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Administered by The Historic Preservation Program  
The Seattle Department o f Neighborhoods  

“Printed on Recycled Paper” 

 
REPORT ON DESIGNATION LPB 413/06 
 

Name and Address of Property: Seattle-First National Bank Building 

        566 Denny Way 
  
Legal Description: D.T. Denny’s Park Addition, Block 68, Lots 3, 4, 5 and 6 

 
At the public meeting held on November 1, 2006, the City of Seattle's Landmarks 
Preservation Board voted to approve designation of the Seattle First National Bank Building 
at 566 Denny Way as a Seattle Landmark based upon satisfaction of the following standards 
for designation of SMC 25.12.350: 
 

C. It is associated in a significant way with a significant aspect of the cultural, political, or 

economic heritage of the community, city, state or nation. 

 

D. It embodies the distinctive visible characteristics of an architectural style, period, or of a 

method of construction 

 

E. It is an outstanding work of a designer or builder 

 

E. Because of its prominence of spatial location, contrasts of siting, age, or scale, it is an 

easily identifiable visual feature of its neighborhood or the city and contributes to the 

distinctive quality or identity of such neighborhood or the city. 

 

STATEMENT OF SIGNIFICANCE 

 

History of the Seattle-First National Bank  

 

The history of Seattle-First National Bank, which was acquired by Bank of America when 

BankAmerica Corporation bought Seafirst Corporation in 1983, reaches back to the origins 

of Seattle and the city's earliest established banks.  Seattle pioneer Dexter Horton is reported 

to have started "banking" money for local loggers by hiding sacks around his general store in 

1860s.  After spending some time in San Francisco, Horton returned to Seattle and, with one 

of his former mercantile partners, David Phillips, established the city's first official bank.  

Phillips, Horton & Company began operation in June of 1870, in a one-story brick and stone 
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building on 1st Avenue South near Washington Street.  Several months later they moved the 

banking business to a 20' by 40' wood-frame building next door.   

 

After Phillips' death in 1872, the bank's name was changed to Dexter Horton & Company 

and Arthur A. Denny joined the business.  In 1875, the two older buildings were replaced 

with a one-story, 28' by 70' stone building at the corner of Washington and Commercial 

Streets.  In 1877 the bank was incorporated.  During the 1889 fire the building was damaged 

but its vault protected records and deposits, which then approached $2 million. 

 

Meanwhile, the two other organizations that would form the foundation of Seattle-First 

National Bank were established.  In 1882 George W. Harris formed another private bank, 

George W. Harris and Company.  Later that year, after he obtained a national charter, it 

became the First National Bank.  The following year, in 1883, Puget Sound National Bank 

was founded.   

 

Seattle weathered the economic depression of the early 1890s and toward the end of the 

decade boomed with the Yukon gold rush.  A number of new banks had been formed, and in 

the first decade of the 20th century businesses began to merge to combine resources.  The 

three banks mentioned – First National Bank Group, Dexter Horton & Company, and Seattle 

National Bank – each acquired or merged with a number of other banks.  With the merger of 

Puget Sound National Bank and Seattle National Bank in 1910, Seattle National Bank 

overtook Dexter Horton Bank as the largest commercial bank in Seattle.  Dexter Horton 

maintained its reputation as an industry leader, and in 1907 moved into a new seven-story 

building at the corner of Second Avenue and Cherry Street. 

 

In 1924, Dexter Horton again became the largest commercial bank in Seattle after merging 

with the Union National Bank of Seattle.  That same year, architect John Graham, Sr. 

designed the terra cotta-clad Dexter Horton Building at the northeast corner of 2nd and 

Cherry, and the company had a new headquarters. 

 

Finally, in October 1929, three of Seattle's four major bank groups consolidated.  Dexter 

Horton, Seattle National, and First National joined together to form First Seattle Dexter 

Horton National Bank.  (A fourth, University National Bank, withdrew from the merger at 

the last minute.)  The Dexter Horton Building remained the headquarters of the bank for the 

next forty years.  The cumbersome name of the merged banks was changed in 1931, to First 

National Bank of Seattle, and in 1935, to Seattle-First National Bank.   

 

Federal banking reform following the Depression changed the nature of local banks in the 

1930s.  The National Banking Act of 1933 changed regulations to allow national banks to 

operate branches on a statewide basis, as long as state banks could do the same.  Washington 

State passed legislation allowing branches as well.   

 

Seattle-First National quickly converted its affiliate banks into branches, and proceeded to 

establish new branches in communities without banking facilities.  Seattle's International 

Branch, opened in April 1934, was the first bank to serve the neighborhood and boasted 

special attention for non-native English-speaking customers.  By the end of 1940, Seattle-
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First National had branched into 22 Washington communities, becoming the largest bank in 

the Pacific Northwest and one of the 50 largest in the nation (Scates, p. 85). 

 

The wartime economy of the 1940s resulted in both large deposits to the bank and large lines 

of credit extended to war contractors.  Seattle-First National also participated with other 

banks in War Bond drives and opened wartime offices at various military posts and facilities.  

These branches were not operated for profit, and were closed by the end of 1946. 

 

After Word War II, through the 1950s and into the 1960s, the bank continued to grow 

through acquisitions and establishment of new branches.  National Bank of Commerce was 

Seattle-First National Bank's biggest branch bank competitor.  By mid-century, National 

Bank of Commerce was the second largest bank in Washington, after Seattle-First National, 

and the 46th largest bank in the country, based on the amount of deposits (Elliot and Olson, 

p. 71 -74).  By 1966, Seattle-First National Bank had grown to include 117 branches and 

3,100 employees.  It remained the largest bank in the Northwest, and was 28th in the nation.  

Seattle's National Bank of Commerce, meanwhile, continued to grow through consolidation 

with the Washington National Bank.  NBC merged with Coast Mortgage Company, and the 

Commerce Credit Company joined the National Bank of Commerce as subsidiaries of 

Marine Bancorporation in the 1960s.  By 1974 it was part of the Rainier Bancorporation, 

which was sold to Los Angeles-based Security Pacific Corporation in 1987 for $1.1 billion 

and renamed Security Pacific Washington. 

 
In 1974, Seattle-First National Bank was established as a one-bank holding company 
and began to use the Seafirst name.  In 1983, Seafirst Corporation was bought by 
BankAmerica Corporation, which merged with Security Pacific Washington in 1992.  In 
this way, the antecedents of Seattle's two earliest banks were brought into one national 
corporation.  The Seafirst name was retained on its branch banks until 1999, at which 
point it was changed to Bank of America. 
 
 

Development of the Cascade and Regrade Neighborhoods 
 

The subject property is located in an area of the city defined by the Seattle Center Grounds 

on the west, and limited access roads or highway systems, including Mercer Street on the 

north and Aurora Avenue/Highway 99 on the east.  The relatively flat site is on the north side 

of Denny Way.  

 

Denny Way runs east-west from the city's waterfront up through Capitol Hill.  In parts of the 

city the street defines a shift in the urban grid, which itself radiates in several locations from 

the curve of the Elliott Bay Harbor.  While the grid and large arterial streets, such as Denny 

Way, tend to define neighborhood edges, this area was once part of continuous urban fabric 

that made up the westernmost portion of the Cascade neighborhood.  (The U.S. Census 

defines the boundaries of Cascade as extending west to the Seattle Center.)   

 

This area was included in the last phase of the Denny Hill Regrade project, which resulted in 

a leveling of the surrounding blocks.  Thus it shares its 20th- century development with both 
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neighborhoods.  The identification of the surrounding area as a part of a distinct 

neighborhood became more ambiguous after the early 1950s, when the Battery Street Tunnel 

and Aurora Avenue (located one block to the east of the subject property), were constructed 

as part of Highway 99.  The following historic overview of the surrounding area includes 

references to both the South Lake Union/Cascade Neighborhood and the Denny Regrade.  

 

The concept of regrading Denny Hill was advanced in 1898 as a vision to make Seattle's 
steep hills and streets more level.  The first phase, which dramatically lowered the area 
along 1st Avenue from Pine Street to Denny Way was completed in January 1899.  
Directed by Seattle's visionary City Engineer, Reginald Heber (R.H.) Thompson, the 
regrade was intended to encourage development through the construction of straight, 
level roads and water systems in the city.   

 

A contract for the second phase of the regrading of Denny Hill was let in 1903.  By 1911, 
the area between 2nd and 5th Avenues, from Pike to Cedar Streets was flattened, 
leveling as much as 80' of the original Denny Hill.  In 1910, the City's Municipal Council 
Plans Commission hired planner Virgil Bogue to produce a comprehensive "civic vision" 
for the regraded area.  Bogue, who had worked with the renowned Olmsted Brothers, 
produced a grand Beaux-Arts scheme with radiating plazas lined by Neoclassical style 
buildings.  The plan proposed a new civic area in the Regrade that followed an urban 
design pattern popular in 19th-century Europe.  However, Seattle voters soundly 
rejected the plan in 1912, voting two to one against it.   In the meanwhile, the 
completion of the Chittenden Locks in 1910 and the Lake Washington Ship Canal in 
1917 had prompted further industrial development and maritime use of the South Lake 
Union area. 

 

The third and final phase of regrading Denny Hill occurred between 1928 and 1930.  It 
reduced the hill's eastern slope, comprised by the area between 5th and Westlake 
Avenues and between Virginia and Harrison Streets, including the subject property and 
several blocks north of it. 

 

During the subsequent years, the leveled Denny Regrade neighborhood grew very 
slowly, with many vacant lots and some isolated apartments and commercial buildings.  
Drawn to the area by cheaper land prices and relatively close and level proximity to the 
downtown, auto dealerships, warehouses, additional service garages, and gas stations 
gradually were established in the area, along with small retail facilities and apartments.  
Construction along and north of Denny Way is indicated in early Kroll Maps of 1912 - 
1920, which show a modest pattern of growth in the presence of small, wood-framed 
residential and commercial structures. 

 

In the early 1950s, the City constructed a new electrical substation at Broad Street and 6th 

Avenue.  This facility was one of a number of nearby public facilities, along with the full-
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block "bus barn" maintenance and parking lot, the Civic Auditorium, Armory, and Memorial 

Stadium, which were located several blocks northwest of the subject property.  In the early 

1960s the Auditorium, Armory, Stadium, and a former public school, playground, and fire 

station were aggregated and redeveloped as part of the fair grounds for the Century 21 

Exposition.  The bus barn and Broad Street Substation resulted in the vacation and closure of 

several streets north of Thomas Street, which impacted pedestrian and vehicular traffic in the 

area. 

 

Construction of Highway 99 and the Battery Street Tunnel in the 1950s essentially divided 

the Cascade neighborhood.  Increased traffic on Denny Way further defined the Regrade and 

the Denny Triangle as separate from the area surrounding the Seattle-First National Bank / 

Bank of America property.  In response to the World's Fair, the immediate neighborhood was 

developed with low-scale motels and tourist-related facilities.   

 

Vehicle traffic on Denny Way and nearby Mercer Street has continued to increase in the last 

three decades.  At the same time, the close proximity to I-5 and downtown made South Lake 

Union and Regrade neighborhoods increasingly attractive for development.  A comparison of 

Kroll Maps dating from 1940 - 1960 and current conditions indicates increasingly large-

scale, full-block mixed-use residential developments in the blocks south of the subject 

property. 

 

Designated local landmarks near the subject building include "Seattle, Chief of Suquamish" 

statue at Tillicum Place, at the intersection of 5th Avenue, Denny Way, and Cedar Street, 

approximately two blocks southwest; the Space Needle and Seattle Monorail on the Seattle 

Center grounds, two and three blocks northwest; Old Norway Hall (presently Cornish 

College of the Arts, Raisbeck Performance Hall), at 2015 Boren Avenue, approximately 

eight blocks to the southeast, and Fire Station No. 2, at 4th and Battery Street, approximately 

three blocks south. 

 

A 1975 urban inventory of the neighborhood, led by architects Victor Steinbreuck and Folke 

Nyberg for Historic Seattle, did not identify the subject building as significant to the city or 

the community.  The survey cited the following buildings, which remain within three blocks 

of the subject bank property, as significant to the city.  (None of these has been designated.)   

 

· Apartment building at 2600 3rd Avenue (ca. 1910) 

· Cedar Apartments, 320 Cedar Street (1916) 

· Hermosa Apartments, 2700 4th Avenue (1915) 

· Parks Department Headquarters, Denny Way and Dexter Avenue North (1948) 

· Former Post Intelligencer Building / Group Health Administration, 521 Wall Street 

(1948) 

· City Light Broad Street Substation, 526 Harrison Street (1949) 

 

In the 1995 South Lake Union/Seattle Commons Plan EIS, the subject building was 

identified as Category 2, a building of secondary or community significance (p. 15-20). 
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The Bank as a Building Type 
 

The subject building is an example of a Modern style bank.  The nature of banking and bank 

architecture changed radically in the post-war era due to broad cultural shifts including 

general prosperity, the rise of middle-class consumers, and booming automobile use.  This 

was anticipated as early as the mid-1940s, when there was a call for "the bank building, as 

well as the banker, [to] get rid of the 'stiff-collar and fishy eye' and meet the customer at least 

as engagingly as a first-rate retail store" (Architectural Record, March 1945, p. 88). 

 

Historically, the American bank had been designed to represent tradition and solidity, using 

Classical forms to reinforce a sense of permanence and continuity.  Banks in the 19th and 

early 20th centuries primarily served corporations, businesses, and the wealthy.  The bank 

was an awesome temple with a grand banking hall.  Internal functions were clearly separated 

with formal spaces created to enforce a sense of hierarchy and control.  In Seattle this earlier 

business and building type is well represented by two locally designated landmarks – the 

Dexter Horton Building, at 710 2nd Avenue, and the Puget Sound Bank at 815 2nd Avenue. 

