~ctura' char~cter of the 
buUdinl!. consistent with RMC 4-4-095E Roof-Top Eauioment. 

Not Compliant Minimum Standard: Match color of roof-mounted mechanical equipment to color of exposed 
portions of the roof to minimize visual impacts When equipment is visible from higher 
elevations. 
Staff Comment: Staff recommends, as a condition of approval, the applicant match the color 
of the roof-mounted mechanical equipment to the color of exposed portions of the roof. 

4. Building Materials: 
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Intent: To ensure high standards of quality and effective maintenance over time; encourage the use of materials 
that reduce the visual bulk of large buildings; and encourage the use of materials that add visual interest to the 
neighborhood. 
Not Compliant Minimum Standard: All sides of buildings visible from a street, pathway, parking area, or open 

space shaH be finished on all sides with the same building materials, detailing, and COIOf 

scheme, or if different, with materials of the same quality. 
staff Comment: It appears that all sides of the structure are finished using the same c%r 
scheme and materials. However, in order to ensure that quality materials are used staff 
recommends the applicant submit a material and colors board subject to the approval o/the 
Current Planning Project Manager prior to building permit approval. 

Not Compliant Minimum Standard: Materials, individually or in combination, shall have an attractiVe texture, 
pattern, and quality of detailing for all visible facades. 
Staff Comment: See comments above. 

Not Compliant Minimum Standard: Materials shall be durable, high quality, and reasonably maintained. 
Staff. Comment; See Condition above. 

Not Compliant Minimum Standard: Buildings shaH employ material variations such as colors, brick or metal 
banding, patterns, or textural changes. 
stotf.Comment: See comments above. 

F. SIGNAGE: 
Intent: To provide a means oficientifying and advertising businesses; provide directional assistance; encourage 
signs that are both clear and of appropriate scale for the project; encollrage quality signage that contributes to 
the character of the Urban Center and the Center Village; and create color and interest. 

N/A Minimum Standard: Signage shall be an integral part of the design approach to the building. 
N/A Minimum Standard: Corporate logos and signs shall be sized appropriately for their location. 

N/A Minimum Standard: Prohibited signs include; 
L Pole signs; 
ii. Roof signs; 
iii. Back-lit signs with letters or graphics on a plastic sheet (can signs or illuminated cabinet 
signs). Exceptions: Back-lit logo signs less than ten (10) square feet are permitted as are 
signs with only the individual letters back-lit. 

N/A Minimum Standard: In mixed use and multi-use buildings, signage shall be coordinated with 
the overall building design. 

N/A Minimum Standard: Freestanding ground-related monument signs, with the exception of 
primary entry Signs, shall be limited to five feet above finished grade, including support 
structure. All such signs shall include decorative landscaping (ground cover and/or shrubs) tD 

provide seasonal interest in the area surrounding the sign. Alternately, signage may 
incorporate stone, brick, or other decorative materials as approved by the Director. 

N/A Minimum Standard: Entry signs shall be limited to the name of the larger development. 

G. LIGHTING: 
Intent: To ensure safety and security; provide adequate lighting levels in pedestrian areas such as plazas, 
pedestrian walkways, parking areas, building entries, and other public places; and increase the visuaJ 
attractiveness of the area at all times of the day and night. 

Not Compliant Minimum Standard: Lighting shall conform to on-site exterior lighting regulations located in 
RMC 4-4-075, lighting, Exterior On-Site. 
Staff Comment: Staff has recommended, as a condition of Approval, the applicant be required 
to provide a lighting plan that adequately provides for public safety without casting excessive 
glare on adjacent properties at the time of building permit review. Pedestrian scale and 
downJighting shall be used in all cases to assure safe pedestrian and vehicular movement, 
unless alternative pedestrian scale Hghting has been approved administratively or is 
specifically fisted as exempt!rom provisions located in RMC 4-4-075 Lighting, Exterior On-Site. 
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Not Compliant Minimum Standard: Lighting shall be provided on-site to increase security, but shall not be 
allowed to directly project off-site. 
Stott. Comment: See comments above 

