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Severability: The Land Use Code is declared to be severable. If any section, subsection, paragraph, clause or other portion of any part
adopted by reference is for any reason held to be invalid or unconstitutional by any court of competent jurisdiction, such invalidity or
unconstitutionality shall not affect the validity or constitutionality of the remaining portions of the Land Use Code. If any section,
subsection, paragraph, clause or any portion is adjudged invalid or unconstitutional as applied to a particular property, use, building or
other structure, the application of such portion of the Land Use Code to other property, uses or structures shall not be affected.



(Ord. 110381 § 1(part), 1982.)
Introduction: User Information

The Land Use Code contains provisions typically associated with determining what use may be made of
a person's property. It is organized in subtitles which describe the general provisions of Title 23 (Subtitle I),
incorporate City approvals necessary for the division of land (Subtitle 11), detail the establishment of zones and
the use regulations and development standards applicable within zones (Subtitle I11) and coordinate the
administrative and enforcement procedures necessary to implement the land use regulations (Subtitle 1V).

While the provisions of Title 23 are integrated and extensive, they do not include all requirements
conceivably related to development. For example, with the exception of the coordination of environmental
review requirements in the Master Use Permit process, those regulations detailing construction specifications,
i.e., building, grading, drainage, etc., are set forth in Title 22, "Building and Construction Codes." Landmark
districts and landmark preservation provisions are found in Title 25. The City's SEPA ordinance and
environmentally critical areas ordinance are also set forth in Title 25.

(Ord. 110381 § 1(part), 1982.)

Subtitle I.
General Provisions
Chapter 23.02
TITLE AND PURPOSE

Sections:
23.02.010 Title.
23.02.020 General purpose.

23.02.010 Title.

This title shall be known as the Land Use Code of The City of Seattle.
(Ord. 110381 § 1(part), 1982.)

23.02.020 General purpose.

The purpose of this Land Use Code is to protect and promote public health, safety and general welfare
through a set of regulations and procedures for the use of land which are consistent with and implement the
City's Comprehensive Plan. Procedures are established to increase citizen awareness of land use activities and
their impacts and to coordinate necessary review processes. The Land Use Code classifies land within the City
into various land use zones and overlay districts which regulate the use and bulk of buildings and structures.
The provisions are designed to provide adequate light, air, access, and open space; conserve the natural
environment and historic resources; maintain a compatible scale within an area; minimize traffic congestion and
enhance the streetscape and pedestrian environment. They seek to achieve an efficient use of the land without
major disruption of the natural environment and to direct development to sites with adequate services and
amenities.



(Ord. 117570 § 4, 1995: Ord. 110381 § 1(part), 1982.)
Chapter 23.04
APPLICABILITY

Sections:
23.04.010 Transition to the Land Use Code.
23.04.040 Major Institution transition rule.

23.04.010 Transition to the Land Use Code.

A. General Rules of Interpretation. Except as otherwise provided, all permits and land use approvals
lawfully issued pursuant to repealed provisions of Title 24 or pursuant to a Title 24 zoning classification no
longer applicable to the property shall remain in full force and effect for two (2) years from the effective date of
repeal or zoning reclassification or until the expiration date of the respective permit or approval if the date is
less than two (2) years from the effective date of repeal or zoning reclassification; provided, that permits issued
after the effective date of repeal or zoning reclassification shall remain in full force and effect for two (2) years
from the date the permit is approved for issuance as described in Chapter 23.76, Procedures for Master Use
Permits and Council Land Use Decisions.

B. Existing Contract Rezones. Contract rezones approved under Title 24 shall remain in effect until
the date specified in the rezone property use and development agreement. If no expiration date is specified, the
rezone shall remain in effect for two (2) years from the effective date of Title 23 zoning for the property or, in
the case of downtown, from the effective date of Ordinance 112303 adopting permanent Title 23 zoning for
downtown.! When Title 23 zoning goes into effect, the property may, at the election of the property owner, be
developed pursuant to either the existing rezone property use and development agreement or Title 23. When the
contract rezone expires the property shall be regulated solely by the requirements of Title 23.

C. Existing Planned Unit Developments. Planned unit developments (PUDs) in an SF or
multifamily zone regulated under Title 23 which were authorized pursuant to Title 24 shall be permitted to
develop according to the specific terms of such authorizations. This shall include the opportunity to apply to the
Council for an extension of time for completion of PUDs. Upon completion of the PUDs, the provisions of Title
23, including all use and development standards, shall apply.

(Ord. 120117 8 1, 2000; Ord. 117570 8§ 5, 1995: Ord. 112522 § 3, 1985; Ord. 112303 § 2, 1985; Ord. 112519 §

1, 1985; Ord. 111390 § 1, 1983; Ord. 110669 § 1, 1982; Ord. 110381 § 1(part), 1982.)
1. Editor's Note: Ordinance 112303 was adopted on June 10, 1985.

23.04.040 Major Institution transition rule.!

The following transition rules shall apply only to Major Institution master plans and Major Institution
projects:

A. The development program component, as described in subsections D and E of Section 23.69.030,
of a master plan which was adopted before the effective date of the 1996 Major Institutions Ordinance, or for
which an application was filed before the effective date of the 1996 Major Institutions Ordinance and which
was subsequently adopted, shall remain effective through its adopted expiration date. If no expiration date was



adopted for a development program that was adopted before the effective date of the 1996 Major Institutions
Ordinance, it shall expire on May 2, 2000. Amendments to a development program component shall be subject
to the provisions of Section 23.69.035. The institution may choose to update the entire development program
component, as described in subsections D and E of Section 23.69.030, by applying for an amendment pursuant
to Section 23.69.035. The Director may require new or changed development standards as part of this process,
and any prior expiration date would be eliminated.

B. The development standards component, as described in subsections B and C of Section
23.69.030, of a master plan which was adopted before the effective date of the 1996 Major Institutions
Ordinance, or for which an application was filed before the effective date of the 1996 Major Institutions
Ordinance and which was subsequently adopted, shall remain in effect unless amended. Amendments to a
development standard component shall be subject to the provisions of Section 23.69.035.

C. A transportation management program, as described in subsection F of Section 23.69.030, which
was approved before the effective date of the 1996 Major Institutions Ordinance shall remain in effect unless
amended. Amendment of such a transportation management program shall be subject to the provisions of
Section 23.69.035.

D. Master Plan Proceeding Under Code in Effect at Time of Filing. When an application and
applicable fees have been filed for a master plan prior to the effective date of the 1996 Major Institutions
Ordinance, the master plan shall be subject either to the procedures and provisions in effect at the time of filing
or to the newly adopted procedures and provisions, at the discretion of the applicant, provided that:

1. The applicant may elect only one (1) set of procedures and provisions which shall apply
throughout the process; and

2. The election of applicable procedures and provisions shall be made within sixty (60) days
following the effective date of the 1996 Major Institutions Ordinance; and

3. The election shall be irrevocable and shall be made in writing on a form provided by the
Director; and

4. If no election is made, the master plan shall be subject to the procedures and provisions in effect
at the time of filing.

(Ord. 118362 § 1, 1996; Ord. 116744 8 1, 1993; Ord. 115002 § 2, 1990.)
1. Editor's Note: The 1996 Major Institutions Ordinance, Ordinance 118362, was signed by the Mayor on November 13, 1996 and
became effective December 13, 1996.

Chapter 23.06
AMENDMENTS TO THE LAND USE CODE

Sections:
23.06.010 Text amendment procedures.

23.06.010 Text amendment procedures.



Amendments to the text of this Land Use Code may be approved pursuant to Chapter 23.76, Procedures
for Master Use Permits and Council Land Use Decisions.
(Ord. 112522 § 4, 1985.)

Subtitle 11.
Platting Requirements
Chapter 23.20
GENERAL PROVISIONS

Sections:

23.20.002 Purpose.

23.20.004 Exemptions from platting regulations.
23.20.008 Compliance with state law and Land Use Code.
23.20.012 Effect of noncompliance.

23.20.002 Purpose.

The purpose of Subtitle 11 is to implement the authority granted to the City by RCW Chapter 58.17 and
to conform to its provisions which govern the platting and subdivision of land.
(Ord. 110570 § 1(part), 1982.)
23.20.004 Exemptions from platting regulations.

The provisions of Subtitle 11 shall not apply to:

1. Cemeteries and other burial plots while used for that purpose;

2. Divisions of land into lots or tracts each of which is one one-hundred-twenty-eighths ( 1/128) of
a section of land or larger or five (5) acres or larger if the land is not capable of description as a fraction of a
section of land,;

3. Divisions made by testamentary provisions, or the laws of descent;

4. Divisions of land into lots or tracts classified for industrial or commercial use when the City has
approved a binding site plan as defined in Section 23.84.004 for the use of land;

5. A division for the purpose of lease when no residential structure other than mobile homes or
travel trailers are to be placed upon the land when a binding site plan has been approved for the use of the land,

6. A transfer of land to the City for open space purposes; provided that any remaining lot or lots
which are consistent with Subtitle I11 shall be considered legal building sites; and provided further that the land
transferred to the City shall not be a legal building site without compliance with the applicable platting
requirements of Subtitle I1.



Exemptions provided by this section shall not be construed as exemptions from compliance with other
applicable development standards required by this Code.
(Ord. 115875 § 1, 1991: Ord. 110570 8§ 1(part), 1982.)

23.20.008 Compliance with state law and Land Use Code.

Every division of land shall comply with the provisions of RCW Chapter 58.17 and the provisions of
this subtitle. They shall conform to the Environmentally Critical Areas Policies and all land use regulations,
Subtitle 111, and SMC Chapter 25.09, Regulations for Environmentally Critical Areas, in effect as provided by
SMC Section 23.76.026. Lots shall be of a size and dimension and have access adequate to satisfy the
requirements of Subtitle 111 of this title.

(Ord. 120691 § 3, 2001: Ord. 116262 § 1, 1992: Ord. 110570 § 1(part), 1982.)

23.20.012 Effect of noncompliance.

No building permit or other development permit shall be issued for any lot, tract or parcel of land
divided in violation of RCW Chapter 58.17 or this subtitle, unless the Director finds that the public interest will
not be adversely affected by the decision. The prohibition contained in this section shall not apply to an
innocent purchaser for value without actual notice. All purchaser's or transferee's property shall comply with
provisions of RCW Chapter 58.17 and this chapter, and each purchaser or transferee may recover his damages
from any person, firm, corporation or agent selling or transferring land in violation of RCW Chapter 58.17 or
this chapter, including any amount reasonably spent as a result of an inability to obtain any development permit
and spent to conform to the requirements of RCW Chapter 58.17 and this chapter as well as the cost of
investigation, suit and reasonable attorney's fees. A purchaser or transferee may, as an alternative to conforming
the property to these requirements, rescind the sale or transfer and recover costs of investigation, suit, and
reasonable attorney's fees.

(Ord. 110570 § 1(part), 1982.)

Chapter 23.22
SUBDIVISIONS

Sections:

Subchapter | Preliminary Plat Process
23.22.016 Application.
23.22.020 Content of preliminary plat application.
23.22.024 Distribution of preliminary plans.
23.22.028 Effect of preliminary plat approval.

Subchapter Il Preliminary Plat Considerations
23.22.050 Topographical and surface hazards-Protective improvements.
23.22.052 Dedications required.
23.22.054 Public use and interest.
23.22.056 Flood control zone.
23.22.058 Environmentally critical areas.
23.22.060 Transportation concurrency level-of-service standards.
23.22.062 Unit lot subdivisions.

Subchapter 111 Review of Final Plat



23.22.064 Filing with Director of Transportation.
23.22.066 Technical standards for final plat.
23.22.068 Certificates required.

23.22.070 Director's action on final plat.
23.22.072 Submission of final plat to Council.
23.22.074 Council determination of final plat.
23.22.078 Resubmission.

Subchapter 1V Reserved Land
23.22.082 Land reserved for public use.
23.22.084 Reserved land to show on plat.
23.22.086 No development on reserved land.
23.22.088 Development if not acquired.

Subchapter V Survey Requirements
23.22.092 Registered land surveyor.
23.22.094 Computations--Notes.
23.22.096 Permanent control monuments.
23.22.098 Property contiguous to water.

Subchapter VI Design and Construction Standards
23.22.100 Design standards.
23.22.102 Improvements.
23.22.106 Exceptions.

Subchapter |
Preliminary Plat Process
23.22.016 Application.

A. Official filing of an application for subdivision with the Director shall be preceded by a
preliminary review of the proposed subdivision by the Director.

B. Following the review, the subdivider shall submit an application to the Director. A subdivider
shall submit with the application fifteen (15) copies of a preliminary plat and four (4) copies of preliminary
plans for streets and other improvements. Unless the subdivider requests otherwise, at the time of application
the application will be processed simultaneously with applications for rezones of or planned unit or planned
residential development upon the property to be subdivided.

C. Applications shall be processed according to the procedures set forth in Chapter 23.76,
Procedures for Master Use Permits and Council Land Use Decisions, and the additional procedures established
in this subchapter. In event of a conflict, the procedures contained in this subchapter control.

(Ord. 118012 § 2, 1996: Ord. 117432 § 31, 1994; Ord. 112522 § 15 (part), 1985: Ord. 110570 § 1 (part), 1982.)
23.22.020 Content of preliminary plat application.

A. Every preliminary plat application shall consist of one (1) or more maps together with written
data including the following:

1. The name of the proposed subdivision;



10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

North arrow and scale; the location of existing property lines; streets, building, if any;
watercourses and all general features;

The legal description of the land contained within the subdivision;

The names and addresses of all persons, firms and corporations holding interest in the lands,
including easement rights and interest;

The proposed names, locations, widths, dimensions and bearings of proposed streets, alleys,
easements, parks, lots, building lines, if any, and all other information necessary to interpret the
plat, including the location of existing utility and access easements which are to remain, all
horizontal references (any reference to bearings, azimuths, or geographical or state plane
coordinates) shall reference the North American Datum of 1983 (1991 adjustment);

The location of streets in adjoining plats and the approximate locations of adjoining utilities and
proposed extensions into the plat;

The names of adjoining plats;

The name, address and telephone number and seal of the registered land surveyor who made the
survey or under whose supervision it was made;

The date of the survey;

All existing monuments and markers located by the survey;

The zoning classification applicable to the land within the subdivision;

The conditions of or the limitations on dedications, if any, including slope rights;
Contour intervals as required, based upon the North American Vertical Datum of 1988;

Property information including, but not limited to, address, legal description, and Assessor's
Parcel number;

Evidence of ownership or authorization from the property owner to make the application;

A signed statement of financial responsibility by the applicant and owner acknowledging
financial responsibility for all applicable permit fees;

Drainage plan;
Landscape plan;

Identification of any adjacent property within three hundred (300) feet of the proposed
subdivision that is owned or controlled by the applicant; and



20.  Specific location and description of all trees at least six (6) inches in diameter measured four and
one-half (4 1/2) feet above the ground, with species indicated.

B. Any plat submitted that covers only a part of the subdivider's tract shall be accompanied by a
sketch showing the proposed future street system in the remainder of the tract so that the street layout of the
tract may be considered as a whole.

C. The plat shall comply with the technical requirements of Subchapter V.
(Ord. 121291 § 6, 2003; Ord. 119791 § 1, 1999; Ord. 118012 § 3, 1996: Ord. 110570 § 1(part), 1982.)

23.22.024 Distribution of preliminary plans.

If the Director determines that the subdivider has met all the application requirements for the
preliminary plat and that the preliminary plat contains sufficient elements and data to furnish a basis for its
approval or disapproval, the Director shall affix a file number and date of receipt to the application and
promptly forward three (3) copies of the plat and the subdivider's preliminary plans for streets and other
improvements to the Director of Transportation. The Director shall also forward a copy of the preliminary plat
to each of the following:

A. Director of Public Health;

B. Superintendent of City Light;

C. Director of Housing;

D. Superintendent of Parks and Recreation;

E. Director of Seattle Public Utilities;

F. Chief, Fire Department;

G. Metropolitan Services Department;who shall review the preliminary plat and, within thirty (30)
days, furnish the Director with a report as to the effect of the proposed subdivision upon the public health,
safety and general welfare, and containing their recommendations for approval or disapproval of the
preliminary plat. The reports of the Director of Transportation and the Director of Seattle Public Utilities shall
also include a recommendation as to the extent and type of improvements to be provided in dedicated areas and
a preliminary estimate of the cost of these improvements.

(Ord. 119273 § 44, 1998: Ord. 118409 § 164, 1996: Ord. 117263 § 1, 1994: Ord. 110570 § 1(part), 1982.)
23.22.028 Effect of preliminary plat approval.

A. Approval of the preliminary plat shall constitute authorization for the subdivider to develop the

subdivision facilities and improvements as required in the approved preliminary plat upon issuance of the final

plat. Development shall be in strict accordance with the plans and specifications as prepared or approved by the
Director of Transportation and subject to any conditions imposed by the Hearing Examiner.



B. No subdivision requirements which become effective after the approval of a preliminary plat for
a subdivision shall apply to such subdivision unless the Hearing Examiner determines that a change in
conditions created a serious threat to the public health or safety.
(Ord. 118794 § 1, 1997: Ord. 118409 § 165, 1996: Ord. 112522 § 15(part), 1985; Ord. 110570 § 1(part), 1982.)

Subchapter 11
Preliminary Plat Considerations
23.22.050 Topographical and surface hazards--Protective improvements.

Land having topographical or subsurface conditions hazardous to the health, safety or general welfare of
persons or property in or near a proposed subdivision shall not be subdivided unless the construction of
protective improvements will eliminate the hazards or unless land subject to the hazard is restricted to uses
which will not expose persons or property to the hazard. Protective improvements consistent with the standards
established in Subchapter VI shall be constructed, prior to final plat approval unless a performance bond
acceptable to the Director of Engineering is filed in lieu of the improvements.

(Ord. 110570 8 1(part), 1982.)

23.22.052 Dedications required.

A. Every subdivision shall include adequate provision for dedication of drainage ways, streets,
alleys, easements, slope rights, parks and other public open spaces for general purposes as may be required to
protect the public health, safety and welfare.

B. Protective improvements and easements to maintain the improvements shall be dedicated at the
discretion of the City.

C. Convenient pedestrian and vehicular access to every lot by way of a dedicated street or
permanent appurtenant easement shall be provided. Access from a dedicated street shall be required, unless the
Director determines that the following conditions exist, and permits access by a permanent private easement:

1. Access by easement would not compromise the goals of the Land Use Code to provide for
adequate light, air and usable open space between structures; and

2. The dedication and improvement of a street is not necessary or desirable to facilitate adequate
water supply for domestic water purposes or for fire protection, or to facilitate adequate storm
drainage; and

3. The dedication and improvement of a street is not necessary or desirable in order to provide
on-street parking for overflow conditions; and

4. No potential safety hazards would result from multiple access points between existing and future
developments onto a roadway without curbs and with limited sight lines; and



5. There is identifiable access for the public and for emergency vehicles; and
6. There is no potential for extending the street system.

D. Roads not dedicated to the public must be clearly marked on the face of the plat. Subdivisions
adjacent to navigable bodies of water shall contain dedications for public access to the bodies of water unless
the Hearing Examiner determines that the public interest will not be served by the dedication. The dedication
shall be to the low water mark and shall include easements for pedestrian traffic at least ten (10) feet wide
parallel to and bordering the high water mark.

E. If the Hearing Examiner concludes that the public interest will be served, the Hearing Examiner
may, in lieu of requiring the dedication to the public of land in a subdivision for protective improvements,
drainage ways, streets, alleys, sidewalks, parks and other open space, allow the land to be conveyed to a
homeowner's nonprofit maintenance corporation. In that case the subdivider shall, at or prior to the time of
filing a final plat for approval, supply the Director with copies of articles of incorporation and bylaws of the
grantee organization and with evidence of the conveyance or of a binding commitment to convey. The articles
of incorporation shall provide that membership in the corporation shall be conditioned upon ownership of land
in the subdivision, that the corporation is empowered to assess the land for costs of construction and
maintenance of the improvements and property owned by the corporation, and that the assessment shall be a
lien upon the land. The City Attorney shall review and approve the articles of incorporation and bylaws as to
compliance with this provision. The Hearing Examiner may impose other conditions as he or she deems
appropriate to assure that property and improvements owned by the corporation will be adequately constructed
and maintained.

F. Any dedication, donation or grant as shown on the face of the plat shall be considered, to all
intents and purposes, as a quitclaim deed to the donee or donees, grantee or grantees, for his, her or their use for
the purpose intended by the donors or grantors.

G. Dedicated streets and alleys shall meet the requirements of Chapter 23.53 and the Street
Improvement Manual. Easements shall meet the requirements of Section 23.53.025.
(Ord. 118012 § 5, 1996: Ord. 115568 § 1, 1991: Ord. 115326 § 1, 1990; Ord. 110669 § 3, 1982; Ord. 110570 §
1(part), 1982.)

23.22.054 Public use and interest.

The Hearing Examiner shall inquire into the public use and interest proposed to be served by the
establishment of the subdivision and dedication. The Hearing Examiner shall consider all relevant facts to
determine whether the public interest will be served by the subdivision and dedication, and if it finds that the
proposed plat makes appropriate provision for the public health, safety and general welfare and for open spaces,
drainage ways, streets, alleys, other public ways, transit stops, potable water supplies, sanitary wastes, fire
protection facilities, parks, playgrounds, sites for school and schoolgrounds, sidewalks and other planning
features that assure safe walking conditions for students who walk to and from school, is designed to maximize
the retention of existing trees, and that the public use and interest will be served by the platting of subdivision,
then it shall be approved. If the Hearing Examiner finds that the proposed plat does not provide the appropriate
elements or that the public use and interest will not be served, then the Hearing Examiner may disapprove the
proposed plat. Dedication of land to any public body may be required as a condition of subdivision approval



and shall be clearly shown on the final plat. The Hearing Examiner shall not as a condition to the approval of
any plat require a release from damages to be procured from other property owners.
(Ord. 119791 § 2, 1999: Ord. 118012 § 6, 1996: Ord. 110570 § 1(part), 1982.)

23.22.056 Flood control zone.

No plat shall be approved by the Hearing Examiner covering any land situated in a flood control zone as
provided in RCW Chapter 86.16 without the prior written approval of the State Department of Ecology.
(Ord. 118794 § 2, 1997: Ord. 110570 § 1(part), 1982.)