 

Changes in banking patrons and their needs in the post-war era resulted in decided shift away 

from traditional bank design that had sought to awe or overwhelm the customer.  In the 

suburbs and cities, women resumed their roles of homemakers and shoppers and became the 

banks' primary customers.  Members of the rising middle class demanded new types of 

services (Progressive Architecture, October 1955).  The architecture of the bank responded 

to the "completely new attitude [that] invaded the banking business – that of being friendly" 

(Progressive Architecture, June 1953, p. 125). 
 

A comparison of bank buildings featured in post-war design periodicals reveals a consistency 

in the resulting design approach.  Modernism was the ideal complement for the banking 

industry seeking to distance itself from its stodgy past and project a new, bold, optimistic 

image. Post-war banks were designed to be more human-scale and user-oriented.  They 

featured open floor-plan structures that emphasized accessibility, friendliness, and 

contemporary notions of progress.  

 

 
Modern Bank Building Design in Seattle 
 
To convey a sense of stability without the traditional Classical detail and scale, bank 

designers typically offset glazed areas with a concrete core, a solid, sheltering roof, or 

massive, exposed structural elements.  All of these concepts found built expression in the 

subject building on Denny Way, as well as in the NBC Bank at 6th and Olive (1955, now 

Bank of America), and at Battery Street and 3rd Avenue (1954, now US Bank). The 3rd and 

Battery branch was a Modern building, described as "embodying a new concept of bank 

architecture" (Seattle Times, June 13, 1954). 

 

Spatial qualities of the earlier banks persisted even in modern bank buildings: the 

conventional "banking hall" became the central, publicly accessible banking room or lobby, 

with managers' quarters and tellers' cages more visible but separated by partitions to one or 

both sides.  Bank offices, vaults, and employee lounges were located typically in more 
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private areas such as the second floor.  Architecturally, the new banks also incorporated 

Modernist stylistic elements, such as smooth exterior facades of painted concrete and large 

areas of insulating and heat-resistant glass.  New conveniences were addressed with ground 

level parking lots, drive-up teller facilities, a 24-hour-depository, and escalators in multi-

story buildings.   

 

This "new concept" in bank design acknowledged the growing role of the automobile in daily 

life, and sought to make the building accessible to drivers and noticeable to passing traffic at 

40 miles per hour. Drive-up windows, ample parking, and careful placement of the bank on 

its lot addressed the auto culture.  In order to make the bank visible to passersby, one critic 

wrote, "[m]ake it all glass, turn the whole building into a display case, light it up at night" 

(Architectural Forum, February 1953, p. 107).  

 

Seattle-First National constructed the subject building in 1950, its eighth new building in the 

post-war period.  Contemporaneous articles tout the bank's ample parking, convenient 

automobile banking, and customer convenience and comfort.  The drive-up or drive-in was 

developed in the mid-to-late 1940s, so it was a new convenience at certain restaurants, 

theaters, and banks.  The building was also designed with the idea of a large, public area on 

the interior, limiting working areas so customers would have the most "commodious" lobby.   

 

The subject building was designed after a prototype, which was developed by architect J. 

Lister Holmes for Seattle-First National Bank's Industrial Branch (1946).  The development 

of a prototype design appears to have been an effort by Seattle-First National to standardize 

the branches, and perhaps to unify and "brand" its image, in order that its various buildings 

would be easily identifiable and recognizable.  Use of buildings as symbols and signs 

emerged along with corporate marketing in the early and mid 20th century.  Buildings such 

as Carnegie Libraries, gas stations, lodging, and restaurants such as McDonald's and Denny's 

all used prototypes.   

 

In the early 1960s, Seattle-First National announced plans to build a new headquarters in a 

downtown skyscraper.  The site, between Spring and Madison Streets and 3rd and 4th 

Avenues, across from the downtown public library, was purchased for $1.35 million in 1965.  

The 50-story Sea-First Building (known as "the big one") was opened in summer 1969.  

Designed by NBBJ, the steel-framed structure was the tallest building in Seattle and the 

Pacific Northwest at the time, and had a total of nearly 560,000 square feet.  As with the 

branch bank before it, it featured on-site parking and contemporary banking services within 

an innovative Modern design, in its case an anodized aluminum curtainwall structure. 
 
 

The Architectural Context of Modernism   
 

As a style, Modernism rose to prominence in America through its commercial 
applications after 1945, but its origins were in Europe between 1915 and the late 
1930s.  There, Modernism was not so much a style as an ideology.  Suffering from 
spiritual and economic loss after World War I, the architects and theorists of sought a 
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revolutionary break with all of the past – its sentimentality and nationalism, and also its 
elitist reverence for earlier styles and ornament.  
 

Early European Modernists sought to serve society by creating an architecture of light and 

economy through the interdisciplinary efforts of artists, craftsmen, engineers, and architects.  

In reconciling society's needs with the technical progress of the machine age – with its motor 

cars, airplanes, radio and phonographs – Modern architects drew from formal aspects of 

avant-garde arts movements, including Cubism in France and Holland, New Objectivity and 

Expressionism in Germany, and Futurism in Italy.  Architects such as Walter Gropius, 

Ludwig Mies van der Rohe, and Le Corbuiser sought a beauty derived from utility, and from 

the direct relationship between a building's purpose and its construction materials.  Their 

ideals were translated into building forms with free plans (where the walls and perimeter 

were unencumbered by structure and could freely shape space), cubic massing, flat roofs, 

piloti (pillars) and windows grouped in horizontal and vertical compositions.   

 

Because of the Depression and World War II, few large Modern buildings were designed or 

constructed in the northwestern U. S. until the late 1940s.  Modernism was introduced in 

Seattle, as it was in other West Coast cities, largely through residential projects.  Locally, 

these included Paul Thiry's house (1935 - 1936) and the Yesler Terrace housing complex 

(1941, J. Lister Holmes with Aitken, Bain, Jacobsen, and Stoddard).  Modernism was 

expressed also by infrastructure projects such as the Lake Washington Floating Bridge 

(1940) and small-scale industrial structures such as the UW Kiln Building (1942, Paul 

Thiry).  

 

Gradually, a new regional style emerged in the Northwest, combining Modern design 

principles with structural innovation, responsiveness to natural light, site landscape, and the 

nature of indigenous materials.  Institutional buildings that exemplified this style included 

Gaffney's Lake Wilderness Lodge (1949 - 1950, Young, Richardson, Carleton & Detlie); 

Seattle Public School Administration Building (1946 - 1948) and Catherine Blaine Junior 

High School (1949 - 1952), both by J. Lister Holmes; Paul Thiry's Museum of History and 

Industry (1948 - 1950), North East Library (1954) and State Capitol Library (1955 - 1959); 

and Paul Kirk's University Unitarian Church (1955 - 1959) and UW Faculty Center (1958 - 

1960, with Victor Steinbrueck).  During the post-war period, corporate architectural practices 

took over large commercial and business projects, mostly in the downtown area, with design 

influenced by national tendencies, notably the Miesian tradition and the advanced technology 

of the aluminum and glass curtain-wall.   

 

In the late 1950s and early 1960s, planning for the Seattle World's Fair provided unique 

opportunities for many local architects to explore Modern themes.  Futuristic structures, such 

as the Monorail and Space Needle, are the most noticeable results of the Fair.  A number of 

its other buildings and exhibits embodied the era's faith in progress and the city's vision of 

the future: science and technology. 

 

Modernism allowed for unprecedented freedom in adapting a building's form to new 

functional demands.  As American society became less stratified and more consumer-

oriented in the post-war era, more Americans enjoyed a higher standard of living.  Many 
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businesses that had previously been oriented primarily toward corporations or the rich shifted 

their attention to the growing middle class.  Modernism became the architecture of this shift.  

Hotels, restaurants, car dealerships, clinics, small office buildings, theaters and banks 

reinvented themselves in more consumer-friendly guises, and expressed this change in the 

form of smaller-scale, open-plan, naturally-lit buildings.  

In Seattle, the post-war construction of small-scale Modern buildings became common, 

making the style the pervasive norm. In this context, the Seattle-First National Bank's 6th and 

Denny Branch is both a unique design expression and representative of its era. 

 

 

John W. Maloney, Original Architect  

 

John W. Maloney (ca. 1896 - 1978) was the designer of the 6th and Denny Branch bank.  He 

was born in Sacramento, California, and his family moved to the Puget Sound area in the 

early 1900s.  He attended Auburn High School and then the University of Washington and 

Stanford University.  After serving in World War I, Maloney established an architectural 

practice in Yakima in 1922.  His buildings there include the A. E. Larson Building (1931), an 

Art Deco commercial structure, which is listed on both the Washington Heritage Register and 

the National Register of Historic Places.   
 
In 1943, Maloney opened an architectural office in Seattle, where he went on to design a 

number of churches, along with schools, hospitals and office buildings.  His designs for 

Seattle area churches  include St. Benedict Church in Wallingford, Holy Family Church in 

West Seattle, Sacred Heart Church in Lower Queen Anne, St. Thomas Seminary at the north 

end of Lake Washington (1956 - 1958, the present campus of Bastyr University), and St. 

Anne Church and Rectory on Queen Anne Hill (1960).    

 

As a sole practitioner, John W. Maloney designed a number of forward-looking buildings 

using innovative structural technologies and Modern design elements.  St. John's Hospital in 

Santa Monica, California (1952) appeared in a national advertisement in the June 1952 

Architectural Forum for Truscon Steel Company of Ohio.  In the ad, Maloney commented on 

the company's line of commercial steel windows, which were used in the hospital.  

 
The subject building was designed by Maloney in 1950 when he was a sole practitioner.  
(Project drawings note that his office was in the downtown Central Building.)  This was 
followed by a number of projects for the Seattle Public School District: an addition to 
the 20th Avenue School (1955, presently Meany Middle School), Jefferson Park Junior 
High School (1956), Asa Mercer Junior High School (1957), an addition to Grover 
Cleveland High School (1958), and Rainier Beach Junior-Senior High School (1960).  In 
1958 he designed a curtainwall building as the regional offices for the Blue Cross 
Insurance Plan, Washington Hospital Association, on Seattle's First Hill.   
 
In 1960, Maloney designed another office building in the Modern style, located on 
Eastlake Avenue in Seattle.  The building was constructed to house three insurance 
groups. (Seattle Times, July 24, 1960).  This small-scale building was a simple 
curtainwall design.  That same year Maloney designed St. Anne's Catholic Church and 
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rectory in Queen Anne ("Catholic Church, Rectory to Cost $600,000," Seattle Times, 
undated article, SPL Collection).   
 
In 1963, Maloney joined with others to form a new firm, Maloney, Herrington, Freesz & 

Lund.  That firm grew in the 1960s to a company with an estimated 40 personnel.  Each 

partner was responsible for his own design work, with the firm organized to provide 

production.  Immediately after its formation, the firm designed St. Thomas More Catholic 

Church in Lynnwood, Washington (Seattle Times, October 20, 1963, SPL).  The following 

year, the firm designed a $3.9 million men's dorm for Seattle University (Seattle Times, May 

11, 1963, SPL).  In 1966, the firm designed the Lemieux Library, a reinforced concrete and 

steel-frame building that features bronze-tinted windows and cladding of white marble and 

green granite, for Seattle University.  As a late Modern building, it exhibits elements of the 

Brutalist style. (An undated pamphlet at SPL described the building as "contemporary 

American Gothic.")   

 

In addition to the buildings for Seattle University, the firm designed institutional structures in 

Alaska and campus facilities for other regional colleges and universities, including 

Washington State University, Gonzaga University, and Central Washington University.  The 

buildings at WSU included Holland Library (1948 - 1950), Todd Hall (1949), Compton 

Union Building (1950 - 1952), and Johnson Tower (ca. 1955).   

 

Maloney retired from the firm in 1970.  In 1973 - 1974, the firm designed alterations to the 

subject building.  Later, with new principals, Maloney, Herrington, Freesz & Lund 

subsequently evolved into Mills John and Rigdon.  MJR focused on hospital design and 

planning, with 95 percent of the firm's recent work in healthcare.  It merged in 2004 with a 

Portland firm, Clark Kjos Architects, and is known currently as CKA. 

 

 

J. Lister Holmes 

 

J. Lister Holmes designed an earlier Seattle-First National Bank that appears to have served 

as a prototypical design for the 6th and Denny Branch.  Following World War II, Holmes 

emerged as a leading architect in translating European Modernism to fit the Northwest 

context.  Through his work and that of others, a regional variant of Modernism was quickly 

adopted by the generation of Seattle architects who had initiated their careers designing in 

academic traditions of the Beaux-Arts.  In 1946, Holmes designed the Industrial Branch 

building for Seattle-First National Bank, located at 2764 1st Avenue South.  Intended to 

serve as a prototype, "[t]he new structure represented a model – a distinctive functional 

pattern of a new type of building to be followed in a state-wide building program intended to 

standardize all branch offices" (Bankoscope, p. 8).   

 

Born in Seattle on July 6, 1891, J. Lister Holmes is considered one of the prominent 

Northwest architects of his era.  After receiving a civil engineering degree from the 

University of Washington in 1911, Holmes transferred to the University of Pennsylvania 

where he earned a graduate architectural degree in 1913.  After graduating, Holmes worked 

his way back to Seattle, traveling through and working in Philadelphia, New York, and 
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Montana, arriving in his hometown in 1916.  He worked briefly as a draftsman with E.F. 

Champney, and then as an architect with a several leading Seattle firms, including Carl 

Gould; B. Marcus Priteca; Schack, Young and Myers; and Daniel Huntington, before 

establishing his own firm in 1922 at the age of 30.   

 

Holmes' early practice focused on commercial buildings, small hotels and apartment blocks, 

and single-family residences.  Because of the widely based Beaux-Arts education, received in 

Pennsylvania, Holmes was able to quickly develop a reputation for quality residential 

architecture.  He became one of the more versatile architects in the Seattle area, with styles 

ranging from Spanish colonial to 18th-century French idioms.   

 

Along with the onset of the Depression came a gradual shift by many architects towards the 

simplicity and economy of the International Style.  In the early to mid 1930s he became 

known for a "contemporary" house in the Broadmoor neighborhood, constructed by the 

Puget Sound Mill Company, which received local recognition through publications and an 

AIA award.  By the late 1930s, Holmes was working on a variety of commissions.  He 

continued to integrate his classical training with the new ideas posed by regional Modernism.  