Not Compliant Minimum Standard: Pedestrian-scale lighting shall be provided, for both safety and" 
aesthetics, along all streets, at primary and secondary building entrances, at building facades, 
and at pedestrian-oriented spaces. 
Stott. Comment: See comments above 

CONCLUSIONS: 

1. The site plan ordinance provides a number of specific criteria far reviewing a site plan. Those criteria 
are generally represented in part by the fonowmg enumeration: 

a. Conformance with the Comprehensive Plan; 

b. Confannance with the Building and Zoning Codes; 

c. Mitigation of impacts on surrounding properties and uses; 

d. Mitigation of the impacts of the proposal on the subject site .itself; 

e. Conservation of p~operty values; 

f. Provision for safe and efficient vehicle and pedestrian circulation; 

'g. Provision of adequate light and air; 

h. Adequacy of public services to accommodate the proposed use; 

The proposed use satisfies these and other particulars of the ordinance. 

2. The proposal is appropriate given either the "employment area valley" or "commercial corridor" goals 
and policies of the Comprehensive Plan. The expansion of an existing retail operation could create new 
jobs and certainly help revitalize the commercial uses of the subject site. The use could also attract 
patrons to other businesses on this large commercial block. The new design features will also create a 
more aesthetic focal point in this area of the City. 

3. The existing use, a large "big box" establishment does not meet current code requirements fur the 
setback along its frontage street, the Hardie-Rainier complex. Only an incredibly large expansion or 
complete rebuild could move the front of the store to the street and parldng to the rear. The proposed 
approximately 16,000 square foot expansion cannot be expected to accomplish the maximum front yard 
setback of 15 feet. As a practical matter the tradeoff is allowing a reasonably well-designed expansion 
and revitalized store or probably permitting no change weighs in favor of the excessive setback. The 
building and expansion in its other particulars, height, other setbacks and lot coverage meets the Zoning 
Code. Similarly, the parldng lot landscaping standards would require a complete redesign of the 
parking area for what is a modest remodel. In addition, attempting to meet the newer standards would 
remove the larger, mature specimen trees. Compliance with Building and Fire codes will be dete.rmined 
when actual permits for construction are submitted. 

4. The two-story facade of the main complex is not substantially higher than the surrounding uses and the 
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large, somewhat landscaped parking areas provide wide separation permitting light and air to enter the 
site and surrounding sites. The extensive setback, while non-conforming as to the Zoning Code, 
actually helps the transition between a rather large big box store and its neighboring uses. The 
neighboring uses to the south, north and east work to ease the transition to the much larger background 
WaImart store. The new facade treatment with the curved parapets also soften the visua! lines oftbe 
store. Parking is the dominant feature and while the older landscape spacing does not meet code, the 
existing larger trees do help to soften the appearance and the parking islands will be enlarged and the 
newer parking will meet code. The expanded building will probably be a better neighbor than the 
existing more utilitarian store. Staff noted that while the site has an exceptional. amount of parking, the 
applicant has gone beyond code requirements to provide additional jnterior landscaping and perimeter 
landscaping to shield and buffer the parking lot. 

5. The new facade features, the new landscape feature at the front of the store and the new landscaping in 
the northern parking areas all help to mitigate impacts of the development on the site. As noted, parking 
is a dominant feature and frankly, it is hard to disguise the large surface parking areas. The applicant 
does propose approximately 4,000 square feet of landscaping in excess of the parking lot landscape 
requirements and over 65,000 square feet of overaI11andscaping. Pedestrian links through the site and 
to the surrounding sidewalks help mitigate some of the impacts and do allow pedestrians to circulate on 
the site and to and from the site. 

6. The redevelopment of the site should preserve or enhance overall property values_ 

7., Access to the subject site will not be changed. The additional parking, while obviously add:ing to the 
asphalt jungle, should also reduce the number of cars circling the lot lookfug for parking thereby cutting 
down air pollution and conflicts with pedestrians walking to and from parking stalJs. As indicated. 
pedestrian pathways and amenities near the front of the store have been enhanced. 