23.22.058 Environmentally critical areas.

No plat shall be approved by the Hearing Examiner covering any land situated in a riparian corridor
buffer, wetland and wetland buffer, or steep slope and steep slope buffer unless in compliance with the
applicable provisions of SMC Section 25.09.240, Short subdivisions and subdivisions, in environmentally
critical areas.

(Ord. 118794 § 3, 1997: Ord. 116262 § 2, 1992.)

23.22.060 Transportation concurrency level-of-service standards.

Proposed subdivisions shall meet the transportation concurrency level-of-service standards prescribed in
Chapter 23.52.
(Ord. 117383 8 1, 1994.)

23.22.062 Unit lot subdivisions.

A. The provisions of this section apply exclusively to the unit subdivision of land for townhouses,
cottage housing developments, residential cluster developments, and single-family residences in zones where
such uses are permitted.

B. Sites developed or proposed to be developed with dwelling units listed in subsection A above
may be subdivided into individual unit lots. The development as a whole shall meet development standards
applicable at the time the permit application is vested. As a result of the subdivision, development on individual
unit lots may be nonconforming as to some or all of the development standards based on analysis of the
individual unit lot, except that any private, usable open space for each dwelling unit shall be provided on the
same lot as the dwelling unit it serves.

C. Subsequent platting actions, additions or modifications to the structure(s) may not create or
increase any nonconformity of the parent lot.

D. Access easements and joint use and maintenance agreements shall be executed for use of
common garage or parking areas, common open space (such as common courtyard open spaces for cottage
housing), and other similar features, as recorded with the Director of the King County Department of Records
and Elections.

E. Within the parent lot, required parking for a dwelling unit may be provided on a different unit lot



than the lot with the dwelling unit, as long as the right to use that parking is formalized by an easement on the
plat, as recorded with the Director of the King County Department of Records and Elections.

F.

The fact that the unit lot is not a separate buildable lot and that additional development of the

individual unit lots may be limited as a result of the application of development standards to the parent lot shall
be noted on the plat, as recorded with the King County Department of Records and Elections.
(Ord. 119618 8 1, 1999; Ord. 119239 8§ 1, 1998.)

Subchapter 111

Review of Final Plat

23.22.064 Filing with Director of Transportation.

A

1.

5.

Time of Filing.

A final plat meeting all the requirements of RCW Chapter 58.17 and of this chapter, shall be
filed with the Director of Transportation within five (5) years of the date of preliminary plat
approval.

Within thirty (30) days of the date of filing of the final plat, unless the applicant consents to an
extension of the time period, final plats shall be approved or disapproved by action of the
Council, or returned to the applicant. This approval shall proceed pursuant to the procedures of
this chapter.

Submittal Requirements. The following shall be submitted for final plat review:
A final plat consistent with the technical requirements of Section 23.22.066 and Subchapter V;

A complete survey of the section or sections in which the plat or replat is located, or as many
sections as may be necessary to properly orient the plat within the section or sections;

Complete field and computation notes as provided in Section 23.22.094;

A title report from a title company licensed to do business in the state showing the ownership
and title of all parties of interest in the subdivision and confirming that title of the lands as
described and shown on the final plat is in the name of the owners signing the certificate required
in Section 23.22.068;

A guarantee deposit in an amount established by the Director of Transportation sufficient to
cover the expense of the City in checking the plat, advertising the ordinance, and posting notices.

(Ord. 118409 § 166, 1996: Ord. 118012 § 7, 1996: Ord. 110570 § 1(part), 1982.)

23.22.066 Technical standards for final plat.

A

The final plat shall be prepared upon the best grade of tracing medium and shall be eighteen (18)



inches by twenty-two (22) inches in size. The accuracy and completeness of the map shall be the sole
responsibility of a registered land surveyor whose seal shall appear on the plat and who shall make field surveys
and investigations as necessary to insure that the map is complete and accurate in every detail. The preparation
of the tracing shall be by an experienced draftsman and work shall conform to established standards of
workmanship. The final plat shall be presented at a scale not smaller than one hundred (100) feet to one (1) inch
and shall contain and show the following:

1. The name of the subdivision;

2. The lines, widths and names of all streets, avenues, places, parks or other public property, and
the location of monuments marking the same;

3. The length and direction of all lot lines, also the angles made by lot lines with the street lines;
4. The location of control points and monuments together with all ties;

L | The names of all subdivisions immediately adjacent;

6. The scale and north point;

7. The boundary of the tract as covered by the plat showing courses and distance on the plat;

8. The initial point;
9. All protective improvements and restrictions on uses;

10.  All dedications and all conveyances to a homeowner's nonprofit maintenance corporation in lieu
of dedication.

B. In the case of a replat, the lots, blocks, streets, alleys, easements and parks appearing on the
original plat shall be shown by dotted lines in their proper position in relation to the new arrangement of the
plat, and the new plat shall be shown clearly in solid lines to avoid ambiguity.

C. The description, dedication, acknowledgment, certificates of the City Director of Executive
Administration and County official performing the duties of the County Treasurer, certificates of approval by
the Director of Transportation, the City Clerk and the Director, and recording certificate, shall be lettered with
india ink or substantially equivalent lettering material and shall be substantially in the form set forth in the
Director of Transportation's Subdivision Manual.

(Ord. 120794 § 293, 2002; Ord. 118409 § 167, 1996: Ord. 116368 8§ 302, 1992; Ord. 110570 § 1(part), 1982.)

23.22.068 Certificates required.
Each and every final plat, or replat, of any property to be filed for record shall:

1. Contain a statement of approval from the Director of Transportation as to the survey date, the
layout of streets, alleys and other rights-of-way, design of bridges, sewage and water systems,



and other structures;

2. Be acknowledged by the person filing the plat before the King County Director of Records and
Elections or any other officer who is authorized by law to take acknowledgment of deeds, and a
certificate of the acknowledgment shall be enclosed or annexed to the plat and recorded with it;

3. Contain a certification from the proper officer or officers in charge of tax collections that all
taxes and delinquent assessments for which the property may be liable as of the date of
certification have been duly paid, satisfied or discharged;

4. Contain a certificate giving a full and correct description of the lands divided as they appear on
the plat, including a statement that the subdivision has been made with the free consent and in
accordance with the desires of the owners. If the plat is subject to a dedication, the certificate or a
separate written instrument shall also contain the dedication of all streets and other areas to the
public, an individual or individuals, religious society or societies or to any corporation, public or
private as shown on the plat and a waiver of all claims for damages against any governmental
authority which may be occasioned to the adjacent land by the established construction, drainage
and maintenance of the road. The certificate or instrument of dedication shall be signed and
acknowledged before a notary public by all parties having any ownership interest in the land
subdivided and recorded as part of the final plat.

(Ord. 118409 § 168, 1996: Ord. 110570 § 1(part), 1982.)

23.22.070 Director’s action on final plat.

The Director of Transportation shall refer the final plat to the Director who shall review the final plat for
substantial conformance to the approved preliminary plat, including any requirements or conditions imposed by
the Hearing Examiner, and to the standards established by RCW Chapter 58.17 and this chapter. The Director
shall within ten (10) days furnish the Director of Transportation with a report regarding the conformance of the
plat. The Director of Transportation shall review the final plat for the following:

A. That the proposed final plat bears the certificates and statements of approval required by state
law and this chapter;

B. That a title insurance report furnished by the subdivider confirms the title of the land and the
proposed subdivision is vested in the name of the owners whose signatures appear on the plat certificate;

C. That the facilities and improvements required to be provided by the subdivider have been
completed or alternatively, that the subdivider will provide a bond in a form approved by the City Attorney and
in an amount commensurate with the cost of improvements remaining to be completed, conditioned upon the
construction and installation of improvements within a fixed time set by the Council, not to exceed two (2)
years after final approval of the plat;

D. That the map is technically correct and accurate as certified by the registered land surveyor
responsible for the plat.
(Ord. 118409 § 169, 1996: Ord. 118012 § 8, 1996: Ord. 110570 § 1(part), 1982.)



23.22.072 Submission of final plat to Council.

A. Pursuant to the requirements of RCW 58.17.150, the Director of Transportation shall not modify
the conditions or requirements made in the approval of the preliminary plat when making recommendations on
the final plat without the consent of the subdivider.

B. If the Director and the Director of Transportation determine that the requirements of this subtitle
are met, the Director of Transportation shall certify that the proposed final plat meets the requirements of RCW
Chapter 58.17 and this chapter, and shall forward a complete copy of the proposed plat to the Council.

C. If either Director determines that the requirements of this chapter have not been met, the final
plat shall be returned to the applicant for modification, correction or other action as may be required for
approval; provided, that the final plat shall be forwarded to the Council together with the determination of the
Directors, upon written request of the subdivider.

(Ord. 118409, § 170, 1996: Ord. 118012 § 9, 1996: Ord. 110570 § 1(part), 1982.)

23.22.074 Council determination of final plat.

A. The Council shall determine:

1. Whether the final plat is in substantial conformance with the approved preliminary plat;
2. Whether the requirements imposed when the preliminary plat was approved have been met;
3. Whether the bond, if required by the City, is sufficient in its terms to assure completion of

improvements; and

4. Whether the requirements of state law and the Seattle Municipal Code which were in effect at the
time of preliminary plat approval have been satisfied by the subdivider.

B. The Council shall approve by ordinance, disapprove, or return the proposed final plat. If the
Council approves the plat, it shall inscribe and execute its written approval on the face of the plat, and the
Director of Transportation shall transmit the original plat to the King County Director of Records and Elections
for filing, and forward one (1) copy to the Director and one (1) copy to the County Assessor. At least one (1)
copy of the approved final plat shall be retained in the files of the Director of Transportation.

C. A subdivision shall be governed by the terms of approval of the final plat and any lots created
thereunder shall be deemed to meet lot requirements imposed by this Land Use Code for a period of no less than
five (5) years unless the City Council finds that a change in circumstances creates a serious threat to the public
health or safety in the subdivision.

(Ord. 118409 § 171, 1996: Ord. 118012 § 10, 1996: Ord. 110570 § 1(part), 1982.)

23.22.078 Resubmission.

A. Any final plat disapproved by the Council or returned to the applicant may, at the subdivider's
option, be resubmitted for approval upon satisfaction of the following conditions:



1. The subdivider has corrected those deficiencies of the final plat, attachments to it, or
improvements, any or all of which caused the final plat to be returned or disapproved,

2. The final plat is resubmitted within the five (5) year period after the date of approval of the
preliminary plat as provided in Section 23.22.064 or within six (6) months from the date of
Council disapproval whichever is later;

3. The final plat was not disapproved by Council with prejudice against resubmission;
4. The subdivider has not accepted any proffered refund of filing fees paid for individual lots.
B. Any subdivision, the final plat of which is disapproved for reasons of nonconformance with the

approved preliminary plat and any requirements or conditions attached to it, may be submitted as a preliminary
plat, and shall be considered a new and separate application for all intents and purposes.
(Ord. 118012 § 11, 1996: Ord. 110570 § 1(part), 1982.)

Subchapter 1V
Reserved Land
23.22.082 Land reserved for public use.

Any public agency with the power to acquire land by condemnation or otherwise for public use may, at
any time prior to final approval of a preliminary plat, notify the council and the subdivider of its intention to
acquire some or all of the land in the proposed subdivision for public use, and may request that the Council
require its dedication for the use. In the event the land is not dedicated for the use, the public agency may
request that the Council require the reservation of the land for a stated period not to exceed the two (2) years
following the Council's approval of the final plat, during which time the agency may acquire the land. If the
Council finds that the public health, safety, or general welfare will be served, it may require as a condition
precedent to approval of the final plat that the land or that part of it as the Council deems appropriate be
designated on the plat as reserved land and that for the period requested or a shorter period as the Council
deems sufficient, the reserved land not be developed for uses other than the contemplated public use. A public
agency may accelerate the expiration date of a reservation period by filing written notice with the King County
Director of Records and Elections of its intention to abandon its right to acquire the reserved land.

(Ord. 110570 § 1(part), 1982.)

23.22.084 Reserved land to show on plat.

The subdivider may indicate on the plat that if the reserved land is not acquired for public use, it shall be
subdivided and if the subdivider does so the plat shall show the configuration and dimensions of the proposed
lots, blocks, streets, easements and like features in the reserved area.

(Ord. 110570 § 1(part), 1982.)

23.22.086 No development on reserved land.



No building permit or other development permit shall be issued for improvements on reserved land
during the period of reservation unless the public agency has abandoned its rights and except as expressly
authorized by the Council at the time the final plat is approved.

(Ord. 110570 8 1(part), 1982.)

23.22.088 Development if not acquired.

If the public agency has not acquired or commenced proceedings to acquire the reserved lands within the
period set by the Council, the subdivider may proceed to develop land lying within the reserved area in
conformity with the final plat. No improvements shall be made upon reserved land which is made available for
development until adequate security for development of all required public and protective improvements has
been provided.

(Ord. 110570 § 1(part), 1982.)

Subchapter V
Survey Requirements
23.22.092 Registered land surveyor.

A survey of every proposed subdivision and the preparation of preliminary and final plats of the
subdivision shall be made by or under the supervision of a registered land surveyor who shall certify on the plat
that it is a true and correct representation of the lands actually surveyed. All surveys shall conform to standard
practices and principles for land surveying.

(Ord. 110570 8 1(part), 1982.)
23.22.094 Computations--Notes.

A. The surveyor shall furnish the Director of Transportation with a full set of survey notes which
notes shall clearly show:

1. The ties to each permanent monument;

2. At least three (3) durable, distinctive reference points or monuments;

3. Sufficient data to determine readily the bearing and length of each line;

4. The base meridian referred to.

B. A traverse of the boundaries of the subdivision and all lots and blocks shall close within an area

of one (1) foot in five thousand (5,000) feet.

C. Primary survey control points shall be referenced to section corners and monuments, and corners
of adjoining subdivisions, or portions of subdivisions shall be identified and ties shown.
(Ord. 118409 § 172, 1996: Ord. 110570 § 1(part), 1982.)



23.22.096 Permanent control monuments.

A. Permanent control monuments shall be established at:

1. All controlling corners on the boundaries of the subdivision;

2. The intersections of centerlines of roads within the subdivisions;

3. The beginning and ends of curves on centerlines;

4. All block corners.

B. Permanent control monuments may be placed on the offset lines. The position and type of every

permanent monument shall be noted on all plats of the subdivision. Permanent control monuments shall be of a
type approved by the Director of Transportation.

C. Permanent control monuments within the streets shall be set after the streets are graded. In the
event a final plat is approved before streets are graded, the security deposit to provide for grading shall be
sufficient to pay the costs of setting the monuments estimated by the Director of Transportation.

D. Each lot corner shall be marked by a three-quarter (' 3/4) inch galvanized iron pipe, twenty-four
(24) inches in length, or approved equivalent, driven into the ground.

(Ord. 118409 8§ 173, 1996: Ord. 110570 § 1(part), 1982.)
23.22.098 Property contiguous to water.

If any land in a subdivision is contiguous to a body of water, a meander line shall be established along
the shore at a safe distance back from the ordinary high water mark. Property lying below and beyond the
meander line shall be defined by distance along the side property lines extended from the meander line. If the
thread of a stream lies within a subdivision or forms the boundary of a subdivision, such thread shall be defined

by bearings and distances as it exists at the time of the survey.
(Ord. 110570 § 1(part), 1982.)

Subchapter VI
Design and Construction Standards
23.22.100 Design standards.

Except as provided in Section 23.22.106, design of all subdivisions shall conform to the standards set
forth in this subsection:

A. Streets and Alleys.

1. All subdivisions shall be served by one (1) or more streets providing adequate ingress and egress
to and from the subdivision.



B.

New streets within each subdivision shall conform with the City's thoroughfare and circulation
plans and shall provide for the continuation of streets that serve the property contiguous to the
subdivision. Streets serving lots on two (2) sides shall be at least sixty (60) feet wide unless a
narrower street is warranted by special physical circumstances as determined by the Director, in
consultation with the Director of Seattle Department of Transportation, or as specified in Table 7
(for nonarterial streets) or Appendix A (for arterials) of the Street Improvement Manual.

Street intersections shall be as nearly at right angles as practicable and in no event shall the angle
formed be less than thirty (30) degrees.

A cul-de-sac shall be designed according to the Street Improvement Manual to provide a circular
turnaround at the closed end. A tee or other reasonable alternative may be authorized by the
Hearing Examiner in lieu of the turnaround. Cul-de-sac streets shall not exceed four hundred
fifty (450) feet in length and the right-of-way shall be at least fifty (50) feet wide, except under
special circumstances a lesser width will be permitted.

Street networks shall provide ready access for fire and other emergency vehicles and equipment,
and routes of escape for inhabitants.

Alleys shall be at least sixteen (16) feet wide plus such additional width as shall be necessary for
an adequate turning radius.

Blocks. Blocks shall be designed to assure traffic safety and ease of traffic control and

circulation. Blocks shall be identified by letters or numbers.

C.

1.

2.

D.

Lots.

Every lot shall be provided with convenient vehicular access to a street or to a permanent
appurtenant easement which satisfies the requirements of Section 23.53.005.

Lots shall be numbered with reference to blocks.

Sidewalks. Design of sidewalk or sidewalk easements in residential subdivisions shall be as

required by the Director of Transportation.

E.

1.

Drainage, Storm Sewer and Utility Easements.

Easements for drainage channels and ways shall be of sufficient width to assure that they may be
maintained and improved. Easements for storm sewers shall be provided and shall be of
sufficient width and in proper location to permit future installation. Utility easements shall be in
accordance with plans and specifications prepared by the appropriate City department.

Easements for electric, telephone, water, gas and similar utilities shall be of sufficient width to
assure installation and maintenance.



F. Underground Utility Installation. Subdivisions located adjacent to subdivisions having
underground utility lines shall provide underground utility lines including but not limited to those for electricity,
telephone, CATV and street lighting.

(Ord. 121477 § 1, 2004; Ord. 119239 § 2, 1998; Ord. 118794 § 4, 1997; Ord. 118409 § 174, 1996: Ord. 110570
§ 1(part), 1982.)

23.22.102 Improvements.

A. Streets, Bridges and Other Construction. All streets, bridges, drains, culverts and other structures
and facilities in dedicated areas shall be constructed in accordance with plans and specifications prepared or
approved by the Director of Transportation.

B. Street Grading and Surfacing. All dedicated streets shall be graded to their full width with
adequate drainage provided prior to acceptance for public use. Grades shall be established by the Director of
Transportation and all roadways shall be surfaced according to plans and specifications prepared or approved by
the Director of Transportation.

C. Water and Sewers. Water supply facilities adequate to provide potable water from a public
supply to each lot within a subdivision shall be installed in conformity with standards adopted by the Director of
Seattle Public Utilities. Each lot shall be provided with a sanitary sewer system connection approved by the
Seattle-King County Health Department and the Seattle Public Utilities unless the agencies determine that the
lots can be adequately served with private septic tanks. All connections shall conform to applicable City
regulations.

D. Service Mains and Fire Hydrants. Prior to the construction of any structure in the subdivision,
service mains and fire hydrants shall be installed in accordance with plans and specifications prepared or
adopted by the Director of Seattle Public Utilities and in accordance with requirements and standards of the
Seattle Public Utilities and the Fire Department.

(Ord. 118409 § 175, 1996: Ord. 110570 § 1(part), 1982.)

23.22.106 Exceptions.

Exceptions from the design standards and improvement requirements set forth in this subchapter may be
authorized by the Hearing Examiner in those instances where it is deemed that hardship, topography or other
factual deterrent conditions prevail, and in such manner as it considers necessary to maintain the intent and
purpose of the regulations and requirements. Approval by the Hearing Examiner of a preliminary plat on which
variations and exceptions are clearly indicated shall constitute authorization of the variations and exceptions.
(Ord. 118794 § 5, 1997: Ord. 118566 § 1, 1997: Ord. 110570 § 1(part), 1982.)

Chapter 23.24
SHORT PLATS

Sections:

23.24.010 Filing of application.
23.24.020 Content of application.
23.24.030 Content of short plat.



23.24.035 Access.

23.24.040 Criteria for approval.

23.24.045 Unit lot subdivisions.

23.24.046 Multiple single-family dwelling units on a single-family lot.
23.24.050 Director's decision.

23.24.060 Redivision procedures.

23.24.010 Filing of application.

A Any person seeking to divide or redivide land situated within the City into nine (9) or fewer lots
for the purpose of sale or lease, transfer of ownership, development or financing shall submit an application for
approval of a short subdivision to the Director together with an application fee as established in the Permit Fee
Subtitle, Chapters 22.901A-22.901T. The application is subject to procedural requirements, established in
Chapter 23.76, the Master Use Permit Process.

B. A survey of each proposed short subdivision and preparation of the short plat for it shall be made
by or under the supervision of a registered land surveyor who shall certify on a short plat that it is a true and

correct representation of the lands actually surveyed.

(Ord. 118012 § 12, 1996: Ord. 110570 § 1(part), 1982.)
Cases: A building permit issued in violation of this ordinance and RCW Chapter 58.17 is invalid. Kates v. Seattle, 44 Wn.App. 754,
723 P.2d 493 (1986).

23.24.020 Content of application.
Applications for approval of a short subdivision shall include the following:
A. A plat of the proposed short subdivision containing standard survey data;
B. A vicinity map on which shall be indicated the property to be subdivided;

C. A plot plan, as appropriate, showing the location and dimensions of existing buildings in relation
to the proposed short subdivision;

D. Legal descriptions of the property to be subdivided and of all proposed lots or divisions;
E. Name and address of owner(s) of the tract;
F. Location of existing roadways, sanitary sewer, storm drain and watermains, if any, together with

proposed street improvements; and
G. Specific location and description of all trees at least six (6) inches in diameter measured four and
one-half (4 1/2) feet above the ground, with species indicated.
(Ord. 120117 § 2, 2000; Ord. 119791 § 3, 1999: Ord. 110570 § 1(part), 1982.)
23.24.030 Content of short plat.

A. Every short plat of a short subdivision filed for record must contain:



1. A certificate giving a full correct description of the lands divided as they appear on the short plat,
including a statement that the short subdivision has been made with the free consent and in
accordance with the desires of the owner or owners.

