
 

BURIEN DRAFT DESIGN REGULATIONS  

MAKERS  architecture and urban design  Page 1 
Burien_design-standards_2024-10-15 for packet version  

CITY OF BURIEN 

Draft Design Regulations   

October 15, 2024 

Below are draft zoning provisions to implement both the Ambaum Corridor and Boulevard Park 

Community Plan plus Downtown Urban Center and other citywide development within mixed use and 

multifamily zones per the citywide Comprehensive Plan update. The proposal herein is to repeal and 

replace current Chapter 19.47 (Downtown Design Standards) with new provisions that are integrated 

with citywide commercial, mixed-use, and multifamily design standards.  One notable exception is the 

Old Burien Design Standards which will remain in place for that overlay area.  

Other noteworthy elements of this draft: 

¶ This draft proposes to use the newer organizational approach used in the Draft Ambaum Corridor 

and Boulevard Park Design Standards over that of current Downtown Design Standards as a more 

logical and easier to use organization. 

¶ The Downtown Design Standards are more than 20 years old. Much has happened during that time 

plus development practices and community design objectives have evolved. Furthermore HB 1293 

provisions require that applicable design provisions must be clear and objective. While most of the 

current provisions in Chapter 19.46 already comply with HB 1293 provisions, some updates are 

necessary to comply and simply be easier to use. 

Document user guide:  

NOTE: Content in these boxes are intended to be clarifying notes to reviewers but will not be in the 

adopted code.  

¶ òArticleó headers have been introduced in new Chapter 19.46 to help organize the citywide 
commercial and multifamily design standards. While Articles are not currently used in Title 19, they 

are used as a header between chapters and sections in Title 3.  

¶ This document uses a system of styles to help make the draft code update easy to read and follow. 

The fonts and formatting however, will be updated in code publishing process to match the styles and 

design in the online municipal code. 
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The content here repeals/replaces current Chapter 19.47 in its 

entirety.  

Article 1: Introduction  

19.47.010 ð User guide.  

This chapter establishes design standards for the R-4 and R-5 zone plus all Mixed-Use zones, excluding 

the Old Burien (as set forth in BMC 19.49.010) and single-detached dwelling units. If you are interested 

in developing or making changes to property within applicable zones and overlay, you should read this 

chapter. Reference the Burien Comprehensive Plan to gain further insight for the vision of these areas. 

19.47.020 - Purpose.  

This chapter is authorized by the City Council as a major implementation tool of the Burien 

Comprehensive Plan. Overall, this chapter intends to: 

1. Provide clear objectives for the planning and design of development projects. 

2. Preserve and protect the public health, safety, and welfare of the citizens of Burien. 

3. Ensure that new multifamily, mixed-use, and commercial development is of high quality and 

appropriate to Burienõs character and context. 

4. Promote increased pedestrian, bicycling, and transit use in commercial and multifamily areas. 

5. Enhance the livability of residential developments. 

6. Increase awareness of design considerations among the citizens of Burien. 

19.47.030 ð Administrative design review . 

Applicable developments are subject to the administrative design review provisions of BMC 19.65.105. 

19.47.040 - How the provisions of this chapter are applied.  

Most sections within this chapter herein include the following elements: 

1. Purpose statements, which are overarching objectives. 

2. Standards use words such as òmustó and òis/are required,ó signifying required actions. 

3. Guidelines use words such as òshouldó or òis/are recommended,ó signifying voluntary measures. 

4. Relationship to other codes and documents. Where provisions of this chapter conflict with 

provisions in any other section of the Burien Municipal Code (BMC), this chapter prevails unless 

otherwise noted.   

5. Design departures are provided for specific standards in this chapter. They allow alternative designs 

provided the reviewing authority determines the design meets the purpose of the standards and 

other applicable criteria. See BMC 19.65.105.5 for related procedures associated with departures. 

6. This chapter contains some specific standards that are easily quantifiable, while others provide a 

level of discretion in how they are complied with. In the latter case, the applicant must demonstrate 

to the director, in writing, how the project meets the purpose of the standard or standards. 



 

BURIEN DRAFT DESIGN REGULATIONS  

MAKERS  architecture and urban design  Page 5 
Burien_design-standards_2024-10-15 for packet version  

Article  2 ð Streetscape and Circulation  Standards  

19.47.100 - Purpose.  

1. To create safe and welcoming pedestrian environment. 

2. To enhance pedestrian connectivity. 

19.47.110 ð Downtown s treetscape standards.  

Developments in the Downtown Urban Center must comply with the provisions of the adopted Burien 

Urban Center Streetscape Design Plan in terms of when and where public street improvements are 

required and what type of improvements.  

NOTE: Whereas for Ambaum and Boulevard Park, this draft proposes codifying specific streetscape 

standards, the recently adopted Urban Center Streetscape Design Plan provides most, if not all, of the 

necessary design provisions.  Below is a screenshot associated with updating the existing Downtown 

Design Standards: 

 

19.47.120 ð Ambaum and Boulevard Park streetscape standards.  

Developments in the Ambaum and Boulevard Park planning area must comply with the provisions of the 

adopted Burien Road Design and Construction standards in terms of when and where improvements 

are required and what type of improvements. Supplemental streetscape standards apply to 

developments along Ambaum Boulevard as set forth in Table 19.47.120.  
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Figure  19.47.120 

Ambaum and Boulev ard Park planning area . 

 
 

1. Table 19.47.120 sets forth the minimum planting strip and sidewalk width standards. 
 

Table 19.47.120 

Ambaum Boulevard streetscape standards . 

Minimum streetscape s tandard  Applicability  

MU-2 zone and, when developed with bonus height per 

19.15.037.4, MU-C zone.. 
6õ planting strip and 12õ sidewalk width 

Sites other than noted above. 10õ planting strip and 8õ sidewalk width 

MU-2 zone and when developed with bonus height per 

19.15.037.4, MU-C zone., MUC-zoned properties and the 

existing right-of-way width is 70õ or less. 

14õ sidewalk with trees integrated into the sidewalk  
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Table 19.47.120 

Ambaum Boulevard streetscape standards . 

