
Title 23 

 

LAND USE CODE 

 

This title is intended for those provisions of the Code which relate to 

the regulation of land use. 

 

 

Chapters: 

 

Subtitle I General Provisions 

 23.02 Title and Purpose  23-5 

 23.04 Applicability  23-5 

 23.06 Amendments to the Land Use 

Code 

 

23-6/124 

     

Subtitle II Platting Requirements 

 23.20 General Provisions  23-125 

 23.22 Subdivisions  23-125 

 23.24 Short Plats  23-132 

 23.28 Lot Boundary Adjustments  23-134 

     

Subtitle III Land Use Regulations 

 

Division 1 Land Use Zones 

 23.30 Zone Designations Estab-

lished 

 

23-135 

 23.32 Land Use Maps  23-135 

 32.34 Amendments to Official Land 

Use Map (Rezones) 

 

23-136 

     

Division 2 Authorized Uses and 

Development Standards 

 23.40 Compliance With Regulations 

Required—Exceptions 

 

23-153 

 23.41 Early Project Implementation  23-156 

 23.42 General Use Provisions  23-160 

 23.43 Residential Small Lot  23-164.1 
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 23.44 Residential, Single-Family  23-164.5 

 23.45 Residential, Multi-Family  23-195 

 23.46 Residential-Commercial  23-275 

 23.47 Commercial  23-281 

 23.48 Seattle Cascade Mixed  23-322 

 23.49 Downtown Zoning  23-327 

 23.50 Industrial  23-451 

 23.52 Transportation Concurrency 

Project Review System 

 

23-486 

 23.53 Requirements for Streets, 

Alleys, and Easements 

 

23-486 

 23.54 Quantity and Design Stan-

dards for Access and Off-

Street Parking 

 

23-504 

 23.55 Signs  23-531 

 23.57 Communications Regulations  23-545 

     

Division 3 Overlay Districts 

 23.59 General Provisions  23-554.2 

 23.60 Shoreline District  23-554.2 

 23.61 Station Area Overlay District  23-614 

 23.64 Airport Height Overlay Dis-

trict 

 

23-614.1 

 23.66 Special Review Districts  23-618 

 23.67 Southeast Seattle Reinvest-

ment Area 

 

23-645 

 23.69 Major Institution Overlay 

District 

 

23-646 

 23.71 Northgate Overlay District  23-665 

 23.72 Sand Point Overlay District  23-684 

 23.73 Pike/Pine Overlay District  23-686.1 

 23.74 Stadium Transition Area 

Overlay District 

 

23-687 
 

Division 1 Land Use Approval Procedures 

23.76 Procedures for Master Use Permits and Council Land 

Use Decisions 

23.78 Establishment of Criteria for Joint Use or Reuse of 

Schools 
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23.79 Establishment of Development Standard Departure 

for Public Schools 

23.80 Essential Public Facilities 

 

Division 2 General Terms 

23.84 Definitions 

23.86 Measurements 

 

Division 3 Implementation 

23.88 Rules; Interpretation 

23.90 Enforcement of the Land Use Code 

23.91 Citation—Hearings—Penalties 

 
Severability: The Land Use Code is declared to be severable. If any section, subsection, para-

graph, 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 asso-
ciated with determining what use may be made of a per-
son’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 
II), detail the establishment of zones and the use regulations 
and development standards applicable within zones (Sub-
title III) and coordinate the administrative and enforcement 
procedures necessary to implement the land use regulations 
(Subtitle IV). 
 While the provisions of Title 23 are integrated and exten-
sive, they do not include all requirements conceivably re-
lated 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 pro-
visions 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 Comprehen-
sive 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 
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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 reclassifi-
cation or until the expiration date of the respective permit or 
approval if the date is less than two (2) years from the effec-
tive 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 ap-
proved 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.

1
 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 regu-
lated 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 opportu-
nity 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 § 1, 2000; Ord. 117570 § 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.

1
 

 The following transition rules shall apply only to Major 
Institution master plans and Major Institution projects: 
 A. The development program component, as de-
scribed 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 expira-
tion date. If no expiration date was adopted for a develop-
ment 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 subsec-
tions 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 applica-
tion 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 Or-
dinance shall remain in effect unless amended. Amendment 
of such a transportation management program shall be sub-
ject 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 proce-
dures and provisions, at the discretion of the applicant, pro-
vided 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 
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 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 § 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 II 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 II 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 II 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 capa-
ble 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 resi-
dential 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 pur-
poses; provided that any remaining lot or lots which are 
consistent with Subtitle III shall be considered legal build-
ing sites; and provided further that the land transferred to 
the City shall not be a legal building site without com-
pliance with the applicable platting requirements of Sub-
title II. 
 Exemptions provided by this section shall not be con-
strued as exemptions from compliance with other applica-
ble development standards required by this Code. 
(Ord. 115875 § 1, 1991: Ord. 110570 § 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 III, 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 ade-
quate to satisfy the requirements of Subtitle III 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 vi-
olation 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 prop-
erty 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 rea-
sonably spent as a result of an inability to obtain any de-
velopment permit and spent to conform to the require-
ments 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.) 
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Chapter 23.22 

SUBDIVISIONS 
 
Sections: 

Subchapter I 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 II 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 III 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 IV 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 I Preliminary Plat Process 
 
23.22.016 Application. 
 A. Official filing of an application for subdivision 
with the Director shall be preceded by a preliminary re-
view 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 oth-
erwise, 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 Mas-
ter 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 sub-
chapter 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; 
 2. North point and scale; the location of exist-
ing property lines; streets, building, if any; watercourses 
and all general features; 
 3. The legal description of the land contained 
within the subdivision; 
 4. The names and addresses of all persons, 
firms and corporations holding interest in the lands, in-
cluding easement rights and interest; 
 5. The proposed names, locations, widths and 
other dimensions 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; 
 6. The location of streets in adjoining plats and 
the approximate location of adjoining utilities and pro-
posed extensions into the plat; 
 7. The names of adjoining plats; 
 8. The name, address and telephone number 
and seal of the registered land surveyor who made the sur-
vey or under whose supervision it was made; 
 9. The date of the survey; 
 10. All existing monuments and markers located 
by the survey; 
 11. The zoning classification applicable to the 
land within the subdivision; 
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 12. The conditions of or the limitations on dedi-
cations, if any, including slope rights; 
 13. Contour intervals as required, based upon 
City datum; 
 14. Property information including, but not li-
mited to, address, legal description, and Assessor’s Parcel 
number; 
 15. Evidence of ownership or authorization from 
the property owner to make the application; 
 16. A signed statement of financial responsibili-
ty by the applicant and owner acknowledging financial 
responsibility for all applicable permit fees; 
 17. Drainage plan; 
 18. Landscape plan; 
 19. Identification of any adjacent property with-
in 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 show-
ing the proposed future street system in the remainder of 
the tract so that the street layout of the tract may be consi-
dered as a whole. 
 C. The plat shall comply with the technical require-
ments of Subchapter V. 
(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 dedi-

cated 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. Develop-
ment shall be in strict accordance with the plans and specifi-
cations as prepared or approved by the Director of Trans-
portation and subject to any conditions imposed by the 
Hearing Examiner. 
 B. No subdivision requirements which become effec-
tive 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 II Preliminary Plat Considerations 
 
23.22.050 Topographical and surface hazards—

Protective improvements. 
 Land having topographical or subsurface conditions ha-
zardous to the health, safety or general welfare of persons or 
property in or near a proposed subdivision shall not be sub-
divided unless the construction of protective improvements 
will eliminate the hazards or unless land subject to the ha-
zard 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 perfor-
mance bond acceptable to the Director of Engineering is 
filed in lieu of the improvements. 
(Ord. 110570 § 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 perma-
nent private easement: 
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 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 park-
ing for overflow conditions; and 
 4. No potential safety hazards would result from 
multiple access points between existing and future devel-
opments 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 pub-
lic access to the bodies of water unless the Hearing Examin-
er 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 subdivi-
sion 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 Direc-
tor 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 in-
corporation shall provide that membership in the corpora-
tion shall be conditioned upon ownership of land in the sub-
division, that the corporation is empowered to assess the 
land for costs of construction and maintenance of the im-
provements and property owned by the corporation, and that 
the assessment shall be a lien upon the land. The City Attor-
ney shall review and approve the articles of incorporation 
and bylaws as to compliance with this provision. The Hear-
ing 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 pur-
poses, 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 require-
ments of Chapter 23.53 and the Street Improvement Ma-
nual. 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 pro-
vision 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 ap-
proved. 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 Ex-
aminer 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 cov-
ering 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 cov-
ering 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.) 
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23.22.060 Transportation concurrency level-of-
service standards. 

 Proposed subdivisions shall meet the transportation con-
currency level-of-service standards prescribed in Chapter 
23.52. 
(Ord. 117383 § 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 subdi-
vided 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 modifica-
tions to the structure(s) may not create or increase any non-
conformity 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 cour-
tyard 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 dwel-
ling unit may be provided on a different unit lot than the lot 
with the dwelling unit, as long as the right to use that park-
ing 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 devel-
opment standards to the parent lot shall be noted on the plat, 
as recorded with the King County Department of Records 
and Elections. 
(Ord. 119618 § 1, 1999; Ord. 119239 § 1, 1998.) 
 

Subchapter III Review of Final Plat 
 
23.22.064 Filing with Director of 

Transportation. 
 A. Time of Filing. 
 1. 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. 
 2. 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 disap-
proved by action of the Council, or returned to the applicant. 
This approval shall proceed pursuant to the procedures of 
this chapter. 
 B. Submittal Requirements. The following shall be 
submitted for final plat review: 
 1. A final plat consistent with the technical re-
quirements of Section 23.22.066 and Subchapter V; 
 2. 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; 
 3. Complete field and computation notes as pro-
vided in Section 23.22.094; 
 4. 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; 
 5. 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 complete-
ness of the map shall be the sole responsibility of a regis-
tered land surveyor whose seal shall appear on the plat and 
who shall make field surveys and investigations as neces-
sary to insure that the map is complete and accurate in every 
detail. The preparation of the tracing shall be by an expe-
rienced 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 lo-
cation 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; 
 5. 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; 
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 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, certif-
icates of the City Director of Executive Administration and 
County official performing the duties of the County Trea-
surer, certificates of approval by the Director of Transporta-
tion, the City Clerk and the Director, and recording certifi-
cate, shall be lettered with india ink or substantially equiva-
lent 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 § 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 be-
fore the King County Director of Records and Elections or 
any other officer who is authorized by law to take acknowl-
edgment 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 delin-
quent 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 de-
scription 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 certifi-
cate 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 par-
ties 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 Chap-
ter 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 chap-
ter; 
 B. That a title insurance report furnished by the subdi-
vider confirms the title of the land and the proposed subdi-
vision 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 alterna-
tively, that the subdivider will provide a bond in a form ap-
proved by the City Attorney and in an amount commensu-
rate with the cost of improvements remaining to be com-
pleted, 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 re-
turned 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: 
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 1. Whether the final plat is in substantial con-
formance 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 improve-
ments; 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 subdi-
vider. 
 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 re-
turned 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 deficien-
cies of the final plat, attachments to it, or improvements, any 
or all of which caused the final plat to be returned or disap-
proved; 
 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 disap-
proved for reasons of nonconformance with the approved 
preliminary plat and any requirements or conditions at-
tached 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 IV 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 coun-
cil 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 res-
ervation 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 wel-
fare 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 re-
served land is not acquired for public use, it shall be subdi-
vided 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 § 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 ade-
quate security for development of all required public and 
protective improvements has been provided. 
(Ord. 110570 § 1(part), 1982.) 
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Subchapter V Survey Requirements 
 
23.22.092 Registered land surveyor. 
 A survey of every proposed subdivision and the prepara-
tion of preliminary and final plats of the subdivision shall be 
made by or under the supervision of a registered land sur-
veyor who shall certify on the plat that it is a true and cor-
rect representation of the lands actually surveyed. All sur-
veys shall conform to standard practices and principles for 
land surveying. 
(Ord. 110570 § 1(part), 1982.) 
 
23.22.094 Computations—Notes. 
 A. The surveyor shall furnish the Director of Transpor-
tation with a full set of survey notes which notes shall clear-
ly 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 bear-
ing 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 with-
in the subdivisions; 
 3. The beginning and ends of curves on center-
lines; 
 4. All block corners. 
 B. Permanent control monuments may be placed on the 
offset lines. The position and type of every permanent mo-
nument shall be noted on all plats of the subdivision. Per-
manent 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 depo-
sit 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 (
¾) inch galvanized iron pipe, twenty-four (24) inches in 
length, or approved equivalent, driven into the ground. 
(Ord. 118409 § 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. 
 2. New streets within each subdivision shall 
conform with the City’s thoroughfare and circulation plans 
and shall provide for the continuation of streets which 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 Transportation, or as specified 
in Table 7 (for nonarterial streets) or Appendix A (for arte-
rials) of the Street Improvement Manual. 
 3. 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. 
 4. A cul-de-sac shall be designed according to 
the Street Improvement Manual to provide a circular turna-
round at the closed end. A tee or other reasonable alterna-
tive 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 circums-
tances a lesser width will be permitted. 
 5. Street networks shall provide ready access for 
fire and other emergency vehicles and equipment, and 
routes of escape for inhabitants. 
 6. Alleys shall be at least sixteen (16) feet wide 
plus such additional width as shall be necessary for an ade-
quate turning radius. 
 B. 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. Lots. 
 1. Every lot shall be provided with convenient 
vehicular access to a street or to a permanent appurtenant 
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easement which satisfies the requirements of Section 
23.53.005. 
 2. Lots shall be numbered with reference to 
blocks. 
 D. Sidewalks. Design of sidewalk or sidewalk ease-
ments in residential subdivisions shall be as required by the 
Director of Transportation. 
 E. Drainage, Storm Sewer and Utility Easements. 
 1. Easements for drainage channels and ways 
shall be of sufficient width to assure that they may be main-
tained and improved. Easements for storm sewers shall be 
provided and shall be of sufficient width and in proper loca-
tion to permit future installation. Utility easements shall be 
in accordance with plans and specifications prepared by the 
appropriate City department. 
 2. Easements for electric, telephone, water, gas 
and similar utilities shall be of sufficient width to assure 
installation and maintenance. 
 F. Underground Utility Installation. Subdivisions lo-
cated 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. 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 Direc-
tor 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 road-
ways 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 agen-
cies determine that the lots can be adequately served with 
private septic tanks. All connections shall conform to appli-
cable City regulations. 
 D. Service Mains and Fire Hydrants. Prior to the con-
struction 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 neces-
sary 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 varia-
tions 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. 
23.24.050 Director’s decision. 
23.24.060 Redivision procedures. 

 
23.24.010 Filing of application. 
 A. Any person seeking to divide or redivide land si-
tuated within the City into nine (9) or fewer lots for the pur-
pose 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 certi-
fy 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; 
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 B. A vicinity map on which shall be indicated the prop-
erty 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 (4½) 
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, in-
cluding 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 occa-
sioned 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 dedica-
tion 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 subdi-
vided 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 gran-
tees for his, her or their use for the purpose intended by the 
donors or grantors. 
(Ord. 110570 § 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 gener-

al purposes as may be required to protect the public health, 
safety and welfare. 
 B. Protective improvements and easements to main-
tain 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 appur-
tenant easement shall be required. 
 D. Access to new lots shall be from a dedicated street, 
unless the Director determines that the following condi-
tions 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 li-
mited 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. 
 E. Dedicated streets and alleys shall meet the re-
quirements of Chapter 23.53 and the Street Improvement 
Manual. Easements shall meet the requirements of Section 
23.53.025. 
(Ord. 115568 §§ 2, 3, 1990; Ord. 115326 § 2, 1990.) 
 
23.24.040 Criteria for approval. 
 A. The Director shall, after conferring with appropri-
ate officials, use the following criteria to determine wheth-
er to grant, condition or deny a short plat: 
 1. Conformance to the applicable Land Use 
Code provisions; 
 2. Adequacy of access for vehicles, utilities and 
fire protection as provided in Section 23.53.005; 
 3. Adequacy of drainage, water supply and 
sanitary sewage disposal; 
 4. Whether the public use and interests are 
served by permitting the proposed division of land; 
 5. Conformance to the applicable provisions of 
SMC Section 25.09.240, Short subdivisions and subdivi-
sions, in environmentally critical areas; 
 6. Is designed to maximize the retention of ex-
isting trees; 
 7. Conformance to the provisions of Section 
23.24.045, Unit lot subdivisions, when the short subdivi-
sion is for the purpose of creating separate lots of record 
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for the construction and/or transfer of title of townhouses, 
cottage housing, clustered housing, or single-family hous-
ing. 
 B. If the short subdivision contains a proposed dedica-
tion, 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 ordin-
ance. 
(Ord. 120691 § 4, 2001; Ord. 119791 § 4, 1999; Ord. 
119239 § 3, 1998; Ord. 118414 § 2, 1996; Ord. 118409 
§ 176, 1996: Ord. 117570 § 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 hous-
ing 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 subdi-
vided 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 stan-
dards 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 modifica-
tions 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 cour-
tyard 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 dwel-
ling 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 rec-
orded 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 devel-
opment 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.) 
 
23.24.050 Director’s decision. 
 A. If the Director determines that the requirements of 
this section are met, or may be met upon compliance with 
specified conditions, the Director shall inform the appli-
cant 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 un-
der the Master Use Permit process, Chapter 23.76. 
 C. A short plat shall be governed by the terms of ap-
proval of the Director’s decision, and any lots created the-
reunder 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 cir-
cumstances has occurred. 
(Ord. 120609 § 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. 
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Cases: A house straddling the boundary between two platted lots effectively 

merges them into a single building site. R/L Associates v. Klockars, 52 

Wn.App. 726, 763 P.2d 1244 (1988). 

 
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 ap-
plications for lot boundary adjustments shall contain the 
following: 
 1. A plan showing the proposed change and contain-
ing standard survey data; 
 2. A plot plan as appropriate showing the location and 
dimensions of existing structures in relation to the pro-
posed lot boundary adjustment; 
 3. A legal description of the property involved; 
 4. Name and address of owner(s) of the property in-
volved. 
(Ord. 110570 § 1(part), 1982.) 
 
23.28.030 Criteria for approval. 
 The Director shall approve an application for a lot boun-
dary 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 pro-
vided in Section 23.44.010; 
 3. No lot is created which does not have adequate drai-
nage, water supply and sanitary sewage disposal, and access 
for vehicles, utilities and fire protection; 
 4. The lot boundary adjustment is consistent with ap-
plicable provisions of the Land Use Code, Title 23, and 
SMC Chapter 25.09, Regulations for Environmentally Criti-
cal Areas. 
(Ord. 116262 § 4, 1992: Ord. 110570 § 1(part), 1982.) 
 
 

Subtitle III 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 with-
in one (1) of the following land use zones and regulated 
accordingly: 
 

Zones Abbreviated 
  
Residential, Single-family 9,600 SF 9600 
Residential, Single-family 7,200 SF 7200 
Residential, Single-family 5,000 SF 5000 
Residential Small Lot RSL 
Residential, Multifamily, Lowrise 

Duplex/Triplex 
LDT 

Residential, Multifamily, Lowrise 1 L1 
Residential, Multifamily, Lowrise 2 L2 
Residential, Multifamily, Lowrise 3 L3 
Residential, Multifamily, Lowrise 4 L4 
Residential, Multifamily, Midrise MR 
Residential, Multifamily, Highrise HR 
Residential-Commercial RC 
Neighborhood Commercial 1 NC1 
Neighborhood Commercial 2 NC2 
Neighborhood Commercial 3 NC3 
Seattle Cascade Mixed SCM 
Commercial 1 C1 
Commercial 2 C2 
Downtown Office Core 1 DOC1 
Downtown Office Core 2 DOC2 
Downtown Retail Core DRC 
Downtown Mixed Commercial DMC 
Downtown Mixed Residential DMR 
Pioneer Square Mixed PSM 
International District Mixed IDM 
International District Residential IDR 
Downtown Harborfront 1 DH1 
Downtown Harborfront 2 DH2 
Pike Market Mixed PMM 
General Industrial 1 IG1 
General Industrial 2 IG2 
Industrial Buffer IB 
Industrial Commercial IC 
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(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.

1
 

 Unless the location of zone boundary lines is expressly 
established by reference to established lines, points or fea-
tures on the Official Land Use Map, the zone boundary lines 
are the centerlines of streets, including freeways, express-
ways and parkways, public alleys, waterways or railroad 
rights-of-way, or in the case of navigable water, the pier-
head 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 con-
struction limit lines are not established, then the zone boun-
dary 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 provi-
sion 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 § 1 (part), 1982.) 
 
 

Chapter 23.32 
LAND USE MAPS

1
 

 
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 § 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, Exhi-
bit 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 I Procedure 
23.34.002 Standard rezone procedures. 
23.34.004 Contract rezones. 

 
Subchapter II 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. 
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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 (IG2) 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 (MIO) districts. 

23.34.126 Designation of the Seattle Cascade 
Mixed (SCM) zone. 

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

 
Subchapter I Procedure 

 
23.34.002 Standard rezone procedures. 
 Procedures for amending the Official Land Use Map, 
including overlay districts and shoreline environment classi-
fications, 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 devel-
opment permitted in the zone. All restrictions shall be di-
rectly 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 de-
termines 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 II 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 addi-

Seattle Municipal Code 

December 2002 code update file 

Text provided for historic reference only. 

 
See ordinances creating and amending  

sections for complete text, graphics,  

and tables and to confirm accuracy of 

this source file. 

 
 
 
 
 
 
 
 
 
 
 
 
For current SMC, contact  

the Office of the City Clerk 



tion, the zone function statements, which describe the in-
tended 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 ap-
plied as an absolute requirement or test of the appropriate-
ness of a zone designation, nor is there a hierarchy or priori-
ty of rezone considerations, unless a provision indicates the 
intent to constitute a requirement or sole criterion. 
 C. Overlay districts established pursuant to neighbor-
hood 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 Com-
prehensive 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 estab-
lished 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 sub-
section does not apply to the provisions of other chapters 
including, but not limited to, those which establish regula-
tions, 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 mis-
takes 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 tak-
en as a whole the zoned capacity shall be within the density 
ranges established in Section A1 of the Land Use Element 
of the Comprehensive Plan. 

 B. Match Between Zone Criteria and Area Characteris-
tics. 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 charac-
teristics 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 Coun-
cil after January 1, 1995, shall be as expressly established 
by the City Council for each such neighborhood plan. 
 2. Council adopted neighborhood plans that ap-
ply to the area proposed for rezone shall be taken into con-
sideration. 
 3. Where a neighborhood plan adopted or 
amended by the City Council after January 1, 1995 estab-
lishes 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 re-
zone policies of such neighborhood plan. 
 4. 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 simul-
taneously with the approval of the pertinent parts of the 
neighborhood plan. 
 E. Zoning Principles. The following zoning principles 
shall be considered: 
 1. 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 buf-
fers, if possible. A gradual transition between zoning cate-
gories, including height limits, is preferred. 
 2. Physical buffers may provide an effective 
separation between different uses and intensities of devel-
opment. The following elements may be considered as buf-
fers: 
 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. 
 3. Zone Boundaries. 
 a. In establishing boundaries the following ele-
ments shall be considered: 
 (1) Physical buffers as described in subsection 
E2 above; 
 (2) Platted lot lines. 
 b. Boundaries between commercial and residen-
tial areas shall generally be established so that commercial 
uses face each other across the street on which they are lo-
cated, and face away from adjacent residential areas. An 
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exception may be made when physical buffers can provide a 
more effective separation between uses. 
 F. Impact Evaluation. The evaluation of a proposed 
rezone shall consider the possible negative and positive im-
pacts 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 develop-
ment 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 cir-
cumstances 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 con-
ditions 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. 
 I. 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. 120691 §§ 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 Neighbor-
hood 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 consis-
tent 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 block-
age shall be considered. 
 C. Height and Scale of the Area. 
 1. The height limits established by current zon-
ing in the area shall be given consideration. 
 2. In general, permitted height limits shall be 
compatible with the predominant height and scale of exist-
ing 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 exclud-
ing buildings developed under Major Institution height lim-
its; 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 adop-
tion 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 estab-
lished pursuant to the provisions of this section and Section 
23.34.008. 
(Ord. 117430 § 7, 1994.) 
 
23.34.010 Designation of single-family zones. 
 A. Except as provided in subsection B or C of this sec-
tion, 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 spe-
cification of the RSL/T, RSL/C, or RSL/TC suffix when 
applicable; 
 2. All parts of the rezone area are within a five 
(5) minute walk for a person of typical abilities, within five 
(5) blocks, or within one-quarter (¼) mile, whichever is the 
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shortest distance, of a designated principal commercial 
street; 
 3. The acreage of land proposed for such rezon-
ing on a cumulative basis does not exceed the quantity of 
land specified for the area in Appendix C of the Land Use 
Element of the Comprehensive Plan; 
 4. 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 
 5. If a property located within the North Beacon 
Residential Urban Village is being rezoned to the more in-
tensive zones permitted in this subsection B4, the subject 
property is contiguous to an urban village commercial zone. 
 C. Outside of urban villages, land that is zoned single-
family and meets Land Use Code locational criteria for a 
single-family designated may be rezoned to zones more 
intense than SF 5000, only when all of the following condi-
tions are met at the time of the proposed rezone: 
 1. The rezone is provided for in a neighborhood 
plan adopted or amended by the City Council after January 
1, 1995; 
 2. The neighborhood plan that provides for the 
rezone was developed for a planning area that does not con-
tain an urban village, and has been included in a City spon-
sored neighborhood planning program because of the pres-
ence of at least one distressed area; 
 3. The rezone is within one-quarter (¼) mile of a 
designated neighborhood anchor; 
 a. Where a majority of the commercially zoned 
properties within one-quarter (¼) mile of the anchor are 
undeveloped for commercial use or vacant, and 
 b. Where physical barriers other than streets, 
such as large greenbelt areas, limit the customer base from 
the surrounding single-family area; 
 4. The proposed zone designation is Lowrise 
Duplex Triplex; 
 5. The change is made through a rezone proce-
dure; and 
 6. The rezone is proposed in the following 
neighborhood plans that have been determined by the City 
Council to meet the conditions in subsection B of this sec-
tion: 
 a. Delridge. 
(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 de-
tached 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 designa-
tion is most appropriate in areas meeting the following crite-
ria: 
 1. Areas that consist of blocks with at least se-
venty (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 residen-
tial 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 to-
ward 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 im-
provements and rehabilitation efforts to single-family struc-
tures, or 
 c. The number of existing single-family struc-
tures 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 devel-
opments. 
 C. An area that meets at least one (1) of the locational 
criteria in subsection B above should also satisfy the follow-
ing 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 ex-
isting 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 struc-
tures in the last five (5) years has been increasing proportio-
nately 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. 
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 D. Half-blocks at the edges of single-family zones 
which have more than fifty (50) percent single-family struc-
tures, or portions of blocks on an arterial which have a ma-
jority of single-family structures, shall generally be in-
cluded. This shall be decided on a case-by-case basis, but 
the policy is to favor including them. 
(Ord. 117430 § 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 pro-
vides 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 exist-
ing detached houses on larger lots. 
 B. Locational Criteria. An RSL zone shall be appropri-
ate 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 Sec-
tion 23.34.010 B. 
(Ord. 117430 § 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 con-
struction and the conversion of existing single-family struc-
tures 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 cha-
racterized 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 pro-
vide a transition to increased density; 
 b. Areas where narrow streets, on-street parking 
congestion, local traffic congestion, lack of alleys, or irregu-
lar street patterns restrict local access and circulation; 
 c. Areas 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 § 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, primar-
ily 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, gener-
ally 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 en-
courage 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 sepa-
rated 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 hous-
ing type could be accommodated without significant disrup-
tion of the pattern, character or livability of the surrounding 
development; 
 c. Properties where a gradual transition is ap-
propriate 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 irregu-
lar street patterns restrict local access and circulation; 
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 e. Properties in areas close to facilities and ser-
vices 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 en-
courage 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. Areas that feature a mix of single-family 
structures and small to medium multifamily structures gen-
erally occupying one (1) or two (2) lots, with heights gener-
ally less than thirty (30) feet; 
 b. Areas 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 conges-
tion, 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 condi-
tion where existing moderate scale multifamily structures 
have already established the scale relationship with abutting 
single-family areas; 
 b. Properties that are definable pockets within a 
more intensive area, where it is desirable to preserve a 
smaller scale character and mix of densities; 
 c. Properties in areas otherwise suitable for 
higher density multifamily development but where it is de-
sirable to limit building height and bulk to protect views 
from uphill areas or from public open spaces and scenic 
routes; 

 d. Properties where vehicular access to the area 
does not require travel on “residential access streets” in less 
intensive residential zones. 
(Ord. 118794 § 9, 1997; Ord. 771430 § 11(part), 1994: Ord. 
116795 § 3, 1993: Ord. 114886 § 2, 1989.) 
 
23.34.020 Lowrise 3 (L3) zone, function and 

locational criteria. 
 A. Function. An area that provides moderate scale mul-
tifamily housing opportunities in multifamily neighbor-
hoods 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. 
 B. Locational Criteria. 
 1. Threshold Conditions. Subject to subsection 
B2 of this section, properties that may be considered for an 
L3 designation are limited to the following: 
 a. Properties already zoned L3; 
 b. Properties in areas already developed predo-
minantly to the permitted L3 density and where L3 scale is 
well established; 
 c. Properties within an urban center or village, 
except as provided in this subsection below, where less em-
phasis shall be placed on density and scale compatibility 
with existing development, when the designation will be 
consistent with the densities required for the center or vil-
lage category as established in Section B of the Land Use 
Element of the Comprehensive Plan, unless otherwise indi-
cated by a neighborhood plan adopted or amended by the 
City Council after January 1, 1995. This subsection B1c 
shall not apply in the Wallingford Residential Urban Vil-
lage, 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 Vil-
lage, or in the Admiral Residential Urban Village; or 
 d. Properties located in the Delridge Neighbor-
hood 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 provi-
sions of SMC Chapter 23.76 as a condition to any rezone; 
and the development would serve a broad public purpose. 
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 2. Properties designated as environmentally crit-
ical may not be rezoned to an L3 designation, and may re-
main L3 only in areas predominantly developed to the in-
tensity of the L3 zone. 
 3. Other Criteria. The Lowrise 3 zone designa-
tion is most appropriate in areas generally characterized by 
the following: 
 a. Development Characteristics of the Area. 
 (1) Either: 
 (a) Areas that are already developed predomi-
nantly to the permitted L3 density and where L3 scale is 
well established, 
 (b) Areas that are within an urban center or 
urban village, except as provided in this subsection below, 
where less emphasis shall be placed on density and scale 
compatibility with existing development, when the designa-
tion will be consistent with the densities required for the 
center or village category as established in Section B of the 
Land Use Element of the Comprehensive Plan, unless oth-
erwise indicated by a neighborhood plan adopted or 
amended by the City Council after January 1, 1995. This 
subsection B3a(1)(b) shall not apply in the Wallingford 
Residential Urban Village, in the Eastlake Residential Ur-
ban 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 Vil-
lage Hub Urban Village, or in the Admiral Residential Ur-
ban Village; or 
 (c) 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 re-
zone; and the development would serve a broad public pur-
pose. 
 (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 ve-
hicular traffic is not required to use streets that pass through 
less intensive residential zones; 
 (2) Properties in areas with significant topo-
graphic breaks, major arterials or open space that provide 
sufficient transition to LDT or L1 multifamily development; 
 (3) Properties in areas with existing multifami-
ly 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 multifa-
mily and/or commercial structures and smaller multifamily 
development is desirable. 
(Ord. 120694 § 1, 2001: Ord. 119714 § 4, 1999; Ord. 
119691 § 1, 1999; Ord. 119637 § 1, 1999; Ord. 119635 § 1, 
1999; Ord. 119521 § 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.) 
 
23.34.022 Lowrise 4 (L4) zone, function and 

locational criteria. 
 A. Function. An area that provides moderate density 
multifamily infill development in residential neighborhoods 
already characterized by moderate density residential struc-
tures, with good vehicular circulation, adequate alleys, and 
on-street parking. 
 B. Locational Criteria. 
 1. Threshold Conditions. Subject to subsection 
B2 of this section, properties that may be considered for an 
L4 designation are limited to the following: 
 a. Properties already zoned L4; 
 b. Properties in areas already developed predo-
minantly to the permitted L4 density and where L4 scale is 
well established; 
 c. Properties within an urban center or urban 
village, except as provided in this subsection below, where 
less emphasis shall be placed on density and scale compati-
bility with existing development, when the designation will 
be consistent with the densities required for the center or 
village category as established in Section B of the Land Use 
Element of the Comprehensive Plan, unless otherwise indi-
cated by a neighborhood plan adopted or amended by the 
City Council after January 1, 1995. This subsection B1c 
shall not apply in the Wallingford Residential Urban Vil-
lage, 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 Vil-
lage, or in the Admiral Residential Urban Village; or 
 d. Properties located in the Delridge Neighbor-
hood 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 pro-
visions of SMC Chapter 23.76 as a condition to any re-
zone; and the development would serve a broad public 
purpose. 
 2. Properties designated as environmentally crit-
ical may not be rezoned to an L4 designation, and may re-
main L4 only in areas predominantly developed to the in-
tensity of the L4 zone. 
 3. Other Criteria. The Lowrise 4 zone designa-
tion is most appropriate in areas generally characterized by 
the following: 
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 a. Development Characteristics of the Area. 
 (1) Either: 
 (a) Areas that are already developed predomi-
nantly to the permitted L4 density and where L4 scale is 
well established, 
 (b) Areas that are within an urban center or 
urban village, except as provided in this subsection below, 
where less emphasis shall be placed on density and scale 
compatibility with existing development, when the designa-
tion will be consistent with the densities required for the 
center or village category as established in Section B of the 
Land Use Element of the Comprehensive Plan, unless oth-
erwise indicated by a neighborhood plan adopted or 
amended by the City Council after January 1, 1995. This 
subsection B3a(1)(b) shall not apply in the Wallingford 
Residential Urban Village, in the Eastlake Residential Ur-
ban 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 Vil-
lage Hub Urban Village, or in the Admiral Residential Ur-
ban Village, or 
 (c) 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 sub-
ject 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 of sufficient size to promote a high 
quality, higher density residential environment where there 
is good pedestrian access to amenities; 
 (3) 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 environ-
ments; 
 (4) Areas with good internal vehicular circula-
tion, and good access to sites, preferably from alleys. Gen-
erally, 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. 
 b. Relationship to the Surrounding Areas. 
 (1) Properties in areas adjacent to concentra-
tions of employment; 
 (2) Properties in areas that are directly accessi-
ble to regional transportation facilities, especially transit, 
providing connections to major employment centers, includ-
ing arterials where transit service is good to excellent and 
street capacity is sufficient to accommodate traffic generat-
ed by higher density development. Vehicular access to the 
area should not require use of streets passing through less 
intensive residential areas; 

 (3) 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 provid-
ing 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 den-
sity of development. 
(Ord. 120694 § 2, 2001: Ord. 119714 § 5, 1999; Ord. 
119691 § 2, 1999; Ord. 119637 § 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 neighbor-
hoods 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 oppor-
tunities for people to live within walking distance of em-
ployment. 
 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 predo-
minantly 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 ap-
propriate 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 Mi-
drise 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; 
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 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 topo-
graphic changes either provide an edge or permit a transi-
tion 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 develop-
ments 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 condi-
tions allow the bulk of the structure to be obscured. Gener-
ally, 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 Mi-
drise zoning with an eighty-five (85) foot height limit; and 
 2. A height of eighty-five (85) feet could be ac-
commodated 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 follow-
ing: 
 a. Natural features such as topographic breaks, 
water bodies and ravines, 
 b. Freeways, expressways, and other major traf-
fic arterials, and railroad tracks, 
 c. Street grid and block orientation, or 
 d. Significant open space and greenspaces. 

(Ord. 117430 § 11(part), 1994: Ord. 116795 § 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 predo-
minantly 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 ap-
propriate 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 Hig-
hrise 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; 
 b. 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; 
 c. Properties in areas that are adjacent to a con-
centration of residential services or a major employment 
center; 
 d. Properties in areas that have excellent pede-
strian or transit access to downtown; 
 e. Properties in areas that have close proximity 
to open space, parks and recreational facilities; 
 f. Properties in areas where no uniform scale of 
structures establishes the character and where highrise de-
velopment would create a point and help define the charac-
ter; 
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 g. 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; 
 h. 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. Function. 
 1. Purposes. Areas that serve as the following: 
 a. As a means to downzone strip commercial 
areas which have not been extensively developed with 
commercial uses; 
 b. As a means to downzone small commercial 
areas which have not been extensively developed with 
commercial uses and where commercial services are availa-
ble nearby; 
 c. To provide opportunities for needed parking 
in areas where spillover parking is a major problem; 
 d. As a means of supporting an existing com-
mercial node. 
 2. Desired Characteristics. Areas that provide 
the following: 
 a. Physical appearance resembling the appear-
ance of adjacent residential areas; 
 b. Mixed use with small commercial uses at 
street level. 
 B. Location Criteria. 
 1. Requirement. A residential-commercial de-
signation shall be combined only with a multifamily desig-
nation. 
 2. Other Criteria. Residential-Commercial zone 
designation is most appropriate in areas generally characte-
rized by the following: 
 a. Existing Character. 
 (1) Areas which are primarily residential in 
character (which may have either a residential or commer-
cial zone designation), but where a pattern of mixed residen-
tial/commercial development is present; or 
 (2) Areas adjacent to commercial areas, where 
accessory parking is present, where limited commercial 
activity and accessory parking would help reinforce or im-
prove 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) Lack of edges or buffer between residential 
and commercial uses; 

 (2) Lack of buffer between major arterial and 
residential uses; 
 (3) Streets with adequate access and circula-
tion; 
 (4) 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 pro-
tection 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 § 2(part), 1986.) 
 