The shift in Holmes' career came in the late 1930s, partially due to the improved wartime 

economy, when his practice began to focus on large-scale housing projects and public 

buildings both in Seattle and Vancouver, B. C.  These included the Washington State 

Pavilion for the 1939 New York World's Fair (now demolished) as well as one of the first 

large-scale housing projects in Seattle, Yesler Terrace (1940 - 1943). 

 

Immediately after the war, Holmes tackled multiple projects including the Seattle Public 

Schools Administration Building (1946 - 1948), the Ida Culver House (1948 - 1949, 

demolished), and Seattle Goodwill Industries (1948).  The Catherine Blaine Junior High 

School (1949 - 1952) is recognized as an outstanding example of his Modern design work 

during this period.    

 

In 1955, Holmes was elected a Fellow of the American Institute of Architects (FAIA). The 

last major works of his career included a number of UPS distribution buildings on the West 

Coast, including Seattle, Pasadena and San Diego in the 1960s.  J. Lister Holmes retired in 

Seattle and died the age of 95, on July 18, 1986.   

Construction of the Seattle-First National Bank Building  

 

The subject building was constructed in 1950, on lots that had been cleared and leveled 20 

years earlier, in the final phase of the Denny Hill Regrade.  Prior to the regrading, the subject 

block and surrounding blocks were occupied primarily by low-scale, wood-framed 

residential buildings.  The entire block was level and vacant in 1932, when construction 

began on the Teamsters Building to the west of the alley.  (Over the next 15 years, the 

Teamsters made several additions to the property.)  The 6th and Denny Branch was Seattle-

First National Bank's 50th statewide banking office. 

 

The subject building was designed by John W. Maloney after J. Lister Holmes' prototype.  

The massing of the building and the taller, concave entry surround were carried over into 
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Maloney's design, while many other elements were singular to the specific site of this branch 

location.   

 

 

 

DESCRIPTION  

 
Urban Site Conditions 
 

The subject property is sited in the Denny Regrade neighborhood, surrounded by blocks 

containing a mix of buildings and uses.  Many different zones converge at this location in the 

Denny Regrade.  The subject block is currently zoned SM-85 (Seattle Mixed, with a 

maximum height of 85').  The blocks directly south, across Denny Way, are zoned DMR/R 

125/65 and DMR/C-240/125. 

 

The bank property is located on the northwest corner of the intersection of Denny Way and 

6th Avenue North, on the southeast corner of the block bounded by those streets on the south 

and east, respectively, as well as John Street on the north and Taylor Avenue North on the 

west. The site consists of Lots 3-6, Block 68, D.T. Denny's Park Addition, to form a parcel of 

108' by 240' or 25,920 square feet.  The two former Teamsters Buildings occupy the west 

half the block. 

 

The site slopes down slightly to the north and east, approximately 10' from the southwest to 

the northeast corners.  The property is bounded by paved concrete sidewalks on the south and 

east sides, and a paved 16'-wide alley along the west side.  The building is located at the 

southwest corner of the parcel, abutting the alley to the west and a sidewalk to the south.  A 

paved drive and surface parking lot are located to the east and north of the building.  A three-

sided brick sign tower, 50' tall, is sited to the northeast of the building at the east property 

line.  Two street trees are located in front of the building along Denny Way, with additional 

shrubs and plantings in raised beds. 

 
Original Building 
 
The Seattle First-National Bank building is a one-story, reinforced concrete, Modern style 

structure.  It measures 65' by 120', with a roof height of approximately 26'.  The exterior is 

finished with Roman brick and Indiana limestone.  The building has a concrete foundation 

and full basement.  The 2" thick reinforced concrete roof slab is supported by five steel 

trusses set 20' on-center and steel joists at 2' on-center.  Footings, slabs, and trusses were 

designed for a future clear-span second floor (Reese, p. 4).  Such an addition was never 

made. 

 

South and north facades are very similar to each other, designed to provide equivalent entry 

for customers approaching on foot (along Denny Way, south facade) or by car (parking in the 

lot immediately north of the building).  Each of these two facades features a taller, central 

portion sheathed in cut stone and flanked by brick-clad walls to the east and west.  The 

smooth-finished stone veneer is comprised of panels measuring 3'-6 1/4" tall by 2'-0 1/8" 

wide, with 1/4" joints.  The 30' wide stone portion functions as a monumental entry surround.  
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The entire surround is slightly concave, with an aluminum entry assembly recessed 

approximately 2', set within a central glazed area approximately 20' tall by 18' wide.  

Original drawings note the glass panels as "heat absorbing glass wedged in mastic with wood 

or fibre."  Centered above the glazed portion on both north and south facades is a bronze 

Seattle-First National Bank plaque set in a stone cartouche.  On the south facade, the 

verticality of the entry portion is reinforced by two tall windows, a single one set to either 

side in the brick segment.  (The windows measure approximately 5'-6" wide by 14'-2" tall.)  

The north facade is slightly wider to the east of the entry surround, due to the way the east 

facade flares out in a curve. 

 

The east facade faces 6th Avenue North and is set back from the sidewalk approximately 35', 

allowing space for a driveway that served the original drive-up window.  The plane of the 

east facade is concave (with an overall recess of approximately 4'), with a curve to match the 

drive.  The wall is sheathed in brick and has a large projecting bow window, 14' high and 80' 

long, trimmed in stone.  A curved, concrete marquee extends from the northernmost window 

panel to the brick sign tower northeast of the building.  Detailed in a way that it appears to 

float, the marquee shelters the drive-up banking station, continues the curve of the facade, 

and connects the building and tower architecturally. 

 

The west facade, along the alley, is secondary.  It is primarily an exposed concrete wall, with 

approximately 20' at the southern end finished in brick to "wrap" from the primary south 

facade.   There is no fenestration on the alley facade, although a large fresh air intake is 

located at the upper, northern portion of the wall. 

 

On the interior at the main floor, a 78' long central oval lobby, 30' wide at the middle, 

provided the bank's lofty public space.  Bankers' and tellers' desks were located along either 

side of the lobby, which had an oval check desk in the center.  The north and south entry 

vestibules open into the lobby, and the four corners of the building housed separate spaces.  

The original plan had a conference room with adjoining bathroom and coat closet located at 

the southeast corner; a public waiting room and employee work room at the southwest 

corner; the vault and safe deposit vault at the northwest corner; and janitor's closet, public 

women's lounge, stairway to basement, and access to interior side of the night deposit box at 

the northeast corner.  Property tax records from 1950 note first floor ceiling height as 17', and 

original drawings indicate approximately 20' ceilings in the entry vestibules.   

 

A magazine article describes original interior finishes: 

 

The main floor fixtures, comprising teller's cages, counters, booths and 

desks, are of pencil stripe walnut, enhanced with bronze, formica and 

Lucite fittings and trim.  A… carpet of forest green background… 

[and] magnolia flowers covers the officers' area, public waiting room, 

conference room and women's lounge and powder room. …Lighting 

throughout the bank is both fluorescent slim line and recessed 

incandescent fixtures. (Reese, p. 9.) 
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The article also notes floor finishes as linotile in work areas and warm red terrazzo in the 

public lobby, ceiling finish as acoustical tile, and walls as painted plaster.  The 80' window 

on the east wall could be screened with a large, push-button operated drape.  An interior 

planting box was set beneath the window. 

 

The full basement had 12' high ceilings and accommodated numerous service and employee 

spaces.  According to original drawings, it included a janitor's closet, record vault, restroom, 

men's locker room, and toilet.  In these spaces the ceiling was dropped to 9'.  The northern 

portion of the basement was marked in drawings as "future office space." 

 

 

Changes to the Original Building and Current Conditions 

 

Some modifications have been made in the past 45 years.  The following specific changes are 

cited in DPD permit records and drawings, and/or in drawings obtained from the current 

property manager (Jones Lang LaSalle): 

 

 Date  Permit Work Scope  

 

1950 Construction 

1961 Drive-up window alterations  

1973 Alterations 

1982 Energy conservation modifications 

1994 Remove existing metal letters, replace with illuminated letters; reface two 

existing 8' x 18' single face signs on tower 

1997 Interior alterations to existing bank to counters, phones; make doors barrier 

free 

1999 Install one single face illuminated wall sign and one double face illuminated 

projecting sign and reface; replace existing Seafirst signs, sign projects over 

sidewalk 

2002 Remove canopy over drive-up island, replace teller window with ATM, 

insulated wall  

2002 One single face ATM sign 

 

The 1973 alterations designed by Maloney Herrington Freesz & Lund focused on the interior, 

main floor.  Drawings show removal of the curved banking counters and cabinets, and their 

replacement with individual officers' desks on the east side of the lobby and a straight 

banking counter on the west side.  A new 20' by 60' suspended ceiling section was dropped in 

the center of the lobby, and three large circular chandeliers were installed.  Existing door 

mullions and a threshold for an inner set of doors in the southern entry vestibule were 

removed.  Drinking fountains were replaced.  The exterior work involved widening the 

curved drive by 5' and installing a new 4' wide "customer drive-up unit" in the center of the 

driveway, aligned with the motor banking window at the north end of the east facade. 

 

The 1982 energy conservation modifications involved replacement of two cast iron boilers in 

the basement with a new boiler, and insertion of new aluminum-frame doors in the existing 
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openings within the south entry vestibule.  These were to match the exterior doors.  Notes on 

the drawings specified "new add-on insulating glass units on all panels, with reflective film 

to the upper levels." 

 

The building exterior has not been altered since its construction in 1950, with the exception 

of changes in signage over the years and replacement of the original motor banking window 

with an ATM.  Inside, the finishes and furniture in the lobby space have been changed.  

Currently, the central expanse of the floor is tiled and the outer portions, occupied by bank 

personnel, are carpeted.  Newer teller counters with plexiglass surrounds run along the west 

side of the lobby, while individual desks are located to the east side.  The southern portion of 

the basement was never converted to office space and is presently used for storage.  Part of 

the basement was reportedly used as a bomb shelter and retains signage for this. 

 

 

Seattle-First National Bank's Prototype Design 

 

Architect J. Lister Holmes designed the Seattle-First National Bank Industrial Branch at 
2764 1st Avenue South, which opened October 26, 1946.  According to the June 1960 
issue of the Seattle-First National Bank employee newsletter, "Bankoscope," the 
Industrial branch building "represented a model – a distinctive functional pattern of a 
new type of building to be followed in a state-wide building program intended to 
standardize all branch offices" (p. 8).  Holmes' design featured tall, block-like 
rectangular massing and brick cladding, with a prominent, concave stone-clad entry 
surround placed symmetrically in the facade.  On the interior, the bank featured a 
spacious and open public lobby.  After Holmes designed the 1946 building, subsequent 
similar buildings were designed by different architects, not on a strict repetitive plan 
but adapted to each site.  All the buildings are characterized by their simple massing, 
with higher, concave surround at entry, and most of them are brick-clad with a stone-
clad entry surround.  Most were freestanding or at corner locations, although some are 
presently sited mid-block, with abutting commercial structures. 
 
A "Seattle-First National Bank Family Tree" from 1970 (included as a pullout in Scates' 

book) includes identification of new bank branches by the dates they were established (in 

contrast to banks acquired by Seattle-First National, which would not involve construction of 

a new building).  The list does not appear to be entirely consistent with observed buildings.  

It omits some branches that are known to exist.  Also, a "Crown Hill" branch is listed, 

whereas Ballard and Greenwood branch buildings are extant.  (One of these might have been 

noted as the "Crown Hill" branch.)  Finally, inclusion on this list does not guarantee that the 

building was constructed after the prototype design.  For instance, the military base locations 

were most likely smaller and more temporary rather than permanent buildings. 

 

Branch    Date established  Additional branches observed, 

not on the list: 
 
Industrial (Seattle) – prototype  1945  *Ballard (Seattle) 
*Lake City (Seattle) 1945   *Greenwood (Seattle) 
*Richland, Wa. 1948  *Pullman, Wa.  
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Aurora-North Park (Seattle) 1949  *Bremerton, Wa. 
Larson Air Force Base  1949   *Toppenish, Wa. 
*6th & Denny (Seattle) 1950   *Moses Lake, Wa. 
Union Gap, Wa. 1951   *Olympia, Wa. 
North Wenatchee, Wa. 1953   
University (Seattle) 1955 
Burien 1955 
Geiger Field (Spokane) 1955 
Airport (Seatac) 1957 
Crown Hill (Seattle) 1959 
Lake Hills 1959 
Tukwila 1959    *Buildings based on the prototype.  
 
The Pullman and Richland branches have been demolished, but were identified from historic 
photos. 
The other buildings on this list have not been documented; it is not known if they were based 
on the prototype or if they are extant. 
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December 5, 2022 
 

M E M O R A N D U M 
 
 
To:  Neighborhoods, Education, Civil Rights & Culture Committee 
From:  Lish Whitson, Analyst    
Subject:    Council Bill 120312: Seattle-First National Bank Building 
 
On Friday, December 9, the Neighborhoods, Education, Civil Rights & Culture Committee 
(Committee) will discuss and may vote on Council Bill (CB) 120312, which would adopt Controls 
and Incentives for the Seattle-First National Bank building (SFNB) at 566 Denny Way (Council 
District 7). The exterior and site of the SFNB was designated a Landmark by the Landmarks 
Preservation Board (LPB) on November 1, 2006. On November 17, 2021, the LPB and the 
building’s current owner, Walgreens, jointly approved a set of Controls and Incentives that 
would apply to the site and exterior of the structure. CB 120312 would grant final approval for 
that negotiated set of controls and incentives. 
 
This memorandum describes (1) the landmark nomination and designation process; (2) the 
City’s position as a Certified Local Government under Washington State Law under the National 
Historic Preservation Act; (2) the SFNB landmark; (3) standard controls and incentives the City 
uses to encourage compliance with the City’s Historic Preservation laws; (4) the zoning in the 
Uptown neighborhood and zoning incentives for landmarks; and (5) the specific controls and 
incentives included in CB 120312. 
 
