Beacon Hill

A vision for a neighborhood

University of Washington | Department of Urban Design and Planning
URBDP 507 General Urban Planning Laboratory | Spring 2018



University of Washington, Seattle
College of the Built Environment
Department of Urban Design and Planning

Instructed by
David Blum | AICP, Affiliate Instructor | blumedward@uw.edu
Mariel Dougoud | Teaching Assistant | marieldougoud@gmail.com

URBDP 507 | Spring 2018

Sam Alcorn

Jake Armstrong
Coo Barimani
Marcus Chaffee
Jonathan Frazier
Ben Johnson

Lisa Johnson

lan Kowalski
Louie Leiva
Zachary Mathurin
Kate Pedersen
Jarrett Piel
Michelle Surber
David Tomporowski
Mary Xiao



North Beacon Hill

Table of Contents

1.0 Introduction 4

1 Mission Statement

2  Neighborhood history
3 Demographic Overview
4 Executive Summary

2.0 Assets and Access 10
21 Introduction

2.2 Maps

3.0 Market Analysis 14
31 Introduction

392 Comparison of Districts
33 SWOT Analysis

34 Leakage Analysis

3.5 Business Mix

4.0

4.1

49
4.3
44

4.5

5.0

5.1
52
5.5

Business District Tools

Introduction
Envisioning a BIA
BIA Programs
Programming and
Capacity Phasing
Framework

Establishing a BIA

Design Improvements

Introduction
Networks and Phasing
Design Interventions

30

44

6.0

6.1

7.0

7.
72

Conclusion

Key Takeaways

Appendix

Bibliography
Other Figures

60

62






1.0 Introduction

1.1 Project Objectives

Studio Mission Statement

To deve|op a business strategy and set of design
guidehnes, which will foster economic success while preserving
and enhcmcing the unique character of the Beacon Business
District.

Market Analysis Team Driving Focus

1. Ano|yze demogrophics and market forces at
work in three districts: Beacon Business District,
Columbia City, and Alaska Junction.

2. Determine appropriate locations and types of
development for the Beacon Business District.

Image 1.1.1. Plaza Roberto Maestas, North Beacon Hill

Design Guidelines Team Driving Focus

1.

Identify which public realm elements are most
desirable for North Beacon Hill, and produce
materials to help the neighborhood realize
them.

Gain understanding of the existing aesthetic
character or that which the residents would
most like for North Beacon Hill in order to plan
for the community’s desired future.




1.2 Neighborhood history

Original Beacon Hill School
begins operation. School is
! expanded in 1905. This

~ Beacon Hill is no stranger to major
change. In 1908 the City began the
Jackson regrade. In an effort to bridge
the gap between First Hill and Beacon
Hill, fill the Duwamish tidal flats, and
lessen the slop up toward Beacon Hill

from the Duwamish River Basin, 112 feet
of earth was removed from the top of

Beacon Hill. Much of the displaced earth
was used fo fill the Duwamish River tidal

,-® US Marine hospital built on

Henry Van Asselt stakes
claim to north end of
Beacon Hil
Duwamish tribe lived ina
village at the infersection
of Airport Way S. and S
Spokane street. Eventually
driven from their land after

First Chinese Exclusion Act
Economic depression led to

anti-Chinese riofs. Many Chinese

were driven from the area.

building will become the
future El Centro de la Raza

Many homes and ®
businesses were demolished
despite the protests of |

residents. Some remaining

homes were lost due to |
destabilization of slopes
and subsequent landslides.

flats. Tidewaters used to reach the foot

of Beacon Hill

GOLF CouesE

north end of Beacon Hill

@ Sicks Stadium opens

Section of I-5 near Beacon
Hill completed -
construction cut info the
north slope of Beacon Hill

several armed disputes
with early settlers

Veterans hospital
.
.+" construction begins

: Jefferson Park goif course opens

: : ! Designed by the Olmsted Brothers : ! 1950

evelopment

H replaces the old Holly Park Beacon Hill

Station opens

E 2000
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1851 Eshma‘ied time

' Japanese

immigrants begin

settling in Beacon
Hill area

First tracts of Beacon
Hill land are
incorporated into the
City of Seattle

View looking North - 1910

Figure 1.2.1. Historic timeline of Beacon Hill

Beacon Hill began as a claim by Henry Van Asselt on
a piece of former Duwamish territory in 1851. Incorporation
into the City of Seattle followed just a few years later. While
the popu|o’rion of the district was slow to grow ini’rio“y, by the
1870’s a steady stream of prospective residents were making
their own claim on lands within Beacon Hill.

The district's community has historically been
e’rhnico”y and rocio”y diverse. Activism also p|0ys a |orge role
in the district;s history. Most notably, War on Poverty activists
occupied the abandoned Beacon Hill school in the late 1970,
serving as the catalyst for El Centro de la Raza. El Centro

12the Street Bridge (Lcier Jose Rizal Bridge)

Cedar River water supply line is
built under/through Beacon Hill

. The
Original |
Holly Park
construction 8
began

opens, bridging the gap caused by the
Jackson Street re-grade

.
Trolley system
tracks

removed I

Pre-war Beacon
Hill Character

has |o|oyeo| a central role in creation of a strong community,
revi‘ro|izing historic properties, creation of affordable housing,
and providing an array of community services.

Beacon Hill has seen tremendous physical change
over the years. The Jackson Street regrade stripped 120
feet off the top of what had become known co||oqui0||y as
Profcmi’ry Hill, due to the stream of cussing |ifigo’rors c|imbing
the steep heigh’r to the local courthouse. The streetcar o|ong
Beacon Avenue came and went. Jefferson Park’s idyllic golf
course became a camping and training ground for soldiers

during World War Il. The district’s landmarks - Beacon Hill

War on Poverty activitsts occupy Beacon
Hill School to form El Centro de la
Raza. The group envisioned a
community center for the Seattle Latino

Present Day

B8 community.

After a prolongued petition to the
Seattle City Council, the city agreed to
| Icase the building to the group for $1
per year. Eventually the group was able
to buy the structure outright. The
Beacon Hill School was vacant at the
time of occupation, and the group spent
several years rebuilding the structure to
bring it up to code.

El Centro built 110 low income
residential units to the south of the
original school building

School, Sick’s Stadium, and Jefferson Park - have seen major
renovation and even demolition.

Beacon Hill is experiencing another wave of change
which could threaten the community io|en’ri’ry of this dynomic
district as well as provide a chance for revitalization of the
core business district.



1.0 Introduction

1.3 Demographic Overview

Multifamily Asking Rents and Rent Change
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Figure 1.3.1. Multi-Family Current Rent and Rent Change
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1.0 Introduction

14 Executive Summary

For the Spring 2018 Studio, Masters of Urban
Planning students worked with Beacon Vision to create an
economic deveiopmen’r project that continued the work of
undergroduoie students in the Communiiy, Environment, and
Planning program in the Department of Urban Design and
Planning at the University of Washington. Studio is meant
to function as a master’s level practicum that incorporates
real world issues and innovative ininking ‘rnrougn a multi-
discipiinor\/ opprooch to probiem soiving while navigating a
consultant-client dynomici Fifteen groduo’re students pursuing
a Masters of Urban Planning (MUP) degree completed this
ten-week course that culminated in a stakeholders meeting
with the Beacon Vision Leadership Team and completion
of this report. Overall course research and onoiysis were
presenied oiongside recommendations for wori<ing toward
fostering better economic development practices in the
Beacon Business District.

Beacon Hill is a diverse neighborhood situated
in the heart of Seattle experiencing a signiiicon’r influx of
development. Due to the location of Beacon Hill and market
interest, there is a unique opportunity to expiore strategies
and tools to create an improved pioce for residents and
visitors. To address neighbornood concerns about current
cnonges, students orgonized around the io||owing teams to
create a vision which maximizes market potential, prioritizes
small business growin, and bolsters the pedesirion experience:

» Market Analysis
» Business District Tools
» Design Guidelines

Major considerations and recommendations that
deveioped ihrougn this process include:

Market Analysis

Results from this research show that Beacon Hill has
signiiicon’r consumer spending |eoving the district in several
different retail categories. However, the imminent construction
of new deveiopmen’rs in the neighbori\ood will provide
signiiicon’r opportunity for a nighiy periormoiive and inclusive
business district.

Relative to other neignbornood business districts in
Seattle, North Beacon Hill has remained largely unchanged
in terms of its built form. Receniiy constructed community
assets such as the Link Light Rail station and Public Library
have low proiiies that are consistent with the existing
building stock. Many buildings along Beacon Avenue require
renovation and are likely to be replaced by larger, more
modern structures. The South district of the Beacon Business
District is dominated by smaller residential |ois, that could
require consolidation for most forms of commercial or
mui‘riiomiiy deveiopmenis Recent up-zoning has made land
values further appreciate oiong Beacon Avenue, bringing with
it new investment opportunity in residential, commercial retail,
and office space.

Investments being made in the neighborhood
foreshadow the changes to the land use composition in the
area. Of the 14 vacant lots or store ironis, 7 are in the review
process and 2 are permi‘ried for construction.

There is potential for the Beacon Hill Merchants Association,
Beacon Vision and community to have a voice in what is
constructed and who will occupy the retail space.

Since many of the proposed buiidings on the vacant lots in

Beacon Hill are in the review process, it is imperative that
the community act quici<|y in working with deveiopers to
ensure that the new businesses are both in demand and are
reflective of the values of Beacon Hill residents.

Design Guidelines

The pedesirion experience is i<ey to ensuring both
community cohesiveness and a successful business climate for
the Beacon Hill district. By improving the quality of the visual
experience, creating a soier, more Weicoming, and attractive
mainstreet, the area can market itself as a destination.
Improving access and connectivity with neighborhood
amenities can be more eosiiy achieved ’rnrougn improved
designi With the transit ridersnip increasing onnuoiiy and the
addition of the Link Light Rail station in the heart of North
Beacon Hill, this strategy could lead to many more visits to
the area.