Sites not zoned MU-2 and MU-C zoned size note developed 

with bonus height per 19.15.037.4, but where the existing right-

of-way width is 70õ or less. 

6õ planting strip and 8õ sidewalk width 

 

2. Where compliance with required streetscape provisions extends beyond the existing street right-of-

way and into development site, a public access easement is required to accommodate the additional 

sidewalk width. Upper floors may cantilever over the sidewalk by up to five feet or the right-of-way 

edge, whichever is less. 

19.47.130 ð Through -block connections  (TBC) . 

1. Purpose.  

A. To enhance circulation in commercial and multifamily areas, particularly in areas with large 

blocks 

B. To encourage walking, bicycling, and rolling. 

C. To promote coordinated forms of development. 

D. To create active open spaces. 

2. Downtown TBCõs. Developments in the Downtown Urban Center must comply with the 

provisions of the adopted Burien Urban Center Streetscape Design Plan in terms of when and 

where through-block connections are required and what type of improvements. Improvement 

standards and block frontage provisions adjacent to TBCõs are set forth in subsection (4) below, 

except where they conflict with the TBC design provisions set forth in the adopted Burien Urban 

Center Streetscape Design Plan. 

NOTE: Below is the map and standards for TBCõs in the Burien Urban Center Streetscape Design Plan: 
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3. Ambaum and Boulevard Park TBCõs. Figure 19.47.140.3 illustrates the locations of planned 

TBCõs. Improvement standards and block frontage provisions adjacent to TBCõs are set forth in 

subsection (4) below.   
 

Figure 19.47.1 30.3 

Required through -block connections and trails.  
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Figure 19.47.1 30.3 

Required through -block connections and trails.  
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4. TBC improvement standards.  TBCõs required in subsections (1) and (2) above must meet the 

following improvement standards. 

A. Required TBCõs shall be built by developers as development occurs. 

B.  TBC design options and block frontage standards. Unless otherwise noted, developments may 

choose to integrate such connections in a variety of forms, including routes shared with vehicles. 

A combination of designs may also be used on each site. 

i. Trail design, as set forth in BMC 19.17.300.  

ii. Alley design, consistent with the Cityõs adopted street standards. The alley design option is 

only permitted on blocks featuring storefronts complying with Class B Pedestrian-Oriented 

Street block frontage per BMC 19.47.240 along at least 50-percent of the blockõs perimeter 

frontage.  

iii. Woonerf (shared street) design. This is a 20-foot wide two-way shared travel lane featuring 

concrete, unit paving, or other similar decorative and durable surface material. Asphalt is 

prohibited.  

iv. A private street featuring a separate pathway, consistent with the Cityõs adopted street 

standards.  

C.  TBC development frontages. To ensure that TBCõs are welcoming to pedestrians, Table X 

below provides for standards for development òfrontagesó options. Unless otherwise noted, 

developments may choose to integrate such connections in a variety of forms, including routes 

shared with vehicles. A combination of designs may also be used on each site. 
 

Table 19.47.130.4.C 

TBC development frontages  standards /options . 

TBC design  Development frontage options  

Trail design. ¶ Pedestrian-Oriented Street block frontage per BMC 

19.47.240. 

¶ Landscaped block frontage per Table 19.47.260.3. 

¶ Access Corridor block frontage per BMC 19.47.270. 

Woonerf (shared street) design. 

Private street. 

Alley design. While the above development frontage options are 

desirable, there are no minimum standards for alley 

development frontages. 

 

D. Required connections and public access easement. If an applicant owns a lot containing a 

proposed TBC within it or along the edge of the property, the applicant must provide such TBC 

in conjunction with their project development as a public access easement. Single detached 

residential developments are exempt from this standard. 

E. Alignment. Specific alignments for new, widened, or extended TBCõs will be determined during 

the development review process for applicable sites. 

F. Half-TBC improvements. For those required TBCõs located on a property line, one-half 

improvements shall be made as determined by the director. 

G. Accessibility. TBCõs must be accessible to the public at all times. 
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H. Maintenance. Maintenance of any trail corridor or improvements, retained in private ownership, 

shall be the responsibility of the owner or other separate entity capable of long-term 

maintenance and operation in a manner acceptable to the parks division. 

I. Cantilever design. Buildings may project or cantilever into minimum required easement areas on 

building levels above the connection provided a 13-foot, six-inch vertical clearance is maintained 

and all other regulations are met. 
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Article 3 ð Block -Frontage Standards  

19.47.200 ð User guide .  

Block frontages refer to the disposition of buildings and site development features as viewed from the 

street. This starts at the back of the sidewalk at or near the front property line and includes building 

setbacks, orientation, transparency, ground level uses, driveways and parking location, and landscaping 

along the block frontages.  Site orientation standards for individual properties depend on the block-

frontage designated for that location. The following steps will help in using this article: 

1. Determine if the property is located on a designated Pedestrian-Oriented Street per BMC 

19.47.220. If it is, then go to BMC 19.47.240 to see the standards for development with the 

Pedestrian-Oriented Street block-frontage type designation.  

2. If the street fronting the property is not a designated Pedestrian-Oriented Street, it is subject to the 

provisions of òOtheró block frontages in BMC 19.47.250. 

3. These two block block-frontage designation types along with òAccess Corridoró frontage provisions 

of BMC 19.47.270 may also apply to development adjacent to required Through-Block Connections 

set forth in BMC 19.47.130 and .140. 

4. Lastly, BMC 19.47.280 and .290 involve corner siters. BMC 19.47.280 provides clarifications on how 

the block frontage standards are applied on corner sites. BMC 19.47.290 calls out special òHigh 

Visibility Street Cornersó and applicable design standards for such sites. 
 

19.47.210 - Purpose.  

1. To achieve the envisioned character for Burienõs downtown and other mixed-use and multifamily 

areas. 

2. To enhance pedestrian environments by emphasizing activated ground-level block-frontage designs 

for commercial, mixed-use, and multifamily developments. 

3. To minimize potential negative impacts of driveways and off-street parking facilities on the 

streetscape. 

4. To promote good visibility between buildings and the street for security for pedestrians and to 

create a more welcoming and interesting streetscape. 