Landmarks Nomination and Designation Process 

Seattle’s Landmarks Preservation Ordinance, SMC Chapter 25.12, lays out a three-step process 
for designating City of Seattle landmarks. The process starts with a nomination for 
consideration of an object, site, or improvement1 as a landmark, designation as a landmark, 
and approval of controls to be placed on the landmark and incentives to maintain the landmark.  
 
The LPB – a 12-member board of experts in architecture, history, urban planning, structural 
engineering, real estate, and finance – oversees the nomination and designation process. The 
LPB’s decision is based on the standards for designation provided in SMC 25.12.350:   

An object, site or improvement which is more than twenty-five (25) years old may be 
designated for preservation as a landmark site or landmark if it has significant character, 
interest or value as part of the development, heritage or cultural characteristics of the City, 

 
1 Objects that have been designated include street clocks and historic vessels. Sites are unimproved, but potentially landscaped 
or contain culturally significant elements, areas of land. Improvements include buildings and other structures, such as electrical 
substations.  
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state, or nation, if it has integrity or the ability to convey its significance, and if it falls into 
one (1) of the following categories: 

A. It is the location of, or is associated in a significant way with, an historic event with a 
significant effect upon the community, City, state, or nation; or 

B. It is associated in a significant way with the life of a person important in the history of 
the City, state, or nation; or 

C. It is associated in a significant way with a significant aspect of the cultural, political, or 
economic heritage of the community, City, state or nation; or 

D. It embodies the distinctive visible characteristics of an architectural style, or period, or 
of a method of construction; or 

E. It is an outstanding work of a designer or builder; or 

F. Because of its prominence of spatial location, contrasts of siting, age, or scale, it is an 
easily identifiable visual feature of its neighborhood or the City and contributes to the 
distinctive quality or identity of such neighborhood or the City. 

 
Nomination and Designation 

Anyone may nominate a site, improvement, or object of historic, cultural, architectural, 
engineering, or geographic significance as a potential landmark. Most typically, nominations are 
made by (1) property owners voluntarily seeking long-term preservation of a structure; (2) 
property owners required to nominate a structure that triggers thresholds for additional review 
under the State Environmental Policy Act (SEPA);2 or (3) community-based organizations 
proposing long-term preservation of a site, object, or improvement.  
 
Nominations require filing of a standard nomination application, which includes a physical  
description of the site, object or improvement and its context; a statement of significance 
regarding the history of the property and its context; photographs; and plans, maps or other 
figures. The statement of significance addresses the contextual history of the nominated site, 
object, or improvement which could relate to the potential standards for designation.  
 
The LPB must consider the nomination at a public meeting. They either (1) approve the 
nomination in whole or in part and schedule a date for a public meeting on the designation or 
(2) disapprove the nomination. If the nomination is disapproved, the proceedings terminate, 
and the nomination may not be brought forward again for five years, or ten years for public 
school buildings, unless the owner consents to reconsideration.  

 
 

 
2 Those thresholds are listed in Footnote 1 for subsections 25.05.800.B.6 and 25.05.800.B.7. Demolition of or 
modification to structures with at least 4 units in lower-density zones or 6, 8, or 20 units in higher-density zones; or 
12,000 square feet of non-residential use in Commercial, Seattle Mixed and Industrial zones or 4,000 square feet in 
other zones are referred to the Department of Neighborhoods for further review. 
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If the nomination is approved: 

• The LPB then holds a public meeting within 60 days to consider designation of the site,
object or improvement, as a City of Seattle landmark. At that meeting, the LPB receives
any comments in support of or opposed to the designation and decides whether to
approve the designation; and

• A Certificate of Approval (C of A) is required from the LPB before any changes can be
made to the nominated site, object or improvement. This requirement remains in place
unless the LPB decides not to approve the designation.

If the LPB declines to designate a landmark, the proceedings terminate, and a nomination may 
not be brought forward again for five years, or ten years for public school buildings, unless the 
owner consents to reconsideration. 

Controls and Incentives 

If the LPB approves a designation, the structure, site or object officially becomes a landmark. 
The LPB issues a report on the designation within 14 days and the City Historic Preservation 
Officer (CHPO) begins to negotiate a Controls and Incentives agreement with the Landmark’s 
owner.3  Controls delineate the features of the Landmark that must be maintained and the 
process for receiving a C of A for making changes to the Landmark.  The agreement also 
includes a detailed list of types of work that do not require a C of A, and the types of work that 
can be reviewed by the staff in lieu of the Board. Incentives often include zoning flexibility, 
exceptions to building and energy codes, and financial incentives, such as Special Tax Valuation. 

If Department of Neighborhoods' historic preservation staff (staff) and the Landmark’s owner 
reach agreement on Controls and Incentives, the Controls and Incentives agreement is 
considered by the LPB. If the LPB approves the negotiated Controls and Incentives agreement, 
it is forwarded to Council in a Council Bill for consideration. If the LPB disapproves of the 
negotiated agreement, they may file their own recommendation with the Seattle Hearing 
Examiner (Examiner) and any interested party may file objections to the LPB’s decision with the 
Examiner. 

If staff and the Landmark’s owner cannot reach agreement on Controls and Incentives, staff will 
forward their proposed Controls and Incentives to the LPB for consideration. In this case, the 
LPB may recommend or not recommend the Controls and Incentives, and file their objections 
with the Examiner.  The owner, and any interested person of record may also file objections 
with the Examiner.  

If objections to the LPB’s decision are filed, the Examiner will hold a hearing. According to SMC 
25.12.560: “The [LPB’s] recommendation on proposed controls and incentives must be 

3 The SMC includes specific time limits for negotiation of Controls and Incentives agreements. Negotiations are supposed to 
start within 15 days of designation of a Landmark per SMC 25.12.490 and negotiations should be concluded within 75 days of 
designation per SMC 25.12.500. However, these timelines are frequently extended upon a vote by the LPB.
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supported by applicable law and substantial evidence in the record. The appellant bears the 
burden of proving that the Board's recommendation should be rejected or modified.” The 
Examiner must “determine whether to recommend, accept, reject or modify all or any of the 
proposed controls and economic incentives recommended by the Board, and/or whether to 
recommend a modified version of any of the proposed controls or incentives.” The Examiner 
may not impose requirements for a particular use of the Landmark. The Examiner must also 
ensure that owners are not deprived of a “reasonable economic use” of the landmark.4  

If the Examiner recommends that no controls be imposed, changes may be made without 
review by the LPB. If the Examiner recommends Controls and Incentives be applied, it files that 
recommendation with the City Council. Either way, the Examiner’s decision may be appealed to 
the City Council, by any party of record before the Examiner, which will treat any appeal as a 
Quasi-Judicial matter.5  

If no appeal is filed, the Council reviews Controls and Incentives bills as a legislative action. SMC 
25.12.650 states, “The Council may by ordinance amend or repeal any designating ordinance…” 
However, in the past, the Washington State Historic Preservation Officer (SHPO) has warned 
that decisions by the Council that could be seen as “arbitrary and capricious” could risk the 
City’s designation as a Certified Local Government. Council-initiated changes to a Controls and 
Incentives ordinance should be both “well-documented and thoroughly justified.”  

Certified Local Government Status 

The City’s delegation to the LPB of the authority to review nominations, designate landmarks, 
and approve changes to designated landmarks is a requirement for the City to maintain its 
designation as a Certified Local Government (CLG) under the National Historic Preservation Act 
of 1966 (NHPA). Designation as a CLG makes the City eligible for Federal and State grants, 
allows the CLG to directly participate in consulting and negotiating with the Federal 
government when there is a project that is subject to review under Section 106 of the NHPA 
(such as the West Seattle to Ballard Light Rail Extension and SR 520 projects).  

Designation as a CLG requires that the CLG demonstrates a commitment to preserve, protect, 
and increase awareness of our unique cultural heritage found in the built and natural 
environment. The Washington State Historic Preservation Officer (SHPO) reviews designation of 
each CLG annually to determine whether the CLGs have:  

• complied with the certification agreement;
• met minimum program requirements;

• performed its responsibility consistently; and

4 The factors that the Examiner uses to determine reasonable economic use are outlined in SMC 25.12.590 and include the 
market value of the landmark before and after the controls and incentives are applied; the owner’s past and projected future 
financial return on the property; and the net return and rate of return on the site.  
5 For more information on Council’s review of quasi-judicial matters, please see the Council’s Quasi-Judicial rules.  
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• coordinated with the identification, evaluation, and preservation priorities of the 
comprehensive state historic preservation planning process. 
 

The SHPO has the authority to decertify a CLG if it determines that the CLG has not complied 
with the certification agreement or met these other standards.  
 
Standard Controls and Incentives 

Controls are intended to maintain the designated features of a landmark that convey its 
significance according to the LPB. Incentives are provided to owners of a landmark to assist in 
the maintenance and preservation of the landmark. Most recent Controls and Incentives 
ordinances include the following provisions: 
 
Controls 

Controls typically identify the alterations and significant changes to the designated features or 
characteristics of the landmarks that require a C of A from the LPB. In the case of features 
requiring a C of A, the LPB will review plans and specifications to ensure that the significant 
features are maintained. Typically, in-kind maintenance is excluded from this requirement. The 
Controls may also identify changes that can be approved administratively by the CHPO.   
 
Incentives 

Incentives typically include the following:  

• Flexibility under the Land Use Code to accommodate uses otherwise not permitted in the 
zone under an administrative conditional use permit. For example, in Neighborhood 
Residential (NR) zones, SMC 23.44.026 states that a landmark may be occupied by uses 
not otherwise allowed in NR zones provided that: (1) the use is compatible with the 
Landmark, (2) uses permitted outright are impractical, and (3) the use isn’t detrimental 
to nearby properties or the public interest. 

• Other incentives as provided for in the Land Use Code. For example, Landmark structures 
may receive a special exception from parking requirements. Specific to the SFNB, the 
zone in which it is located provides for transfers of development rights and transfers of 
development potential from designated landmarks. This is a benefit for the property 
owner discussed later under “Zoning.” 

• Exceptions may be provided from requirements of the Seattle Building Code and the 
Seattle Energy Code. 

• Opportunity for Landmarks to access property tax relief pursuant to Revised Code of 
Washington (RCW) Section 84.26. This State law allows for a reduced assessed value up 
to ten years, equal to the amount invested in qualified rehabilitation expenditures in a 
two-year period.  
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Seattle-First National Bank 

The SFNB was designated a City Landmark on September 20, 2006. It was designated under 
designation criteria C, D, E, and F:  

C. It is associated in a significant way with a significant aspect of the cultural, political, or 
economic heritage of the community, City, state or nation; 

D. It embodies the distinctive visible characteristics of an architectural style, or period, or of 
a method of construction; 

E. It is an outstanding work of a designer or builder; and 

F. Because of its prominence of spatial location, contrasts of siting, age, or scale, it is an 
easily identifiable visual feature of its neighborhood or the City and contributes to the 
distinctive quality or identity of such neighborhood or the City. 

 
The building was built by Seattle-First National Bank6 in 1950. The building is representative of 
a new modern style of branch bank intended to be “friendly” to its patrons. Its location on 
Denny Way, at an intersection where the street grid shifts and is now surrounded by recently 
built multi-story mixed-use and hotel development, makes it an easily identifiable visual feature 
of the neighborhood. 
 
Seattle-First’s history goes back to the first bank founded in Seattle – Phillips, Horton & 
Company. The bank was the result of the merger in 1929 of the three largest banks in Seattle. 
By 1934, it was the largest bank in the Pacific Northwest. Following World War II, there was a 
shift in banking to provide a more customer-friendly experience and accommodate increased 
automobile use by bank customers. The SFNB is representative of the new free-standing 
branches being built during that time with its drive-through, distinctive signage on a podium, 
and surface parking lot. 
 

 
6 Seattle-First National Bank was also known as (1) “First Seattle Dexter Horton National Bank,” when first incorporated as a 
result of the merger of First National Bank Group, the Dexter Horton National Bank, and Seattle National Bank; (2) First National 
Bank of Seattle; (3) Seattle-First National Bank; (4) Firstbank; and (5) Seafirst. The bank was acquired by BankAmerica 
Corporation in 1983, but continued to operate as Seafirst or Seattle-First National Bank until 1999.  
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The Denny Way branch was one of 
a few Seattle-First National branch 
banks following a general prototype 
designed by J. Lister Holmes.7 The 
Denny Way branch was designed by 
John W. Maloney based on that 
prototype. Holmes is known for the 
design of Yesler Terrace, Seattle 
Public Schools Administration 
Building, and Catherine Blaine K-8 
School. Maloney is known for his 
design of churches in and around 
Seattle, including the former St. 
Thomas Seminary, which is now 
Bastyr University in Kenmore; a 
number of schools in and around 
Seattle, including Mercer Middle 
School; and a number of buildings 
on the Seattle University Campus, 
including the Lemieux Library. 

 
The SFNB was built on land that was 
leveled as part of the last phase of 
the Denny Regrade. Built around 
the same time were the Battery 
Street Tunnel for State Route 
99/Aurora Avenue N one block to 

the east and the Broad Street electrical substation, also a City landmark, two blocks to the 
north. In 2007, the year after its designation, Walgreens purchased the SFNB and converted it 
from an office use to a retail drug store in 2009.8  
 
Zoning 

The SNFB is in the Seattle Mixed 160 Uptown zone with a Mandatory Housing Affordability 
(MHA) suffix (SM-160 UP (M)). This zone was created in 2017 in response to the 
recommendations of Uptown: Framework for the Future, a five-year process to create a new 
neighborhood plan, new zoning and new design guidelines for the Uptown Urban Center. That 

 
7 A list of these buildings is included in the Landmarks Board’s report. The first building built on this prototype still stands at the 
northeast corner of 1st Avenue S and S Forest Street in the Duwamish industrial area. Differences between the structures 
include the relationship between the accessory surface parking and the building, the drive through which is a prominent feature 
of the Denny building, and the large sign post which is only at the Denny Way building. None of these other versions of the 
prototype have been designated. 
8 The LPB’s Landmark Designation report provides additional detail about the significance of the structure and its location in the 
Denny Regrade, its designers, and Seattle-First National Bank. 