23.34.074 Neighborhood Commercial 1 (NC1) 

zone, function and locational criteria. 
 A. Function. 
 1. A Neighborhood Commercial 1 zone is in-
tended to be a small area composed primarily of businesses 
providing convenience retail sales and services to the ad-
joining residential neighborhood. These areas provide loca-
tions for single purpose commercial structures, multi-story 
mixed use development with commercial uses along the 
street front, or in limited circumstances multi-story residen-
tial structures. 
 2. Desired Characteristics: 
 a. Variety of small neighborhood-serving busi-
nesses; 
 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 cha-
racterized by the following: 
 1. Existing Character. Small commercial areas 
surrounded by low-density residential areas; 
 2. Physical Conditions: 
 
 a. Surroundings are low-density residential 
areas; 
 b. No physical edges to buffer the residential 
areas; 
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 c. Lack of vacant land or land appropriate for 
additional commercial development within the commercial 
area; 
 d. Access is through low-density residential 
neighborhoods (i.e., commercial area will draw traffic 
through the neighborhood); 
 e. 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 pro-
vides a full range of household and personal goods and ser-
vices, 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 neighbor-
hood-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 cha-
racterized 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 resi-
dential 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 ma-
jor transportation corridors; 
 f. Limited transit service (i.e., a few routes); 
 g. Limited off-street parking capacity; may in-
clude 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 de-
velopment 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 condi-
tions: 
 1. a. Areas located inside urban center villages 
and the village core of hub urban villages; or 
 b. Areas in a residential urban village characte-
rized 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 § 17, 1994.) 
 
23.34.078 Neighborhood Commercial 3 (NC3) 

zone, function and locational criteria. 
 A. Function. 
 1. A pedestrian-oriented shopping district serv-
ing 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 prop-
erty 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: 
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 1. Existing Character. 
 a. Major commercial nodes surrounded by me-
dium- to high-density residential areas or other commercial 
areas; or 
 b. Commercial, retail-oriented strip along a ma-
jor arterial with significant amounts of retail frontage and 
generally surrounded by medium-density residential areas; 
or 
 c. Shopping centers. 
 2. Physical Conditions Favoring Designation as 
NC3. 
 a. Served by principal arterial; 
 b. Separated from low-density residential areas 
by physical edges, less-intense commercial areas or more-
intense residential areas; 
 c. Highly accessible for large numbers of people 
(considering present and anticipated congestion) so that 
intense activity of a major commercial node can be accom-
modated; 
 d. Combination of circulation and transit system 
accommodates commercial traffic without drawing traffic 
through residential areas; 
 e. Excellent transit service; 
 f. 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 de-
velopment 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 designed NC3/R only under the following condi-
tions: 
 1. a. Areas located inside urban center villages 
and the village core of hub urban villages, or 
 b. Areas in a residential urban village characte-
rized by a concentration of small retail sales and service 
uses and residential support services, where it is desirable to 
promote high density residential uses; and 
 2. The NC3/R designation is provided for in a 
neighborhood plan adopted or amended by the City Council 
after January 1, 1995. 
(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 custom-
ers 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 accom-
modate 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 § 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 activ-
ity. 
 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 ac-
commodate a wide range of heavy commercial and light 
manufacturing activity; 
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 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 con-
sidered: 
 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 pe-
destrian; 
 3. 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 pede-
strian street; 
 6. Strong existing pedestrian character substan-
tially 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 con-
sidered: 
 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 in-
terest along the street front, with limited breaks for park-
ing; 
 2. Primarily built to the front property line; 
 3. Minimal pedestrian-auto conflicts; 

 4. Commercial frontage uninterrupted by hous-
ing, drive-in facilities, or large parking areas along the 
principal pedestrian street front. 
 C. Physical Conditions Favoring Designation as P2. 
 1. The area is surrounded by low- to medium-
density residential areas; 
 2. Pedestrian access from residential areas is 
good, and/or excellent transit service exists; 
 3. On- and off-street parking capacity is li-
mited, and full parking waiver (as in Pedestrian 1) could 
create unacceptable spillover parking in surrounding resi-
dential areas; 
 4. The commercial area is shallow, so that there 
is limited opportunity to provide accessory parking away 
from the principal pedestrian street front. 
(Ord. 112777 § 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 di-
verse, 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 devel-
opment is encouraged. 
 2. 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 ca-
pacity transit. 
 3. Physical Conditions Favoring Designation as 
Station Area Overlay District. The Station Area Overlay 
District shall be located around a proposed light rail sta-
tion 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 residen-
tial 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; 
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 d. Opportunities for construction of new devel-
opment that will support transit; 
 e. Properties zoned Single-family may only be 
included within the overlay district when it can be demon-
strated that the criteria for Single-family designation can-
not 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 pre-
scribed 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 pro-
posed to be removed must be contiguous to land lying 
outside the boundary and not meet the criteria in subsec-
tion A of this section. 
(Ord. 120452 §1, 2001.) 
 
23.34.090 Designation of industrial zones. 
 A. The industrial zones are intended to support exist-
ing industrial activity and related businesses and provide 
for new industrial development, as well as increased em-
ployment 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 crea-
tion of new industrial zones. 
 D. Areas where the infrastructure (streets, water, sew-
er, electrical, and other facilities) is adequate, or can be 
upgraded at a reasonable cost, are preferred to accommo-
date an industrial designation. 
 E. 1. Economic Development. Increasing indu-
strially zoned land shall be favorably considered when 
such action will provide additional opportunities for busi-
ness expansion, retention of manufacturing and other in-
dustrial firms in Seattle, or increased employment, espe-
cially employment that adds to or maintains the diversity 
of job opportunities in Seattle. Land proposed to be as-
signed an industrial designation shall be suitable for manu-
facturing, 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 resi-
dentially and commercially zoned land, the appropriate 
location and rezone criteria shall be considered. 
 G. Rezoning of Industrial Land. Rezoning of industri-
al 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 de-
velopment and employment potential, especially manufac-
turing employment. 
 3. The rezone would not result in existing in-
dustrial 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 Seat-
tle Shoreline Master Program. 
 6. The area is not part of an adopted Manufac-
turing/Industrial Center (MIC). 
 H. Compatibility With Scale and Character of Sur-
rounding 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., com-
mercial zone between residential and industrial zones) 
shall be provided when the area lacks physical edges. Re-
zones shall achieve a better separation between residential 
and industrial zones, significantly reducing or eliminating 
major land use conflicts in the area. The following ele-
ments 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 orienta-
tion; 
 4. Open spaces and greenspaces. 
 I. 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 mi-
nimally developed with vacant parcels and structures. 
(Ord. 120691 § 7, 2001; Ord. 117430 § 22, 1994: Ord. 
113658 § 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 de-
signation is most appropriate in areas generally characte-
rized by the following: 
 1. Areas directly related to the shoreline having 
the following characteristics: 
 a. Suitable water access for marine industrial 
activity, 
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 b. Upland property of sufficient depth to ac-
commodate industrial activity, 
 c. An existing character established by industrial 
uses and related commercial activity including manufactur-
ing use, warehousing, transportation, utilities, and similar 
activities; 
 2. Areas directly related to major rail lines serv-
ing industrial businesses; 
 3. Areas containing mostly industrial uses, in-
cluding manufacturing, heavy commercial, warehousing, 
transportation, utilities and similar activities; 
 4. Large areas with generally flat topography; 
 5. Areas platted into large parcels of land. 
(Ord. 117430 § 23, 1994: Ord. 113658 § 2(part), 1987.) 
 
23.34.093 General Industrial 2 (IG2) zone, 

function and locational criteria. 
 A. Function. An area with existing industrial uses, that 
provides space for new industrial development and accom-
modates a broad mix of activity, including additional com-
mercial development, when such activity improves em-
ployment opportunities and the physical conditions of the 
area without conflicting with industrial activity. 
 B. Locational Criteria. General Industrial 2 zone desig-
nation is most appropriate in areas generally characterized 
by the following: 
 1. Areas that are developed with industrial activ-
ity or a mix of industrial activity and a wide range of com-
mercial uses; 
 2. Areas where facilities, such as the Kingdome 
or Design Center, have established a more commercial cha-
racter 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 addi-
tional 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 § 24, 1994.) 
 
23.34.094 Industrial Buffer (IB) zone, function 

and locational criteria. 
 A. Function. An area that provides an appropriate tran-
sition between industrial areas and adjacent residential 

zones, or commercial zones having a residential orientation 
and/or pedestrian character. 
 B. Locational Criteria. Industrial Buffer zone designa-
tion 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 in-
dustrial activity when the area directly abuts a residential, 
Neighborhood Commercial 1 (NC1), Neighborhood Com-
mercial 2 (NC2), Neighborhood Commercial 2/Residential 
(NC2/R), Neighborhood Commercial 3 (NC3), Neighbor-
hood 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 separa-
tion 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 follow-
ing conditions help establish the transition desired between 
industrial areas and less-intensive zones and should be con-
sidered 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 plat-
ting pattern often create separate areas which, when located 
along the edge of an industrial area, can reinforce the transi-
tion desired in the Industrial Buffer zone. 
 4. Special Features. Certain natural or built fea-
tures 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. 
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(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 pro-
mote development of businesses which incorporate a mix of 
industrial and commercial activities, including light manu-
facturing and research and development, while accommo-
dating a wide range of other employment activities. In re-
viewing a proposal to rezone an area to Industrial Commer-
cial (IC), the following criteria shall be considered: 
 A. Areas with amenities such as shoreline views, prox-
imity 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 capa-
ble of providing support for new technology-oriented and 
research and development businesses; 
 C. Former industrial areas which are undergoing a tran-
sition to predominantly commercial or mixed commercial 
and industrial activity, but where transportation and/or other 
infrastructure capacities are constrained and can only ac-
commodate 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 de-
velopment; 
 E. Areas which are underutilized and, through substan-
tial redevelopment, could provide the type of campus-like 
environment attractive for new technology-oriented indus-
trial and commercial development. 
(Ord. 113658 § 2(part), 1987.) 
 
23.34.100 Designation of Downtown zones. 
 Rezones to a Downtown zone designation shall be consi-
dered 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 re-
tail 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 sys-
tems and where the existing urban infrastructure is adequate 

or can be easily expanded to support high densities of de-
velopment. 
 D. Relationship to Surrounding Activity. A single, con-
tiguous 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 ad-
versely affect the pedestrian environment or existing devel-
opment 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 south-
ern 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 pre-
dominate 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, 
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entertainment and consumer services. Areas are characte-
rized by a combination of buildings and street spaces con-
ducive 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. Recogniz-
ing 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 em-
ployment and residential concentrations. 
(Ord. 117430 § 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 residen-
tial 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 accom-
modating 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 resi-
dential 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 commu-
nity where housing and associated services and amenities 
predominate. Office, retail and other commercial uses 

shall be compatibly integrated with the predominant resi-
dential 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 sur-
rounding land forms. 
 C. Transportation and Infrastructure Capacity. Areas 
with adequate transportation and infrastructure capacity to 
accommodate a substantial residential population. Em-
ployment 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 de-
signation 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 mod-
est 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 poten-
tial where larger scale, non-residential serving commercial 
development exists and is likely to remain. 
 F. Heights. One (1) of three (3) building height desig-
nations 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 topograph-
ic 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 commer-
cial buildings, generally north and east of Belltown near 
the higher density mixed commercial areas of downtown. 
(Ord. 117430 § 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 Preser-
vation District, north of those areas predominantly in 
manufacturing and industrial use and not contained within 
the International Special Review District. 
(Ord. 117430 § 33, 1994.) 
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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 § 5, 1999: Ord. 117430 § 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 neighbor-
hood. 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 § 35, 1994.) 
 
23.34.118 Downtown Harborfront-1 (DH-1) 

zone, locational criteria. 
 The Downtown Harborfront-1 zone and the Urban Har-
borfront Shoreline Environment designation shall apply to 
waterfront lots and adjacent harbor area located within the 
boundaries of downtown. 
(Ord. 117430 § 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 activi-
ties in support of shoreline goals and related office, com-
mercial, 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 commen-
surate with planned capacity of Alaskan Way. 
 D. Relationship to Surrounding Activity. Areas adja-
cent to the shoreline that have a strong physical relation-
ship to activities on the waterfront and are separated from 
downtown areas due to topographic conditions. The prima-
ry relationship shall be to the harbor areas. The relation-
ship 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 water-
front and downtown. 

(Ord. 117430 § 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 state-
ment 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 mis-
sion of the major institution, and the extent to which the 
proposed expansion may affect the livability of the sur-
rounding neighborhood. Review and comment on the 
statement shall be requested from the appropriate Advi-
sory Committee as well as relevant state and local regula-
tory and advisory groups. In considering rezones, the ob-
jective 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 exist-
ing 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 corres-
pond 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 con-
straints of existing development and property ownership. 
 4. Appropriate provisions of this chapter for the 
underlying zoning and the surrounding areas shall be con-
sidered 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 topo-
graphic changes, shorelines, freeways, arterials, changes in 
street layout and block orientation, and large public facili-
ties, land areas or open spaces, or greenspaces. 
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 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 hous-
ing 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 bounda-
ries 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) pro-
posed modifications to height limits within existing MIO 
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 per-
mitted 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 Institu-
tion Master Plan Advisory Committee for the major insti-
tution 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 Cascade 

Mixed (SCM) zone. 
 The Seattle Cascade Mixed (SCM) zone is applied to 
the Cascade Neighborhood to achieve the goal of a di-
verse, mixed-use community with a strong pedestrian 
orientation. The SCM zone permits a wide range of uses 
and promotes density to encourage redevelopment of the 
planning area into a mixed-use neighborhood. This new 
zoning designation balances the need for flexibility and a 
variety of activities with the need to provide adequate di-
rection to ensure the presence of housing and commercial 
activities critical to the success of an urban neighborhood. 
(Ord. 118302 § 3, 1996.) 
 

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

 Rezones to the Seattle Cascade Mixed (SCM) zone 
designation shall be considered only for areas within the 
boundaries of the Cascade Neighborhood, as depicted on 
Map A of Chapter 23.48. Decisions whether to rezone to 
the Seattle Cascade Mixed (SCM) zone designation shall 
take the following function and locational criteria into 
consideration: 
 A. Function. An area that provides for a wide range of 
uses to encourage redevelopment of the area into a mixed-
use neighborhood with a pedestrian orientation; 
 B. Transportation and Infrastructure Capacity. An 
area that is well-served by transit and vehicular systems 
and where utility infrastructure is adequate or is readily 
expandable to accommodate growth; 
 C. Relationship to Surrounding Activity. An area, 
adjacent to downtown, which provides a transition from 
the dense city core and which is intended by the city to 
become an area which is self-contained where residents 
may live, work and play; 
 D. Mix of Use. An area within the SCM zone may be 
identified for the purposes of encouraging a primarily resi-
dential character. Such an area shall be designated as 
SCMIR. Within the SCMIR area nonresidential uses shall 
generally be of modest scale or neighborhood-serving in 
character; 
 E. Height. One (1) of three (3) height limits fifty-five 
feet (55′), seventy-five feet (75′), and one hundred twenty-
five feet (125′) may be applied to land zoned SCM. A fif-
ty-five foot (55′) height shall generally be centered around 
Cascade Playground and elsewhere in the area designated 
SCM/R where it is appropriate to limit the intensity and 
scale of nonresidential use. A seventy-five foot (75′) 
height shall apply throughout the remainder of the SCM 
zone consistent with ensuring a uniform and pedestrian 
scale, and a one hundred twentyfive foot (125′) height may 
be designated to serve as transition from the higher height 
permitted for development pursuant to downtown zoning 
in effect south of Denny Way. Height limits may be ap-
plied to different uses to achieve area objectives. 
(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. 
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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. 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 regula-
tions 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 re-
sponsible 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 con-
form to the regulations of this title. Building and use per-
mits 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 permit-
ted which make the structures nonconforming if the 
changes are required by law for reasons of health and safe-
ty. 
(Ord. 119473 § 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 ele-
ment 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, mod-
ulation, open space, landscaping, access, screening or oth-
er element of development less than the minimum required 
by this Land Use Code be further reduced, except as spe-
cifically 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 devel-
opment 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 hous-
ing unit shall be issued unless one of the following condi-
tions is satisfied: 
 A. A permit or approval has been issued by the Direc-
tor 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 premis-
es; 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 Direc-
tor to relocate the structure containing housing units to 
another lot within the City to be used, on the new lot, as 
housing units; or 
 C. Demolition of the structure is ordered by the Direc-
tor 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;

1
 

 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 I 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 require-
ments of Section 25.12.835 of the Landmarks Preservation 
Ordinance have been satisfied. 
 B. In the event that the Director believes that demoli-
tion 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,

1
 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.) 
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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 II, 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 pro-
posed, for maximum height which is shown on the Official 
Land Use Map,

1
 from the provisions of Section 

23.55.014A, or from the provisions of Chapter 23.52. Ap-
plications for prohibited variances shall not be accepted 
for filing. 
 B. Variances shall be authorized according to the pro-
cedures 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 con-
stitute 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 ma-
terially 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 applica-
tion 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 regula-
tions for the area. 
 D. In order to qualify for a variance under the fore-
going criteria, an applicant need not demonstrate that, ab-
sent the variance, he or she would have no reasonable eco-
nomic use of the property at issue. 
 E. When a variance is authorized, conditions may be 
attached regarding the location, character and other fea-
tures 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 § 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 sec-
ondary 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 handi-
capped 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 hous-
ing design. The goals of the demonstration program are to 
test new or more flexible regulations and processes in an 
effort: 
 1. To encourage housing production, particular-
ly types of housing that are not readily available in Seattle, 
or are not currently being produced; 
 2. 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; 
 3. To encourage the development of housing 
that will serve as a catalyst to stimulate housing produc-
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tion, particularly in neighborhoods where new or rehabili-
tated residential development has been limited; 
 4. To serve as a model for other neighborhoods, 
demonstrating housing solutions that could have broader 
application in other neighborhoods; 
 5. To increase the diversity of housing types 
and levels of affordability to meet the varied needs and 
goals of a neighborhood. 
 B. Scope of Authority to Modify Land Use Code Re-
quirements. 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 sin-
gle-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. 
 2. A maximum of ten (10) detached accessory 
dwelling units may be allowed in single-family zones con-
trary 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 prin-
cipal structure and is designed, arranged, occupied or in-
tended 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 acces-
sory 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 
 b. 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 
 c. In addition to the development standard de-
partures 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 dwel-
ling 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 max-

imum allowed for single-family structures in single-family 
zones other than lots zoned residential small lot. 
 3. 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, con-
trary to the minimum lot area requirements of SMC Sec-
tion 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 develop-
ment 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 depar-
tures 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; pro-
vided that, no height departure may be granted that would 
result in a structure that is higher than the maximum al-
lowed 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. 
 b. 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 ad-
dition 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: 
 (1) For increased density beyond that allowed 
by SMC Section 23.43.012 B1 when the additional dwel-
ling units are located above garages in accessory structures 
in the cottage housing development, and the maximum 
increase in dwelling unit density allowed by this demon-
stration project is fifty (50) percent above that allowed by 
the current density limits contained in SMC Section 
23.43.012 B1; and 
 (2) For additional height for accessory struc-
tures 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 maxi-
mum of fifteen (15) percent over the maximum allowed by 
SMC Section 23.43.012 C for principal structures in cot-
tage housing developments; provided that, no height de-
parture may be granted that would result in an accessory 
structure that is higher than the maximum allowed for sin-
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gle-family structures in single-family zones other than lots 
zoned residential small lot. 
 4. A maximum of six (6) multifamily demon-
stration projects in a multifamily zone or as a part of a 
mixed-use development project in a commercial zone out-
side of downtown, may be granted height departures 
through the design review process, contrary to SMC Chap-
ter 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 neigh-
borhood, 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 re-
development of these existing structures. 
 C. Vesting. For purposes of the demonstration pro-
gram, 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 demonstra-
tion projects are subject to the Master Use Permit expira-
tion 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 Per-
mit 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 pur-
poses 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 consi-
dered 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 sub-
stantially 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, ap-
peals, 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 

 
Sections: 

Part I Design Review 
23.41.002 Purpose and intent. 
23.41.004 Applicability. 
23.41.006 Design Review Districts Map. 
23.41.008 Design Review Board. 
23.41.010 Design review guidelines. 
23.41.012 Development standard departures. 
23.41.014 Design review process. 
23.41.016 Administrative design review 

process. 
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Editor’s Note: Citywide Design Guidelines are available at the Master 

Use Permit Counter, Room 200, Dexter Horton Building. 
 

Part I Design Review 
 
23.41.002 Purpose and intent. 
 The purpose of this chapter is to implement the policies 
contained in Council Resolution 28757, establishing de-
sign review as the first element of the Early Project Im-
plementation 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 allow-
ing for diversity and creativity; and 
 B. Provide flexibility in the application of develop-
ment 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 neighbor-
hood; 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 multi-
family or commercial structure that exceeds SEPA thre-
sholds 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), or 
 v. Seattle Cascade Mixed (SCM); 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 Com-
prehensive 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 A1 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 struc-
tures exceeding one hundred and twenty (120) feet in 
width on any single street frontage in the Stadium Transi-
tion Area Overlay District as shown in Exhibit 
23.41.006A. 
 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 re-
quired for new multifamily and commercial structures in 
Lowrise, Midrise, and commercial zones when an excep-
tional 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 A1 of this section, that are 
subject to SEPA solely as a result of the provisions of Sec-
tion 25.05.908, Environmentally Critical Areas, are ex-
empt from design review. 
 B. Design Review—Optional. 
 1. Design review is optional to any applicant 
for new multifamily, commercial or Major Institution 
structures not otherwise subject to this chapter, in the Sta-
dium Transition Area Overlay District and in all multifa-
mily, commercial or downtown zones. 
 2. An administrative design review process is 
an option to an applicant for new multifamily, or commer-
cial 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 multifa-
mily, commercial or downtown zones, according to the 
process described in Section 23.41.016. 
 3. 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 multifami-
ly and commercial structures in Lowrise, Midrise, and 
Commercial zones to protect a tree over two (2) feet in 
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diameter measured four and one-half (4½) feet above the 
ground, even when the project exceeds SEPA thresholds 
but design review would not otherwise be required by sub-
section A, above. 
 4. An administrative design review process is 
an option to an applicant for installation of telecommuni-
cation 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 tele-
communication facilities development standards set forth 
in Section 23.57.016. 
 C. Exemptions. The following structures are exempt 
from design review: 
 1. New structures located within special review 
districts, as regulated by Chapter 23.66; 
 2. New structures within Landmark districts as 
regulated by SMC Title 25, Environmental Protection and 
Historic Preservation; 
 3. 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 Chap-
ter 23.60. 
(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 § 4, 1996; 
Ord. 118302 § 5, 1996; Ord. 118012 § 13, 1996: Ord. 
117430 § 40, 1994; Ord. 116909 § 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 §§ 2, 3, 2000: Ord. 118980 § 2, 1998: Ord. 
118012 § 14, 1996: Ord. 116909 § 1(part), 1993.) 

 
23.41.008 Design Review Board. 
 A. Role of the Design Review Board. The Design 
Review Board shall be convened for the purpose of re-
viewing all development subject to design review. To ac-
complish this purpose, the Design Review Board shall: 
 1. Synthesize community input on design con-
cerns and provide early design guidance to the develop-
ment team and community; and 
 2. Recommend to the Director specific condi-
tions 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. Membership of the Design Review Board. 
 1. Design Review Board Membership Criteria. 
 a. Members shall reside in Seattle; and 
 b. Members should possess experience in 
neighborhood land use issues and demonstrate, by their 
experience, sensitivity in understanding the effect of de-
sign decisions on neighborhoods and the development 
process; and 
 c. Members should possess a familiarity 
with land use processes and standards as applied in Seat-
tle; and 
 d. Consistent with the City’s Code of Eth-
ics, SMC Section 4.16.070, no member of the Design Re-
view 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. The Design 
Review Board shall consist of thirty-eight (38) members, 
composed as follows: 
 

 
Design Review Board Composition 

 

Representation Development 

Interests 

Design 

Professions 

General 

Community 

Interests 

Local 

Residential 

Interests 

Local 

Business In-

terests 

Number 8 at-large 8 at-large 8 at-large 7 (1/district) 7 (1/district) 

Selection Process 4 appointed by 

Mayor, 4 by 

Council 

4 appointed by 

Mayor, 4 by 

Council 

4 appointed by 

Mayor, 4 by 

Council, 1 pur-

suant to SMC 

3.51 

Nominated by community and 

business organizations, respec-

tively; jointly appointed by 

Mayor and Council 

Confirmation 

Process 

Confirmed by 

Council 

Confirmed by 

Council 

Confirmed by 

Council 

Confirmed by Council 

 
 In addition to the members set forth above, one (1) designated young adult position shall temporarily be added to the 
Design Review Board (Capitol Hill Board) pursuant to the Get Engaged Program, SMC Chapter 3.51. The terms of service 
related to the young adult member’s role on this Commission are set forth in SMC Chapter 3.51. The Get Engaged Program 
and all provisions related to this young adult position will terminate as of August 31, 2003. 
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Exhibit 23.41.006 A 
Design Review Board Districts 

 
 
 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 develop-
ment-related interests; 
 b. One (1) member representing general 
community interests; 
 c. One (1) member representing the design 
professions; 
 d. Two (2) members representing local 
residential-community and business interests, respectively, 
as described in Section 23.41.008 C. 
 2. Three (3) at-large members shall remain 
unassigned, one (1) each from the development-related 
fields, general residential community interests and design 
professions. 
 3. Three (3) Design Review Board members 
shall be a quorum. 
 4. The five (5) Design Review Board members 
assigned to each project as described in subsection C1 of 
this section shall be known collectively as the Design Re-
view Board. All members of the Design Review Board 
shall be voting members. 
 5. In the event that, in one (1) of the seven (7) 
geographic districts, more projects are undergoing simul-
taneous design review than the Design Review Board 
members assigned to that district can review in a timely 
manner, the unassigned at-large Design Review Board 
members described in subsection D2 may serve. If an in-
dividual at-large member is unable to serve, the Director 
may appoint one (1) of the unassigned, at-large Design 
Review Board members to serve in his or her absence, 
provided that each at-large interest group is represented by 
one (1) member. In addition, a Design Review Board may 
review projects outside of its designated district to expe-
dite review, provided that the local community representa-
tive and local business representative shall review devel-
opment only within their district. 
 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 accessi-
ble 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 qua-
si-judicial in nature. 

(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 ap-
proved by the City Council and identified in subsection B 
of this section, provide the basis for Design Review Board 
recommendations and City design review decisions, ex-
cept in Downtown, where the “Guidelines for Downtown 
Development, 1999” apply. Neighborhood design guide-
lines 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 neighbor-
hood design guidelines and the “Guidelines for Multifami-
ly 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 Guide-
lines, 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 Guide-
lines, 2001;” and 
 7. “Admiral Residential Urban Village Design 
Guidelines, 2002.” 
(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 de-
monstrates that departures from Land Use Code standards 
would result in a development which better meets the in-
tent of the adopted design guidelines. 
 B. Departures may be granted from the following re-
quirements: 
 1. Structure width and depth limits; 
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 2. Setback requirements; 
 3. Modulation requirements; 
 4. SCM zone facade requirements, including 
transparency and blank facade provisions; 
 5. Design, location on the lot and access to 
parking requirements; 
 6. Open space or common recreation area re-
quirements; 
 7. Lot coverage limits; 
 8. Screening and landscaping requirements; 
 9. Standards for the location and design of non-
residential uses in mixed use buildings; 
 10. 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 compat-
ible with the general development potential anticipated 
within the zone, 
 c. The additional height must not substan-
tially 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 pur-
suant to a neighborhood planning process allow other 
projects to incorporate such additional height; 
 11. Building height within the Roosevelt Com-
mercial Core (up to an additional three (3) feet) for proper-
ties zoned NC3-65, (Exhibit 23.41.012 A, Roosevelt 
Commercial Core); 
 12. 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; 
 13. 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; 
 14. Downtown or Stadium Transition Overlay 
District street facade requirements; 
 15. Downtown upper-level development stan-
dards; 
 16. Downtown coverage and floor size limits; 

 17. Downtown maximum wall dimensions; 
 18. Downtown street level use requirements; 
 19. Combined coverage of all rooftop features in 
downtown zones subject to the limitations in Section 
23.49.008 C2; and 
 20. Certain conditions to allowance of additional 
height in DOC 1 and DOC 2 zones pursuant to subsection 
23.49.008A 2, as follows: 
 a. Limits on gross floor area of stories un-
der subsection 23.49.008 A2a(2); and 
 b. Percentages of lot area that must be oc-
cupied by open space or by structures no greater than thir-
ty-five (35) or sixty-five (65) feet in height, under subsec-
tion 23.49.008 A2b(1). 
 21. Building height in Lowrise zones, and park-
ing standards of Section 23.54.015 in Midrise and Com-
mercial zones, in order to protect existing trees as provided 
in Chapter 25.11; 
 22. 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 
 23. 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. 120928 § 2, 2002; Ord. 120611 § 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 § 1, 1999: Ord. 118362 § 5, 1996; Ord. 118302 
§ 6, 1996; Ord. 118012 § 17, 1996; Ord. 117943 § 1, 
1995: Ord. 116909 § 1(part), 1993.) 
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Exhibit 23.41.012 A 

Roosevelt Commercial Core 
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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. Early Design Guidance Public Meeting. 
 1. 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. 
 2. 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. 
 3. At the early design guidance public meeting, 
the project proponents shall present the following informa-
tion: 
 a. An initial site analysis addressing site oppor-
tunities 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, indi-
cating 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 de-
velopment, 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. 
 4. The proponent is encouraged, but not re-
quired, to bring one (1) or more development concepts or 
alternatives to indicate possible design options for the site. 
 C. Guidelines Priorities. 
 1. 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 guide-
lines of highest priority to the neighborhood. The Board 
shall incorporate any community consensus regarding de-
sign, 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 pro-
posed development. 
 2. The Director shall distribute a copy of the 
guideline priorities applicable to the development to all 
those who attended the early design guidance public meet-
ing, to those who sent in comments or otherwise requested 
notification, and to the project proponent. 
 3. The project proponent is encouraged to meet 
with the Board and the public for early resolution of de-
sign 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. 
 D. Application for Master Use Permit. 
 1. 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. 
 2. 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. 
 3. Notice of application for a development sub-
ject to design review shall be provided according to Chap-
ter 23.76, Procedures for Master Use Permits and Council 
Land Use Decisions. 
 E. Design Review Board Recommendation. 
 1. During a regularly scheduled evening meet-
ing of the Design Review Board, other than the early de-
sign 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 guide-
lines. 
 2. 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 de-
partures from development standards. 
 F. Director’s Decision. 
 1. A decision on an application for a permit 
subject to design review shall be made by the Director. 
The Director may condition a proposed project to achieve 
compliance with design guidelines and to achieve the pur-
pose and intent of this chapter. 
 2. 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. 
 3. 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 Re-
view Board a condition of permit approval, unless the Di-
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rector concludes that the recommendation of the Design 
Review Board: 
 a. Reflects inconsistent application of the de-
sign 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. 
 G. Notice of Decision. Notice of the Director’s deci-
sion 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 de-
cisions are as described in Chapter 23.76, Procedures for 
Master Use Permits and Council Land Use Decisions. 
(Ord. 119791 § 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. Early Design Guidance Process. 
 1. 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 oppor-
tunities 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, indi-
cating 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 de-
velopment, 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. 
 2. Notice of application shall be provided pur-
suant to Chapter 23.76, Procedures for Master Use Permits 
and Council Land Use Decisions. 
 3. 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 priori-
ty 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 neigh-
borhood. 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 guide-
lines and reasonable in light of the facts of the proposed 
development. 
 4. 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 pro-
ponent. 
 C. Application for Master Use Permit. 
 1. Upon completion of the early design guid-
ance process, the proponent may apply for a Master Use 
Permit (MUP). 
 2. The MUP application shall include a sup-
porting site analysis and an explanation of how the pro-
posal addresses the applicable design guidelines, in addi-
tion to standard MUP submittal requirements as provided 
in Chapter 23.76, Procedures for Master Use Permits and 
Council Land Use Decisions. 
 3. Notice of application for a development sub-
ject to design review shall be provided according to Chap-
ter 23.76, Procedures for Master Use Permits and Council 
Land Use Decisions. 
 D. Director’s Decision. 
 1. A decision on an application for administra-
tive design review shall be made by the Director as part of 
the overall Master Use Permit decision for the project. 
 2. The Director’s decision shall be based on the 
extent to which the proposed project meets applicable de-
sign guidelines and in consideration of public comments 
on the proposed project. 
 3. 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 deci-
sion 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 de-
cisions 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 Temporary uses. 
23.42.042 Conditional uses. 
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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 Sub-
title III, Division 2 of SMC Title 23, Land Use Code shall 
be prohibited in those zones. If a use is not listed, the Di-
rector may determine that a proposed use is substantially 
similar to other uses permitted or prohibited in the respec-
tive zones, therefore, and should also be permitted or pro-
hibited. 
(Ord. 118794 § 15, 1997: Ord. 113978 § 1, 1988: Ord. 
110669 § 9, 1982: Ord. 110381 § 1(part), 1982.) 
 
23.42.020 Accessory uses. 
 A. Any accessory use not permitted by Title 23, either 
expressly or by the Director, shall be prohibited. The Di-
rector shall determine whether any accessory use on the lot 
is incidental to the principal use on the same lot, and shall 
also determine whether uses not listed as accessory uses 
are customarily incidental to a principal use. 
 Unless Title 23 expressly permits an accessory use 
as a principal use, a use permitted only as an accessory use 
shall not be permitted as a principal use. 
 B. The general development standards for each zone 
shall apply to accessory uses unless the general standards 
are specifically modified. 
(Ord. 117570 § 12, 1995: Ord. 117263 § 3, 1994; Ord. 
113978 § 2, 1988: Ord. 110669 § 10, 1982: Ord. 110381 
§ 1(part), 1982.) 