2. If the short plat includes a dedication, the certificate or a separate written instrument of
dedication shall contain the dedication of all streets and other areas to the public, an individual or
individuals, religious society or societies or to any corporation, public or private, as shown on the
short plat and a waiver of all claims for damages against any governmental authority which may
be occasioned to the adjacent land by the established construction, drainage and maintenance of

the road.
3. Roads not dedicated to the public must be clearly marked on the face of the short plat.
4. All short plats containing a proposed dedication must be accompanied by a title report

confirming that the title of the lands as described and shown on the short plat is in the name of
the owner signing the certificate or instrument of dedication.

B. The certificate and instrument of dedication shall be signed and acknowledged before a notary
public by all parties having any ownership interest in the land subdivided and shall be recorded as part of the
final plat. Any dedication, donation, or grant as shown on the face of the short plat shall be considered to all
intents and purposes as a quitclaim deed to the donee or donees, grantee or grantees for his, her or their use for
the purpose intended by the donors or grantors.

(Ord. 110570 8 1(part), 1982.)

23.24.035 Access.

A. Every short plat shall include adequate provision for dedication of drainage ways, streets, alleys,
easements, slope rights, parks and other public open spaces for general purposes as may be required to protect
the public health, safety and welfare.

B. Protective improvements and easements to maintain the improvements shall be dedicated at the
discretion of the City.

C. Convenient pedestrian and vehicular access to every lot by way of a dedicated street or
permanent appurtenant easement shall be required.

D. Access to new lots shall be from a dedicated street, unless the Director determines that the
following conditions exist, and permits access by a permanent private easement:

1. Access by easement would not compromise the goals of the Land Use Code to provide for
adequate light, air and usable open space between structures; and

2. The dedication and improvement of a street is not necessary or desirable to facilitate adequate
water supply for domestic water purposes or for fire protection, or to facilitate adequate storm
drainage; and



5.

6.

E.

The dedication and improvement of a street is not necessary or desirable in order to provide
on-street parking for overflow conditions; and

No potential safety hazards would result from multiple access points between existing and future
developments onto a roadway without curbs and with limited sight lines; and

There is identifiable access for the public and for emergency vehicles; and
There is no potential for extending the street system.

Dedicated streets and alleys shall meet the requirements of Chapter 23.53 and the Street

Improvement Manual. Easements shall meet the requirements of Section 23.53.025.
(Ord. 115568 88§ 2, 3, 1990; Ord. 115326 § 2, 1990.)

23.24.040 Criteria for approval.

A

The Director shall, after conferring with appropriate officials, use the following criteria to

determine whether to grant, condition or deny a short plat:

1.

2.

B.

Conformance to the applicable Land Use Code provisions, as modified by this chapter;

Adequacy of access for vehicles, utilities and fire protection as provided in Section 23.53.005,
Access to lots;

Adequacy of drainage, water supply and sanitary sewage disposal,
Whether the public use and interests are served by permitting the proposed division of land,;

Conformance to the applicable provisions of Section 25.09.240, Short subdivisions and
subdivisions, in environmentally critical areas;

Is designed to maximize the retention of existing trees;

Conformance to the provisions of Section 23.24.045, Unit lot subdivisions, when the short
subdivision is for the purpose of creating separate lots of record for the construction and/or
transfer of title of townhouses, cottage housing, clustered housing, or single-family housing; and
Conformance to the provisions of Section 23.24.046, Multiple single-family dwelling units on a
single-family lot, when the short subdivision is for the purpose of creating two (2) or more lots
from one (1) lot with more than one (1) existing single-family dwelling unit.

If the short subdivision contains a proposed dedication, the Director shall refer the matter to the

Director of Transportation for report and recommendation. The short plat or dedication instrument shall be
transmitted to the City Council for acceptance of the dedication by ordinance.

(Ord. 121163 § 1, 2003; Ord. 120691 § 4, 2001; Ord. 119791 § 4, 1999; Ord. 119239 § 3, 1998; Ord. 118414 §
2, 1996; Ord. 118409 § 176, 1996: Ord. 117570 8§ 7, 1995; Ord. 117430 § 2, 1994; Ord. 117263 § 2, 1994; Ord.



116262 § 3, 1992; Ord. 111390 § 2, 1983; Ord. 110669 § 4, 1982; Ord. 110570 § 1(part), 1982.)
23.24.045 Unit lot subdivisions.

A The provisions of this section apply exclusively to the unit subdivision of land for townhouses,
cottage housing developments, residential cluster developments, and single-family residences in zones where
such uses are permitted.

B. Sites developed or proposed to be developed with dwelling units listed in subsection A above,
may be subdivided into individual unit lots. The development as a whole shall meet development standards
applicable at the time the permit application is vested. As a result of the subdivision, development on individual
unit lots may be nonconforming as to some or all of the development standards based on analysis of the
individual unit lot, except that any private, usable open space for each dwelling unit shall be provided on the
same lot as the dwelling unit it serves.

C. Subsequent platting actions, additions or modifications to the structure(s) may not create or
increase any nonconformity of the parent lot.

D. Access easements and joint use and maintenance agreements shall be executed for use of
common garage or parking areas, common open space (such as common courtyard open space for cottage
housing), and other similar features, as recorded with the Director of the King County Department of Records
and Elections.

E. Within the parent lot, required parking for a dwelling unit may be provided on a different unit lot
than the lot with the dwelling unit, as long as the right to use that parking is formalized by an easement on the
plat, as recorded with the Director of the King County Department of Records and Elections.

F. The facts that the unit lot is not a separate buildable lot, and that additional development of the
individual unit lots may be limited as a result of the application of development standards to the parent lot shall
be noted on the plat, as recorded with the Director of the King County Department of Records and Elections.
(Ord. 119618 § 2, 1999; Ord. 119239 § 4, 1998; Ord. 118794 § 6, 1997: Ord. 118414 § 3, 1996: Ord. 117430 §
3,1994.)

23.24.046 Multiple single-family dwelling units on a single-family lot.

A. The provisions of this section apply exclusively to the short subdivision of a lot in a
single-family zone containing more than one (1) existing single-family dwelling unit.

B. A lot in a single-family zone containing more than one (1) existing single-family dwelling unit
may be divided in accordance with this chapter as long as each of the following conditions is satisfied:

1. Each existing single-family dwelling unit was legally established by permit or is eligible to be
established as a nonconforming development in accordance with Section 23.42.102, Establishing
nonconforming status;

2. Each existing single-family dwelling unit was constructed prior to February 20, 1982;



3. Each resulting lot has one (1), but no more than one (1), existing single-family dwelling unit;

4. Parking is provided in accordance with Section 23.44.016, Parking location and access, unless
the Director determines that at least one (1) of the following conditions is present:

a. Providing parking accessory to an existing single-family dwelling unit is undesirable or
impractical because of the location of an environmentally critical area, existing drainage
patterns, natural features such as significant trees, or access to a resulting or adjacent lot;
or

b. The short subdivision cannot be configured to provide parking in compliance with
Section 23.44.016;

If the Director determines that at least one (1) of the foregoing conditions is present, the Director may waive or
modify the parking requirements of Section 23.44.016 as long as the short subdivision
does not reduce the number of off-street parking spaces existing prior to the short
subdivision. In connection with such waiver or modification, the Director may require
access and parking easements as conditions of approval of the short subdivision; and

5. Each resulting lot conforms to all other development standards of the zone unless the Director
determines that the short subdivision cannot be approved if such standards are strictly applied
and modification or waiver of some or all of such standards would further the public interest. If
the Director makes such determination, then the Director may waive or modify development
standards, provided that:

a. Each existing single-family dwelling unit shall be set back at least three (3) feet from
each common lot line in the short subdivision; and

b. No resulting lot shall be smaller than one thousand eight hundred (1,800) square feet.

C. Structures on lots for which the Director has waived or modified development standards
according to subsection B of this section will be treated as nonconforming and be subject to Section 23.42.112.
(Ord. 121476 8 1, 2004; Ord. 121163 § 2, 2003.)

23.24.050 Director's decision.

A. If the Director determines that the provisions of this Chapter are satisfied, or may be satisfied
upon compliance with specified conditions, the Director shall inform the applicant in writing of the decision to
approve the application and the conditions of the approval, if any, and may return the proposed short plat to the
applicant for modification or correction. When the Director has determined that: (1) the short plat contains the
certificates, dedication instruments and statements of approval required by state law and this chapter, (2) the
short plat and all legal descriptions are technically correct, and (3) review procedures pursuant to Chapter 23.76
have been concluded, the short plat shall be filed for record with the King County Director of Records and
Elections. Except for purposes of appeal, no short plat or short subdivision granted approval by the Director
shall be deemed to have final approval until filed.



B. The decision of the Director on a short subdivision is subject to the further review procedures
established under the Master Use Permit process, Chapter 23.76.

C. A short plat shall be governed by the terms of approval of the Director's decision, and any lots
created thereunder shall be deemed to meet lot requirements imposed by this Land Use Code for a period of no
less than five (5) years unless the City Council finds that a change in circumstances has occurred.

(Ord. 121476 8 2, 2004; Ord. 120609 8 1, 2001; Ord. 110570 § 1(part), 1982.)

23.24.060 Redivision procedures.

Within a five (5) year period following the filing of a short subdivision in accordance with the
provisions of Chapter 23.22, property within that short subdivision may not be further divided through the short
subdivision process if it would result in more than a total of nine (9) lots. However, any revision of the lot lines
of an approved short subdivision in which the total number of lots is not increased shall not be considered a
further division, and shall be approved or disapproved in the manner prescribed in Chapter 23.28.

(Ord. 118794 § 7, 1997: Ord. 110570 § 1(part), 1982.)

Chapter 23.28
LOT BOUNDARY ADJUSTMENTS

Sections:

23.28.010 Purpose.

23.28.020 Application for approval of lot boundary adjustment.
23.28.030 Criteria for approval.

23.28.010 Purpose.

The purpose of this chapter is to provide a method for summary approval of lot boundary adjustments
which do not create any additional lot, tract, parcel, site or division, while insuring that such lot boundary
adjustment satisfies public concerns of health, safety, and welfare.

(Ord. 110570 § 1(part), 1982.)
23.28.020 Application for approval of lot boundary adjustment.

Anyone seeking an approval by the Director of a lot boundary adjustment shall file an application as
provided in Chapter 23.76, the Master Use Permit Process. All applications for lot boundary adjustments shall
contain the following:

1. A plan showing the proposed change and containing standard survey data;

2. A plot plan as appropriate showing the location and dimensions of existing structures in relation
to the proposed lot boundary adjustment;

3. A legal description of the property involved;

4. Name and address of owner(s) of the property involved.



(Ord. 110570 § 1(part), 1982.)
23.28.030 Criteria for approval.

The Director shall approve an application for a lot boundary adjustment if it is determined that:

1. No additional lot, tract, parcel, site or division will be created by the proposed adjustment;

2. No lot is created which contains insufficient area and dimensions to meet the minimum
requirements of the zone in which the lots affected are situated, except as provided in Section
23.44.010;

3. No lot is created which does not have adequate drainage, water supply and sanitary sewage

disposal, and access for vehicles, utilities and fire protection;
4. The lot boundary adjustment is consistent with applicable provisions of the Land Use Code, Title
23, and SMC Chapter 25.09, Regulations for Environmentally Critical Areas.
(Ord. 116262 § 4, 1992: Ord. 110570 § 1(part), 1982.)
Subtitle I11.
Land Use Regulations
Division 1
Land Use Zones
Chapter 23.30
ZONE DESIGNATIONS ESTABLISHED

Sections:

23.30.010 Classifications for the purpose of this subtitle.
23.30.020 Zone boundaries.

23.30.030 Property not specifically zoned.

23.30.010 Classifications for the purpose of this subtitle.

All land within the City shall be classified as being within one (1) of the following land use zones and regulated
accordingly:

Zones Abbreviated
Residential, Single-family | SF 9600
9,600

Residential, Single-family | SF 7200
7,200

Residential, Single-family | SF 5000
5,000

Residential Small Lot RSL




Residential, Multifamily, LDT
Lowrise Duplex/Triplex
Residential, Multifamily, L1

Lowrise 1

Residential, Multifamily, L2
Lowrise 2

Residential, Multifamily, L3
Lowrise 3

Residential, Multifamily, L4
Lowrise 4

Residential, Multifamily, MR
Midrise

Residential, Multifamily, HR
Highrise

Residential-Commercial RC
Neighborhood Commercial | NC1
1

Neighborhood Commercial | NC2
2

Neighborhood Commercial | NC3
3

Seattle Mixed SM
Commercial 1 Cl
Commercial 2 C2

Downtown Office Core 1 DOC1
Downtown Office Core 2 DOC2

Downtown Retail Core DRC
Downtown Mixed DMC
Commercial

Downtown Mixed DMR
Residential

Pioneer Square Mixed PSM
International District IDM
Mixed

International District IDR

Residential

Downtown Harborfront 1 DH1
Downtown Harborfront 2 DH2

Pike Market Mixed PMM
General Industrial 1 IG1
General Industrial 2 1G2
Industrial Buffer IB
Industrial Commercial IC

(Ord. 121782 § 1, 2005; Ord. 118302 § 2, 1996: Ord. 117430 § 4, 1994: Ord. 115002 § 3, 1990: Ord. 114888 §
1, 1989: Ord. 114887 § 1, 1989: Ord. 114196 § 1, 1988: Ord. 113658 § 1, 1987: Ord. 112777 § 1, 1986: Ord.
112519 § 2, 1985: Ord. 112134 § 4, 1985: Ord. 11110 § 2, 1983: Ord. 110793 § 1, 1982: Ord. 110570 § 5,
1982: Ord. 110381 § 1(part), 1982.)

23.30.020 Zone boundaries.!

Unless the location of zone boundary lines is expressly established by reference to established lines,
points or features on the Official Land Use Map, the zone boundary lines are the centerlines of streets, including
freeways, expressways and parkways, public alleys, waterways or railroad rights-of-way, or in the case of
navigable water, the pierhead or outer harbor lines, or in the case of Lake Union, the "Seattle Construction
Limit Line" as established by Section 23.60.014. Where the pierhead, outer harbor lines or construction limit



lines are not established, then the zone boundary lines shall be on the water side of the natural shoreline and five
hundred feet (500'), measured at right angles, from the shoreline. If the exact location of a zone boundary line
cannot be determined otherwise, then its location shall be determined by measuring to scale on the Official

Land Use Map.

(Ord. 117570 § 8, 1995: Ord. 110381 § 1(part), 1982.)
1. Editor's Note: Ord. 110381 erroneously numbered this section "23.30.06." It has been editorially corrected to reflect legislative
intent.

23.30.030 Property not specifically zoned.

In every case where property has not been specifically included within a zone on the Official Land Use
Map the property is declared to be in the SF 9600 Zone. This provision shall apply to any property included in
areas annexed to the City after the effective date of this provision unless the area is zoned at the time of
annexation.
(Ord. 110381 8 1 (part), 1982.)

Chapter 23.32
LAND USE MAPS?

Sections:

23.32.006 Underlying zones established.

23.32.010 Overlay districts established.

23.32.016 Official Land Use Map.

1. Editor's Note: The Land Use Maps are set out at the end of this title.

23.32.006 Underlying zones established.

The zone classifications established in Section 23.30.010 and their boundaries within the City are
established as shown on the series of maps, marked Exhibit "A" to the ordinance from which this section
derives.

(Ord. 117570 8 9, 1995: Ord. 110381 § 1(part), 1982.)
23.32.010 Overlay districts established.

The overlay districts regulated in Part 3 of this subtitle are also established on the maps identified as
Exhibit "A" to the ordinance from which this section derives.

(Ord. 110381 § 1(part), 1982.)
23.32.016 Official Land Use Map.

The Official Land Use Map of The City of Seattle, Exhibit A of Ordinance 110381, is by this reference

made a part of this subtitle and may hereafter be amended.
(Ord. 120611 § 3, 2001: Ord. 110381 § 1(part), 1982.)
Chapter 23.34

AMENDMENTS TO OFFICIAL LAND USE MAP (REZONES)



Sections:

Subchapter | Procedure
23.34.002 Standard rezone procedures.
23.34.004 Contract rezones.

Subchapter 11 Rezone Criteria
23.34.007 Rezone evaluation.
23.34.008 General rezone criteria.
23.34.009 Height limits of the proposed rezone.
23.34.010 Designation of single-family zones.
23.34.011 Single-family zones, function and locational criteria.
23.34.012 Residential Small Lot (RSL) zone, function and locational criteria.
23.34.013 Designation of multifamily zones.
23.34.014 Lowrise Duplex/Triplex (LDT) zone, function and locational criteria.
23.34.016 Lowrise 1 (L1) zone, function and locational criteria.
23.34.018 Lowrise 2 (L2) zone, function and locational criteria.
23.34.020 Lowrise 3 (L3) zone, function and locational criteria.
23.34.022 Lowrise 4 (L4) zone, function and locational criteria.
23.34.024 Midrise (MR) zone, function and locational criteria.
23.34.026 Midrise/85( (MR/85() zone, function and locational criteria.
23.34.028 Highrise (HR) zone, function and locational criteria.
23.34.046--
23.34.056 Reserved by 110381.
23.34.070 Residential-Commercial (RC) zone, function and locational criteria.
23.34.072 Designation of commercial zones.
23.34.074 Neighborhood Commercial 1 (NC1) zone, function and locational criteria.
23.34.076 Neighborhood Commercial 2 (NC2) zone, function and locational criteria.
23.34.077 Neighborhood Commercial 2/Residential (NC2/R) designation.
23.34.078 Neighborhood Commercial 3 (NC3) zone, function and locational criteria.
23.34.079 Neighborhood Commercial 3/Residential (NC3/R) designation.
23.34.080 Commercial 1 (C1) zone, function and locational criteria.
23.34.082 Commercial 2 (C2) zone, function and locational criteria.
23.34.086 Locational criteria--Pedestrian District 1(P1) overlay.
23.34.088 Locational criteria--Pedestrian District 2 (P2) overlay.
23.34.089 Locational criteria--Station Area Overlay District.
23.34.090 Designation of industrial zones.
23.34.092 General Industrial 1 (IG1) zone, function and locational criteria.
23.34.093 General Industrial 2 (1G2) zone, function and locational criteria.
23.34.094 Industrial Buffer (IB) zone, function and locational criteria.
23.34.096 Location criteria--Industrial Commercial (IC) zone.
23.34.100 Designation of Downtown zones.
23.34.102 Downtown Office Core-1 (DOC-1) zone, function and locational criteria.
23.34.104 Downtown Office Core-2 (DOC-2) zone, function and locational criteria.
23.34.106 Downtown Retail Core (DRC) zone, function and locational criteria.
23.34.108 Downtown Mixed Commercial (DMC) zone, function and locational criteria.
23.34.110 Downtown Mixed Residential (DMR) zone, function and locational criteria.
23.34.112 Pioneer Square Mixed (PSM) zone, locational criteria.
23.34.114 International District Mixed (IDM) zone, locational criteria.
23.34.116 International District Residential (IDR) zone, locational criteria.
23.34.118 Downtown Harborfront-1 (DH-1) zone, locational criteria.
23.34.120 Downtown Harborfront-2 (DH-2), function and locational criteria.
23.34.122 Pike Market Mixed (PMM) zone, locational criteria.
23.34.124 Designation of Major Institution Overlay (MI10) districts.
23.34.126 Designation of the Seattle Mixed (SM) zone.
23.34.128 Seattle Mixed (SM) zone, function and locational criteria.

Subchapter |



Procedure
23.34.002 Standard rezone procedures.

Procedures for amending the Official Land Use Map, including overlay districts and shoreline
environment classifications, shall be as provided in Chapter 23.76, Procedures for Master Use Permits and
Council Land Use Decisions.

(Ord. 112522 § 6(part), 1985.)

23.34.004 Contract rezones.

A. Property Use and Development Agreement. The Council may approve a map amendment subject
to an agreement by the legal or beneficial owner of the property to be rezoned to self-imposed restrictions upon
the use and development of the property in order to ameliorate adverse impacts which could occur from
unrestricted use and development permitted in the zone. All restrictions shall be directly related to the impacts
which may be expected to result from the amendment. The agreements shall be approved as to form by the City
Attorney, and shall not be construed as a relinquishment by the City of its discretionary powers.

B. Waiver of Certain Requirements. The ordinance accepting the agreement may waive specific
bulk or off-street parking and loading requirements if the Council determines that the waivers are necessary
under the agreement to achieve a better development than would otherwise result from the application of
regulations of the zone. No waiver of requirements shall be granted which would be materially detrimental to
the public welfare or injurious to property in the zone or vicinity in which the property is located.

(Ord. 112522 § 6(part), 1985: Ord. 110381 § 1(part), 1982.)

Subchapter 11
Rezone Criteria
23.34.007 Rezone evaluation.

A. The provisions of this chapter shall apply to all rezones except correction of mapping errors. In
evaluating proposed rezones, the provisions of this chapter shall be weighed and balanced together to determine
which zone or height designation best meets those provisions. In addition, the zone function statements, which
describe the intended function of each zone designation, shall be used to assess the likelihood that the area
proposed to be rezoned would function as intended.

B. No single criterion or group of criteria shall be applied as an absolute requirement or test of the
appropriateness of a zone designation, nor is there a hierarchy or priority of rezone considerations, unless a
provision indicates the intent to constitute a requirement or sole criterion.

C. Overlay districts established pursuant to neighborhood plans adopted by the City Council may be
modified only pursuant to amendments to neighborhood plans adopted or amended by the City Council after
January 1, 1995.

D. Compliance with the provisions of this chapter shall constitute consistency with the



Comprehensive Plan for the Purpose of reviewing proposed rezones, except that Comprehensive Plan Shoreline
Area Objectives shall be used in shoreline environment redesignations as provided in SMC Subsection
23.60.060 B3.

E. Provisions of this chapter that pertain to areas inside of urban centers or villages shall be
effective only when a boundary for the subject center or village has been established in the Comprehensive
Plan. Provisions of this chapter that pertain to areas outside of urban villages or outside of urban centers shall
apply to all areas that are not within an adopted urban village or urban center boundary. This subsection does
not apply to the provisions of other chapters including, but not limited to, those which establish regulations,
policies, or other requirements for commercial/mixed use areas inside or outside of urban centers/villages as
shown on the Future Land Use Map.

F. The procedures and locational criteria for shoreline environment redesignations are located in
Sections 23.60.060 and 23.60.220, respectively.