Figure 1. Postcard announcing the opening of the Seattle-First National Bank Denny 
Way Branch in 1950 (Washington State Department of Archaeology and Historic 
Preservation) 
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effort designated the area bounded by Denny Way to the south, Broad Street to the north and 
7th Avenue N (formerly Aurora Avenue N) to the east as the “Uptown Triangle.”  

The Uptown Triangle was rezoned in October 2017 from Seattle Mixed 85 to the current SM-
160 UP zoning. Height limits were almost doubled, and the floor area ratio (FAR) was increased 
from a maximum of 6 FAR, with no limit on residential density, to 7 FAR for residential or 
mixed-use structures. Non-residential structures taller than 125 feet are limited to 2 FAR, non-
residential development at or below 125 feet is permitted up to 7 FAR. This change allowed for 
taller, skinnier buildings than had been permitted previously. 

The rezone added Uptown to the MHA program. In the Uptown triangle, an M/High payment 
and performance area, residential development is required to provide seven percent of units or 
$24.76 per square foot toward affordable housing. Non-residential development is required to 
provide the equivalent of five percent of the commercial floor area or $9.76 per square foot 
toward affordable housing. The rezone also added a Transfer of Development Rights (TDR) and 
Transfer of Development Potential programs (TDP)9 to Uptown, with the SM-160 UP zone being 
the only area where TDP or TDR may be used.  

In the SM-160 UP zone, floor area exceeding 5 FAR up to the maximum of 7 FAR is considered 
“extra floor area.” Extra floor area can also be achieved through participation in the City’s 
housing and childcare bonus programs and the TDR and TDP programs. At least 65 percent of 
extra floor area needs to be achieved through participation in the housing bonus or housing 
and childcare bonus programs, which result in on-site or off-site affordable housing. The 
remaining 35 percent of floor area needs to be provided through provision of on-site publicly-
accessible open space or through TDR or TDP that is acquired from publicly accessible open 
space, sites with Landmark structures, or sites with vulnerable masonry structures in the 
Uptown Urban Center. 

Extra floor area can also be achieved by providing one or more of the following features: 

• Up to 1 FAR for development on a lot that includes a landmark structure;10

• Up to 1 FAR for development on a lot that includes an arts facility;
• Up to 1 FAR for development on a lot that includes a preschool, elementary or

secondary school; or
• Up to 0.5 FAR for a lot that includes at least ten units with at least three bedrooms each

and outdoor amenity area with children’s play equipment.

9 The term “Transfer of Development Rights” or TDR is used when discussing non-residential floor area. The term “Transfer of 
Development Potential” or TDP is used when referring to residential floor area. TDR or TDP programs allow a property owner to 
sell unused development rights or potential that would otherwise be allowed to be built on the site. TDR or TDP sales are 
typically private market transactions. The City sets up the program and ensures compliance with the regulations governing the 
TDR or TDP program, but private property owners undertake most TDR or TDP transactions. 
10 There are two designated landmarks in the SM-160 UP zone, the Seattle-First National Bank and the Broad Street Substation 
located at 319 6th Avenue N. 
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SM-UP zones exempt the following areas from floor area limits: 

• Landmark structures, unless TDR or TDP has been transferred from the landmark site;
• Floor area in a child care center, elementary school or secondary school;
• Floor area for theaters or arts facilities;
• Floor area of required street-level uses; and
• Floor area in vulnerable masonry structures if they are maintained for a minimum of 50

years.

In drafting the regulations for the SM-UP zone, the City considered the SFNB as one of two 
landmarks in the Uptown Triangle, and intended for the use of TDR to help with the 
preservation of the SFNB. 

Council Bill 120212 

CB 120312 (1) recognizes the designation of the landmark by the LPB; (2) identifies the site and 
exterior of the SFNB as the features designated by the LPB; (3) recognizes the basis of the 
designation; (4) imposes controls on the landmark; (5) grants incentives for the maintenance of 
the landmark; (6) recognizes the enforcement mechanisms provided under SMC 25.12.910; and 
(6) records the landmark status in the SMC and with the King County Recorder’s Office.

The Controls and Incentives recommended by the LPB for the SFNB are consistent with other 
recently approved Controls and Incentives agreements. Controls included in the bill would 
require a C of A from the LPB before making significant changes to the exterior of the building 
or the site. No C of A would be required for in-kind maintenance, removal or replacement of 
small plants, or installation or removal of underground, rooftop or security equipment. The 
CHPO would be authorized to approve alterations to the structure if changes were deemed to 
be consistent with the purposes of Chapter 25.12 of the SMC. Among the changes the CHPO 
would be authorized to approve are (1) removal of hazardous trees; (2) installation or removal 
of mechanical and lighting fixtures and signage; (3) installation of fire, life safety, or accessibility 
features; (4) changes to paint colors or drive-through window and equipment; and (5) 
emergency repairs. 

Incentives provided in the bill include the standard incentives described previously: (1) ability to 
use the structure for a use not otherwise allowed; (2) other land use, building, and energy code 
flexibility; (3) special tax valuation after qualified rehabilitation; and (4) the ability to transfer 
development rights from the property. 

Under SMC 25.12.650, the Council has the authority to adopt, amend, or reject CB 120312. In 
the last 30 years, the Council has only amended one Controls and Incentives ordinance, which 
was for the Seattle Monorail.11 Because CB 120312 would codify a negotiated agreement 

11 The Council passed Ordinance 121240 which adopted controls and incentives for the Seattle Monorail, but amended the 
ordinance to remove designation of the monorail’s Westlake station, tracks and columns. Action on this ordinance took place 
while the Seattle Monorail Project was designing a new citywide monorail system.  
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between the LPB and the owner of the Landmark, the Council should consult with interested 
parties before making changes to the controls and incentives.  

To protect the City’s designation as a Certified Local Government, if the Council wishes to 
amend or reject the Controls and Incentives for the SFNB, Central Staff recommends that 
Councilmembers ensure that the Council’s decision is not arbitrary and capricious, and its 
reasoning is thoroughly documented and justified. 

Next Steps 

The Committee may vote on CB 120312 at its December 9 meeting. If the Committee makes a 
recommendation on the bill, it could be considered as early as the January 3 City Council 
meeting. 

cc: Esther Handy, Director 
Aly Pennucci, Deputy Director 
Yolanda Ho, Lead Analyst 
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Landmark Designation
HISTORIC PRESERVATION
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Designation Standards

In order to be designated, the building, object, or site must be at least 25 
years old and must meet at least one of the six standards for designation 
outlined in the Seattle Landmarks Preservation Ordinance (SMC 25.12.350):

a) It is the location of, or is associated in a significant way with, a historic 
event with a significant effect upon the community, City, state, or nation; or

b) It is associated in a significant way with the life of a person important in 
the history of the City, state, or nation; or

c) It is associated in a significant way with a significant aspect of the cultural, 
political, or economic heritage of the community, City, state or nation; or

67

http://clerk.ci.seattle.wa.us/~scripts/nph-brs.exe?s1=25.12&s2=&S3=&Sect4=AND&l=20&Sect1=IMAGE&Sect3=PLURON&Sect5=CODE1&d=CODE&p=1&u=/~public/code1.htm&r=1&Sect6=HITOFF&f=G


Date (xx/xx/xxxx) Department Name Page NumberDepartment of Neighborhoods

Designation Standards, cont.

d) It embodies the distinctive visible characteristics of an architectural style, 
or period, or a method of construction; or

e) It is an outstanding work of a designer or builder; or

f) Because of its prominence of spatial location, contrasts of siting, age, or 
scale, it is an easily identifiable visual feature of its neighborhood or the 
city and contributes to the distinctive quality or identity of such 
neighborhood or the City.

In addition to meeting at least one of the above standards, the object, site, 
or improvement must also possess integrity or the ability to convey its 
significance.
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2770 Westlake Avenue N – Unit 10

Designation: June 2, 2021

Standard: B, C and D

Controlled features:

• the exterior of the house

• the floating log foundation/platform

Date Built: c. 1910

Architect: unknown

Historic photo, 1912

Contemporary photo, 2020

Wagner Floating Home
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2770 Westlake Avenue N – Unit 10

Lake Union
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1010 Valley Street (Waterway 4)

Designation: June 2, 2021

Standard: B, C and D

Controlled features:

• Exterior and interior of Pavilion 

• Exteriors of Boat Shop & Boat House and 
pilings / support platforms

• Exterior of Oar House and support 
platform

Date Built: 1983(Boat Shop), 1984 (Oar 
House & Pavilion), 1989 (Boat House)

Architect: Richard E. Wagner w/ Barbara 
Oakrock, Steve Johnson, and Keith Vaughan

Historic photo, 1990

Contemporary photo, 2020

The Center for Wooden Boats
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1010 Valley Street 

(Waterway 4)

Lake Union
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566 Denny Way

Designation: November 1, 2006

Standard: C, D, E and F

Controlled features:

• The site and the exterior of the 
building.

Date Built: 1950

Architect: Designed by architect John W. 
Maloney after architect J. Lister Holmes' 
prototype.

Historic photo, 1950

Contemporary photo, 2011

Seattle-First National Bank
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566 Denny Way
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SEATTLE CITY COUNCIL

Legislation Text

600 Fourth Ave. 2nd Floor
Seattle, WA 98104

File #: CB 120456, Version: 1

CITY OF SEATTLE

ORDINANCE __________________

COUNCIL BILL __________________

AN ORDINANCE relating to historic preservation review procedures; amending and making permanent certain
temporary procedures; amending Sections 23.66.030, 25.12.320, 25.12.720, 25.16.100, 25.20.090,
25.21.110, 25.22.110, 25.24.070, and 25.30.090 of the Seattle Municipal Code.

WHEREAS, on March 3, 2020, Mayor Durkan issued a Proclamation of Civil Emergency for the City of

Seattle based on the confirmed spread of COVID-19 in King County and resulting deaths; and

WHEREAS, on April 27, 2020, the Seattle City Council adopted Ordinance 126072, which allowed certain

land use applications related to historic properties to be handled administratively and approved by the

City’s Historic Preservation Officer; and

WHEREAS, Ordinance 126072 was effective for a limited time; and

WHEREAS, on October 5, 2020, the Seattle City Council adopted Ordinance 126188, which extended many of

the provisions established in Ordinance 126072 until 60 days after the termination of the Proclamation

of Civil Emergency issued by Mayor Durkan; and

WHEREAS, due to the termination of the Proclamation of the Civil Emergency, Ordinance 126188 will not be

effective when this ordinance becomes effective; and

WHEREAS, in October 2021, the Department of Neighborhoods hired Broadview Planning to collect and

assess local community responses to the temporary administrative review provisions that apply to the

City’s Historic Preservation Program; and

WHEREAS, Broadview Planning’s findings generally indicated strong support for allowing many of the

temporary administrative review provisions to become permanent; and

SEATTLE CITY COUNCIL Printed on 12/16/2022Page 1 of 17

powered by Legistar™ 75

http://www.legistar.com/


File #: CB 120456, Version: 1

WHEREAS, the community responses collected by Broadview Planning also revealed support for taking a

more refined approach to the application of administrative review within the City’s historic districts,

which vary in scale and are each subject to a unique regulatory framework; and

WHEREAS, the Department of Neighborhoods now proposes to amend and make permanent many of the

temporary administrative review provisions that apply to the City’s Historic Preservation Program;

NOW, THEREFORE,

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

Section 1. Section 23.66.030 of the Seattle Municipal Code, last amended by Ordinance 126188, is

amended as follows:

23.66.030 Certificates of approval-Application, review and appeals

* * *

D. Review

1. Review when no special review board is established

a. When there is no special review board, the Department of Neighborhoods Director

shall, within 30 days of a determination that an application for a certificate of approval is complete, determine

whether the proposed action is consistent with the use and development standards for the district and shall,

within 15 additional days, issue, issue with conditions, or deny the requested certificate of approval.

b. A copy of the Department of Neighborhoods Director’s decision shall be sent to the

Director and mailed to the owner and the applicant at the addresses provided in the application. Notice of the

Director’s decision also shall be provided to any person who, prior to the rendering of the decision, made a

written request to receive notice of the decision or submitted written substantive comments on the application.

2. Review when special review board is established

a. When a special review board has been established, the board shall hold a public

meeting to receive comments on certificate of approval applications.
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b. Notice of the board’s public meeting shall be posted in two prominent locations in the

district at least three days prior to the meeting.

c. The board, after reviewing the application and considering the information received at

the public meeting, shall make a written recommendation to the Department of Neighborhoods Director to

grant, grant with conditions, or deny the certificate of approval application based upon the consistency of the

proposed action with the requirements of this Chapter 23.66, the district use and development standards, and

the purposes for creating the district. The board shall make its recommendation within 30 days of the receipt of

a completed application by the board staff, except that the applicant may waive the deadlines in writing for the

special review board to make a recommendation or the Director of the Department of Neighborhoods to make a

decision, if the applicant also waives any deadlines on the review or issuance of related permits that are under

review by the Seattle Department of Construction and Inspections.

d. The Department of Neighborhoods Director shall, within 15 days of receiving the

board’s recommendation, issue or deny a certificate of approval or issue an approval with conditions.

e. A copy of the decision shall be sent to the Director and mailed to the owner and the

applicant at the addresses provided in the application. Notice of the decision shall be provided to any person

who, prior to the rendering of the decision, made a written request for notice of the decision, or submitted

substantive written comments on the application.