The approach taken within these design guidelines
tries to find balance between cost value and efficiency.

Each action taken is achieved through financial and human
copifoi wori<ing in concert to achieve these goois of a vosiiy
improved and unique piocei Trying to achieve a sense of
place for North Beacon Hill can be achieved through a
phased approach.

Phase | consists of guideiines geored towards short-
term, cost effective successes, such as improved crosswalks,
signage, and pubiic street furniture improvements.

Phase Il includes speed limit reduction, district-wide paint
scheme introduction, landscaping improvements, and
impiemenioiion of porkie‘rsi

Phase Ill creates wide scale pedestrian system change
and links the business district ’rnrougn comprehensive



aesthetic improvements. These guide|ines require increased
coordination with SDOT to ensure success. Projects include
pub|ic rig|’1’r of way improvements such as lane narrowing,
crosswalk scuce’ry improvements, sidewalk enhoncemen’rs, and
p|ozo space creation.

If these guidelines are completed with SDOT and
community coordination, along with Link Light Rail plaza
improvements, and p|0cemoking upgrodes such as better
pedestrian focused wayfinding, the Beacon Business District
could be transformed into a unique and attractive destination
for both residents and visitors. Sense of p|oce, aesthetic
improvements, a more active pedes’rrion environment both
cloy and nigh’r, and scnce’ry improvements can and will make
this vision a rect|i’ry4

Business Improvement Areas

A Business Improvement Area (BIA), also referred
to as a Business Improvement District (BID), is generally
recognized as a specio|—purpose communi’ry—orgcmized tax
district with two key goo|s: (1) the aesthetic enhancement
of communities, and (2) the economic deve|opmen’r and
improvement of local business conditions. There are over
1,000 active BIAs/BIDs throughout the United States,
resu|’ring in significcm’r variations in naming, purpose and
goo|s, governance, financial structure, and service de|ivery.

The process of creating a BIA involves coordinating
with OED, defining the districts boundaries, creating a
ratepayer board, de‘rermining how much businesses will
contribute and emp|oying extensive outreach.

To understand the potential impacts of a BIA, we
examined the different types of programming and tasks
that Seattle’s BIAs often manage and perform. With this

information, we attempted to understand a BIA’s impact to
the North Beacon Hill area.

BIAs within Seattle all work within four programmatic:
clean and safe streets, morke’ring and even’rs/promo’rions,
p|0cemoking and business deve|opmen‘r. There are a range
of activities found within each programmatic area and each
BIA performs a combination of these activities. It is important
to note that BIA services are supp|emen’ro| to City services
and are not intended to disp|0ce any service that is curren’r|y
being proviclecl.

Budge’r size is dependen’r on the assessment collection
amount, which is genero’red based on an assessment formu|o,
as well as additional external funds such as grants and
sponsorsl'\ips. Addi‘riono”y, the level of engagement of the BIA
and the impact of the BIA within their respective communities
depends on orgonizo’rion0| capacity, that is the number of
available staff and their capacity to administer the mission
and vision of the BIA.

Given the goals of Beacon Vision for the Beacon
Business District, the class u|‘rimct‘re|y recommends the creation
and odop‘rion of a BIA as a viable means towards supporting
the recommendations presen’red in the market cmo|ysis and
clesign guide|ines sections.

Image 14.1.

Stevens Place, North Beacon Hill






2.0 Assets and Access

2.1 Introduction

Beacon Hill contains a variety of pub|ic assets
important to the neighborhood and |orger area. A Sound
Transit Link Light Rail station serves the neighborhood,
as well as a branch of the Seattle Public Librory. Several
churches, porks, schools and education centers are also
located in the neighborhood.

A number of nonprofifs operate in the areaq, inc|uo|ing
the Ethnic Business Coalition, Seattle’s Union Gospel Mission,
and Amara. Two - Beacon ARTS and Centro de la Raza
- are headquartered in North Beacon Hill. Beacon Hill
Merchants Association is the area’s community and economic
development organization, and the Rainier Chamber and Mt.
Baker HUB, which serve equivo|enf roles in odjocenf areas
also play a role in Beacon Hill.

When defermining the assets for the Beacon
Business District, the transit access to the district and the
neighborhood overall proves fo be an important asset to
higHight Within the Beacon Business District, the four bus
transit lines and the Link Ligh‘r Rail line ocﬂve|y engaging
with community members and visitors. The location of Beacon
Hill - close to central downtown areas and close coastal
access to the Mt. Baker Beach - situate the neighborhood as
a prime destination; qui|izir1g and copifohzing on the transit
access gives the Beacon Business District the potential to
deve|op a Jrhriving economic corridor.

Image 211. Sunset from Jefferson Park Lawn Bowling Club, Beacon Hill
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2.0 Assets and Access

2.2 Mapping

Other assets that our class identified involved
pub|ic goods or pub|ic benefits. As previous|y mentioned,
North Beacon Hill has numerous nonprofi’rs and churches
in the neighborhood that serves the community as well as
draws in other residents of Seattle to the area. Moreover,
the pub|ic |ibrory and other educational facilities support
community advancement. Los‘r|y, the green space within the
neighborhood, specifico”y, Jefferson Park, is the pride of the
community as it provides a variety of resources that support
the we||loeing of the neighborhood.

Considering the location of these assets, the location
of current deve|opmen’r, and the current land use within the
Beacon Business District, the class redefined the area into
three sections:

»  North District
»  Central District
»  South District

Each district offers different amenities as well as
different opportunities for deve|opmen’r. We see a c|us‘rering
of businesses and resources o|reody within the North
District; many new, |orger deve|opmen’rs are clustered here.
Deve|opmen’r in the Central District is still small sco|e,
consisting of older commercial bui|dings and residential
construction. The Central District has an opportunity to
|everoge its existing built form ’rhrough odop‘rive reuse. The
South District is prirnori|y residential, however, its proximity
to Jefferson Park provides opportunities within this district to
deve|op amenities that support the economic vi’ro|i’ry of the
overall Beacon Business District.
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Figure 212. Map of North Beacon Hill Sub-Districts






3.0 Market Analysis

3.1 Introduction

Introduction and Methodology

Market research was conducted using data from
Costar Realty Information Inc, US Census, North American
Industry Classification System (NAICS), Washington State
Department of Revenue, and a Woiking survey conducted
by students in this Studio. The data illustrated disparities
between the three study areas: North Beacon Hill, Columbia
City, and Alaska Junction; additionally, the data revealed
consumer spending and surpius/ieokoge in the Beacon
Business District. This information is crucial as we identify
investment poieniioi.

Study Areas: North Beacon Hill, Columbia City, Alaska

Junction

Located immedioieiy southeast of the International
District and Central Business District, North Beacon Hill's
elevation rises several hundred feet above neighboring
districts, which affords excellent views of downtown, Elliott
Bay, Rainier Valley and the Cascade Mountain Range.
However, the elevation also causes Beacon Hill to experience
a degree of separation from its neigiiborsi In addition to
elevation, Interstate 90 and Jefferson Park are two distinct
elements that create physicoi barriers; 1-90 separates Beacon
Hill from the commercial and light industrial Dearborn and
International Districts while Jefferson Park divides Beacon Hill
into north and south sections. The 2009 opening of the Link
Light Rail station made the area more accessible for many,
but did not dros’ricoiiy ciionge the sense of pioce for residents
and visitors of Beacon Hill.

Columbia City, one of the Rainier Valley
neighborhoods, is further south from downtown relative to
North Beacon Hill. The business district in Columbia City is
smaller and denser than the Beacon Business District and is a
popuior destination for those |ooi<ing for a quaint commercial
district. The neighborhood also is almost 15 percent more
densely populated than Beacon Hill.

Alaska Junction, located in West Seattle, is further
from downtown than Columbia City and North Beacon Hill;
this business district is located oiong an elevated ridge and
requires crossing the West Seattle Bridge to access other
neighborhoods. No Link Light Rail station exist in or near
West Seattle. Despite the challenges, Alaska Junction does
boast a diverse and mature array of successful businesses,
and is almost 10 percent more densely populated than
Beacon Hill.

Changes in North Beacon Hill

The “classic” built form of North Beacon Hill consists
of wood and brick structures generoiiy one- to tfwo-stories
high. A pronounced acceleration in building activity occurred
in the early 20th century, reaching a peak in the 1920s
in the one-mile North Beacon Hill walkshed. During the
1930's through the 1980's, the neighborhood experienced a
In the 1950’s and 1960’s,
the neighborhood gained the nickname “Boeing Hill" because

deceleration in home construction.

many of its residents were empioyed at the neorby Boeing
produciion center. The exodus of Boeing empioyees to the
suburbs in the 1970's brought a new population of non-white
(largely Asian American) families to Beacon Hill (Chui &
Weekly, 2011). Additionally, relaxed property covenants and
lower rents ioiiowing the exodus, enabled a mix of ethnic

groups to build community in Beacon Hill and remain close
to downtown and the International District. Established
cultural and ethnic communities remain anchored on Beacon
Hill, and have consis’reniiy communicated concerns around
dispiocernemL of residents and local rnerciion‘rs, which could
result from large waves of new development and rent
increases.

Unlike other neighborhood business districts in
Seattle, North Beacon Hill has remained largely unchanged
from a built form perspective. Recen’riy built community
assets such as the Link Light Rail station and public library
reflect the current built character by iioving low profiies. The
southernmost third of the business district is dominated by
smaller residential lots.