G. Mapping errors due to cartographic or clerical mistakes may be corrected through process
required for Type V Council land use decisions in SMC Chapter 23.76 and do not require the evaluation
contemplated by the provisions of this chapter.

(Ord. 120609 § 2, 2001; Ord. 118408 § 2, 1996; Ord. 117430 § 5, 1994.)

23.34.008 General rezone criteria.
A. To be approved a rezone shall meet the following standards:
1. In urban centers and urban villages the zoned capacity for the center or village taken as a whole

shall be no less than one hundred twenty-five percent (125%) of the growth targets adopted in
the Comprehensive Plan for that center or village.

2. For the area within the urban village boundary of hub urban villages and for residential urban
villages taken as a whole the zoned capacity shall not be less than the densities established in the
Urban Village Element of the Comprehensive Plan.

B. Match Between Zone Criteria and Area Characteristics. The most appropriate zone designation
shall be that for which the provisions for designation of the zone type and the locational criteria for the specific
zone match the characteristics of the area to be rezoned better than any other zone designation.

C. Zoning History and Precedential Effect. Previous and potential zoning changes both in and
around the area proposed for rezone shall be examined.

D. Neighborhood Plans.

1. For the purposes of this title, the effect of a neighborhood plan, adopted or amended by the City
Council after January 1, 1995, shall be as expressly established by the City Council for each such
neighborhood plan.

2. Council adopted neighborhood plans that apply to the area proposed for rezone shall be taken



into consideration.

Where a neighborhood plan adopted or amended by the City Council after January 1, 1995
establishes policies expressly adopted for the purpose of guiding future rezones, but does not
provide for rezones of particular sites or areas, rezones shall be in conformance with the rezone
policies of such neighborhood plan.

If it is intended that rezones of particular sites or areas identified in a Council adopted
neighborhood plan are to be required, then the rezones shall be approved simultaneously with the
approval of the pertinent parts of the neighborhood plan.

Zoning Principles. The following zoning principles shall be considered:
The impact of more intensive zones on less intensive zones or industrial and commercial zones
on other zones shall be minimized by the use of transitions or buffers, if possible. A gradual

transition between zoning categories, including height limits, is preferred.

Physical buffers may provide an effective separation between different uses and intensities of
development. The following elements may be considered as buffers:

a. Natural features such as topographic breaks, lakes, rivers, streams, ravines and
shorelines;

b. Freeways, expressways, other major traffic arterials, and railroad tracks;

C. Distinct change in street layout and block orientation;

d. Open space and greenspaces.

Zone Boundaries.

a. In establishing boundaries the following elements shall be considered:
1) Physical buffers as described in subsection E2 above;
(2 Platted lot lines.

b. Boundaries between commercial and residential areas shall generally be established so
that commercial uses face each other across the street on which they are located, and face
away from adjacent residential areas. An exception may be made when physical buffers
can provide a more effective separation between uses.

In general, height limits greater than forty (40) feet should be limited to urban villages. Height
limits greater than forty (40) feet may be considered outside of urban villages where higher
height limits would be consistent with an adopted neighborhood plan, a major institution's
adopted master plan, or where the designation would be consistent with the existing built



character of the area.

F. Impact Evaluation. The evaluation of a proposed rezone shall consider the possible negative and
positive impacts on the area proposed for rezone and its surroundings.

1. Factors to be examined include, but are not limited to, the following:
a. Housing, particularly low-income housing;
b. Public services;
C. Environmental factors, such as noise, air and water quality, terrestrial and aquatic flora
and fauna, glare, odor, shadows, and energy conservation;
d. Pedestrian safety;
e. Manufacturing activity;
f. Employment activity;
g. Character of areas recognized for architectural or historic value;
h. Shoreline view, public access and recreation.
2. Service Capacities. Development which can reasonably be anticipated based on the proposed

development potential shall not exceed the service capacities which can reasonably be
anticipated in the area, including:

a. Street access to the area;
b. Street capacity in the area;
C. Transit service;
d. Parking capacity;
e. Utility and sewer capacity;
f. Shoreline navigation.
G. Changed Circumstances. Evidence of changed circumstances shall be taken into consideration in

reviewing proposed rezones, but is not required to demonstrate the appropriateness of a proposed rezone.
Consideration of changed circumstances shall be limited to elements or conditions included in the criteria for
the relevant zone and/or overlay designations in this chapter.

H. Overlay Districts. If the area is located in an overlay district, the purpose and boundaries of the



overlay district shall be considered.

l. Critical Areas. If the area is located in or adjacent to a critical area (SMC Chapter 25.09), the
effect of the rezone on the critical area shall be considered.
(Ord. 121700 § 3, 2004; Ord. 120691 88§ 3, 5, 2001; Ord. 120609 § 3, 2001; Ord. 118408 § 3, 1996; Ord.
117929 § 6, 1995; Ord. 117430 § 6, 1994: Ord. 114725 § 1, 1989; Ord. 113079 § 2(part), 1986; Ord. 112522 §
6(part), 1985; Ord. 110381 § 1(part), 1982.)

23.34.009 Height limits of the proposed rezone.

Where a decision to designate height limits in commercial or industrial zones is independent of the
designation of a specific zone, in addition to the general rezone criteria of Section 23.34.008, the following shall

apply:

A. Function of the Zone. Height limits shall be consistent with the type and scale of development
intended for each zone classification. The demand for permitted goods and services and the potential for
displacement of preferred uses shall be considered.

B. Topography of the Area and its Surroundings. Height limits shall reinforce the natural
topography of the area and its surroundings, and the likelihood of view blockage shall be considered.

C. Height and Scale of the Area.

1. The height limits established by current zoning in the area shall be given consideration.

2. In general, permitted height limits shall be compatible with the predominant height and scale of
existing development, particularly where existing develpment is a good measure of the area's
overall development potential.

D. Compatibility with Surrounding Area.

1. Height limits for an area shall be compatible with actual and zoned heights in surrounding areas
excluding buildings developed under Major Institution height limits; height limits permitted by
the underlying zone, rather than heights permitted by the Major Institution designation, shall be

used for the rezone analysis.

2. A gradual transition in height and scale and level of activity between zones shall be provided
unless major physical buffers, as described in Subsection 23.34.008 D2, are present.

E. Neighborhood Plans.

1. Particular attention shall be given to height recommendations in business district plans or
neighborhood plans adopted by the City Council subsequent to the adoption of the 1985 Land
Use Map.

2. Neighborhood plans adopted or amended by the City Council after January 1, 1995 may require



height limits different than those that would otherwise be established pursuant to the provisions
of this section and Section 23.34.008.
(Ord. 121476 § 3, 2004; Ord. 117430 § 7, 1994.)

23.34.010 Designation of single-family zones.

A Except as provided in subsection B or C of this section, single-family zoned areas may be
rezoned to zones more intense than single-family 5000 only if the applicant can demonstrate that the area does
not meet the criteria for single-family designation.

B. Areas zoned single-family, or RSL which meet the criteria for single-family zoning contained in
subsection B of Section 23.34.011 and are located within the adopted boundaries of an urban village may be
rezoned to zones more intense than single-family 5000 only when all of the following conditions are met:

1. A neighborhood plan adopted or amended by the City Council after January 1, 1995 has
designated the area as appropriate for the zone designation, including specification of the RSL/T,
RSL/C, or RSL/TC suffix when applicable;

2. The rezone is:

a. To a Residential Small Lot (RSL), Residential Small Lot-Tandem (RSL/T), Residential
Small Lot-Cottage (RSL/C), Residential Small Lot-Tandem/Cottage (RSL/TC), Lowrise
Duplex/Triplex (LDT), Lowrise 1 (L1), or Lowrise 1/Residential-Commercial (L1/RC),
or

b. Within the areas identified on Map P-1 of the adopted North Beacon Hill Neighborhood
Plan, and the rezone is to any zone up to and including Neighborhood Commercial
2/R-40 (NC2/R-40"; and

3. If a property located within the North Beacon Residential Urban Village is being rezoned
to the more intensive zones permitted in this subsection B4, the subject property is
contiguous to an urban village commercial zone.

(Ord. 121700 § 4, 2004; Ord. 120117 § 4, 2000; Ord. 119796 § 1, 1999: Ord. 119724 § 1, 1999; Ord. 117430 §
8, 1994: Ord. 112522 § 6(part), 1985; Ord. 110381 § 1(part), 1982.)

23.34.011 Single-family zones, function and locational criteria.

A. Function. An area that provides predominantly detached single-family structures on lot sizes
compatible with the existing pattern of development and the character of single-family neighborhoods.

B. Locational Criteria. A single-family zone designation is most appropriate in areas meeting the
following criteria:

1. Areas that consist of blocks with at least seventy (70) percent of the existing structures in
single-family residential use; or



2. Areas that are designated by an adopted neighborhood plan as appropriate for single-family
residential use; or

3. Areas that consist of blocks with less than seventy (70) percent of the existing structures in
single-family residential use but in which an increasing trend toward single-family residential
use can be demonstrated; for example:

a. The construction of single-family structures in the last five (5) years has been increasing
proportionately to the total number of constructions for new uses in the area, or

b. The area shows an increasing number of improvements and rehabilitation efforts to
single-family structures, or

C. The number of existing single-family structures has been very stable or increasing in the
last five (5) years, or

d. The area's location is topographically and environmentally suitable for single-family
residential developments.

C. An area that meets at least one (1) of the locational criteria in subsection B above should also
satisfy the following size criteria in order to be designated as a single-family zone:

1. The area proposed for rezone should comprise fifteen (15) contiguous acres or more, or should
abut an existing single-family zone.

2. If the area proposed for rezone contains less than fifteen (15) contiguous acres, and does not abut
an existing single-family zone, then it should demonstrate strong or stable single-family
residential use trends or potentials such as:

a. That the construction of single-family structures in the last five (5) years has been
increasing proportionately to the total number of constructions for new uses in the area,
or

b. That the number of existing single-family structures has been very stable or increasing in

the last five (5) years, or

C. That the area's location is topographically and environmentally suitable for single-family
structures, or

d. That the area shows an increasing number of improvements or rehabilitation efforts to
single-family structures.

D. Half-blocks at the edges of single-family zones which have more than fifty (50) percent
single-family structures, or portions of blocks on an arterial which have a majority of single-family structures,
shall generally be included. This shall be decided on a case-by-case basis, but the policy is to favor including
them.



(Ord. 117430 8 9, 1994: Ord. 112522 § 6(part), 1985; Ord. 110381 § 1(part), 1982.)
23.34.012 Residential Small Lot (RSL) zone, function and locational criteria.

A Function. An area within an urban village that provides for the development of homes on small
lots that may be appropriate and affordable to households with children and other households which might
otherwise choose existing detached houses on larger lots.

B. Locational Criteria. An RSL zone shall be appropriate only under circumstances as provided in
Section 23.34.010 B.
(Ord. 117430 § 10, 1994.)

23.34.013 Designation of multifamily zones.

An area zoned single family that meets the criteria of Section 23.34.011 for single-family designation,
may not be rezoned to multifamily except as otherwise provided in Section 23.34.010 B.
(Ord. 117430 8 11(part), 1994: Ord. 116795 § 3, 1993: Ord. 114886 § 2, 1989.)

23.34.014 Lowrise Duplex/Triplex (LDT) zone, function and locational criteria.

A Function. An area that provides opportunities for limited infill housing development, both
through new construction and the conversion of existing single-family structures to duplexes and triplexes,
where, in order to preserve the character of the neighborhood, the recycling of existing structures to a slightly
higher density and small-scale infill development is preferable to single-family zoning or to the development of
townhouses or higher density apartments.

B. Locational Criteria. The Lowrise Duplex/Triplex zone designation is most appropriate in areas
generally characterized by the following:

1. Development Characteristics of the Area.

a. Areas where structures of small bulk and low heights, generally less than thirty (30) feet,
establish the pattern of development; and

b. Areas with a mix of single-family structures, small multifamily structures, and
single-family structures legally converted into multiple units where, because of the type
and quality of the existing housing stock, it is desirable to limit new development
opportunities to infill projects and conversions that preserve the existing character.

2. Relationship to the Surrounding Area.
a. Areas that do not meet single-family criteria, but are otherwise similar in character and
adjoin areas zoned single-family or Lowrise 1 without necessarily the presence of a

significant topographical break or open space to provide a transition to increased density;

b. Areas where narrow streets, on-street parking congestion, local traffic congestion, lack of



alleys, or irregular street patterns restrict local access and circulation;

C. Avreas close to existing or projected facilities and services used by households with
children, including schools, parks and community centers.

C. Areas zoned single family meeting the locational criteria for a single-family designation may be
rezoned to LDT only when the provisions of Section 23.34.010 B are met.
(Ord. 117430 § 11(part), 1994: Ord. 116795 8 3, 1993: Ord. 114886 § 2, 1989.)

23.34.016 Lowrise 1 (L1) zone, function and locational criteria.

A. Function. An area that provides low density, primarily ground-related multifamily housing
opportunities.

B. Locational Criteria. Lowrise 1 zone designation is most appropriate in areas generally
characterized by the following:

1. Development Characteristics of the Area.

a. Areas where structures of low heights, generally less than thirty (30) feet, and small bulk
establish the pattern of development;

b. Areas with:

(1) A mix of single-family structures, small multifamily structures and single-family
structures legally converted into multiple units where, because of the type and
quality of the existing housing stock, it is desirable to encourage new
development opportunities, or

(2 Numerous or large vacant parcels suitable for family housing where densities
greater than single-family are desired; and

C. Areas where internal vehicular circulation is conducive to residential units that are
oriented to the ground level and the street. Preferred locations are generally separated
from principal arterials, as defined by the Seattle Comprehensive Transportation
Program, which conflict with the desired character of L1 areas.

2. Relationship to the Surrounding Areas.

a. Properties that are definable pockets within a larger, higher density multifamily area,
where it is desirable to preserve a small-scale character;

b. Properties generally surrounded by a larger single-family area where variation and
replacement in housing type could be accommodated without significant disruption of the
pattern, character or livability of the surrounding development;



c. Properties where a gradual transition is appropriate between single-family areas and more
intensive multifamily or neighborhood commercial zones;

d. Properties in areas where narrow streets, on-street parking congestion, local traffic
congestion, or irregular street patterns restrict local access and circulation;

e. Properties in areas close to facilities and services used by households with children,
including schools, parks and community centers.

C. Areas zoned single family meeting the locational criteria for single-family designation may be
rezoned to L1 only when the provisions of Section 23.34.010 B are met.
(Ord. 119242 § 2, 1998; Ord. 118794 § 8, 1997; Ord. 117430 § 11(part), 1994: Ord. 116795 § 3, 1993: Ord.
114886 § 2, 1989.)

23.34.018 Lowrise 2 (L2) zone, function and locational criteria.

A Function. The intent of the Lowrise 2 zone is to encourage a variety of multifamily housing types
with less emphasis than the Lowrise 1 zone on ground-related units, while remaining at a scale compatible with
single-family structures.

B. Locational Criteria. Lowrise 2 zone designation is most appropriate in areas generally
characterized by the following:

1. Development Characteristics of the Areas.

a. Avreas that feature a mix of single-family structures and small to medium multifamily
structures generally occupying one (1) or two (2) lots, with heights generally less than
thirty (30) feet;

b. Avreas suitable for multifamily development where topographic conditions and the
presence of views make it desirable to limit height and building bulk to retain views from
within the zone;

C. Areas occupied by a substantial amount of multifamily development where factors such
as narrow streets, on-street parking congestion, local traffic congestion, lack of alleys and
irregular street patterns restrict local access and circulation and make an intermediate
intensity of development desirable.

2. Relationship to the Surrounding Areas.

a. Properties that are well-suited to multifamily development, but where adjacent
single-family areas make a transitional scale of development desirable. It is desirable that
there be a well-defined edge such as an arterial, open space, change in block pattern,
topographic change or other significant feature providing physical separation from the
single-family area. However, this is not a necessary condition where existing moderate
scale multifamily structures have already established the scale relationship with abutting



d.

single-family areas;

Properties that are definable pockets within a more intensive area, where it is desirable to
preserve a smaller scale character and mix of densities;

Properties in areas otherwise suitable for higher density multifamily development but
where it is desirable to limit building height and bulk to protect views from uphill areas
or from public open spaces and scenic routes;

Properties where vehicular access to the area does not require travel on "residential
access streets™ in less intensive residential zones.

(Ord. 118794 8 9, 1997; Ord. 771430 8 11(part), 1994: Ord. 116795 § 3, 1993: Ord. 114886 § 2, 1989.)

23.34.020 Lowrise 3 (L3) zone, function and locational criteria.

A

B.

1.

Function. An area that provides moderate scale multifamily housing opportunities in multifamily
neighborhoods where it is desirable to limit development to infill projects and conversions compatible with the
existing mix of houses and small to moderate scale apartment structures.

Locational Criteria.

Threshold Conditions. Subject to subsection B2 of this section, properties that may be considered
for an L3 designation are limited to the following:

a.

b.

Properties already zoned L3;

Properties in areas already developed predominantly to the permitted L3 density and
where L3 scale is well established:;

Properties within an urban center or village, except in the Wallingford Residential Urban
Village, in the Eastlake Residential Urban Village, in the Upper Queen Anne Residential
Urban Village, in the Morgan Junction Residential Urban Village, in the Lake City Hub
Urban Village, in the Bitter Lake Village Hub Urban Village, or in the Admiral
Residential Urban Village; or

Properties located in the Delridge Neighborhood Revitalization Area, as shown in Exhibit
23.34.020 A, provided that the L3 zone designation would facilitate a mixed-income
housing development initiated by a public agency or the Seattle Housing Authority; a
property use and development agreement is executed subject to the provisions of SMC
Chapter 23.76 as a condition to any rezone; and the development would serve a broad
public purpose.

Properties designated as environmentally critical may not be rezoned to an L3 designation, and
may remain L3 only in areas predominantly developed to the intensity of the L3 zone.

Other Criteria. The Lowrise 3 zone designation is most appropriate in areas generally



characterized by the following:
a. Development Characteristics of the Area.
1) Either:

€)) Areas that are already developed predominantly to the permitted L3
density and where L3 scale is well established,

(b) Areas that are within an urban center or urban village, except in the
Wallingford Residential Urban Village, in the Eastlake Residential Urban
Village, in the Upper Queen Anne Residential Urban Village, in the
Morgan Junction Residential Urban Village, in the Lake City Hub Urban
Village, in the Bitter Lake Village Hub Urban Village, or in the Admiral
Residential Urban Village; or

(© Areas that are located within the Delridge Neighborhood Revitalization
Area, as shown in Exhibit 23.34.020 A, provided that the L3 zone
designation would facilitate a mixed-income housing development
initiated by a public agency or the Seattle Housing Authority; a property
use and development agreement is executed subject to the provisions of
SMC Chapter 23.76 as a condition to any rezone; and the development
would serve a broad public purpose.

(2)  Areas where the street pattern provides for adequate vehicular circulation and
access to sites. Locations with alleys are preferred. Street widths should be
sufficient for two (2) way traffic and parking along at least one (1) curbside.

b. Relationship to the Surrounding Areas.

1) Properties in areas that are well served by public transit and have direct access to
arterials, so that vehicular traffic is not required to use streets that pass through
less intensive residential zones;

@) Properties in areas with significant topographic breaks, major arterials or open
space that provide sufficient transition to LDT or L1 multifamily development;

3) Properties in areas with existing multifamily zoning with close proximity and
pedestrian connections to neighborhood services, public open spaces, schools and
other residential amenities;

4 Properties that are adjacent to business and commercial areas with comparable
height and bulk, or where a transition in scale between areas of larger multifamily
and/or commercial structures and smaller multifamily development is desirable.

(Ord. 121700 § 5, 2004; Ord. 120694 § 1, 2001: Ord. 119714 § 4, 1999; Ord. 119691 § 1, 1999; Ord. 119637 §
1,1999; Ord. 119635 § 1, 1999; Ord. 119521 8§ 1, 1999; Ord. 119403 § 5, 1999; Ord. 119322 § 5, 1998; Ord.



119217 § 6, 1998; Ord. 118794 § 10, 1997; Ord. 117430 § 11(part), 1994: Ord. 116795 § 3, 1993: Ord. 114886

§2,1989.)

GRAPHIC UNAVAILABLE: Exhibit 23.34.020A

GRAPHIC UNAVAILABLE: Exhibit 23.34.020A (continued)

23.34.022 Lowrise 4 (L4) zone, function and locational criteria.

A.

B.

1.

Function. An area that provides moderate density multifamily infill development in residential
neighborhoods already characterized by moderate density residential structures, with good vehicular circulation,
adequate alleys, and on-street parking.

Locational Criteria.

Threshold Conditions. Subject to subsection B2 of this section, properties that may be considered
for an L4 designation are limited to the following:

a.

b.

Properties already zoned L4,

Properties in areas already developed predominantly to the permitted L4 density and
where L4 scale is well established:;

Properties within an urban center or urban village, except in the Wallingford Residential
Urban Village, in the Eastlake Residential Urban Village, in the Upper Queen Anne
Residential Urban Village, in the Morgan Junction Residential Urban Village, in the Lake
City Hub Urban Village, in the Bitter Lake Village Hub Urban Village, or in the Admiral
Residential Urban Village; or

Properties located in the Delridge Neighborhood Revitalization Area, as shown in Exhibit
23.34.020 A, provided that the L4 zone designation would facilitate a mixed-income
housing development initiated by a public agency or the Seattle Housing Authority; a
property use and development agreement is executed subject to the provisions of SMC
Chapter 23.76 as a condition to any rezone; and the development would serve a broad
public purpose.

Properties designated as environmentally critical may not be rezoned to an L4 designation, and
may remain L4 only in areas predominantly developed to the intensity of the L4 zone.

Other Criteria. The Lowrise 4 zone designation is most appropriate in areas generally
characterized by the following:

a.

Development Characteristics of the Area.

1) Either:



(2)

(3)

(4)

@ Areas that are already developed predominantly to the permitted L4
density and where L4 scale is well established,

(b) Areas that are within an urban center or urban village, except in the
Wallingford Residential Urban Village, in the Eastlake Residential Urban
Village, in the Upper Queen Anne Residential Urban Village, in the
Morgan Junction Residential Urban Village, in the Lake City Hub Urban
Village, in the Bitter Lake Village Hub Urban Village, or in the Admiral
Residential Urban Village, or

(© Areas that are located within the Delridge Neighborhood Revitalization
Area, as shown in Exhibit 23.34.020 A, provided that the L4 zone
designation would facilitate a mixed-income housing development
initiated by a public agency or the Seattle Housing Authority; a property
use and development agreement is executed subject to the provisions of
SMC Chapter 23.76 as a condition to any rezone; and the development
would serve a broad public purpose.