3. Notwithstanding any contrary provision of Section 23.66.020 or Title 23, applications for

certificates of approval for the following items shall be subject to the process in subsection 23.66.030.D.1

rather than the process in subsection 23.66.030.D.2:

a. The installation, removal, or alteration of: fire escapes, ducts, conduits, HVAC vents,

grilles, pipes, panels (including photovoltaic panels), weatherheads, wiring, meters, utility connections,

downspouts and gutters, or other similar mechanical, electrical, or telecommunication elements necessary for

the normal operation of the site, building, or structure.
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b. Installation, alteration, or removal of minor communication utility equipment on

rooftops or streetlight poles, when the location does not have impacts on other historic resources and otherwise

complies with the City Design Guidelines for minor communication utilities.

c. Installation, removal, or alteration of exterior light fixtures, exterior security lighting,

and security system equipment.

d. Installation, removal, or alteration of exterior or interior signage.

e. Installation, removal, or alteration of awnings or canopies.

f. Installation, alteration, or removal of window treatments, including but not limited to

blinds, curtains, shades, or window film.

g. Alterations to storefront systems, if the proposed alterations are sympathetic to and do

not destroy historic building materials.

h. Alteration to exterior paint colors and other finishes when painting a previously

painted or otherwise finished material.

i. Installation, removal, or alteration of the following landscape elements: shrubs;

perennials; annuals; and similar low-lying plantings.

j. Installation, removal, or alteration of the following site furnishings: benches; movable

tables and seating; movable planters; movable water features; trash/recycling receptacles; and bike racks.

k. Installation, removal, or alteration of fences, gates, and barriers.

l. Right-of-way alterations, including but not limited to alterations to sidewalks, curbs,

and the roadway.

m. Repaving and restriping of existing asphalt paved areas not within public rights-of-

way.

n. Installation of improvements for accessibility compliance.

o. Installation, removal, or alteration of fire and life safety equipment.

SEATTLE CITY COUNCIL Printed on 12/16/2022Page 4 of 17

powered by Legistar™ 78

http://www.legistar.com/


File #: CB 120456, Version: 1

p. Temporary emergency alterations, if the proposed replacement material used is

compatible with the historic building fabric.

q. Change of use, establishment of a new use, or expansion of use, if use is a preferred

use per Chapter 23.66 or applicable district rules.

r. Replacement of non-original doors and windows within original openings, when the

design intent is consistent with the Secretary of the Interior’s Standards for Rehabilitation.

s. Revisions to a previously approved Certificate of Approval, where the design revisions

are sympathetic to and do not destroy historic building materials.

t. Alterations or changes to accommodate seismic improvements.

4. A decision denying a certificate of approval shall state the specific reasons for the denial and

explain why the proposed changes are inconsistent with the requirements of this Subchapter I and adopted use

and development standards for the district.

* * *

Section 2. Section 25.12.320 of the Seattle Municipal Code, last amended by Ordinance 126188, is

amended as follows:

25.12.320 Staff-Historic Preservation Officer

The Director of the Department of Neighborhoods shall provide adequate staff support to the Landmarks

Preservation Board and shall assign a member of the Department’s staff to act as Historic Preservation Officer.

Under the direction of the Board, the Historic Preservation Officer shall be the custodian of the Board’s records,

conduct official correspondence, assist in organizing and supervising the Landmarks Preservation Board, and

organize and supervise the Board staff and the clerical and technical work of the Board to the extent required to

administer this Chapter 25.12. In addition, the Historic Preservation Officer shall:

* * *

L. Be responsible for review and approval of applications for certificates of approval for certain items as
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set forth in Title 25.

Section 3. Section 25.12.720 of the Seattle Municipal Code, last amended by Ordinance 126188, is

amended as follows:

25.12.720 Board meeting on certificate of approval((.))

A. Within ((thirty (30))) 30 days after an application for a certificate of approval is determined to be

complete, the Board shall hold a meeting thereon and shall serve notice of the meeting on the owner and the

applicant not less than five (((5))) days before the date of the meeting. The absence of the owner or the

applicant from the meeting shall not impair the Board's authority to make a decision on the application.

B. Notwithstanding any contrary provision in subsection 25.12.720.A or this Title 25, applications for

certificates of approval for the following items shall be subject to administrative review and approval by the

City Historic Preservation Officer, without the need for action of the Board or a public meeting but otherwise

subject to the same approval criteria and procedures as would apply to such an application if it were subject to

Board review and approval:

1. The installation, removal, or alteration of: fire escapes, ducts, conduits, HVAC vents, grilles,

pipes, panels (including photovoltaic panels), weatherheads, wiring, meters, utility connections, downspouts

and gutters, or other similar mechanical, electrical or telecommunication elements necessary for the normal

operation of the site, building, or structure.

2. Installation, alteration, or removal of minor communication utility equipment on rooftops or

streetlight poles, when the location does not have impacts on other historic resources and otherwise complies

with the City Design Guidelines for minor communication utilities.

3. Installation, removal, or alteration of exterior light fixtures, exterior security lighting, and

security system equipment.

4. Installation, removal, or alteration of exterior or interior signage.

5. Installation, removal, or alteration of awnings or canopies.
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6. Installation, alteration, or removal of window treatments, including but not limited to blinds,

curtains, shades, or window film.

7. Alterations to storefront systems, if the proposed alterations are sympathetic to and do not

destroy historic building materials.

8. Alteration to interior or exterior paint colors and other finishes when painting a previously

painted or otherwise finished material.

9. Interior alterations or changes when the design intent is consistent with the Secretary of the

Interior’s Standards for Rehabilitation.

10. Installation, alteration, or removal of art on public or private property, if the work does not

adversely impact designated or historic features.

11. Installation, removal, or alteration of the following landscape elements: shrubs; perennials;

annuals; and similar low-lying plantings.

12. Removal of trees when identified as a hazard or high-risk by an International Society of

Arboriculture (ISA) Certified Arborist, both on private property and within public rights-of-way.

13. Installation, removal, or alteration of the following site furnishings: benches; movable tables

and seating; movable planters; movable water features; trash/recycling receptacles; and bike racks.

14. Installation, removal, or alteration of fences, gates, and barriers.

15. Minor alterations to site grading, soil retention, drainage, or paving.

16. Rights-of-way alterations, including but not limited to alterations to sidewalks, curbs, and

the roadway.

17. Repaving and restriping of existing asphalt paved areas not within public rights-of-way.

18. Installation, removal, or alteration of curbs, bollards, or wheel stops in parking areas not

within the public rights-of-way.

19. Installation of improvements for accessibility compliance.
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20. Installation, removal, or alteration of fire and life safety equipment.

21. Temporary emergency alterations, if the proposed replacement material used is compatible

with the historic building fabric.

22. Replacement of non-original doors and windows within original openings, when the design

intent is consistent with the Secretary of the Interior’s Standards for Rehabilitation.

23. Installation, alteration, or removal of small ancillary structures (including but not limited to

garden sheds, chicken coops/runs, or Little Free Library structures).

24. Revisions to a previously approved Certificate of Approval, where the design revisions are

sympathetic to and do not destroy historic building materials.

25. Installation, alteration, or removal of single-story portable classrooms or storage sheds at

Seattle Public Schools, when located behind the school building and not impacting designated features of the

landmark.

26. Installation, removal, or alteration of learning gardens, play areas, play equipment or

pavement markings in outdoor play areas at Seattle Public Schools properties, including expansion of existing

areas.

27. Alterations or changes to accommodate seismic improvements.

Section 4. Section 25.16.100 of the Seattle Municipal Code, last amended by Ordinance 126188, is

amended as follows:

25.16.100 Certificate of approval-Issuance or denial((.))

* * *

D. Notwithstanding any contrary provision in subsection 25.16.100.A or this Title 25, applications for

certificates of approval for the following items shall be subject to administrative review and approval by the

City Historic Preservation Officer, without the need for action of the Board or a public meeting but otherwise

subject to the same approval criteria and procedures as would apply to such an application if it were subject to
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Board review and approval:

1. The installation, removal, or alteration of: fire escapes, ducts, conduits, HVAC vents, grilles,

pipes, panels (including photovoltaic panels), weatherheads, wiring, meters, utility connections, downspouts

and gutters, or other similar mechanical, electrical or telecommunication elements necessary for the normal

operation of the site, building, or structure.

2. Installation, alteration, or removal of minor communication utility equipment on rooftops or

streetlight poles, when the location does not have impacts on other historic resources and otherwise complies

with the City Design Guidelines for minor communication utilities.

3. Installation, removal, or alteration of the following landscape elements: shrubs; perennials;

annuals; and similar low-lying plantings.

4. Installation of improvements for accessibility compliance.

5. Installation, removal, or alteration of fire and life safety equipment.

6. Temporary emergency alterations, if the proposed replacement material used is compatible

with the historic building fabric.

7. Revisions to a previously approved Certificate of Approval, where the design revisions are

sympathetic to and do not destroy historic building materials.

8. Alterations or changes to accommodate seismic improvements.

Section 5. Section 25.20.090 of the Seattle Municipal Code, last amended by Ordinance 126188, is

amended as follows:

25.20.090 Board meeting on certificate of approval((.))

* * *

C. Notwithstanding any contrary provision in subsection 25.20.090.A or this Title 25, applications for

certificates of approval for the following items shall be subject to administrative review and approval by the

City Historic Preservation Officer, without the need for action of the Board or a public meeting but otherwise
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subject to the same approval criteria and procedures as would apply to such an application if it were subject to

Board review and approval:

1. The installation, removal, or alteration of: fire escapes, ducts, conduits, HVAC vents, grilles,

pipes, panels (including photovoltaic panels), weatherheads, wiring, meters, utility connections, downspouts

and gutters, or other similar mechanical, electrical or telecommunication elements necessary for the normal

operation of the site, building, or structure.

2. Installation, alteration, or removal of minor communication utility equipment on rooftops or

streetlight poles, when the location does not have impacts on other historic resources and otherwise complies

with the City Design Guidelines for minor communication utilities.

3. Installation, removal, or alteration of exterior light fixtures, exterior security lighting, and

security system equipment.

4. Installation, removal, or alteration of exterior or interior signage.

5. Installation, removal, or alteration of awnings or canopies.

6. Alterations to storefront systems, if the proposed alterations are sympathetic to and do not

destroy historic building materials.

7. Alteration to interior or exterior paint colors and other finishes when painting a previously

painted or otherwise finished material.

8. Installation, removal, or alteration of the following landscape elements: shrubs; perennials;

annuals; and similar low-lying plantings.

9. Installation, removal, or alteration of the following site furnishings: benches; movable tables

and seating; movable planters; movable water features; trash/recycling receptacles; and bike racks.

10. Installation, alteration, or removal of art on public or private property, if the work does not

adversely impact designated or historic features.

11. Installation, alteration, or removal of small ancillary structures (including but not limited to
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garden sheds, chicken coops/runs, or Little Free Library structures).

12. Rights-of-way alterations, including but not limited to alterations to sidewalks, curbs, and

the roadway.

13. Installation of improvements for accessibility compliance.

14. Installation, removal, or alteration of fire and life safety equipment.

15. Temporary emergency alterations, if the proposed replacement material used is compatible

with the historic building fabric.

16. Replacement of non-original doors and windows within original openings, when the design

intent is consistent with the Secretary of the Interior’s Standards for Rehabilitation.

17. Revisions to a previously approved Certificate of Approval, where the design revisions are

sympathetic to and do not destroy historic building materials.

18. Alterations or changes to accommodate seismic improvements.

Section 6. Section 25.21.110 of the Seattle Municipal Code, last amended by Ordinance 126188, is

amended as follows:

25.21.110 Board meeting on certificate of approval((.))

* * *

C. Notwithstanding any contrary provision in subsection 25.21.110.A or this Title 25, applications for

certificates of approval for the following items shall be subject to administrative review and approval by the

City Historic Preservation Officer, without the need for action of the Board or a public meeting but otherwise

subject to the same approval criteria and procedures as would apply to such an application if it were subject to

Board review and approval:

1. The installation, removal, or alteration of: fire escapes, ducts, conduits, HVAC vents, grilles,

pipes, panels (including photovoltaic panels), weatherheads, wiring, meters, utility connections, downspouts

and gutters, or other similar mechanical, electrical or telecommunication elements necessary for the normal
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operation of the site, building, or structure.

2. Installation, alteration, or removal of minor communication utility equipment on rooftops or

streetlight poles, when the location does not have impacts on other historic resources and otherwise complies

with the City Design Guidelines for minor communication utilities.

3. Installation, removal, or alteration of exterior light fixtures, exterior security lighting, and

security system equipment.

4. Installation, removal, or alteration of exterior or interior signage.

5. Installation, removal, or alteration of awnings or canopies.

6. Alterations to storefront systems, if the proposed alterations are sympathetic to and do not

destroy historic building materials.

7. Alteration to interior or exterior paint colors and other finishes when painting a previously

painted or otherwise finished material.

8. Installation, removal, or alteration of the following landscape elements: shrubs; perennials;

annuals; and similar low-lying plantings.

9. Installation, removal, or alteration of the following site furnishings: benches; movable tables

and seating; movable planters; movable water features; trash/recycling receptacles; and bike racks.

10. Rights-of-way alterations, including but not limited to alterations to sidewalks, curbs, and

the roadway.

11. Installation, alteration, or removal of art on public or private property, if the work does not

adversely impact designated or historic features.

12. Installation of improvements for accessibility compliance.

13. Installation, removal, or alteration of fire and life safety equipment.

14. Temporary emergency alterations, if the proposed replacement material used is compatible

with the historic building fabric.
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15. Replacement of non-original doors and windows within original openings, when the design

intent is consistent with the Secretary of the Interior’s Standards for Rehabilitation.

16. Revisions to a previously approved Certificate of Approval, where the design revisions are

sympathetic to and do not destroy historic building materials.

17. Alterations or changes to accommodate seismic improvements.

Section 7. Section 25.22.110 of the Seattle Municipal Code, last amended by Ordinance 126188, is

amended as follows:

25.22.110 Board meeting on certificate of approval((.))

* * *

C. Notwithstanding any contrary provision in subsection 25.22.110.A or this Title 25, applications for

certificates of approval for the following items shall be subject to administrative review and approval by the

City Historic Preservation Officer, without the need for action of the Board or a public meeting but otherwise

subject to the same approval criteria and procedures as would apply to such an application if it were subject to

Board review and approval:

1. The installation, removal, or alteration of: fire escapes, ducts, conduits, HVAC vents, grilles,

pipes, panels (including photovoltaic panels), weatherheads, wiring, meters, utility connections, downspouts

and gutters, or other similar mechanical, electrical or telecommunication elements necessary for the normal

operation of the site, building, or structure.