 
23.42.040 Temporary uses. 
 The Director may grant, deny or condition applications 
for temporary use authorization for uses not otherwise 
permitted or not meeting development standards in the 
zone, which are in keeping with the spirit and purpose of 
the Land Use Code. 
 A. Temporary Four (4) Week Use. 
 1. A Master Use Permit for any use which is to 
last no longer than four (4) weeks and does not involve the 
erection of a permanent structure may be authorized under 
the following conditions: 
 a. The use shall not be materially detrimental to 
the public welfare; and 
 b. The use shall not be injurious to property in 
the vicinity. 
 2. The Director may impose conditions to en-
sure compatibility with adjacent uses and structures and to 
mitigate adverse impacts. 
 B. Temporary Uses for Up to Six (6) Months. 
 1. A Master Use Permit for any use of premises 
for a period of up to six (6) months which does not involve 
the erection of any permanent structure may be granted by 
the Director. 
 2. In granting, conditioning or denying permits 
for temporary uses, the considerations recited in Section 
23.42.040 A shall pertain. 
 C. Boatbuilding Shelters. 
 1. A temporary use of premises, not involving 
the erection of any permanent structure, for the express 
purpose of sheltering the construction of boatbuilding 
projects by noncommercial home hobbyists, may be autho-
rized by the Director by a revocable Master Use Permit for 
a period of not more than one (1) year. One (1) year exten-
sions may be granted by the Director for a period not to 
exceed four (4) years. The permit is subject to the follow-
ing development standards: 
 a. The boatbuilding shelter shall not detract 
from the general appearance of the neighborhood. 
 b. The structure, though temporary, shall be 
sturdy enough to withstand inclement weather conditions. 
 c. Measures which may be required to mitigate 
possible adverse impacts of the boatbuilding shelter may 
include, but are not limited to, restrictions on height, size, 
location or external treatment. 
 D. Temporary Relocation of Police and Fire Stations, 
Twelve (12) Months or Less. A Master Use Permit, issued 
for a period of twelve (12) months or less not involving 
the construction of any permanent structure, may be autho-
rized subject to the conditions of subsection A of Section 
23.42.040. Such permits shall not be renewable. 
 E. Light Rail Transit Facility Construction. A tempo-
rary structure or use that supports the construction of a 
light rail transit facility may be authorized by the Director 
pursuant to a Master Use Permit if: 
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 1. The alignment, station locations, and main-
tenance base location of the light rail transit system has 
been approved by the City Council by ordinance or resolu-
tion; 
 2. The temporary use or structure is authorized 
for only so long as is necessary to support construction of 
the light rail transit system; 
 3. The applicant must submit plans for the es-
tablishment of temporary construction uses and facilities 
to the Director for approval. When reviewing the applica-
tion, the Director shall consider the duration and severity 
of impacts, and the number and special needs of people 
and businesses exposed, such as frail, elderly, and special 
needs residents. Following review of proposed plans and 
measures to mitigate impacts of light rail transit facility 
construction, and prior to the issuance of any permits 
granting permission to establish construction facilities and 
uses, the Director may impose reasonable conditions to 
reduce construction impacts on surrounding businesses 
and residences, including but not limited to the following: 
 a. Noise impacts will be governed by the Noise 
Control Ordinance (SMC Chapter 25.08) and off-site im-
pacts associated with grading and drainage will be go-
verned by the Stormwater, Grading and Drainage Ordin-
ance (SMC Chapters 22.800 through 22.808). 
 b. Light. To the extent feasible, light should be 
shielded and directed away from adjoining properties. 
 c. Best Management Practices. Construction 
activities on the site must comply with Director’s Rule #6-
93, Best Management Practices for Construction Erosion 
and Sedimentation Control Plans. 
 d. Parking and Traffic. Measures addressing 
parking and traffic impacts associated with truck haul 
routes, truck loading and off-loading facilities, parking 
supply displaced by construction activity, and resulting 
from temporary construction-worker parking, including 
measures to reduce demand for parking by construction 
employees must be included. 
 e. Local Businesses. The applicant must ad-
dress measures to limit disruption of local business, in-
cluding pedestrian and/or auto access to business, loss of 
customer activity, or other impacts due to protracted con-
struction activity. 
 f. Security. The applicant must address site 
security and undertake measures to ensure the site is se-
cure at all times and to limit trespassing or the attraction of 
illegal activity to the surrounding neighborhood. 
 g. Site/Design. The construction site should be 
designed in a manner that minimizes pedestrian/vehicle 
conflicts and does not unnecessarily impede pedestrian 
mobility around the site and through adjoining neighbor-
hoods. Measures should also be undertaken to ensure ap-
propriate screening of materials storage and other con-
struction activities from surrounding streets and properties. 
 h. Public Information. Actions should be taken 
that will inform surrounding residents and businesses of 

construction activities taking place and their anticipated 
duration, including a twenty-four (24) hour phone number 
to seek additional information or to report problems. 
 i. Temporary structures must be constructed to 
withstand inclement weather conditions. 
 j. Vibration. The applicant must consider 
measures to mitigate vibration impacts on surrounding 
residents and businesses. 
 4. Site Restoration. 
 a. The applicant must also agree, in writing, to 
submit a restoration plan to the Director for restoring areas 
occupied by temporary construction activities, uses or 
structures. 
 b. The restoration plan must be submitted and 
approved prior to the applicant vacating the construction 
site and it must include proposals for cleaning, clearing, 
removing construction debris, grading, remediation of 
landscaping, and restoration of grade and drainage. 
 c. Site restoration must generally be accom-
plished within one hundred eighty (180) days of cessation 
of use of the site for construction uses and activities, un-
less otherwise agreed to between the applicant and the 
Director. 
 d. The Director will approve plans for site res-
toration in accordance with mitigation plans authorized 
under this section. 
 5. A master use permit for a temporary struc-
ture or use that supports the construction of a light rail 
transit facility shall not be issued until the Director has 
received satisfactory evidence that the applicant has ob-
tained sufficient funding (which might include a Full 
Funding Agreement with a federal agency) to complete the 
work described in the master use permit application. 
(Ord. 119904 § 1, 2000; Ord. 117263 § 4, 1994; Ord. 
112840 § 1, 1986; Ord. 110381 § 1(part), 1982.) 
 
23.42.042 Conditional uses. 
 Administrative conditional uses and uses requiring 
Council approval as provided in the respective zones of 
Subtitle III, Part 2, of this Land Use Code, and applicable 
provisions of SMC Chapter 25.09, Regulations for Envi-
ronmentally Critical Areas, may be authorized according 
to the procedures set forth in Chapter 23.76, Procedures 
for Master Use Permits and Council Land Use Decisions. 
(Ord. 117570 § 13, 1995: Ord. 116262 § 5, 1992: Ord. 
112522 § 8, 1985.) 
 
23.42.100 Nonconformity—Applicability and 

intent. 
 A. The nonconformity provisions of this chapter apply 
to uses and sites in all zones, except for the shoreline over-
lay district (see Chapter 23.60). 
 B. It is the intent of these provisions to establish a 
framework for dealing with nonconformity that allows 
most nonconformities to continue. The Code facilitates the 
maintenance and enhancement of nonconforming uses and 
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developments so they may exist as an asset to their neigh-
borhoods. The redevelopment of nonconformities to be 
more conforming to current code standards is a long term 
goal. 
(Ord. 120293 § 1 (part), 2001.) 
 
23.42.102 Establishing nonconforming status. 
 A. Any use that does not conform to current zoning 
regulations, but conformed to applicable zoning regula-
tions at any time and has not been discontinued as set forth 
in Section 23.42.104 is recognized as a nonconforming use 
or development. Any residential development in a residen-
tial, commercial or downtown zone that would not be 
permitted under current Land Use Code regulations, but 
which existed prior to July 24, 1957, and has not been dis-
continued as set forth by Section 23.42.104, is recognized 
as a nonconforming use or development. A recognized 
nonconforming use shall be established according to the 
provisions of subsections B through D of this section. 
 B. Any use or development for which a permit was 
obtained is considered to be established. 
 C. A use or development which did not obtain a per-
mit may be established if the Director reviews and ap-
proves an application to establish the nonconforming use 
or development for the record. 
 D. For a use or development to be established pur-
suant to subsection C above, the applicant must demon-
strate that the use or development would have been per-
mitted under the regulations in effect at the time the use 
began, or, for a residential use or development, that the use 
or development existed prior to July 24, 1957 and has re-
mained in continuous existence since that date. Residential 
development shall be subject to inspection for compliance 
with minimum standards of the Housing and Building 
Maintenance Code. (Chapters 22.200 through 22.208). 
Minimum standards of the Housing and Building Main-
tenance Code must be met prior to approval of any permit 
to establish the use and/or development for the record. 
 E. Nonconforming uses commenced after July 24, 
1957 and not discontinued (Section 23.42.104) are also 
subject to approval through the process of establishing use 
for the record, if not established by permit. Residential 
nonconforming uses are subject to inspection under the 
Housing and Building Maintenance Code if in existence 
before January 1, 1976. Conformance to the Seattle Build-
ing Code in effect at the time a use first began is required 
if the use first existed after January 1, 1976. 
(Ord. 120293 § 1 (part), 2001.) 
 
23.42.104 Nonconforming uses. 
 A. Any nonconforming use may be continued, subject 
to the provisions of this section. 
 B. A nonconforming use that has been discontinued 
for more than twelve (12) consecutive months shall not be 
reestablished or recommenced. A use is considered discon-
tinued when: 

 1. A permit to change the use of the lot or 
structure was issued and acted upon; or 
 2. The structure, or a portion of a structure is 
not being used for the use allowed by the most recent per-
mit; or 
 3. The structure is vacant, or the portion of the 
structure formerly occupied by the nonconforming use is 
vacant. The use of the structure shall be considered discon-
tinued even if materials from the former use remain or are 
stored on the property. A multifamily structure with one 
(1) or more vacant dwelling units is not considered vacant 
and the use is not considered to be discontinued unless all 
units in the structure are vacant. 
 4. If a complete application for a permit that 
would allow the nonconforming use to continue, or that 
would authorize a change to another nonconforming use, 
has been submitted before the structure has been vacant 
for twelve (12) consecutive months, the nonconforming 
use shall not be considered discontinued unless the permit 
lapses or the permit is denied. If the permit is denied, the 
nonconforming use may be reestablished during the six (6) 
months following the denial. 
 C. A nonconforming use that is disrupted by fire, act 
of nature, or other causes beyond the control of the owners 
may be resumed. Any structure occupied by the noncon-
forming use may be rebuilt in accordance with applicable 
codes and regulations to the same or smaller configuration 
existing immediately prior to the time the structure was 
damaged or destroyed. 
 1. Where replacement of a structure or portion 
of a structure is necessary in order to resume the use, ac-
tion toward that replacement must be commenced within 
twelve (12) months after the demolition or destruction of 
the structure. Action toward replacement shall include 
application for a building permit or other significant activi-
ty directed toward the replacement of the structure. If this 
action is not commenced within this time limit, the non-
conforming use shall lapse. 
 2. When the structure containing the noncon-
forming use is located in a PSM zone, the Pioneer Square 
Preservation Board shall review the exterior design of the 
structure before it is rebuilt to ensure reasonable compati-
bility with the design and character of other structures in 
the Pioneer Square Preservation District. 
(Ord. 120293 § 1 (part), 2001.) 
 
23.42.106 Expansion of nonconforming uses. 
 A. A structure occupied by a nonconforming residen-
tial use may be maintained, repaired, renovated or structu-
rally altered, but may not be expanded or extended, ex-
cept: 
 1. As otherwise required by law or as necessary 
to improve access for the elderly or disabled; or 
 2. To construct or modify minor structural fea-
tures on the principal structure including, but not limited 
to, exterior decks and balconies, bay windows, dormers, 
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eaves and solar collectors added to a principal structure, or 
a new or expanded accessory structure may be con-
structed; provided that the addition or new accessory struc-
ture conforms to the development standards of the zone. 
 3. To construct or expand an accessory struc-
ture, provided that the addition or new structure conforms 
to the development standards of the zone. 
 B. In addition to the standards in subsection A, a 
structure in a single-family zone occupied by a noncon-
forming residential use may be allowed to expand subject 
to the following: 
 1. The number of dwelling units shall not be 
increased, except as may be allowed pursuant to Section 
23.40.040 or Section 23.44.015. 
 2. For a nonconforming residential use that is 
not a multifamily use, except as may be allowed pursuant 
to Section 23.40.040 or Section 23.44.015, the number of 
residents may not be increased beyond the maximum 
number that was allowed by the standards of the zone at 
the time of approval; if originally permitted by conditional 
use, the number shall not be allowed to increase above the 
number permitted by the conditional use approval. 
 3. An expansion of no more than five hundred 
(500) square feet of gross floor area, meeting the devel-
opment standards for single-family construction and not 
exceeding the average height of the closest principal struc-
tures on either side, is allowed. 
 4. An expansion greater than five hundred 
(500) square feet of gross floor area and/or exceeding the 
average height of the closest principal structures on either 
side may be approved by DCLU through a special excep-
tion, Type II Master Use Permit, if the proposed expansion 
meets the development standards for single-family con-
struction and is compatible with surrounding development 
in terms of: 
 a. Architectural character; 
 b. Existing streetscape and pattern of yards; and 
 c. Scale and proportion of principal structures. 
 5. If an addition proposed under subsections B3 
or B4 of this section would require additional parking un-
der the requirements of Section 23.54.015 for multifamily 
structures, that additional parking must be provided. 
 C. In Multifamily zones, except in Lowrise Dup-
lex/Triplex and Lowrise 1 zones, dwelling units may be 
added to a structure containing one (1) or more noncon-
forming uses, even if in a structure nonconforming to de-
velopment standards; provided that limitations on density 
shall apply. The structure may be expanded or extended; 
provided that the expansion or extension shall be for resi-
dential use, shall conform to the development standards of 
the zone, and shall not cause an already nonconforming 
structure to become more nonconforming to development 
standards. 
 D. A nonconforming nonresidential use shall not be 
expanded or extended, except as follows: 

 1. A structure occupied by a nonconforming 
nonresidential use may be maintained, repaired, renovated 
or structurally altered but shall not be expanded or ex-
tended except as otherwise required by law, as necessary 
to improve access for the elderly or disabled or as specifi-
cally permitted elsewhere in this Code. 
 2. In the Seattle Cascade Mixed zone, general 
manufacturing uses exceeding twenty-five thousand 
(25,000) square feet of gross floor area and heavy manu-
facturing uses may be expanded or extended by an amount 
of gross floor area not to exceed twenty (20) percent of the 
existing gross floor area of the use, provided that this ex-
ception may be applied only once to any individual busi-
ness establishment. 
(Ord. 120609 § 4, 2001; Ord. 120293 § 1 (part), 2001.) 
 
23.42.108 Change from nonconforming use to 

conforming use. 
 A. In any zone, a nonconforming use may be con-
verted to any conforming use if all development standards 
are met. 
 B. In single-family zones, a nonconforming use may 
be converted to single-family dwelling unit, even if all 
development standards are not met. 
 C. In multifamily zones, a nonconforming nonresiden-
tial use may be converted to residential use, even if all 
development standards are not met; provided that the den-
sity limitations of the zone must be met and provided that 
parking nonconformity shall not be increased as a result of 
the conversion; in Lowrise Duplex/Triplex zones the total 
number of dwelling units in any structure is limited to 
three (3). 
 D. In commercial and industrial zones, a nonconform-
ing use may be converted to any conforming use even if 
all development standards are not met, provided that park-
ing nonconformity shall not be increased as a result of the 
conversion. 
(Ord. 120293 § 1 (part), 2001.) 
 
23.42.110 Change from one nonconforming use 

to another nonconforming use. 
 A nonconforming use may be converted by an adminis-
trative conditional use authorization to another use not 
otherwise permitted in the zone subject to the following 
limitations and conditions. 
 A. In single-family, residential small lot, and Lowrise, 
Duplex/Triplex zones, a nonconforming multifamily use 
or structure may not be converted to any nonresidential 
use not otherwise permitted in the zone. 
 B. The proposed new use must be no more detrimen-
tal to properties in the zone and vicinity than the existing 
use. This determination shall be based on consideration of 
the following factors: 
 1. The zones in which both the existing use and 
the proposed new use are allowed; 
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 2. The number of employees and clients asso-
ciated or expected with the proposed use; 
 3. The relative parking, traffic, light, glare, 
noise, odor and similar impacts of the two uses and how 
these impacts could be mitigated. 
 C. The existence of a single residential unit, such as a 
caretaker’s or proprietor’s unit, accessory to a noncon-
forming commercial use shall not be treated as having 
established a residential use, and such a unit may be con-
verted or changed provided that it is the only residential 
use in the structure and comprises less than half of the 
total floor area of the structure. 
 D. Parking requirements for the proposed use shall be 
determined by the Director. 
 E. If the new use is permitted, the Director may re-
quire mitigation measures, including but not limited to 
landscaping, sound barriers or fences, mounding or berm-
ing, adjustments to yards or parking standards, design 
modification, or limiting hours of operation. 
(Ord. 120293 § 1 (part), 2001.) 
 
23.42.112 Nonconformity to development 

standards. 
 A. A structure nonconforming to development stan-
dards may be maintained, renovated, repaired or structu-
rally altered but shall be prohibited from expanding or 
extending in any manner that increases the extent of non-
conformity or creates additional nonconformity, except as 
otherwise required by law, as necessary to improve access 
for the elderly or disabled or as specifically permitted for 
nonconforming uses and nonconforming structures else-
where in this Code. 
 B. A structure nonconforming to development stan-
dards and occupied by or accessory to a residential use 
may be rebuilt or replaced but may not be expanded or 
extended in any manner that increases the extent of non-
conformity unless specifically permitted by this code. 
 1. A survey by a licensed Washington sur-
veyor, or other documentation acceptable to the Director, 
documenting the extent of nonconformity and confirming 
that the plans to rebuild or replace a residential structure 
create no unpermitted increase in nonconformity shall be 
required prior to approval of any permit to rebuild or re-
place a nonconforming residential structure. 
 2. Additions to a rebuilt nonconforming resi-
dential structure that meet current development standards 
are allowed. 
 C. Any structure nonconforming to development 
standards that is destroyed by fire, act of nature, or other 
causes beyond the control of the owner, may be rebuilt to 
the same or smaller configuration existing immediately 
prior to the time the structure was destroyed. 
 D. Where replacement of a nonconforming structure 
or portion of a structure is permitted under this section, 
action toward that replacement must be commenced within 
twelve (12) months after the demolition or destruction of 

the structure, except for a nonconforming structure desig-
nated as a Landmark pursuant to Chapter 25.12. Action 
toward replacement of Landmark structures must be com-
menced within three (3) years after the demolition or de-
struction of the structure. Action toward replacement shall 
include application for a building permit or other signifi-
cant activity directed toward the replacement of the struc-
ture. If this action is not commenced within this time limit, 
any replacement must conform to the existing develop-
ment standards. 
 E. When the structure is located in a PSM zone, the 
Pioneer Square Preservation Board shall review plans for 
the exterior design of the structure to ensure compatibility 
with the design and character of other structures in the 
Pioneer Square Preservation District. 
(Ord. 120293 § 1 (part), 2001.) 
 
23.42.114 Multifamily structures 

nonconforming to development 
standards. 

 The following provisions apply to multifamily struc-
tures that do not comply with current development stan-
dards. 
 A. A nonconforming ground-related multifamily 
structure or apartment located in a Lowrise Duplex/Triplex 
(LDT) or Lowrise 1 (L1) zone may be expanded or ex-
tended provided the expansion or extension shall conform 
to the development standards of the zone and shall not 
cause an already nonconforming structure to become more 
nonconforming to development standards. 
 B. Additional residential units may be added to a non-
conforming ground-related multifamily structure or apart-
ment structure, provided the addition shall conform to the 
development standards of the zone and shall not cause an 
already nonconforming structure to become more noncon-
forming to development standards. 
 C. In Lowrise Duplex/Triplex zones, a nonconforming 
ground related multifamily structure or an apartment may 
be converted to any permitted use if all development stan-
dards are met except for open space and ground level 
access. 
(Ord. 120293 § 1 (part), 2001.) 
 
23.42.116 Downtown structures nonconforming 

to development standards. 
 A. Portions of structures that do not conform to the 
standards for minimum street facade height and/or facade 
setback limits for the downtown zone in which they are 
located may be expanded if the expansion reduces the 
nonconformity as regards one or both of these standards 
and, in the opinion of the Director, is consistent with the 
intent of the Code. If the Director determines that greater 
conformity is not structurally feasible, the expansion may 
increase the nonconformity in respect to these standards if 
all other standards are met. 
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 B. Portions of structures that do not conform to the 
standards for required street-level uses and/or the street 
facade requirements for transparency, blank facades, or 
screening of parking for the downtown zone in which they 
are located may be expanded if: 
 1. The expansion does not cause the structure 
to exceed the base FAR for the zone and the nonconformi-
ty is not increased; or 
 2. When the nonconformity of the structure as 
regards these development standards is reduced, expansion 
of the structure up to the maximum FAR for the zone may 
be permitted by the Director through the use of the bonus 
system or transfer of development rights. The appropriate 
level of expansion and the required reduction or elimina-
tion of nonconformity shall be determined by the Director 
according to the following criteria: 
 a. The extent of the proposed expansion, 
 b. The impact of the proposed expansion on the 
pedestrian environment, 
 c. The amount of the existing nonconformity, 
and 
 d. The structural feasibility of remodeling the 
structure to meet these development standards. 
(Ord. 120293 § 1 (part), 2001.) 
 
23.42.118 Landmark structures. 
 A. Landmark structures may be expanded even if the 
expansion increases the extent of nonconformity, when the 
Landmarks Board determines that there is no feasible al-
ternative that meets the development standards of the zone 
while preserving the integrity of the landmark structure. 
 B. The Director may permit the proposed expansion if 
it is approved by the Landmarks Board and if: 
 1. The expansion does not have a significant 
adverse effect on the light, air, solar and visual access of 
properties within a three hundred (300) foot radius; and 
 2. The expansion does not adversely affect the 
pedestrian environment in the vicinity. 
(Ord. 120293 § 1 (part), 2001.) 
 
23.42.120 Access easement nonconformity. 
 A structure located on a lot nonconforming as to access 
easement requirements may be replaced, provided that the 
number of dwelling units to which access is provided by 
the easement shall not be increased and the new structure 
shall conform to all other development standards of the 
zone. 
(Ord. 120293 § 1 (part), 2001.) 
 
23.42.122 Height nonconformity. 
 A. In single-family and multifamily zones, a structure 
nonconforming as to height may be expanded or extended 
to add eaves, dormers and/or clerestories to an existing 
pitched roof provided the additions are constructed below 
the highest point of the roof. An existing pitched roof that 
is above the height limit shall not be converted into a flat 

roof nor shall the slope of the roof be lowered below a four 
in twelve (4:12) pitch. 
 B. Structures originally constructed in manufacturing 
zones, under Seattle Municipal Code Title 24, that exceed 
the permitted height in zones with height limits of thirty 
(30) feet, forty (40) feet, or sixty-five (65) feet shall be 
limited to an FAR (floor area ratio) of two and one-half 
(2

1
/2). Structures that exceed the permitted height in zones 

allowing heights greater than sixty-five (65) feet shall be 
limited to the FAR permitted in the respective zones. 
(Ord. 120293 § 1 (part), 2001.) 
 
23.42.124 Light and glare standards 

nonconformity. 
 When nonconforming exterior lighting is replaced, new 
lighting shall conform to the requirements of the light and 
glare standards of the respective zone. See subsection H of 
Section 23.44.008 for single-family zones; Section 
23.45.017 for lowrise zones; Section 23.45.059 for midrise 
zones; Section 23.45.075 for highrise zones; Section 
23.46.020 for residential commercial zones; Section 
23.47.022 for commercial zones; Section 23.49.010 for 
downtown zones; and Section 23.50.046 for industrial 
buffer and industrial commercial zones. 
(Ord. 120293 § 1 (part), 2001.) 
 
23.42.126 Outdoor storage areas 

nonconformity. 
 A. An outdoor storage area nonconforming as to 
screening and landscaping shall be required to be screened 
and landscaped at the time of any structural alteration or 
expansion of the outdoor storage area or the structure with 
which it is associated according to the provisions of: 
 1. Subsection D5 of Section 23.47.016, if lo-
cated in a commercial zone; 
 2. Section 23.48.024, if located in the Seattle 
Cascade Mixed (SCM) zone; 
 3. Subsection C of Section 23.50.016, if located 
on an industrial street designated for landscaping; 
 4. Section 23.50.036, if located in an Industrial 
Buffer zone; and/or 
 5. Section 23.50.038, if located in an Industrial 
Commercial zone. 
 B. A business establishment in an NC1, NC2, NC3, or 
SCM zone with a nonconforming outdoor storage area 
may be extended, structurally altered or expanded if the 
outdoor storage area is not expanded and if it is screened 
and landscaped according to the standards of subsection 
D5a of Section 23.47.016, or Section 23.48.024 if the 
business is in the SCM zone. 
 C. A nonconforming use with a nonconforming out-
door storage area may be structurally altered, but not ex-
panded, if the outdoor storage area is not expanded and if 
it is screened and landscaped according to the standards of 
subsection D5a of Section 23.47.016 or Section 23.48.024 
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if the nonconforming use with the nonconforming outdoor 
storage area is in the SCM zone. 
(Ord. 120293 § 1 (part), 2001.) 
 
23.42.128 Parking nonconformity. 
 A. Existing parking deficits of legally established uses 
shall be allowed to continue even if a change of use oc-
curs. This provision shall not apply to a change of use to 
one defined as a heavy traffic generator. 
 B. Nonconforming parking areas or nonconforming 
parking within structures may be restriped according to the 
standards of Section 23.54.030, Parking space standards. 
 C. Parking areas that are nonconforming uses may be 
restriped according to the standards of Section 23.54.030, 
Parking space standards. 
 D. In commercial zones, surface parking areas that are 
nonconforming due to lack of required landscaping and are 
proposed to be expanded by ten (10) percent or more in 
number of parking spaces or in area are required to be 
screened and landscaped according to the standards of 
Section 23.47.016, or in the Seattle Cascade Mixed (SCM) 
zone, according to Section 23.48.024, to the extent feasible 
as determined by the Director. 
 E. See subsection C6 of Section 23.71.008 for re-
quirements in the Northgate Overlay District regarding 
elimination of nonconformities with respect to location, 
screening and landscaping of existing parking areas along 
major pedestrian streets. 
(Ord. 120293 § 1 (part), 2001.) 
 
23.42.130 Nonconforming solar collectors. 
 The installation of solar collectors that cause a structure 
to become nonconforming or increase an existing noncon-
formity may be permitted as follows: 
 A. In single-family zones, pursuant to subsection B of 
Section 23.44.046; 
 B. In multifamily zones, pursuant to subsection D of 
Section 23.45.146; 
 C. In commercial zones, pursuant to subsection H of 
Section 23.47.012. 
(Ord. 120293 § 1 (part), 2001.) 
 
 

Chapter 23.43 
RESIDENTIAL SMALL LOT 

 
Sections: 

23.43.006 Residential Small Lot zone, 
principal uses permitted outright. 

23.43.008 Development standards for one 
dwelling unit per lot. 

23.43.010 Tandem housing. 
23.43.012 Cottage Housing Developments 

(CHDs). 
23.43.040 Accessory uses and structures. 

 

23.43.006 Residential Small Lot zone, principal 
uses permitted outright. 

 The following principal uses shall be permitted outright 
in the Residential Small Lot (RSL) zone: 
 A. Single-family Dwelling Unit on One (1) Lot. The 
designation RSL without a suffix shall indicate that a de-
tached single-family dwelling unit on one (1) lot is the 
only residential structure type allowed in the zone. 
 B. Tandem Houses, pursuant to a neighborhood plan 
adopted or amended by the City Council after January 1, 
1995. The designation RSL/T shall indicate that in addi-
tion to detached single-family dwelling units on individual 
lots, tandem houses are allowed in the zone. 
 C. Cottage Housing Developments, pursuant to a 
neighborhood plan adopted or amended by the City Coun-
cil after January 1, 1995. The designation RSL/C shall 
indicate that in addition to detached single-family dwelling 
units on individual lots, cottage housing developments are 
allowed in the zone. 
 D. The designation RSL/TC shall indicate that in ad-
dition to detached single-family dwelling units on individ-
ual lots, tandem houses and cottage housing developments 
are allowed in the zone. 
(Ord. 117430 § 41 (part), 1994.) 
 
23.43.008 Development standards for one 

dwelling unit per lot. 
 A. Lot Area. Minimum lot area for one (1) detached 
dwelling unit shall be two thousand five hundred (2,500) 
square feet. 
 B. Height Limit and Roof Pitch. The basic height lim-
it shall be twenty-five (25) feet. The ridge of pitched roofs 
with a minimum slope of three to twelve (3:12) may ex-
tend above the height limit to thirty (30) feet. All parts of 
the roof above twenty-five (25) feet shall be pitched. 
 C. Structure Depth. The depth of any structure shall 
not exceed sixty (60) feet. Decks, balconies, and bay win-
dows shall be excluded from measurement for the purpos-
es of this provision. 
 D. Yards and Setbacks. 
 1. Front and Rear Yards. 
 a. The sum of the front yard plus the rear yard 
shall be a minimum of thirty (30) feet. 
 b. In no case shall either yard have a depth of 
less than ten (10) feet. 
 c. If recommended in a neighborhood plan 
adopted or amended by the City Council after January 1, 
1995, an ordinance designating an area as RSL may re-
quire front and/or rear yard setbacks greater than ten (10) 
feet, provided that the requirement of subsection D1a of 
this section shall not be increased or decreased, and the 
requirement of subsection D1b of this section shall not be 
reduced. 
 2. Side Setbacks. The required side setback 
shall be five (5) feet. The side setback may be averaged. 

Seattle Municipal Code 

December 2002 code update file 

Text provided for historic reference only. 

 
See ordinances creating and amending  

sections for complete text, graphics,  

and tables and to confirm accuracy of 

this source file. 

 
 
 
 
 
 
 
 
 
 
 
 
For current SMC, contact  

the Office of the City Clerk 



No portion of the side setback shall be less than three (3) 
feet, except as follows: 
 a. Street side setbacks shall be a minimum of 
five (5) feet. 
 b. If an easement is provided along a side lot 
line of the abutting lot sufficient to leave a ten (10) foot 
separation between the two (2) principal structures of the 
two (2) lots, the required side yard may be reduced from 
the requirement of subsection D2 above. The easement 
shall be recorded with the King County Department of 
Records and Elections. The easement shall provide access 
for normal maintenance activities to the principal structure 
on the lot with less than the required side setback. No 
principal structure shall be located in the easement, except 
that the eaves of a principal structure may project a maxi-
mum of eighteen (18) inches into the easement. No portion 
of any structure, including eaves, shall cross the property 
line. 
 E. Parking. 
 1. One (1) parking space per dwelling unit shall 
be required as provided for single-family structures in 
Chapter 23.54, Quantity and Design Standards for Access 
and Off-street Parking. 
 2. Access. Access to parking shall be from the 
alley when the property abuts a platted alley improved to 
the standards of subsection C of Section 23.53.030, Alley 
improvements in all zones, or when the Director deter-
mines that alley access is feasible and desirable to mitigate 
parking access impacts. 
 3. Location. 
 a. Parking shall be located on the same lot as 
the principal structure. 
 b. Parking may be in or under a structure, or 
outside a structure, provided that: 
 (1) Parking shall not be located in the front 
yard; 
 (2) Parking shall not be located in a side set-
back abutting a street or in the first ten (10) feet of a rear 
yard abutting a street. 
(Ord. 117430 § 41 (part), 1994.) 
 
23.43.010 Tandem housing. 
 A. Density and Minimum Lot Area. 
 1. The maximum density shall be one (1) dwel-
ling unit per two thousand five hundred (2,500) square feet 
of lot area. 
 2. A maximum of two (2) residential structures 
may be located on a lot used for tandem houses. 
 3. The minimum lot area for tandem houses 
shall be five thousand (5,000) square feet. 
 4. Accessory dwelling units shall not be permit-
ted on a lot containing tandem houses. 
 B. Height Limit and Roof Pitch. 
 1. The basic height limit for new principal 
structures shall be eighteen (18) feet. Existing structures 
may remain and be expanded, provided that new portions 

of the structure shall not exceed the height limits of this 
subsection. 
 2. The ridge of pitched roofs with a minimum 
slope of six to twelve (6:12) may extend up to twenty-
eight (28) feet. The ridge of pitched roofs with a minimum 
slope of four to twelve (4:12) may extend up to twenty-
three (23) feet. All parts of the roof above eighteen (18) 
feet shall be pitched at the required slope. 
 C. Yards and Setbacks. 
 1. Front Yard. The front yard shall be a mini-
mum of ten (10) feet. 
 2. Interior Separation between Tandem Houses. 
The interior separation between the residential structures 
shall be a minimum of ten (10) feet. 
 3. Rear Yard. Where no platted alley exists, the 
rear yard for a lot containing tandem houses shall be a 
minimum of ten (10) feet. Where a platted developed alley 
exists, this rear yard requirement shall not apply. 
 4. Total Combined Yards. The total of the front 
yard, rear yard (if any), and the interior separation shall be 
a minimum of thirty-five (35) feet. 
 5. Modification of Front and Rear Yards. If 
recommended in a neighborhood plan adopted or amended 
by the City Council after January 1, 1995, an ordinance 
designating an area as RSL may require front and/or rear 
yard setbacks greater than ten (10) feet (except for rear 
yards where platted and developed alleys exist), subject to 
the provisions of subsections C1, C2, C3, and C4 of this 
section, and provided that the required total combined 
yards shall not exceed thirty-five (35) feet. 
 6. Side Setbacks. The required side setback 
shall be five (5) feet. The side setback may be averaged. 
No portion of the side setback shall be less than three (3) 
feet, except as follows: 
 a. Street side setbacks shall be a minimum of 
five (5) feet. 
 b. If an easement is provided along a side lot 
line of the abutting lot sufficient to leave a ten (10) foot 
separation between the two (2) principal structures of the 
two (2) lots, the required side setback may be reduced 
from the requirement of Section 23.43.008 D2. The ease-
ment shall be recorded with the King County Department 
of Records and Elections. The easement shall provide 
access for normal maintenance activities on the principal 
structure on the lot with less than the required side set-
back. No principal structure shall be located in the ease-
ment, except that eaves of a principal structure may project 
a maximum of eighteen (18) inches into the easement. No 
portion of any structure, including eaves shall cross the 
property line. 
 D. Lot Coverage. The maximum lot coverage shall be 
fifty (50) percent, subject to the exceptions noted in Sec-
tion 23.44.010 D. 
 E. Parking. 
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 1. One (1) parking space per dwelling unit shall 
be required, as provided for single-family structures in 
Chapter 23.54. 
 2. Access. Access to parking shall be from the 
alley when the property abuts a platted alley improved to 
the standards of subsection C of Section 23.53.030, Alley 
improvements in all zones, or when the Director deter-
mines that alley access is feasible and desirable to mitigate 
parking access impacts. 
 3. Location. 
 a. Parking shall be located on the same lot as 
the tandem houses. 
 b. Parking may be in or under a structure, or 
outside a structure, provided that: 
 (1) Parking shall not be located in the front 
yard; 
 (2) Parking shall not be located in a side set-
back abutting a street or the first ten (10) feet of a rear 
yard abutting a street. 
 F. Pedestrian Access to Public Right-of-way. There 
shall be an area of no less than ten (10) feet in width be-
tween each dwelling unit and a street or platted and devel-
oped alley. This access may be a driveway and/or cross 
any required yards. 
(Ord. 117430 § 41 (part), 1994.) 
 
23.43.012 Cottage Housing Developments 

(CHDs). 
 A. Accessory dwelling units shall not be permitted in 
cottage housing developments. 
 B. Density and Minimum Lot Area. 
 1. In cottage housing developments (CHDs), 
the permitted density shall be one (1) dwelling unit per one 
thousand six hundred (1,600) square feet of lot area. 
 2. Cottage housing developments shall contain 
a minimum of four (4) cottages arranged on at least two 
(2) sides of a common open space, with a maximum of 
twelve (12) cottages per development. 
 3. The minimum lot area for a cottage housing 
development shall be six thousand four hundred (6,400) 
square feet. 
 4. On a lot to be used for a cottage housing 
development, existing detached single-family residential 
structures, which may be nonconforming with respect to 
the standards of this section, shall be permitted to remain, 
but the extent of the nonconformity may not be increased. 
 C. Height Limit and Roof Pitch. 
 1. The height limit permitted for structures in 
cottage housing developments shall be eighteen (18) feet. 
 2. The ridge of pitched roofs with a minimum 
slope of six to twelve (6:12) may extend up to twenty-
eight (28) feet. The ridge of pitched roofs with a minimum 
slope of four to twelve (4:12) may extend up to twenty-
three (23) feet. All parts of the roof above eighteen (18) 
feet shall be pitched. 
 D. Lot Coverage and Floor Area. 

 1. The maximum lot coverage permitted for 
principal and accessory structures in cottage housing de-
velopments shall not exceed forty (40) percent. 
 2. The lot coverage for an individual principal 
structure in a cottage housing development shall not ex-
ceed six hundred fifty (650) square feet. 
 3. The total floor area of each cottage shall not 
exceed either 1.5 times the area of the main level or nine 
hundred seventy-five (975) square feet, whichever is less. 
Enclosed space in a cottage located either above the main 
level and more than twelve (12) feet above finished grade, 
or below the main level, shall be limited to no more than 
fifty (50) percent of the enclosed space of the main level, 
or three hundred seventy-five (375) square feet, whichever 
is less. This restriction applies regardless of whether a 
floor is proposed in the enclosed space, but shall not apply 
to attic or crawl spaces. 
 E. Yards. 
 1. Front Yards. The front yard for cottage hous-
ing developments shall be an average of ten (10) feet, and 
at no point shall be less than five (5) feet. 
 2. Rear Yards. The minimum rear yard for a 
cottage housing development shall be ten (10) feet. 
 3. Side Yards. The minimum required side yard 
for a cottage housing development shall be five (5) feet. 
When there is a principal entrance along a side facade, the 
side yard shall be no less than ten (10) feet along that side 
for the length of the pedestrian route. This ten (10) foot 
side yard shall apply only to a height of eight (8) feet 
above the access route. 
 4. Interior Separation for Cottage Housing De-
velopments. There shall be a minimum separation of six 
(6) feet between principal structures. Facades of principal 
structures facing facades of accessory structures shall be 
separated by a minimum of three (3) feet. When there is a 
principal entrance on an interior facade of either or both of 
the facing facades, the minimum separation shall be ten 
(10) feet. 
 F. Required Open Space. 
 1. Quantity of Open Space. A minimum of four 
hundred (400) square feet per unit of landscaped open 
space is required. This quantity shall be allotted as fol-
lows: 
 a. A minimum of two hundred (200) square 
feet per unit shall be private usable open space; and 
 b. A minimum of one hundred fifty (150) 
square feet per dwelling unit shall be provided as common 
open space. 
 2. Development Standards. 
 a. Private usable open space shall be provided 
at ground level in one (1) contiguous parcel with a mini-
mum area of two hundred (200) square feet. No horizontal 
dimension of the open space shall be less than ten (10) 
feet. 
 b. Required common open space shall be pro-
vided at ground level in one (1) contiguous parcel with a 
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minimum area of one hundred fifty (150) square feet per 
unit. Each cottage shall abut the common open space, and 
the common open space shall have cottages abutting at 
least two (2) sides. 
 c. The minimum horizontal dimension for open 
space shall be ten (10) feet. 
 G. Parking 
 1. One (1) parking space per dwelling unit shall 
be required, as provided in Chapter 23.54. 
 2. Access. Access to parking shall be from the 
alley when property abuts a platted alley improved to the 
standards of subsection C of Section 23.53.030 or when 
the Director determines that alley access is feasible and 
desirable to mitigate parking access impacts. 
 3. Location. 
 a. Parking shall be on the same lot as the cot-
tage housing development. 
 b. Parking may be in or under a structure, or 
outside a structure, provided that: 
 (1) The parking is screened from direct street 
view by one (1) or more street-facing facades, by garage 
doors, or by a fence and landscaping as provided in sub-
section D of Section 23.45.018. 
 (2) Parking outside a structure may not be 
located between cottages. 
 (3) Parking may not be located in the front 
yard. 
 (4) Parking may be located between any 
structure and the rear lot line of the lot, or between any 
structure and a side lot line which is not a street side lot 
line. 
(Ord. 117430 § 41 (part), 1994.) 
 