Current development projects in North Beacon Hill
are moiniy comprised of new residential buiidings, genero||y
three- to six-stories tall, which will bring increased densi’ry
iiirough townhomes and mixed-use apartment buiidings.
These new deveiopmen‘rs will bring about chonges to
neigiiboriiood character. The new deveiopmenis are expecied
on South College Street, almost exclusively along Beacon
Avenue, and on the northernmost edge of the neighborhood.
The new residential buildings will provide 899 new housing
units, which will fully address the 2022 projected population
growfh of the neighboriiood.



3.0 Market Analysis

3.2 Comparison of Districts

Demographics and Summary Statistics

Demographically, Beacon Hill and Columbia City are
racially diverse with large Asian, Hispanic, Black, and White
populations. Alaska Junction is majority White.

Beacon Hill has a no’rob|y smaller popu|o’rion in its
one-mile walkshed (18,647) compared to Columbia Clty
(26,980) and Alaska Junction (24,822). This difference is
expected to grow through the 2022 population projections.

Beacon Hill's smaller population can partly explain
the comporo‘rive|y lower performonce of it's business district
from the simp|e fact that there is less demand. This is
specifically seen in Beacon Hill's comparison to Columbia
City.

Beacon Hill is comparable to Columbia City in
median income, household size, and home value. However
Columbia City's Business District performance is subjectively
better since there is 30% more popu|o‘rion in its one mile walk
radius creating more demand for the goocls in its business
district.
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Figure 3.24. Projected Growth in the Three Studied Locations
Beacon Hill has the lowest projected growth, trailing behind both
Columbia City and Alaska Junction by over 6,000 people by 2022.
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3.2 Comparison of Districts

Vacancy Rates

Beacon Hill has more vacant land than either
Columbia City or Alaska Junction. This number is deceiving
since many of the vacant lots are in the permitting and review
process and will start construction soon. However, this is
indicative of several ’rhings:

»  First, businesses have not been successful in the past
and need to be evaluated for economic viobi|i’ry in the
current market.

» Second, investments are being made in the
neighborhood and show the coming chonge in land use
in the area. Of the 14 vacant lots or store fron’rs, 7 are in
the review process and 2 are permi’rfed for construction.

»  Third, there is potential for the Beacon Hill Merchants
Association, Beacon Vision, and the community to have
a say in what is being built and who will be occupying
the retail space that is being built.

» Fino“y, since many of the proposed bui|dings are in the
review process it is imperative that the community act
quick|y in working with deve|opers on what businesses
will be suppor‘red by the new construction.

Land Use

The land use in the Beacon Hill business district is
heavily residential, compared to Columbia City and Alaska
Junction's business districts which have a mix of different types
of businesses, offices, services, and restaurants.

The residential porce|s spreod fhroughou‘r Beacon
Hill's business district makes creates a dispersed district
compored to the re|o‘rive|y compact business districts of
Columbia City and Alaska Junction.
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3.0 Market Analysis

3.2 Comparison of Districts

Consumer Spending Comparison with Seattle Central Business District
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Figure 3.2.7. Current Business Spending with Seattle Central Business District

Consumer Spending

However, it can be ques’rioned if the densi‘ry of Alaska
Junction and Columbia City’s business districts have an

Compared to Columbia City and Alaska Junction,
the per household spending within a one mile walkshed of

Beacon Hill is on|y s|ign+|y lower. This brings up the question effect on the success of those districts

of why there are differences in the success of each business
district. Again, one confribu’ring factor is the population
differences which increase total consumer spending in

Alaska Junction ($352,649,000) and Columbia City
($278,881,000) compared to Beacon Hill ($200,205,000).

The top spending categories across each district
are Transportation and Maintenance, Total Food & Alcohol
(inc|udes groceries and res’rouronis), and Household ltems
and Expenses.
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Figure 3.2.8. Existing Land Use Inventory Comparison of the Three
Studied Locations
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Household Goods
Transportation
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Figure 3.2.9. Commercial/Other Land Use Breakdown



North Beacon Hill looking West, North Beacon Hill

3.0 Market Analysis

3.3 SWOT Analysis: Strengths
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Figure 3.3.1. Existing Public Transportation in Beacon Hill



3.0 Market Analysis

3.3 SWOT Analysis: Strengths
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Figure 3.32. Demographics of Beacon Hill
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Figure 3.3.3. Median Home Value of the Three Studied Locations

Regional Employment Strength

The Seattle area sees stronger employment
growth both historically (over the last 10 years),
current, and forecasted for the next 5 years when
compared to national number. This consistency
stabilizes land value and vacancy rates.

L TR G T \:.;.i\y\ﬁ-.b\
Image 3.3.3. Fresh Flours, North Beacon Hill
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3.3 SWOT Analysis: Weaknesses

(i

E l/t Commercial Buildings Need Investment
Several bui|o|ings cen’rrc1||y situated in the district have dated facades and
. would benefit from additional investment and updo’ring. The architectural forms
. . vary from small, oged brick bui|dings to |ong, undermaintained commercial property.
Investment is needed to cultivate a consistent and inviting cn’rmosphere that attracts
..E : visitors to a business district.
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Image 3.34. Perihelion Brewery, North Beacon b
Hill Figure 3.34. Vacancy by Parcel in Beacon Hill . Image 335 Daisy Restaurant, North Beacon Hill



3.0 Market Analysis

3.3 SWOT Analysis: Weaknesses

Where do Beacon Hill Residents Shop?

’é Household ltems &
Expenses

Groceries

€
\q ﬁ) Restaurants

'
Entertainment, .
)/@ Hobbies, and Pets
e ——
QA Education & ~
(%]

Daycare

'\ I Apparel
%§ I Personal Care

Width of bar proportionate to total dollars spent

Data: CoStar, Washington State Department of Revenue, Internal Walking Survey

Figure 3.3.5. Commercial Leakage in Beacon Hill

Ny,

Ny,

Consumer Spending by Beacon Hill
Residents, 2017

$$

Leaving
Beacon

Hill

$$

Spent in
Beacon

Hill

Topography Limits Walkability in Surrounding Area

WOH<obi|i’ry is key for the health of a local business district. This allows for
fewer cars congesting the commercial hub, and an increased densi’ry of peop|e
creating a vibrant street life. While Beacon Hill's hi||’rop location offers spec’rcncu|0r
views of the region’s geogrophy, it does decrease the walkshed of the business district.

Figure 3.3.6. Elevation Model Looking South Toward Beacon Hill from Above



3.0 Market Analysis

3.3 SWOT Analysis: Opportunities

There is at least 90,000 SF of currently available
space to reimagine

The commercial corridor of Beacon Hill
curren’r|y has properties and lots that are reody
for redeve|opmen’r and re-envisioning. Our market
c1n<:1|ysis has identified several types of businesses
that would be welcome in the neighborhood (7.2.23
in the Appendix)..

)

Where do Beacon Hill Residents Shop?

e@ Household Items &
Expenses $ $

Leaving

G - Beacon
roceries .
Hill

Image 3.3.6. New Develoment, North Beacon Hill

Zoning changes allow for additional building
height and FAR, incorporation of mixed use

g @l Restaurants
developments, and fewer parking requirements

] Entertainment,
57 /] Hobbies, and Pets

Education &
Beyaae
Spent in
'\I Apparel Beacon
Hill

With NC-2 designation along most of the
business corridor, building height is now allowed
to be 75" and FAR up to 475 with no minimum
porking requirements. Property deve|opmen‘r for new
construction can accommodate greater density of
residents and commercial uses.

|E enailcare

Width of bar proportionate to total dollars spent Consumer Spending by Beacon Hill
Dote. CaSter, Washingtan State Department of Revenue, Internal Welking Survey Residents, 2017

Image 3.37. New Construction, North Beacon Hill Figure 3.3.7. Apparel Spending Leakage in Beacon Hill
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3.3 SWOT Analysis: Opportunities
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3.0 Market Analysis

3.3 SWOT Analysis: Threats

The retail market in South Seattle as a whole is not forecasted for strong growth
in terms of construction and absorption

Retail in the city of Seattle is strong and genero”y ’rrending positive, with
increased employment and consumer expenditure. The South Seattle areq, including
Beacon Hill, is projected to see less than a 1% growth in retail space construction and
net absorption by square feet. The business district of Beacon Hill will need to be
strategic in atfracting tenants to ifs existing bui|o|ings where possib|e.

Retail Construction, Absorption & Vacancy
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Figure 3.310. Retail Construction: Absorption and Vacancy
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Figure 3.311. Retail Rent (per sq. ft.) and South Seattle Rent Change
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3.0 Market Analysis

3.3 SWOT Analysis: Threats

Retail Cap Rate
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Figure 3.313. Retail Cap Rate

Figure 3.312. Demographics of Beacon Hill
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Figure 3.314. Multi-Family Cap Rate



3.0 Market Analysis

34 Leakage Analysis

Our |eC|i<C|ge oncniysis combines information on
number and type of businesses in the business area, state
averages for revenue by business type, and consumer
spending reports within a one mile walkshed on the business
area. The numbers presen’red do not reflect the consumer
spending of non-Beacon Hill residents in the District, or
the mix of shoppers at stores either being from inside the
neignborhood or outside. Business revenues are based on
averages and not direct reporting from the businesses
themselves. Most impor’rcnn’riy, the trends presen’red ’rilrougii
this gnoiysis offer valuable insigii’rs to consider when
developing a strategy for CBD strengthening.

Key Takeaways:

»  60% of consumer spending dollars from residents are
exiting the CBD.

»  Retail categories such as household goods, giF’r and
hobby stores, food and beverage stores, daycare/
education services, and gpporei siiops could be strong
additions to the neighboriiood business mix.