8. While the store has a large footprint, it is rather low-scale and therefore, adequate light and air should be 
available to adjoining uses that share the block with the applicant's use. 

9. The store is served by existing urban in:frastructure. The applicant will be providing additional 
stormwater treatment with an additional bioswale. 

10. Tn addition to the general site plan review criteria discussed above, there are District Guidelines that are 
applicable to the subject site. The staff analysis is contained above and except as noted or highlighted in 
.this discussion, that analysis and its conclusions are adopted by this decision. Staff has noted that ill 
most cases the applicant's modest expansion meets the guidelines and the minimum standards or has 
justified why their project may not precisely meet some of the standards. 

11. The applicant sought and received a modification for the refuse and recycling center and equipment and 
it appears that the proposed area and methods meet the objectives of the standards. The enclosure will 
have to meet the standards for contalnment and screening. 

12. As noted above, the 16,000 square feet of remodeled area cannot be expected to close the distance to the 
street to 15 feet Taking advantage of the building's existing placement in the overall block and its 
surrounding stores help achieve a reasonable proposal. Additional or larger landscape specimens should 
be used where smaller or stunted trees might exist. The additional or better landscaping can help fill in 
the large space between the street and actual store. 

13. The applicant did not submit appropriate lighting details with the exception ofpropos:ing light standards 
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that do not meet code specifications. There is no reason for the applicant to deviate from the existing 
standards limiting lighting poles to 25 feet. As discussed above, visitors to the site will more than likely 
not notice the difference in height and changes in zoning and standards should be applied unless there is 
an overriding reason not to be confo:rming. The limited' aesthetic of shorter poles in the new parking lot 
does not provide any justification. If the lighting standards that City has adopted are inadequate then 
that should be addressed in an amendment to code. The applicant shall comply with the newer 
standards. 

14. On the other hand, the loss of mature trees to redesign a compliant parking lot is not an adequate 
tradeoff. The applicant will be providing more parldng lot landscaping than required and will be 
'supplementing the existing landscaping on the limited perimeter areas of the site. The applicantwilI 
have to meet irrigation requirements for all landscaping. 

15. Staff noted that the facade could use more relief to br~ up the various facades of the building. 
Decorative treatment in the way of contrasting or complementary paints or ad,ditional molding trim or 
other architectural features including additional glazing or false windows shall be used to comply with 
the guidelines. 

16. In conclusion, while it might be ni~e to start again and comply with newer code prOVisions, the 
proposed expansion is modest overall and clearly enhances the existing building's appearance. The 
additional landscaping will also enhance the site. "Big Box" appears to invite "Big Parkinglt but as 
noted, additional parking cuts doWn on circulating cars and their attendant noise and pollution. Maybe 
the next remodel will include an elevated parlcing structure to reduce the sea of asphalt 

DECISION: 

The proposed site plan for the expansion js approved subject to the following conditions: 

L The applicant shall comply with the six mitigation measures issued as part of the Determination of Non­
Significance Mitigated., dated March 22, 2010. 

2, The applicant shall be required'to record the Short Plat reflecting the property's lot lines as depicted on 
Exhibit 2 prior to building permit approval As an alternative the applicant may submit a modification to the 
approved Site Plan which reflects the surveyed lot lines, at the time of building permit, as long as all 
development standards of the CA zone can be met. 

3. The applicant shan submit screening detail for the refuse and recyclable deposit area prior to building permit 
approval. Elevations shall include a roof, screening around the perimeter of the wall and have self-closing 
doors. Chain link, plastic ,?r wire fencing is prohibited. 

4. The applicant shall be required to provide a lighting plan that will adequately provide for public safety 
without casting excessive glare on adjacent properties at the time of building permit review. Pedestrian 
scale and downlighting shall be used in all cases to assure safe pedestrian and vehicular movement, unless 
altemative pedestrian scale lighting has been approved administratively or is specifically listed as exempt 
from provisions located in RMC 4-4-075 Lighting, Exterior On-Site. The applicant shall comply with the 
newer standards including 25-foot height limitations. 