19.47.220 - Block -frontage designation maps.  

The block-frontage designations established by this chapter are maintained under the direction of the 

director. All notations, references, and other information shown have the same force and effect as if 

fully described in this title.   
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Figure 19.47.220 

Map 1: Designated Pedestrian -Oriented Street  block frontages  in the Ambaum Corridor  

ð Northern End .   
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Figure 19.47.220 

Map 2: Designated Pedestrian -Oriented Street  block frontages in the Ambaum Corridor  

ð Southern End . 
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Figure 19.47.220 

Map 2: Designated Pedestrian -Oriented Street  block frontages on the First Ave  
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Figure 19.47.220 

Map 3: Designated Pedestrian -Oriented Street  block frontages in Bouleva rd Park . 
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Figure 19.47.220 

Map 4: Designated Pedestrian -Oriented Street  block frontages in Downtown . 
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19.47.230 - About the transparency standards.  

All block-frontage designations contain distinct minimum façade transparency standards. The purposes 

of these standards are to maintain òeyes on the streetó for safety and create welcoming pedestrian 

environments. Table 19.47.230 below includes details in how they are measured. 
 

Table 19.47.230 

Transparency standards  

Transparency area 

Storefront  on  

Pedestrian -Oriented Street  

Ground floor non -residential 

on Landscaped block frontage  

Residential buildings and 

residential portions of  

mixed -use buildings  with 

Landscaped block frontage  

   

The transparency area is on the  

ground floor between 30ó and 10õ  

above sidewalk grade 

The transparency area is between 

30ó and 8õ above grade 

All vertical surfaces of the façade are 

used in the calculations 

Other Transparency Provisions  

Windows must be transparent  

Ground-level window area for storefronts 

and other non-residential uses that is 

covered, frosted, or perforated in any 

manner that obscures visibility into the 

building must not count as transparent 

window area. Also, mirrored glass and 

highly-reflective or darkly-tined windows 

must not be counted as transparent 

windows.    

 Covered windows Perforated sign 

Display windows  & parking garages  

Display windows may be used for up to 

25% of non-residential transparency 

requirements provided they are at least 

30ó deep to allow changeable displays and 

the interior wall is non-structural so it can 

be removed if the windows are not used 
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Table 19.47.230 

Transparency standards  

for display. Tack-on display cases as 

shown in the far right example do not 

qualify as transparent window area. 

For parking garages (where allowed by 

block frontage standards), the left image 

illustrates how such a structure can meet 

(and not meet) the applicable 

transparency standards. 

Integrated display windows  Tack-on display cases 

Parking garage with windows Parking garage without windows 

19.47.240 ð Pedestrian -Oriented Street  block -frontage standards.  

1. Purpose. Pedestrian-Oriented Street block-frontages are the most vibrant and active shopping and 

dining areas within Burien. Blocks designated as Pedestrian-Oriented Street block-frontages include 

continuous storefronts placed along the sidewalk edge with small scale shops and many business 

entries. 

There are two tiers of Pedestrian-Oriented Street block frontage designations: Class A and Class B.  

Class B Pedestrian-Oriented Street block frontages have slightly relaxed ground-level use, 

transparency, and weather protection standards.  
 

Figure 19.47.240.1 

Class A Pedestrian -Oriented Street  vision and key standards . 
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2. Applicability . Standards herein apply to  

A. Designated Class A or Class B Pedestrian-Oriented Street block frontages as set forth in 

Figure19.47.220. 

B. As an option to construct a storefront building for development in Mixed-Use zones not 

designated as a Class A or Class B Pedestrian-Oriented Street. Buildings or portions thereof 

sited adjacent to a public sidewalk must meet minimum standards for Class B Pedestrian-

Oriented Streets herein. 

C. As an option for mixed-use buildings in the R-4 or R-5 zone. Such buildings or portions thereof 

sited adjacent to a public sidewalk must meet minimum standards for Class B Pedestrian-

Oriented Streets herein. 

3. Standards.  Applicable development must comply with the standards in Table 19.47.240.3 below: 
 

Table 19.47.240.3 

Pedestrian -Oriented Street  block -frontage standards.  

The Ā symbol refers to DEPARTURE opportunities as set forth in BMC 19.65.105.5 with supplemental criteria in 

subsection (4) below. 

Element  

Class A Pedestrian -Oriented 

Street Standards  

Class B Pedestrian -Oriented 

Street Standards  

Ground -level    

Land use Residential uses are prohibited except 

lobbies and accessory-uses associated 

with multifamily residential uses are 

allowed provided they are limited to 

30% of block-frontages. 

Residential uses are prohibited except:  

¶ Live/work units featuring ground 

level space that complies with 

minimum floor to floor height and 

non-residential space depth herein. 

¶ Artistsõ studio/dwellings complying 

with BMC 19.17.330. 

¶ Lobbies and accessory-uses 

associated with multifamily 

residential uses are allowed provided 

they are limited to 60% of block-

frontages.  

Floor to floor height for new 

buildings 

(applies to the minimum non-

residential space depth) 

15õ minimum.  12õ minimum. 

Non-residential space depth 30õ minimum, provided at least 50% of 

space is at least 50õ deep. Ā 

30õ minimum. Ā 

Building placement  Buildings must be placed at the back edge of the required sidewalk. Additional 

setbacks at corners may be required to meet site distance requirements per 

BMC 19.17.240. Additional setbacks are allowed for a widened sidewalk or 

pedestrian-oriented space per BMC 19.47.320.4). 

Building entrances  Primary building entrances must face the street. For corner buildings, see BMC 

19.47.280.   

Façade transparency  At least 60% of the transparency area. 
Ā 

At least 50% of the transparency area. 
Ā 
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Table 19.47.240.3 

Pedestrian -Oriented Street  block -frontage standards.  

The Ā symbol refers to DEPARTURE opportunities as set forth in BMC 19.65.105.5 with supplemental criteria in 

subsection (4) below. 