» Personal Care businesses are the oniy listed retail
category showing |eo|<oge. This indus’rry is |ii<e|y
drowing in outside patronage, and strategies to capture
additional spending by these visitors should be expiored.

Top: Figure 34.1. Commercial Leakage in Beacon Hill
Left: Figure 34.2. Personal Care Leakage in Beacon Hill
Right:  Figure 34.3. Household Items and Expense Leakage in Beacon Hill

Where do Beacon Hill Residents Shop?
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3.5 Business Mix

Our Wo|king survey documented a mix of
neighborhood businesses in a variety of sectors. We used
the University of Wisconsin report on evo|uo’ring business
opportunities in a business district to set a strategy that
targets market improvements to s’rreng‘rhen the Beacon
Business District. This toolkit suggests emphasizes the
need to “fill vacancies with viable businesses and to give
residents access to necessary retail goods and services’
within a concentrated business area. Our Land Use Map has
identified the curren’r|y vacant pctrce|s and storefronts and
noted which of these properties has new deve|opmen‘r in the
pipe|ine. Our business mix ono|ysis takes a closer look at what
types of storefronts are present among current offering and
the retail and service sectors where neighborhood residents
may look to advocate for an improved mix of businesses in
Beacon Hill. Using NAICS standard codes for retail and
service business types, we broke the existing businesses into
seven different categories: Entertainment, Hobbies, and Pets;
Apparel; Restaurants; Personal Care; Grocery; Education
& Daycare; and Household Items & Expenses. NAICS
categories are an ino|us’rry standard method for defining
the type of operation on a given property. Beacon Hill has
businesses that fit into each of these categories, with the
notable exception of Appore|. The ratio and mix of oﬂ:erings,
however, is imbalanced and could be reorgcmized to better
o|ign with spending patterns and consumer needs.

3.0 Market Analysis

Clothing/Jewelry/Gift Shop

»

»

»

»

Would require a minimum of
approximately 800 SF
Requires |ooding from a back
alley

Could work well in an Odop‘rive
reuse of existing property
|dec1||y will have access to
street porking for customers

Daycare Center

»

»

»

»

Requires at least 4,000 SF
Requires fenced in outdoor
space for an on-site p|oy area
Fits well into a new
construction project |o|on

Will need loading/unloading
zone in the bock, as well as
emp|oyee porking

Image 34.1. Andaluz - Columbia City

WiH

i

Image 34.2. Bright Horizons, Ground Floor - West Seattle



3.0 Market Analysis

3.5 Business Mix

i

Image 344. Bright Horizons, Upper Floors - West Seattle

StRice

»

»

»

»

Coworking Space

Approximately 7,000 SF offers
space for private and shared
workspaces

Fits well into the first or second
floor of a new construction
project plan

Parking (additional revenue
source), a loading zone, and
poien‘rioiiy a terrace with
picnic tables for outdoor eating
Attractive location close to the
|igh‘r rail station

Leveraging our |eo|<oge onoiysis and the land use
comparisons with Columbia City and Alaska Junction, our
market onoiysis concludes with a conservative proposoi for
the quantity and types of businesses that could s’rreng’rhen
the core offerings in Beacon Hill. In addition to the general
categories outlined in this image, we have deveiopeci a list
of speciiic oieveiopmenis, at |ei’r, that we think could do well
in this neighborhood. These suggestions are backed by data
onoiy’rics and a theoretical belief in an overorching strategy
that creates a holistic and diverse array of oiierings that
allow residents to compie’re a higher quantity of errands and
entertainment outings without leaving Beacon Hill. Below
is a list of several hypo‘rhe’ricoi exompies, inciuoiing location
requirements, that local residents could consider odvoco‘ring
for within upcoming neighborhooci oieveiopmen‘r projects.

These exompies are s’rric’riy for illustrative purposes,
and we encourage residents and enfrepreneurs to think
creo’riveiy about the interests and needs of Beacon Hill's
present and future popuioiion. It would be strategic to
coordino’re, rather than compete, with entertainment and
unique shopping opportunities in neighboring districts such as

Columbia City.






4.0 Business District Tools

Introduction

4.1

A Business Improvement Area (BIA), also referred
to as a district (BID), is generally recognized as a special-
purpose communi’ry—orgonized tax district with two key goo|s:
(1) the aesthetic enhancement of communities, and (2) the
economic deve|opmen‘r and improvement of local business
conditions. There are over 1,000 active BIA/BID throughout
the United States, resu|’ring in significon‘r variations in naming,
purpose and goo|s, governance, financial structure, and
service de|ivery. Genero“y formed as a nonprofi‘r organization
or d pub|ic—privo‘re pctr’rnership with pub|ic oversigh’r and
private management, Business Improvement Areas take the
form of benefit assessment districts that allow for tax powers
within a defined geogrophic area.

The City of Seattle defines Business
Improvement Areas (BIA) as a:

"Special assessment areas that are established
to ‘aid general and
neighborhood revitalization, and to facilitate the
cooperation of merchants, businesses, and residential
property owners which trade, economic
viability, and liveability[sic] (RCW 3587A.010).

Specifically, the mechanism for improvements is an

economic  development

assists

assessment collected from property owners and/or
business owners within defined boundaries. The funds
collected are used to provide services for the benefit
of the businesses and properties being assessed.”

1. City of Seattle, Citywide Business Improvement Area Policies

BIAs can be a consistent source of funding for
business area improvement projects and events. The process
of creating a BIA involves coordino’ring with the Seattle
Office of Economic Deve|opmen‘r, defining the districts
boundaries, creating a ratepayer board, de’rermining how
much businesses will contribute and doing extensive outreach.
The section that follows provides a detailed overview of how
to create a BIA and recommendations for how funds could
be generated and used to improved the Beacon Hill Business
District.

Business Improvement Areas have been active in
Seattle since the 1980s. The program is largely overseen by
the Office of Economic Deve|opmen’r and suppor’red by the
Only in Seattle Initiative. Some of the first neighborhoods to
incorporate BlAs included Pioneer Square and Capitol Hill,
o|ong with the downtown core. The newest district in the city
is the Ballard Alliance, which was incorporo‘red as recen’r|y
as 2016 and serves the commercial corridors along Market
Street and Ballard Avenue. As of early 2018, there are 10
active BIAs in Seattle -- all vary significonﬂy in size, business
mix, and purpose, reflecting the flexibility of Seattle’s BIA
po|icies and odop’robih‘ry necessary of such economic and
neighborhood revitalization models.

Image 4.11. Plaza Roberto Maestas, North Beacon Hill




4.0 Business District Tools

4.2 Envisioning a Business Improvement Area

There is no exact formula for creating and operating
a Business Improvement Area. The ten BIAs in Seattle
range in their assessment models, budge’rory size, and
orgdnizo’riond| management. |t is important to note that this
does not discount the fact that there are common themes and
actions shared among the BlAs in Seattle. It simply notes that
the me’rhodo|ogy used by BIAs to occomp|ish their respective
mission and goo|s depends on the community; the community
is tasked with identifying and setting the agenda of the BIA
to reflect the needs of the community. To understand the
po‘ren’rid| impacts of a BIA we examined the different types of
programming and tasks that Seattle’s Business Improvement
Areas usuo”y manage and perform. With this information, we
attempted to understand a BIA's impact to the North Beacon
Hill area.

Beyond the ’rypico| administrative and orgdnizo’riond|
management duties necessary for their successful operation,
BIAs tend to engage in four programmatic topics. The four
programmatic topics are as follows: 2

Clean & Safe

Marketing & Events/Promotions
Placemaking

Business Development

N

BIAs within Seattle all work within these four
programmatic topics, performing a combination of the listed
activities within each fopic as well as other activities. It is
important to note that BIA services are supp|emen’ro| to City
services and are not intended to disp|oce any service that is
curren‘r|y being provided. Addi‘riond“y, a BIA offers a unique
opportunity to |everoge and s‘rreng‘rhen existing services
provided by communify—bosed organizations, nonprofi‘rs, and
City services within the area.

2. http://www.seattle. gov/economicdevelopment/business-districts/about-on-
ly-in-seattle#fprogram

City of Seattle - Citywide BIA Policies (2016)

Image 421. Leimert Park, Los Angeles




4.0 Business District Tools

4.3 BIA Programs

Image 4.3.1. Clean Team, Downtown Seatte

Within the Clean & Safe
program, the goo| is to keep the
district clean and to make visitors,
residenfs, business owners, and their
employees feel safe and welcome.
This programming category would
provide services such as:

» Additional trash collection

» Litter & graffiti removal

» Electronic security/camera

» Safety ambassadors

» Sidewalk sweeping/
washing

» Block / neighborhood watch
groups

_‘I' A - Y ,-I

Image 4.3.2. Roberto Maestas Plaza, North
Beacon Hill

The Marketing & Events/
Promotions program works to
create a positive and consistent
image of the district that would
help draw more visitors to the area.
This programming category would
involve activities such as:

» Wayfinding signs

» Website

» Special events/festivals

» Historic tours

» Holiday decorations

» Street performers/or‘ris‘rs

» Business district brand
development

» Joint marketing and
advertising of local
businesses

Image 4.3.3. Parking day, photo by Civic
Design Center Nashville, TN

For the Placemaking

program, the goo| is to create

a physical environment that is
attractive, inviting, and eosi|y
accessible by multiple modes

of transportation. Activities to
surrounding placemaking ranges
and can involve tasks such as:

» Code compliance

» Design guidelines

» Flower baskets/tree wells
» Streetscapes

» Lighting/furniture

Image 4.34. Stock Image

The Business Development
program focuses on creating
strategies that support local
businesses to stay and grow in
the district as well as attracting
businesses that bring new customers
or add to the mix of offerings‘
Activities within this topic area
include:

» Market research

» Business recruitment

» Performance
management

» Business networking
events

» Business technical

assistance services
» Connect new businesses and
property owners



44 Programming and Capacity Phasing Framework

BIAs across the city range significantly in their
budge‘rory size; this allows each BIA to engage on different
levels of programming activities and meet different levels of
need within their respective district. Budge’r size is dependen’r
on the assessment collection amount, which is genero’red
based on an assessment formu|0, as well as additional
external funds such as grants and sponsorships. Addi’riono”y,
the level of engagement of the BIA and a BIA's impact
clepends on orgcmizc’rionq| capacity, that is the number of
available staff and their capacity to administer the mission
and vision of the BIA.