23.43.040 Accessory uses and structures. 
 A. Accessory structures shall be permitted in the RSL 
zone under the following conditions: 
 1. New garages shall be subject to the yard and 
setback requirements of Section 23.43.008 D when acces-
sory to one (1) detached structure per lot, of Section 
23.43.010 C when accessory to tandem houses, and of 
Section 23.43.040 E when accessory to cottage housing. 
 2. When converted to principal use in tandem 
house developments, garages shall be subject to the devel-
opment standards for tandem house principal structures. 
 3. Garages shall be limited to a height of twelve 
(12) feet as measured on the facade containing the en-
trance for the vehicle. 
 4. Accessory structures other than garages shall 
also be limited to twelve (12) feet in height. 
 B. Solar Collectors. Solar collectors are permitted 
outright as an accessory use to any principal use subject to 
the following standards: 
 1. Solar collectors, including solar greenhouses 
which meet minimum standards and maximum size limits 
as determined by the Director, shall not be counted in lot 
coverage. 

 2. Solar collectors, except solar greenhouses 
attached to principal use structures, may exceed the height 
limits of the RSL zone by four (4) feet or extend four (4) 
feet above the ridge of a pitched roof. However, the total 
height from existing grade to the top of the solar collector 
may not extend more than nine (9) feet above the height 
limit established for the zone. A solar collector which ex-
ceeds the basic height limit for the zone shall be placed so 
as not to shade an existing solar collector or property to 
the north on January 21st, at noon, any more than would a 
structure built to the maximum permitted height and bulk. 
 3. Solar collectors and solar greenhouses meet-
ing minimum written energy conservation standards admi-
nistered by the Director may be located in required yards 
according to the following conditions: 
 a. In a side yard, no closer than three (3) feet 
from the property line; or 
 b. In a rear yard, no closer than fifteen (15) feet 
from the rear property line unless there is a platted alley, in 
which case the solar collector shall be no closer than ten 
(10) feet from the centerline of the alley; or 
 c. In a front yard, solar greenhouses which are 
integrated with the principal structure and have a maxi-
mum height of twelve (12) feet may extend up to six (6) 
feet into the front yard. In no case shall be greenhouse be 
located closer than five (5) feet from the property line. 
 C. Home Occupations. Home occupations are permit-
ted accessory uses in the RSL zone, subject to the stan-
dards contained in Section 23.44.050, Home occupations. 
 D. Common Structures in Cottage Housing Develop-
ments. Shared structures which are used by the occupants 
of more than one (1) dwelling unit are allowed as an ac-
cessory use. Such structures may include meeting space, a 
food preparation area, sinks, and toilets, but shall not in-
clude either sleeping quarters or bathing facilities. 
(Ord. 117430 § 41 (part), 1994.) 
 
 

Chapter 23.44 
RESIDENTIAL, SINGLE-FAMILY 
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23.44.028 Structures unsuited to uses 
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23.44.032 Certain nonconforming uses. 

 
Part 2 Council Conditional Uses 

23.44.034 Planned residential development 
(PRD). 

23.44.035 Communication utilities. 
 

Part 3 Public Facilities 
23.44.036 Public facilities. 

 
Subchapter III Accessory Uses 

23.44.040 General provisions. 
23.44.041 Accessory dwelling units. 
23.44.042 Parking and private garages. 
23.44.044 Swimming pools. 
23.44.046 Solar collectors. 
23.44.048 Keeping of animals. 
23.44.050 Home occupations. 
23.44.051 Bed and breakfasts. 
23.44.052 Open wet moorage. 
23.44.058 Columbariums, garden wall crypts 

and mausoleums. 
23.44.060 Uses accessory to parks and 

playgrounds. 
23.44.068 Heat recovery incinerator. 
23.44.070 Recycling collection stations. 
23.44.072 Roomers, boarders, lodgers. 

 
23.44.002 Applicability of provisions. 
 This chapter details those authorized uses and their de-
velopment standards which are or may be permitted in the 
three (3) single-family residential zones: SF 9600, SF 
7200 and SF 5000. Communication utilities and accessory 
communication devices except as exempted in Section 
23.57.002 are subject to the regulations in this chapter and 
additional regulations in Chapter 23.57. 
(Ord. 120928 § 3, 2002: Ord. 116295 § 1, 1992: Ord. 
110669 § 32(part), 1982; Ord. 110381 § 1(part), 1982.) 
 

Subchapter I Principal Uses Permitted Outright 
 
23.44.006 Principal uses permitted outright. 
 The following principal uses shall be permitted outright 
in single-family zones: 
 A. Single-family Dwelling Unit. One (1) single-family 
dwelling unit shall be permitted on a lot, except when an 
accessory dwelling unit is approved pursuant to Section 
23.44.041, and except as approved as part of an adminis-
trative conditional use permit under SMC Section 
25.09.260; 
 B. Floating Homes. Floating homes shall be permitted 
uses in single-family zones subject to the requirements of 
Chapter 23.60; 
 C. Existing Cemetery. Existing cemeteries shall be 
permitted to continue in use. No new cemeteries shall be 
permitted and existing cemeteries shall not be expanded in 
size. For purposes of this section, a change in a cemetery 
boundary is not considered an expansion in size and is 
permitted provided that (1) the change does not increase 
the net land area occupied by the cemetery, (2) the land 
being added to the cemetery is contiguous to the existing 
cemetery and is not separated from the existing cemetery 
by a public street or alley whether or not improved, and (3) 
the use of the land being added, as a cemetery, will not 
result in the loss of housing; 
 D. Public or private parks, including customary build-
ings and activities, provided that garages and service or 
storage areas accessory to parks shall be located one hun-
dred (100) feet or more from any other lot in a residential 
zone and shall be obscured from view from such lot; 
 E. Public playgrounds; 
 F. Existing railroad right-of-way; 
 G. Public Schools Meeting Development Standards. 
New public schools or additions to existing public schools 
and accessory uses including child care centers shall be 
permitted in all single-family zones subject to the special 
development standards and departures from standards con-
tained in Section 23.44.017. Departures from development 
standards may be permitted or required pursuant to proce-
dures and criteria established in Chapter 23.79, Develop-
ment Standard Departure for Public Schools; 
 H. Uses in existing or former public schools: 
 1. Child care centers, preschools, public or pri-
vate schools, educational and vocational training for the 
disabled, adult evening education classes, nonprofit libra-
ries, community centers, community programs for the el-
derly or similar uses shall be permitted in existing or for-
mer public schools. 
 2. Other nonschool uses shall be permitted in 
existing or former public schools pursuant to procedures 
established in Chapter 23.78, The Establishment of Crite-
ria for Joint Use or Reuse of Schools. 
 3. Additions to existing public schools may be 
made only when the proposed use of the addition is a pub-
lic school; 

Seattle Municipal Code 

December 2002 code update file 

Text provided for historic reference only. 

 
See ordinances creating and amending  

sections for complete text, graphics,  

and tables and to confirm accuracy of 

this source file. 

 
 
 
 
 
 
 
 
 
 
 
 
For current SMC, contact  

the Office of the City Clerk 



 I. Nursing Homes. Nursing homes, meeting the de-
velopment standards of this chapter, and limited to eight 
(8) or fewer residents; 
 J. Adult Family Homes. Adult family homes, as de-
fined and licensed by the state of Washington. 
(Ord. 119239 § 5, 1998; Ord. 118984 § 1, 1998; Ord. 
117263 § 5, 1994; Ord. 117203 § 1, 1994; Ord. 117202 
§ 1, 1994; Ord. 114875 § 1, 1989; Ord. 112539 § 1, 1985; 
Ord. 110669 §§ 11, 32(part), 1982: Ord. 110381 § 1(part), 
1982.) 
 
23.44.008 Development standards for uses 

permitted outright. 
 A. The development standards set out in this subchap-
ter apply to principal and accessory uses permitted outright 
in single-family zones. 
 B. All structures or uses shall be built or established 
on a lot or lots. 
 C. Floating homes shall be subject to the provisions of 
Chapter 23.60, Shoreline Master Program, except they 
shall be subject to the parking provisions of this chapter. 
 D. An exception from one (1) specific standard does 
not relieve the applicant from compliance with any other 
standard. 
 E. Methods for measurements are provided in Chapter 
23.86. Standards for parking access and design are pro-
vided in Chapter 23.54. 
 F. A structure occupied by a permitted use other than 
single-family residential use may be converted to single-
family residential use even if the structure does not con-
form to the development standards for single-family struc-
tures. Expansions of converted nonconforming structures 
shall be regulated by Section 23.42.108. Conversion of 
structures occupied by nonconforming uses shall be regu-
lated by Sections 23.42.108 and 23.42.110. 
 G. Development standards governing lots located in 
an environmentally critical area may be modified accord-
ing to the provisions of SMC Chapter 25.09, Regulations 
for Environmentally Critical Areas. 
 H. Exterior lighting shall be shielded and directed 
away from residentially zoned lots. The Director may re-
quire that the intensity of illumination be limited and that 
the location of the lighting be changed. 
 I. Tree Requirements. 
 1. Trees shall be required when single-family 
dwelling units are constructed. The minimum number of 
caliper inches of tree required per lot may be met through 
using either the tree preservation option or tree planting 
option set forth below, or through a combination of pre-
servation and planting. This requirement may be met by 
planting or preserving street trees in the public right-of-
way. 
 a. Tree Preservation Option. For lots over 
three thousand (3,000) square feet, at least two (2) caliper 
inches of existing tree per one thousand (1,000) square feet 
of lot area must be preserved. On lots that are three thou-

sand (3,000) square feet or smaller, at least three (3) cali-
per inches of existing tree must be preserved per lot. When 
this option is used, a tree preservation plan is required. 
 b. Tree Planting Option. For lots over three 
thousand (3,000) square feet, at least two (2) caliper inches 
of tree per one thousand (1,000) square feet of lot area 
must be planted. On lots that are three thousand (3,000) 
square feet or smaller, at least three (3) caliper inches of 
tree must be planted per lot. 
 2. Tree Measurements. Trees planted to meet 
the requirements in subsection I1 above shall be at least 
one and one-half (1.5) inches in diameter. The diameter of 
new trees shall be measured (in caliper inches) six (6)-
inches above the ground. Existing trees shall be measured 
four and one-half (4.5) feet above the ground. When an 
existing tree is three (3) to ten (10) inches in diameter, 
each one (1) inch counts as one (1) inch toward meeting 
the tree requirements in subsection I1 above. When an 
existing tree is more than ten (10) inches in diameter, each 
one (1)-inch of the tree that is over ten (10) inches shall 
count as three (3) inches toward meeting the tree require-
ment. 
 3. Tree Preservation Plans. If the tree preserva-
tion option is chosen, a tree preservation plan must be 
submitted and approved. Tree preservation plans shall 
provide for protection of trees during construction accord-
ing to standards promulgated by the Department of De-
sign, Construction and Land Use. 
(Ord. 120293 § 4, 2001; Ord. 119792 § 1, 1999; Ord. 
117263 § 6, 1994; Ord. 116262 § 6, 1992; Ord. 111390 
§ 5, 1983: Ord. 110669 §§ 12(part), 32(part), 1982: Ord. 
110381 § 1(part), 1982.) 
 
23.44.010 Lot requirements. 
 A. Minimum Lot Area. The minimum lot area shall 
be: 

 Minimum Lot Area 

S.F. Zone Required 

  

S.F. 9600 9,600 sq. ft. 

S.F. 7200 7,200 sq. ft. 

S.F. 5000 5,000 sq. ft. 

 
 Submerged lands shall not be counted in calculating the 
area of lots for the purpose of these minimum lot area re-
quirements, or the exceptions to minimum lot area re-
quirements provided in this section. 
 B. Exceptions to Minimum Lot Area. The following 
exceptions to minimum lot area are subject to the limits of 
subsection B5. A lot which does not satisfy the minimum 
lot area requirements of its zone may be developed or re-
developed as a separate building site according to the fol-
lowing: 
 1. In order to recognize separate building sites 
established in the public record under previous codes, to 
allow the consolidation of very small lots into larger lots, 
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to adjust lot lines to permit more orderly development pat-
terns, and to create additional buildable sites out of over-
sized lots which are compatible with surrounding lots, the 
following exceptions are permitted if the Director deter-
mines that: 

 a. The lot was established as a separate build-

ing site in the public records of the county or City prior to 

July 24, 1957 by deed, contract of sale, mortgage, property 

tax segregation, platting or building permit and has an area 

of at least seventy-five (75) percent of the minimum re-

quired lot area and at least eighty (80) percent of the mean 

lot area of the lots on the same block face and within the 

same zone in which the lot is located (Exhibit 23.44.010 

A), or 
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 b. The lot is or was created by subdivision, 

short subdivision or lot boundary adjustment, and is at 

least seventy-five (75) percent of the minimum required 

lot area and is at least eighty (80) percent of the mean lot 

area of the lots on the same block face within which the lot 

will be located and within the same zone (Exhibit 

23.44.010 A); or 
 2. The lot area deficit is the result of a dedica-
tion or sale of a portion of the lot to the City or state for 
street or highway purposes and payment was received for 
only that portion of the lot, and the lot area remaining is at 
least fifty (50) percent of the minimum required; or 
 3. The lot would qualify as a legal building site 
under this section but for a reduction in lot area due to 
court-ordered adverse possession, and the amount by 
which the lot was so reduced was less than ten (10) per-
cent of the former area of the lot, provided, that this excep-
tion shall not apply to lots reduced to less than fifty (50) 
percent of the minimum area required under subsection A 
of Section 23.44.010; or 
 4. The lot was established as a separate build-
ing site in the public records of the county or City prior to 
July 24, 1957 by deed, contract of sale, mortgage, property 
tax segregation, platting or building permit, and falls into 
one (1) of the following categories; provided that, lots on 
totally submerged lands shall not qualify for this excep-
tion: 

 a. The lot is not held in common ownership 

with any contiguous lot on or after the effective date of the 

ordinance from which this subsection derives,
1
 or 

 b. The lot is or has been held in common own-

ership with a contiguous lot on or after the effective date 

of the ordinance from which this subsection derives and is 

or has been developed with a principal structure which is 

wholly within the lot boundaries; provided, that no portion 

of any contiguous lot is required to meet the least restric-

tive of lot area, lot coverage, setback or yard requirements 

which were in effect at the time of the original construc-

tion of the principal structure, at the time of its subsequent 

additions, or which are in effect at the time of redevelop-

ment of the lot (Exhibit 23.44.010 B) 
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 c. The lot is or has been held in common own-

ership with a contiguous lot on or after the effective date 

of the ordinance from which this subsection derives
1
 and is 

not developed with all or part of a principal structure; pro-

vided, that no portion of the lot is required to meet the 

least restrictive of lot area, lot coverage, setback or yard 

requirements which were in effect for a principal structure 

on the contiguous lot at the time of the construction of the 

principal structure, at the time of its subsequent additions, 

or which are in effect at the time of the development of the 

lot (Exhibit 23.44.010 B); and provided further, that if any 

portion of the lot to be developed has been used to meet 

the parking requirement in effect for a principal structure 

on a contiguous lot, such parking requirement can and 

shall be legally met on the contiguous lot. 

 For purposes of this subsection B4, removal of all 

or any part of a principal structure or destruction by fire or 

act of nature on or after the effective date of the ordinance 

from which this subsection derives
1
 shall not qualify the 

lot for the minimum lot area exception (Exhibit 23.44.010 

C); or 
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 5. Development may occur on a substandard lot 
containing a riparian corridor buffer, a wetland and wet-
land buffer, or a steep slope and steep slope buffer pur-
suant to the provisions of SMC Chapter 25.09, Regulations 
for Environmentally Critical Areas, if the following condi-
tions apply: 

 a. The substandard lot is not held in common 

ownership with an adjacent lot or lots at any time after the 

effective date of SMC Chapter 25.09, Regulations for En-

vironmentally Critical Areas,
2
 or 

 b. The substandard lot is held in common own-

ership with an adjacent lot or lots, or has been held in 

common ownership at any time after the effective date of 

SMC Chapter 25.09, Regulations for Environmentally 

Critical Areas,
2
 but proposed and future development will 

not intrude upon the environmentally critical area; or 
 6. Lots contained in a clustered housing planned de-
velopment (Section 23.44.024), a planned residential de-
velopment (Section 23.44.034), or a clustered develop-
ment in an environmentally critical area. 
 C. Maximum Lot Coverage. The maximum lot cover-
age permitted for principal and accessory structures shall 
not exceed thirty-five (35) percent of the lot area or one 
thousand seven hundred fifty (1,750) square feet, whi-
chever is greater. 
 D. Lot Coverage Exceptions. 
 1. Lots Abutting Alleys and Corner Lots. For 
purposes of computing the lot coverage only: 

 a. The area of a corner lot where a side lot line 

abuts upon a street may be increased by one-half (1/2) the 

width of the abutting side street. 
 b. The area of a lot with alley or alleys 
abutting any lot line may be increased by one-half (½) the 
width of the abutting alley or alleys. 
 c. The total lot area for any lot may not be 
increased by the provisions of this section by more than 
twenty-five (25) percent. 
 2. Special Structures and Portions of Structures. 
The following structures and portions of structures shall 
not be counted in lot coverage calculations: 
 a. Access Bridges. Uncovered, unenclosed 
pedestrian bridges of any height necessary for access and 
five (5) feet or less in width; 
 b. Barrier-free Access. Ramps or other 
access for the disabled or elderly meeting Washington 
State Building Code, Chapter 11; 
 c. Decks. Decks or parts of a deck which 
are eighteen (18) inches or less above the existing grade; 
 d. Freestanding Structures and Bulkheads. 
Fences, freestanding walls except arbors, bulkheads, signs 
and other similar structures; 
 e. Underground Structures. An under-
ground structure, or underground portion of a structure, 
may occupy any part of the entire lot; 

 f. Eaves and Gutters. The first eighteen 
(18) inches of eaves and gutters projecting from principal 
and accessory structures, except that eaves associated with 
the roof of an arbor shall be included in lot coverage cal-
culations; 
 g. Solar collectors meeting the provisions 
of Section 23.44.046 and swimming pools meeting the 
provisions of Section 23.44.044. 
(Ord. 119239 § 6, 1998; Ord. 118414 § 6, 1996; Ord. 
117263 § 7, 1994; Ord. 116262 § 7, 1992; Ord. 116205 
§ 2, 1992; Ord. 115686 § 1, 1991; Ord. 113883 § 1, 1988; 
Ord. 113297 § 1, 1987; Ord. 113216 § 1, 1986; Ord. 
111390 § 6, 1983; Ord. 110793 § 3, 1982; Ord. 110669 
§§ 12(part), 32(part), 1982: Ord. 110381 § 1(part), 1982.) 
 
1. Editor’s Note: Ordinance 113216 was passed on December 15, 

1986 and became effective on January 18, 1987. 
2. Editor’s Note: Ordinance 116253, which added Chapter 25.09, 

was adopted by the City Council on July 13, 1992. 
3. Ordinance 116205 concerns interim controls on development of 

certain submerged lots. Section 2 of Ordinance 116431 amended § 6 

of Ordinance 116205 as follows: 

 Section 6. Duration of interim controls. This ordinance shall remain 

in effect until June 30, 1993, or until the effective date of permanent 

environmentally critical area regulations and submerged lands provi-

sions included in the Seattle Shoreline Master Program, whichever 

comes first. 

 

23.44.012 Height limits. 
 A. Base Height Established. 
 1. Except as provided in subsection A2, the 
base permitted height for any structure not located in re-
quired yards, except as permitted in Section 23.44.014 D3, 
shall not exceed the greater of the following: 
 a. Thirty (30) feet; 
 b. The average height of the two (2) single-
family structures which the subject structure abuts if one 
(1) or both of the abutting structures exceed thirty (30) 
feet. 
 2. The base permitted height for any structure 
on lots thirty (30) feet or less in width shall not exceed the 
greater of the following: 
 a. Twenty-five (25) feet; 
 b. The average height of the two (2) single-
family structures on abutting lots, but not to exceed thirty 
(30) feet. 
 3. The methods of determining structure height, 
height averages, and lot width are detailed in Chapter 
23.86, Measurements. 
 B. Special Features. 
 1. Pitched Roofs. The ridge of a pitched roof on 
a principal structure may extend up to five (5) feet above 
the base height limit, as determined under subsection A 
above. All parts of the roof above the height limit must be 
pitched at a rate of not less than three to twelve (3:12) 
(Exhibit 23.44.012 A). No portion of a shed roof shall be 
permitted to extend beyond the base height limit, as de-
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termined under subsection A above. Exhibit 23.44.012 A 
& B (in one box) follow as soon as possible after 
23.44.012 B2. 
 2. Sloped Lots. Additional height shall be per-
mitted for sloped lots, at the rate of one (1) foot for each 
six (6) percent of slope. The additional height shall be 
permitted on the downhill side of the structure only, as 
described in the measurements portion of this Land Use 
Code (Exhibit 23.44.012 B). See comment in B1 above 
about the exhibit. 

 When the downhill portion of a sloped lot fronts on 

the street where the required front yard exemption in Sec-

tion 23.44.014 A is claimed, the permitted height of the 

wall along the lowest elevation of the site shall be reduced 

one (1) foot for each foot of exemption claimed. In no case 

shall the height of the wall be required to be less than the 

base height limit, as determined under subsection A above. 
 C. Height Limit Exemptions. 
 1. Flagpoles. Except in the Airport Height 
Overlay District, Chapter 23.64, flagpoles are exempt from 
height limits, provided that they are no closer to any ad-
joining lot line than fifty (50) percent of their height above 
existing grade, or, if attached only to a roof, no closer than 
fifty (50) percent of their height above the roof portion 
where attached. 
 2. Other Features. Open rails, planters, sky-
lights, and clerestories may extend no higher than the ridge 
of a pitched roof or four (4) feet above a flat roof. Chim-
neys may extend four (4) feet above the ridge of a pitched 
roof or above a flat roof. 
 3. Solar Collectors. For height exceptions for 
solar collectors, not including solar greenhouses, see Sec-
tion 23.44.046. 
 4. For nonresidential principal uses, the follow-
ing rooftop features may extend up to ten (10) feet above 
the maximum height limit, as long as the combined total 
coverage of all features does not exceed fifteen (15) per-
cent of the roof area or twenty (20) percent of the roof area 
if the total includes screened mechanical equipment: 
 a Stair and elevator penthouses; and 
 b. Mechanical equipment. 
 5. For height limits and exceptions for commu-
nication utilities and accessory communication devices, 
see Section 23.57.010. 
(Ord. 120928 § 4, 2002; Ord. 120609 § 5, 2001; Ord. 
118414 § 7, 1996; Ord. 117263 § 8, 1994: Ord. 116295 
§ 2, 1992: Ord. 113883 § 2, 1988; Ord. 113401 § 1, 1987; 
Ord. 110793 § 4, 1982; Ord. 110669 §§ 12(part), 32(part), 
1982: Ord. 110381 § 1(part), 1982.) 
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23.44.013 Transportation concurrency level-of-
service standards. 

 Proposed uses in single-family zones shall meet the 
transportation concurrency level-of-service standards pre-
scribed in Chapter 23.52. 
(Ord. 117383 § 3, 1994.) 
 
23.44.014 Yards. 
 Yards are required for every lot in a single-family resi-
dential zone. A yard which is larger than the minimum 
size may be provided. 
 A. Front Yards. 
 1. The front yard shall be either the average of 
the front yards of the single-family structures on either 
side or twenty (20) feet, whichever is less. 
 2. On any lot where the natural gradient or 
slope, as measured from the front line of the lot for a dis-
tance of sixty (60) feet or the full depth of the lot, whi-
chever is less, is in excess of thirty-five (35) percent, the 
required front yard shall be either twenty (20) feet less one 
(1) foot for each one (1) percent of gradient or slope in 
excess of thirty-five (35) percent or the average of the 
front yards on either side, whichever is less. 
 3. In the case of a through lot, each yard abut-
ting a street, except a side yard, shall be a front yard. Rear 
yard requirements shall not apply to the lot. 
 4. A larger yard may be required in order to 
meet the provisions of Section 23.53.015, Improvement 
requirements for existing streets in residential and com-
mercial zones. 
 B. Rear Yards. The rear yard shall be twenty-five (25) 
feet. 
 The minimum required rear yard for a lot having a 
depth of less than one hundred twenty-five (125) feet shall 
be twenty (20) percent of the lot depth and in no case less 
than ten (10) feet. 
 When the required rear yard abuts upon an alley 
along a lot line, the centerline of the alley between the side 
lot lines extended shall be assumed to be a lot line for pur-
poses of the provision of rear yard and the determination 
of lot depth; provided, that at no point shall the principal 
structure be closer than five (5) feet to the alley. 
 When a lot in any single-family zone abuts at the 
rear lot line upon a public park, playground or open water, 
not less than fifty (50) feet in width, the rear yard need not 
exceed the depth of twenty (20) feet. 
 C. Side Yards. The side yard shall be five (5) feet. 
 In the case of a reverse corner lot, the key lot of 
which is in a single-family zone, the width of the side yard 
on the street side of the reversed corner lot shall be not less 
than ten (10) feet. 
 When the side yard of a lot borders on an alley, a 
single-family structure may be located in the required side 
yard, provided that no portion of the structure may cross 
the side lot line. 

 D. Exceptions from Standard Yard Requirements. No 
structure shall be placed in a required yard except pursuant 
to the following subsections: 
 1. Certain Accessory Structures. Any accessory 
structure may be constructed in a side yard which abuts the 
rear or side yard of another lot, or in that portion of the 
rear yard of a reversed corner lot within five (5) feet of the 
key lot and not abutting the front yard of the key lot, upon 
recording with the King County Department of Records 
and Elections an agreement to this effect between the 
owners of record of the abutting properties. Any accessory 
structure which is a private garage may be located in that 
portion of a side yard which is either within thirty-five 
(35) feet of the centerline of an alley or within twenty-five 
(25) feet of any rear lot line which is not an alley lot line, 
without providing an agreement as provided in Section 
23.44.016. 
 2. A single-family structure may extend into 
one (1) side yard if an easement is provided along the side 
or rear lot line of the abutting lot, sufficient to leave a ten 
(10) foot separation between that structure and any prin-
cipal or accessory structures on the abutting lot. Features 
and projections such as porches, eaves, and chimneys shall 
be permitted in the ten (10) foot separation area as if the 
property line were five (5) feet from the wall of the house 
on the dominant lot, provided that no portion of either 
principal structure including eaves shall cross the actual 
property line. The easement shall be recorded with the 
King County Department of Records and Elections. The 
easement shall provide access for normal maintenance 
activities to the principal structure on the lot with less than 
the required side yard. 
 3. Certain Additions. Certain additions may 
extend into a required yard when the existing single-family 
structure is already nonconforming with respect to that 
yard. The presently nonconforming portion must be at 
least sixty (60) percent of the total width of the respective 
facade of the structure prior to the addition. The line 
formed by the nonconforming wall of the structure shall be 
the limit to which any additions may be built, except as 
described below. They may extend up to the height limit 
and may include basement additions. New additions to the 
nonconforming wall or walls shall comply with the follow-
ing requirements (Exhibit 23.44.014 A): 
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 a. Side Yard. When the addition is a side wall, 

the existing wall line may be continued by the addition 

except that in no case shall the addition be closer than 

three (3) feet to the side lot line; 

 b. Rear Yard. When the addition is a rear wall, 

the existing wall line may be continued by the addition 

except that in no case shall the addition be closer than 

twenty (20) feet to the rear lot line or centerline of an alley 

abutting the rear lot line; 

 c. Front Yard. When the addition is a front 

wall, the existing wall line may be continued by the addi-

tion except that in no case shall the addition be closer than 

fifteen (15) feet to the front lot line; 

 d. When the nonconforming wall of the single-

family structure is not parallel or is otherwise irregular, 

relative to the lot line, then the Director shall determine 

the limit of the wall extension, except that the wall exten-

sion shall not be located closer than specified in subsec-

tions D3a—c above. 
 4. Uncovered Porches. Uncovered, unenclosed 
porches or steps may project into any required yard, pro-
vided that they are no higher than four (4) feet on average 
above existing grade, no closer than three (3) feet to any 
side lot line, no wider than six (6) feet and project no more 
than six (6) feet into required front or rear yards. 
 5. Special Features of a Structure. Special fea-
tures of a structure may extend into required yards subject 
to the following standards only, unless permitted else-
where in this chapter: 

 a. External architectural details with no living 

area, such as chimneys, eaves, cornices and columns, may 

project no more than eighteen (18) inches into any re-

quired yard; 

 b. Bay windows shall be limited to eight (8) 

feet in width and may project no more than two (2) feet 

into a required front, rear, and street side yard; 

 c. Other projections which include interior 

space, such as garden windows, may extend no more than 

eighteen (18) inches into any required yard, starting a min-

imum of thirty (30) inches above finished floor, and with 

maximum dimensions of six (6) feet tall and eight (8) feet 

wide; 

 d. The combined area of features permitted in 

subsections D5b and c above may comprise no more than 

thirty (30) percent of the area of the facade. 
 6. Private Garages, Covered Unenclosed Decks 
or Roofs Over Patios in Rear Yards. 

 a. Any attached private garages or covered, 

unenclosed decks or roofs over patios are portions of prin-

cipal structures. They may extend into the required rear 

yard, but shall not be within twelve (12) feet of the center-

line of any alley, nor within twelve (12) feet of any rear lot 

line which is not an alley lot line, nor closer than five (5) 

feet to any accessory structure. The height of private ga-

rages shall meet the provisions of Section 23.44.016 D2 

and the height of the roof over unenclosed decks and pa-

tios may not exceed twelve (12) feet. The roof over these 

decks, patios and garages shall not be used as a deck. Any 

detached private garage meeting the requirements of Sec-

tion 23.44.016, Parking location and access, or detached 

permitted accessory structure meeting the requirements of 

Section 23.44.040, General provisions, may be located in a 

rear yard. If a private garage has its vehicular access fac-

ing the alley, the private garage shall not be within twelve 

(12) feet of the centerline of the alley. 

 b. Garages meeting the standards of Section 

23.44.016 and other accessory structures meeting the stan-

dards of Section 23.44.040, shall be permitted in required 

rear yards, subject to a maximum combined coverage of 

forty (40) percent of the required rear yard. In the case of a 

rear yard abutting an alley, rear yard coverage shall be 

calculated from the centerline of the alley. 
 7. Private Garages in Front Yards of Through 
Lots. On through lots less than one hundred twenty-five 
(125) feet in depth, either an accessory garage structure or 
a portion of the principal structure containing a garage 
shall be permitted to locate in one (1) of the front yards. 
Private garages, either as accessory structures or as a por-
tion of the principal structure, shall be limited as set forth 
in Section 23.44.016. The front yard in which the garage 
may be located shall be determined by the Director based 
on the location of other accessory garages on the block. If 
no pattern of garage location can be determined, the Direc-
tor shall determine in which yard the accessory garage 
shall be located based on the prevailing character and set-
back patterns of the block. 
 8. Access Bridges. Uncovered, unenclosed pe-
destrian bridges of any height, necessary for access and 
five (5) feet or less in width, are permitted in required 
yards except that in side yards an access bridge must be at 
least three (3) feet from any side lot line. 
 9. Barrier-free Access. Access facilities for the 
disabled and elderly meeting Washington State Building 
Code, Chapter 11 are permitted in any required yards. 
 10. Freestanding Structures and Bulkheads. 

 a. Fences, freestanding walls, signs and similar 

structures six (6) feet or less in height above existing or 

finished grade, whichever is lower, may be erected in any 

required yard. The six (6) foot height may be averaged 

along sloping grade for each six (6) foot long segment of 

the fence, but in no case may any portion of the fence ex-

ceed eight (8) feet. Architectural features may be added to 

the top of the fence or freestanding wall above the six (6) 

foot height when the following provisions are met: hori-
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zontal architectural feature(s), no more than ten (10) inch-

es high, and separated by a minimum of six (6) inches of 

open area, measured vertically from the top of the fence, 

may be permitted when the overall height of all parts of 

the structure, including post caps, are no more than eight 

(8) feet high; averaging the eight (8) foot height is not 

permitted. Structural supports for the horizontal architec-

tural feature(s) may be spaced no closer than three (3) feet 

on center. 

 b. The Director may allow variation from the 

development standards listed in subsection D10a above, 

according to the following: 

 (1) No part of the structure may exceed eight 

(8) feet; and 

 (2) Any portion of the structure above six (6) 

feet shall be predominately open, such that there is free 

circulation of light and air. 

 c. Bulkheads and retaining walls used to raise 

grade may be placed in any required yard when limited to 

six (6) feet in height, measured above existing grade. A 

guardrail no higher than forty-two (42) inches may be 

placed on top of a bulkhead or retaining wall existing as of 

the date of the ordinance codified in this section. If a fence 

is placed on top of a new bulkhead or retaining wall, the 

maximum combined height is limited to nine and one-half 

(9-1/2) feet. 

 d. Bulkheads and retaining walls used to pro-

tect a cut into existing grade may not exceed the minimum 

height necessary to support the cut or six (6) feet, whi-

chever is greater. When the bulkhead is measured from the 

low side and it exceeds six (6) feet, an open guardrail of 

no more than forty-two (42) inches meeting Building Code 

requirements may be placed on top of the bulkhead or re-

taining wall. A fence must be set back a minimum of three 

(3) feet from such a bulkhead or retaining wall. 

 e. When located in the shoreline setbacks or in 

view corridors in the Shoreline District as regulated in 

Chapter 23.60, these structures shall not obscure views 

protected by Chapter 23.60 and the Director shall deter-

mine the permitted height. 
 11. Decks in Yards. Decks no greater than eigh-
teen (18) inches above existing or finished grade, whi-
chever is lower, may extend into required yards. 
 12. Heat Pumps. Heat pumps and similar me-
chanical equipment, not including incinerators, may be 
permitted in required yards if the requirements of the 
Noise Control Ordinance, Chapter 25.08, are not violated. 
Any heat pump or similar equipment shall not be located 
within three (3) feet of any lot line. 

 13. Solar Collectors. Solar collectors may be 
located in required yards, subject to the provisions of Sec-
tion 23.44.046. 
 14. Front Yard Projections for Structures on Lots 
Thirty (30) Feet or Less in Width. For a structure on a lot 
which is thirty (30) feet or less in width, portions of the 
front facade which begin eight (8) feet or more above fi-
nished grade may project up to four (4) feet into the re-
quired front yard, provided that no portion of the facade, 
including eaves and gutters, shall be closer than five (5) 
feet to the front line (Exhibit 23.44.014 B). 
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 15. Front and rear yards may be reduced by 
twenty-five (25) percent, but no more than five (5) feet, if 
the site contains a required environmentally critical area 
buffer or other area of the property which can not be dis-
turbed pursuant to subsection A of Section 25.09.280 of 
SMC Chapter 25.09, Regulations for Environmentally 
Critical Areas. 
 16. Arbors. Arbors may be permitted in required 
yards under the following conditions: 

 a. In any required yard, an arbor may be 

erected with no more than a forty (40) square foot foot-

print, measured on a horizontal roof plane inclusive of 

eaves, to a maximum height of eight (8) feet. Both the 

sides and the roof of the arbor must be at least fifty (50) 

percent open, or, if latticework is used, there must be a 

minimum opening of two (2) inches between crosspieces. 

 b. In each required yard abutting a street, an 

arbor over a private pedestrian walkway with no more than 

a thirty (30) square foot footprint, measured on the hori-

zontal roof plane and inclusive of eaves, may be erected to 

a maximum height of eight (8) feet. The sides of the arbor 

shall be at least fifty (50) percent open, or if latticework is 

used, there must be a minimum opening of two (2) inches 

between crosspieces. 
(Ord. 120410 § 5, 2001; Ord. 119791 § 6, 1999; Ord. 
119239 § 7, 1998; Ord. 118794 § 16, 1997; Ord. 118414 
§ 8, 1996; Ord. 117263 § 9, 1994: Ord. 116262 § 8, 1992: 
Ord. 115326 § 4, 1990; Ord. 113883 § 3, 1988; Ord. 
113401 § 2, 1987; Ord. 112971 § 4, 1986; Ord. 111390 
§ 7, 1983; Ord. 110669 §§ 12(part), 32(part), 1982: Ord. 
110381 § 1(part), 1982.) 
 