5. The applicant shall submit a landscape maintenance surety device fOT a period of .no less than three years in 
sufficient amount as determined by the Current Planning Project Manager prior to temporary occupancy 
permit. 
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6. The applicant shaH submit an irrigation plan to and be approved by the Current Planning Project Manager 
prior to construction or building permit approval. 

7. The applicant shall submit revised elevations, for the northern fa9ade, which depict alternative methods to 
mass and treat the proposed facade. Revised elevations shall be submitted to and approved by the Current 
Planning Project Manager prior to building permit approval. 

8. The applicant shall provide revised elevations for the eastern fac;ade prior to building permit approval 
subject to the approval of the Current Planning Project Manager. The revised elevations shall include 
additional human scale elements in the pedestrian plaza area, beneath the northern canopy that extends to 
south of the northern entrance. Decorative treatment in the way of contrasting or complementary paints or 
additional molding trim. or other architectural features including additional glazing or false windows shall be 
used to comply with the guidelines. 

9. The applicant shall match the color of the roof-mounted mechanical equipment to the color of exposed 
portions of the roof. 

10. The applicant shall submit a materials and 'color board subject to the approval of the Current Planning 
Project Manager prior to building permit approval. 

11. Additional or larger landscape specimens should be use where smaller or stunted trees might exist. 

ORDERED THIS 13th day of May 2010. 

TRANSMITTED TBIS 13th day of May 2010 to the parties of record: 

Rocale Timmons 
Community & Economic Dev 
City of Renton 

Jack McCullough 
McCullough & Hill 
701 5th Avenue, Ste. 7220 
Seattle. WA 98104 

Peter Bonnell 
Bonnell Family LLC 
10047 Main Street, 8te. 509 
Bellevue, W A 98004 

Huy Tran, Asst Manager 
WaImart #2516 
743 Rainier Ave S 
Renton, WA 98057 

Kayren Kittrick 
Community & Economic Dev 
City of Renton 

Jeff Chambers 
PACLAND 
1505 Westland Ave N, Ste, 305 
Seattle, WA 98109 

Jeremy Smith, Manager 
Walmart #2516 
743 Rainier Ave S 
Renton, WA 98057 

Sophom Chan, Assistant 
Walmart#2516 
743 Rainier Ave S 
Renton, WA 98057 
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Usunobun Osagie, 
Larry D. Craighead Architects 
211 N Record Street, Ste. 222 
Dallas, IX 75202 

Sharon Ajibade. Asst. Manager 
Walmart #2516 
743 Rainier Ave S 
Renton, WA 98057 

Anapogi Toleafoa" 1CS Loader 
Walmart#2516 
743 Rainier Ave S 
Renton, W A 98057 
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Tilesa L. Swehla, Mgr. Foods 
Walmart #2516 

Traffaney Black, Mgr. Electronics 
Walmart#2516 

Brandi Ransen, Mgr. Automotive 
Walmart #2516 

743 Rainier Ave S 
Renton, WA 98057 

Sierra Schavrien, rcs Asssociate 
Walmart #2516 
743 Rainier Ave S 
Renton, WA 98057 

Nancy Chase, Dept Manager 
Walmart #2516 
743 Rainier Ave S 
Renton, W A 98057 

Cheryl Harrelson 
Walmart #2516 
743 Rainier Ave S 
Renton, WA 98057 

743 Rainier Ave S 
Renton, WA 98057 

Mark Goodman 
Walmart #2516 
743 Rainier Ave S 
Renton, WA 98057 

William Carey,lr. Safety Team Ld. 
Walmart #2516 
743 Rainier Ave S 
Renton, W A 98057 

Josh Smith, Mgr .. PetslChemIPaper 
Walmart #2516 
743 Rainier Ave S 
Renton, W A 98057 