2. Installation, removal, or alteration of exterior light fixtures, exterior security lighting, and

security system equipment.

3. Installation, removal, or alteration of exterior or interior signage.

4. Installation, removal, or alteration of awnings or canopies.

5. Alterations to storefront systems, if the proposed alterations are sympathetic to and do not

destroy historic building materials.
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6. Alteration to interior or exterior paint colors and other finishes when painting a previously

painted or otherwise finished material.

7. Installation, removal, or alteration of the following landscape elements: shrubs; perennials;

annuals; and similar low-lying plantings.

8. Installation, removal, or alteration of the following site furnishings: benches; movable tables

and seating; movable planters; movable water features; trash/recycling receptacles; and bike racks.

9. Rights-of-way alterations, including but not limited to alterations to sidewalks, curbs, and the

roadway.

10. Installation of improvements for accessibility compliance.

11. Installation, removal, or alteration of fire and life safety equipment.

12. Temporary emergency alterations, if the proposed replacement material used is compatible

with the historic building fabric.

13. Replacement of non-original doors and windows within original openings, when the design

intent is consistent with the Secretary of the Interior’s Standards for Rehabilitation.

14. Revisions to a previously approved Certificate of Approval, where the design revisions are

sympathetic to and do not destroy historic building materials.

15. Alterations or changes to accommodate seismic improvements.

Section 8. Section 25.24.070 of the Seattle Municipal Code, last amended by Ordinance 126188, is

amended as follows:

25.24.070 Issuance of certificate of approval((.))

* * *

C. Notwithstanding any contrary provision in subsection 25.24.070.A or this Title 25, applications for

certificates of approval for the following items shall be subject to administrative review and approval by the

City Historic Preservation Officer, without the need for action of the Commission or a public meeting but
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otherwise subject to the same approval criteria and procedures as would apply to such an application if it were

subject to Commission review and approval:

1. The installation, removal, or alteration of: fire escapes, ducts, conduits, HVAC vents, grilles,

pipes, panels (including photovoltaic panels), weatherheads, wiring, meters, utility connections, downspouts

and gutters, or other similar mechanical, electrical or telecommunication elements necessary for the normal

operation of the site, building, or structure.

2. Installation of improvements for accessibility compliance.

3. Installation, removal, or alteration of fire and life safety equipment.

4. Alterations or changes to accommodate seismic improvements.

Section 9. Section 25.30.090 of the Seattle Municipal Code, last amended by Ordinance 126188, is

amended as follows:

25.30.090 Board meeting on certificate of approval

* * *

C. Notwithstanding any contrary provision in subsection 25.30.090.A or this Title 25, applications for

certificates of approval for the following items shall be subject to administrative review and approval by the

City Historic Preservation Officer, without the need for action of the Board or a public meeting but otherwise

subject to the same approval criteria and procedures as would apply to such an application if it were subject to

Board review and approval:

1. The installation, removal, or alteration of: weatherheads, meters, utility connections,

downspouts and gutters, or other similar mechanical, electrical or telecommunication elements necessary for

the normal operation of the site, building, or structure.

2. Installation, alteration, or removal of minor communication utility equipment on rooftops or

streetlight poles, when the location does not have impacts on other historic resources and otherwise complies

with the City Design Guidelines for minor communication utilities.
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3. Installation, removal, or alteration of exterior light fixtures, unless otherwise excluded from

review under subsection 25.30.070.B.11.

4. Installation, removal, or alteration of exterior signage, unless otherwise excluded from review

under subsection 25.30.070.B.8.

5. Alterations to storefront systems, if the proposed alterations are sympathetic to and do not

destroy historic building materials.

6. Installation, removal, or alteration of the following site furnishings: benches; movable

planters; movable water features; and bike racks unless otherwise excluded from review under subsection

25.30.070.B.5.

7. Installation, alteration, or removal of art on public or private property, if the work does not

adversely impact designated or historic features, unless otherwise excluded from review under subsection

25.30.070.B.14.

8. Rights-of-way alterations, including but not limited to alterations to sidewalks, curbs, and the

roadway.

9. Installation, removal, or alteration of fire and life safety equipment.

10. Temporary emergency alterations, if the proposed replacement material used is compatible

with the historic building fabric.

11. Replacement of non-original doors and windows within original openings, when the design

intent is consistent with the Secretary of the Interior’s Standards for Rehabilitation.

12. Revisions to a previously approved Certificate of Approval, where the design revisions are

sympathetic to and do not destroy historic building materials.

13. Alterations or changes to accommodate seismic improvements.

Section 10. This ordinance shall take effect and be in force 30 days after its approval by the Mayor, but

SEATTLE CITY COUNCIL Printed on 12/16/2022Page 16 of 17

powered by Legistar™ 90

http://www.legistar.com/


File #: CB 120456, Version: 1

if not approved and returned by the Mayor within ten days after presentation, it shall take effect as provided by

Seattle Municipal Code Section 1.04.020.

Passed by the City Council the ________ day of _________________________, 2022, and signed by

me in open session in authentication of its passage this _____ day of _________________________, 2022.

____________________________________

President ____________ of the City Council

       Approved /       returned unsigned /       vetoed this _____ day of _________________, 2022.

____________________________________

Bruce A. Harrell, Mayor

Filed by me this ________ day of _________________________, 2022.

____________________________________

Elizabeth M. Adkisson, Interim City Clerk

(Seal)

Attachments:
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SUMMARY and FISCAL NOTE* 

Department: Dept. Contact/Phone: CBO Contact/Phone: 

Department of 

Neighborhoods (DON) 

Sara Belz/276.0036  

Sarah Sodt/615.1786  

Miguel Jimenez/450.8216 

* Note that the Summary and Fiscal Note describes the version of the bill or resolution as introduced; final legislation including 

amendments may not be fully described. 

1. BILL SUMMARY 

 

Legislation Title:   
AN ORDINANCE relating to historic preservation review procedures; amending and making 

permanent certain temporary procedures; amending Sections 23.66.030, 25.12.320, 

25.12.720, 25.16.100, 25.20.090, 25.21.110, 25.22.110, 25.24.070, and 25.30.090 of the 

Seattle Municipal Code.  

 

Summary and Background of the Legislation:  

In March 2020, Mayor Durkan issued a Proclamation of Civil Emergency for the City of 

Seattle due to the confirmed spread of COVID-19 in King County.  In April 2020, the Seattle 

City Council passed Ordinance 126072, which temporarily allowed smaller-scale land use 

applications related to historic properties to be handled administratively by Department of 

Neighborhoods (DON) staff and approved by the City’s Historic Preservation Officer. Such 

applications were previously reviewed by the City’s historic preservation boards. The 

temporary provisions included in Ordinance 126072 were later extended by Ordinance 

126188 and part of a larger City effort to expedite permits, respond to economic challenges, 

and address urgent housing needs during the COVID-19 pandemic. Absent further legislative 

action by ordinance, the temporary provisions will expire 60 days after Mayor Harrell lifts 

the City’s COVID-19 emergency order.   

 

Examples of minor alterations temporarily eligible for administrative review include the 

installation of signage and awnings, storefront renovations, and building mechanical systems 

upgrades.  New construction, demolition, and major redevelopment proposals are not eligible 

for administrative review. 

 

In late 2021, DON hired Broadview Planning to collect community feedback on the Historic 

Preservation Program’s temporary administrative review procedures.  Broadview Planning’s 

data and analysis generally indicated strong support for allowing many of the temporary 

administrative review provisions to become permanent.  However, the collected responses 

also revealed support for taking a more refined approach to the application of administrative 

review within the City’s historic districts, which vary in scale and are each subject to a 

unique regulatory framework.  

 

The proposed legislation would more permanently codify many of the temporary 

administrative review provisions in place for the Historic Preservation Program, while also 

amending some of the provisions that apply within individual historic districts to better 

reflect their unique architectural, cultural, and community features. 
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2. CAPITAL IMPROVEMENT PROGRAM 

Does this legislation create, fund, or amend a CIP Project?   ___ Yes _X_ No  

 

3. SUMMARY OF FINANCIAL IMPLICATIONS 

 

Does this legislation amend the Adopted Budget?    ___ Yes _X_ No 

 

Does the legislation have other financial impacts to The City of Seattle that are not 

reflected in the above, including direct or indirect, short-term or long-term costs? 
No. 

 

Are there financial costs or other impacts of not implementing the legislation? 

No. 

 

4. OTHER IMPLICATIONS 

a. Does this legislation affect any departments besides the originating department? 

 No. 

 

b. Is a public hearing required for this legislation? 

Yes, a City Council public hearing is required with 30 days advance notice of said hearing 

provided to the public. 

 

c. Is publication of notice with The Daily Journal of Commerce and/or The Seattle Times 

required for this legislation? 

 Notice of the required public hearing shall be published in The Daily Journal of Commerce 

and the City’s Land Use Information Bulletin.  

 

d. Does this legislation affect a piece of property? 

 The Department of Neighborhoods’ Historic Preservation Program oversees the preservation 

of eight historic districts and more than 450 individual landmarks.  Landmark sites and 

structures are located in neighborhoods across Seattle. A map of the City’s historic districts is 

attached to this fiscal note. 

 

e. Please describe any perceived implication for the principles of the Race and Social 

Justice Initiative. Does this legislation impact vulnerable or historically disadvantaged 

communities? What is the Language Access plan for any communications to the public? 

 In addition to enabling members of the City’s all-volunteer historic preservation boards to 

focus their limited time and resources on larger-scale applications and projects, the utilization 

of administrative review also simplifies the review process for permit applicants, many of 

whom are small business owners.  The share of small businesses located in Seattle’s older, 

historic neighborhoods that are BIPOC- or woman-owned also generally exceeds the 

citywide percentage.   
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f. Climate Change Implications 

1. Emissions: Is this legislation likely to increase or decrease carbon emissions in a 

material way?  

No. 

 

2. Resiliency: Will the action(s) proposed by this legislation increase or decrease 

Seattle’s resiliency (or ability to adapt) to climate change in a material way? If so, 

explain. If it is likely to decrease resiliency in a material way, describe what will or 

could be done to mitigate the effects. 

 No. 

 

g. If this legislation includes a new initiative or a major programmatic expansion: What 

are the specific long-term and measurable goal(s) of the program? How will this 

legislation help achieve the program’s desired goal(s)? 

This legislation would not advance a new initiative or major programmatic expansion.  

Rather, it would more permanently codify many of the temporary administrative review 

processes that have been in place for the Historic Preservation Program since April 2020.   

The temporary provisions have been found to simplify the permitting process for many 

historic property owners, including small business owners, residential owner/occupants, and 

nonprofit organizations.  

 

Summary Attachments:   

Summary Attachment 1 – Map of the City of Seattle’s Historic Districts 
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 City of Seattle 

Historic Districts 
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December 1, 2022 

M E M O R A N D U M 

To: Neighborhoods, Education, Civil Rights, and Culture Committee 
From: Lish Whitson, Analyst 
Subject:   Council Bill 120456: Historic Resource Administrative Review 

On December 9, 2022, the Neighborhoods, Education, Civil Rights, and Culture Committee 
(Committee) will hold a public hearing and discuss Council Bill (CB) 120456, which would amend 
various chapters of the Seattle Municipal Code (SMC) to allow for administrative review of 
specified categories of changes to historic resources. The bill would make permanent some 
changes that were implemented on a temporary basis during the COVID-19 emergency under 
Ordinance 126072 and extended under Ordinance 126188. Prior to the COVID emergency, 
these categories of changes were reviewed by the City’s various historic preservation boards 
and commissions. 

In addition to amendments to the Landmarks Preservation Code (SMC Chapter 25.12), the bill 
would amend the regulations for the following districts, which are shown on Attachment 1:  

• Special Review Districts (Pioneer Square and International Special Review District) (SMC
Chapter 23.66)

• Ballard Avenue Landmark District (SMC Chapter 25.16)
• Columbia City Landmark District (SMC Chapter 25.20)
• Fort Lawton Landmark District (SMC Chapter 25.21)
• Harvard-Belmont Landmark District (SMC Chapter 25.22)
• Pike Place Market Historical District (SMC Chapter 25.24)
• Sand Point Naval Air Station Landmark District (SMC Chapter 25.30)

The categories of applications to be reviewed administratively would be specific to each district. 

This memorandum describes the current approach to reviewing changes to historic resources, 
CB 120456, and next steps. 

Review of Changes to Historic Resources 

The City of Seattle has 480 designated historic landmarks1 and eight historic districts.2 When an 
owner proposes a change that would affect the designated features of a landmark or historic 
district, they are required to receive a “certificate of approval” (C of A) from either the 

1 Designated landmarks include buildings, sites, street clocks, vehicles, and vessels. “Landmark” is used in this memo as a 
generic term for any of these. 
2 The City currently has two “special review districts,” one “historic district,” and five “landmark districts.” This memo uses 
“historic district” as a generic term to encompass all of these districts. 
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Landmarks Preservation Board (LPB), the Market Historical Commission (MHC), or the Director 
of the Department of Neighborhoods (DON) (Director) alongside any building or land use 
permits that may be required.  

The specific categories of changes that require a C of A are laid out in the designating 
ordinances for each landmark and the SMC for resources within historic districts. Some exterior 
changes to a landmark, for example a change in paint color, may require a C of A, even if a land 
use or building permit is not required. Similarly, interior changes to a landmark that require a 
land use or building permit but do not affect designated features of the landmark would not 
require a C of A. 