Avreas of sufficient size to promote a high quality, higher density residential
environment where there is good pedestrian access to amenities;

Areas generally platted with alleys that can provide access to parking, allowing
the street frontage to remain uninterrupted by driveways, thereby promoting a
street environment better suited to the level of pedestrian activity associated with
higher density residential environments;

Areas with good internal vehicular circulation, and good access to sites,
preferably from alleys. Generally, the width of principal streets in the area should
be sufficient to allow for two (2) way traffic and parking along at least one (1)
curbside.

Relationship to the Surrounding Areas.

1)
)

(3)

Properties in areas adjacent to concentrations of employment;

Properties in areas that are directly accessible to regional transportation facilities,
especially transit, providing connections to major employment centers, including
arterials where transit service is good to excellent and street capacity is sufficient
to accommodate traffic generated by higher density development. Vehicular
access to the area should not require use of streets passing through less intensive
residential areas;

Properties with close proximity and with good pedestrian connections to services
in neighborhood commercial areas, public open spaces and other residential
amenities;



4) Properties with well-defined edges providing sufficient separation from adjacent
areas of small scale residential development, or where such areas are separated by
zones providing a transition in the height, scale and density of development.

(Ord. 121700 § 6, 2004; Ord. 120694 § 2, 2001: Ord. 119714 § 5, 1999; Ord. 119691 § 2, 1999; Ord. 119637 8§
2,1999; Ord. 119635 § 2, 1999; Ord. 119521 § 2, 1999; Ord. 119403 § 6, 1999; Ord. 119322 § 6, 1998; Ord.
119217 §7,1998; Ord. 118794 § 11, 1997; Ord. 117430 § 11(part), 1994: Ord. 116795 § 3, 1993: Ord. 114886
§2,1989.)

23.34.024 Midrise (MR) zone, function and locational criteria.

A. Function. An area that provides concentrations of housing in desirable, pedestrian-oriented urban
neighborhoods having convenient access to regional transit stations, where the mix of activity provides
convenient access to a full range of residential services and amenities, and opportunities for people to live
within walking distance of employment.

B. Locational Criteria.

1. Threshold Conditions. Subject to subsection B2 of this section, properties that may be considered
for a Midrise designation are limited to the following:

a. Properties already zoned Midrise;

b. Properties in areas already developed predominantly to the intensity permitted by the
Midrise zone; or

C. Properties within an urban center, the village core of a hub urban village, or a residential
urban village, where a neighborhood plan adopted or amended by the City Council after
January 1, 1995 indicates that the area is appropriate for a Midrise zone designation.

2. Environmentally Critical Areas. Properties designated as environmentally critical may not be
rezoned to a Midrise designation, and may remain Midrise only in areas predominantly
developed to the intensity of the Midrise zone.

3. Other Criteria. The Midrise zone designation is most appropriate in areas generally characterized
by the following:

a. Either:

1) Areas that are developed predominantly to the intensity permitted by the Midrise
zone, or

2 Areas that are within an urban center, the village core of a hub urban village, or a
residential urban village, where a neighborhood plan adopted or amended by the
City Council after January 1, 1995 indicates that the area is appropriate for a
Midrise zone designation;



b. Properties that are adjacent to business and commercial areas with comparable height and
bulk;

C. Properties in areas that are served by major arterials and where transit service is good to
excellent and street capacity could absorb the traffic generated by midrise development;

d. Properties in areas that are in close proximity to major employment centers;
e. Properties in areas that are in close proximity to open space and recreational facilities;
f. Properties in areas along arterials where topographic changes either provide an edge or

permit a transition in scale with surroundings;

g. Properties in flat areas where the prevailing structure height is greater than thirty-seven
(37) feet or where due to a mix of heights, there is no established height pattern;

h. Properties in areas with moderate slopes and views oblique or parallel to the slope where
the height and bulk of existing structures have already limited or blocked views from
within the multifamily area and upland areas;

I Properties in areas with steep slopes and views perpendicular to the slope where upland
developments are of sufficient distance or height to retain their views over the area
designated for the sixty (60) foot height limit;

J- Properties in areas where topographic conditions allow the bulk of the structure to be
obscured. Generally, these are steep slopes, sixteen (16) percent or more, with views
perpendicular to the slope.

(Ord. 118794 § 12, 1997; Ord. 117430 § 11(part), 1994: Ord. 116795 § 3, 1993: Ord. 114886 § 2, 1989.)
23.34.026 Midrise/85" (MR/85") zone, function and locational criteria.

A. The Midrise/85' (MR/85") is most appropriate in areas generally characterized by the criteria
described for a rezone to Midrise in Section 23.34.024.

B. In addition, the following shall apply to designate an MR zone as Midrise/85(:

1. A neighborhood plan adopted by the City Council shall have designated the area as suitable for
Midrise zoning with an eighty-five (85) foot height limit; and

2. A height of eighty-five (85) feet could be accommodated without significantly blocking views;
and

3. The development permitted by the zone would not exceed the service capacities which exist in
the area, including transit service, parking, and sewers; and

4. A gradual transition in height and scale and level of activity between zones is provided unless



major physical edges are present. These edges may be the following:

a. Natural features such as topographic breaks, water bodies and ravines,

b. Freeways, expressways, and other major traffic arterials, and railroad tracks,
C. Street grid and block orientation, or

d. Significant open space and greenspaces.

(Ord. 117430 8§ 11(part), 1994: Ord. 116795 8 3, 1993: Ord. 114886 § 2, 1989.)
23.34.028 Highrise (HR) zone, function and locational criteria.

A. Function. An area that provides a concentration of high density multifamily housing in a
pedestrian-oriented neighborhood with convenient access to regional transit stations, and where the mix of
activity provides convenient access to a full range of residential services and amenities and employment centers.

B. Locational Criteria.

1. Threshold Conditions. Subject to subsection B2 of this section, properties that may be considered
for a Highrise designation are limited to the following:

a. Properties already zoned Highrise;

b. Properties in areas already developed predominantly to the intensity permitted by the
Highrise zone; or

C. Properties within an urban center, the village core of a hub urban village, or a residential
urban village, where a neighborhood plan adopted or amended by the City Council after
January 1, 1995 indicates that the area is appropriate for a Highrise zone designation.

2. Environmentally Critical Areas. Properties designated as environmentally critical may not be
rezoned to a Highrise designation, and may remain Highrise only in areas predominantly
developed to the intensity of the Highrise zone.

3. Other Criteria. The Highrise zone designation is most appropriate in areas generally
characterized by the following:

a. Either:

1) Areas that are developed predominantly to the intensity permitted by the Highrise
zone, or

2 Areas that are within an urban center, the village core of a hub urban village, or a
residential urban village, where a neighborhood plan adopted or amended by the
City Council after January 1, 1995 indicates that the area is appropriate for a



Highrise zone designation;

Properties in areas that are served by arterials where transit service is good to excellent
and street capacity is sufficient to accommodate traffic generated by highrise
development;

Properties in areas that are adjacent to a concentration of residential services or a major
employment center;

Properties in areas that have excellent pedestrian or transit access to downtown;
Properties in areas that have close proximity to open space, parks and recreational
facilities;

Properties in areas where no uniform scale of structures establishes the character and

where highrise development would create a point and help define the character;

Properties in flat areas on the tops of hills or in lowland areas away from hills, where
views would not be blocked by highrise structures;

Properties in sloping areas with views oblique or parallel to the slope where the height
and bulk of existing buildings have already limited or blocked views from within the
multifamily area and upland areas where the hillform has already been obscured by
development.

(Ord. 118794 § 13, 1997; Ord. 117430 § 11(part), 1994: Ord. 116795 § 3, 1993: Ord. 114886 § 2, 1989.)

23.34.046--23.34.056 Reserved by 110381.

23.34.070 Residential-Commercial (RC) zone, function and locational criteria.

A

1.

Function.

Purposes. Areas that serve as the following:

a.

d.

As a means to downzone strip commercial areas which have not been extensively
developed with commercial uses;

As a means to downzone small commercial areas which have not been extensively
developed with commercial uses and where commercial services are available nearby;

To provide opportunities for needed parking in areas where spillover parking is a major
problem;

As a means of supporting an existing commercial node.

Desired Characteristics. Areas that provide the following:



a. Physical appearance resembling the appearance of adjacent residential areas;

b. Mixed use with small commercial uses at street level.

B. Location Criteria.

1. Requirement. A residential-commercial designation shall be combined only with a multifamily
designation.

2. Other Criteria. Residential-Commercial zone designation is most appropriate in areas generally

characterized by the following:

a. Existing Character.

1)

)

Areas which are primarily residential in character (which may have either a
residential or commercial zone designation), but where a pattern of mixed
residential/commercial development is present; or

Areas adjacent to commercial areas, where accessory parking is present, where
limited commercial activity and accessory parking would help reinforce or
improve the functioning of the commercial areas, and/or where accessory parking
would help relieve spillover parking in residential areas.

b. Physical Factors Favoring RC Designation.

(1)
()
(3)
(4)

Lack of edges or buffer between residential and commercial uses;
Lack of buffer between major arterial and residential uses;
Streets with adequate access and circulation;

Insufficient parking in adjacent commercial zone results in parking spillover on
residential streets.

(Ord. 117430 § 12, 1994: Ord. 112777 § 2(part), 1986.)

23.34.072 Designation of commercial zones.

A. The encroachment of commercial development into residential areas shall be discouraged.

B. Areas meeting the locational criteria for a single-family designation may be designated NC1
30(/L1, NC2 30(/L1 or NC3 30(/L1 only as provided in Section 23.34.010 B.

C. Preferred configuration of commercial zones shall not conflict with the preferred configuration
and edge protection of residential zones as established in Sections 23.34.010 and 23.34.011 of the Seattle

Municipal Code.



D. Compact, concentrated commercial areas, or nodes, shall be preferred to diffuse, sprawling

commercial areas.

E. The preservation and improvement of existing commercial areas shall be preferred to the
creation of new business districts.
(Ord. 120691 § 6, 2001; Ord. 117430 § 13, 1994: Ord. 112777 8 2(part), 1986.)

23.34.074 Neighborhood Commercial 1 (NC1) zone, function and locational criteria.

A. Function.

1. A Neighborhood Commercial 1 zone is intended to be a small area composed primarily of
businesses providing convenience retail sales and services to the adjoining residential
neighborhood. These areas provide locations for single purpose commercial structures,
multi-story mixed use development with commercial uses along the street front, or in limited
circumstances multi-story residential structures.

2. Desired Characteristics:
a. Variety of small neighborhood-serving businesses;
b. Continuous storefronts with commercial use, built to the front property line;
C. Atmosphere friendly to pedestrians;
d. Shoppers walk from store to store.
B Locational Criteria. Neighborhood Commercial 1 zone designation is most appropriate in areas

generally.characterized by the following:

1. Existing Character. Small commercial areas surrounded by low-density residential areas;

2. Physical Conditions:

a.

b.

Surroundings are low-density residential areas;
No physical edges to buffer the residential areas;

Lack of vacant land or land appropriate for additional commercial development within
the commercial area;

Access is through low-density residential neighborhoods (i.e., commercial area will draw
traffic through the neighborhood);

Generally, limited street capacity;



f. Limited transit service;

g. Limited off-street parking capacity.
(Ord. 117430 § 14, 1994: Ord. 112777 § 2(part), 1986.)

23.34.076 Neighborhood Commercial 2 (NC2) zone, function and locational criteria.
A. Function.
1. A pedestrian-oriented shopping area that provides a full range of household and personal goods
and services, including convenience and specialty goods, to the surrounding neighborhoods.

These areas provide locations for single purpose commercial structures, multi-story mixed use
structures with commercial uses along the street front and multi-story residential structures.

2. Desired Characteristics.
a. Variety of small to medium-sized neighborhood-serving businesses;
b. Continuous storefronts with commercial use, built to the front property line;
C. Pedestrian friendly atmosphere;
d. Shoppers can drive to the area, but walk from store to store.
B Locational Criteria. Neighborhood Commercial 2 zone designation is most appropriate in areas

generally characterized by the following:
1. Existing Character.
a. Medium sized node generally surrounded by low- to medium-density residential areas; or

b. Small commercial area located at the edge of a larger business area, which provides a
transition between intense commercial activity and surrounding areas; or

C. Area in the core of an established commercial district characterized by a concentration of
small retail and service uses; or

d. Commercial area along major arterial where lots are generally small and shallow, and are
surrounded by low-density residential areas.

2. Physical Conditions Favoring Designation as NC2.
a. Surrounded by low- to medium-density residential areas;

b. Lack of strong edges to buffer the residential areas;



C. Lack of vacant land or land appropriate for additional commercial development within
the commercial area;

d. Access is through low- and medium-density residential areas;

e. Located on streets with good capacity (major traffic streets and minor arterials), but
generally not on major transportation corridors;

f. Limited transit service (i.e., a few routes);

g. Limited off-street parking capacity; may include a parking area for a supermarket or
other larger use.
(Ord. 117430 § 16, 1994: Ord 112777 § 2(part), 1986.)

23.34.077 Neighborhood Commercial 2/Residential (NC2/R) designation.

A. Function. An area designated as NC2/R functions as an NC2 zone while maintaining existing
residential uses and/or promoting increased residential development. These areas provide locations for moderate
density residential development in single purpose and mixed use structures; limit single purpose commercial
development; and encourage commercial storefronts built to the street property line.

B. NC2 zoned areas or areas that meet NC2 criteria may be designated NC2/R only under the
following conditions:

1. a. Avreas located inside urban center villages and the village core of hub urban villages; or

b. Areas in a residential urban village characterized by a concentration of small retail sales
and service uses and residential support services, where it is desirable to promote
moderate density residential uses; and

2. The NC2/R designation is provided for in a neighborhood plan adopted or amended by the City
Council after January 1, 1995.
(Ord. 117430 8 17, 1994.)

23.34.078 Neighborhood Commercial 3 (NC3) zone, function and locational criteria.
A. Function.

1. A pedestrian-oriented shopping district serving the surrounding neighborhood and a larger
community or citywide clientele. The area provides for comparison shopping with a wide range
of retail goods and services. The area also provides offices and business support services that are
compatible with the retail character of the area and may also include residences. These areas
provide locations for single purpose commercial structures, multi-story mixed use structures with
commercial uses along with the street front and multi-story residential structures.



2. Desired Characteristics.

a. Variety of retail businesses at street level;
b. Continuous storefronts built to the front property line;
C. Intense pedestrian activity;
d. Shoppers can drive to the area, but will walk around from store to store;
e. Cycling and transit are important means of access.
B. Locational Criteria. The Neighborhood Commercial 3 zone designation is most appropriate in

areas generally characterized by the following:

1. Existing Character.

a.

C.

Major commercial nodes surrounded by medium- to high-density residential areas or
other commercial areas; or

Commercial, retail-oriented strip along a major arterial with significant amounts of retail
frontage and generally surrounded by medium-density residential areas; or

Shopping centers.

2. Physical Conditions Favoring Designation as NC3.

a.

b.

e.

f.

Served by principal arterial,

Separated from low-density residential areas by physical edges, less-intense commercial
areas or more-intense residential areas;

Highly accessible for large numbers of people (considering present and anticipated
congestion) so that intense activity of a major commercial node can be accommodated;

Combination of circulation and transit system accommodates commercial traffic without
drawing traffic through residential areas;

Excellent transit service;

Presence of large, perhaps shared, off-street parking lots; land available for additional
parking, or other means to accommodate parking demand.

(Ord. 117430 § 18, 1994: Ord. 116795 § 4, 1993: Ord. 112777 § 2(part), 1986.)

23.34.079 Neighborhood Commercial 3/Residential (NC3/R) designation.



A Function. An area designated as NC3/R functions as an NC3 zone while maintaining existing
residential uses and/or promoting increased residential development. These areas provide locations for moderate
density residential development in single purpose and mixed use structures; limit single purpose commercial
development; and encourage commercial storefronts built to the front property line.

B. NC3 zoned areas or areas that meet NC3 criteria may be designated NC3/R only under the
following conditions:

1. Areas located inside urban center villages and the village core of hub urban villages, or

2. Areas in a residential urban village characterized by a concentration of small retail sales and
service uses and residential support services, where it is desirable to promote high density
residential uses.

(Ord. 121831 § 2, 2005; Ord. 117430 § 19, 1994.)

23.34.080 Commercial 1 (C1) zone, function and locational criteria.

A. Function. An auto-oriented, primarily retail/service commercial area, that serves surrounding
neighborhoods and the larger community or citywide clientele. The area provides a wide range of commercial
services, including retail, offices and business support services, and may also provide for residential uses at
limited densities.

B. Locational Criteria. Commercial 1 zone designation is most appropriate in areas generally
characterized by the following:

1. Existing Character.

a. Shopping centers; or
b. Shopping areas along arterials where customers drive from one (1) individual business to
another.
2. Physical Conditions Favoring Designation as C1.
a. Readily accessible from a principal arterial,
b. Presence of edges that buffer residential or commercial areas of lesser intensity, such as

changes in street layout or platting pattern;
C. Predominance of large lots that can accommodate a wide range of commercial activity;

d. Limited pedestrian access on the public right-of-way, curb cuts, auto movement or
parking lots create an environment which is unfriendly to pedestrian activity;

e. Presence of large, perhaps shared, off-street parking lots; readily accessible from major
transportation corridors or arterials.



(Ord. 117430 8§ 20, 1994: Ord. 112777 § 2(part), 1986.)
23.34.082 Commercial 2 (C2) zone, function and locational criteria.

A Function. An auto-oriented, primarily non-retail commercial area that provides a wide range of
commercial activities serving a citywide function. These areas provide employment opportunities, business
support services and locations for light manufacturing and warehouse uses, and may also provide for residential
uses at limited densities.

B. Locational Criteria. Commercial 2 zone designation is most appropriate in areas generally
characterized by the following:

1. Existing Character.

a. Major commercial nodes characterized by heavy, non-retail commercial activity, often
including a few major employees; or

b. A commercial strip located along a major arterial characterized by heavy, non-retail
commercial activity.

2. Physical Conditions Favoring Designation as C2.
a. Readily accessible from a principal arterial,
b. Possibly adjacent to manufacturing/industrial zones;
C. Presence of edges that buffer residential or commercial areas of lesser intensity, such as

changes in street layout or platting pattern;

d. Predominance of large lots which can accommodate a wide range of heavy commercial
and light manufacturing activity;

e. Limited pedestrian access.
(Ord. 117430 § 21, 1994: Ord. 112777 § 2(part), 1986.)

23.34.086 Locational criteria--Pedestrian District 1 (P1) overlay.

In reviewing a proposal to rezone an area to Pedestrian District 1 (P1) overlay, the following criteria
shall be considered:

A. Function. To preserve and encourage an intensely retail and pedestrian-oriented shopping district
where non-auto modes of transportation to and within the district are strongly favored.

B. Desired Characteristics.

1. Intense pedestrian interest and activity at street level;



2. Wide variety of retail/service activities;

3. Large number of shops and services per block;

4. Buildings built to the front property line with a minimum of auto-oriented uses;

5. Minimal pedestrian-auto conflicts.

C. Physical Conditions Favoring Designation as P1.

1. Pedestrian district generally surrounded by medium- to high-density residential areas and/or

major activity centers;

2. Excellent access for transit, bicycle and pedestrian;
| Availability of on- and off-street parking which can accommodate those who drive to the area;
4. Commercial areas with sufficient depth to accommodate off-street parking away from the

principal pedestrian street;

5. Alleys or side streets allow access to parking areas by means other than curb cuts on principal
pedestrian street;

6. Strong existing pedestrian character substantially reduces impact of parking waiver on
surrounding areas.
(Ord. 112777 § 2(part), 1986.)

23.34.088 Locational criteria--Pedestrian District 2 (P2) overlay.

In reviewing a proposal to rezone an area to Pedestrian District 2 (P2) overlay, the following criteria
shall be considered:

A. Function. To preserve and encourage a pedestrian-oriented retail shopping area where non-auto
modes of transportation within the district are strongly favored but where many of the conditions favoring
designation as P1 are not present.

B. Desired Characteristics.
1. A variety of retail/service activities and interest along the street front, with limited breaks for
parking;

2. Primarily built to the front property line;

3. Minimal pedestrian-auto conflicts;



4.

Commercial frontage uninterrupted by housing, drive-in facilities, or large parking areas along
the principal pedestrian street front.

Physical Conditions Favoring Designation as P2.
The area is surrounded by low- to medium-density residential areas;
Pedestrian access from residential areas is good, and/or excellent transit service exists;

On- and off-street parking capacity is limited, and full parking waiver (as in Pedestrian 1) could
create unacceptable spillover parking in surrounding residential areas;

The commercial area is shallow, so that there is limited opportunity to provide accessory parking
away from the principal pedestrian street front.

(Ord. 112777 8 2(part), 1986.)

23.34.089 Locational criteria--Station Area Overlay District.

A

Establishing a Station Area Overlay District. In reviewing a proposal to establish a Station Area

Overlay District, the following criteria shall be considered:

1.

Function. To preserve or encourage a diverse, mixed-use community with a pedestrian
orientation around proposed light rail stations or access to other high capacity transit, where
incompatible automobile-oriented uses are discouraged and transit-oriented use and development
is encouraged.

Desired Characteristics. The Station Area Overlay District designation is most appropriate in
areas generally characterized by one or more of the following:

a. High levels of pedestrian activity at street level in commercial and mixed-use zones; or

b. Presence of a wide variety of retail/service activities in commercial and mixed-use zones;
or

C. Minimal pedestrian-auto conflicts; or

d. Medium to high residential density in close proximity to light rail stations or access to

other high capacity transit.