To understand the potential impacts of a BIA
within the Beacon Business District, we created a phasing
framework. As the phoses progress, we are able to see that
overtime with more capacity and more financial support,
the BIA is able to engage in more programmatic activities.
It is important to note that as communities work to grow
their business districts, ’rhey are bui|o|ing and s’rreng’rhening
existing assets and programs; moreover, it is also comp|e‘re|y
occep’rob|e to stay within the bounds of the respective
phqses and have no intention to expond the BIA in terms of
budge‘rory size, orgonizo’riono| capacity, and programmatic
activities.

The phoses were constructed based on the relative
and potential size and organizational capacity of the BIA; at
Phase |, the BIA's budget and capacity is smaller compared
to Phase Ill. Since each phase represents different budget
sizes and different level of capacity, each phose also reflects
the different levels of engagement of a BIA. It is important
to note that language surrounding the perceived “ease”
or available Funding of tasks or programmatic activities
are also relative to the budge’rcry size and orgqnizoﬁono|
capacity of the BIA.

Phase 1 Phase 2
$ $$

Figure 441 Potential Vision and Phasing of Beacon Hill BIA

Phase 3
$$%

Organizational Development

Clecm & Safe

P|ocemq|<|ng

Business Deve|opmen’r

Mquehng & Events

BIA Programs



4.0 Business District Tools

44 Programming and Capacity Phasing Framework

Phase | has a comparatively smaller budget
size compared to Phase Il and Phase Ill; the smaller
budget size would also mean the organization’s
capagcity is limited because there would be a small
staff size. The orgonizo’riono| management migh’r
see one full time emp|oyee or part time emp|oyee
that works as a Program Manager. The types of
programmatic activities would most |ike|y be easier,
“low-hanging” fruit that would match the available
funding and capacity of the BIA. For the Beacon
Business District, Phase | would focus on Clean
and Safe programming and some Placemaking
programming which could involve a combination the

fo”owing:

» Additional trash collection
» Litter & graffiti removal

» Sidewalk sweeping/washing
» Code compliance

» Design guidelines

» Flower baskets

© © 0 0 0 0 00 0000000000000 0000000 00000000000 000000000000 0000000000000 00000 0

Phase Il would have a larger budget
compared to Phase |, but it would not have a budget
as large as Phase lll. The expansion of the BIA
from Phase | to Phase |l would require a number of
strategies such as increasing the boundaries of the
BIA, increasing assessment fee, and grant awardings
or sponsorships; it is important to note that these
strategies are not exclusive and BlAs across Seattle
have used a variety of these strategies to grow their
BIA or manage their budgets. In Phase Il, many
of the programmatic activities would expand and
would require more capacity and financial support,
compared to Phase I. As a result, the programmatic
activities in Phase || would be considered slightly
more difficult to complete. For the Beacon Business
District, Phase Il would continue work in the Clean
and Safe and Placemaking programming and would
begin work in Marketing and Events and Business
Deve|opmen+. Activities within these programmatic
topics could involve all previous and:

» Block / » Website
neighborhood » Joint marketing
watch groups and advertising of

» Safety local businesses
ambassadors » Market research

» Tree wells » Business

» Streetscapes ne‘rworking events

» Lighting/furniture  » Connect new

» Woyfinding signs businesses and

» Brand property owners

deve|opmenf

© © 0 0 0 0 00 0000000000000 0000000 00000000000 000000000000 0000000000000 00000 0

Phase Ill would have the largest budget of
the three phoses. Similar to the transition between
Phase | to Phase I, the expansion of the BIA from
Phase Il to Phase Il requires employing various
strategies to increase the size of the BIA’s budget. In
Phase Ill, the BIA would be engaging at all levels of
programmatic activities, expcmding on the work of
Phase II. Due to the increased level of engagement,
a BIA at this phase would have a larger staff to
assist with managing the various activities and
programs. For the Beacon Business District, Phase
Il would continue the work of Phase Il, but in Phase
[ll Beacon Business District would be able to fully
expcmd on the programs and activities. Activities of
the BIA at this stage would include all previous and:

» Electronic security/cameras

» Special events/festivals

» Historic tours

» Holiday decorations

» Street performers/orﬂsfs

» Performance management

» Business recruitment

» Business technical assistance services
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45 Establishing a BIA

The formation of a Business Improvement
Area—its envisioning, the petition process, ultimate
ratification—is as much an administrative as it is a
po|i‘rico| endeavor. Petitioners are expec‘red tfo engage
Office of Economic Development (OED) staff early
and often ’rhroughou‘r the deve|opmer1‘r of a petition.
The process itself is |orge|y outlined by City po|icy
guidcmce and includes a formal opp|ico’rion and review
with City Council. At the same time, strategic and
meoningfu| engagement of property and business
owners, their tenants or emp|oyees, and area residents
is critical for a successful bid. Business Improvement
Areas no’ruro”y thrive on accountable and democratic
design, and re|y on meoningicu| representation of the
community’s interests and needs.

Introduction to Process

The City of Seattle has established Citywide Business
Improvement Area Policies that provide a regu|oiory
framework for BIAs and guide the petition process for their
creation. Po|icy guidonce establishes expectations around
BIA formo’rion, ou‘rreoch, assessments, management, and
more. Further, the City policies explicitly outline a checklist of
required materials and activities necessary for the submission
of a successful petition packet to OED staff.

City Oversight & Support

With assistance from the City Department of Finance
and Administrative Services (FAS) and the City Attorney’s
Office, the Office of Economic Development (OED) is

chorged with overseeing the formation and administration
of Business Improvement Areas ihroughoui the city.
Petitioners are expected to check in early with OED staff
and coordinate ‘rhroughourL the petition process. All three
agencies provide |ego| and administrative oversighi of the
formal petition and opp|icofion, usuo||\/ at two key points:
before distribution for signatures and before submission
to City Council. Throughout the lifetime of a BIA, monthly
expense invoices are submitted to OED and FAS staff for
the disbursement of assessment funds, along with additional
administrative reporting on a regu|or basis.

Regulation

Parking and Business Improvement Areas are
authorized in Washington State by RCW 35.87A, designed
“to aid genero| economic deve|opmemL and neighborhood
revi’ro|izoiion, and to facilitate the cooperation of merchon’rs,
businesses, and residential property owners which assists
trade, economic viability, and liveability” (RCW 35.87A.010).
State law further devolves regu|o‘rory power to local
jurisdicﬁons, ou’rhorizing the local establishment of areas.
Like other Washington cities and towns, the City of Seafttle
has authority to establish each BIA and collect assessments,
subject to City Council approval. The City's Office of
Economic Development (OED) oversees the petition process
and provide guidonce that ensure ‘consistency, equity, and
predictability in submission or consideration of proposals to
establish, expand or disestablish a BIA" (City of Seattle Res.
31657, Attachment 1).

Finances
As a benefit assessment disiric’r, Business
Improvement Areas have oufhorify to |evy a compu|sory

tfax on property owners and/or business owners, nonproiifs,
and in some cases even residents of multi-family residential
bui|dirigs‘ Tax assessments are usuo||y based on local property
values, business revenues, property size, and predeiermined
assessment formulas and are reviewed by Seattle Office

of Economic Development staff. Tax revenues are collected
and administered by the City Department of Finance and
Administrative Services (FAS), while expenditures are
allocated at the discretion of the BIA, invoiced monthly.

Objectives

BIAs are largely designed to provide for services
that supp|emeni existing pub|ic works, sanitation, and
other City services and programming. BlAs vary Wide|y
across the city, exhibiting a wide range of organizational
structures, ratepayer types, and services delivered. Programs
genero||y include sofe’ry and sanitation services, business and
neighborhood marketing, business retention, and aesthetic
streetscape improvements, among others. At the same time,
property owners, business owners, noripror(i’rs, and residents
would u|iimoie|y face varying assessment rates and will |ii<e|y
have varying preferences for services and benefits.

[nitial pub|ic envisioning meetings, Workshops, and
surveys can be organized to begin gathering critical input
and feedback on the communiiy's needs, desires, and create
a collective vision for their neighborhood. Having a core
odvisory group lead this effort can be key to a successful
petition and would ideo||y be representative of community
members and made up of poieniio| ratepayers.

Eor|y envisioning engagement also presents an
opportunity to establish eor|y goo|s and a clear vision for a
BIA in Beacon Hill. Organizational values should align with
past community planning efforts, like the North Beacon Hill
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Action Plan, and active business and community associations,
including the Beacon Hill Merchants Association and the
Beacon Hill Council of Seattle. Reflecting the neighborhood's
business climate and pionning efforts, vision and mission
statements, goois, and values should simu|ioneous|y prioritize
equifobie economic deveiopmeni, revitalization, and
programming and champion both the neighboriiood's ethnic
and cultural diversi’ry and its iiisioryi

Petition Packet

A Business Improvement Area petition follows a
prescribed oppiico’rion process overseen by the Ciiywide BIA
Policies and the Seattle Office of Economic Development.
The policies offer clarity and consistency for new petitions and
any subsequent modifications of BIAs, providing a checklist of
required materials and supplemental information along with
additional guidcmce and expectations for major elements.