Element  

Class A Pedestrian -Oriented 

Street Standards  

Class B Pedestrian -Oriented 

Street Standards  

(see BMC 19.47.230) 

Weather protection  Weather protection over the sidewalk 

is required along at least 60% of the 

storefront façade, and it must be a 

minimum of 6õ deep and have 10õ to 15õ 

of vertical clearance. Ā 

The director may require reduced 

width weather protection where 

necessary to avoid interfering with 

street trees, street lights, street signs, 

or extending beyond the edge of the 

sidewalk. 

Weather protection over the sidewalk 

is required along at least 50% of the 

storefront façade, and it must be a 

minimum of 5õ deep and have 10õ to 15õ 

of vertical clearance. Ā 

The director may require reduced 

width weather protection where 

necessary to avoid interfering with 

street trees, street lights, street signs, 

or extending beyond the edge of the 

sidewalk. 

Parking location  New ground-level (surface or 

structured) parking adjacent to the 

street is prohibited. Parking may be 

placed below, above, and/or behind 

storefronts. Driveways are allowed 

from designated Pedestrian-Oriented 

Streets only when no other option 

exists.  

New ground-level (surface or 

structured) parking adjacent to the 

street is prohibited. Parking may be 

placed below, above, and/or behind 

storefronts. Driveways are allowed 

from designated Pedestrian-Oriented 

Streets only when no other option 

exists.  

Exception: For Class B Pedestrian-

Oriented Streets in the Boulevard Park 

planning area and on non designated 

Pedestrian-Oriented Streets where the 

development chooses to integrate a 

storefront building, parking may be 

located to the side of a building, 

provided such parking area occupies no 

more than 50% of the block frontage.  

 

4. DEPARTURE criteria.  Departures from the standards in Table 19.47.240.3 that feature the Ā 

symbol will be considered per BMC 19.65.105.5 provided the alternative proposal meets the 

purpose of the standards and the following criteria: 

A. Retail space depth. Reduced depths on up to 25-percent of the applicable block-frontage will be 

considered where the applicant can successfully demonstrate the proposed alternative design 

and configuration of the space is viable for a variety of permitted retail uses. 

B. Facade transparency. Departures for facade transparency in the transparency area may be 

reduced to a minimum of 40-percent for block-frontages if the façade design between ground-

level windows provides visual interest to the pedestrian and mitigates the impacts of blank walls.   

C. Weather-protection. The reduced extent (to no less than 50-percent of block-frontages) or 

width weather-protection features (to no less than four-feet in width) will be considered 

provided the designs are proportional to architectural features of the building and building 
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design trade-offs (elements that clearly go beyond minimum building design standards in this 

chapter) meet the purpose of the standards. 

19.47.250 - Other  block -frontage standards.  

1. Purpose.  To provide for flexibility in the design of block frontages in Mixed-Use zones while 

ensuring that block frontages create a pedestrian-friendly environment. 

2. Applicability.  Standards herein apply to all development in the Mixed-Use zones, not designated as 

a Class A or Class B Pedestrian-Oriented Street.  

3. Standards.  Applicable development may choose between the Pedestrian-Oriented Street block 

frontage design as set forth in Table 19.47.240.3 or Landscaped block frontage design as set forth in 

Table 19.47.260 below, or some combination of the two as clarified below:  

4. Blending frontages. Given that properties within Mixed-Use zones not designated as a Class A or 

Class B Pedestrian-Oriented Street have options to integrate both storefront and landscaped block-

frontage forms they can also blend the design forms in two ways: 

i. Portions of the building may be designed to comply with Class B Pedestrian-Oriented Street 

block frontage standards set forth in BMC 19.47.240 and other portions of the building complies 

with Landscaped block frontage standards set forth in BMC 19.47.260.  

ii. Buildings may also employ designs that are a hybrid of two block frontage types, where they 

feature a small landscaped setback (less than what is required under the Landscaped block 

frontage standards), provided the window transparency levels increase towards Class B 

Pedestrian-Oriented Street requirements at a proportional rate as the setback gets smaller. 

Weather protection isnõt required in areas where thereõs more than 16 inches of landscaping 

adjacent to the façade (measured perpendicular to the façade). All other standards for Class B 

Pedestrian-Oriented Street block frontages in Table 19.47.240.3 apply. 

19.47.260 - Landscaped block -frontage standards.  

1. Purpo se. To emphasize landscaped street setbacks, clear pedestrian connections between the 

building and the sidewalk, and minimized surface parking lots along the frontages. 

2. Applicability.  Standards herein apply to all development in the R-4 and R-5 zones, and as an option 

for development Mixed-Use zones not designated as a Class A or Class B Pedestrian-Oriented 

Street. Exception: Mixed-use buildings in the R-4 or R-5 zone may choose to develop storefront 

buildings complying with the Class B Pedestrian-Oriented Street block frontage provisions as set 

forth in BMC 19.47.240. 

3. Standards.   

A. Applicable developments are subject to the Landscaped block frontage standards set forth in 

Table 19.47.260.3. 
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Figure 19.47.260.3.A 

Landscaped frontage vision and key standards.  

 
 

 

Table 19.47.260.3 

Landscaped block -frontage standards.  

The Ā symbol refers to DEPARTURE opportunities opportunities set forth in BMC 19.65.105.5 with supplemental 

criteria in in BMC 19.47.260.4 below. 

Element  Standards  

Ground -level   

Land use BMC 19.15.007 and 19.15.037 set forth permitted land uses.   

Building placement  10õ minimum setbacks are required. Ā 

Building entrances  Building entries must face the street or a pedestrian-oriented space (BMC 

19.47.320.4) that is adjacent to the street. For corner sites, see BMC 19.47.280. 

Façade transparency  

(see BMC 19.47.230) 

For buildings with ground-level non-residential uses, at least 40% of the 

transparency area. Ā 

For buildings with ground-level residential uses, at least 20% of the facade. Ā 

Weather protection  Weather protection at least 3õ deep must be provided over individual residential 

and commercial tenant entries and at least 5õ deep for shared residential and 

professional office entries. 