23.44.015 Allowance for larger households. 
 The Director may allow larger numbers of unrelated 
persons to live together in a household than would other-
wise be permitted in two situations: (1) through a grant of 
special accommodation, available only to domestic vi-
olence shelters as defined in Chapter 23.84, and (2) 
through a grant of reasonable accommodation, available 
only to persons with handicaps as defined by federal law. 
 A. The Director may grant special accommodation to 
individuals who are residents of domestic violence shelters 
in order to allow them to live together in groups of be-
tween nine (9) and fifteen (15) persons in single-family 
dwelling units, according to the following: 
 1. An application for special accommodation 
must demonstrate to the satisfaction of the Director: 

 a. That the needs of the residents of the domes-

tic violence shelter make it necessary for the residents to 

live together in a group of the size proposed; and 

 b. That adverse impacts on the neighborhood 

from the increased density will be mitigated. 
 2. The Director shall take into account the size, 
shape and location of the dwelling unit and lot, the traffic 

and parking conditions on adjoining and neighboring 
streets, the vehicle usage to be expected from residents, 
staff and visitors, and any other circumstances the Director 
determines to be relevant as to whether the proposed in-
crease in density will adversely impact the neighborhood. 
 3. An applicant shall modify the proposal as 
needed to mitigate any adverse impacts identified by the 
Director or the Director shall deny the request for special 
accommodation. 
 4. A grant of special accommodation permits a 
dwelling to be inhabited only according to the terms and 
conditions of the applicant’s proposal and the Director’s 
decision. If circumstances materially change or the number 
of residents increases, or if adverse impacts occur that 
were not adequately mitigated, the Director shall revoke 
the grant of special accommodation and require the num-
ber of people in the dwelling to be reduced to eight unless 
a new grant of special accommodation is issued for a mod-
ified proposal. 
 5. A decision to grant special accommodation 
is a Type 1 Master Use Permit decision (See Chapter 
23.76) that shall be recorded with the King County Divi-
sion of Records and Elections. 
 B. The Director may grant reasonable accommodation 
to individuals who are handicapped within the meaning of 
42 U.S.C. 3602, in order for them to live in a household of 
more than eight (8) persons, according to the following: 
 1. An applicant for reasonable accommodation 
must demonstrate to the satisfaction of the Director that 
the handicap of the proposed residents makes it necessary 
for them to live in a household of the size proposed in or-
der to have equal opportunity to use and enjoy a dwelling. 
 2. The Director shall determine what adverse 
land use impacts, including cumulative impacts, if any, 
would result from granting the proposed accommodation. 
The Director shall take into account the size, shape and 
location of the dwelling unit and lot; the traffic and park-
ing conditions on adjoining and neighboring streets; ve-
hicle usage to be expected from residents, staff and visi-
tors; and any other circumstances the Director determines 
to be relevant. 
 3. The Director shall consider the applicant’s 
need for accommodation in light of the anticipated land 
use impacts, and the Director may impose conditions in 
order to make the accommodation reasonable in light of 
those impacts. 
 4. A grant of reasonable accommodation per-
mits a dwelling to be inhabited only according to the terms 
and conditions of the applicant’s proposal and the Direc-
tor’s decision. If the Director determines that the accom-
modation has become unreasonable because circumstances 
have changed or adverse land use impacts have occurred 
that were not anticipated, the Director shall rescind or 
modify the decision to grant reasonable accommodation. 
 5. A decision to grant reasonable accommoda-
tion is a Type 1 Master Use Permit decision (see Chapter 

Seattle Municipal Code 

December 2002 code update file 

Text provided for historic reference only. 

 
See ordinances creating and amending  

sections for complete text, graphics,  

and tables and to confirm accuracy of 

this source file. 

 
 
 
 
 
 
 
 
 
 
 
 
For current SMC, contact  

the Office of the City Clerk 



23.76) that shall be recorded with the King County Divi-
sion of Records and Elections. 
 6. Nothing herein shall prevent the Director 
from granting reasonable accommodation to the full extent 
required by federal or state law. 
(Ord. 117202 § 25, 1994.) 
 
23.44.016 Parking location and access. 
 Parking shall be required as provided in Chapter 23.54 
and in accordance with the following: 
 A. Access. 
 1. Vehicular access to parking from an im-
proved street, alley or easement is required. 
 2. Access to parking is permitted through a 
required yard abutting a street only if the Director deter-
mines that one (1) of the following conditions exists: 

 a. There is no alley improved to the standards 

of Section 23.53.030 C; or 

 b. Existing topography does not permit alley 

access; or 

 c. A portion of the alley abuts a nonresidential 

zone; or 

 d. The alley is used for loading or unloading by 

an existing nonresidential use; or 

 e. Due to the relationship of the alley to the 

street system, use of the alley for parking access would 

create a significant safety hazard; or 

 f. Parking access must be from the street in 

order to provide access to parking space(s) which meet the 

Washington State Building Code, Chapter 11; or 
 3. Where access to required parking spaces 
passes through a required yard, automobiles, motorcycles 
and similar vehicles may be parked on the access located 
in a required yard. Trailers, boats, recreational vehicles or 
similar equipment shall not be parked in any required yard 
abutting a street or on any access which is located in a 
required yard. When a rear yard abuts a street, trailers, 
boats, recreational vehicles or similar equipment shall be 
prohibited from parking in the first ten (10) feet of the rear 
yard abutting the street. 
 B. Parking on Lot of Principal Use. 
 1. Except as otherwise provided in this subsec-
tion, accessory parking shall be located on the same lot as 
the principal use. 
 2. Parking on planting strips is prohibited. 
 3. No more than three (3) vehicles may be 
parked outdoors on any lot. 
 4. Parking accessory to a floating home may be 
located on another lot if within six hundred (600) feet of 
the lot on which the floating home is located. 
 5. Parking accessory to a single-family struc-
ture existing on June 11, 1982 may be established on 
another lot if all the following conditions are met: 

 a. There is no vehicular access to permissible 

parking areas on the lot. 

 b. Any garage constructed is for no more than 

two (2) axle or two (2) up-to-four (4) wheeled vehicles. 

 c. Any garage is located and screened or 

landscaped per Section 23.44.016 E if applicable, as re-

quired by the Director who shall consider development 

patterns of the block or nearby blocks. 

 d. The lot providing the parking is within the 

same block or across the alley from the principal use lot. 

 e. The accessory parking shall be tied to the lot 

of the principal use by a covenant or other document rec-

orded with the King County Department of Records and 

Elections. 
 6. Trailers, boats, recreational vehicles and 
similar equipment shall not be parked in required front and 
side yards. 
 C. Location of Parking on Lot. 
 1. Except for public school use, parking may be 
located: 

 a. Within the principal structure; or 

 b. In the side or rear yard except a required side 

yard abutting a street or the first ten (10) feet of a required 

rear yard abutting a street. 
 2. Parking shall not be located in the required 
front yard except as provided in subsections C3, C4, C5 
and C6. 
 3. Lots With Uphill Yards Abutting Streets. 
Accessory parking for one (1) two (2) axle or one (1) up-
to-four (4) wheeled vehicle may be established in a re-
quired yard abutting a street according to subsection C3a 
or b below only if access to parking is permitted through 
that yard pursuant to subsection A of this section. 

 a. Open Parking Space. 

 i. The existing grade of the lot slopes up-

ward from the street lot line an average of at least six (6) 

feet above sidewalk grade at a line which is ten (10) feet 

from the street lot line; and 

 ii. The parking area shall be at least an aver-

age of six (6) feet below the existing grade prior to exca-

vation and/or construction at a line which is ten (10) feet 

from the street lot line; 

 iii. The parking space shall be no wider than 

ten (10) feet for one (1) parking space at the parking sur-

face and no wider than twenty (20) feet for two (2) parking 

spaces when permitted as provided in subsection C6. 

 b. Terraced Garage. 

 i. The height of a terraced garage shall be 

limited to no more than two (2) feet above existing or fi-

nished grade, whichever is lower, for the portions of the 

garage which are ten (10) feet or more from the street lot 

line. The ridge of a pitched roof on a terraced garage may 
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extend up to three (3) feet above this two (2) foot height 

limit. All parts of the roof above the two (2) foot height 

limit shall be pitched at a rate or not less than three to 

twelve (3:12). No portion of a shed roof shall be permitted 

to extend beyond the two (2) foot height limit of this pro-

vision. Portions of a terraced garage which are less than 

ten (10) feet from the street lot line shall comply with the 

height standards in Section 23.44.016 D2; 

 ii. The terraced garage structure width may 

not exceed fourteen (14) feet for one (1) two (2) axle or 

one (1) up-to-four (4) wheel vehicle or twenty-four (24) 

feet when permitted to have two (2) two (2) axle or two (2) 

up-to-four (4) wheel vehicle as provided in subsection C6; 

 iii. All aboveground portions of the terraced 

garage shall be included in lot coverage; and 

 iv. The roof of the terraced garage may be 

used as a deck and shall be considered to be a part of the 

garage structure even if it is a separate structure on top of 

the garage. 
 4. Lots With Downhill Yards Abutting Streets. 
Accessory parking, either open or enclosed, for one (1) 
two (2) axle or one (1) up-to-four (4) wheeled vehicle may 
be located in a required yard abutting a street when the 
following conditions are met: 

 a. The existing grade slopes downward from 

the street lot line which the parking faces; 

 b. For front yard parking the lot has a vertical 

drop of at least twenty (20) feet in the first sixty (60) feet 

as measured along a line from the midpoint of the front lot 

line to the midpoint of the rear lot line; 

 c. Parking shall not be permitted in downhill 

required side yards abutting streets; 

 d. Parking in downhill rear yards shall be in 

accordance with Section 23.44.014 D6 and Section 

23.44.016, subsections C1 and D3d; 

 e. Access to parking is permitted through the 

required yard abutting the street by subsection A of this 

section; and 

 f. A driveway access bridge may be permitted 

in any required downhill yard where necessary for access 

to parking. The access bridge shall be no wider than 

twelve (12) feet for access to one (1) parking space or 

eighteen (18) feet for access to two (2) or more parking 

spaces. The driveway access bridge may not be located 

closer than five (5) feet to an adjacent property line and 

shall not be included in lot coverage calculations. 
 5. Through Lots. On through lots less than one 
hundred twenty-five (125) feet in depth, accessory parking 
for one (1) two (2) axle or one (1) up-to-four (4) wheeled 
vehicle may be located in one (1) of the required front 
yards. 

 The front yard in which the parking may be located 

shall be determined by the Director based on the location 

of other private garages or parking areas on the block. If 

no pattern of parking location can be determined, the Di-

rector shall determine in which yard the parking shall be 

located based on the prevailing character and setback pat-

terns of the block. 
 6. Lots With Uphill Yards Abutting Streets or 
Downhill or Through Lot Front Yards Fronting on Streets 
Which Prohibit Parking. Accessory parking for two (2) 
two (2) axle or four (4) wheeled vehicles may be located 
in uphill yards abutting streets or downhill or through lot 
front yards as provided in subsection C3, C4 or C5 if, in 
consultation with Seattle Transportation, it is found that 
uninterrupted parking for twenty-four (24) hours is prohi-
bited on at least one (1) side of the street within two hun-
dred (200) feet of the lot line over which access is pro-
posed. The Director may authorize a curb cut wider than 
would be permitted under Section 23.54.030 if necessary 
for access. 
 D. Standards for Private Garages when Permitted in 
Required Yards. Private garages that are either detached 
accessory structures or portions of a principal structure for 
the primary purpose of enclosing a two (2) axle or four (4) 
wheeled vehicle may be permitted in required yards ac-
cording to the following conditions: 
 1. Maximum Coverage and Size. 

 a. In accordance with Section 23.44.014 D6, 

private garages, together with any other accessory struc-

tures and other portions of the principal structure, are li-

mited to a maximum combined coverage of forty (40) per-

cent of the required rear yard. In the case of a rear yard 

abutting an alley, rear yard coverage shall be calculated 

from the centerline of the alley. 

 b. In accordance with Section 23.44.040, pri-

vate garages located in side or rear yards shall not exceed 

one thousand (1,000) square feet in area. 

 c. In front yards, the area of private garages 

shall be limited to three hundred (300) square feet with 

fourteen (14) foot maximum width where one (1) space is 

allowed, and six hundred (600) square feet with twenty-

four (24) foot maximum width where two (2) spaces are 

allowed. Access driveway bridges permitted under Section 

23.44.016 C4f shall not be included in this calculation. 
 2. Height Limits. 

 a. Private garages shall be limited to twelve 

(12) feet in height as measured on the facade containing 

the entrance for the vehicle. 

 b. The ridge of a pitched roof on a private ga-

rage located in a required yard may extend up to three (3) 

feet above the twelve (12) foot height limit. All parts of 

the roof above the height limit shall be pitched at a rate of 
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not less than three to twelve (3:12). No portion of a shed 

roof shall be permitted to extend beyond the twelve (12) 

foot height limit under this provision. 

 c. Open rails around balconies or decks located 

on the roofs of private garages may exceed the twelve (12) 

foot height limit by a maximum of three (3) feet. 
 3. Separations. 

 a. Attached private garages are portions of 

principal structures. In accordance with Section 23.44.014 

D6, they may extend into the required rear yard, but shall 

not be within twelve (12) feet of the centerline of any al-

ley, nor within twelve (12) feet of any rear lot line which 

is not an alley lot line nor closer than five (5) feet to any 

accessory structure. 

 b. If the facade of a private garage which con-

tains the entrance for the vehicle faces an alley, the garage 

shall not be within twelve (12) feet of the centerline of the 

alley. 

 c. In accordance with Section 23.44.040 D, any 

private garage which is an accessory structure located in a 

required yard shall be separated from its principal structure 

by a minimum of five (5) feet. 

 d. In accordance with Section 23.44.040 F, on a 

reversed corner lot, no private garage which is an acces-

sory structure shall be located in that portion of the re-

quired rear yard which abuts the required front yard of the 

adjoining key lot, nor shall the private garage be located 

closer than five (5) feet from the key lot’s side lot line 

unless the provisions of Section 23.44.014 D1 or 

23.44.016 C3b apply. 

 e. In accordance with Section 23.44.014 D1, 

private garages which are accessory structures may extend 

into a required side yard which is either within thirty-five 

(35) feet of the centerline of an alley or within twenty-five 

(25) feet of any rear lot line which is not an alley lot line. 

Private garages which are accessory structures may extend 

into a required side yard which is more than thirty-five 

(35) feet from the centerline of an alley abutting the lot, or 

which is more than twenty-five (25) feet from the rear lot 

line of a lot which does not abut an alley, upon the record-

ing with the King County Department of Records and 

Elections an agreement to this effect between the owners 

of record of the abutting properties. 
 E. Screening. 
 1. Parking accessory to floating homes when 
located on a separate lot from the floating homes shall be 
screened from direct street view by a fence or wall be-
tween five (5) and six (6) feet in height. When the fence or 
wall runs along the street front, there shall be a landscaped 
strip on the street side of the fence or wall. This strip may 
be between one (1) and five (5) feet deep, as measured 

from the property line, but the average distance from the 
property line to the fence shall be three (3) feet. Such 
screening shall be located outside any required sight trian-
gle. 
 2. The height of the visual barrier created by 
the screen required by subdivision 1 of this subsection 
shall be measured from street level. If the elevation of the 
lot line is different from the finished elevation of the park-
ing surface, the difference in elevation may be measured 
as a portion of the required height of the screen, so long as 
the screen itself is a minimum of three (3) feet in height 
(see Exhibit 23.44.016 B). 
(Ord. 119618 § 3, 1999; Ord. 118794 § 17, 1997; Ord. 
118414 § 9, 1996; Ord. 118409 § 177, 1996: Ord. 117263 
§ 10, 1994; Ord. 115326 § 5, 1990; Ord. 113614 § 1, 
1987; Ord. 112777 § 5, 1985; Ord. 112539 § 2, 1985; Ord. 
111390 § 8, 1983: Ord. 110669 §§ 13(part), 32(part), 
1982: Ord. 110381 § 1(part), 1982.) 
 
23.44.017 Development standards for public 

schools. 
 Public schools shall be subject to the following devel-
opment standards: 
 A. Maximum Lot Coverage. 
 1. For new public school construction on new 
public school sites the maximum lot coverage permitted 
for all structures shall not exceed forty-five (45) percent of 
the lot area for one (1) story structures or thirty-five (35) 
percent of the lot area if any structure or portion of a struc-
ture has more than one (1) story. 
 2. For new public school construction and addi-
tions to existing public school structures on existing public 
school sites, the maximum lot coverage permitted shall not 
exceed the greater of the following: 

 a. The lot coverage permitted in subsection A1; 

or 

 b. The lot coverage of the former school struc-

tures on the site provided that the height of the new struc-

ture or portion of structure is no greater than that of the 

former structures as regulated in Section 23.86.006 E, and 

at least fifty (50) percent of the footprint of the new prin-

cipal structure is constructed on a portion of the lot for-

merly occupied by the footprint of the former principal 

structure. (See Exhibit 23.44.017 A.) 
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 3. Development standard departure may be 
granted or required pursuant to the procedures and criteria 
set forth in Chapter 23.79. Up to fifty-five (55) percent lot 
coverage may be allowed for single-story structures, and 
up to forty-five (45) percent lot coverage for structures of 
more than one (1) story. Lot coverage restrictions may be 
waived by the Director when waiver would contribute to 
reduced demolition of residential structures. 
 4. The exceptions to lot coverage set forth in 
subsection D of Section 23.44.010 shall apply. 
 B. Height. 
 1. For new public school construction on new 
public school sites, the maximum permitted height shall be 
thirty (30) feet. For gymnasiums and auditoriums that are 
accessory to the public school, the maximum permitted 
height shall be thirty-five (35) feet plus ten (10) feet for a 
pitched roof if all portions of the structure above thirty 
(30) feet are set back at least twenty (20) feet from all 
property lines. All parts of a gymnasium or auditorium 
roof above the height limit must be pitched at a rate of not 
less than three to twelve (3:12). No portion of a shed roof 
on a gymnasium or auditorium shall be permitted to ex-
tend above the thirty-five (35) foot height limit under this 
provision. 
 2. For new public school construction on exist-
ing public school sites, the maximum permitted height 
shall be thirty-five (35) feet plus fifteen (15) feet for a 
pitched roof. All parts of the roof above the height limit 
must be pitched at a rate of not less than three to twelve 
(3:12). No portion of a shed roof shall be permitted to ex-
tend beyond the thirty-five (35) foot height limit under this 
provision. 
 3. For additions to existing public schools on 
existing public school sites, the maximum height permitted 
shall be the height of the existing school or thirty-five (35) 
feet plus fifteen (15) feet for a pitched roof, whichever is 
greater. When the height limit is thirty-five (35) feet, the 
ridge of the pitched roof on a principal structure may ex-
tend up to fifteen (15) feet above the height limit, and all 
parts of the roof above the height limit must be pitched at a 
rate of not less than three to twelve (3:12). No portion of a 
shed roof shall be permitted to extend beyond the thirty-
five (35) foot limit under this provision. 
 4. Development standard departure may be 
granted or required pursuant to the procedures and criteria 
set forth in Chapter 23.79. For construction of new struc-
tures on new and existing public school sites to the extent 
not otherwise permitted outright, maximum height which 
may be granted as development standard departure shall be 
thirty-five (35) feet plus fifteen (15) feet for a pitched roof 
for elementary schools and sixty (60) feet plus fifteen (15) 
feet for a pitched roof for secondary schools. The stan-
dards for roof pitch at paragraph 3 shall apply. All height 
maximums may be waived by the Director when waiver 
would contribute to reduced demolition of residential 
structures. 

 5. The provisions of subsection B of Section 
23.44.012 regarding pitched roofs and sloped lots and the 
exemptions of subsection C of Section 23.44.012 shall 
apply. 
 6. Light Standards. 

 a. Light standards for illumination of athletic 

fields on new and existing public school sites will be al-

lowed to exceed the maximum permitted height, up to a 

maximum height of one hundred (100) feet, where deter-

mined by the Director to be necessary to ensure adequate 

illumination and where the Director determines that im-

pacts from light and glare are minimized to the greatest 

extent practicable. The applicant must submit an engi-

neer’s report demonstrating that impacts from light and 

glare are minimized to the greatest extent practicable. 

When proposed light standards are reviewed as part of a 

project being reviewed pursuant to Chapter 25.05, Envi-

ronmental Policies and Procedures, and requiring a SEPA 

determination, the applicant must demonstrate that the 

additional height contributes to a reduction in impacts 

from light and glare. 
 b. When proposed light standards are not included in 
a proposal being reviewed pursuant to Chapter 25.05, the 
Director may permit the additional height as a special ex-
ception subject to Chapter 23.76, Procedures for Master 
Use Permits and Council Land Use Decisions. 

 (1) When seeking a special exception for taller 

light standards, the applicant must submit an engineer’s 

report demonstrating that the additional height contributes 

to a reduction in impacts from light and glare. When the 

proposal will result in extending the lighted area’s duration 

of use, the applicant must address and mitigate potential 

impacts, including but not limited to, increased duration of 

noise, traffic, and parking demand. The applicant also 

must demonstrate it has conducted a public workshop for 

residents within one-eighth (1/8) of a mile of the affected 

school in order to solicit comments and suggestions on 

design as well as potential impacts. 

 (2) The Director may condition a special excep-

tion to address negative impacts from light and glare on 

surrounding areas, and conditions may also be imposed to 

address other impacts associated with increased field use 

due to the addition of lights, including, but not limited to, 

increased noise, traffic, and parking demand. 
 C. Setbacks. 
 1. General Requirements. 

 a. No setbacks shall be required for new public 

school construction or for additions to existing public 

school structures for that portion of the site across a street 

or an alley or abutting a lot in a nonresidential zone. When 

any portion of the site is across a street or an alley from or 

Seattle Municipal Code 

December 2002 code update file 

Text provided for historic reference only. 

 
See ordinances creating and amending  

sections for complete text, graphics,  

and tables and to confirm accuracy of 

this source file. 

 
 
 
 
 
 
 
 
 
 
 
 
For current SMC, contact  

the Office of the City Clerk 



abuts a lot in a residential zone, setbacks shall be required 

for areas facing or abutting residential zones, as provided 

in subsections C2 through C5 below. Setbacks for sites 

across a street or alley from or abutting lots in Residential-

Commercial (RC) zones shall be based upon the residen-

tial zone classification of the RC lot. 

 b. The minimum setback requirement may be 

averaged along the structure facade with absolute mini-

mums for areas abutting lots in residential zones as pro-

vided in subsections C2b, C3b and C4b. 

 c. Trash disposals, openable windows in a 

gymnasium, main entrances, play equipment, kitchen ven-

tilators or other similar items shall be located at least thirty 

(30) feet from any single-family zoned lot and twenty (20) 

feet from any multi-family zoned lot. 

 d. The exceptions of subsections D4, D5, D6, 

D8, D9, D10, D11 and D12 of Section 23.44.014 shall 

apply. 
 2. New Public School Construction on New 
Public School Sites. 

 a. New public school construction on new pub-

lic school sites across a street or alley from lots in residen-

tial zones shall provide minimum setbacks according to 

the facade height of the school and the designation of the 

facing residential zone, as follows: 
 

Minimum Setbacks 

Zone from which Across 

Facade Height1 SF/L1 L2/L3 MR HR 

  Average   

     

Up to 20′ 15′ 10 5 0 

21 to 35′ 15′ 10 5 0 

36′ to 50′ 20′ 15 5 0 
51′ or more 35′ 20 10 0 

 

1. Height of facade or portion of facade and height of pitched roof to 

ridge from existing grade. 

 

 b. New public school construction on new pub-

lic school sites abutting lots in residential zones shall pro-

vide minimum setbacks according to the facade height of 

the school and the designation of the abutting residential 

zone, as follows: 
 

Minimum Setbacks 

Abutting Zone 

Facade Height1 SF/L1 L2/L3 MR HR 

 Average (minimum)  

     

Up to 20 21(10) 15(10) 10(5) 0 

21 to 35 20(10) 15(10) 10(5) 0 

36 to 50 25(10) 20(10) 10(5) 0 

51 or more 30(15) 25(10) 15(5) 0 

 

1. Height of facade or portion of facade and height of pitched roof to 

ridge from existing grade. 

 

 3. New Public School Construction on Existing 
Public School Sites. 

 a. New public school construction on existing 

public school sites across a street or alley from lots in resi-

dential zones shall provide either the setback of the pre-

vious structure on the site or minimum setbacks according 

to the facade height of the school and the designation of 

the facing residential zone as follows, whichever is less: 
 

Minimum Setbacks 

Zone from which Across 

Facade Height1 SF/L1 L2/L3 MR HR 

  Average   

     

Up to 20 10 5 5 0 

21 to 35 10 5 5 0 

36 to 50 15 10 5 0 

51 or more 20 15 10 0 

 

1. Height of facade or portion of facade and height of pitched roof to 

ridge from existing grade. 

 

 b. New public school construction on existing 

public school sites abutting lots in residential zones shall 

provide either the setback of the previous structure on the 

site or minimum setbacks according to the facade height of 

the school and the designation of the abutting residential 

zone, as follows, whichever is less: 
 

Minimum Setbacks 

Abutting Zone 

Facade Height1 SF/L1 L2/L3 MR HR 

 Average (minimum)  

     

Up to 20 15(10) 10(5) 10(5) 0(0) 

21 to 35 20(10) 15(10) 10(5) 0(0) 

36 to 50 25(10) 20(10) 10(5) 0(0) 

51 or more 30(15) 25(10) 15(5) 0(0) 

 

1. Height of facade or portion of facade and height of pitched roof to 

ridge from existing grade. 

 

 4. Additions to Existing Public School Struc-
tures on Existing Public School Sites. 

 a. Additions to existing public school structures 

on existing public school sites across a street or alley from 

lots in residential zones shall provide either the setback of 

the previous structure on the site or minimum setbacks 

according to the facade height of the school and the desig-

nation of the facing residential zone as follows, whichever 

is less: 
 

Minimum Setbacks 

Zone from which Across 
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Facade Height1 SF/L1 L2/L3 MR HR 

  Average   

     

Up to 20 5 5 5 0 

21 to 35 10 5 5 0 

36 to 50 15 10 5 0 

51 or more 20 15 10 0 

1. Height of facade or portion of facade and height of pitched roof to 

ridge from existing grade. 

 

 b. Additions to public schools on existing pub-

lic school sites abutting lots in residential zones shall pro-

vide either the setback of the previous structure on the site 

or minimum setbacks according to the facade height of the 

school and the designation of the abutting residential zone 

as follows, whichever is less: 
 

Minimum Setbacks 

Abutting Zone 

Facade Height1 SF/L1 L2/L3 MR HR 

 Average (minimum)  

     

Up to 20 10(5) 10(5) 10(5) 0(0) 

21 to 35 15(5) 10(5) 10(5) 0(0) 

36 to 50 20(10) 20(10) 10(5) 0(0) 

51 or more 25(10) 25(10) 15(5) 0(0) 

 
1. Height of facade or portion of facade and height of pitched roof to 

ridge from existing grade. 
 
 5. Development standard departure may be 
granted or required pursuant to the procedures and criteria 
set forth in Chapter 23.79 as follows: 

 a. The minimum average setback may be re-

duced to ten (10) feet and the minimum setback to five (5) 

feet for structures or portions of structures across a street 

or alley from lots in residential zones. 

 b. The minimum average setback may be re-

duced to fifteen (15) feet and the minimum setback to five 

(5) feet for structures or portions of structures abutting lots 

in residential zones. 

 c. The limits in subsections C5a and C5b may 

be waived by the Director when a waiver would contribute 

to reduced demolition of residential structures. 
 D. Structure Width. 
 1. When a new public school structure is built 
on a new public school site or on an existing public school 
site, the maximum width of a structure shall be sixty-six 
(66) feet unless either the modulation option in subsection 
D1a below or the landscape option in subsection D1b be-
low is met. 

 a. Modulation Option. Facades shall be mod-

ulated according to the following provisions: 

 (1) The minimum depth of modulation shall be 

four (4) feet. 

 (2) The minimum width of modulation shall be 

twenty (20) percent of the total structure width or ten (10) 

feet, whichever is greater. 

4 b. Landscape Option. The yards provided by 

the required setbacks shall be landscaped as follows: 

 (1) One (1) tree and three (3) shrubs are re-

quired for each three hundred (300) square feet of required 

yard. When new trees are planted, at least half must be 

deciduous. 

 (2) Trees and shrubs which already exist in 

the required planting area or have their trunk or center 

within ten (10) feet of the area may be substituted for re-

quired plantings on a one (1) tree to one (1) tree or one (1) 

shrub to one (1) shrub basis if the minimum standards of 

the Director’s Rule for Landscaping are met, except that 

shrub height need not exceed two (2) feet at any time. In 

order to give credit for large existing trees, a tree may 

count as one (1) required tree for every three hundred 

(300) square feet of its canopy spread. 

 (3) The planting of street trees may be substi-

tuted for required trees on a one-to-one (1:1) basis. All 

street trees shall be planted according to City of Seattle 

tree planting standards. 

 (4) Each setback required to be landscaped 

shall be planted with shrubs, grass, and/or evergreen 

ground cover. 

 (5) Landscape features such as decorative 

paving are permitted to a maximum of twenty-five (25) 

percent of each required landscaped area. 

 (6) A plan shall be filed showing the layout of 

the required landscaping. 

 (7) The School District shall maintain all 

landscape material and replace any dead or dying plants. 
 2. There is no maximum width limit for addi-
tions to existing public school structures on existing public 
school sites. The Director may require landscaping to re-
duce the appearance of bulk. 
 3. Development standard departure from the 
modulation and landscaping standards may be granted or 
required pursuant to the procedures and criteria set forth in 
Chapter 23.79 to permit other techniques to reduce the 
appearance of bulk. Techniques to reduce the appearance 
of bulk may be waived by the Director when the waiver 
would contribute to reduced demolition of residential 
structures. 
 E. Parking Quantity. Parking shall be required as pro-
vided in Chapter 23.54. 
 F. Parking Location. Parking may be located: 
 1. Within the principal structure; or 
 2. On any portion of the lot except the front 
setback when separated from streets and from abutting lots 
in residential zones by a five (5) foot deep area which is 
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landscaped with trees and ground cover determined by the 
Director as adequate to soften the view of the parking from 
adjacent properties. In the case of a through lot, parking 
may also be located in one (1) front setback when 
landscaped as described in this subsection; 
 3. Development standard departure may be 
granted or required pursuant to the procedures set forth in 
Chapter 23.79 to permit parking location anywhere on the 
lot and to reduce required landscaping. Landscaping may 
be waived in whole or in part if the topography of the site 
or other circumstances result in the purposes of landscap-
ing being served, as, for example, when a steep slope 
shields parking from the view of abutting properties. This 
test may be waived by the Director when waiver would 
contribute to reduced demolition of residential structures. 
 G. Bus and Truck Loading and Unloading. 
 1. An off-street bus loading and unloading area 
of a size reasonable to meet the needs of the school shall 
be provided and may be located in any required yard. The 
bus loading and unloading area may be permitted in a 
landscaped area provided under subsection D1b if the Di-
rector determines that landscaping around the loading and 
unloading area softens the impacts of its appearance on 
abutting properties. 
 2. One (1) off-street truck loading berth meet-
ing the requirements of subsection H of Section 23.54.030 
shall be required for new public school construction. 
 3. Development standard departure from the 
requirements and standards for bus and truck loading and 
unloading areas and berths may be granted or required 
pursuant to the procedures and criteria set forth in Chapter 
23.79 only when departure would contribute to reduced 
demolition of residential structures. 
 H. Noise, Odor, Light and Glare. The development 
standards for small institutions set forth in subsections A1, 
B and C of Section 23.45.100 shall apply. Development 
standard departure from these standards may be granted or 
required pursuant to the procedures and criteria set forth in 
Chapter 23.79 only when departure would contribute to 
reduced demolition of residential structures. 
(Ord. 120266 § 1, 2001; Ord. 118414 § 10, 1996; Ord. 
112777 § 6, 1986; Ord. 112830 § 1, 1986; Ord. 112539 
§ 3, 1985.)

1
 

 
1. Editor’s Note: Ordinance 112777 was signed by the Mayor on April 

10, 1986 and became effective June 9, 1986. Ordinance 112830 was 

signed by the Mayor on May 9, 1986 and became effective on June 

8, 1986; thus Ordinance 112777 is the later ordinance. 
 