Physical Conditions Favoring Designation as Station Area Overlay District. The Station Area
Overlay District shall be located around a proposed light rail station or access to other high
capacity transit and include land within approximately one thousand three hundred and twenty
feet (1,320") of the station or stop. Other factors to consider in including properties within the
overlay district include, but are not limited to the following:

a. Presence of medium to high density residential zoning in proximity to the proposed light



rail station or access to other high capacity transit;

b. Presence of a commercial or mixed-use area where goods and services are available to
the public and where opportunities for enhancement of the pedestrian environment exist;

C. Opportunities for new development to access transit, bicycle and pedestrian modes of
transportation;

d. Opportunities for construction of new development that will support transit;

e. Properties zoned Single-family may only be included within the overlay district when it
can be demonstrated that the criteria for Single-family designation cannot be satisfied.

B. Revising the Boundaries of a Station Area Overlay District.

1. When a proposal is made to include land within an existing Station Area Overlay District, the
land proposed to be added must be contiguous to the Station Area Overlay District, be consistent
with the criteria prescribed in subsection A, above, and satisfy the function of and locational
criteria for a commercial or multifamily zone designation.

2. When a proposal is made to remove land from an existing Station Overlay District, the land
proposed to be removed must be contiguous to land lying outside the boundary and not meet the
criteria in subsection A of this section.

(Ord. 120452 81, 2001.)

23.34.090 Designation of industrial zones.

A. The industrial zones are intended to support existing industrial activity and related businesses
and provide for new industrial development, as well as increased employment opportunities.

B. Industrial areas are generally well-served by rail, truck and water transportation facilities and do
not require direct vehicular access through residential zones.

C. Relative isolation from residential zones either by distance or physical buffers shall be preferred
in the creation of new industrial zones.

D. Areas where the infrastructure (streets, water, sewer, electrical, and other facilities) is adequate,
or can be upgraded at a reasonable cost, are preferred to accommodate an industrial designation.

E. 1. Economic Development. Increasing industrially zoned land shall be favorably considered
when such action will provide additional opportunities for business expansion, retention of
manufacturing and other industrial firms in Seattle, or increased employment, especially employment
that adds to or maintains the diversity of job opportunities in Seattle. Land proposed to be assigned an
industrial designation shall be suitable for manufacturing, research and development and other industrial
uses and shall meet the locational criteria for the industrial zone.



2. The rezone shall enhance and strengthen the industrial character of an area.

F. In determining appropriate boundaries with residentially and commercially zoned land, the
appropriate location and rezone criteria shall be considered.

G. Rezoning of Industrial Land. Rezoning of industrial land to a less-intensive zone shall be
discouraged unless most of the following can be shown:

1. The area does not meet the locational criteria for the industrial zone.

2. The rezone will not decrease industrial development and employment potential, especially
manufacturing employment.

3. The rezone would not result in existing industrial uses becoming nonconforming.

4. The area clearly functions as a residential or commercial zone, has little or no potential for
industrial development, and would not lead to further encroachment of residential, office, or
retail uses into industrially zoned land located adjacent to or near the proposed rezone.

5. The rezone shall be consistent with the Seattle Shoreline Master Program.
6. The area is not part of an adopted Manufacturing/Industrial Center (MIC).

H. Compatibility With Scale and Character of Surrounding Area-Edges. In general, a transition in
scale and character shall be provided between zones. A gradual change in height limit or an area of transition
(e.g., commercial zone between residential and industrial zones) shall be provided when the area lacks physical
edges. Rezones shall achieve a better separation between residential and industrial zones, significantly reducing
or eliminating major land use conflicts in the area. The following elements shall be considered physical edges or
buffers:

1. Natural features such as topographic breaks, lakes, streams, ravines and shorelines;
2. Freeways, expressways, other major traffic arterials, and railroad tracks;

3. Changes in street layout and block orientation;

4. Open spaces and greenspaces.

l. Existing Pattern of Development. Consideration shall be given to whether the area is primarily
industrial, commercial, residential, or a mix, and whether the area is fully developed and in need of room for
expansion, or minimally developed with vacant parcels and structures.

(Ord. 120691 8 7, 2001; Ord. 117430 § 22, 1994: Ord. 113658 8 2(part), 1987.)

23.34.092 General Industrial 1 (IG1) zone, function and locational criteria.

A. Function. An area that provides opportunities for manufacturing and industrial uses and related



activity, where these activities are already established and viable, and their accessibility by rail and/or waterway
make them a specialized and limited land resource.

B. Locational Criteria. General Industrial 1 zone designation is most appropriate in areas generally
characterized by the following:

1. Avreas directly related to the shoreline having the following characteristics:
a. Suitable water access for marine industrial activity,
b. Upland property of sufficient depth to accommodate industrial activity,
C. An existing character established by industrial uses and related commercial activity

including manufacturing use, warehousing, transportation, utilities, and similar activities;
2. Areas directly related to major rail lines serving industrial businesses;

3. Areas containing mostly industrial uses, including manufacturing, heavy commercial,
warehousing, transportation, utilities and similar activities;

4. Large areas with generally flat topography;

5. Avreas platted into large parcels of land.
(Ord. 117430 § 23, 1994: Ord. 113658 § 2(part), 1987.)

23.34.093 General Industrial 2 (1G2) zone, function and locational criteria.

A. Function. An area with existing industrial uses, that provides space for new industrial
development and accommodates a broad mix of activity, including additional commercial development, when
such activity improves employment opportunities and the physical conditions of the area without conflicting
with industrial activity.

B. Locational Criteria. General Industrial 2 zone designation is most appropriate in areas generally
characterized by the following:

1. Areas that are developed with industrial activity or a mix of industrial activity and a wide range
of commercial uses;

2. Areas where facilities, such as the Kingdome or Design Center, have established a more
commercial character for the surroundings and have created the need for a broader mix of
support uses;

3. Areas with adequate access to the existing and planned neighborhood transportation network;
where additional trips generated by increased commercial densities can be accommodated
without conflicting with the access and circulation needs of industrial activity;



4, Areas where increased commercial densities would allow the economic reuse of small sites and
existing buildings no longer suited to current industrial needs;

5. Areas that, because of their size and isolation from a larger industrial area due to separation by
another type of zone or major physical barrier, such as an arterial or waterway, can accommodate
more nonindustrial activity without conflicting with the industrial function of the larger industrial

area;
6. Large areas with generally flat topography;
7. Areas platted into large parcels of land.

(Ord. 117430 8§ 24, 1994.)
23.34.094 Industrial Buffer (I1B) zone, function and locational criteria.

A. Function. An area that provides an appropriate transition between industrial areas and adjacent
residential zones, or commercial zones having a residential orientation and/or pedestrian character.

B. Locational Criteria. Industrial Buffer zone designation is most appropriate in areas generally
characterized by the following:

1. Areas containing industrial uses or a mix of industrial activity and a wide range of commercial
uses which are located on the edge of a larger industrial area designated Industrial General 1
(IG1), Industrial General 2 (IG2), or Industrial Commercial (IC).

2. Areas where a transition is needed to protect a less-intensive zone from potential negative
impacts of industrial activity when the area directly abuts a residential, Neighborhood
Commercial 1 (NC1), Neighborhood Commercial 2 (NC2), Neighborhood Commercial
2/Residential (NC2/R), Neighborhood Commercial 3 (NC3), Neighborhood Commercial
3/Residential (NC3/R), Commercial 1 (C1), or Commercial 2 (C2) zone with a substantial
amount of residential development and/or pedestrian character.

C. Zone Boundaries. The boundaries and overall depth of the Industrial Buffer (IB) zone shall vary
according to the specific conditions of each area, so that an adequate separation between industrial activity and
less-intensive zones can be provided to reduce through traffic, noise, visual conflicts, and other impacts of
industrial development. However, where there are no special features or other conditions to provide sufficient
buffer depth, a distance ranging from three hundred (300) to five hundred (500) feet shall be maintained as a
buffer. Within an industrial area, the following conditions help establish the transition desired between
industrial areas and less-intensive zones and should be considered in establishing boundaries separating the
Industrial Buffer zone from the rest of the industrial area:

1. Topographic Conditions. Significant changes in topography within an industrial area may
provide a good boundary for the Industrial Buffer zone by reducing the noise and visual impacts
of the larger industrial area on an abutting, less-intensive zone.

2. Development Patterns. Changes in the type of activity and/or the scale of existing development



occurring along the edge of an industrial area may create conditions that are more compatible
with the abutting, less-intensive zone.

3. Grid and Platting Patterns. Changes in block sizes, shifts in the street grid, a major arterial,
undeveloped streets, platted lot lines, and other factors related to the platting pattern often create
separate areas which, when located along the edge of an industrial area, can reinforce the
transition desired in the Industrial Buffer zone.

4. Special Features. Certain natural or built features such as railway lines, open spaces,
transmission line rights-of-way, and waterways may, because of their width, siting, or
landscaping, separate the edge of an industrial zone from a larger industrial area, helping to
establish the edge of the Industrial Buffer zone.

(Ord. 118414 § 4, 1996; Ord. 117430 § 25, 1994: Ord. 113658 § 2(part), 1987.)

23.34.096 Locational criteria--Industrial Commercial (IC) zone.

The Industrial Commercial (IC) zone is intended to promote development of businesses which
incorporate a mix of industrial and commercial activities, including light manufacturing and research and
development, while accommodating a wide range of other employment activities. In reviewing a proposal to
rezone an area to Industrial Commercial (IC), the following criteria shall be considered:

A. Areas with amenities such as shoreline views, proximity to downtown, or access to public open
spaces that could provide an attraction for new businesses, particularly new technology-oriented and research
and development activities which might otherwise be likely to seek locations outside the City;

B. Areas in close proximity to major institutions capable of providing support for new
technology-oriented and research and development businesses;

C. Former industrial areas which are undergoing a transition to predominantly commercial or mixed
commercial and industrial activity, but where transportation and/or other infrastructure capacities are
constrained and can only accommodate modest growth without major improvements;

D. Areas where there is an existing concentration of technology-oriented and research and
development uses which may be subject to displacement by commercial development;

E. Areas which are underutilized and, through substantial redevelopment, could provide the type of
campus-like environment attractive for new technology-oriented industrial and commercial development.
(Ord. 113658 § 2(part), 1987.)
23.34.100 Designation of Downtown zones.

Rezones to a Downtown zone designation shall be considered only for areas within the boundaries of the
Downtown Urban Center as shown on the Official Land Use Map.
(Ord. 119484 § 4, 1999: Ord. 117430 § 27, 1994.)

23.34.102 Downtown Office Core-1 (DOC-1) zone, function and locational criteria.



Locations appropriate for Downtown Office Core-1 zone designation shall be consistent with the
following:

A Function. Areas that provide high density office and commercial activities with related support
services and retail shopping. The density of office activity shall be greater in this area than any other part of
downtown.

B. Scale and Character of Development. Areas with the greatest concentration of large buildings of
primarily office and commercial use.

C. Transportation and Infrastructure Capacity. Areas with a very high level of access to vehicular
and transit systems and where the existing urban infrastructure is adequate or can be easily expanded to support
high densities of development.

D. Relationship to Surrounding Activity. A single, contiguous area which is centrally located in
relation to other downtown districts having lower intensities of development and more mixing of uses.
(Ord. 117430 § 28, 1994.)

23.34.104 Downtown Office Core-2 (DOC-2) zone, function and locational criteria.

Locations appropriate for Downtown Office Core-2 zone designation shall be consistent with the
following:

A. Function. Areas that provide a range of high density office and commercial activities with retail
shopping and support services closely related to the primary office core. The density of development is not as
great as in the DOC-1 designation.

B. Scale and Character of Development. Areas where large scale office buildings are appropriate
and do not adversely affect the pedestrian environment or existing development determined desirable for
preservation.

C. Transportation and Infrastructure Capacity. Areas that are well served by transit and vehicular
systems and where other urban infrastructure systems are adequate or readily expandable to accommodate
anticipated growth.

D. Relationship to Surrounding Activity. Areas shall be adjacent to DOC-1. These areas shall
provide transition to the north of the office and retail cores where the character is not well established and land
is available for development. To the south of the office core, these areas shall provide a transition to those areas
where a strong character exists in Pioneer Square and the International District.

E. Heights. Two (2) height classifications of DOC-2 shall provide transition between the high
structures of the DOC-1 designation and areas adjacent to this classification. Generally, maximum heights
should be lower in the southern part of downtown to provide transition to Pioneer Square and the International
District.

(Ord. 117430 § 29, 1994.)



23.34.106 Downtown Retail Core (DRC) zone, function and locational criteria.

Locations appropriate for Downtown Retail Core zone designation shall be consistent with the
following:

A. Function. Areas that provide highly concentrated, regional retail shopping activity in the core of
downtown. Retail shopping, entertainment and consumer services predominate at street level, and related and
supporting uses occur in the upper floors of buildings. Office and other commercial uses may also be present,
but at a density and scale of development that does not conflict with the primary retail function or make the
street level environment less conducive to shopping.

B. Scale and Character of Development. Areas with moderate scale buildings and well defined
street spaces where sidewalks are lined with a variety of retail shopping, entertainment and consumer services.
Avreas are characterized by a combination of buildings and street spaces conducive to an active, high quality
pedestrian environment on relatively level terrain.

C. Transportation Access. Areas where both vehicular and transit systems provide good access for
shoppers. The area is served by a wide range of regional, citywide and local transit routes providing high levels
of service during the prime shopping hours of the day and evening. Recognizing that the auto will be a prime
means of shopper travel, the area provides good off-peak auto access with adequate amounts of short-term
shopper parking.

D. Relationship to Surrounding Activity. The area shall be centrally located in relation to areas of
downtown employment and residential concentrations.
(Ord. 117430 8 30, 1994.)

23.34.108 Downtown Mixed Commercial (DMC) zone, function and locational criteria.

Locations appropriate for Downtown Mixed Commercial zone designation shall be consistent with the
following:

A. Function. Areas characterized by lower scale office, retail and commercial uses related to
activity in the office and retail cores, mixed with housing and associated residential services.

B. Scale and Character of Development. The scale of buildings shall be moderate in height and
mass to provide a physical transition between the high density office areas and surrounding lower scale mixed
use and residential districts.

C. Transportation and Infrastructure Capacity. Areas having less accessibility to vehicular and
transit systems than the concentrated office districts. Transportation and other infrastructure capacities shall be
capable of accommodating modest growth without major improvement.

D. Relationship to Surrounding Activity. Areas that provide less intensive activity along the western
and northern edges of the retail and office cores. These areas shall provide a buffer to less intensive areas, such
as the Harborfront, Pike Place Market, and Denny Regrade residential area to the west and the Neighborhood



Commercial areas north of Denny Way.

E. Heights. Five (5) height designations shall provide desired transitions compatible with adjacent
downtown districts and those areas outside downtown.
(Ord. 117430 § 31, 1994.)

23.34.110 Downtown Mixed Residential (DMR) zone, function and locational criteria.

Locations appropriate for Downtown Mixed Residential zone designation shall be consistent with the
following:

A. Function. Areas that provide a mixed use community where housing and associated services and
amenities predominate. Office, retail and other commercial uses shall be compatibly integrated with the
predominant residential character at low to moderate densities.

B. Scale and Character of Development. Areas where there is an existing base of housing and the
potential exists for establishing a residential community. Areas shall have the potential for supporting a wide
range of residential building types, ranging from midrise structures closely related to the street to larger tower
forms. Opportunities shall exist for major public amenities, such as parks and open space and views of
downtown. Elliott Bay and surrounding land forms.

C. Transportation and Infrastructure Capacity. Areas with adequate transportation and infrastructure
capacity to accommodate a substantial residential population. Employment densities shall be related to the
ability of the transportation system to accommodate peak hour flow without adversely affecting the residential
development.

D. Relationship to Surrounding Activity. Areas where there are surrounding mixed use areas
providing transition between the residential community and higher intensity core areas of downtown.

E. Mix of Use. Two (2) mix of use designations shall be applied to achieve subarea objectives. The
DMR/R designation shall apply to areas predominantly residential in character or containing large amounts of
underused land; non-residential uses may be present but should be of modest scale, likely to change in the
future, or neighborhood serving in character. The DMR/C designation shall apply to those areas containing
housing or having housing potential where larger scale, non-residential serving commercial development exists
and is likely to remain.

F. Heights. One (1) of three (3) building height designations may be applied to achieve subarea
objectives. The lowest height designation shall generally be centered on Belltown, in areas characterized by
existing modest scale development, buildings of historic character or topographic features such as the bluff
rising from Elliott Bay. The intermediate area shall provide transition in height and density to the north of
Belltown and along the bluff where larger scale commercial buildings divide the area from Elliott Bay. The
highest height and density shall apply to areas now characterized by larger residential and commercial
buildings, generally north and east of Belltown near the higher density mixed commercial areas of downtown.
(Ord. 117430 8§ 32, 1994.)

23.34.112 Pioneer Square Mixed (PSM) zone, locational criteria.



The Pioneer Square Mixed zone designation shall apply to those areas which lie within the Pioneer
Square Preservation District, north of those areas predominantly in manufacturing and industrial use and not
contained within the International Special Review District.

(Ord. 117430 § 33, 1994.)

23.34.114 International District Mixed (IDM) zone, locational criteria.

The International District Mixed zone designation shall be considered for areas of the International
Special Review District designated in Chapter 23.66 of the Land Use Code for mixed use development. The
areas designated IDM shall be characterized by a mix of uses contained in low and medium scale structures and
include the area west of Fifth Avenue South bordering Pioneer Square.

(Ord. 119484 8§ 5, 1999: Ord. 117430 8 34, 1994.)

23.34.116 International District Residential (IDR) zone, locational criteria.

The International District Residential zone designation shall be considered for areas of the International
Special District designated in Chapter 23.66 of the Land Use Code for development as a predominantly
residential neighborhood. The areas designated IDR shall be generally located north of the International District
core, contain parcels available for infill development and possess topographic features providing view potential.
(Ord. 119484 § 6, 1999: Ord. 117430 8 35, 1994.)

23.34.118 Downtown Harborfront-1 (DH-1) zone, locational criteria.

The Downtown Harborfront-1 zone and the Urban Harborfront Shoreline Environment designation shall
apply to waterfront lots and adjacent harbor area located within the boundaries of downtown.
(Ord. 117430 8 36, 1994.)

23.34.120 Downtown Harborfront-2 (DH-2), function and locational criteria.
The Downtown Harborfront-2 zone designation shall apply to those areas which meet the following:

A. Function. Areas which provide commercial activities in support of shoreline goals and related
office, commercial, retail and residential uses.

B. Scale and Character of Development. Areas where the intended scale of development is
moderate, and an orientation toward the water exists. The area provides a transition in scale and character
between the waterfront and adjacent downtown areas.

C. Transportation Capacity. Areas with transportation capacity to support low and moderate
densities commensurate with planned capacity of Alaskan Way.

D. Relationship to Surrounding Activity. Areas adjacent to the shoreline that have a strong physical
relationship to activities on the waterfront and are separated from downtown areas due to topographic
conditions. The primary relationship shall be to the harbor areas. The relationship to downtown shall be
secondary.



E. Heights. One (1) of three (3) height districts may be applied to maintain existing views from
upland public spaces and provide a transition in scale between the waterfront and downtown.
(Ord. 117430 8§ 37, 1994.)

23.34.122 Pike Market Mixed (PMM) zone, locational criteria.

The Pike Market Mixed zone designation shall apply to the area encompassed by the adopted Pike Place
Project Urban Renewal Plan inclusive of the Pike Place Historic District.
(Ord. 117430 § 38, 1994.)

23.34.124 Designation of Major Institution Overlay (MIO) districts.

A. Public Purpose. The applicant shall submit a statement which documents the reasons the rezone

IS being requested, including a discussion of the public benefits resulting from the proposed expansion, the way
in which the proposed expansion will serve the public purpose mission of the major institution, and the extent to
which the proposed expansion may affect the livability of the surrounding neighborhood. Review and comment
on the statement shall be requested from the appropriate Advisory Committee as well as relevant state and local
regulatory and advisory groups. In considering rezones, the objective shall be to achieve a better relationship
between residential or commercial uses and the Major Institution uses, and to reduce or eliminate major land
use conflicts in the area.

B. Boundaries Criteria. The following criteria shall be used in the selection of appropriate
boundaries for: 1) new Major Institution Overlay districts; 2) additions to existing MIO districts; and 3)
modifications to boundaries of existing MIO districts.

1. Establishment or modification of boundaries shall take account of the holding capacity of the
existing campus and the potential for new development with and without a boundary expansion.

2. Boundaries for an MIO district shall correspond with the main, contiguous major institution
campus. Properties separated by only a street, alley or other public right-of-way shall be
considered contiguous.

3. Boundaries shall provide for contiguous areas which are as compact as possible within the
constraints of existing development and property ownership.

4. Appropriate provisions of this chapter for the underlying zoning and the surrounding areas shall
be considered in the determination of boundaries.

5. Preferred locations for boundaries shall be streets, alleys or other public rights-of-way.
Configuration of platted lot lines, size of parcels, block orientation and street layout shall also be
considered.

6. Selection of boundaries should emphasize physical features that create natural edges such as

topographic changes, shorelines, freeways, arterials, changes in street layout and block
orientation, and large public facilities, land areas or open spaces, or greenspaces.



7. New or expanded boundaries shall not be permitted where they would result in the demolition of
structures with residential uses or change of use of those structures to non-residential major
institution uses unless comparable replacement is proposed to maintain the housing stock of the
city.

8. Expansion of boundaries generally shall not be justified by the need for development of
professional office uses.

9. The establishment or expansion of boundaries shall be in conformance with the provisions of
SMC Section 23.69.024, Major Institution designation.

C. Height Criteria. The following criteria shall be used in the selection of appropriate height
designations for: 1) proposed new Major Institution Overlay districts; 2) proposed additions to existing MIO
districts; and 3) proposed modifications to height limits within existing M10O districts;

1. Increases to height limits may be considered where it is desirable to limit MIO district boundary
by expansion.

2. Height limits at the district boundary shall be compatible with those in the adjacent areas.

3. Transitional height limits shall be provided wherever feasible when the maximum permitted
height within the overlay district is significantly higher than permitted in areas adjoining the
major institution campus.

4. Height limits should generally not be lower than existing development to avoid creating
non-conforming structures.

5. Obstruction of public scenic or landmark views to, from or across a major institution campus
should be avoided where possible.

D. In addition to the general rezone criteria contained in Section 23.34.008, the comments of the
Major Institution Master Plan Advisory Committee for the major institution requesting the rezone shall also be

considered.
(Ord. 120691 & 8, 2001; Ord. 117929 § 7, 1995; Ord. 117430 § 39, 1994.)