Parking location  Surface level parking must be located to the side or rear of buildings. For sites 

with multiple buildings, no more than 50 percent of arterial street block frontages 

may be occupied by parking and vehicular access areas. Ā 

Where integrated within a building, ground-level parking must not be visible from 

the street. Where parking is integrated within a building at or near the ground-

level, it must be completely screened by landscaped berms and/or Type I or II 

Landscaping as set forth in BMC 19.25.050. 
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Table 19.47.260.3 

Landscaped block -frontage standards.  

The Ā symbol refers to DEPARTURE opportunities opportunities set forth in BMC 19.65.105.5 with supplemental 

criteria in in BMC 19.47.260.4 below. 

Element  Standards  

Garages for townhouses may face a non-arterial street provided no more than 

50% of the linear ground level building frontage is occupied by garage doors. 

Driveways must be no wider than 12õ for individual driveways and 20õ when 

shared. Driveways must be located to maximize available on-street parking, 

where street widths allow.  

Landscaping All areas between the sidewalk and the building must be landscaped, except for 

pathways, porches, decks, and other areas meeting the definition of pedestrian-

oriented space (BMC 19.47.320.4). 

Landscaped areas above must contain Types II, III, or IV Landscaping (as defined in 

BMC 19.25.050) and may incorporate rain gardens and other forms of 

stormwater-management. 

All areas between the sidewalk and surface parking lot or outdoor storage areas 

must be landscaped with a planting strip at least 10õ wide. Type III Landscaping 

must be used to screen parking lots, whereas Type I Landscaping must be used to 

screen outdoor storage areas. Ā 

Certain industrial uses allowed in Mixed-Use zones require wider landscaping 

buffers as set forth in Table 19.25.040-1. 

 

4. DEPARTURE criteria.  Departures to the landscaped block-frontage standards in Table 

19.47.260.3 that feature the Ā symbol will be considered per BMC 19.65.105.5 provided the 

alternative proposal meets the purpose of the standards and the following criteria: 

A. Building placement: Reduced setbacks (down to a minimum of six-feet) will be considered where 

the ground floor is elevated a minimum average of 30-inches (required when the ground floor 

setback is less than ten-feet) and design treatments that create an effective transition between 

the public and private realm. For example, a stoop design or other similar treatments that utilize 

a low fence or retaining wall, and/or hedge along the sidewalk may provide an effective 

transition (see Figure 19.47.260.4 for examples).  

B. Façade transparency: Façade transparency in the transparency area may be reduced from the 

minimum by 50-percent if the façade design between ground-level windows provides visual 

interest to the pedestrian and mitigates the impacts of blank-walls.    
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Figure 19.47.260.4 

Acceptable examples of possible setback departures.  

   
The apartment building (left image) includes a street setback of about 6-8-feet and features a landscape planter, an 

elevated ground-level, and generous window transparency. The elevated-stoop frontages (right image) is another 

acceptable reduced setback departure example. The combination of landscaping elements, façade transparency, low 

fencing, and façade materials and detailing help to create an effective transition between the public and private realm. 
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19.47.270 ð Access Corridor  frontage standards.  

1. Purpose. Access Corridor frontage standards provide eyes-on-the-pathway to create a safe and 

welcoming through-block connection while preserving the privacy of adjacent ground-level 

residential units. 

2.  Applicability. These standards are one of multiple block frontage options for development 

adjacent to a through-block connection as set forth in BMC 19.47.130. 

3. Standards. Access corridors may use designs that include a shared vehicular access, are pedestrian 

only, or are a combination thereof. 

A. Building elevations facing an access corridor must feature at least 10-percent window 

transparency. Ā   

B. Where ground-level residential uses are within five-feet of a shared-lane or pathway, at least 

one of the following design features must be integrated to enhance the safety and privacy of 

adjacent residential units: 

i. Windows must be placed at least six vertical-feet above the access corridor. 

ii. A combination of landscaping, planter walls, and/or elevated ground floor (at least one-foot 

above access corridor grade) that meet the purpose of the standards. 

C. Where non-residential ground-level uses abut an access corridor, at least 25-percent of the 

applicable building-elevation between four and eight-feet above the ground-floor surface 

elevation must be transparent. Ā 
 

Figure 19.47.270.3.A 

Access-corridor example  illustrating shared pedestrian and vehicular access.  
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Figure 19.47.260.3.B 

Pedestrian access-corridor examples.  

   

 

19.47.280 ð Corner sites .  

Where a property fronts onto more than one street, each building frontage must comply with the 

standards for the block-frontage upon which it fronts, with the following clarifications: 

1. Entrances. For corner sites, entrances may be provided on both streets, but only one entrance is 

required unless the site fronts a Pedestrian Oriented Street on both sides, in which case the 

entrance shall be provided on the corner or on each street. 

2. Transparency and weather protection standards associated with corner storefronts.  

1. For corner-sites featuring a Pedestrian-Oriented Street block frontage designation on one 

street, corner buildings must meet applicable Pedestrian-Oriented Street block frontage 

transparency and weather protection standards. Such storefront buildings may be built up to the 

sidewalk along the other block frontage, provided they contain at least 50-percent of the 

required transparency and weather protection on Pedestrian-Oriented Street block frontages. 

Where such corner buildings contain additional storefront uses on the non-Pedestrian-Oriented 

Street block frontage, then those storefronts are subject to the full Pedestrian-Oriented Street 

block frontage transparency and weather protection standards. 

2. For street corners with Pedestrian-Oriented Street designations on both block frontages, 

buildings must employ the full transparency on the dominant frontage (based on the frontage 

width or established neighborhood pattern), and a 50-percent reduction in minimum 

transparency and weather protection is permitted on the secondary façade associated with the 

corner establishment. Other storefront uses the corner establishment are subject to the full 

Pedestrian-Oriented Street block frontage transparency and weather protection standards. 

3. For corner storefront establishments without a Pedestrian-Oriented Street designation on 

either street, the block frontage containing the entry is subject to the full Pedestrian-Oriented 

Street block frontage transparency and weather protection standards. The secondary block 

frontage associated with the corner establishment must contain at least 50-percent of the 

required transparency and weather protection on Pedestrian-Oriented Street block frontages. 
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19.47.290 ð High -visibility street corners.  

