
Marina District
Stakeholder Group Meeting #2



Tonight’s Meeting

 Overview of stakeholder process

 Factors affecting development/redevelopment

– Constraints/Opportunities for Development

– Tools and Incentives to Support Redevelopment

 Review of Scenario 1.0



Stakeholder Process

 Meeting format

 Opportunities for providing input

 Consideration of a 4th Meeting



Constraints & Opportunities for 
Development/Redevelopment

 Infrastructure
– Water supply

– 3 phase power

 Small parcels

– Limitations on redevelopment 

– Land assembly to increase development opportunities

 Zoning

– Changes needed to make development pencil out

 Topography 

– As it relates to building heights, views, & parking
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Utility Infrastructure

Water System Power Infrastructure

 Single phase power

– Limits the type of 
electrical systems

– Requires phase convertor 
to operate equipment

 3 phase power

– Accommodates elevators 
and other electrical 
equipment

– Cost to connect to the 
distribution network



Precedents for Increased Building Heights

 IBC sets the minimum ceiling height for commercial and residential development at 7’6”

 Architects, planners, contractors and real estate agents often advocate for higher 
ceilings in buildings in an effort to create better spaces

 Higher ceiling heights convey a sense of spaciousness and grandeur, and tend to be associated 
with older historic buildings or higher quality new construction.  

 Older ground-floor retail spaces were typically a story and a half tall while ceiling heights in 
newer construction can range from 8 feet to 12 feet on average.



150 Mixed Use units

3-story Mixed Use in an existing downtown

Example = Benefits of 150 new mixed-
use units in the Marina District…..



Assumptions

−150 units

−300+/- residents

−100 work in area

−200+/- work 
elsewhere or don’t 
work

Typical 3-story Mixed Use building

More residential units = more people 
using the area



Residents’ Spending

 General rule: $10,000 per unit in local area= 
$1,500,000 per year

 Supports 5,000 SF of retail at $300/SF

 Job occupancy: +/-30,000 SF of office space 
(@ 1 person per 300 SF)



Mixed Use Considerations…



 Ground floor retail:

−Require only in areas where your market can support it

−Given limited demand, consider:

• 13’ min. ground floor height for all uses

• Including design guidelines that support the possible future 
conversion to commercial when the demand exists

Mixed-Use = NOT for every street



Jason Sullivan
Senior Planner

TOOLS AND INCENTIVES TO

SUPPORT THE REDEVELOPMENT

PUZZLE



Types of Tools and Incentives

Regulatory

 Implemented by local jurisdictions through adoption of zoning or 

other land use regulations 

Economic Viability 

 Programs focused on reducing the either indirect or direct cost of 

development to improvement the economic environment 

Voluntary

 Programs that can be created at the request of property owners to 

provided visual enhancements or infrastructure 



Regulatory Tools and Incentives

Zoning Incentives

 Building Heights

 Parking Reduction Zones

 Planned Unit Developments

Permit Timelines

 SEPA Planned Action Ordinances 

 SEPA Categorical Exemptions



Economic Tools and Incentives

Fee Reductions

 Reduction in fees for larger buildings or reduction in number of 

required permits 

Development Agreements

 Contract between a local jurisdiction and a developer community 

improvements, and other conditions. 

Multifamily Tax Exemption

 A partial property tax exemption on the value of the new 

residential construction. 



Voluntary Tools and Incentives

Local Improvement Districts

 These districts are formed as a means of assisting benefitting 

properties in the financing of and payment for needed capital 

improvements.

Parking and Business Improvement Districts

 A parking and business improvement area (PBIA) is a local self-

help funding mechanism to provide management, services, 

facilities, and programs to the district.



 Update regulations to align with Mixed Use goals

 FAR

 Lot coverage

 Impervious area

 Carefully focus requirements for ground floor 
commercial

 Build in flexibility while market demand catches up 

 Parking

 Height

Suggested Regulatory Approach



 Align Mixed Use areas with transit, 
pedestrian and bicycle connections

 Provide on-street parking

 Tailor parking requirements to market 
conditions and remain flexible

Keys to Successful Mixed-Use



Scenario 1.0
Stakeholder Ideas



MODELING FOR S 223RD

35 -foot Model ïBirdseye view of S 223 rd Street/7 th Avenue S Node



S 223rd Streetscape

35 -foot Model ïLooking west from MVD/S 223 rd Street intersection



S 223rd Street Level at 35’



45’ Model from S 223rd/MVD