Petitioners are expecied to check in eoriy with the
City Office of Economic Development and coordinate
reguioriy ihroughoui the petition process. Before a finalized
petition is distributed to poieniio| ratepayers in the Beacon
Business District, a petition packet must be submitted to OED
staff for review, inciuding descripiions and expiono’rions for
the ioiiowing elements:

1. Boundaries of the proposed district areq;

2. Proposed assessment method, amounts, and ratepayer
classifications;

3. Purpose of funds, proposed services and benefits, and
estimated costs.

Boundaries

By nature, BIA assessments and services are
concentrated within a geogrophico| area that is
predeiermined in the petition process. The speciiic boundaries
of the area s’rrongiy reflect community buy—in for this sort of
quosi—pubiic benefit district model, and are therefore |ii<e|y
to be ’riiorougiiiy refined—end even con’res’red—ihroughoui
any engagement efforts. The speciiic demarcation of the
BIA boundary must ensure consideration for what property
owners, businesses, and even residents are included or not
included in the area. A clear connection, or reioiion, must
be established between the selection of the areq, the levy of
assessments, and the services provided iiiroughou’r the lifetime
of the BIA.

The proposed boundaries shown at right presented
iiiroughou’r this report reflect a business district area that was
developed by UW General Planning Studio cohort members,
with ongoing input and direction from Beacon Vision. The
boundaries cover a linear commercial corridor along Beacon
Avenue S, bordered at the north end by the intersection
of Beacon and 14th Avenue S and by S Spokane Street at
the edge of Jefferson Park to the south. The area generally
includes a block east and west of this spine—s|igiﬁ|y wider
coverage to the north tapers into a thinner southern half,
where we find commercial and muiii—iomiiy residential uses
s’reodiiy fransition into singie—iomiiy lots and townhomes.

Thougii the studio’s onoiysis has included the southern
residential sector of the neigi\boriiood, BIA proponents may
consider oiiering these boundaries. As residential properties
with three or fewer units per parcel are not subject to a BIA
|evy, the district’s boundaries could be pruden’riy odjus’red
to ensure that services and benefits are provided to those
entities and individuals oc’ruoiiy paying into the assessment.

Figure 4.5.1. Business District Boundary Map
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Proponents are required to provide descrip’rions of the
area’s boundaries with a completed BIA petition ordinance.
This includes both exp|ici’r demarcation o|ong streets and
o||eys as well as appropriate jusﬁfico’rion -- that is, of the
selection process, distribution of services within the areaq, and
a jus’rificcl’rion for the selection of the area and neighborhood
as a site of economic deve|opmen’r and revitalization. The
petition submission must include a simp|e map of the area

Assessment

$131 Flat Fee

$100 Minimum $0.13/
Fee commercial FT2

$20/
$1000 assessed

value

The proposed assessment method borrows from both
the Chinatown International District and Columbia City BlAs.
Business, property owners and non-profits contribute to the
Assessment. Property owners contribute based on their lot $7.89/
square footage, the assessed value of the property and the apartment
number of apartments within their bui|c|ing. |nc|uding the
assessed values and number of apartments enables the rate

Figure 4.5.2. Proposed Assessment Method
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fo odjus’r as property values fluctuate and as new apartments
are added to the business district. Business owners are
assessed based on the square foo’roge of their business or a
minimum of $100 per year. Since one of the goals of Beacon
Vision is to preserve |oco||y owned businesses the average
annual payment for businesses re|o’rive|y small, averaging
about $300 per year. Finally, nonprofits contribute a flat
fee of $131 per year. This fee is kept minimal to create some
buy—in, but not take away from the organizations mission and
services.

One alternative that could be exp|ored is fo use
gross business income in order to assess business owners.
This is a common method used by other BIAs in Seattle.
We were not able to access income data to evaluate this
option. Ao|o|i’riono||y once you begin outreach to business and
property owners, you may need to ocljus’r the rates or add
maximum payments based on the feedback you receive.

Services & Costs

The third major element included in a petition is
a detailed outline of the p|onnec| benefits and services,
inc|uding their respective costs. Petitioners are expec’red to
provide descrip’rions of proposed programs and services
that the BIA's funds would be used for, including both their
relation to ratepayer classes and assessment rates, as well
as jus‘rifico’rion for how the benefits will drive local economic
deve|opmen’r and revitalization.

Further, petitions are expec‘red to include a buclge’r
for the district’s first year. At an eor|y orgonizo’riono|
phose with the likelihood of little revenue outside of district
assessments, capacity and funding resources are especio”y
limited. Management usuo||y includes just a sing|e emp|oyee
to serve as Program Manager (in some cases, this staff

Breakdown of Ratepayers

The annual BIA assessment amount for both
business owners and property owners ranges from
$3,450 to $100. The median annual payment is a
manageable $270. Only 12 ratepayers would pay over
$1,000 per year. The top 5 ratepayers in each category
account for about 25 percent of the total Beacon Hill
assessment. These property owners and businesses
should be targeted for outreach when finalizing the
assessment method, since they will be influential in the
petitioning process.

BIA Rates by Business and Property

$2500 f -

$2000 Jl - -

" Nﬂﬂ T —

Figure 45.3. BIA Rates by Business and Property

Business Owners: $22,630
New Developments: $12,036

-/ Apartment Units: $1,871
p— ]

T Non-Profits: $655

Property Owners: $35,791

Total Assessment: $73,000

Figure 4.54. Proposed Assessment with New Developments
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member is shared with another local organization or business
association) and is suppor’red by a Ratepayer Board and, in
some cases, volunteer committees. Simi|or|y, services carried
out by a new BIA can also be limited, often invo|ving some
basic sanitation, sofe‘ry, and streetscape services such as
litter and groffi’ri removal, sidewalk sweeping and Woshing,
ensuring code comp|icmce, or ins‘ro”ing flower baskets and
other design interventions.

Business Improvement Area petition ordinances
usuo”y outline the types of services the district seeks to
provide Draft |onguoge gener0||y includes the fo||owing
clarification:

"Special assessment revenues shall supplement street
maintenance and law enforcement provided by the City
and is not intended to disp|oce any service regu|0r|y
provided by municipal government” (Section 2, Columbia

City Ordinance).
Proposal Support

City guidcmce also presents requirements for
additional information and exp|ono’rion that further
supp|emen‘r the p|on materials provided in the petition
pocke‘r. These additional elements include the definition of
both the BIA’s governance model and a pub|ic outreach and
community engagement strategy. Further, petitioners should
consider the technical support and capacity necessary to
effectively launch a BIA petition.

$560,00C

$600,000 - - -

$500,000 - -

$400,000 - - |

$300,000 - -

$200,000 - - {

$100,000 - - |

$0

o

o
o o
-\NO \‘_o\
e N
o

)

Bl Total Funds  HM Assessment Value

Figure 45.5. BIA Revenues for Seattle BIA's

Grants & Donations: $30,815

Event Fees: $34,059 ‘

BIA Assessment: $72,983

Membership Dues: $21,084

il — Miscellaneous: $3,244

Total: $162,000

Figure 4.5.6. Projected North Beacon Hill Annual Budget
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How did Seattle’s newest BIA do it?

A maijority of the BIAs within Seattle are
launched and managed by another organization.
For example, the formation of Ballard’s BIA (ratified
in 2016) was largely undertaken by the local
Chamber of Commerce through a process that
included as many as 60 local community leaders.
The Chamber rebranded itself as the Ballard
Partnership for Smart Growth and represents a
collection of neighborhood businesses, groups, and
nonprofits. This “partnership” serves as an advocate
for the neighborhood: as a champion for the BIA,
it supports the interests of businesses and property
owners, and is even a key stakeholder in urban
design planning efforts with the City's Office of
Planning and Community Development. The Ballard
Partnership oversees the Ballard Alliance, the 501(c)
(6) non-profit charged with administering the funds
and services associated with the BIA.

Petition Ratification

Once a proposo| and petition pocke’r has been
completed and reviewed by OED staff for consistency
with City policy, proponents are ready for collection of
signatures from po’renﬁo| ratepayers and ratification by City
Council. Signatures must represent 60% or more of the total
assessment that would be collected. Ultimately, the adoption
of a BIA petition ordinance is subject to Council approval - a
process monoged by City staff and invo|ving participation at
Council Committee meetings.

A successful BIA petition will require a strong
understanding of the needs and concerns of the local business
community, neighborhood residents, and stakeholders
alongside a proactive and inclusive outreach campaign.
Petitioners should iden’rh(y i(ey stakeholders and pofenfio|
ratepayers, as well as porenﬂ0| impacts on the business
district and neighborhood at large. An outreach campaign
should engage these business representatives and residents
eor|y and often, meeting the community fhrough diverse
opprooches. Petitioners are required to inform ratepayers
and other identified stakeholders by providing p|on materials
with reasonable notice and should involve and consult
to collect representative community feedback about the
proposal. Engagement efforts should include public “open
house” meetings, focus groups and Workshops, and mail and
electronic mdrkeiing campaigns.

Key Takeaways

The Beacon Business District can use the BIA
as a tool to respond to the imperiding cricmges in the
neighborhood and p|oce business and property owners, and
u|fimofe|y, community members in control of the types of
change they would like to see within their business district.
The information organized by the Market Analysis and
Design team can find support through the BIA. Many of
the conversations surrouriding streetscape improvements
and pedestrian experience can find programming activities
in P|ocemoking; oddiriono”y, the conversations regording
consumer experience, spending surplus/leakage, and business
deve|opmerir can find programming activities in Morke’ring &
Events/Promotions and Business Development.