1. Description/purpose.  The high visibility street-corner requirements apply to the following sites to 

accentuate designated street-corners with high visibility to the public: 

A. Street corners where at least one block frontage is designated Pedestrian-Oriented Street. 

B. Street corners adjacent to a RapidRide stations. 

For other corner sites, see BMC 19.47.280 for standards and clarifications. 

2. Standards.  At least one of the following special features must be included (Figure 19.47.290.2) 

below illustrates acceptable examples]: 

Existing downtown design standards require building corners to be setback òup to fifteen feetó from the 

property line 

A. Corner plaza. 

B. Cropped building corner with a special entry feature. 

C. Decorative use of building materials at the corner. 

D. Distinctive façade articulation. 

E. Sculptural architectural element. 

F. Other decorative elements that meet the purpose of the standards.   
 

Figure 19.47.290.2 

Acceptable high visibility street corner examples.   
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Figure 19.47.290.2 

Acceptable high visibility street corner examples.   

     

The letters on the images refer to the special feature options above that are integrated into the design. 
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Article 4 - Site Planning   

19.47.300 - Purpose.  

1. To promote thoughtful layout of buildings, parking areas, and circulation, service, landscaping, and 

amenity elements. 

2. Enhance Burienõs visual character. 

3. Promote compatibility between developments and uses. 

4. Enhance the function of developments. 

19.47.310 ð Interior/s ide and rear -yard setbacks .  

1. Purpose.  

A. To promote the functional and visual compatibility between developments, particularly between 

zones of different intensity. 

B. To protect the privacy of residents on adjacent properties. 

2. Interior  setback standards. Setback standards are set forth in BMC19.15.007.2.b for R-4 and R-5 

zones and BMC 19.15.037.2.b for MU zones. 
 

3. Light and air access and privacy near interior property lines. Buildings or portions thereof 

containing multifamily dwelling units whose only solar access (windows) is from the applicable side 

or rear of the building (facing towards the interior property lines) must be set back from the 

applicable property lines at least 15-feet. See Figure 19.47.310.3. For such building elevations taller 

than four-stories, floors above the fourth-floor must be setback at least 20-feet from the applicable 

property lines.  Note: These standards do not apply to interior property lines where adjacent to a 

street, access corridor, or easement where no building may be developed. 

DEPARTURES will be allowed where it is determined that the proposed design will not create a 

compatibility problem in the near and long-term based on the unique site context.   
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Figure 19.47.310.3 

Light/air access and privacy standards for multifamily residential buildings  

along interior  property lines . 

 
Note that the minimum setbacks noted above only apply to buildings (and portions thereof) featuring the stated 

characteristics. 
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19.47.320 - Internal open space.  

1. Purpose.  

A. To create useable space that is suitable for leisure or recreational activities for residents. 

B. To create open space that contributes to the residential setting. 

C. To provide plazas that attract shoppers to commercial areas. 

D. To provide plazas and other pedestrian oriented spaces in commercial areas that enhance the 

employeesõ and publicõs opportunity for active and passive activities, such as dining, resting, 

people watching, and recreational activities. 

E. To enhance the development character and attractiveness of commercial development. 

2. Usable residential  recreational  space.  

NOTE: Current standards (to be repealed) in 19.17.010 require: 200sf of common OS/unit for all MF 

with 4+ units. Up to 50% of space may be indoors, at least 50% of space must be designed for 

preadolescent children; any outdoor space ð 800sf min with 25õ min dimension, 60/80sf min of private 

space (60/deck & 80/patio). These are very ambitious standards ð that significantly exceed those of other 

similar cities ð particularly those allowing for midrise development. Some overarching suggestions in the 

proposal below include: 

- Reduce the minimum amount of SF of open space, while strengthening the design standards for such 

open space 

- Retain yet adjust the standards for preadolescent children to be a little more flexible but help meet 

objective. 

A. All residential developments, including residential portions of mixed-use development, must 

provide minimum usable recreational space equal to 100-square-feet per dwelling unit for studio 

units, 125-square feet for one-bedroom apartment dwellings and 150-square-feet per dwelling 

unit for dwellings with two or more bedrooms. The required recreational space may be 

provided in a combination of ways: 

i. Shared recreational space. All of the required recreational space may be in the form of 

shared recreational space available to all residents and meeting the requirements of 

subsection (B)(2) below.  

ii. Ground/grade-level individual outdoor space. All of the required recreational space for a unit 

may be provided by ground-level outdoor space that is adjacent and directly accessible to the 

subject unit. Such recreational spaces must be: 

a. Outdoor spaces may be located in the front, side, or rear yard provided they are generally 

level, feature no dimension less than ten-feet, and enclosed by a fence, railing, and/or hedge 

at least 32-inches in height to qualify  

b. Private porches may qualify as outdoor space provided they are at least 36-square-feet in 

area, with no dimension less than six-feet. 

 Individual ground-level open space that is in excess of minimum requirements must not be 

used in the calculations for determining the minimum usable recreational space requirements 

for other units in the development. 

iii. Balconies and other similar private outdoor spaces. Up to 50-percent of the required 

recreational space for a unit may be provided by private balconies provided such spaces are 
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at least 36-square-feet in area, with no dimension less than four-feet (not including railings), 

to provide a space usable for human activity. 

iv. Common indoor recreation-areas. Up to 50-percent of the required recreational space may 

be provided by common indoor recreation areas meeting the following conditions: 

a. The space must meet ADA standards and must be located in a visible area, such as near 

an entrance, lobby, or high traffic corridors. 

b. The space must be designed specifically to serve interior recreational functions and not 

merely be leftover unrentable space used to meet the open space requirement.  

v. Shared roof-decks. For apartment buildings, up to 50-percent of the required recreational 

space may be provided by shared roof-decks located on the top of buildings which are 

available to all residents and meet the requirements below. For mixed-use buildings, 100-

percent of the required recreational space may be provided by shared roof-decks. Design 

requirements: 

a. Space must feature hard surfacing, provide amenities such as seating areas, landscaping, 

and/or other features that encourage use. 

b. Space must integrate landscaping elements (at least 20-percent of the space) that enhance 

the character of the space and encourage its use. 
 

Figure 19.47.320.2.A.v 

Rooftop deck examples.  