Subchapter II Principal Conditional Uses 
 
23.44.018 General provisions. 
 A. Only those conditional uses identified in this sub-
chapter may be authorized as conditional uses in single-
family zones. The Master Use Permit Process set forth in 
Chapter 23.76, Procedures for Master Use Permits and 

Council Land Use Decisions, shall be used to authorize 
conditional uses. 
 B. Unless otherwise specified in this subchapter, con-
ditional uses shall meet the development standards for uses 
permitted outright in Sections 23.44.008 through 
23.44.016. 
 C. A conditional use may be approved, conditioned or 
denied based on a determination of whether the proposed 
use meets the criteria for establishing a specific condition-
al use and whether the use will be materially detrimental to 
the public welfare or injurious to property in the zone or 
vicinity in which the property is located. 
 D. In authorizing a conditional use, the Director or 
Council may mitigate adverse negative impacts by impos-
ing requirements or conditions deemed necessary for the 
protection of other properties in the zone or vicinity in 
which the property is located. 
 E. Any use which was previously authorized by a 
conditional use permit but which has been discontinued 
shall not be reestablished or recommenced except pursuant 
to a new conditional use permit, provided that such permit 
is required for the use at the time re-establishment or re-
commencement is proposed. The following shall constitute 
conclusive evidence that the conditional use has been dis-
continued: 
 1. A permit to change the use of the property has 
been issued and the new use has been established; or 
 2. The property has not been devoted to the autho-
rized conditional use for more than twenty-four (24) con-
secutive months. 
 Property which is vacant, except for dead storage 
of materials or equipment of the conditional use, shall not 
be considered as being devoted to the authorized condi-
tional use. The expiration of licenses necessary for the 
conditional use shall be evidence that the property is not 
being devoted to the conditional use. A conditional use in 
a multifamily structure or a multitenant commercial struc-
ture shall not be considered as discontinued unless all units 
are either vacant or devoted to another use. 
 F. Minor structural work which does not increase 
usable floor area or seating capacity and does not exceed 
the development standards applicable to the use shall not 
be considered an expansion, unless the work would exceed 
the height limit of the zone for uses permitted outright. 
Such work includes but is not limited to roof repair or re-
placement and construction of uncovered decks and 
porches, bay windows, dormers, and eaves. 
(Ord. 119239 § 8, 1998; Ord. 118794 § 18, 1997; Ord. 
113262 § 1, 1986; Ord. 112890 § 1, 1986: Ord. 112522 
§ 9, 1985; Ord. 110669 § 32(part), 1982; Ord. 110381 
§ 1(part), 1982.) 
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Part 1 Administrative Conditional Uses 
 
23.44.022 Institutions. 
 A. Institutions Identified. The following institutions 
may be permitted as conditional uses in single-family 
zones: 

 Community centers 
 Child care centers 
 Private schools 
 Religious facilities 
 Public or private libraries 
 Existing institutes for advanced study 
 Other similar institutions 

 The following institutions are prohibited in single-
family zones: 

 Hospitals 
 Colleges and universities 
 Museums 
 Private clubs 
 Vocational schools 

 B. Major Institutions. Existing major institutions and 
major institution uses within an existing Major Institution 
overlay district shall be permitted in accordance with the 
provisions of Chapter 23.69, Major Institution Overlay 
Districts, and the provisions of this section. 
 C. Public schools shall be permitted as regulated in 
Section 23.44.017. 
 D. General Provisions. 
 1. New or expanding institutions in single-
family zones shall meet the development standards for 
uses permitted outright in Sections 23.44.008 through 
23.44.016 unless modified elsewhere in this subsection or 
in a Major Institution master plan. 
 2. The establishment of a child care center in a 
legally established institution devoted to the care or in-
struction of children which does not violate any condition 
of approval of the existing institutional use and does not 
require structural expansion shall not be considered a new 
use or an expansion of the institutional use. 
 3. Institutions seeking to establish or expand on 
property which is developed with residential structures may 
expand their campus up to a maximum of two and one-half 
(21/2) acres. An institution campus may be established or ex-
panded beyond two and one-half (21/2) acres if the property 
proposed for the expansion is substantially vacant land. 
 4. An institution which finds that the development 
standards of the single-family zone classification are in-
adequate to its development needs may apply for reclassi-
fication to Major Institution status. 
 E. Dispersion. 
 1. The lot line of any proposed new or expand-
ing institution, other than child care centers locating in 
legally established institutions, shall be located six hun-
dred (600) feet or more from any lot line of any other insti-
tution in a residential zone, with the following exceptions: 

 a. An institution may expand even though it is 
within six hundred (600) feet of a public school if the public 
school is constructed on a new site subsequent to December 
12, 1985. 
 b. A proposed institution may be located less 
than six hundred (600) feet from a lot line of another institu-
tion if the Director determines that the intent of the disper-
sion criteria is achieved due to the presence of physical 
elements such as bodies of water, large open spaces or 
topographical breaks or other elements such as arterials, 
freeways or nonresidential uses, which provide substantial 
separation from other institutions. 
 2. A proposed child-care center serving not 
more than twenty-five (25) children which does not meet 
the criteria of subsection E1 of this section may be permit-
ted to locate less than six hundred (600) feet from a lot line 
of another institution if the Director determines that, to-
gether with the nearby institution(s), the proposed child 
care center would not: 
 a. Create physical scale and bulk incompatible 
with the surrounding neighborhood; 
 b. Create traffic safety hazards; 
 c. Create or significantly increase identified 
parking shortages; or 
 d. Significantly increase noise levels to the de-
triment of surrounding residents. 
 F. Demolition of Residential Structures. No residen-
tial structure shall be demolished nor shall its use be 
changed to provide for parking. This prohibition may be 
waived if the demolition or change of use proposed is ne-
cessary to meet the parking requirements of this Land Use 
Code and if alternative locations would have greater noise, 
odor, light and glare or traffic impacts on surrounding 
property in residential use. If the demolition or change of 
use is proposed for required parking, the Director may 
consider waiver of parking requirements in order to pre-
serve the residential structure and/or use. The waiver may 
include, but is not limited to, a reduction in the number of 
required parking spaces and a waiver of parking develop-
ment standards such as location or screening. 
 G. Reuse of Existing Structures. Existing structures 
may be converted to institution use if the yard require-
ments for institutions are met. Existing structures which do 
not meet these yard requirements may be permitted to 
convert to institution use, provided that the Director may 
require additional mitigating measures to reduce impacts 
of the proposed use on surrounding properties. 
 H. Noise and Odors. For the purpose of reducing po-
tential noise and odor impacts, the Director shall consider 
the location on the lot of the proposed institution, on-site 
parking, outdoor recreational areas, trash and refuse sto-
rage areas, ventilating mechanisms, sports facilities and 
other noise-generating and odor-generating equipment, 
fixtures or facilities. The institution shall be designed and 
operated in compliance with the Noise Ordinance, Chapter 
25.08. 
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 In order to mitigate identified noise and/or odor 
impacts, the Director may require measures such as 
landscaping, sound barriers or fences, mounding or berm-
ing, adjustments to yard or parking development stan-
dards, design modifications, setting hours of operation for 
facilities or other similar measures. 
 I. Landscaping. Landscaping shall be required to 
integrate the institution with adjacent areas, reduce the 
potential for erosion or extensive stormwater runoff, re-
duce the coverage of the site by impervious surfaces, 
screen parking from adjacent residentially zoned lots or 
streets or to reduce the appearance of bulk of the institu-
tion. 
 Landscaping plant materials shall be species com-
patible with surrounding flora. Existing plant material may 
be required to be retained. Maintenance of landscaped 
areas shall be the continuing responsibility of the owner. 
 J. Light and Glare. Exterior lighting shall be shielded 
or directed away from adjacent residentially zoned lots. 
The Director may also require that the area and intensity of 
illumination, the location or angle of illumination be li-
mited. 
 Nonreflective surfaces shall be used to help reduce 
glare. 
 K. Bulk and Siting. 
 1. Lot Area. If the proposed site is more than 
one (1) acre in size, the Director may require the following 
and similar development standards: 
 a. For lots with unusual configuration or uneven 
boundaries, the proposed principal structures be located so 
that changes in potential and existing development patterns 
on the block or blocks within which the institution is located 
are kept to a minimum; 
 b. For lots with large street frontage in relation-
ship to their size, the proposed institution reflect design 
and architectural features associated with adjacent residen-
tially zoned block faces in order to provide continuity of 
the block front and to integrate the proposed structures 
with residential structures and uses in the immediate area. 
 2. Yards. Yards of institutions shall be as re-
quired for uses permitted outright in Section 23.44.008, 
provided that no structure other than freestanding walls, 
fences, bulkheads or similar structures shall be closer than 
ten (10) feet to the side lot line. The Director may permit 
yards less than ten (10) feet but not less than five (5) feet 
after finding that the reduced setback will not significantly 
increase impacts, including but not limited to noise, odor 
and comparative scale, to adjacent lots zoned residential 
and there will be a demonstrable public benefit. 
 3. Institutions Located on Lots in More Than 
One (1) Zone Classification. For lots which include more 
than one (1) zone classification, single-family zone provi-
sions shall apply only to the single-family-zoned lot area 
involved. 
 4. Height Limit. 

 a. Religious symbols for religious institutions 
may extend an additional twenty-five (25) feet above the 
height limit. 
 b. For gymnasiums and auditoriums that are 
accessory to an institution the maximum height shall be 
thirty-five (35) feet if portions of the structure above thir-
ty-five (35) feet are set back at least twenty (20) feet from 
all property lines. Pitched roofs on a gymnasium or audito-
rium which have a slope of not less than three to twelve 
(3:12) may extend ten (10) feet above the thirty-five (35) 
foot height limit. No portion of a shed roof on a gymna-
sium or an auditorium shall be permitted to extend beyond 
the thirty-five (35) foot height limit under this provision. 
 5. Facade Scale. If any facade of a new or ex-
panding institution exceeds thirty (30) feet in length, the 
Director may require that facades adjacent to the street or a 
residentially zoned lot be developed with design features 
intended to minimize the appearance of bulk. Design fea-
tures which may be required include, but are not limited 
to, modulation, architectural features, landscaping or in-
creased yards. 
 L. Parking and Loading Berth Requirements. 
 1. Quantity and Location of Off-street Parking. 
 a. Use of transportation modes such as public 
transit, vanpools, carpools and bicycles to reduce the use of 
single-occupancy vehicles shall be encouraged. 
 b. Parking and loading shall be required as pro-
vided in Section 23.54.015. 
 c. The Director may modify the parking and 
loading requirements of Section 23.54.015, Required park-
ing, and the requirements of Section 23.44.016, Parking 
location and access, on a case-by-case basis using the in-
formation contained in the transportation plan prepared 
pursuant to subsection M of this section. The modification 
shall be based on adopted City policies and shall: 
 i. Provide a demonstrable public benefit 
such as, but not limited to, reduction of traffic on residen-
tial streets, preservation of residential structures, and re-
duction of noise, odor, light and glare; and 
 ii. Not cause undue traffic through residen-
tial streets nor create a serious safety hazard. 
 2. Parking Design. Parking access and parking 
shall be designed as provided in Design Standards for 
Access and Off-street Parking, Chapter 23.54. 
 3. Loading Berths. The quantity and design of 
loading berths shall be as provided in Design Standards for 
Access and Off-street Parking, Chapter 23.54. 
 M. Transportation Plan. A transportation plan shall be 
required for proposed new institutions and for those insti-
tutions proposing expansions which are larger than four 
thousand (4,000) square feet of structure area and/or are 
required to provide an additional twenty (20) or more 
parking spaces. 
 The Director shall determine the level of detail to 
be disclosed in the transportation plan based on the proba-
ble impacts and/or scale of the proposed institution. Dis-
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cussion of the following elements and other factors may be 
required: 
 1. Traffic. Number of staff on site during nor-
mal working hours, number of users, guests and others 
regularly associated with the site, level of vehicular traffic 
generated, traffic peaking characteristics of the institution 
and in the immediate area, likely vehicle use patterns, ex-
tent of traffic congestion, types and numbers of vehicles 
associated with the institution and mitigating measures to 
be taken by the applicant; 
 2. Parking. Number of spaces, the extent of 
screening from the street or abutting residentially zoned 
lots, direction of vehicle light glare, direction of lighting, 
sources of possible vibration, prevailing direction of ex-
haust fumes, location of parking access and curb cuts, ac-
cessibility or convenience of parking and measures to be 
taken by the applicant such as preference given some park-
ing spaces for carpool and vanpool vehicles and provision 
of bicycle racks; 
 3. Parking Overflow. Number of vehicles ex-
pected to park on neighboring streets, percentage of on-
street parking supply to be removed or used by the pro-
posed project, opportunities for sharing existing parking, 
trends in local area development and mitigating measures 
to be taken by the applicant; 
 4. Safety. Measures to be taken by the applicant 
to ensure safe vehicular and pedestrian travel in the vicini-
ty; 
 5. Availability of Public or Private Mass 
Transportation Systems. Route location and frequency of 
service, private mass transportation programs including 
carpools and vanpools, to be provided by the applicant. 
 N. Development Standards for Existing Institutes for 
Advanced Study. 
 1. The institute shall be located on a lot of not 
less than fifteen (15) acres. 
 2. The lot coverage for all structures shall not 
exceed twenty (20) percent of the total lot area. 
 3. Structures shall be set back a minimum of 
twenty-five (25) feet from any lot line. 
 4. Parking areas shall be set back a minimum of 
ten (10) feet from any lot line. 
 5. In the event of expansion, parking shall be 
required as provided for “existing institutes for advanced 
study” in Section 23.54.015, Required parking. 
 6. Landscaping shall be provided between a lot 
line and any structure and shall be maintained for the dura-
tion of the use. 
(Ord. 120117 § 7, 2000; Ord. 119239 § 9, 1998; Ord. 
118794 § 19, 1997; Ord. 118414 § 11, 1996; Ord. 117263 
§ 11, 1994; Ord. 116146 § 1, 1992; Ord. 115043 § 1, 
1990; Ord. 115002 § 4, 1990; Ord. 114875 § 2, 1989; Ord. 
113312 § 1, 1987; Ord. 113263 § 3, 1986; Ord. 112777 
§ 8, 1986; Ord. 112830 § 2, 1986; Ord. 112539 § 4, 1985; 
Ord. 110669 § 32(part), 1982; Ord. 110381 § 1(part), 
1982.)

2
 

 
1. Editor’s Note: Ordinance 112539 was adopted on November 12, 

1985. 
2. Editor’s Note: Ordinance 112777 was signed by the Mayor on 

April 10, 1986 and became effective June 9, 1986. Ordinance 

112830 was signed by the Mayor on May 9, 1986 and became 

effective on June 8, 1986; thus Ordinance 112777 is the later 

ordinance. 
 
23.44.024 Clustered housing planned 

developments. 
 Clustered housing planned developments (CHPDs) may 
be permitted as an administrative conditional use in single-
family zones. A CHPD is intended to enhance and pre-
serve natural features, encourage the construction of af-
fordable housing, allow for development and design flex-
ibility, and protect and prevent harm in environmentally 
critical areas. CHPDs shall be subject to the following 
provisions: 
 A. Site Requirements. 
 1. The minimum size of a CHPD shall be two 
(2) acres. Land which is designated environmentally criti-
cal due to the presence of a riparian corridor, wetland or 
steep slope according to SMC Chapter 25.09, Regulations 
for Environmentally Critical Areas, and submerged land 
shall not be used to meet minimum size requirements. 
 2. Where portions of a site are designated envi-
ronmentally critical due to the presence of a riparian corri-
dor, wetland or steep slope according to SMC Chapter 
25.09, Regulations for Environmentally Critical Areas, the 
conditional use clustered development provisions under 
Section 25.09.260 shall apply, superseding the standards 
of this section. 
 3. The Director may exclude land from a 
CHPD if it is separated from the site by topographical 
conditions, if it has a poor functional relationship with the 
site, or if inclusion of the land would negatively impact 
adjacent single-family zoned lots. 
 B. Type of Dwelling Units Permitted. Only single-
family dwelling units shall be permitted in a CHPD. 
 C. Number of Dwelling Units Permitted. 
 1. The number of dwelling units permitted in a 
CHPD shall be calculated by dividing the CHPD land area 
by the minimum lot size permitted by subsection A of Sec-
tion 23.44.010 in the single-family zone in which the 
CHPD is located. Land which is designated environmen-
tally critical due to the presence of a riparian corridor, wet-
land or steep slope and submerged land shall be excluded 
from the land used to calculate density in a CHPD. For 
CHPDs which include more than one (1) zone, the number 
of dwelling units shall be calculated based on the propor-
tion of land area in each zone. 
 2. Where portions of a site are designated envi-
ronmentally critical due to the presence of a riparian corri-
dor, wetland or steep slope according to SMC Chapter 
25.09, Regulations for Environmentally Critical Areas, the 
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conditional use provisions for regaining development cre-
dit and clustering under Section 25.09.260 shall apply. 
 3. One (1) additional detached single-family 
structure may be permitted if the development includes 
recreational, meeting and/or day care facilities open to the 
surrounding community. 
 D. Subdivision. A CHPD may be subdivided into lots 
of less than the minimum size required by subsection A of 
Section 23.44.010. 
 E. Yards. Yards shall be required for structures within 
a CHPD. 
 1. Structures shall be set back a minimum dis-
tance of twenty (20) feet from the street property line of a 
CHPD. 
 2. No dwelling unit in a CHPD shall be closer 
than five (5) feet to a side lot line of an abutting single-
family zoned lot. 
 3. No dwelling unit in a CHPD shall be closer 
than twenty-five (25) feet to a rear lot line of an abutting 
single-family zoned lot. 
 4. No dwelling unit in a CHPD shall be closer 
than five (5) feet to any lot line of an abutting non-single-
family zoned lot. 
 5. There shall be a minimum distance of ten 
(10) feet between principal structures which are within one 
hundred (100) feet of the property line of a CHPD. 
 6. To provide a sense of privacy, and to miti-
gate the effects of shadows between structures which are 
more than one hundred (100) feet from the property line of 
CHPD, required yards between structures in the CHPD 
shall vary depending on the design of the facing facades as 
follows: 
 a. Walls shall be not less than ten (10) feet apart 
at any point. 
 b. A principal entrance to a structure shall be at 
least fifteen (15) feet from the nearest interior facade which 
contains no principal entrance. 
 c. A principal entrance to a structure shall be at 
least twenty (20) feet from the nearest interior facade 
which contains a principal entrance. 
 7. The Director may increase the minimum 
required yards or require alternate spacing or placement of 
structures in order to preserve or enhance topographical 
conditions, adjacent uses and the layout of the project and 
to maintain a compatible scale and design with the sur-
rounding community. 
 F. Landscaping. The Director may require landscap-
ing along some or all exterior lot lines of a CHPD to mi-
nimize the effect of the CHPD on adjacent uses. The Di-
rector may require the retention of existing mature 
landscaping. In addition, landscaping may be required to 
reduce the potential for erosion or excessive stormwater 
runoff, reduce the site coverage by impervious surfaces, 
and screen the parking from the view of adjacent residen-
tially zoned lots and the street. 

 Plant species shall be compatible with surrounding 
flora. Maintenance of the landscaping shall be the continu-
ing responsibility of the owner. 
(Ord. 116262 § 9, 1992; Ord. 112890 § 2, 1986.) 
 
23.44.026 Use of landmark structures. 
 A. The Director may authorize a use not otherwise 
permitted in the zone within a structure designated as a 
landmark pursuant to the Seattle Municipal Code, Chapter 
25.12, Landmark Preservation Ordinance, subject to the 
following development standards: 
 1. The use shall be compatible with the existing 
design and/or construction of the structure without signifi-
cant alteration; and 
 2. The use shall be allowed only when it is 
demonstrated that uses permitted in the zone are imprac-
tical because of structure design and/or that no permitted 
use can provide adequate financial support necessary to 
sustain the structure in a reasonably good physical condi-
tion; and 
 3. The use shall not be detrimental to other 
properties in the zone or vicinity or to the public interest. 
 B. The parking requirements for a use allowed in a 
landmark are those listed in Chart A of Section 23.54.015. 
These requirements may be waived pursuant to Section 
23.54.020 C. 
(Ord. 112777 § 10, 1986: Ord. 111390 § 9, 1983: Ord. 
110669 § 32(part), 1982; Ord. 110381 § 1(part), 1982.) 
 
23.44.028 Structures unsuited to uses permitted 

outright. 
 A. Uses not otherwise permitted in the zone may be 
permitted in structures unsuited to uses permitted outright 
in single-family zones. The determination that a use may 
be permitted shall be based on the following factors: 
 1. The design of the structure is not suitable for 
conversion to a use permitted outright in a single-family 
zone; and 
 2. The structure contains more than four thou-
sand (4,000) square feet; and 
 3. The proposed use will provide a public bene-
fit. 
 B. Parking requirements for uses permitted under this 
section shall be determined by the Director. 
 C. The Director may require measures to mitigate 
impacts such as noise, odor, parking or traffic impacts. 
Mitigating measures may include but are not limited to 
landscaping, sound barriers, fences, mounding or berming, 
adjustments to development standards, design modifica-
tions or setting hours of operation. 
 D. In the case of an existing or former public school, 
permissible uses other than those permitted outright in the 
zone and their development standards including parking 
requirements shall be established only pursuant to proce-
dures for establishing criteria for joint use or reuse of pub-
lic schools in Chapter 23.78 of this Land Use Code. 
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(Ord. 110669 § 32(part), 1982: Ord. 110381 § 1(part), 
1982.) 
 
23.44.030 Park and pool lot. 
 The Director may authorize a park and pool lot under 
the management of a public agency responsible for com-
muter pooling efforts. The Director shall determine that: 
 A. It is to be located on an existing parking lot; 
 B. That parking proposed for the park and pool lot is 
not needed by the principal use or its accessory uses dur-
ing the hours proposed for park and pool use; and 
 C. The park and pool use shall not interfere or conflict 
with the peak-hour activities associated with the principal 
use and its accessory uses. The Director may control the 
number and location of parking spaces to be used. 
(Ord. 110669 § 32(part), 1982; Ord. 110381 § 1(part), 
1982.) 
 
23.44.032 Certain nonconforming uses. 
 Nonconforming uses which are authorized pursuant to 
Section 23.42.110 may be permitted as a conditional use. 
(Ord. 120293 § 5, 2001: Ord. 118414 § 12, 1996: Ord. 
110669 § 32(part), 1982; Ord. 110381 § 1(part), 1982.) 
 

Part 2 Council Conditional Uses 
 
23.44.034 Planned residential development 

(PRD). 
 Planned residential developments (PRDs) may be per-
mitted in single-family zones as a council conditional use. 
A PRD is intended to enhance and preserve natural fea-
tures, encourage the construction of affordable housing, 
allow for development and design flexibility, and protect 
and prevent harm in environmentally critical areas. PRDs 
shall be subject to the following provisions: 
 A. Site Requirements. 
 1. The minimum size of a PRD shall be two (2) 
acres. Land which is designated environmentally critical 
due to the presence of a riparian corridor, wetland or steep 
slope according to SMC Chapter 25.09, Regulations for 
Environmentally Critical Areas, and submerged land shall 
not be used to meet minimum size requirements. 
 2. The area of the site devoted to single-family 
uses at the time of application, calculated by multiplying 
the number of such uses by the minimum lot area for the 
zone, shall not exceed twenty (20) percent of the area of 
the entire site. 
 3. Land which is designated environmentally 
critical due to the presence of a riparian corridor, wetland 
or steep slope according to SMC Chapter 25.09, Regula-
tions for Environmentally Critical Areas, and submerged 
land shall be excluded from the land used to calculate den-
sity in a PRD. 
 4. Land may be excluded from a PRD by the 
Director if it is separated from the site by topographical 
conditions, if it has a poor functional relationship with the 

site, or if inclusion of the land would negatively impact 
adjacent single-family zoned lots. 
 5. Where portions of a site are designated envi-
ronmentally critical due to the presence of a riparian corri-
dor, wetland or steep slope according to SMC Chapter 
25.09, Regulations for Environmentally Critical Areas, the 
conditional use provisions under Section 25.09.260 shall 
apply, superseding the standards of this section. 
 B. Type of Dwelling Units Permitted. 
 1. Only single-family dwelling units shall be 
permitted within one hundred (100) feet of a PRD’s prop-
erty line which abuts or is directly across the street from a 
single-family zoned lot, except as provided in subsection 
B2. 
 2. Either single-family dwelling units or town-
houses are permitted when within one hundred (100) feet 
of a property line of a PRD which does not abut or is not 
across a street from a single-family zoned lot or is sepa-
rated from the single-family zoned lot by physical barriers, 
such as bodies of water, ravines, greenbelts, freeways, 
expressways and other major traffic arterials or topograph-
ic breaks which provide substantial separation from the 
surrounding single-family neighborhood. 
 3. Either single-family dwelling units or town-
houses are permitted when more than one hundred (100) 
feet from a PRD’s property line. 
 4. Townhouses shall meet the development 
standards for structures in Lowrise 1 zones, unless other-
wise specified in this subchapter. 
 C. Number of Dwelling Units Permitted. 
 1. The number of dwelling units permitted in a 
PRD shall be calculated by dividing the PRD lot area by 
the minimum lot size permitted in Section 23.44.010 A. 
For PRD’s which include more than one (1) zone, the 
number of dwelling units shall be calculated based on the 
proportion of land area in each zone. 
 2. An increase in number of dwelling units may 
be permitted in a PRD up to a maximum increase of twen-
ty (20) percent. An increase in permitted density shall be 
based on the extent to which the proposed PRD provides 
substantial additional public benefits such as the follow-
ing: 
 a. Low-income housing; 
 b. Usable open space; 
 c. Day care, meeting space or recreational facili-
ties open to the surrounding community. 
 D. Subdivision. 
 1. A PRD may be subdivided into lots of less 
than the minimum size required by subsection A of Sec-
tion 23.44.010. 
 2. A minimum of three hundred (300) square 
feet per unit of private, landscaped open space shall be 
required, at ground level and directly accessible to the 
unit. 
 E. Yards. Yards shall be required for residential struc-
tures within a PRD. For the purposes of this subsection, 
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setbacks shall be considered yards, and the provisions re-
lating to accessory structures in required yards of the ap-
plicable single-family zone shall apply. 
 1. Structures which are within one hundred 
(100) feet of the property line of a PRD shall be set back a 
minimum distance of twenty (20) feet from the street 
property line of a PRD. 
 2. No dwelling unit in a PRD shall be closer 
than five (5) feet to a side lot line of an abutting single-
family zoned lot. 
 3. No dwelling unit in a PRD shall be closer 
than twenty-five (25) feet to a rear lot line of an abutting 
single-family zoned lot. 
 4. No dwelling unit in a PRD shall be closer 
than five (5) feet to any lot line of an abutting non-single-
family or nonresidentially zoned lot. 
 5. A minimum distance of ten (10) feet shall be 
maintained between principal structures. 
 6. To provide a sense of privacy and to mitigate 
the effects of shadows between structures which are more 
than one hundred (100) feet from the property line of a 
PRD, required distance between structures shall vary de-
pending on the design of the facing facades as follows: 
 a. Walls shall be not less than ten (10) feet apart 
at any point. 
 b. A principal entrance to a structure shall be at 
least fifteen (15) feet from the nearest interior facade 
which contains no principal entrance. 
 c. A principal entrance to a structure shall be at 
least twenty (20) feet from the nearest interior facade 
which contains a principal entrance. 
 7. The Director may modify the minimum re-
quired setbacks or require alternate spacing or placement 
of structures in order to preserve or enhance topographical 
conditions, adjacent uses or the layout of the project, and 
to maintain a compatible scale and design with the sur-
rounding community. 
 F. Landscaping. Landscaping may be required along 
some or all exterior lot lines of a PRD to minimize the 
effect of the PRD on adjacent uses. The retention of exist-
ing mature landscaping may be required. In addition, 
landscaping may be required to reduce the potential for 
erosion or excessive stormwater runoff; reduce the site 
coverage by impervious surfaces; and screen parking from 
the view of adjacent residentially zoned lots and the street. 
 Plant species shall be compatible with surrounding 
flora. 
 G. Maintenance of Required Landscaping and Open 
Space. Maintenance of required landscaping and open 
space shall be the continuing responsibility of the owner. 
(Ord. 119239 § 10, 1998; Ord. 116262 § 11, 1992; Ord. 
112890 § 4, 1986: Ord. 112777 § 9, 1986; Ord. 110669 
§§ 15(part), 32(part), 1982; Ord. 110381 § 1(part), 1982.) 
 

23.44.035 Communication utilities. 
 Communication utilities may be permitted in single-
family zones subject to the provisions of Section 
23.57.010. 
(Ord. 116596 § 1, 1993: Ord. 113263 § 4, 1986.) 
 

Part 3 Public Facilities 
 
23.44.036 Public facilities. 
 A. Except as provided in subsections B, D and E be-
low, uses in public facilities that are most similar to uses 
permitted outright or permitted as an administrative condi-
tional use under this chapter shall also be permitted out-
right or as an administrative conditional use, subject to the 
same use regulations, development standards and adminis-
trative conditional use criteria that govern the similar use. 
The City Council may waive or modify applicable devel-
opment standards or administrative conditional use criteria 
according to the provisions of Chapter 23.76, Subchapter 
III, Council Land Use Decisions, with public projects con-
sidered as Type IV quasi-judicial decisions and City facili-
ties considered as Type V legislative decisions. 
 B. Permitted Uses in Public Facilities Requiring City 
Council Approval. The following uses in public facilities 
in single-family zones may be permitted by the City 
Council, according to the provisions of Chapter 23.76, 
Procedures for Master Use Permits and Council Land Use 
Decisions: 
 1. Police precinct station; 
 2. Fire station; 
 3. Public boat moorage; 
 4. Utility services use; and 
 5. Other similar use. 
 The proponent of any such use shall demonstrate the 
existence of a public necessity for the public facility use in 
a single-family zone. The public facility use shall be de-
veloped according to the development standards for insti-
tutions (Section 23.44.022), unless the City Council makes 
a determination to waive or modify applicable develop-
ment standards according to the provisions of Chapter 
23.76, Subchapter III, Council Land Use Decisions, with 
public projects considered as Type IV quasi-judicial deci-
sions and City facilities considered as type V legislative 
decisions. 
 C. Expansion of Uses in Public Facilities. 
 1. Major Expansion. Major expansions may be 
permitted to uses in public facilities allowed in subsections 
A and B above according to the same provisions and pro-
cedural requirements as described in these subsections. A 
major expansion of a public facility use occurs when the 
expansion that is proposed would not meet development 
standards or exceed either seven hundred fifty (750) 
square feet or ten (10) percent of its existing area, whi-
chever is greater, including gross floor area and areas de-
voted to active outdoor uses other than parking. 
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 2. Minor Expansion. When an expansion falls 
below the major expansion threshold level, it is a minor 
expansion. Minor expansions may be permitted to uses in 
public facilities allowed in subsections A and B above 
according to the provisions of Chapter 23.76, Procedures 
for Master Use Permits and Council Land Use Decisions, 
for a Type I Master Use Permit when the development 
standards of the zone in which the public facility is located 
are met. 
 D. Sewage Treatment Plants. The expansion or recon-
figuration (which term shall include reconstruction, rede-
velopment, relocation on the site, or intensification of 
treatment capacity) of existing sewage treatment plants in 
single-family zones may be permitted if there is no feasi-
ble alternative location in a zone where the use is permit-
ted and the conditions imposed under subsections D3 and 
D4 are met. 
 1. Applicable Procedures. The decision on an 
application for the expansion or reconfiguration of a se-
wage treatment plant shall be a Type IV Council land use 
decision. If an application for an early determination of 
feasibility is required to be filed pursuant to subsection D2 
of this section, the early determination of feasibility will 
also be a Council land use decision subject to Sections 
23.76.038 through 23.76.056. 
 2. Need for Feasible Alternative Determination. 
The proponent shall demonstrate that there is no feasible 
alternative location in a zone where establishment of the 
use is permitted. 
 a. The Council’s decision as to the feasibility of 
alternative location(s) shall be based upon a full considera-
tion of the environmental, social and economic impacts on 
the community, and the intent to preserve and to protect the 
physical character of single-family areas, and to protect 
single-family areas from intrusions of non-single-family 
uses. 
 b. The determination of feasibility may be the 
subject of a separate application for a Council land use 
decision prior to submission of an application for a 
project-specific approval if the Director determines that 
the expansion or reconfiguration proposal is complex, in-
volves the phasing of programmatic and project-specific 
decisions or affects more than one site in a single-family 
zone. 
 c. Application for an early determination of 
feasibility shall include: 

 (1) The scope and intent of the proposed 

project in the single-family zone and appropriate alterna-

tive(s) in zones where establishment of the use is permit-

ted, identified by the applicant or the Director; 

 (2) The necessary environmental documenta-

tion as determined by the Director, including an assess-

ment of the impacts of the proposed project and of the 

permitted-zone alternative(s), according to the state and 

local SEPA guidelines; 

 (3) Information on the overall sewage treat-

ment system which outlines the interrelationship of facili-

ties in single-family zones and in zones where establish-

ment of the use is permitted; 

 (4) Schematic plans outlining dimensions, 

elevations, locations on site and similar specifications for 

the proposed project and for the alternative(s). 
 d. If a proposal or any portion of a proposal is 
also subject to a feasible or reasonable alternative location 
determination under Section 23.60.066 of Title 23, the 
Plan Shoreline Permit application and the early determina-
tion application will be considered in one determination 
process. 
 3. Conditions for Approval of Proposal. 
 a. The project shall be located so that adverse 
impacts on residential areas shall be minimized; 
 b. The expansion of a facility shall not result in 
a concentration of institutions or facilities which would 
create or appreciably aggravate impacts that are incompat-
ible with single-family residences. 
 c. A facility management and transportation 
plan shall be required. The level and kind of detail to be 
disclosed in the plan shall be based on the probable im-
pacts and/or scale of the proposed facility, and shall at a 
minimum include discussion of sludge transportation, 
noise control, and hours of operation. Increased traffic and 
parking expected to occur with use of the facility shall not 
create a serious safety problem or a blighting influence on 
the neighborhood; 
 d. Measures to minimize potential odor emis-
sion and airborne pollutants including methane shall meet 
standards of and be consistent with best available technol-
ogy as determined in consultation with the Puget Sound 
Air Pollution Control Agency (PSAPCA), and shall be 
incorporated into the design and operation of the facility; 
 e. Methods of storing and transporting chlorine 
and other hazardous and potentially hazardous chemicals 
shall be determined in consultation with the Seattle Fire 
Department and incorporated into the design and operation 
of the facility; 
 f. Vehicular access suitable for trucks is avail-
able or provided from the plant to a designated arterial 
improved to City standards; 
 g. The bulk of facilities shall be compatible 
with the surrounding community. Public facilities that do 
not meet bulk requirements may be located in single-
family residential areas if there is a public necessity for 
their location there; 
 h. Landscaping and screening, separation from 
less intensive zones, noise, light and glare controls and 
other measures to ensure the compatibility of the use with 
the surrounding area and to mitigate adverse impacts shall 
be incorporated into the design and operation of the facili-
ty. 
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 i. Residential structures, including those mod-
ified for nonresidential use, shall not be demolished for 
facility expansion unless a need has been demonstrated for 
the services of the institution or facility in the surrounding 
community. 
 4. Substantial Conformance. If the application 
for a project-specific proposal is submitted after an early 
determination that location of the sewage treatment plant 
is not feasible in a zone where establishment of the use is 
permitted, the proposed project must be in substantial con-
formance with the feasibility determination. 
 Substantial conformance shall include, but not be 
limited to, a determination that: 
 a. There is no net substantial increase in the 
environmental impacts of the project-specific proposal as 
compared to the impacts of the proposal as approved in the 
feasibility determination. 
 b. Conditions included in the feasibility deter-
mination are met. 
 E. Prohibited Uses. The following public facilities are 
prohibited in single-family zones: 
 1. Jails; 
 2. Metro operating bases; 
 3. Park and ride lots; 
 4. Establishment of new sewage treatment 
plants; 
 5. Solid waste transfer stations; 
 6. Animal control shelters; 
 7. Post Office distribution centers; and 
 8. Work-release centers. 
 F. Essential Public Facilities. Permitted essential pub-
lic facilities shall also be reviewed according to the provi-
sions of Chapter 23.80, Essential Public Facilities. 
(Ord. 120691 § 10, 2001; Ord. 118672 § 3, 1997; Ord. 
117430 § 42, 1994; Ord. 114623 § 1, 1989; Ord. 113354 
§ 3, 1987: Ord. 112890 § 3, 1986; Ord. 112522 § 10, 
1985: Ord. 110669 §§ 18, 32(part), 1982; Ord. 110381 
§ 1(part), 1982.) 
 

Subchapter III Accessory Uses 
 
23.44.040 General provisions. 
 A. Accessory uses customarily incidental to principal 
uses permitted outright are permitted outright as provided 
below. 
 B. All accessory uses and structures must be located 
on the same lot as the principal use or structure unless spe-
cifically modified in this subchapter. 
 C. Accessory conditional uses are subject to the de-
velopment standards for accessory uses permitted outright 
unless otherwise specified in this section. 
 D. Any accessory structure located in a required yard 
shall be separated from its principal structure by a mini-
mum of five (5) feet. 

 E. Any accessory structure located in a required yard 
shall not exceed twelve (12) feet in height nor one thou-
sand (1,000) square feet in area. 
 F. On a reversed corner lot, no accessory structure 
shall be located in that portion of the required rear yard 
which abuts the required front yard of the adjoining key 
lot, nor shall the accessory structure be located closer than 
five (5) feet from the key lot’s side lot line unless the pro-
visions of Section 23.44.014 D or 23.44.016 C3b, terraced 
garage, apply. 
(Ord. 117263 § 12, 1994; Ord. 113978 § 3, 1988: Ord. 
110669 §§ 13(part), 32(part), 1982; Ord. 110381 § 1(part), 
1982.) 
 
23.44.041 Accessory dwelling units. 
 Accessory dwelling units may be permitted subject to 
the standards in subsection A of this section. The Master 
Use Permit process set forth in Chapter 23.76 shall be fol-
lowed to authorize these uses. 
 A. The Director may authorize an accessory dwelling 
unit if the Director finds that the unit meets the following 
development and use standards: 
 1. A single-family dwelling may have no more 
than one (1) accessory dwelling unit, and only one (1) ac-
cessory dwelling unit shall be allowed per lot. 
 2. One (1) of the dwelling units in the structure 
shall be occupied by one (1) or more owners of the proper-
ty as the owner’s(s’) permanent and principal residence. 
The owner-occupant must occupy the owner-occupied 
dwelling unit for more than six (6) months of each calen-
dar year. The owner-occupant may not receive rent for the 
owner-occupied dwelling unit. If a complaint that an own-
er has violated these requirements is filed, the owner shall: 
 a. Submit evidence to the Director showing 
good cause, such as job dislocation, sabbatical leave, edu-
cation, or illness, for waiver of this requirement for up to 
three (3) years absence from the Puget Sound region. 
Upon such showing the Director may waive the require-
ment; 
 b. Re-occupy the structure; or 
 c. Remove the accessory dwelling unit. 
 3. Any number of related persons may occupy 
each unit in a single-family residence with an accessory 
dwelling unit; provided that, if unrelated persons occupy 
either unit, the total number of persons occupying both 
units together may not exceed eight (8). 
 4. Accessory dwelling units may not be located 
in any structure detached from the single-family dwelling. 
 5. The floor area of the accessory dwelling unit 
may exceed one thousand (1,000) square feet only if the 
portion of the structure in which the accessory dwelling 
unit is located was in existence as of June 1, 1999 and if 
the entire accessory dwelling unit is located on one (1) 
level. 
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 6. Only one (1) principal entrance to the struc-
ture may be located on each street-facing facade of the 
residence except: 
 a. Where two (2) entrances on the front or 
street side existed on January 1, 1993 or; 
 b. Where the Director determines that topogra-
phy, screening or other design solution is effective in de-
emphasizing the presence of a second entrance, so there do 
not appear to be two principal entrances. 
 7. A minimum of one (1) off-street parking 
space per accessory dwelling unit shall be provided, which 
space may be in tandem with parking provided for the 
principal dwelling unit. 
 a. The Director may waive the parking re-
quirement for an accessory dwelling unit if topography or 
location of existing principal or accessory structures 
makes provision of a parking space physically or econom-
ically infeasible and, for properties located in residential 
parking zones (RPZs), a parking study is conducted and 
shows that the utilization rate for on-street parking within 
a four hundred (400) foot walking distance of the subject 
property is less than seventy-five (75) percent. Parking 
may not be waived for accessory dwelling units within the 
University District or Alki Parking Overlay Areas as 
shown on Maps A and B, Section 23.54.015. 
 b. The applicant need not apply for a variance 
in order to waive the parking requirement. The parking 
waiver process cannot be used to eliminate an existing 
required parking space in order to create an accessory 
dwelling unit, unless replaced elsewhere on the lot. 
 8. Ceiling Height. 
 If the portion of the single-family dwelling in 
which the accessory dwelling unit is located was in exis-
tence prior to October 17, 1979, the minimum ceiling 
height shall be six (6) feet eight (8) inches measured per 
Sections 310.6.1 and 3403 of the Seattle Building Code 
(SBC), or the minimum ceiling height shall be six (6) feet 
four (4) inches if a hard-wired smoke detector is located in 
the accessory dwelling unit. If the portion of the single-
family dwelling in which the accessory dwelling unit is 
located was constructed on or subsequent to October 17, 
1979, the minimum ceiling height shall be as determined 
according to Sections 310.6.1 and 3403 of the Seattle 
Building Code. 
 B. Certification of Owner Occupancy. After issuance 
of a permit establishing an accessory dwelling unit, the 
Department of Design, Construction and Land Use shall 
record as a deed restriction in the King County Office of 
Records and Elections a certification by the owner(s) un-
der oath in a form prescribed by the Director that one (1) 
of the dwelling units is occupied by the owner(s) of the 
property as the owner’s(s’) principal and permanent resi-
dence and a statement by the owner(s) that the owner(s) 
will notify any prospective purchasers of the requirements 
of this section. When ownership of a single-family resi-
dence with an approved accessory dwelling unit changes, 

the new owner(s) shall either submit a new owner occu-
pancy certification to the Department of Design, Construc-
tion and Land Use for recording, or remove the accessory 
dwelling unit. Failure to submit a new certificate or re-
move the accessory dwelling unit within one (1) year of 
transfer of ownership shall be a violation of the Land Use 
Code subject to civil penalties provided in Section 
23.90.018. Falsely certifying owner occupancy or failure 
to comply with the terms of the owner occupancy certifi-
cation shall be subject to a civil penalty of Five Thousand 
Dollars ($5,000), in addition to any criminal penalties. 
 C. Single-family Status Unaffected. A single-family 
dwelling with an accessory dwelling unit shall be consi-
dered a single-family residence for purposes of rezone 
criteria (Section 23.34.011). 
 D. Every two (2) years, DCLU shall prepare a report 
for the City Council stating the number and location of 
permits issued for new accessory housing units. 
(Ord. 119837 § 1, 2000; Ord. 119617 § 2, 1999: Ord. 
119027 § 1, 1998; Ord. 118912 § 36, 1998; Ord. 118794 
§ 20, 1997; Ord. 118672 § 4, 1997; Ord. 118472 § 3, 
1997: Ord. 117203 § 2, 1994.) 
 