23.34.126 Designation of the Seattle Mixed (SM) zone.

The Seattle Mixed (SM) zone is applied to achieve the goal of a diverse, mixed-use community with a
strong pedestrian orientation. The zone permits a wide range of uses and promotes density to encourage a
mixed-use neighborhood. This zoning designation balances the need for flexibility and a variety of activities
with the need to provide adequate direction to ensure the presence of housing and commercial activities critical
to the success of an urban neighborhood.
(Ord. 121782 § 4, 2005; Ord. 118302 § 3, 1996.)

23.34.128 Seattle Mixed (SM) zone, function and locational criteria.



In considering rezones to the Seattle Mixed (SM) zone designation the following function and locational
criteria shall be taken into consideration:

A Function. An area that provides for a wide range of uses to encourage development of the area
into a mixed-use neighborhood with a pedestrian orientation or an area that is in transition from traditional
manufacturing or commercial uses to one where residential use is also appropriate;

B. Transportation and Infrastructure Capacity. An area that is well-served by transit and vehicular
systems and where utility infrastructure is adequate, or where such systems and infrastructure can be readily
expanded to accommodate growth;

C. Relationship to Surrounding Activity. An area that provides a transition from a densely
developed or zoned neighborhood or from industrial activity;

D. Mix of Use. An area within the SM zone may be identified for the purposes of encouraging a
primarily residential character. Such an area shall be designated as Seattle Mixed/Residential (SM/R). Within
the SM/R area, nonresidential uses shall generally be of modest scale or neighborhood-serving in character;

E. Height. Height limits of forty (40) feet, fifty-five (55) feet, sixty-five (65) feet, seventy-five (75)
feet, eighty-five (85) feet, and one hundred twenty-five (125) feet may be applied to land zoned SM. A forty
(40) or fifty-five (55) foot height shall be applied to the SM/R designation, or where it is appropriate to limit the
intensity and scale of new development. A sixty-five (65) foot, seventy-five (75) foot or eighty-five (85) foot
height shall apply where it is appropriate to provide for a uniform and pedestrian scale. A one hundred twenty
five (125) foot height may be designated to serve as transition from areas where greater heights are permitted.
(Ord. 121782 § 5, 2005; Ord. 118302 § 4, 1996.)

Division 2
Authorized Uses and Development Standards
Chapter 23.40
COMPLIANCE WITH REGULATIONS REQUIRED--EXCEPTIONS

Sections:

23.40.002 Conformity with regulations required.

23.40.004 Reduction of required spaces.

23.40.006 Demolition of housing.

23.40.008 Demolition of landmarks.

23.40.020 Variances.

23.40.030 Undeveloped streets--Modification of certain development standards.
23.40.040 Reasonable accommodation.

23.40.050 Demonstration program for innovative housing design.

23.40.002 Conformity with regulations required.

The establishment or change of use of any structures, buildings or premises, or any part thereof, shall



require approval according to the procedures set forth in Chapter 23.76, Procedures for Master Use Permits and
Council Land Use Decisions, except as permitted in 23.47.0041. No use of any structure or premises shall
hereafter be commenced, and no structure or part of a structure shall be erected, moved, reconstructed,
extended, enlarged or altered, except in conformity with the regulations specified in this title for the zone and
overlay district, if any, in which it is or will be located. Owners of such structures, building or premises or parts
thereof are responsible for any failure of such structures, buildings or premises to conform to the regulations of
this title and for compliance with the provisions of this title in or on such structures, buildings or premises. Any
other person who created, caused or contributed to a condition in or on such structure, building or premises,
either alone or with others, is also responsible under this title for any failure to conform to the regulations of this
title. Building and use permits on file shall be prima facie evidence of the time a building was built or modified,
or a use commenced, and the burden of demonstrating to the contrary shall be upon the owner. Changes to
existing structures may be permitted which make the structures nonconforming if the changes are required by
law for reasons of health and safety.

(Ord. 121093 § 1, 2003: Ord. 119473 8 1, 1999: Ord. 118794 § 14, 1997: Ord. 112522 § 7(part), 1985: Ord.
110669 § 6, 1982; Ord. 110381 § 1(part), 1982.)

23.40.004 Reduction of required spaces.

A. No minimum lot area, yard, setback, modulation, open space, landscaping, access, screening or
other element of development existing on or after July 24, 1957, shall be reduced in area, number or dimension
below the minimum development standard required by this Land Use Code, nor shall any existing lot area, yard,
setback, modulation, open space, landscaping, access, screening or other element of development less than the
minimum required by this Land Use Code be further reduced, except as specifically provided in this Code.

B. Legally established parking spaces or loading areas existing on or after July 24, 1957 that
became required as accessory to a principal use on or after July 24, 1957, may not be eliminated unless at least
an equal number of spaces serving the use for which they are required and meeting the requirements of this
Code are provided.

C. No minimum lot area, yard, setback, open space, landscaping, access, screening or other element
of a development used to meet a development standard for one (1) use or structure may be used to meet the
development standards of another use or structure except as specifically provided in this Code.

(Ord. 111390 § 3, 1983: Ord. 110669 § 7, 1982.)

23.40.006 Demolition of housing.

No demolition permit for a structure containing a housing unit shall be issued unless one of the
following conditions is satisfied:

A. A permit or approval has been issued by the Director according to the procedures set forth in
Chapter 23.76, Procedures for Master Use Permits and Council Land Use Decisions, to change the use of the
structure or the premises; provided, that no housing demolition permit may be issued if the new use is for
nonrequired parking; or

B. A permit or approval has been issued by the Director to relocate the structure containing housing
units to another lot within the City to be used, on the new lot, as housing units; or



B Demolition of the structure is ordered by the Director for reasons of health and safety under
Chapter 22.206 or 22.208 of the Housing and Building Maintenance Code, or under the provisions of the Seattle
Building Code;*

D. The housing unit(s) to be demolished have been continuously vacant since January 1, 1974.

(Ord. 118414 § 5, 1996; Ord. 115058 § 3, 1990.)
1. Editor's Note: The Seattle Building Code is set out at Subtitle | of Title 22 of this Code.

23.40.008 Demolition of landmarks.

A Except as provided in subsection B, no demolition permit for a landmark shall be issued until the
requirements of Section 25.12.835 of the Landmarks Preservation Ordinance have been satisfied.

B. In the event that the Director believes that demolition of a landmark is required for reasons of
health and safety under Chapter 22.206 or 22.208 of the Housing and Building Maintenance Code or under the
provisions of the Seattle Building Code," the Director shall consult with the Landmarks Preservation Board and
with the Director of the Department of Neighborhoods about alternatives to demolition. The Director shall not
order demolition of a landmark until all alternatives to demolition have been explored, unless the Director is
faced with a threat to the public health and safety that is so imminent as to preclude all deliberation.

(Ord. 116540 § 2, 1993.)
1. Editor's Note: The Seattle Building Code is set out at Subtitle I of Title 22 of this Code.

23.40.020 Variances.

A Variances may be sought from the provisions of Subtitle I1, Divisions 2 and 3 of this Land Use
Code, as applicable, except for the establishment of a use which is otherwise not permitted in the zone in which
it is proposed, for maximum height which is shown on the Official Land Use Map,” from the provisions of
Section 23.55.014A, or from the provisions of Chapter 23.52. Applications for prohibited variances shall not be
accepted for filing.

B. Variances shall be authorized according to the procedures set forth in Chapter 23.76, Procedures
for Master Use Permits and Council Land Use Decisions.

C. Variances from the provisions or requirements of this Land Use Code shall be authorized when
all the facts and conditions listed below are found to exist:

1. Because of unusual conditions applicable to the subject property, including size, shape,
topography, location or surroundings, which were not created by the owner or applicant, the
strict application of this Land Use Code would deprive the property of rights and privileges
enjoyed by other properties in the same zone or vicinity; and

2. The requested variance does not go beyond the minimum necessary to afford relief, and does not
constitute a grant of special privilege inconsistent with the limitations upon other properties in
the vicinity and zone in which the subject property is located; and

3. The granting of the variance will not be materially detrimental to the public welfare or injurious



to the property or improvements in the zone or vicinity in which the subject property is located;
and

4. The literal interpretation and strict application of the applicable provisions or requirements of
this Land Use Code would cause undue hardship or practical difficulties; and

5. The requested variance would be consistent with the spirit and purpose of the Land Use Code
regulations for the area.

D. In order to qualify for a variance under the foregoing criteria, an applicant need not demonstrate
that, absent the variance, he or she would have no reasonable economic use of the property at issue.

E. When a variance is authorized, conditions may be attached regarding the location, character and
other features of a proposed structure or use as may be deemed necessary to carry out the spirit and purpose of
this Land Use Code.

(Ord. 120691 § 9, 2001; Ord. 118727 8 1, 1997: Ord. 117570 § 11, 1995: Ord. 117383 § 2, 1994; Ord. 113263 §
2, 1986; Ord. 112522 § 7(part), 1985; Ord. 111390 § 4, 1983; Ord. 110669 § 8, 1982: Ord. 110381 § 1(part),

1982.)
1. Editor's Note: The Official Land Use Map is codified at the end of this title.

23.40.030 Undeveloped streets--Modification of certain development standards.

For purposes of determining yards, setbacks and whether or not a lot is a corner lot or a through lot, the
Director may allow an abutting street to be treated as an alley if the Director finds that the lot abuts on at least
one (1) other street suitable for vehicular use or is served by an access easement meeting the standards of
Section 23.53.025, and that the following criteria are met:

A. The street in the block where it abuts the lot is wholly undeveloped, is unpaved, or is developed
with a roadway less than twenty (20) feet in width; and

B. The street provides either no access or only secondary access to those lots to which it abuts; and

C. The development proposed for the lot does not require improvement of the street and no plans to
develop the street are on file with the City; and

D. Existing streetscapes and development patterns are not disrupted.
(Ord. 115326 § 3, 1990.)

23.40.040 Reasonable accommodation.

The Federal Fair Housing Act requires that reasonable accommodations be made in rules, policies,
practices, or services, when such accommodations may be necessary to afford handicapped people equal
opportunity to use an enjoy a dwelling. The Director is therefore authorized to make accommodations in the
provisions of this title as applied to dwellings occupied or to be occupied by handicapped persons as defined in
the Federal Fair Housing Act, when the Director determines that such accommodations reasonably may be
necessary in order to comply with such Act.

(Ord. 117202 § 24, 1994.)



23.40.050 Demonstration program for innovative housing design.

A.

Purpose and Intent. The purpose of this section is to establish a demonstration program for

innovative housing design. The goals of the demonstration program are to test new or more flexible regulations
and processes in an effort:

1.

B.

To encourage housing production, particularly types of housing that are not readily available in
Seattle, or are not currently being produced,;

To stimulate innovative housing design that is consistent with the housing goals of a
neighborhood, and that fits in with or improves the character of the neighborhood;

To encourage the development of housing that will serve as a catalyst to stimulate housing
production, particularly in neighborhoods where new or rehabilitated residential development
has been limited,;

To serve as a model for other neighborhoods, demonstrating housing solutions that could have
broader application in other neighborhoods;

To increase the diversity of housing types and levels of affordability to meet the varied needs and
goals of a neighborhood.

Scope of Authority to Modify Land Use Code Requirements. Demonstration projects shall be

selected and reviewed in accordance with the demonstration program for innovative housing design adopted by
Ordinance 119241, as modified and amended by Ordinances 119368, 119784 and 120318. Each demonstration
project shall comply with all of the requirements of the Land Use Code otherwise applicable to the project,
except as specified below:

1.

Each demonstration project, including single-family development and redevelopment of existing
structures, shall be reviewed through the design review process contained in SMC Chapter 23.41
and in SMC Chapter 23.76. Detached accessory dwelling unit projects selected in Category one
of the demonstration program shall use the administrative design review process at SMC Section
23.41.016.

A maximum of ten (10) detached accessory dwelling units may be allowed in single-family
zones contrary to the requirement in SMC Section 23.44.006 A. For purposes of this section, a
"detached accessory dwelling unit" means an additional room or set of rooms that are located
within a structure accessory to an owner-occupied single-family structure, that is not connected
to the principal structure and is designed, arranged, occupied or intended to be occupied by not
more than one (1) household as living accommodations independent from any other household.
Such units must be developed according to the development standards for accessory structures
and accessory dwelling units in single-family zones, Sections 23.44.040 and 23.44.041, except
that:

a. Contrary to SMC Section 23.44.041 A4 the accessory dwelling unit may be located in a



structure that is detached from the single-family dwelling that is the principal use on the
lot; and

Additional modifications to the development standards contained in SMC Section
23.44.040 and SMC Section 23.44.041 may be allowed as departures through the design
review process under SMC Section 23.41.012; and

In addition to the development standard departures allowed in Section 23.41.012, a
departure may be allowed for additional height up to a maximum of two (2) stories, in
order to accommodate detached accessory dwelling units in a single story unit above a
detached garage and other detached accessory dwelling units of a similar height; provided
that, no height departure may be granted that would result in a structure that is higher
than the maximum allowed for single-family structures in single-family zones other than
lots zoned residential small lot.

A maximum of ten (10) projects that include cottage housing, tandem housing or small lot
single-family development may be allowed in a single-family zone, contrary to the minimum lot
area requirements of SMC Section 23.44.010 and other development standards contained in
SMC Chapter 23.44. Such development must comply with the residential small lot development
standards, SMC Chapter 23.43, except that modifications to the development standards contained
in SMC Chapter 23.43 may be allowed as departures through the design review process as
follows:

a.

A maximum of six (6) of these projects will be designated as Type A projects. For these
Type A projects, in addition to the development standard departures allowed under SMC
Section 23.41.012, departures may also be allowed for:

1) Additional height up to a maximum of fifteen (15) percent over the maximum
allowed by SMC Section 23.43.012 for cottage housing, by SMC Section
23.43.010 for tandem housing and by SMC Section 23.43.008 for small lot
single-family development; provided that, no height departure may be granted
that would result in a structure that is higher than the maximum allowed for
single-family structures in single-family zones other than lots zoned residential
small lot;

(2 The maximum total floor area of each cottage as required by SMC Section
23.43.012 D, as long as the maximum amount of total floor area for the entire
cottage housing development is not increased.

A maximum of four (4) of these projects will be designated as Type B projects. For Type
B projects, all of which must be in cottage housing developments, in addition to the
development standard departures allowed under SMC Section 23.41.012 and the
departures allowed pursuant to SMC Section 23.40.050 B3a for Type A projects,
departures may also be allowed:

Q) For increased density beyond that allowed by SMC Section 23.43.012 B1 when



the additional dwelling units are located above garages in accessory structures in
the cottage housing development, and the maximum increase in dwelling unit
density allowed by this demonstration project is fifty (50) percent above that
allowed by the current density limits contained in SMC Section 23.43.012 B1;
and

@) For additional height for accessory structures beyond the twelve (12) feet allowed
by SMC Section 23.43.040 A3, when the accessory structure contains a garage
with above-garage dwelling units, up to a maximum of fifteen (15) percent over
the maximum allowed by SMC Section 23.43.012 C for principal structures in
cottage housing developments; provided that, no height departure may be granted
that would result in an accessory structure that is higher than the maximum
allowed for single-family structures in single-family zones other than lots zoned
residential small lot.

4. A maximum of six (6) multifamily demonstration projects in a multifamily zone or as a part of a
mixed-use development project in a commercial zone outside of downtown, may be granted
height departures through the design review process, contrary to SMC Chapter 23.41 which, with
one (1) exception, does not allow height departures. A height departure of up to fifteen (15)
percent over the maximum height limit of the zone, may be allowed as long as:

a. No additional floors are constructed as a result of this additional height;

b. The overall scale of development as viewed from the street front has generally not
increased,

C. The structure is compatible with the neighborhood, and with the scale of development
allowed in the zone;

d. A height exception under SMC Section 23.47.008 C3 or C4 will not be requested as part
of the project; and

e. If private views protected by SMC Section 23.47.008 C4c will be blocked by the
demonstration project, no additional height greater than the additional height that could
be granted by a height exception under SMC Section 23.47.008 C4c may be granted by a
height departure under the demonstration program.

5. A maximum of six (6) residential projects in an existing structure in multifamily or commercial

zones outside of downtown, including mixed-use development, may use the design review
process. Development standard departures currently allowed only for new development under
SMC Section 23.41.012 may be granted for the redevelopment of these existing structures.

C. Vesting. For purposes of the demonstration program, all projects selected as demonstration
projects are subject to the vesting of development rights and Master Use Permit expiration rules applicable to
projects subject to design review contained in SMC Section 23.76.026 C.



D. Master Use Permit Expiration. For purposes of the demonstration program, all projects selected
as demonstration projects are subject to the Master Use Permit expiration rules applicable to Master Use
Permits with a design review component contained at SMC Section 23.76.032 A1f.

E. Master Use Permit Renewal. For purposes of the demonstration program, all projects that are
selected as demonstration projects are subject to the Master Use Permit renewal standards contained at SMC
Section 23.76.032 B1 and 2 only; the renewal standards in SMC Section 23.76.032 B3 shall not apply to
demonstration projects.

F. Cancellation, Renewal and Reestablishment of Building Permit Applications. All projects that
are chosen as demonstration projects must comply with all applicable provisions of the Seattle Building Code,
except as follows:

1. Cancellation of Permit Application. For purposes of this demonstration program and for
purposes of the cancellation of permit application standards contained in Section 106.6.4 of the
Seattle Building Code, all projects selected as demonstration projects shall be considered to be
projects that are vested to prior Land Use Code provisions and ones which do not conform to the
codes currently in effect.

2. Renewal of Building Permits. For purposes of this demonstration program, Section 106.9.2 of
the Seattle Building Code does not apply and building permits for projects selected as
demonstration projects shall not be renewed unless:

a. The building official determines that the permit complies, or is modified to comply, with
the code or codes in effect on the date of application renewal; or

b. The work authorized by the permit is substantially underway and progressing at a rate
approved by the building official. "Substantially underway" means that work such as
excavation, inspections, and installation of framing, electrical, mechanical and finish
work is being completed on a continuing basis;

C. Commencement or completion of the work authorized by the permit was delayed by
litigation, appeals, strikes or other causes related to the work authorized by the permit,
beyond the permit holder's control; and

d. For any demonstration project in a landslide-prone area, the requirements of SMC
Section 25.09.345 also apply.
3. Reestablishment of Expired Building Permit. For purposes of this demonstration program, no

building permit that has expired and not been renewed pursuant to subsection F2 above, shall be
reestablished. The exception to Section 106.9.3 of the Seattle Building Code does not apply.
(Ord. 120318 § 2, 2001; Ord. 119784 § 2, 1999; Ord. 119368 § 7, 1999; Ord. 119241 § 8, 1998.)
Chapter 23.41

EARLY PROJECT IMPLEMENTATION
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Editor's Note: Citywide Design Guidelines are available at the Master Use Permit Counter, Room 200, Dexter Horton Building.

Part | Design Review
23.41.002 Purpose and intent.
The purpose of this chapter is to implement the policies contained in Council Resolution 28757,
establishing design review as the first element of the Early Project Implementation Program. Design review is

intended to:

A. Encourage better design and site planning to help ensure that new development enhances the
character of the city and sensitively fits into neighborhoods, while allowing for diversity and creativity; and

B. Provide flexibility in the application of development standards to better meet the intent of the
Land Use Code as established by City policy, to meet neighborhood objectives, and to provide for effective
mitigation of a proposed project's impact and influence on a neighborhood; and

C. Improve communication and mutual understanding among developers, neighborhoods, and the
City early and throughout the development review process.
(Ord. 116909 § 1(part), 1993.)
23.41.004 Applicability.

A. Design Review Required.

1. Design review is required for any new multifamily or commercial structure that exceeds SEPA
thresholds if the structure:

a. Is located in one (1) of the following zones:
I Lowrise (L3, L4),
ii. Midrise (MR),
iii. Highrise (HR),

iv. Neighborhood Commercial (NC1, 2, 3),



V. Seattle Mixed (SM), or
Vi, Industrial Commercial (IC) zone within the South Lake Union Urban Center; or
b. Is located in a Commercial (C1 or C2) zone, and:

i The proposed structure is located within an urban village area identified in the
Seattle Comprehensive Plan, or

ii. The site of the proposed structure abuts or is directly across a street or alley from
any lot zoned single-family, or

iii. The proposed structure is located in the area bounded by NE 95th Street on the
south, NE 145th Street on the north, 15th Ave NE on the west, and Lake
Washington on the east.

2. Design review is required for all new Major Institution structures that exceed SEPA
thresholds in the zones listed in subsection Al of this section, unless the structure is
located within a Major Institution Overlay (MIO) district.

3. Downtown design review is required for all new multifamily and commercial structures
greater than or equal to the following thresholds:

DOC 1 and DOC 2 Zones

Use Threshold

Nonresidential 50,000 square feet of gross
floor area

Residential 20 dwelling units

DRC, DMC, DMR, DH1, DH2

Use Threshold

Nonresidential 20,000 square feet of gross
floor area

Residential 20 dwelling units

4, Design review is required for all new structures exceeding one hundred and twenty (120)

feet in width on any single street frontage in the Stadium Transition Area Overlay District
as shown in Exhibit 23.41.006 A.

5. Administrative Design Review to Protect Trees. As provided in Sections 25.11.070 and
25.11.080, administrative design review (Section 23.41.016) is required for new
multifamily and commercial structures in Lowrise, Midrise, and commercial zones when
an exceptional tree, as defined in Section 25.11.020, is located on the site, if design



review would not otherwise be required by this subsection A.

6. New multifamily or commercial structures in the zones listed in subsection Al of this
section, that are subject to SEPA solely as a result of the provisions of Section 25.05.908,
Environmentally Critical Areas, are exempt from design review.

Design Review--Optional.

Design review is optional to any applicant for new multifamily, commercial or Major Institution
structures not otherwise subject to this chapter, in the Stadium Transition Area Overlay District
and in all multifamily, commercial or downtown zones.

An administrative design review process is an option to an applicant for new multifamily, or
commercial structures, if the structure would not exceed SEPA thresholds or as provided in
subsection B3 below, in the Stadium Transition Area Overlay District and in multifamily,
commercial or downtown zones, according to the process described in Section 23.41.016.