743 Rainier Ave S 
Renton, W A 98057 

Tauasi Paaga, BR 
WaImart#2516 

-743 Rainier Ave S 
Renton, W A 98057 

Francis Canapi 
Walmart #2516 
743 Rainier Ave S 
Renton, WA 98057 

Levan, Dept. Mgr. 
Walmart #2516 
743" Rainier Ave S 
Renton, WA 98057 

Josie Merveus, Dept. Mgr. 
Walmart#2516 

Abram Sparrow, De¢. Mgr 
Walmart #2516 

Valerie Reyes, res Lead Supv. 2nd Shift 

Walmart #2516 
743 Rainier Ave S 
Renton, W A 98057 

743 Rainier Ave S 743 Rainier Ave S 
Renton, WA 98057 Remon, WA 98057 

Irish Joy E. Layador, Bnt. Supv. 
Walmart #2516 
743 Rainier Ave S 
Renton, WA 98057 

TRil.NSMlTIED THIS 13th day of May 201 0 to the following: 

Mayor Denis Law 
Jay Covington, Chief Administrative Officer 
Julia Medzegian, Council Liaison 
Gregg Zimmerman, PBPW Adm.ipistrator 
Alex Pietsch, Economic Development 
Jennifer Henning, Development Services 
Stacy Tucker, Development Services 
Marty Wine, Assistant CAO 

Dave Pargas, Fire 
Larry Meckling, Building Official 
Planning Commission 
Transportation Division 
Utilities Division 
Neil Watts, Development Services 
Janet Conklin, Development Services 
Renton Reporter 

Pursuant to Title IV, Chapter 8, Section IOOGofthe City's Code, request for reconsideration must be filed in 
writing on or before 5:00 p.m., May 27. 2010. Any aggrieved person feeling that the decision of the Examiner 
is ambiguous or based on erroneous procedure, errors oflaw or fact, error mjudgment, or the discovery of new 
evidence which could not be reasonably available at the prior hearing may make a written request for a review 
by the Exammer vvithin fourteen (14) days from the date of the Examiner's decision. This request shall set forth 
the specific ambiguities or errors discovered by such appellant, and the Examiner may, after review of the 
record, take further action as he deems proper._ 

CP 1005 
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An appeal to the City Council is governed by Title IV, Chapter 8, Section 110, which requires that such appeal 
be filed with the City Clerk, accompanying a filing fee of $250.00 and meeting other specified requirements. 
Copies of this ordinance are available for inspection or purchase.in the Finance DePartment, first floor of City 
Hall. An appeal mnst be filed in writing on or before 5:00 p.m., May 27, 2010. 

If the Examiner's Recommendation or Decision contains the requirement for Restrictive Covenants, the 
execnted Covenants will be required prior to approval bv City Council or final processing of the file. You 
may contact this office for information on formatting covenants. 

The Appearance of Fairness Doctrine provides that no ex parte (private one-an-one) communications may occur 
concerning peudlng land use decisiop.s. This means that parties to a land use decision may not communicate in 
private with any decision-maker concerning the proposal Decision-makers in the land use process include both 
the Hearing Examiner and members of the City Council. . 

All communications concerning the proposal must be made in pUblic. This public communication permits all 
interested parties to know the contents of the communication and would allow them to openly rebut the 
evidence. Any violation of this doctrine would resUlt in the invalidation of the request by the Court. 

The Doctrine applies not only to the initial public hearing but to all Requests for Reconsideration as well as 
Appeals to the City Council. 