5.1 Introduction

Pedestrian flow within the Beacon Business District
is essential to the deveiopmen’r of street-level businesses.
Ensuring Beacon Avenue and odjoining streets provide a safe
and atftractive o’rmosphere for pedes’rrions will encouraging
locals and visitors alike to stay |origer and visit local
business. In this section we propose ideas that will ensure the
fransportation system enhances pedes‘rrion experience within
the business district.

Many customers enter and exit ’ri'irough the |igh’r rail
station on a doiiy basis. Our market onoiysis has shown that
there are a |orge number of local dollars spent outside of the
Beacon Business district. Attracting locals to area business by
increasing an aesthetic and utilitarian pedes’rrion system will
create a weicoming environment where area residents can
grob necessary household items, pop in for a drink at a local
pub, or tuck in for dinner at an area restaurant.

Transforming the streetscape of Beacon Hill from
what it is ’rodoy to a soier, more attractive, and more
accessible corridor all at once would be an expensive and a
disrup’rive proposition high in cost and |ong in fruition. This is
especioiiy true in ’rodoy's construction market where prices are
escoiofing far beyond reguior inflation and labor is difficult to
schedule. As a result, SDOT and other urban transportation
agencies often pursue iterative opprooches that quickiy and
inexpensiveiy make i<ey soie’ry fixes. Wlth time, ’rhey return to
make their work more durable and attractive. Local exompies
include downtown bike lanes, ini’rioiiy demarcated by paint
oriiy, to pro‘rec‘red by flexible posts, and iinoiiy to |ondscoped
and signoiized over the course of a decade.

When considering the projects outlined in various city
plans, this studio’s work, and the ongoing North Beacon Hill
Mobiii‘ry S’rudy, we can categorize projects as beionging fo
three scales or pi'ioses, detailed on the ioiiowing pages.

Phase 1 projects are quick and easy wins that are
inexpensive and require a minimum of coordination to
occompiish. Exompies include additional paint highiigh’ring

crosswalks, repainting of curb bumpou’rs, addition of Hexpos’rs,

and better directional signage. Many options cost oniy a
few thousand dollars and are en‘rireiy in the realm of what
a business improvement district or a motivated individual or
business can occompiish.

Phase 2 projects increase in cost, coordino’rion, and
complexity. They begin to require participation by SDOT,
SPU, Metro, or private landowners. Examples could include
a 20mph safety zone along Beacon Ave, new crosswalks
across Beacon, or seporo‘red bike lanes executed with flexible
posts and pion’rers. A business district or another coalition of
individuals and organizations could advocate in support, or
match funds from another source.

Phase 3 projects are the highes’r cost and compiexi’ry,
but the expense and headaches are rewarded with
transformative and beautiful results. Exompies include new
traffic signois, seporo’red bike lanes executed in concrete,
movement of curbs, creation of pubiic piozos, or improved
|ondscoping strips oiong a busy street. Costs can range into
the millions. Business district and community groups can
advocate for these projects, proving community support for
|orge scale and compiex projects which must be speorheoded

by a dedicated project manager at a pubiic agency like
SDOT.
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Figure 5.11. Existing Street Conditions in North Beacon Hill



5.2 Networks and Phasing

The light rail station offers a chance to capture a
wider audience of po’reniio| customers who otherwise byposs
the district. By creating a business district with a unique
character, prospective customers can be lured info the district
on their way to and from work. The proximity of businesses
to the station offer an easy opportunity for riders irove|ing
to their homes in the Rainier Valley, Tukwila, and beyond to
stop, shop or dine, and then continue on their way home.

New development within the district will provide
a wealth of new retail and office possibilities. Planned
residential deve|0|omemL will bring hundreds of new residents,
potential customers for local businesses. That growth will
further exacerbate existing conflict ihroughoui the corridor by
introducing more people and goods traveling in and out of
the area.

The substantial riginL of way width offers an
opportunity for reclamation of space for pedesirions and
bicyc|is’rsi By narrowing the wide travel lanes and e|iminoiing
the turn lane, space can be created for landscaping,
sidewalks, or pro’rec’red bike lanes. Reconiiguro’rion of current
parking will provide space for seating and patio space.
Parklets and |cmdscoping at various levels of permanence can
be p|oced beyond the curb to quicidy reclaim space without
dis’rurbing current infrastructure.

Practical and aesthetic chonges fo pedesirion facilities
can create a unique sense of place. Public art, unique paving
designs, and contiguous choices in site amenities and signage
will pull pedestrians through the district to area business, and
improve linkages to destination landmarks such as Jefferson
Park or El Centro de la Raza. Activation of space throughout
the district will provide an amenity which can be used by local
residents, oifering small porks, |o|ecisomL p|ozos, and improved
facilities.

The generous width

of Beacon Avenue
provides sidewalks
varying in width,
narrow p|onfing strips,
two travel |ones, two
parallel parking lanes,
and an underused turn
lane.

Reclamation of turn
lane allows for creation
of back-in porking,
wider

pedesiricm spaces,
narrow bike lanes, and
increased greenspace.

Reduction in parkin
allows for additional
pedestrian space and
pro‘rec‘red bicyc|e lanes.
Pedestrian space could
be used by businesses
for display and patio
space.

Pedestrian Pedestria
Pathway Driving Lane Driving Lane Pathway

Figure 5.2.1. Section: Existing Conditions on Beacon Ave S, North Beacon Hill
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Figure 5.2.2. Section: Back-in Parking on Beacon Ave S, North Beacon Hill
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Figure 5.2.3. Section: Protected Bike Lane on Beocon Ave S, Nor‘rh Beocon Hill
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5.2 Phase |

Phase 1 projects are quick and easy wins that are
inexpensive and require a bare minimum of coordination to
occomp|ish. Examp|es include additional paint high|igh’ring
crosswalks, curb bumpou’rs executed with paint and Hexpos‘rs,
or better directional signage. Many on|y cost a few thousand
dollars and are en‘rire|y in the realm of what a business
improvement district or a motivated individual or business can
occomp|ish.

Image 521. Bicycle and pedestrian facilities, Union Square,

Quick and easy wins
New York City

»  Add painted bumpouts

» Improve existing crosswalks, providing greater visibi|i’ry
»  Repair existing paving and comp|e’re sidewalk network
» C|orify bike routes with signage and paint

»  Add benches and trash recep’roc|es

» Comp|e‘re existing crosswalk facilities, providing proper

ADA accessibility

C Existing

B |mproved

m Greenspace

| r Ima . . .
ge 5.23. Decorative crosswalk and cycling crossing,
[@g 58— 3

Pittsburg

Figure 5.24. Proposed Phase 1 Changes



5.2 Phase 2

Phase 2 projects increase in cost but especio”y in
coordination and complexity. Other than SDOT they begin to
require partficipation by SPU, Metro, or private landowners.
Examples could include a 20mph safety zone along Beacon
Ave, new crosswalks across Beacon, or separated bike lanes
executed with flexible posts and p|on‘rers. Costs range in the
tens to hundreds thousands of do||ors, but are still re|0’rive|y
inexpensive. A business district or another coalition of
individuals and organizations can advocate in support or
perhops match funds from another source, but outside he||o is
genero“y needed to execute these projects.

Cheap but hard policy changes

» Institute 20mph safety zone

» Simp|ify dcmgerous intersectio

» Reclaim porking areas with pork|e’rs and street cafes

» Rep|0ce and renew dec|ining street tree popu|o’rion

» Add decorative paving or paint to critical areas to
increase visibi|i’ry

Figure 52.5. Proposed Phase 2 Changes
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Image 5.2.6. Elevated tacticle paving to level a crosswalk,

Australia



5.2 Phase 3

Phase 3 projects are the i'iigiies’r cost and iiighes‘r
compiexi’ry projects, but the expense and headaches are
rewarded with transformative and beautiful results. Exompies
include new traffic signois, seporo’reci bike lanes executed
in concrete, or an improved iondscoping strip oiorig a busy
street. Costs can start in the hundreds of thousands but
are ‘rypiconiiy in the millions or above. The role of a business
district and community groups is that of an advocate, since
the scale and compiexi’ry of these projects means ’riiey must
be speorheodeci by a dedicated project manager at a pubiic
agency like SDOT.

Expensive and contentious hardscaping

»  Narrow driving lanes

» Signoiize mid-block crosswalks

»  Add roundabouts and curb cuts to channelize traffic

»  Extend festival streets around El Centro de la Raza

» Add piozos and pubiic amenities

»  Use raised intersections and narrowed lanes to slow traffic
in i<ey areas

Figure 5.2.6. Proposed Phase 3 Changes
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Image 5.2.7. Completion of aesthetic improvements to unify
design, Denver

Image 5.28. Public amenities to draw visitors, Uptown Circle,
Normal, lllinois

Image 529. Downtown Aquarium Splash Pad, Houston
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5.3 Beacon Ave S & S Hanford Street

The intersection of S Hanford St and Beacon Ave S
allows Beacon Hill's single existing Neighborhood Greenway
to cross busy Beacon Ave in relative sofe’ryA It has been
improved with a pedes‘rrion crossing signo| across Beacon,
furn restrictions to attempt to reduce car traffic on the
greenway, and a small concrete median.

We deve|oped this intersection to demonstrate
iterative improvements that build upon prior successes as
pedes‘rrion and cyc|ing use of the intersection improve. A
Phase 2 round of improvements could include comp|e’ring
poiri’red crosswalks on all four opprooches to the intersection,
an additional median made of porking stops, Hexpos‘rs
or other inexpensive materials. This would he|p enhance
pedes‘rrion visibi|i‘ry, provide a greater sense of sofe’ry while

w s 4N 1T 88N
: : \‘\“ \{'_I“‘,L-L“%\‘\ i:".‘ \\ \\‘ crossing, and prevent scofflaw drivers from disobeying the
- % 1 - furn requirement and driving across the greenway.
; -~ - = _ 1 A further Phase 3 deve|opmen’r would include specioi

paving to further high|igh‘r the intersection, permanent and
attractive median materials such as concrete curbing with
native p|on’r |ondscoping. It would also provide another
crosswalk on the south side, and signo| actuation that is
accessible to cyc|is’rs ’rrove|ing on the greenway, iric|udirig
fomi|y and cargo bikes that can't access the curb to press the
existing signo| request button.