Many changes to landmarks require a C of A from the LPB. However, administrative review has 
been used for some changes to individual landmarks since the 1980s and is included in 
individual designating ordinances. The LPB is also the decision-maker for changes within the 
Columbia City Landmark District, Fort Lawton Historic District, Harvard-Belmont Landmark 
District, and Sand Point Naval Air Station Landmark District. For those districts, a local 
Application Review Committee makes a recommendation to the LPB on the application, but the 
LPB is the decision-making body. The Market Historical Commission reviews changes within the 
Pike Place Market and decides whether to grant a C of A. For changes in the City’s other historic 
districts (Ballard Avenue, International Special Review District, and Pioneer Square), the 
Director is the decision-maker after receiving a recommendation from the relevant board. 

The City’s regulations require that the LPB, MHC, or Director issue a written decision granting, 
granting with conditions, or denying a C of A within 45 days of the filing of a complete 
application for a C of A. A decision on a C of A may be appealed to the Seattle Hearing 
Examiner. 

Ordinance 126188 – Emergency Regulations 

During the COVID-19 emergency, the Council adopted regulations that shifted approval for 
some C of As to the City Historic Preservation Officer (CHPO), a staff position in DON. This was 
intended to allow for faster review of smaller or less significant changes to historic resources, 
allowing the relevant review bodies to focus their attention on changes most likely to have a 
significant impact. Under the provisions of Ordinance 126188, the following types of changes to 
a landmark are subject to this administrative review through December 30, 2022: 

1. The installation, removal, or alteration of: fire escapes, ducts, conduits, HVAC vents,
grilles, pipes, panels, weatherheads, wiring, meters, utility connections, downspouts and
gutters, or other similar mechanical, electrical or telecommunication elements necessary
for the normal operation of the site, building, or structure.

2. Installation, removal, or alteration of exterior light fixtures, exterior security lighting, and
security system equipment.

3. Installation, removal, or alteration of exterior or interior signage.
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4. Installation, removal, or alteration of awnings or canopies.

5. Alterations to storefront systems, if the proposed alterations are sympathetic to and do
not destroy historic building materials.

6. Alteration to interior or exterior paint colors and other finishes when painting a
previously painted or otherwise finished material.

7. Installation, removal, or alteration of the following landscape elements: shrubs;
perennials; annuals; and similar low-lying plantings.

8. Installation, removal, or alteration of the following site furnishings: benches; movable
tables and seating; movable planters; movable water features; trash/recycling
receptacles; and bike racks.

9. Rights-of-way alterations, including but not limited to alterations to sidewalks, curbs, and
the roadway.

10. Installation of improvements for accessibility compliance.

11. Installation, removal, or alteration of fire and life safety equipment.

12. Emergency repairs that are not already considered in-kind repair, if the proposed
replacement material used for the repair is compatible with the historic building fabric.

13. The alteration of existing doors and windows, including changing a door to a window or a
window to a door, as long as the proposed alterations are sympathetic to and do not
destroy historic building materials.

14. Revisions to a previously approved Certificate of Approval, where the design revisions
are sympathetic to and do not destroy historic building materials.

15. Approval of a final certificate of approval when the LPB previously granted a preliminary
design certificate of approval and when the proposed final design does not deviate from
what was submitted and approved in the preliminary design certificate of approval.

Similar provisions in Ordinance 126188 have allowed for administrative review of applications 
for minor changes within the City’s historic districts. 

Council Bill 120456 

Based on experience with administrative review over the last two years and outreach to the 
City’s historic district boards and stakeholders, the Executive is proposing permanent 
regulations that would allow for administrative review of specified changes to landmarks or  
historic districts. Under CB 120456, the following types of changes to landmarks or within all 
historic districts would be reviewed administratively: 

• The installation, removal, or alteration of: fire escapes, ducts, conduits, HVAC vents,
grilles, pipes, panels (including photovoltaic panels), weatherheads, wiring, meters,
utility connections, downspouts and gutters, or other similar mechanical, electrical, or
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telecommunication elements necessary for the normal operation of the site, building, 
or structure. 

• Installation of improvements for accessibility compliance.
• Installation, removal, or alteration of fire and life safety equipment.
• Alterations or changes to accommodate seismic improvements.3

CB 120456 is tailored to the conditions and needs of each district and feedback received during 
DON’s outreach and engagement. Attachment 2 shows the different approaches for the various 
historic districts. For example:  

• For special review districts, which include authority to review changes of use, the CHPO
would be granted authority to issue a C of A when a use would be changed to a use that
is preferred in the district. Other use changes would still go to the Pioneer Square
Preservation Board or the International Special Review District Board, as appropriate.

• Based on community feedback, the Pike Place Market and Ballard Avenue districts
would have the smallest number of changes that would be reviewed administratively.
These boards would continue to review most changes, including signage, awnings, paint,
alterations to the right-of-way, and replacement of non-original doors and windows.

• In the Sand Point Naval Air Station district, which was the most recently designated
district, many of the features that are required to receive a C of A in other districts, such
as planting of shrubs and other low-lying plants, are already allowed without any review
or already can be administratively reviewed. Consequently, administrative review of
those types of changes within the Sand Point Naval Air Station is not included in CB
120456.

For categories of changes that are subject to administrative review, approval is generally 
provided when DON staff determines that the application is complete and consistent with the 
District’s adopted guidelines. For categories of changes reviewed by a board, that initiates the 
board’s review period. The SMC typically provides 45 days for a board to review a change and 
for the Director, LPB or MHC to grant approval. Review typically applies concurrently with any 
review by the Seattle Department of Construction and Inspections. Because there is not the 
need to convene a board meeting to deliberate on an application, the amount of time required 
to review an application administratively is reduced. In addition, using administrative review for 
minor changes to historic resources would allow the volunteer historic review boards to spend 
their time reviewing those changes that are most likely to have a major impact on the historic 
resources under their purview. 

3 Administrative review of seismic improvements is added as a new category of change subject to administrative 
under CB 120456. 
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Next Steps 

The Committee will hold a public hearing on CB 120456 at its Friday, December 9 meeting. 
Unless the Committee votes to waive the Council rules and act on the bill on December 9, the 
bill could be considered for a vote at the next Committee meeting on January 13, and at the 
City Council meeting on January 24. 

Attachments: 

1. Map of Seattle’s Historic Districts

2. Changes to historic resources that would be subject to administrative review and 
approval by the City Historic Preservation Officer under CB 120456

cc: Esther Handy, Director 
Aly Pennucci, Deputy Director 
Yolanda Ho, Lead Analyst 
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Attachment 1 - Map of the City of Seattle's Historic Districts 
V1

 City of Seattle 

Historic Districts 
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Attachment 2: Changes to historic resources that would be subject to administrative review and approval by the City Historic Preservation Officer under Council Bill 120456 
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1 23.66.030 Special Review Districts (Pioneer Square and 
International Special Review District) Y Y Y Y Y Y Y Y N/A Y Y Y Y Y Y Y Y Y Y Y Y 

2&33 25.12.720 Landmarks Preservation Board Y Y Y Y Y Y Y Y Y Y Y Y Y Y Y Y Y Y Y Y Y N/A Y Y Y Y Y Y 
4 25.12.100 Ballard Avenue Y Y N/A Y Y Y Y N/A Y Y 
5 25.20.090 Columbia City Y Y Y Y Y Y Y N/A Y Y Y Y Y Y Y N/A Y Y Y 
6 25.21.110 Fort Lawton Y Y Y Y Y Y Y N/A Y Y Y Y Y Y Y N/A Y Y Y 
7 25.22.110 Harvard-Belmont Y Y Y Y Y Y N/A Y Y Y Y Y N/A Y Y Y 
8 25.24.070 Pike Place Market Y Y Y N/A Y 
9 25.30.090 Sand Point Naval Air Station Y Y Y Y N/A Y N/A N/A Y N/A N/A Y * * Y N/A  * N/A Y Y N/A Y Y N/A N/A Y 

Notes: for some districts, the list of permitted alterations listed in this table may not include all features. For a specific category of change consult Council Bill (CB) 120456.  
Y = the category of change would be reviewed administratively under CB 120456. N/A = the category of change is not required to receive a Certificate of Approval. * = the category of change is already reviewed 
administratively. Blank cells = the category of change would continue to be reviewed by the relevant board. 

1  Installation, removal, or alteration of: fire escapes, ducts, conduits, HVAC vents, grilles, pipes, panels (including PV panels), weatherheads, wiring, meters, utility connections, downspouts and gutters, or other similar 
mechanical, electrical, or telecommunication elements 

2  Installation, removal, or alteration of the following site furnishings: benches, movable tables and seating, movable planters, movable water features, trash/recycling receptables, and bike racks 
3  Section 2 provides authority to the City Historic Preservation Officer to grant administrative approval as provided for in other sections of SMC 25.12. Section 3 provides for administrative review of listed changes to 

historic resources. 
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CB 120456:  Administrative Review 

Protocols for Historic Preservation

Sarah Sodt, City Historic Preservation Officer 
Sara Belz, Division Director, Community Assets

Department of Neighborhoods

Neighborhoods, Education, Civil Rights and Culture Committee
Seattle City Council
December 9, 2022
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Administrative Review and the 

Historic Preservation Program

▪ In 2020, the City Council passed Ordinances 126072 and 126188, which 
temporarily allowed Certificate of Approval (CoA) applications for minor 
alterations to be handled administratively by staff instead of requiring 
board or commission review at a public meeting. These temporary 
provisions will expire on December 30, 2022.

▪ The SMC has long provided administrative review authority for certain, 
minor application types that would otherwise be referred to the 
Landmarks Preservation Board, both for individually designated 
landmarks and for properties within the Fort Lawton Landmark District 
and the Sand Point Naval Air Station Landmark District.
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Temporary Provisions
will expire December 30, 2022

▪ Examples of minor alterations currently eligible for administrative 
review by staff include signage, awnings, storefront renovations 
and building systems upgrades.

▪ New construction, demolition and major redevelopment proposals 
are not eligible for administrative review.

▪ Regardless of whether a CoA is handled administratively or 
reviewed by a board or commission, all SMC requirements and 
adopted guidelines are adhered to.

▪ CoA submittal requirements and review timelines are the same 
regardless of whether an application is subject to administrative or 
board/commission review.
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Historic Preservation and Administrative 

Review in other Municipalities

▪ City of Los Angeles:  Board review of major alterations and staff review of 
minor alterations.

▪ City of San Antonio:  Board review of major alterations, additions and 
demolitions; most other types of alterations reviewed by staff. 

▪ City of San Francisco:  Staff review of smaller project types including 
storefront alterations, signage, security equipment, mechanical 
equipment, landscaping and art.

▪ City of Denver:  Staff review of small projects that clearly meet regulatory 
guidelines.

▪ New York City:  Staff review of smaller project types including signage, 
additions to non-primary elevations and mechanical systems.
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Benefits of Administrative Review

• Minor CoA decisions are often made more quickly without the 
need to schedule public board/commission meetings.

• Simplified and less expensive regulatory process for applicants.

• Board/commission meetings and volunteer resources can focus 
on more complex applications.
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Outreach and Engagement

▪ In late 2021, DON engaged Broadview Planning to collect feedback on 
the Historic Preservation Program’s temporary administrative review 
procedures.  Broadview Planning utilized stakeholder interviews, case 
study analyses and a community survey in their engagement efforts.

▪ Two takeaways from Broadview Planning’s work:
1) Support for making the temporary administrative review 

procedures permanent is generally strong across the City’s historic 
districts and boards, with Pike Place Market representing a more 
mixed response.

2) More clarity and transparency are needed in the business practices 
for administrative review.
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Respondents’ satisfaction with the administrative review process varied 
based on their board or district affiliation

4.6 4.5
4.2 4.0 4.0 4.0 3.8

2.6

5 – very 
satisfied

1 – not at 
all 

satisfied

Weighted averages on this question ranged from
4.6, indicating high levels of satisfaction,
to 2.6, indicating modest dissatisfaction.

7

Source:  Broadview Planning
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CB 120456:  Content Overview

▪ Would more permanently codify many – though not all – of the 
temporary administrative review provisions in place for the Historic 
Preservation Program.

▪ Takes a tailored approach to administrative review across the City’s 
historic districts to better reflect their unique architectural, 
cultural, and community features.

▪ See Central Staff matrix for a detailed breakdown of how CB 
120456 would apply administrative review across the City’s historic 
districts and boards.
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CB 120456 and Administrative Review 

in the Pike Place Market Historical District

Proposed language:

SMC 25.24.070.C
1. The installation, removal, or alteration of: fire escapes, ducts, conduits, 
HVAC vents, grilles, pipes, panels (including photovoltaic panels), 
weatherheads, wiring, meters, utility connections, downspouts and gutters, or 
other similar mechanical, electrical or telecommunication elements necessary 
for the normal operation of the site, building, or structure.

2. Installation of improvements for accessibility compliance.

3. Installation, removal, or alteration of fire and life safety equipment.

4. Alterations or changes to accommodate seismic improvements.

***
Note:  All other application types – including, but not limited to, signage and 
awning installations, interior alterations, use review, new construction and major 
redevelopment projects – would not be eligible for administrative review.  These 
types of applications would all still be reviewed by the Pike Place Market Historical 
Commission.  

111



www.seattle.gov/neighborhoods | 206.684.0464

Case Study #1:  The Standard Building
Administrative Review by DON Staff

The Standard Building, 1012 First Avenue

New business signage
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Case Study #2: Pacific Telephone & Telegraph 

Garfield Exchange
Board/Commission Review by Landmarks Preservation Board

Pacific Telephone & Telegraph Garfield Exchange, 1529 4th Avenue West

Penthouse addition, entry alterations and window replacement
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Proposed Business Practice Improvements 

for CoAs Eligible for Administrative Review 

▪ Publish notices of decision via email and on DON’s website.

▪ Publish updated instruction materials for CoA applicants, including 
details about review timelines.

▪ Update DON’s website to provide further clarity around when a CoA 
application can be reviewed administratively by staff and when 
board/commission review is required.

▪ Include a standing item on all historic preservation board/commission 
agendas for regular staff reports on administratively issued CoAs.
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Questions and Discussion

Thank you!
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