Site Area: 594,553 SF {13.6 ac} Total Building Area GSF: 
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,c:rTY'OF'RENTON" . '" '.' . " 
DEP.ARTMENi:'OFC6MM~NrY~~~~~9roiIC'DEV~~~~PM;~rfr - p~.~~NiN~ D,IYISION" 

. -AF.FIDAVITOF SERVICE:SY.:MAII!ING . ' " '.,' .,'., 
" ~.' . ;-" ", .~. " '"' ... '.... -, .. -,_. . . , ',. . ~ .~~ -, .' ... ' 

On the 20th day of April, 2010, 1 deposited in the mails of the United States, a sealed envelope containing 
Preliminary Report to the Hearing Examiner documents. This information was sent to: 

.' -, '. "O',l' 

Jeff Chambers Contact 

Peter Bonnell- Bonnell Family, lLC Owner/Applicant 

Parties of Record See Attached 

(Signature of Sender): '--""4ttw=~;;"':'::=b_m ___ ~-=--=--,,--=-::..=. _________ ---..s: 

STATE OF WASHINGTON -7 
} 55 

COUNTY OF KING ) 

';' -." '" 

Dated: Afk~ 20 ;? ol D 
) Notary pdblic in and for the State of Washington 

Notary (Print): ____ t:..;.+_, _A...::._~G:::-:..:rcJ:,=' -:;:-ef::.-___________ _ 

My appointment expires: J.. ;;:z, a I::? 
t-' "''3 LAo + -, ) ;;2. 0 1-...) 
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. ' .. <The:~eC9hd 'issue raised in 'therequ.esffaueconsi~·eratiglJwas~hettierthe proposaFmeets the'··· ..•.... 
, < criter;ia :cif R~ntc)n's Cod'ei;, This. portion :of therequ~stc~n be diVided intotW9~U~:cateigdries,., ,,' .. 

·one: Whether theprQPosal r.rieet~ th~'DesignDistri(;iD guid~lines? Two: Whethertheprbposal.' 
. ;," .'.. ' w~san impropef~xpan~jprfof !'lle,gal non-c0nformipgus~?Ihe.an~wers to bQth que$hcin~~re'. 

gqverned by the language of the Design Djstrict Overlay provisions,'· '".' ' . ', .. '. ," 

.:., , . ·.:"i,~'~"[~~~i~nbi~tri~t (3Ui~elin~s are"~v.efi~~;~'pr611;ii()~? and:gov~rri proplrties~it~'i'rh~eir, 
. '.boupdariesregardless of the unqe[lyidg z6riin,g:ap£l 'Qther zonirigprovisio"ns~, ,Ire :overla'y"" .,..... . 

.guideltnes:prov,idethat projects be :reviewE?d with ,an eye toward flexibilitY to' forward 'tHe main' .. 
. ; 'thrust of th'e 'guidelines-'to, createbetter'.'d~sigried··and ir;'tegr~tedpro)eCt~.~ ::'The 'guidelinesallow •... 

',' . djffe:r~rit ()r ,treati\le ways to, achlev,etbos~ p~i,n"ciples.'Sec~ion~:4:<3~ 1 D9(Aj(2) states';' '. 

.. : .... " . :':":':'2 ,':-':~~is~ection ;ists~';~~~~~~;h~t ;~;e;~q~lrf?~to~b~:J~;IUd~~: In~II;' .'. 

developmerit!n"th~zones stated 'in'subs~ction 'B1ofthisSection. Each' 

" . 
.,,"1 .. 

".::: ' 

'.;' 'L' ' 

. ...... ' : 

. ". " "~." 

• '. "'. ,'. ,.r- '.' .. '''::', • 
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, . . ~~:;,.~·~:~>~t:;>'~~·'·;':·'~::'i',:,.'. o".'_'7·~"=-' _ ',,'0'-', .: ____ ".', "0' .. ".-'" .~ •.. - ;-",. __ .', ._. 

·eleme'iitinc/udes an infenrstatemen't,standards,~:fnd '~uidefines'. In ord'er 
'to~p;6v.ide'~Kedi6tabilitY;' s'ta.ndards ·arepioyiqed.'These standatds,specify' ,'. 

' .......... ·}:~::pres~rfptive'(ri~Ohe(in\¥hic;,h.:,tb.e'}equ We~e~t can.8e::il1~t.~fn· order:to:., " .. 
. '·/··.'pr.ovidefIexibiHty~.:g ut~'~lipesare·atsO'~tatec(for. eac~ element.· Th~~e: '.' .. ' 

' .. g·ui.q~liriesahd the intent statement pr6via e direction for those who 'seek to' 
meetthe requIred· element in'a manner that is differenffrom the standards. 