1. Editor’s Note: Ordinance 118472 was signed by the Mayor on 

February 4, 1997 and became effective March 4, 1997. 
 
23.44.042 Parking and private garages. 
 A. Private garages shall be permitted as accessory 
uses in single-family zones and shall be subject to the de-
velopment standards of Section 23.44.016 when located in 
a required yard or to the development standards for prin-
cipal structures when not located in a required yard. 
 B. Parking accessory to a single-family structure ex-
isting on June 11, 1982 may be established on another lot 
if all the following conditions are met: 
 1. There is no vehicular access to permissible 
parking areas on the lot; 
 2. Any garage constructed is for no more than 
two (2) two (2) axled or two (2) up-to-four (4) wheeled 
vehicles; 
 3. The garage is located and screened or 
landscaped as required by the Director, who shall consider 
development patterns of the block or nearby blocks; 
 4. The garage lot is within the same block or 
across the alley from the principal use lot; 
 5. The garage shall meet the standards of Sec-
tion 23.44.016 E; 
 6. The accessory parking shall be tied to the lot 
of the principal use by a covenant or other document rec-
orded with the King County Department of Records and 
Elections. 
 C. Parking accessory to a floating home may be lo-
cated on another lot if within six hundred (600) feet of the 
lot on which the floating home is located and if screened 
in accordance with Section 23.44.016 E. 
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(Ord. 117263 § 13, 1994; Ord. 111390 § 10, 1983: Ord. 
110669 §§ 13(part), 32(part), 1982: Ord. 110381 § 1(part), 
1982.) 
 
23.44.044 Swimming pools. 
 Private, permanent swimming pools, hot tubs and other 
similar uses are permitted as accessory uses to a single-
family structure subject to the following specific develop-
ment standards: 
 A. Private, permanent swimming pools, hot tubs and 
other similar uses over eighteen (18) inches above existing 
grade are subject to the development standards for acces-
sory uses. 
 B. Private, permanent swimming pools, hot tubs and 
other similar uses projecting not more than eighteen (18) 
inches above existing grade shall not be counted in lot 
coverage. 
 C. Private, permanent swimming pools, hot tubs and 
other similar uses may be placed in a required front or rear 
yard, provided that: 
 1. No part of the structure shall project more 
than eighteen (18) inches above existing lot grade in a 
required front yard; and 
 2. No part of the structure shall be placed closer 
than five (5) feet to any front or side lot line. 
 D. All swimming pools shall be enclosed with a fence, 
or located within a yard enclosed by a fence, not less than 
four (4) feet high and designed to resist the entrance of 
children. 
(Ord. 118414 § 13, 1996; Ord. 117263 § 14, 1994; Ord. 
110669 § 32(part), 1982; Ord. 110381 § 1(part), 1982.) 
 
23.44.046 Solar collectors. 
 A. Solar collectors are permitted outright as an acces-
sory use to any principal use permitted outright or to a 
permitted conditional use subject to the following devel-
opment standards: 
 1. Solar collectors, including solar greenhouses 
which meet minimum standards and maximum size limits 
as determined by the Director, shall not be counted in lot 
coverage. 
 2. Solar collectors except solar greenhouses 
attached to principal use structures may exceed the height 
limits of single-family zones by four (4) feet or extend 
four (4) feet above the ridge of a pitched roof. However, 
the total height from existing grade to the top of the solar 
collector may not extend more than nine (9) feet above the 
height limit established for the zone (see Exhibit 23.44.046 
A). A solar collector which exceeds the height limit for 
single-family zones shall be placed so as not to shade an 
existing solar collector or property to the north on January 
21st, at noon, any more than would a structure built to the 
maximum permitted height and bulk. 
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23.45.002 LAND USE CODE 

(Seattle 12-02) 23-196 

 3. Solar collectors and solar greenhouses meet-
ing minimum written energy conservation standards admi-
nistered by the Director may be located in required yards 
according to the following conditions: 
 a. In a side yard, no closer than three (3) feet 
from the side property line; or 
 b. In a rear yard, no closer than fifteen (15) feet 
from the rear property line unless there is a dedicated al-
ley, in which case the solar collector shall be no closer 
than fifteen (15) feet from the centerline of the alley; or 
 c. In a front yard, solar greenhouses which are 
integrated with the principal structure and have a maxi-
mum height of twelve (12) feet may extend up to six (6) 
feet into the front yard. In no case shall the greenhouse be 
located closer than five (5) feet from the front property 
line. 
 B. Nonconforming Solar Collectors. The Director 
may permit the installation of solar collectors which cause 
an existing structure to become nonconforming, or which 
increase an existing nonconformity, as a special exception 
pursuant to Chapter 23.76, Procedures for Master Use 
Permits and Council Land Use Decisions. Such installation 
may be permitted even if it exceeds the height limit estab-
lished in Section 23.44.046 A2, so long as total structure 
height including solar collectors does not exceed thirty-
nine (39) feet above existing grade and the following con-
ditions are met: 
 1. There is no feasible alternative to placing the 
collector(s) on the roof; 
 2. Such collector(s) are located so as to minim-
ize view blockage for surrounding properties and shading 
of property to the north, while still providing adequate 
solar access for the collectors; 
 3. Such collector(s) meet minimum written 
energy conservation standards administered by the Direc-
tor; and 
 4. The collector(s) add no more than seven (7) 
feet of height to the existing structure. To minimize view 
blockage or shadow impacts, the Director shall have the 
authority to limit a nonconforming solar collector to less 
than seven (7) additional feet of height. 
(Ord. 113401 § 3, 1987: Ord. 111590 § 1, 1984: Ord. 
110793 § 6, 1982; Ord. 110669 §§ 13(part), 32(part), 
1982: Ord. 110381 § 1(part), 1982.) 
 
23.44.048 Keeping of animals. 
 The keeping of small animals, farm animals, domestic 
fowl and bees is permitted outright as an accessory use to 
any principal use permitted outright or to a permitted con-
ditional use subject to the following standards: 
 A. Small Animals. Up to three (3) small animals per 
single-family residential structure may be kept in single-
family zones; however, no more than one (1) may be a 
miniature potbelly pig (see subsection B of this section). 
 Four (4) small animals are permitted on lots of at 
least twenty thousand (20,000) square feet. One (1) addi-

tional small animal is permitted for each five thousand 
(5,000) square feet of lot area in excess of twenty thousand 
(20,000) square feet. 
 Accessory structures, including kennels, for four 
(4) or more animals must be at least ten (10) feet from any 
other residentially zoned lot. 
 B. Miniature Potbelly Pigs. That type of swine com-
monly known as the Vietnamese, Chinese, or Asian Pot-
belly Pig (Sus scrofa bittatus) may be kept as domestic 
pets as a small animal, provided that no swine may be kept 
in the City which is greater than twenty-two (22) inches in 
height at the shoulder or more than one hundred fifty (150) 
pounds in weight. 
 C. Domestic Fowl. Up to three (3) domestic fowl may 
be kept on any lot in addition to the small animals permit-
ted in the preceding subsection. For each one thousand 
(1,000) square feet of lot area in excess of the minimum 
lot area required for the zone, one (1) additional domestic 
fowl may be kept. 
 D. Farm Animals. Cows, horses, sheep and other simi-
lar farm animals are permitted only on lots of at least 
twenty thousand (20,000) square feet. The keeping of 
swine is prohibited, except for miniature potbelly pigs 
allowed under subsection B of this section. 
 1. One (1) farm animal for every ten thousand 
(10,000) square feet of lot area is permitted. 
 2. Farm animals and structures housing them 
must be kept at least fifty (50) feet from any residentially 
zoned lot. 
 E. Beekeeping. Beekeeping is permitted outright as an 
accessory use, when registered with the State Department 
of Agriculture, provided that: 
 1. No more than four (4) hives, each with only 
one (1) swarm, shall be kept on lots of less than ten thou-
sand (10,000) square feet. 
 2. Hives shall not be located within twenty-five 
(25) feet of any property line except when situated eight 
(8) feet or more above the grade immediately adjacent to 
the grade of the lot on which the hives are located or when 
situated less than eight (8) feet above the adjacent existing 
lot grade and behind a solid fence or hedge six (6) feet 
high parallel to any property line within twenty-five (25) 
feet of a hive and extending at least twenty (20) feet 
beyond the hive in both directions. 
(Ord. 116694 § 1, 1993; Ord. 110669 §§ 13(part), 32(part), 
1982; Ord. 110381 § 1(part), 1982.) 
 
23.44.050 Home occupations. 
 A home occupation of a person residing in a dwelling 
unit is permitted in that dwelling unit subject to the follow-
ing development standards: 
 A. The occupation shall be clearly incidental to the 
use of the property as a dwelling. 
 B. Commercial deliveries and pickups shall be limited 
to one (1) per day Monday through Friday. No commercial 
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deliveries or pickups shall be permitted on Saturday, Sun-
day or federal holidays. 
 C. To discourage drop-in traffic, the address of the 
home occupation shall not be given in any advertisement, 
including but not limited to commercial telephone directo-
ries, newspapers, magazines, signs, flyers, radio, television 
or other media. Addresses may be listed on business cards, 
but a statement must be included to the effect that business 
is by appointment only. 
 D. The occupation shall be conducted only within the 
principal structure and not in an accessory structure, ex-
cept that parking of vehicles associated with the home 
occupation shall be permitted anywhere that parking is 
permitted on the lot. 
 E. To preserve the residential appearance of the struc-
ture, there shall be no evidence of the occupation from the 
exterior of the structure; provided, that outdoor play areas 
for child care programs and outdoor activities normally 
associated with residential use shall be permitted. No out-
door storage shall be permitted in connection with a home 
occupation. 
 F. To preserve the residential character and use of the 
structure, only internal alterations customary to residential 
use shall be permitted, and no external alterations shall be 
permitted to accommodate a home occupation, except as 
required by licensing or construction codes for child care 
programs. 
 G. Except for child care programs, not more than one 
(1) person, whether full-time or part-time who is not a 
resident of the dwelling unit may work in the dwelling unit 
of the home occupation whether or not compensated. This 
includes persons working off-site who come to the site for 
business purposes at any time as well as persons working 
on site. 
 H. The home occupation shall not cause or add to on-
street parking congestion or cause a substantial increase in 
traffic through residential areas. 
 I. A maximum of two (2) passenger vehicles, vans 
and similar vehicles each not exceeding a gross vehicle 
weight of ten thousand (10,000) pounds shall be permitted 
to operate in connection with the home occupation. 
 J. The home occupation shall be conducted so that 
odor, dust, light and glare, and electrical interference and 
other similar impacts are not detectable by sensory percep-
tion at or beyond the property line of the lot where the 
home occupation is located. 
 K. Signs shall be regulated by Section 23.55.020. 
 L. Child care programs in the home of the operator 
shall be limited to twelve (12) children per day including 
the children of the operator. 
(Ord. 117263 § 15, 1994; Ord. 114875 § 3, 1989; Ord. 
113387 § 1, 1987: Ord. 110669 § 32(part), 1982; Ord. 
110381 § 1(part), 1982.) 
 

23.44.051 Bed and breakfasts. 
 A. Bed and breakfasts shall be permitted provided 
they meet the following standards: 
 1. A business license for the bed and breakfast 
was secured from the Department of Finance on or before 
April 1, 1987; 
 2. The bed and breakfast is operated by the fee 
owner of the dwelling in which the bed and breakfast is 
located; 
 3. The fee owner resides in the structure in 
which the bed and breakfast is located; 
 4. No more than two (2) people who reside 
outside the dwelling are employed, with or without com-
pensation, in the operation of the bed and breakfast; 
 5. The bed and breakfast is operated within the 
principal structure which does not require structural altera-
tions; 
 6. There is no evidence of the bed and breakfast 
from the exterior of the structure. 
(Ord. 120181 § 151, 2000; Ord. 118414 § 14, 1996: Ord. 
117169 § 138, 1994: Ord. 113800 § 2, 1988.) 
 
23.44.052 Open wet moorage. 
 Piers and floats for open wet moorage of private plea-
sure craft are permitted as regulated by the Shorelines Dis-
trict, Chapter 23.60. 
(Ord. 110669 § 32(part), 1982; Ord. 110381 § 1(part), 
1982.) 
 
23.44.058 Columbariums, garden wall crypts 

and mausoleums. 
 Columbariums, garden wall crypts and mausoleums are 
permitted only as accessory to existing cemeteries except 
that columbariums and garden wall crypts may also be 
accessory to religious facilities, and subject to the general 
development standards for accessory uses. In addition, no 
interment openings shall abut or be directly across the 
street from property other than cemetery property. For 
columbariums, garden wall crypts and mausoleums acces-
sory to existing cemeteries, any border between structures 
and the property line shall be landscaped and maintained 
by the owner in good condition. For columbariums and 
garden wall crypts accessory to religious facilities, the 
landscaping requirements of SMC Section 23.44.022 I 
applicable to religious facilities and other institutions shall 
apply. 
(Ord. 118720 § 1, 1997: Ord. 110669 § 32(part), 1982; 
Ord. 110381 § 1(part), 1982.) 
 
23.44.060 Uses accessory to parks and 

playgrounds. 
 A. The following accessory uses shall be permitted in 
any park when within a structure or on a terrace abutting 
the structure: 
 1. The sale and consumption of beer during 
daylight hours; 
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 2. The sale and consumption of alcoholic beve-
rages under a Class H liquor license at municipal golf 
courses during established hours of operation. 
 When the use is within one hundred (100) feet 
from any lot in a residential zone the use shall be com-
pletely enclosed. 
 B. The sale and consumption of beer and wine with 
meals served in a restaurant facility within the boundaries 
of Woodland Park shall be permitted. The use shall be 
permitted in only one (1) facility located no closer than 
one hundred (100) feet from any lot in a residential zone 
and separated from other public activity areas and zoo 
buildings by at least fifty (50) feet. 
 C. Storage structures and areas and other structures 
and activities customarily associated with parks and play-
grounds are subject to the following development stan-
dards in addition to the general development standards for 
accessory uses: 
 1. Any active play area shall be located thirty 
(30) feet or more from any lot in a single-family zone. 
 2. Garages and service or storage areas shall be 
screened from view from abutting lots in residential zones. 
(Ord. 110669 § 32(part), 1982; Ord. 110381 § 1(part), 
1982.) 
 
23.44.068 Heat recovery incinerator. 
 The Director may permit a heat recovery incinerator as 
an accessory use to institutions, public facilities and parks 
and playgrounds, subject to the following conditions: 
 A. The incinerator shall be located on the same lot as 
the institution or public facility. 
 B. An incinerator in a park or playground shall be 
permitted only when a permanent structure other than that 
which houses the incinerator exists and the incinerator 
abuts the structure. 
 C. The use shall be located no closer than one hun-
dred (100) feet to any property line unless completely en-
closed within a structure. 
 D. If not within a structure, the use shall be enclosed 
by a view-obscuring fence of sufficient strength and de-
sign to resist entrance by children. 
 E. Adequate control measures for insects, rodents and 
odors shall be maintained continuously. 
(Ord. 110669 §§ 17, 32(part), 1982; Ord. 110381 § 1(part), 
1982.) 
 
23.44.070 Recycling collection stations. 
 The Director may permit recycling collection stations 
as accessory uses to institutions and public facilities. 
These recycling collection stations shall be maintained in 
good condition by the respective institution or public facil-
ity. 
(Ord. 110669 § 32(part), 1982; Ord. 110381 § 1(part), 
1982.) 
 

23.44.072 Roomers, boarders, lodgers. 
 The renting of rooms, with or without meals, by a 
household for lodging purposes only, for the accommoda-
tion of not more than two (2) roomers, boarders or lodgers, 
is permitted outright as an accessory use within a dwelling 
unit as long as the total number of residents does not ex-
ceed eight (8). 
(Ord. 117202 § 2, 1994: Ord. 111390 § 11, 1983.) 
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requirements. 
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23.45.080 Congregate residences. 
23.45.082 Assisted living facilities use and 

development standards. 
23.45.088 Nursing homes meeting 

development standards. 
23.45.090 Institutions—General provisions. 
23.45.092 Institutions—Structure height. 
23.45.094 Institutions—Structure width and 

depth. 
23.45.096 Institutions—Setback 

requirements. 
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and glare, and signs. 
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23.45.106 Public facilities. 
23.45.108 Public or private parks and 

playgrounds. 
23.45.110 Ground-floor business and 

commercial use in Midrise and 
Highrise zones. 

23.45.112 Public schools. 
 

Subchapter II Administrative Condi-
tional Uses 

23.45.116 Administrative conditional uses—
General provisions. 

23.45.122 Institutions other than public 
schools not meeting development 
standards. 

23.45.124 Landmark structures. 
23.45.126 Park and pool lot. 

 
Subchapter III Accessory Uses 

23.45.140 General provisions. 
23.45.142 Private garages and private 

carports. 
23.45.144 Swimming pools. 
23.45.146 Solar collectors. 
23.45.148 Keeping of animals. 
23.45.150 Beekeeping. 
23.45.152 Home occupations. 
23.45.154 Open wet moorage for private 

pleasure craft. 
23.45.160 Bed and breakfasts. 
23.45.162 Recycling collection station. 
23.45.164 Heat recovery incinerators. 
23.45.166 Off-site parking facilities in 

Highrise Zones. 
 
23.45.002 Scope of provisions. 
 A. This chapter details those authorized uses and their 
development standards which are or may be permitted in 
the seven (7) multifamily residential zones: Lowrise Dup-
lex/Triplex (LDT), Lowrise 1 (L1), Lowrise 2 (L2), Lo-
wrise 3 (L3), Lowrise 4 (L4), Midrise (MR), Midrise/85 
(MR/85) and Highrise (HR). 
 B. Communication utilities and accessory communi-
cation devices except as exempted in Section 23.57.002 
are subject to the regulations in this chapter and additional 
regulations in Chapter 23.57. 
 C. In addition to the provisions of this chapter, certain 
multifamily areas may be regulated by Overlay Districts, 
Chapter 23.59. 
(Ord. 120928 § 5, 2002; Ord. 118414 § 15, 1996; Ord. 
116795 § 5, 1993; Ord. 116295 § 3, 1992: Ord. 114196 
§ 3, 1988: Ord. 110570 § 3(part), 1982.) 
 

Subchapter I Principal Uses Permitted Outright 
 

Part 1 Generally 
 
23.45.004 Principal uses permitted outright. 
 A. The following principal uses shall be permitted 
outright in all multifamily zones: 
 1. Single-family dwelling units; 
 2. Multifamily structures; 
 3. Congregate residences; 
 4. Adult family homes; 
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 5. Nursing homes; 
 6. Assisted living facilities; 
 7. Institutions meeting all development stan-
dards; 
 8. Major Institution and Major Institution uses 
within Major Institution Overlay Districts subject to Chap-
ter 23.69; 
 9. Public facilities meeting all development 
standards; 
 10. Existing cemeteries; and 
 11. Public or private parks and playgrounds in-
cluding customary buildings and activities. 
 B. In Midrise and Highrise zones certain ground-floor 
business and commercial uses shall be permitted outright 
according to the provisions of Section 23.45.110. 
 C. Uses in existing or former public schools: 
 1. Child care centers, preschools, public or pri-
vate schools, educational and vocational training for the 
disabled, adult evening education classes, nonprofit libra-
ries, community centers, community programs for the el-
derly and similar uses shall be permitted in existing or 
former public schools. 
 2. Other nonschool uses shall be permitted in 
existing or former public schools pursuant to procedures 
established in Chapter 23.78, Establishment of Criteria for 
Joint Use or Reuse of Schools. 
 D. Existing cemeteries shall be permitted to continue 
in use. No new cemeteries shall be permitted and existing 
cemeteries shall not be expanded in size. For purposes of 
this section, a change in a cemetery boundary is not consi-
dered an expansion in size and is permitted provided that 
(1) the change does not increase the net land area occupied 
by the cemetery; (2) the land being added to the cemetery 
is contiguous to the existing cemetery and is not separated 
from the existing cemetery by a public street or alley 
whether or not improved; and (3) the use of the land being 
added, as a cemetery, will not result in the loss of housing 
(for the living). 
 E. Medical service use, meeting the development 
standards for institutions, shall be permitted outright on 
property conveyed by a deed from the City which, at the 
time of conveyance, restricted the property’s use to a 
health care or health-related facility. 
(Ord. 119238 § 1, 1998; Ord. 119151 § 1, 1998; Ord. 
118984 § 2, 1998: Ord. 118362 § 6, 1996; Ord. 117263 
§ 16, 1994; Ord. 117202 § 3, 1994; Ord. 115002 § 5, 
1990: Ord. 114887 § 2, 1989: Ord. 114196 § 4, 1988: Ord. 
110793 § 8, 1982; Ord. 110570 § 3(part), 1982.) 
 
23.45.005 Development standards for single-

family structures. 
 A. Except for cottage housing developments, single-
family structures shall be subject to the development stan-
dards for ground-related housing, except that open space 
shall be provided according to the provisions for single-

family structures in each zone, in Section 23.45.016 of this 
chapter. 
 B. Certain additions may extend into a required set-
back when an existing single-family structure is already 
nonconforming with respect to that setback where the pre-
sently nonconforming section is at least sixty (60) percent 
of the total width of the respective facade of the structure 
prior to the addition. The line formed by the nonconform-
ing wall of the structure shall be the limit to which any 
additions may be built, which may extend up to the height 
limit and may include basement additions (Exhibit 
23.45.005 A). New additions to a nonconforming wall or 
walls shall comply with the following requirements: 
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 1. When it is a side wall, it is at least three (3) 
feet from the side property line; 
 2. When it is a rear wall, it is at least ten (10) 
feet from the rear property line or centerline of an alley 
abutting the rear property line; 
 3. When it is a front wall, it is at least ten (10) 
feet from the front property line. 
 C. Cottage housing developments shall be permitted 
outright in Lowrise Duplex/Triplex and Lowrise 1 zones 
when conforming to the requirements contained in Sec-
tions 23.45.006 through 23.45.018 and the following: 
 1. Cottage housing developments shall contain 
a minimum of four (4) cottages arranged on at least two 
(2) sides of a common open space, with a maximum of 
twelve (12) cottages per development; and 
 2. The total floor area of each cottage shall not ex-
ceed either 1.5 times the area of the main level or nine 
hundred seventy-five (975) square feet, whichever is less. 
Enclosed space in a cottage located either above the main 
level and more than twelve (12) feet above finished grade, 
or below the main level, shall be limited to no more than 
fifty (50) percent of the enclosed space of the main level, 
or three hundred seventy-five (375) square feet, whichever 
is less. This restriction applies regardless of whether a 
floor is proposed in the enclosed space, but shall not apply 
to attic or crawl spaces. 
 D. An accessory dwelling unit in an established sin-
gle-family dwelling shall be considered an accessory use 
to the single-family dwelling, shall meet the standards 
listed for accessory dwelling units in Section 23.44.041 
and shall not be considered a separate dwelling unit for 
any development standard purposes in multifamily zones. 
(Ord. 119239 § 13, 1998; Ord. 118794 § 22, 1997; Ord. 
118472 § 4, 1997; Ord. 117203 § 3, 1994; Ord. 117173 
§ 1, 1994; Ord. 110793 § 9, 1982; Ord. 110570 § 3(part), 
1982.) 
 
23.45.006 General development standards for 

structures in multifamily zones. 
 A. Included within Sections 23.45.006 through 
23.45.166 are the development standards for structures in 
each multifamily zone. These standards shall also apply to 
uses accessory to multifamily structures unless specifically 
modified by development standards for those accessory 
uses. 
 B. All structures or uses shall be built or established 
on a lot or lots. More than one (1) principal structure or 
use on a lot shall be permitted. 
 C. The development standards of each zone shall be 
applied in that zone, and may not be used in any other 
zone, unless otherwise specified. 
 D. An exception from one (1) specific standard does 
not relieve the applicant from compliance with any other 
standard. 
 E. Methods for measurements are provided in Chapter 
23.86. Requirements for streets, alleys and easements are 

provided in Chapter 23.53. Standards for parking access 
and design are provided in Chapter 23.54. Standards for 
permitted signs are provided in Chapter 23.55. 
 F. In Lowrise 1 zones all multifamily structures shall 
be ground-related units, except that apartments are permit-
ted on a lot whose platted width as of the effective date of 
the ordinance codified in this section

1
 is less than forty 

(40) feet, or in a structure existing as of January 26, 1990 
where density limits of the zone would not be exceeded 
and new floor area would not be added. The requirements 
of this subsection shall not be eligible for a variance ac-
cording to the provisions of Section 23.40.020. 
 G. A structure occupied by a permitted use other than 
single-family or multifamily residential use may be par-
tially or wholly converted to single-family or multifamily 
residential use even if the structure does not conform to 
the development standards for residential uses in the multi-
family zones. One (1) unit may be added without a parking 
space according to provisions of Section 23.54.020. If the 
only use of the structure will be residential and if two (2) 
or more units are being created and there is no feasible 
way to provide the required parking, then the Director may 
authorize reduction or waiver of parking as a special ex-
ception according to the standards of Section 23.54.020 E. 
Expansions of nonconforming converted structures and 
conversions of structures occupied by nonconforming uses 
shall be regulated by Sections 23.42.108 and 23.42.110. 
 H. When a subdivision is proposed for townhouses, 
cottage housing, clustered housing, or single-family resi-
dences in Lowrise zones, the subdivision shall be subject 
to the provisions of Section 23.24.045, Unit lot subdivi-
sions. 
 I. When construction of townhouses, cottage hous-
ing, clustered housing, or single-family residences in Lo-
wrise zones is proposed on a series of adjoining legally 
platted lots where each dwelling unit is contained within 
the existing boundaries of each existing lot, these lots may 
be sold as separate legal sites without unit subdivision 
approval but subject to the provisions of Section 
23.24.045, Unit lot subdivisions. 
 J. Except as provided in subsections H and I above, 
multifamily zoned lots that have no street frontage shall be 
subject to the following for purposes of structure width, 
depth, modulation and setbacks: 
 1. For lots that have only one (1) alley lot line, 
the alley lot line shall be treated as a front lot line. 
 2. For lots that have more than one (1) alley lot 
line, only one (1) alley lot line shall be treated as a front 
lot line. 
 3. For lots that have no alley lot lines, the ap-
plicant may choose the front lot line provided that the se-
lected front lot line length is at least fifty (50) percent of 
the width of the lot. 
 K. Solid Waste and Recyclable Materials Storage 
Space. 

Seattle Municipal Code 

December 2002 code update file 

Text provided for historic reference only. 

 
See ordinances creating and amending  

sections for complete text, graphics,  

and tables and to confirm accuracy of 

this source file. 

 
 
 
 
 
 
 
 
 
 
 
 
For current SMC, contact  

the Office of the City Clerk 



 

 

 1. Storage space for solid waste and recyclable 
materials containers shall be provided for all new and ex-
panded multifamily structures as indicated in the table 
below. For the purposes of this subsection, “expanded 

multifamily structure” means expansion of multifamily 
structures with ten (10) or more existing units by two (2) 
or more units. 

 

Multifamily Struc-
ture Size 

Minimum Area for 
Storage Space 

Container Type 

7—15 units 75 square feet Rear-loading containers 

16—25 units 100 square feet Rear-loading containers 

26—50 units 150 square feet Front-loading containers 

51—100 units 200 square feet Front-loading containers 

More than 100 units 200 square feet plus 2 square feet for 
each additional unit 

Front-loading containers 

 
 2. The design of the storage space shall meet 
the following requirements: 
 a. The storage space shall have no minimum 
dimension (width and depth) less than six (6) feet; 
 b. The floor of the storage space shall be level 
and hard-surfaced (garbage or recycling compactors re-
quire a concrete surface); and 
 c. If located outdoors, the storage space shall 
be screened from public view and designed to minimize 
any light and glare impacts. 
 3. The location of the storage space shall meet 
the following requirements: 
 a. The storage space shall be located within the 
private property boundaries of the structure it serves and, 
if located outdoors, it shall not be located between a street 
facing facade of the structure and the street; 
 b. The storage space shall not be located in any 
required driveways, parking aisles, or parking spaces for 
the structure; 
 c. The storage space shall not block or impede 
any fire exits, public rights-of-ways or any pedestrian or 
vehicular access; and 
 d. The storage space shall be located to minim-
ize noise and odor to building occupants and neighboring 
developments. 
 4. Access to the storage space for occupants 
and service providers shall meet the following require-
ments: 
 a. For rear-loading containers (usually two (2) 
cubic yards or smaller): 
 (1) Any proposed ramps to the storage space 
shall be of six (6) percent slope or less, and 
 (2) Any proposed gates or access routes shall 
be a minimum of six (6) feet wide; and 
 b. For front-loading containers (usually larger 
than two (2) cubic yards): 
 (1) Direct access shall be provided from the 
alley or street to the containers, 
 (2) Any proposed gates or access routes shall 
be a minimum of ten (10) feet wide, and 

 (3) When accessed directly by a collection 
vehicle into a structure, a twenty-one (21) foot overhead 
clearance shall be provided. 
 5. The solid waste and recyclable materials 
storage space specifications required in subsections K1, 2, 
3, and 4 of this section, in addition to the number and sizes 
of containers, shall be included on the plans submitted 
with the permit application. 
 6. The Director, in consultation with the Direc-
tor of Seattle Public Utilities, shall have the discretion to 
modify the requirements of subsections K1, 2, 3, and 4 of 
this section under the following circumstances: 
 a. When the applicant can demonstrate difficul-
ty in meeting any of the requirements of subsections K1, 2, 
3, and 4; or 
 b. When the applicant proposes to expand a 
multifamily building, and the requirements of subsections 
K1, 2, 3, and 4 conflict with opportunities to increase resi-
dential densities; and 
 c. When the applicant proposes alternative, 
workable measures that meet the intent of this section. 
(Ord. 120293 §§ 6, 7, 2001; Ord. 120117 § 8, 2000; Ord. 
119836 § 1, 2000; Ord. 119242 § 4, 1998; Ord. 118794 
§ 23, 1997; Ord. 118414 § 16, 1996; Ord. 117430 § 43, 
1994; Ord. 117173 § 2, 1994; Ord. 115326 § 6, 1990; Ord. 
115043 § 2, 1990; Ord. 114887 § 3, 1989: Ord. 113041 
§ 1, 1986; Ord. 111390 § 14, 1983; Ord. 110570 § 3(part), 
1982.) 
 
1. Editor’s Note: Ordinance 119242, codified in this section, was 

passed by the City Council on November 30, 1998. 

 
23.45.007 Transportation concurrency level-of-

service standards. 
 Proposed uses in lowrise, midrise, and highrise multi-
family zones shall meet the transportation concurrency 
level-of-service standards prescribed in Chapter 23.52. 
(Ord. 117383 § 4, 1994.) 
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Part 2 Lowrise Zones 
 
23.45.008 Density—Lowrise zones. 
 A. There shall be a minimum lot area per dwelling 
unit except as provided in subsections B, C and F of this 
section, as follows: 
 
Lowrise 
Duplex/ 
Triplex   — One (1) dwelling unit per two thousand 

(2,000) square feet of lot area. 
Lowrise 1 — One (1) dwelling unit per one thousand 

six hundred (1,600) square feet of lot 
area. 

Lowrise 2 — One (1) dwelling unit per one thousand 
two hundred (1,200) square feet of lot 
area. 

Lowrise 3 — One (1) dwelling unit per eight hundred 
(800) square feet of lot area. 

Lowrise 4 — One (1) dwelling unit per six hundred 
(600) square feet of lot area. 

 
 B. 1. In Lowrise 3 and Lowrise 4 zones, multifa-
mily structures for low-income elderly or low-income dis-
abled residents or low-income elderly/low-income dis-
abled multifamily structure, operated by a public agency 
or a private nonprofit corporation shall have a maximum 
density as follows: 
 
Lowrise 3 — One (1) dwelling unit per five hundred 

fifty (550) square feet of lot area. 
Lowrise 4 — One (1) dwelling unit per four hundred 

(400) square feet of lot area. 
 
 2. In order to qualify for the density provisions 
of this subsection, a majority of the dwelling units of the 
structure shall be designed for and dedicated to tenancies 
of at least three (3) months. 
 3. The dwelling units shall remain as low-
income elderly/low-income disabled multifamily structure 
for the life of the structure. 
 C. In the Lowrise Duplex/Triplex zone, the minimum 
lot area per dwelling unit for cottage housing develop-
ments shall be one (1) dwelling unit per one thousand six 
hundred (1,600) square feet of lot area. In Lowrise Dup-
lex/Triplex and Lowrise 1 zones, the minimum lot area for 
cottage housing developments shall be six thousand four 
hundred (6,400) square feet. 
 D. In Lowrise Duplex/Triplex zones no structure shall 
contain more than three (3) dwelling units. 
 E. When dedication of right-of-way is required, per-
mitted density shall be calculated before the dedication is 
made. 
 F. Adding Units to Existing Structures in Multifamily 
zones. 

 1. In all multifamily zones, one additional 
dwelling unit may be added to an existing multifamily 
structure regardless of the density restrictions in subsec-
tions A, B and C above. This provision shall only apply 
when the proposed unit is to be located entirely within an 
existing structure. 
 2. For the purposes of this subsection “existing 
structures” shall be those structures or portions of struc-
tures that were established under permit, or for which a 
permit has been granted and has not expired as of October 
31, 2001. 
(Ord. 120608 § 1, 2001: Ord. 119242 § 5, 1998; Ord. 
119239 § 14, 1998; Ord. 117173 § 3, 1994; Ord. 115326 
§ 7, 1990; Ord. 114888 § 2, 1989; Ord. 114887 § 4(part), 
1989.) 
 