    

 

2. Shared recreational space design requirements. Shared recreational space can include 

landscaped courtyards or decks, entrance plazas, gardens with pathways, childrenõs play areas, 

pools, and water features provided they are accessible to all residents of the development. 

Accessible areas used for storm water retention, infiltration, or other multipurpose recreational 

and/or green spaces that meet the design criteria herein may qualify as shared recreational 

space. 

Special requirements for shared recreational spaces include the following: 

A. Shared recreational space must be located in centralized areas that are visible from units 

within the development. 

B. Required setback areas must not count as shared recreational space unless the design of the 

space meets the standards herein.  

C. Shared recreational space must feature no dimension less than 15-feet in order to provide 

functional leisure or recreational activity. Wider minimum dimensions are required 
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perpendicular to building elevations containing windows of dwelling units whose only solar 

access is from the applicable building wall. Specifically:  

i. 20-feet minimum for such elevations up to three-stories tall. 

ii. 25-feet minimum for such elevations four-stories tall. 

iii. 30-feet minimum for such elevations five or more stories tall. 

D. Shared recreational space must feature paths or walkable lawns, landscaping, seating, lighting, 

and play structures, sports courts, or other pedestrian amenities to make the area more 

functional and enjoyable for a range of users. 

E. Shared recreational spaces (or at least one shared recreational space for each development) 

must integrate design elements and features that function as play areas for preadolescent 

children. This includes natural, creative play elements for free and/or structured play. These 

elements do not have to be overtly for play but should support, allow, and even encourage 

play by children. For instance, ground slides from one level to another, tricycle tracks, swings 

hung from arbors or trees, paths that meander and are of varying materials and widths, water 

that can be manipulated, outdoor rooms made from landscape or rocks, berms and hills. 

F. Shared recreational space must be separated from ground-level windows, streets, service 

areas and parking lots with via landscaping, fencing, and/or other acceptable treatments that 

enhance safety and create an effective transition between public and private space. 

G. When possible, the space should be oriented to receive sunlight, facing east, west or 

preferably south. 

H. Stairways and service elements located within or on the edge of shared recreational space 

must not be included in the open space calculations. 

I. Shared porches may qualify as shared recreational space, provided they are at least eight-feet 

in depth and 96-square-feet in total area. 

J. The space must be accessible to all residents of the development. 
 

Figure 19.47.320.2.B 

Shared recreational  space examples. 

    

The upper left example is a courtyard over a parking deck.  Notice the transition elements between the 

courtyard and adjacent residential units. The upper right courtyard is shared by ground-level commercial uses 

and apartments above. 
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The left image above includes a covered gathering space with outdoor grills adjacent to a landscaped commons 

with a central pathway.  The right image is an example of shared indoor recreation space. 

   

The left image above includes a turf play area with mounds for fun play. The right image shows traditional play 

equipment. 
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Figure 19.47.320.2.B.iii  

Shared recreational  space ð mi nimum widths when adjacent to building elevations 

containing windows of dwelling units whose only solar access is from the applicable 

building wall . 

  

20-feet minimum for such 

elevations up to three-stories 

tall. 

 

25-feet minimum for such 

elevations four-stories tall. 

 

30-feet minimum for such 

elevations five or more stories 

tall 

 

3. Usable commercial open space. New developments on designated Pedestrian-Oriented Street 

block-frontages and other developments with more than 10,000-square-feet of non-residential gross 

floor area must provide 400-square-feet of pedestrian-oriented space for each 100-lineal-feet of 

applicable non-residential block-frontage. Pedestrian-oriented space located adjacent to street 

corners may be counted for the frontages of both streets. Portions of sidewalks that are wider than 
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the minimum required in BMC 19.47.120 may be used to meet up to 50-percent of this 

requirement.   

4. Pedestrian -oriented space design criteria.  This subsection describes the requirements and 

desired characteristics of pedestrian oriented open space [which may be used to meet the 

requirements of subsection (3) of this section]. 

A. Required pedestrian-oriented open space features.  

i. Visual and pedestrian access into the site from a street, private access road, or non-vehicular 

courtyard. 

ii. Paved walking surfaces of either concrete or approved unit paving. Form-in-place pervious 

concrete paving is allowed. 

iii. The spaces must be located in or adjacent to areas with significant pedestrian traffic to 

provide interest and security, such as adjacent to or visible from a building entry.  

iv. At least two-feet of seating area (a bench or ledge at least 16-inches deep and appropriate 

seating height) or one individual seat per 60-square-feet of plaza area or open space. 

Moveable seating may be used to meet up to 50-percent of this requirement. 

v. Landscaping components that add visual interest and do not act as a visual barrier.  This 

could include planting beds, raised planters, and/or potted plants, or both. 

B. Desirable pedestrian-oriented open space features include pedestrian amenities, such as site 

furniture, artwork, drinking fountains, shade structures kiosks, or other similar features. 

C. Features prohibited within a pedestrian-oriented open space: 

i. Asphalt pavement. 

ii. Adjacent service areas (e.g., trash areas, loading docks) that are not separated with 

landscaping. 

iii. Adjacent chain-link fences. 

iv. Adjacent òblank wallsó without òblank wall treatmentó (see BMC 19.47.450). 

v. Outdoor storage.   
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Figure 19.47.320.4 

Example of site development integrating pedestrian -oriented space. 
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Figure 19.47.320.4.A 

Example of a small pedestrian -oriented open space.  

 

 

19.47.330 - Internal circulation  and design. 

1. Purpose.  

A. To improve the pedestrian and bicycling environment by making it easier, safer, and more 

comfortable to walk or ride among residences, to businesses, to the street sidewalk, to transit 

stops, through parking lots, to adjacent properties, and connections throughout the city. 

B. To enhance access to on- and off-site open space areas and pedestrian/bicycle paths. 

2. Interna l circ ulation.  

A. All development must comply with the pedestrian access and circulation provisions of BMC 

19.20.090. 