"'::':~/,;.: Theqeterrnr'natibrj:,8S. tbll1.€fS'atisfg9tiqn: :.pf the·te-qUi~~·ment th roUgh ' 
':. ::,JheLise ofth:e~:giJideliMs~$ndtB'~:::(~teii(st9t~rtIent istg.'bednade by the ' ... 
:··~·Adiniriistratorof,the Dep.artmenf6fCor:nrnvility 'aria Economic.'.,.:' ' . 
. . ' Deyelo'pmept,qcdesign~e: ...... '.' :':':'.::':;; .. ' ....... ' '. 
: .. ,;b.,·WhenJhe.Adminisir.ator of the Depc3rtmefltofCofnmunity;'a'nd " . 
. :Economicb·eveiopment ordeslgnee'hasCfete'rminedtt;at'the p'roposed 
'~.nianner'Of-me~ting thedesfgn :requiremenfthroughtht{gJide'lines'ahd" . 

". ": . intent i§; .sl,ifficierlt;'the appl.lcant shall' riqt bere.qiJireq to'demonstrate .' 
'. ,.sufficielicy lo·thestandardBssociatec/ 'wlfh the 'giJiCieIin e thafhas been .... 
:.: appro~e.~;;:~:.:··~ ".;,~, ... ,';:_' ,~:.",,~,' . . ..' .. ", .... . 

';':D'AD~~HNIS;RATION::::' . 
", ,1.:. ,. ReVieW. 'Process': Applications"~ubjecfto d~sigl] regl.!!ations ~ha'if be 

, , processed as a' component.oftnEtgoyerni89 larid us~ ·pr!Jcess ...... , ... ; '.";, , 
... "'" '., ·Z ,;' ':Autho[ity: :The .Reviewing Official shalLh'ave the-authority to' approve,~,'" ;. , 

··· .. ,approve:with .condiiiops,qr:deriy pr(Jr:f9sal,s~CI~ed u'pbii ttl8 pr()yision?of ',' .. , 
.... ·:~the'c/esig·ri·regulati6ns;·lii rendedn'g,adeCisiorfi::the~.Off.idaLwili cOJislder.·· .. 
' .. ·p.rqp·~sals on the ba.s)~~,9f indi,vidu~1 mer.it, :wi!l:Cdnsider.th~ over~1I intent of. ~ :. ,,', ' 

the minimum'standards and guidelines, a~d encourage creative design' . 
, ',alternatives in order to a'chieve'the pl.ii:poses of the design regulations.' . 

'( emphaSis~uppl;ed) ,>~;c :~')"?,>;: 't" 
" " Thepr6\fisionscit~c{ abOV~?1I0W su'fflcient I"Muds J6:p~rmitt~eprOPoS~d~?<pansi~n as i 
.... '.cbndition'ed:ip. the;de?ision:::':<:":-'-' \~ .'.:.: ....•.. ' .::.<",.' .;'<':,'"" ,:)",~ "~:',>.:' .": - ... ' 

" :\~~:~s~'g'~i~~jihesals6 gov~rn:pr~~~rti~S'th~t: rrii~ht :b~:.fbn·~id~r~d':\~~~Ir,~h~i:'~hf6'rmi6g;/us·esor· ... ~ .. 
.••.•• ·· .. ··"big box retail. ":,.Code' pe~rnits. them tob,e deVelopea i.n acc;ord~.n2e wi!hjne gu idelines rathedhan ". 

'.' .:. the mbregeneraItegulatiohsgovernihg properti,es ;9utsiqe.oftfpistri~tgoverned by overlay::,' ... 
. . ~::r.~gulatlon·s:'·'$ections·'4~3~100(B)(1:)(a){\lri:in~(brcontalh'jh'efoliowing'lahgLJage,:' '. .' , 

";.'- ":':'~--':'- '- ... '-~., .... ~. ..- .'~.' .. ,',':" .. -.':" .. : .. ~,; /:>-.,-" .. ;'.""', - ~' .. :' .:,'-'.-~; , , - '. -.,.,,,' 

. ' .;:-

... -:._, .. 