Administrative Design Review to Protect Trees. As provided in Sections 25.11.070 and
25.11.080, an administrative design review process (Section 23.41.016) is an option to an
applicant for new multifamily and commercial structures in Lowrise, Midrise, and Commercial
zones to protect a tree over two (2) feet in diameter measured four and one-half (4 1/2) feet
above the ground, even when the project exceeds SEPA thresholds but design review would not
otherwise be required by subsection A, above.

An administrative design review process is an option to an applicant for installation of
telecommunication devices on new or existing structures according to the process described in
Section 23.41.016 in order to vary minor communication utility height limits in downtown zones
set forth in SMC Section 23.57.013 B, and telecommunication facilities development standards
set forth in Section 23.57.016.

Exemptions. The following structures are exempt from design review:
New structures located within special review districts, as regulated by Chapter 23.66;

New structures within Landmark districts as regulated by SMC Title 25, Environmental
Protection and Historic Preservation;

New structures that are within the historic character area of the Downtown Harborfront 1 zone,
as regulated by Section 23.60.704, or are otherwise required to undergo shoreline design review
as regulated by Chapter 23.60;

New monorail transit facilities that have been subject to review by the Seattle Design
Commission; and

New light rail transit facilities that have been subject to review by the Seattle Design
Commission.



(Ord. 121782 § 6, 2005; Ord. 121563 § 1, 2004; Ord. 121278 § 1, 2003; Ord. 120928 § 1, 2002; Ord. 120611 §
4, 2001; Ord. 119972 § 1, 2000; Ord. 119490 § 1, 1999; Ord. 119399 § 1, 1999: Ord. 118980 § 1, 1998; Ord.
118362 8 4, 1996; Ord. 118302 § 5, 1996; Ord. 118012 § 13, 1996: Ord. 117430 § 40, 1994; Ord. 116909 8§
1(part), 1993.)
23.41.006 Design Review Districts Map.

For the purposes of design review, the City shall be divided into seven (7) districts, as depicted on the
Design Review Districts Map, Exhibit 23.41.006 A.
(Ord. 119972 88 2, 3, 2000: Ord. 118980 § 2, 1998: Ord. 118012 § 14, 1996: Ord. 116909 § 1(part), 1993.)
GRAPHIC UNAVAILABLE: Exhibit 23.41.006A
23.41.008 Design Review Board.

A. Role of the Design Review Board. The Design Review Board shall be convened for the purpose
of reviewing all development subject to design review. To accomplish this purpose, the Design Review Board
shall:

1. Synthesize community input on design concerns and provide early design guidance to the
development team and community; and

2. Recommend to the Director specific conditions of approval which are consistent with the design
guidelines applicable to the development; and

3. Ensure fair and consistent application of Citywide or neighborhood-specific design guidelines.

B. Design Review Board Membership Criteria.

1. Members shall reside in Seattle; and

2. Members should possess experience in neighborhood land use issues and demonstrate, by their
experience, sensitivity in understanding the effect of design decisions on neighborhoods and the

development process; and

3. Members should possess a familiarity with land use processes and standards as applied in
Seattle; and

4. Consistent with the City's Code of Ethics, SMC Section 4.16.070, no member of the Design
Review Board shall have a financial or other private interest, direct or indirect, personally or
through a member of his or her immediate family, in a project under review by the Design
Review Board on which that member sits.

C. Design Review Board Composition.

1. The Design Review Board shall be composed as follows:



Design Review Board Composition

Representation Development Interests | Design Professions General Community Local Residential Local Business
Interests Interests Interests

Number 7 7 7 7 (1/district) 7 (L/district)

Selection Process 3 appointed by Mayor, | 3 appointed by Mayor, | 3 appointed by Mayor, | Nominated by community and business

4 by Council 4 by Council 4 by Council, 1 organizations, respectively; jointly appointed

pursuant to SMC by Mayor and Council
3.51"

Confirmation Confirmed by Council | Confirmed by Council | Confirmed by Council | Confirmed by Council

Process

\ One (1) designated young adult position is added to the Design Review Board pursuant to the
Get Engaged Program, SMC Chapter 3.51. The selection process and term of service related to
this young adult position are set forth in SMC Chapter 3.51.

2. Term. Upon appointment to the Design Review Board, a member shall serve for a period of two
years. A member may be re-appointed to subsequent terms pursuant to the selection and
confirmation process in subsection C1 of this Section.

D. Design Review Board Assignment.

1. Each design review district shall be assigned a Design Review Board consisting of five (5)
members, as follows:

a. One (1) member representing development-related interests;
b. One (1) member representing general community interests;
C. One (1) member representing the design professions;

d. One (1) member representing local residential interests; and
e. One (1) member representing local business interests.

2. Three (3) Design Review Board members shall be a quorum of each District Design Review
Board.

3. The five (5) Design Review Board members assigned to each project as described in subsection
D1 of this section shall be known collectively as the District Design Review Board. All members
of the District Design Review Board shall be voting members.

4. Substitutions.

a. In the event that more projects are undergoing simultaneous design review than a District




Design Review Board can review in a timely manner, the Director may assign such
projects to a geographically unassigned Substitute Design Review Board, whose five (5)
members the Director may select from the Substitute Design Review Board membership
described in subsection D5, so long as the five (5) members represent each of the five
interests required by subsection D1.

b. If an individual District Design Review Board member is unable to serve, the Director
may either appoint an individual from another District Design Review Board or may
appoint a Substitute Design Review Board member from the Substitute Design Review
Board membership described in Subsection D5 to serve in his or her absence, provided
that each interest group is represented by one (1) member.

C. The Director may assign a Design Review Board to review a project outside of its
designated district in order to expedite review, provided that the local residential
representative and local business representative shall review development only within
their district. In such a case, the Director shall appoint the local residential representative
and the local business representative from the District Board from which the project
originated, or a local residential representative and a local business representative from
the Substitute Design Review Board provided in subsection D5, or any combination
thereof, to review the project, so long as the local residential representative and the local
business representative appointed are from the same geographic district as the project to
be reviewed.

5. Substitute Design Review Board Membership.
a. Membership criteria:

1) A person must have been a member of the Design Review Board whose term has
expired;

(2) A person must indicate a willingness to continue participation on the Board; and

3) A person must have, in the opinion of the Director, demonstrated a commitment
to Design Review through exemplary attendance and Board participation.

b. The term of service for Substitute Design Review Board members is indefinite.

E. Meetings of the Design Review Board.

1. Project-specific early design guidance public meetings shall be held as required in Section
23.41.014 B. Notice of meetings of the Design Review Board shall be provided as described in
Chapter 23.76, Procedures for Master Use Permits and Council Land Use Decisions.

2. All meetings of the Design Review Board shall be held in the evening in a location which is

accessible and conveniently located in the same design review district as the proposed project.
Board meetings are open to the general public. The actions of the Board are not quasi-judicial in



nature.
(Ord. 121475 § 1, 2004: Ord. 120914 § 5, 2002; Ord. 118980 § 3, 1998: Ord. 118672 § 1, 1997: Ord. 118012 §
15, 1996; Ord. 117075 § 1, 1994; Ord. 116909 § 1(part), 1993.)

23.41.010 Design review guidelines.

A. The "Guidelines for Multifamily and Commercial Buildings, 1998" and neighborhood design
guidelines approved by the City Council and identified in subsection B, provide the basis for Design Review
Board recommendations and City design review decisions, except in Downtown, where the "Guidelines for
Downtown Development, 1999" apply. Neighborhood design guidelines are intended to augment and make
more specific the "Guidelines for Multifamily and Commercial Buildings, 1998" and the "Guidelines for
Downtown Development, 1999." To the extent there are conflicts between neighborhood design guidelines and
the "Guidelines for Multifamily and Commercial Buildings, 1998" or "Guidelines for Downtown Development,
1999", the neighborhood design guidelines shall prevail.

B. The following Neighborhood design guidelines are approved:

1. "University Community Design Guidelines, 2000";

2. "Pike/Pine Urban Center Village Design Guidelines, 2000™;

3. "Roosevelt Urban Village Design Guidelines, 2000";

4. "Ballard Municipal Center Master Plan Area Design Guidelines, 2000";
5. "West Seattle Junction Urban Village Design Guidelines, 2001";

6. "Green Lake Neighborhood Design Guidelines, 2001";

7. "Admiral Residential Urban Village Design Guidelines, 2002";

8. "South Lake Union Design Guidelines, 2005";

9. "Northgate Urban Center Overlay District Design Guidelines, 2003;

10.  "Belltown Urban Center Village Design Guidelines, 2004"; and

11.  "Wallingford Neighborhood Design Guidelines, 2005."
(Ord. 121781 § 1, 2005; Ord. 121759 § 1, 2005; Ord. 121534 § 1, 2004; Ord. 121476 § 4, 2004; Ord. 121305 §
1, 2003; Ord. 121303 § 1, 2003; Ord. 120785 § 1, 2002; Ord. 120447 § 1, 2001; Ord. 120209 § 1, 2000; Ord.
120081 § 1, 2000; Ord. 119399 § 2, 1999; Ord. 118012 § 16, 1996; Ord. 116909 § 1(part), 1993.)

23.41.012 Development standard departures.

A. Departure from Land Use Code requirements may be permitted for new multifamily,
commercial, and Major Institution development as part of the design review process. Departures may be



allowed if an applicant demonstrates that departures from Land Use Code standards would result in a
development which better meets the intent of the adopted design guidelines.

B.

1.

10.

11.

12.

Departures may be granted from the following requirements:

Structure width and depth limits;

Setback requirements;

Modulation requirements;

SM zone facade requirements, including transparency and blank facade provisions;

Design, location on the lot and access to parking requirements;

Open space, residential amenity area or common recreation area requirements;

Lot coverage limits;

Rooftop coverage limits that apply within the South Lake Union Hub Urban Village;
Screening and landscaping requirements;

Standards for the location and design of nonresidential uses in mixed use buildings;

Within Urban Centers, in L3 zones only, the pitched roof of a structure, as provided in Section
23.45.009 C, may incorporate additional height of up to twenty (20) percent of the maximum

height permitted, as provided in Section 23.45.009 A, subject to the following limitations:

a. A pitched roof may not incorporate the additional height if the structure is on a lot
abutting or across a street or alley from a single-family residential zone,

b. The proposed structure must be compatible with the general development potential
anticipated within the zone,

C. The additional height must not substantially interfere with views from up-slope
properties, and

d. No more than one (1) project on one (1) site within each Urban Center may incorporate
additional height in the pitched roofs of its structures pursuant to this subsection unless
development regulations enacted pursuant to a neighborhood planning process allow
other projects to incorporate such additional height;

Building height within the Roosevelt Commercial Core (up to an additional three (3) feet) for
properties zoned NC3-65', (Exhibit 23.41.012 A, Roosevelt Commercial Core);



13. Building height within the Ballard Municipal Center master plan area, for properties zoned
NC3-65', (Exhibit 23.41.012 B, Ballard Municipal Center Master Plan Area). The additional
height may not exceed nine (9) feet, and may be granted only for townhouses that front a
mid-block pedestrian connection or a park identified in the Ballard Municipal Center Master
Plan;

14.  Reduction in required parking for ground level retail uses that abut established mid-block
pedestrian connections through private property as identified in the "Ballard Municipal Center
Master Plan Design Guidelines, 2000." The parking requirement must be no less than the
required parking for Pedestrian 1 designated areas shown in Section 23.47.044 Chart E;

15. Downtown or Stadium Transition Overlay District street facade requirements;
16. Downtown upper-level development standards;

17. Downtown coverage and floor size limits;

18. Downtown maximum wall dimensions;

19. Downtown street level use requirements;

20.  Combined coverage of all rooftop features in downtown zones subject to the limitations in
Section 23.49.008 C2; and

21.  Certain conditions to allowance of additional height in DOC 1 and DOC 2 zones pursuant to
subsection 23.49.008 A 2, as follows:

a. Limits on gross floor area of stories under subsection 23.49.008 A2a(2); and

b. Percentages of lot area that must be occupied by open space or by structures no greater
than thirty-five (35) or sixty-five (65) feet in height, under subsection 23.49.008 A2b(1).

22.  Building height in Lowrise zones, and parking standards of Section 23.54.015 in Midrise and
Commercial zones, in order to protect existing trees as provided in Chapter 25.11;

23. Downtown view corridor and Downtown Green Street requirements to allow open railings on
upper level roof decks or rooftop open space to project into the required view corridor or Green
Street setback, provided such railings are determined to have a minimal impact on views and
meet the requirements of the Building Code; and

24.  Minor communication utility height limits in downtown zones set forth in SMC Section
23.57.013 B, and telecommunication facilities development standards set forth in Section
23.57.016.
(Ord. 121782 § 7, 2005; Ord. 121359 § 1, 2003; Ord. 120928 § 2, 2002; Ord. 120611 8§ 6, 2001; Ord. 120447 §
2, 2001; Ord. 120443 § 2, 2001; Ord. 120410 § 3, 2001; Ord. 120209 § 2, 2000; Ord. 120081 § 2, 2000; Ord.
119972 § 4, 2000; Ord. 119399 § 3, 1999: Ord. 119370 8§ 1, 1999: Ord. 118362 § 5, 1996; Ord. 118302 § 6,



1996; Ord. 118012 § 17, 1996; Ord. 117943 § 1, 1995: Ord. 116909 § 1(part), 1993.)

GRAPHIC UNAVAILABLE: Exhibit 23.41.012A

GRAPHIC UNAVAILABLE: Exhibit 23.41.012B

23.41.014 Design review process.

A.

A preapplication conference is required for all projects subject to design review, unless waived

by the Director, as described at Section 23.76.008.

B.

1.

Early Design Guidance Public Meeting.

Following a preapplication conference, and site visits by Design Review Board members
assigned to review a proposed project, an early design guidance public meeting with the Design
Review Board shall be held.

The purpose of the early design guidance public meeting shall be to identify concerns about the
site and the proposed project, review the design guidelines applicable to the site, determine
neighborhood priorities among the design guidelines, and explore design concepts and/or
options.

At the early design guidance public meeting, the project proponents shall present the following
information:

a. An initial site analysis addressing site opportunities and constraints, the use of all
adjacent buildings, and the zoning of the site and adjacent properties; and

b. A drawing of existing site conditions, indicating topography of the site and the location
of structures and prominent landscape elements on or abutting the site (including but not
limited to all trees six (6) inches or greater in diameter measured four and one half (4 1/2)
feet above the ground, with species indicated); and

C. Photos showing the facades of adjacent development, trees on the site, general streetscape
character and territorial or other views from the site, if any; and

d. A zoning envelope study which includes a perspective drawing; and
e. A description of the proponent's objectives with regard to site development.

The proponent is encouraged, but not required, to bring one (1) or more development concepts or
alternatives to indicate possible design options for the site.

Guidelines Priorities.

Based on the concerns expressed at the early design guidance public meeting or in writing to the



Design Review Board, the Board shall identify any guidelines that may not be applicable to the
site and identify those guidelines of highest priority to the neighborhood. The Board shall
incorporate any community consensus regarding design, expressed at the meeting into its
guideline priorities, to the extent the consensus is consistent with the design guidelines and
reasonable in light of the facts of the proposed development.

The Director shall distribute a copy of the guideline priorities applicable to the development to
all those who attended the early design guidance public meeting, to those who sent in comments
or otherwise requested notification, and to the project proponent.

The project proponent is encouraged to meet with the Board and the public for early resolution of
design issues, and may hold additional optional meetings with the public or the Board. The
Director may require the proponent to meet with the Board if the Director believes that such a
meeting may help to resolve design issues.

Application for Master Use Permit.

Following the early design guidance public meeting, distribution of the guideline priorities, and
any additional optional meetings that the project proponent chooses to hold with the public and
the Design Review Board, the proponent may apply for a Master Use Permit.

The Master Use Permit (MUP) application submittal shall include a supporting site analysis and
an explanation of how the proposal addresses the applicable design guidelines, in addition to
standard MUP submittal requirements as provided in Chapter 23.76, Procedures for Master Use
Permits and Council Land Use Decisions.

Notice of application for a development subject to design review shall be provided according to
Chapter 23.76, Procedures for Master Use Permits and Council Land Use Decisions.

Design Review Board Recommendation.

During a regularly scheduled evening meeting of the Design Review Board, other than the early
design guidance public meetings, the Board shall review the record of public comments on the
project's design, the project's conformance to the guideline priorities applicable to the proposed
project, and the staff's review of the project's design and its application of the design guidelines.

At the meeting of the Design Review Board, a determination shall be made by the Design
Review Board that the proposed design submitted by the project proponent does or does not
comply with applicable design guidelines. The Design Review Board shall recommend to the
Director whether to approve or conditionally approve the proposed project based on the design
guidelines, and whether to approve, condition or deny any requested departures from
development standards.

Director's Decision.

A decision on an application for a permit subject to design review shall be made by the Director.



G.

The Director may condition a proposed project to achieve compliance with design guidelines and
to achieve the purpose and intent of this chapter.

Projects subject to design review must meet all codes and regulatory requirements applicable to
the subject site, except as provided in Section 23.41.012.

The Director's design review decision shall be made as part of the overall Master Use Permit
decision for the project. The Director's decision shall consider the recommendation of the Design
Review Board, provided that, if four (4) or more members of the Design Review Board are in
agreement in their recommendation to the Director, the Director shall issue a decision that makes
compliance with the recommendation of the Design Review Board a condition of permit
approval, unless the Director concludes that the recommendation of the Design Review Board:

a. Reflects inconsistent application of the design review guidelines; or

b. Exceeds the authority of the Design Review Board; or

C. Conflicts with SEPA conditions or other regulatory requirements applicable to the site; or
d. Conflicts with the requirements of state or federal law.

Notice of Decision. Notice of the Director's decision shall be as provided in Chapter 23.76,

Procedures for Master Use Permits and Council Land Use Decisions.

H.

Appeals. Appeal procedures for design review decisions are as described in Chapter 23.76,

Procedures for Master Use Permits and Council Land Use Decisions.
(Ord. 119791 8§ 5, 1999; Ord. 119399 § 4, 1999; Ord. 118980 § 4, 1998: Ord. 116909 § 1(part), 1993.)

23.41.016 Administrative design review process.

A

A preapplication conference is required for all projects electing administrative design review,

unless waived by the Director, as described at Section 23.76.008.

B.

1.

Early Design Guidance Process.

Following a preapplication conference, a proponent may apply to begin the early design
guidance process. Application for the early design guidance process shall include the following:

a. An initial site analysis addressing site opportunities and constraints, the use of all
adjacent buildings, and the zoning of the site and adjacent properties; and

b. A drawing of existing site conditions, indicating topography of the site and the location
of structures and prominent landscape elements on or abutting the site (including but not
limited to all trees six (6) inches or greater in diameter measured four and one-half (4 1/2)
feet above the ground, with species indicated) if any; and



c. Photos showing the facades of adjacent development, general streetscape character and
territorial or other views from the site, if any; and

d. A zoning envelope study which includes a perspective drawing; and

e. A description of the proponent's objectives with regard to site development, including
any preliminary design concepts or options.

Notice of application shall be provided pursuant to Chapter 23.76, Procedures for Master Use
Permits and Council Land Use Decisions.

The purpose of the early design guidance process shall be to identify concerns about the site and
development program, receive comments from the public, identify those citywide design
guidelines of highest priority to the site, and/or explore conceptual design or siting alternatives.
As a result of this process, the Director shall identify and prepare a written summary of any
guidelines which may not be applicable to the project and site and identify those guidelines of
highest priority to the neighborhood. The Director shall incorporate any community consensus
regarding the design, as expressed in written comments received, into the guideline priorities, to
the extent the consensus is consistent with the design guidelines and reasonable in light of the
facts of the proposed development.

The Director shall distribute a copy of the priority-guidelines summary to all who sent in
comments or otherwise requested notification and to the project proponent.

Application for Master Use Permit.

Upon completion of the early design guidance process, the proponent may apply for a Master
Use Permit (MUP).

The MUP application shall include a supporting site analysis and an explanation of how the
proposal addresses the applicable design guidelines, in addition to standard MUP submittal
requirements as provided in Chapter 23.76, Procedures for Master Use Permits and Council Land
Use Decisions.

Notice of application for a development subject to design review shall be provided according to
Chapter 23.76, Procedures for Master Use Permits and Council Land Use Decisions.

Director's Decision.

A decision on an application for administrative design review shall be made by the Director as
part of the overall Master Use Permit decision for the project.

The Director's decision shall be based on the extent to which the proposed project meets
applicable design guidelines and in consideration of public comments on the proposed project.

Projects subject to administrative design review must meet all codes and regulatory requirements



applicable to the subject site, except as provided for in Section 23.41.012.

E. Notice of Decision. Notice of the Director's decision shall be as provided in Chapter 23.76,
Procedures for Master Use Permits and Council Land Use Decisions.

F. Appeals. Appeal procedures for design review decisions are described in Chapter 23.76,
Procedures for Master Use Permits and Council Land Use Decisions.
(Ord. 120410 § 4, 2001; Ord. 118980 § 5, 1998.)

Chapter 23.42
GENERAL USE PROVISIONS

Sections:

23.42.010 Identification of principal permitted uses.

23.42.020 Accessory uses.

23.42.040 Intermittent and temporary uses.

23.42.042 Conditional uses.

23.42.100 Nonconformity--Applicability and intent.

23.42.102 Establishing nonconforming status.

23.42.104 Nonconforming uses.

23.42.106 Expansion of nonconforming uses.

23.42.108 Change from nonconforming use to conforming use.

23.42.110 Change from one nonconforming use to another nonconforming use.
23.42.112 Nonconformity to development standards.

23.42.114 Multifamily structures nonconforming to development standards.
23.42.116 Downtown structures nonconforming to development standards.
23.42.118 Landmark structures.

23.42.120 Access easement nonconformity.

23.42.122 Height nonconformity.

23.42.124 Light and glare standards nonconformity.

23.42.126 Outdoor storage areas nonconformity.

23.42.128 Parking nonconformity.

23.42.130 Nonconforming solar collectors.

23.42.010 Identification of principal permitted uses.

Principal uses not listed in the respective zones of Subtitle I11, Division 2 of SMC Title 23, Land Use
Code shall be prohibited in those zones. If a use is not listed, the Director may determine that a proposed use is
substantially similar to other uses permitted or prohibited in the respective zones, therefore, and should also be
permitted or prohibited.
(Ord. 118794 § 15, 1997: Ord. 113978 