Figure 5.3.1. Current
conditions, Beacon Ave S
& S Hanford Street,
North Beacon Hill
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5.3 Beacon Ave S & S Hanford Street

Phase 1 Phase 2

D Complete @D Improved
crosswa crosswalks
@ Add ADA @ Complete
ramp where protective
necessary islands
to allow access
for all B) Bump curb

at corners,
adding ADA

ramps

Figure 5.32. Phase 2 improvements realize increased protection within the pedestrian Figure 5.3.3. Phase 3 improvements formalize the protections created in Phase 2. Decorative
environment. Traffic organization and clarification creates a safer environment for and shorter  pavement extends the aesthetic style of the district and makes crossing area more visible to drivers.
distance for those wishing to cross Beacon Ave.
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53 Beacon Ave S 17th Ave S & S Forest Street

Figure 5.34. Current conditions, Beacon Ave S, 17th
Ave S, & S Forest Street, North Beacon Hill

The five-way intersection of S Forest Street, 17th Ave
S, and Beacon Ave S poses several challenges to people
Wc1||<ing ’rhrough the areaq, especi0||y the eastern side. The
geometry of the intersection allows drivers seeking to avoid
the core of the Beacon Hill Business Dlstrict to turn right
from northbound Beacon Ave to northbound 17th Ave without
hoving to let off the gas, posing a hazard to peop|e crossing
17th Ave or wo|king o|ong Beacon Ave who may not be
expecting high speed traffic. In response to a crash where
a driver hit a pedes’rrion the city imp|emen’rec| some basic
traffic co|ming and limited access to Beacon Ave from Forest
Street, but issues remain.

A Phase 2 proposo| would convert the intersection
info a more conventional four way geomeftry by c|osing
access from Beacon Ave to 17th Ave, create a T intersection
to govern access from 17th Ave onto Forest Street, and then
restoring access from Forest Street onto Beacon Ave. A island
would allow two-way bicyc|e travel fhrough the intersection
similar to other imp|emen’ro’rions on Neighborhood
Greenways ’rhroughou’r the city. The physico| bumpou‘r that
will occomp|ish these goo|s could be executed using paint,
rocks, p|oin’r and/or Hexpos’rs. A phcnse 3 version of the
proposc1| would rep|oce the inexpensive materials described
above with permanent materials that are more durable and
more attractive in order to achieve the same gocn|54
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Figure 5.3.5. Phase 2 improvements realize increased protection within the pedestrian

Figure 5.3.6. Phase 3 improvements formalize the protections created in Phase 2. Decorative pavement
environment. Traffic organization and clarification creates a safer environment for and shorter

extends the aesthetic style of the district and makes crossing area more visible to drivers.
distance for those wishing to cross Beacon Ave.
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5.3 Stevens Place

Stevens Place is the on|y significon’r green space in
the Beacon Hill Business District. It provides landscaping and
a p|0ce to relax in the grass and hosts several trees, inc|uding
a remarkable big|eof mop|e in the center. Umcor’runct’re|y it
remains underutilized, due to high speed ’rhrough traffic on
two sides and a lack of usable space for pctrk visitors.

In support of future deve|opmen‘r in the areq, the por|< and its
neorby streets could be reconfigured to enhance pub|ic space,
reduce traffic risk to peop|e wo||<ir1g, and support neorby
businesses. This excnmp|e of a Phase 3 project would provide
back-in ong|ed porking to increase the porking supp|y beyond
‘rodoy's poro||e| pdrking, provide a bumpou’r to slow traffic
entering on 17th Ave S from Beacon Ave S, and restrict traffic
from Beacon to S Stevens St.

Figure 5.3.7. Current conditions, Stevens Place, North Beacon Hill
From King County IMap
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5.3 Stevens Place
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Figure 5.3.8. Phase 3 improvements organize and clarify parking patterns, and slow traffic moving around the green space. Raising the parking area
slows and alerts drivers that fhey are entering a pedes’rricm zone. Seating and picnic tables offer usage options to park visitors.

Image 5.3.2. Safe Pathways Encourage Biking
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5.3 Link Light Rail Station

The Link Light Rail Station provides a gateway into
the Beacon Business District. There is little instructive signage
or woyfinding within the entry p|ozo, and current |or1dscope
materials create unintended barriers to movement. A lack of
cohesive desigri and proper signage fails to guide pedes’rrioris
into the district, and provides little support for businesses
further south in the district.

A Phase 3 improvement utilizes the new open space
provided by a narrowed Beacon Ave. A system of crosswalks
protect pedes’rrions, and improved seating, |ondscope, and
Woyiinding leads foot traffic to local business and the wider
district. Attractive paving provides character and sense of
p|oce while high|igh’ring areas of greatest vehicular and
pedes‘rrion conflict. Extension of festival streets o|ong 16th and
Lander would provide for a mixed mode, low conflict zone
which can be utilized during community events.

Figure 5.3.9 Current conditions, Beacon Hill Link Light Rail Station,
North Beacon Hill
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Figure 5.310. Phase 3 improvements create a cohesive pedestrian environment. Improved wayfinding options, both standard signage and inlaid artistic
maps, provide visitors with an understanding of district layout and extent. Improved seating and the addition of bus shelters strengthen the transit aspects Image 5.34. Painted and Themed Intersections for
of this node, and improved paving and extension of festival streets make this area pedestrian centric and safe. Added Interest and Safety
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5.3 Beacon Ave S & 15th Ave S

This intersection serves as the northern gateway into
Beacon Business District. Because of the extremely skewed
cmg|e at which the streets intersect, all travelers suffer
from |ong signo| o|e|oys and pedes’rricms face |ong waits
and doun’ring distances. Long green |igh‘r cyc|es encourage
speeding into the business district. There have been several
crashes from all directions in recent years. A gas station north
of the intersection is used by some drivers as shortcut to skip
the sign0| en‘rire|y.

A Phase 3 reimagining of this intersection could
take the form of an peonu’r—shoped, modern roundobou’r,
offec‘rioncﬁre|y termed the pecmu’robou’r. This proven design
converts a skewed intersection from a high—speed ’rhrough—
route with a |ong red |igh’r intfo a series of |ow—speed yie|c|s
for vehicular traffic and shor’r, pro‘rec‘red crosswalks with
priority for foot traffic. The pecmu’rctbou’r provides a distinctive
northern gateway into the business district and physico”y
requires drivers slow to reasonable speeds before entering the
district, ensuring that yie|c| crosswalks such those by the |igh‘r
rail station can function sofe|y without the need for traffic
enforcement or expensive signo|s.

The peonu’robou’r fits within current righ’r of way
without demolition, and requires little private property
acquisition in order to accomodate trucks with 53" trailers
and buses on the 15th and Beacon approaches. In order
to organize the area just north of the existing intersection,
westbound access onto Bayview is blocked to prevent cut-
‘rhrough traffic onto neighborhood streets. The center of the
peanut provides opportunity for |cmdscoping and mountable
truck aprons to allow for |orge vehicle movements while still

co|ming genero| traffic. The outer rim of the peanut can

I provide additional space which could be used for a loading
Figure 5.311. Current conditions, Beacon Ave S & 15th Ave S, North Beacon Hill zone, additional sidewalk space, or compact plazas.
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5.3 Beacon Ave S & 15th Ave S
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Figure 5.312. Phase 3 improvements will transform traffic patterns within this intersection. Short crossings at entrances and a highly visible mid-
roundabout crossing provide highly safe crossing for pedestrians. Mountable curb allows for flexibility in large vehicle movements. The additional open Image 5.3.6. Peanut-shaped Roundabout in Amsterdam,
space gained through the reorganization can be utilized for decorative landscaping, creating a gateway into the district. The Netherlands






6.0 Conclusion

6.1 Key Takeaways

Beacon Hill is a diverse neighborhood on the cusp of
significon’r growfh. This grow#h has been heralded by the
combination of a |C|rger pattern of growfh in the rest of the
city of Seattle as well as a recent up-zone which will permit
larger developments and ultimately greater density. Now
more than ever, it is incredib|y pertinent for the existing
community within Beacon Hill to take steps to protect
community assets *hey deem important and to guide growfh
in a fashion that reflects the values and needs of its residents.
Part of the culture and sense of community within Beacon
Hill is centered on the businesses and the owners who
operate them. It is enﬁre|y possib|e to accept and welcome
the ons|cnugh]L of chonge while supporting the businesses that
make the neighborhood unique.

ThroughomL this document, the class has sugges*ed numerous
strategies fhrough pedesfricm improvements, market onc1|ysis
and the implementation of a Business Improvement Area. It
is the purpose of this project to help foster an implementable
vision for the neighborhood based on the research this group
has compiled. Ongoing city projects such as the Beacon Hill
Station Access and Mobility Study as well as private projects
such as the design review processes for new developments
offer community members ways to ensure that grow’rh in their
neighborhood works for them. It is well understood that this
document will not be the ultimate resource for protecting the
residents and their experiences from inevitable chonge, but it
is the sincere hope of our class that Beacon Hill community
members will be able to utilize this report in pursuing
outcomes the community wishes to experience.

Figure 6.11. Sunset from Jefferson Park Lawn Bowling Club, Beacon Hill

61
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North Beacon Hill Business Types
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Business Floor Area*
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