B. Provide vehicular access routes through large lots to complete the downtown street grid, as 

directed by the Downtown Burien Streetscape Design Plan and subsequent plans and BMC 

19.15.025.5 

C. Parking lot pathways. In parking areas, pedestrian walkways connecting the parking area with 

primary building entrances, pedestrian-oriented spaces, adjacent streets and adjacent properties 

should be provided at least every 150 feet. Pedestrian walkways should be delineated by 

separate paved routes using a variation in paved texture and/or color, and protected from 

adjacent vehicle circulation areas with landscaping. Approved methods of delineation include: 

stone, brick or granite pavers; exposed aggregate; or stamped and colored concrete. Paint 

striping on asphalt as a method of delineation is not allowed. 
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D. Sites with residential units. Provide direct pedestrian access between all ground related unit 

entries and a public street or to a clearly marked pathway network or open space that has 

direct access to a public street. Residential developments must provide a pedestrian circulation 

network that connects all main entrances on the site to other areas of the site, such as: 

i. Parking areas. 

ii. Recreational areas. 

iii. Common outdoor areas. 

iv. Any pedestrian amenities.   

For townhouses or other residential units fronting the street, the sidewalk may be used to meet 

this standard. 

D. Restricting vehicular and pedestrian access between adjoining parking lots at the same grade is 

prohibited. 

4. Drive-through facilities. 

A. New drive-through facilities are prohibited in the MU DT zone and on all sites featuring a 

designated Pedestrian-Oriented Street.  

B. Drive-through lanes between the street and a building qualify as parking/vehicular access area 

for the purpose of block frontage standards. See Article 3 for applicable block frontage 

standards to help determine the feasibility of integrating drive-through facilities on a site. 

C.  Drive-through speakers shall not be audible off-site. 

D.  The entrance and exit from the drive-through lane shall be internal to the site, not a separate 

entrance and/or exit to or from the street. 

19.47.340 - Service areas and mechanical equipment.  

The provisions herein apply in addition to the standards in BMC 19.17.280. Where there is a conflict, 

the provisions herein apply. 

1. Purpose.  

A. To minimize adverse visual, odor, and noise impacts of mechanical equipment, utility cabinets 

and service areas at ground and roof levels. 

B. To provide adequate, durable, well-maintained, and accessible service and equipment areas. 

C. To protect residential uses and adjacent properties from impacts due to location and utilization 

of service areas. 

2. Location of ground related service areas and mechanical equipment.   

A. Service areas (loading docks, trash dumpsters, compactors, recycling areas, electrical panels, and 

mechanical equipment areas) must be located for convenient service access while avoiding 

negative visual, auditory, olfactory, or physical impacts on the streetscape environment, 

pedestrian-oriented spaces, uses within the development, and adjacent residentially zoned 

properties.  

The director may require evidence that such elements will not significantly impact neighboring 

properties or public areas. (For example, the director may require noise damping specifications 

for fans near residential zones.)  
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B. Exterior loading areas. Exterior loading areas for commercial uses must not be located within 

20-feet of a residentially zoned property. Where the director finds that this is the only option 

for locating an exterior loading area, design measures will be required to mitigate impacts to 

adjacent uses, such as adding a masonry wall at least eight-feet high. 

C. Service areas must not be visible from the sidewalk and adjacent properties. Where the director 

finds that the only option for locating a service area is an area visible from a street, internal 

pathway or pedestrian area, or from an adjacent property, the area must be screened with 

structural and/or landscaping screening measures.  

D. Design for safety. Other provisions of this section notwithstanding, service areas used by 

residents must be located to avoid entrapment areas and other conditions where personal 

security is potentially a problem. The director may require pedestrian-scaled lighting or other 

measures to enhance security. 

E. Locate and/or shield noise producing mechanical equipment such as fans, heat pumps, etc, to 

minimize sounds and reduce impacts to at property lines adjacent to residentially zoned 

properties. 

3. Screening of ground related service areas and mechanical equipment.   Service elements 

are encouraged to be integrated within the structure.  Where they are not provided within the 

structure, the following standards apply:  

A. Where screening of ground-level service areas is required [see subsection (2)(C) of this 

section], the following applies: 

i. A structural enclosure (including gates) must be constructed of masonry, heavy-gauge metal, 

or decay-resistant material that is also used with the architecture of the main building. 

Alternative materials other than those used for the main building may be allowed if the 

finishes are similar in color and texture or if the proposed enclosure materials are more 

durable than those for the main structure. The walls must be sufficient to provide full 

screening from the affected roadway, pedestrian areas and adjacent use. The enclosure may 

use overlapping walls to screen dumpsters and other materials. 

ii. Where the interior of a service enclosures is visible from surrounding streets, pathways, and 

buildings, an opaque or semi-opaque horizontal cover or screen must be used to mitigate 

unsightly views. The horizontal screen/cover should be integrated into the enclosure design 

(in terms of materials and/or design). 

B. Where loading docks are sited along block frontages (only allowed when no other reasonable 

options are available as determined by the director), they must be designed to minimize impacts 

on the pedestrian environment. Standards: 

i. Configure loading docks/bays to minimize their frontage length along blocks. 

ii. Integrate architectural and/or landscaping design features to screen loading dock elements 

and add visual interest to pedestrians along adjacent sidewalks.  See Blank Wall provisions of 

BMC 19.47.450 for standards and examples. 

4. Utility meters, electrical conduit, and other service utility apparatus.  

These elements must be located and/or designed to minimize their visibility to the public. Project 

designers are strongly encouraged to coordinate with applicable service providers early in the design 

process to determine the best approach in meeting these standards. If such elements are mounted 

in a location visible from the street, pedestrian pathway, shared recreational space, or shared auto 

courtyards, they must be screened with vegetation and/or integrated into the buildingõs architecture.   
 



 

BURIEN DRAFT DESIGN REGULATIONS  

MAKERS  architecture and urban design  Page 43 
Burien_design-standards_2024-10-15 for packet version  

Figure 19.47.340.4 

Utility meter location and screening - good and bad examples.  

Place utility meters in less visible locations.  The lower left example is successfully tucked away in a less visible 

location and screened by vegetation.  The right image is poorly executed and would not be permitted in such 

visible locations (along the sidewalk). Such meters must be coordinated and better integrated with the 

architecture of the building. 

    

 

  










