B .APPLICABllIty'!\N'o'·CONFLICTS: ,., . . '~', 
1. :·~·.App.lica-bilitY~·:::\\ ,"7:,.":. -., ,"'. _' " ~ ... ~.'.~, 

,a.. . TheJoliowing development ac.tivities s~~11 be 'r~quired to 'comply with'~ 
the provisions of this Section:'::.:>:;::::, ' ," '. . .> . 

',:. L", .' AlI'subdivisionsinCiudiog short plats; , :: ':.' , 
ii. AILnew.$tructures.; '.':" .",-;.-., .: ~.' '. "'.''. . 

' .. iii. ··Conversibn'Ofvt3cantlandfe.g., to parking orstorag'elots);; 
iv.· ;C6nversiori cifaresidential,use toa'nonresidential use; ....•... : ' 

.. y. 'Alterations,"enlargemerits; and/or restorations of nonconformihg 
'structures pLirsuantto :RMCA~fO':'050.·: . '.:::"':, .' . . . 

: b.'.Any·of'the aCtivities listed in~ubseCtion'B1a of this Section and' 
..... occurring'in 'the following overlay'areas~.or zone shall be 'required'to 
"comp]ywithtbe', ..... " "..,,--,._. 

, .' .~. ',. 

provisionsof'thissection.Big box retail as outlined ,below shall also be 
re9uire'd t~G~~PIYWitht~e pro,:,isions cif thi~;~:~dion. ::. .,. 

",;,,:.' 

. '. So, not only iSfhe redevelopment of n6n-conformirig uses p~rmittedund~rtheseregulations'but • 
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IN THE COURT OF APPEALS 
OF THE STATE OF WASHINGTON 

DIVISION I 

RENTON NEIGHBORS FOR 
HEALTHY GROWTH, 

v. 

Appellant, 

PACLAND; JEFF CHAMBERS, P.E.; 
BONNELL F AMIL Y, LLC; PETER 
BONNELL; CITY OF RENTON, 

Respondents, 
and 

WAL-MART STORES, INC., 

Intervenor-Respondent. 

STATE OF WASHINGTON 

COUNTY OF KING 

) 
) 
) 

ss. 

NO. 66874-9-1 

(King County Superior 
Court Cause 
No. 10-2-31728-7 KNT) 

DECLARATION 

OF SERVICE 

I, PEGGY S. CAHILL, under penalty of perjury under the laws of 

the State of Washington, declare as follows: 

1 

-.. 
o 

,/ I ~- •• 

,:'~ " 
-~}~ .. " 



I am the legal assistant for Bricklin & Newman, LLP, attorneys for 

appellant Renton Neighbors for Healthy Growth herein. On the date and 

in the manner indicated below, I caused the Opening Brief of Appellant to 

be served on: 

Charles D. Maduell 
Davis Wright Tremaine, LLP 
1201 Third Avenue, Suite 2200 
Seattle, WA 98101-3045 
(Attorneys for Wal-Mart) 

[X] By United States Mail 
[ ] By Legal Messenger 
[ ] By Facsimile 
[] By Federal Express/Express Mail 
[X] By E-Mail tochuckmaduell@dwt.com 

Garmon Newsom II 
City of Renton Attorney 
100 South 2nd Street 
P.O. Box 626 
Renton, W A 98057 
(Attorneys for City of Renton) 

[X] By United States Mail 
[ ] By Legal Messenger 
[ ] By Facsimile 
[ ] By Federal ExpresslExpress Mail 
[X] By E-Mail to Gnewsom(a),Rentonwa.gov 

'l1t1rJ. 
DATED this~ day of JU.,vLl.- , 2011, at Seattle, Washington. 

~t<fi~ s. {;..0Y 
PEGG . CAHILL 

RNHGIAppeallDecsv 
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