23.45.009 Structure height—Lowrise zones. 
 A. Maximum Height. The maximum height permitted 
for all structures, except for cottage housing develop-
ments, shall be as follows: 
 
Lowrise 
Duplex/ 
Triplex  — Twenty-five (25) feet 
Lowrise 1 — Twenty-five (25) feet 
Lowrise 2 — Twenty-five (25) feet 
Lowrise 3 — Thirty (30) feet 
Lowrise 4 — Thirty-seven (37) feet 
 
 B. Cottage Housing Height. The maximum height 
permitted for structures in cottage housing developments 
shall be eighteen (18) feet. 
 C. Pitched Roofs. 
 1. Except for cottage housing developments, in 
Lowrise Duplex/Triplex, Lowrise 1 and Lowrise 2 zones 
the ridge of pitched roofs on principal structures with a 
minimum slope of six to twelve (6:12) may extend up to 
thirty-five (35) feet. The ridge of pitched roofs on princip-
al structures with a minimum slope of four to twelve 
(4:12) may extend up to thirty (30) feet. All parts of the 
roof above twenty-five (25) feet shall be pitched. (See 
Exhibit 23.45.009 A.) 
 2. In cottage housing developments, the ridge 
of pitched roofs with a minimum slope of six to twelve 
(6:12) may extend up to twenty-eight (28) feet. The ridge 
of pitched roofs with a minimum slope of four to twelve 
(4:12) may extend up to twenty-three (23) feet. All parts of 
the roof above eighteen (18) feet shall be pitched. 
 3. In Lowrise 3 and Lowrise 4 zones the ridge of 
pitched roofs on principal structures may extend up to five 
(5) feet above the maximum height limit. All parts of the 
roof above thirty (30) feet in Lowrise 3 zones and thirty-
seven (37) feet in Lowrise 4 zones shall be pitched at a 
rate of not less than four to twelve (4:12). (See Exhibit 
23.45.009 B.) 
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 4. No portion of a shed roof shall be permitted 
to extend beyond the maximum height limit under this 
provision. 
 D. Rooftop Features. 
 1. Flagpoles and religious symbols for religious 
institutions are exempt from height controls, except as 
regulated in Chapter 23.64, Airport Height Overlay Dis-
trict, provided they are no closer than fifty (50) percent of 
their height above existing grade or, if attached only to the 
roof, no closer than fifty (50) percent of their height above 
the roof portion where attached, to any adjoining lot line. 
 2. Open railings, planters, skylights, cleresto-
ries, greenhouses, parapets and firewalls may extend no 
higher than the ridge of a pitched roof permitted under 
subsection C above or four (4) feet above the maximum 
height limit set in subsection A of this section. For cottage 
housing developments, these rooftop features may extend 
four (4) feet above the eighteen (18) foot height limit. 
 3. For cottage housing developments, chimneys 
may exceed the height limit by four (4) feet or may extend 
four (4) feet above the ridge of a pitched roof. 
 4. Except in cottage housing developments, the 
following rooftop features may extend ten (10) feet above 
the maximum height limit established in subsection A so 
long as the combined total coverage of all features does 
not exceed fifteen (15) percent of the roof area or twenty 
(20) percent of the roof area if the total includes screened 
mechanical equipment: 
 a. Stair and elevator penthouses; 
 b. Mechanical equipment; 
 c. Play equipment and open-mesh fencing 
which encloses it, so long as the fencing is at least five (5) 
feet from the roof edge; 
 d. Chimneys; 
 e. Minor communication utilities and ac-
cessory communication devices, except that height is regu-
lated according to the provisions of Section 23.57.011. 
 5. For height exceptions for solar collectors, 
see Section 23.45.146, Solar collectors. 
 6. In order to protect solar access for property 
to the north, the applicant shall either locate the rooftop 
features listed in this subsection D6 at least ten (10) feet 
from the north edge of the roof, or provide shadow dia-
grams to demonstrate that the proposed location of such 
rooftop features would shade property to the north on Jan-
uary 21st at noon no more than would a structure built to 
maximum permitted bulk: 
 a. Solar collectors; 
 b. Planters; 
 c. Clerestories; 
 d. Greenhouses; 
 e. Minor communication utilities and ac-
cessory communication devices, permitted according to 
the provisions of Chapter 23.57.011; 
 f. Nonfirewall parapets; 
 g. Play equipment. 

 7. For height limits and exceptions for commu-
nication utilities and devices, Section 23.57.011. 
 E. Sloped Lots. Additional height shall be permitted 
for sloped lots, at the rate of one (1) foot for each six (6) 
percent of slope, to a maximum of five (5) feet. The addi-
tional height shall be permitted on the downhill side of the 
structure only, as described in Section 23.86.006 C. 
(Ord. 120928 § 6, 2002; Ord. 120609 § 6, 2001; Ord. 
120117 § 9, 2000; Ord. 119242 § 6, 1998; Ord. 117173 
§ 4, 1194: Ord. 116295 § 4, 1992; Ord. 115043 § 3, 1990; 
Ord. 114909 § 1, 1990; Ord. 114888 § 3, 1989; Ord. 
114887 § 4(part), 1989.) 
 
23.45.010 Lot coverage—Lowrise zones. 
 A. Except as provided in subsection C of this sec- 
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tion, the maximum lot coverage permitted for principal 
and accessory structures shall not exceed the following 
limits: 
 1. For townhouses, the following lot coverage 
limits shall apply: 
 

Lowrise Dup-
lex/Triplex 

— Forty-five (45) percent. 

Lowrise 1 — Fifty (50) percent. 
Lowrise 2 — Fifty (50) percent. 
Lowrise 3 — Fifty (50) percent. 
Lowrise 4 — Fifty (50) percent. 

 
 2. For all other structures, the following lot 
coverage limits shall apply: 
 

Lowrise Dup-
lex/Triplex 

— Thirty-five (35) percent. 

Lowrise 1 — Forty (40) percent. 
Lowrise 2 — Forty (40) percent. 
Lowrise 3 — Forty-five (45) percent. 
Lowrise 4 — Fifty (50) percent. 

 
 3. When townhouses and other structures are 
located on the same lot, the lot coverage shall be calcu-
lated as follows: 
 a. Divide the number of townhouse units by the 
total number of units on the site, and multiply this figure 
by the percentage of lot coverage allowed for townhouses 
in that zone; and 
 b. Divide the number of units in all other (non-
townhouse) structures on the site by the total number of 
units on site and multiply this figure by the percentage of 
lot coverage allowed for all other structures in that zone; 
and 
 c. Add subsections A3a and A3b above, which 
equals the maximum lot coverage. 
 B. For cottage housing developments, in addition to 
the limitations of subsection A above, the lot coverage for 
an individual principal structure shall not exceed six hun-
dred fifty (650) square feet. 
 C. Lot Coverage Exceptions. The following structures 
or portions of structures shall be exempted from the mea-
surement of lot coverage: 
 1. Pedestrian access bridges from alleys, streets 
or easements, and uncovered, unenclosed bridges of any 
height necessary for access and five (5) feet or less in 
width; 
 2. Ramps or other access for the disabled or 
elderly meeting Washington State Building Code, Chapter 
11; 
 3. Fences, freestanding walls, bulkheads, signs 
and other similar structures; 
 4. An underground structure, or underground 
portion of a structure, on any part of the entire lot; 

 5. The first eighteen (18) inches of horizontal 
projection of eaves, cornices and gutters; 
 6. The first four (4) feet of horizontal projec-
tion from principal and accessory structures of unenclosed 
decks, balconies and porches; 
 7. Solar collectors meeting the provisions of 
Section 23.44.046 and swimming pools eighteen (18) 
inches or less above grade; 
 8. Decks or parts of a deck that are eighteen 
(18) inches or less above existing grade. 
(Ord. 118794 § 24, 1997; Ord. 118414 § 17, 1996; Ord. 
117430 § 44, 1994; Ord. 117173 § 5, 1994: Ord. 114888 
§ 4, 1989; Ord. 114887 § 4(part), 1989.) 
 
23.45.011 Structure width and depth—Lowrise 

zones. 
 A. The maximum width and depth of structures shall 
be as provided in Table 23.45.011 A. (See Table 23.45.011 
A.) 
 B. The minimum width for structures in Lowrise Dup-
lex/Triplex zones shall be twenty (20) feet. 
(Ord. 114888 § 5, 1989; Ord. 114887 § 4(part), 1989.) 
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Table 23.45.011 A 

Structure Width and Depth in Lowrise Zones 
 

Multifamily Zone Maximum Building 

Width Without Modula-

tion 

Maximum Building 

Width With Modulation 

Maximum Building 

Depth 

Lowrise Duplex/Triplex 30 feet; or 40 feet with a 

principal entrance facing a 

street 

45 feet 60% depth of lot, but not 

to exceed 65 feet 

Lowrise 1 30 feet; or 40 feet with a 

principal entrance facing a 

street 

60 feet 60% depth of lot 

Lowrise 2 30 feet; or 40 feet with a 

principal entrance facing a 

street 

Apartments and ground-

related housing (except 

townhouses), 50 feet 

Apartments and ground-

related housing (except 

townhouses), 60% 

depth of lot 

  Townhouses, 90 feet Townhouses, 65% depth 

of lot 

Lowrise 3 30 feet; or 40 feet with a 

principal entrance facing a 

street 

Apartments and ground-

related housing (except 

townhouses), 75 feet 

Apartments and ground-

related housing includ-

ing townhouses, 65% 

depth of lot 

  Townhouses, 120 feet  

Lowrise 4 30 feet; or 40 feet with a 

principal entrance facing a 

street 

Apartments and ground-

related housing (except 

townhouses), 90 feet 

65% depth of lot 

  Townhouses, 150 feet  
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23.45.012 Modulation requirements—Lowrise 
zones. 

 A. Front Facades. 
 1. Modulation shall be required if the front fa-
cade width exceeds thirty (30) feet with no principal en-
trance facing the street, or forty (40) feet with a principal 
entrance facing the street. 
 2. For terraced housing, only the portion of the 
front facade closest to the street is required to be mod-
ulated. (See Exhibit 23.45.012 A.) 
 B. Side Facades. On corner lots, side facades which 
face the street shall be modulated if greater than forty (40) 
feet in width for ground-related housing, and thirty (30) 
feet in width for apartments. Modulation shall not be re-
quired for the side facades of terraced housing. 
 C. Interior Facades. Within a cluster development all 
interior facades wider than forty (40) feet shall be mod-
ulated according to the standards of subsection D of Sec-
tion 23.45.012, provided that the maximum modulation 
width shall be forty (40) feet. Perimeter facades shall fol-
low standard development requirements. 
 D. Modulation Standards. 
 1. Lowrise Duplex/Triplex and Lowrise 1 
Zones. 
 a. Minimum Depth of Modulation. 
 (1) The minimum depth of modulation shall 
be four (4) feet. (See Exhibit 23.45.012 B.) 
 (2) When balconies are part of the modulation 
and have a minimum dimension of at least six (6) feet and 
a minimum area of at least sixty (60) square feet, the min-
imum depth of modulation shall be two (2) feet. (See Ex-
hibit 23.45.012 C.) 
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 b. The minimum width of modulation shall be 
five (5) feet. (See Exhibit 23.45.012 B.) 
 c. Maximum Width of Modulation. The mod-
ulation width shall emphasize the identity of individual 
units, but shall not be greater than thirty (30) feet. For 
units located one (1) above the other, the individuality of 
the units shall be emphasized through the location of 
driveways, entrances, walkways and open spaces. 
 2. Lowrise 2, Lowrise 3 and Lowrise 4 Zones. 
 a. Minimum Depth of Modulation. 
 (1) The minimum depth of modulation shall 
be four (4) feet (see Exhibit 23.45.012 B) in Lowrise 2 and 
Lowrise 3 zones and for townhouses in Lowrise 4 zones, 
and eight (8) feet for apartments in Lowrise 4 zones. 
 (2) When balconies are part of the modulation 
and have a minimum dimension of at least six (6) feet and 
a minimum area of at least sixty (60) square feet, the min-
imum depth of modulation shall be two (2) feet. (See Ex-
hibit 23.45.012 C.) 
 b. The minimum width of modulation shall be 
five (5) feet. (See Exhibit 23.45.012 B.) 
 c. Maximum Width of Modulation. 
 (1) The maximum width of modulation shall 
be thirty (30) feet. 
 (2) Exceptions to Maximum Width of Mod-
ulation in Lowrise 2, Lowrise 3 and Lowrise 4 Zones. 
 i. When facades provide greater depth of 
modulation than required by subsection D1 of this section, 
then for every additional full foot of modulation depth, the 
width of modulation may be increased by two and one-half 
(2

1
/2) feet, to a maximum width of forty (40) feet in Lo-

wrise 2 zones and forty-five (45) feet in Lowrise 3 and 
Lowrise 4 zones. Subsection B of Section 23.86.002, mea-
surements, shall not apply. 
 ii. The maximum width of modulation may 
be increased when facades are set back from the lot line 
further than the required setback, according to the follow-
ing guideline: The width of modulation of such a facade 
shall be permitted to exceed thirty (30) feet by one (1) foot 
for every foot of facade setback beyond the required set-
back. This provision shall not be combined with the provi-
sions of subsection D2c(2)i, nor shall it permit facades to 
exceed forty-five (45) feet in width without modulation. 
 3. In Lowrise 1, Lowrise 2, Lowrise 3 and Lo-
wrise 4 zones required modulation may start a maximum 
of ten (10) feet above existing grade, and shall be contin-
ued up to the roof. In Lowrise Duplex/Triplex zones mod-
ulation shall extend from the ground to the roof except for 
weather protection coverings such as awnings. 
(Ord. 120117 § 10, 2000; Ord. 114888 § 6, 1989; Ord. 
114887 § 4(part), 1989.) 
 
23.45.014 Setback requirements—Lowrise 

zones. 
 A. Front Setback. 

 1. The required front setback shall be the aver-
age of the setbacks of the first principal structures on ei-
ther side, except for cottage housing developments, subject 
to the following: 
 
Lowrise 
Duplex/ 
Triplex — In no case shall the setback be less than five 

(5) feet and it shall not be required to ex-
ceed twenty (20) feet. 

Lowrise 1, Lowrise 2 and 
Lowrise 3 — In no case shall the setback be less than 

five (5) feet and it shall not be required to 
exceed fifteen (15) feet. 

Lowrise 4 — In no case shall the setback be less than 
five (5) feet and it shall not be required to 
exceed twenty (20) feet. 

 2. Cottage Housing Developments. The re-
quired front setback shall be a minimum of ten (10) feet. 
 3. Townhouses. 
 a. Portions of a structure may project into the 
required front setback, as long as the average distance 
from the front property line to the structure satisfies the 
minimum front setback requirement. 
 b. No portion of a structure shall be closer to 
the front property line than five (5) feet. 
 4. Through Lots. In the case of a through lot, 
each setback abutting a street, except a side setback, shall 
be a front setback. Rear setback requirements shall not 
apply to the lot. 
 5. A greater setback may be required in order to 
meet the provisions of Section 23.53.015, Improvement 
requirements for existing streets in residential and com-
mercial zones. 
 B. Rear Setbacks. Rear setbacks shall be provided as 
follows: 
 1. Zones. Lowrise Duplex/Triplex and Lowrise 
1—Twenty (20) feet or twenty (20) percent of lot depth, 
whichever is less, but in no case less than fifteen (15) feet, 
except for cottage housing developments, which shall pro-
vide a minimum ten (10) foot rear setback. 
 Lowrise 2—Twenty-five (25) feet or twenty (20) 
percent of lot depth, whichever is less, but in no case less 
than fifteen (15) feet. 
 Lowrise 3 and Lowrise 4—Twenty-five (25) feet 
or fifteen (15) percent of lot depth, whichever is less, but 
in no case less than fifteen (15) feet. 
 2. Alleys. When a property abuts upon an alley 
along a rear lot line, the centerline of the alley between the 
side lot lines extended shall be used as the rear lot line for 
purposes of measuring a rear setback; provided that at no 
point shall the principal structure be closer than ten (10) 
feet to the actual property line at the alley. If the provi-
sions of subsection H of this section are used, this subsec-
tion may not be used. 
 C. Side Setbacks. 
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 1. The required side setback for structures in 
Lowrise zones shall be determined by structure depth and 
height, according to the following Table 23.45.014 A: 
 

Table 23.45.014 A 

Side Setbacks—Lowrise Zones 

 

Height of Side Facade at Highest 

Point in Feet 

 

0—25 26—30 31—37 

Structure    Minimum 

Depth Average Side Setback Side 

in Feet in Feet Setback 

65 or less 5 6 7 5 

66 to 80 6 6 8 5 

81 to 100 8 9 11 6 

101 to 120 11 12 14 7 

121 to 140 14 15 17 7 

141 to 160 17 18 20 8 

161 to 180 19 21 23 8 

Greater than 

180 

   1 in addition 

to 8 for every 

50 in depth 

 
The pattern established in the table shall be continued for 
structures greater than one hundred eighty (180) feet in 
depth. 
 2. When there is a principal entrance along a 
side facade not facing a street or alley, the following shall 
apply except for cottage housing developments: 
 a. In addition to the setback required in Table 
23.45.014 A, the principal entrance door(s) shall be re-
cessed three (3) feet. This requirement for a recessed en-
trance shall apply only to a height necessary to accommo-
date the entrance. 
 b. Screening along the side property line that 
faces the principal entrance(s) shall be provided in the 
form of a wall or fence that meets the standard in subsec-
tion G of this section. In order to ensure adequate access 
width, this screening shall supersede the landscape re-
quirement along property lines that abut single-family 
zoned lots contained in Section 23.45.015 B1b. 
 3. The side street setback of a reversed corner 
lot shall be ten (10) feet or as provided in Table 23.45.014 
A, whichever is greater. 
 D. Required Setbacks for Cluster Developments. 
 1. In Lowrise Duplex/Triplex zones where two 
(2) or more principal structures are located on a lot, the 
required setback between those portions of interior facades 
which face each other shall be ten (10) feet when the 
length of facing portions of facades is forty (40) feet or 
less and fifteen (15) feet when the length of facing por-
tions of facades exceeds forty (40) feet. 
 2. In Lowrise 1, Lowrise 2, Lowrise 3 and Lo-
wrise 4 zones where two (2) or more principal structures 

are located on a lot, the required setback between those 
portions of interior facades which face each other shall be 
as follows: 
 

Table 23.45.014 C 

Required Setback Between Facing Facades 

Lowrise Zones 

 

 Average  

Length of Facing Setback Between Minimum 

Facades, in Feet Facing Facades Setback 

 (in Feet) (in Feet) 

   

40 or less 10 10 

41 to 60 15 10 

61 to 80 20 10 

81 to 100 25 10 

101 to 150 30 10 

151 or more 40 10 

 
 3. Setbacks shall apply only to portions of the 
facades that are directly across from each other. 
 4. In Lowrise 2, Lowrise 3 and Lowrise 4 zones 
structures in cluster developments may be connected by 
elevated walkways, provided that: 
 a. One (1) elevated walkway shall be permitted 
to connect any two (2) structures in the development; 
 b. Additional elevated walkways, in excess of 
one (1), between any two (2) structures may be permitted 
by the Director when it is determined that by their location 
or design a visual separation between structures is main-
tained; 
 c. All elevated walkways shall meet the follow-
ing standards: 
 (1) The roof planes of elevated walkways 
shall be at different levels than the roofs or parapets of 
connected structures. 
 (2) Walkways shall be set back from street lot 
lines and the front facades of the structures they connect, 
and whenever possible shall be located or landscaped so 
that they are not visible from a street. 
 (3) The design of the walkways and the mate-
rials used shall seek to achieve a sense of openness and 
transparency. 
 (4) Elevated walkways shall add to the effect 
of modulation rather than detract from it. 
 5. For structures connected by elevated walk-
ways, the length of the facade shall be defined as the 
lengths of the facades connected by the elevated walkways 
and shall exclude the length of the elevated walkway. 
 E. Interior Separation for Cottage Housing Develop-
ments. In cottage housing developments, there shall be a 
minimum separation of six (6) feet between principal 
structures, unless there is a principal entrance on an inte-
rior facade of either or both of the facing facades, in which 
case the minimum separation shall be ten (10) feet. Fa-
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cades of principal structures facing facades of accessory 
structures shall be separated by a minimum of three (3) 
feet. 
 F. Projections into Required Setbacks. 
 1. Special Features of a Structure. 
 a. External architectural details with no living 
space including cornices, eaves, sunshades, gutters, and 
vertical architectural features which are less than eight (8) 
feet in width, may project a maximum of eighteen (18) 
inches into any required setback. 
 b. Bay windows shall be limited to eight (8) 
feet in width and may project no more than two (2) feet 
into a front, rear, or street side setback. In no case shall 
bay windows be closer than five (5) feet to any lot line. 
 c. Other projections which include interior 
space, such as garden windows, may extend no more than 
eighteen (18) inches into any required setback, starting a 
minimum of thirty (30) inches above finished floor, and 
with maximum dimensions of six (6) feet tall and eight (8) 
feet wide. 
 d. The combined area of features permitted in 
subsections F1b and c above may comprise no more than 
thirty (30) percent of the area of the facade. 
 2. Unenclosed Decks and Balconies. 
 a. Unenclosed decks and balconies may project 
a maximum of four (4) feet into the required front setback 
provided they are a minimum of ten (10) feet from the 
front lot line in Lowrise Duplex/Triplex and Lowrise 1 
zones and eight (8) feet from the front lot line in Lowrise 
2, Lowrise 3 and Lowrise 4 zones. 
 b. Except as provided in subsection G5 of Sec-
tion 23.45.014, unenclosed decks and balconies shall be 
permitted in side setbacks, provided they are a minimum 
of five (5) feet from a side lot line, and may project into 
the required rear setback a maximum of four (4) feet pro-
vided they are a minimum of five (5) feet from a rear lot 
line. 
 c. Unenclosed decks and balconies permitted in 
required setbacks shall be limited to a maximum width of 
twenty (20) feet and shall be separated by a distance equal 
to at least one-half (1/2) the width of the projection. 
 d. All permitted projections into required front 
and rear setbacks shall begin a minimum of eight (8) feet 
above finished grade. 
 3. An unenclosed porch or steps may extend a 
maximum of six (6) feet into the required front setback at 
ground level, provided that it is set back the same distance 
from the front lot line as that required for unenclosed 
decks and balconies. 
 G. Structures in Required Setbacks. 
 1. Detached garages, carports, or other acces-
sory structures are permitted in the required rear setback, 
provided that any accessory structure located between a 
principal structure and the side lot line shall provide the 
setback required for the principal structure. (See Exhibit 
23.45.014 A.) 
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 All such accessory structures, including garages, 
shall be no greater than twelve (12) feet in height. The 
height of garages shall be measured on the facade contain-
ing the entrance for the vehicles, with open rails permitted 
above twelve (12) feet. 
 2. Ramps or other devices necessary for access 
for the disabled and elderly, which meet Washington State 
Building Code, Chapter 11, are permitted in required front, 
side or rear setbacks. 
 3. Uncovered, unenclosed pedestrian bridges, 
necessary for access and less than five (5) feet in width, 
are permitted in required front, side and rear setbacks. 
 4. Fences, Freestanding Walls, Bulkheads, 
Signs and Other Similar Structures. 
 a. Fences, freestanding walls, signs and other 
similar structures six (6) feet or less in height above exist-
ing or finished grade whichever is lower, are permitted in 
required front, side, or rear setbacks. The six (6) foot 
height may be averaged above sloping grade for each six 
(6) foot long segment of the fence, but in no case may any 
portion of the fence exceed eight (8) feet. 
 Architectural features may be added to the top of 
the fence or freestanding wall above the six (6) foot height 
when the following provisions are met: horizontal archi-
tectural feature(s), no more than ten (10) inches high and 
separated by a minimum of six (6) inches of open area, 
measured vertically from the top of the fence, may be 
permitted when the overall height of all parts of the struc-
ture, including post caps, are no more than eight (8) feet 
high; averaging the eight (8) foot height is not permitted. 
Structural supports for the horizontal architectural fea-
ture(s) may be spaced no closer than three (3) feet on cen-
ter. 
 b. The Director may allow variation from the 
development standards listed in subsection G4a above, 
according to the following: 
 i. No part of the structure may exceed eight 
(8) feet; 
 ii. Any portion of the structure above six (6) 
feet shall be predominately open, such that there is free 
circulation of light and air. 
 c. Bulkheads and retaining walls used to raise 
grade may be placed in any required yard when limited to 
six (6) feet in height, measured above existing grade. A 
guardrail no higher than forty-two (42) inches may be 
placed on top of a bulkhead or retaining wall existing as of 
the date of the ordinance codified in this section. If a fence 
is placed on top of a new bulkhead or retaining wall, the 
maximum combined height is limited to nine and one-half 
(9

1
/2) feet. 

 d. Bulkheads and retaining walls used to pro-
tect a cut into existing grade may not exceed the minimum 
height necessary to support the cut or six (6) feet, whi-
chever is greater. When the bulkhead is measured from the 
low side and it exceeds six (6) feet, an open guardrail of 
no more than forty-two (42) inches meeting Building Code 

requirements may be placed on top of the bulkhead or re-
taining wall. A fence must be set back a minimum of three 
(3) feet from such a bulkhead or retaining wall. 
 5. Decks no more than eighteen (18) inches 
above existing or finished grade, whichever is lower, may 
project into required setbacks. 
 6. Underground structures are permitted in all 
setbacks. 
 7. Solar collectors are permitted in required 
setbacks, subject to the provisions of Section 23.45.146, 
Solar collectors. 
 8. Arbors. Arbors may be permitted in required 
setbacks under the following conditions: 
 a. In each required setback, an arbor may be 
erected with no more than a forty (40) square foot foot-
print, measured on a horizontal roof plane inclusive of 
eaves, to a maximum height of eight (8) feet. Both the 
sides and the roof of the arbor must be at least fifty (50) 
percent open, or, if latticework is used, there must be a 
minimum opening of two (2) inches between crosspieces. 
 b. In each required setback abutting a street, an 
arbor over a private pedestrian walkway with no more than 
a thirty (30) square foot footprint, measured on the hori-
zontal roof plane and inclusive of eaves, may be erected to 
a maximum height of eight (8) feet. The sides of the arbor 
shall be at least fifty (50) percent open, or, if latticework is 
used, there must be a minimum opening of two (2) inches 
between crosspieces. 
 H. Front and rear setbacks may be reduced by twenty-
five (25) percent, but no more than five (5) feet, if the site 
contains a required environmentally critical area buffer or 
other area of the property which can not be disturbed pur-
suant to the provisions of subsection A of Section 
25.09.280 of SMC Chapter 25.09, Regulations for Envi-
ronmentally Critical Areas. 
(Ord. 120410 § 6, 2001; Ord. 120117 § 11, 2000; Ord. 
119791 § 7, 1999; Ord. 119242 § 7, 1998; Ord. 119239 
§ 15, 1998; Ord. 118794 § 25, 1997; Ord. 118414 § 18, 
1996; Ord. 117430 § 45, 1994; Ord. 117263 § 17, 1994; 
Ord. 117173 § 6, 1994; Ord. 116262 § 11, 1992; Ord. 
115326 § 8, 1990; Ord. 115043 § 4, 1990; Ord. 114888 
§ 7, 1989; Ord. 114887 § 4(part), 1989.) 
 
23.45.015 Screening and landscaping 

requirements—Lowrise zones. 
 A. Quantity. 
 1. A minimum landscaped area which is equiv-
alent in square footage to three (3) feet times the total 
length of all property lines shall be provided, except as 
specified in subsection A5 of this section. 
 2. If screening and landscaping of parking from 
direct street view is provided according to subsection D of 
Section 23.45.018, that amount of landscaped area may be 
counted toward fulfilling the total amount of landscaped 
area required by this section. 
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 3. Landscaped usable open space which is pro-
vided for apartments or terraced housing and located at 
ground level, may be counted toward fulfilling the total 
amount of landscaped area required by this section. 
 4. Street trees shall be provided in the planting 
strip according to Seattle Transportation Tree Planting 
Standards, unless it is not possible to meet the standards. 
Existing street trees may count toward meeting the street 
tree requirement. 
 5. Exceptions. 
 a. If full landscaping is not possible because of 
the location of existing structures and/or existing parking, 
the amount of required landscaped area may be reduced by 
up to fifty (50) percent. The Director may require 
landscaping which cannot be provided on the lot be pro-
vided in the planting strip. 
 b. If landscaping would obscure the visibility of 
retail uses or obstruct pedestrian access to retail uses, and 
there is no other location on the lot for the landscaping, the 
Director may reduce or waive the amount of landscaping 
required in those locations. No reduction or waiver shall 
apply to screening and landscaping of parking required by 
subsection D of Section 23.45.018 or open space required 
by Section 23.45.016. 
 B. Development Standards. 
 1. Except for the screening and landscaping of 
parking, which shall be provided according to subsection 
D of Section 23.45.018, landscaping may be provided on 
all sides of the lot, or may be concentrated in one (1) or 
more areas. However, a landscaped area at least three (3) 
feet deep shall be provided at the following locations, ex-
cept as provided in subsection B2: 
 a. Along street property lines; 
 b. Along property lines which abut single-
family zoned lots; 
 c. Along alleys across from single-family 
zoned lots. 
 2. Breaks in required screening and landscap-
ing shall be permitted to provide pedestrian and vehicular 
access. Breaks in required screening and landscaping for 
vehicular access shall not exceed the width of permitted 
curbcuts and any required sight triangles. When an alley is 
used as an aisle, the Director may reduce or waive the re-
quired screening or landscaping along the alley. 
 3. Required landscaping shall meet standards 
promulgated by the Director. 
 C. Tree Requirements in Landscaped Areas in Lo-
wrise Duplex/Triplex, Lowrise 1, and Lowrise 2 Zones. 
 1. Trees shall be required when new lowrise 
multifamily dwelling units are constructed. This require-
ment may be met using options in subsection C1a or C1b 
below. The minimum number of caliper inches of tree 
required per lot may be met through using either the tree 
preservation option or tree planting option set forth below, 
or through a combination of preservation and planting. 

Trees within public and private rights-of-way may not be 
used to meet this standard. 
 a. Tree Preservation Option. For lots over three 
thousand (3,000) square feet, at least two (2) caliper inches 
of existing tree per one thousand (1,000) square feet of lot 
area must be preserved. On lots that are three thousand 
(3,000) square feet or smaller, at least three (3) caliper 
inches of existing tree must be preserved per lot. When 
this option is used, a tree preservation plan is required. 
 b. Tree Planting Option. For lots over three 
thousand (3,000) square feet, at least two (2) caliper inches 
of tree per one thousand (1,000) square feet of lot area 
must be planted. On lots that are three thousand (3,000) 
square feet or smaller, at least three (3) caliper inches of 
tree must be planted per lot. 
 2. Tree Measurements. Trees planted to meet 
the requirements in subsection C1 above shall be at least 
one and one-half (1.5) inches in diameter. The diameter of 
new trees shall be measured (in caliper inches) six (6) 
inches above the ground. Existing trees shall be measured 
four and one-half (4.5) feet above the ground. When an 
existing tree is three (3) to ten (10) inches in diameter, 
each one (1) inch counts as one (1) inch toward meeting 
the tree requirements in subsection C1 above. When an 
existing tree is more than ten (10) inches in diameter, each 
one (1) inch of the tree that is over ten (10) inches shall 
count as three (3) inches toward meeting the tree require-
ment. 
 3. Tree Preservation Plans. If the tree preserva-
tion option is chosen, a tree preservation plan must be 
submitted and approved. The plan may be submitted as 
part of the overall landscaping plan for the project. Tree 
preservation plans shall provide for protection of trees 
during construction according to standards promulgated by 
the Department of Design, Construction and Land Use. 
(Ord. 120117 § 12, 2000; Ord. 119792 § 2, 1999; Ord. 
118409 § 178, 1996: Ord. 116744 § 2, 1993; Ord. 114887 
§ 4(part), 1989.) 
 
23.45.016 Open space requirements—Lowrise 

zones. 
 A. Quantity of Open Space. 
 1. Lowrise Duplex/Triplex Zones. 
 a. Single-family Structures. A minimum of six 
hundred (600) square feet of landscaped area shall be pro-
vided, except for cottage housing developments. 
 b. Cottage Housing Developments. A minimum 
of four hundred (400) square feet per unit of landscaped 
area is required. This quantity shall be allotted as follows: 
 (1) A minimum of two hundred (200) square 
feet per unit shall be private usable open space; and 
 (2) A minimum of one hundred fifty (150) 
square feet per unit shall be provided as common open 
space. 
 c. Structures with Two Dwelling Units. At least 
one (1) unit shall have direct access to a minimum of four 
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hundred (400) square feet of private, usable open space. 
The second unit shall also have direct access to four hun-
dred (400) square feet of private, usable open space; or six 
hundred (600) square feet of common open space shall be 
provided on the lot. 
 d. Structures with Three Dwelling Units. At 
least two (2) units shall have direct access to a minimum 
of four hundred (400) square feet of private, usable open 
space per unit. The third unit shall have direct access to 
four hundred (400) square feet of private, usable open 
space; or six hundred (600) square feet of common open 
space shall be provided on the lot. 
 2. Lowrise 1 Zones. 
 a. Ground-related Housing. 
 (1) An average of three hundred (300) square 
feet per unit of private, usable open space, at ground level 
and directly accessible to each unit, shall be required, ex-
cept for cottage housing developments. No unit shall have 
less than two hundred (200) square feet of private, usable 
open space. When a new unit that is not a ground-related 
unit is added to an existing structure, common open space 
at ground level shall be provided for the new unit. As long 
as the average per unit amount of open space is maintained 
at three hundred (300) square feet on the lot, a minimum 
of two hundred (200) square feet of common open space at 
ground level shall be provided for the unit but it does not 
have to be directly accessible to the unit. 
 (2) On lots with slopes of twenty (20) percent 
or more, decks of the same size as the required ground-
level open space may be built over the sloping ground-
level open space. In order to qualify for this provision, 
such decks shall not cover the open space of another unit, 
nor be above the living space of any unit. Decks may 
project into setbacks in accordance with subsection F of 
Section 23.45.014. 
 b. Apartments. An average of three hundred 
(300) square feet per unit of common open space, with a 
minimum of two hundred (200) square feet, shall be pro-
vided at ground level, but it does not have to be directly 
accessible to the unit. 
 c. Cottage Housing Developments. A minimum 
of three hundred (300) square feet per unit of landscaped 
area is required. This quantity shall be allotted as follows: 
 (1) A minimum of one hundred fifty (150) 
square feet per unit shall be private, usable open space; 
and 
 (2) A minimum of one hundred fifty (150) 
square feet per unit shall be provided as common open 
space. 
 3. Lowrise 2, Lowrise 3 and Lowrise 4 Zones. 
 a. Ground-related Housing. 
 (1) In Lowrise 2 and Lowrise 3 zones an av-
erage of three hundred (300) square feet per unit of pri-
vate, usable open space, at ground level and directly ac-
cessible to each unit, shall be required. No unit shall have 

less than two hundred (200) square feet of private, usable 
open space. 
 (2) In Lowrise 4 zones a minimum of fifteen 
(15) percent of lot area, plus two hundred (200) square feet 
per unit of private usable open space, at ground level and 
directly accessible to each unit, shall be required. 
 (3) On lots with slopes of twenty (20) percent 
or more, decks of the same size as the required ground-
level open space may be built over the sloping ground-
level open space. In order to qualify for this provision, 
such decks shall not cover the open space of another unit, 
nor be above the living space of any unit. Decks may 
project into setbacks in accordance with subsection F of 
Section 23.45.014. 
 b. Apartments. 
 (1) Lowrise 2 Zones. A minimum of thirty 
(30) percent of the lot area shall be provided as usable 
open space at ground level. 
 (2) Lowrise 3 and Lowrise 4 Zones. 
 i. A minimum of twenty-five (25) percent of 
the lot area shall be provided as usable open space at 
ground level, except as provided in subsection A3b(2)ii. 
 ii. A maximum of one-third (1/3) of the re-
quired open space may be provided above ground in the 
form of balconies, decks, individual unit decks on roofs or 
common roof gardens if the total amount of required open 
space is increased to thirty (30) percent of lot area. 
 B. Development Standards. 
 1. Lowrise Duplex/Triplex Zones and Ground-
related Housing in Lowrise 1, Lowrise 2, Lowrise 3 and 
Lowrise 4 Zones. 
 a. Lowrise Duplex/Triplex Zones—Private 
Usable Open Space. 
 (1) Private usable open space shall be pro-
vided at ground level in one (1) contiguous parcel with a 
minimum area of four hundred (400) square feet, except 
that in cottage housing developments, the quantity per unit 
shall be a minimum of two hundred (200) square feet. No 
horizontal dimension of the open space shall be less than 
ten (10) feet. 
 (2) Private usable open space shall be located 
a maximum of four (4) feet above or below a private entry 
to the unit it serves. The floor of the unit accessed by this 
entry shall have a minimum area of three hundred (300) 
square feet. This minimum area may include a private ga-
rage if habitable floor area of the same unit is located di-
rectly above. 
 b. Lowrise Duplex/Triplex Zones—Common 
Open Space. Required common open space shall be pro-
vided at ground level in one (1) contiguous parcel with a 
minimum area of six hundred (600) square feet, except 
that in cottage housing developments, the quantity per unit 
shall be a minimum of one hundred fifty (150) square feet. 
In cottage housing developments, each cottage shall abut 
the common open space. No horizontal dimension of open 
space shall be less than ten (10) feet. 
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 c. Lowrise 1, Lowrise 2, Lowrise 3 and Lo-
wrise 4 Zones—Ground-related Housing. 
 (1) In Lowrise 1 zones the required open 
space shall be provided in one (1) contiguous parcel, ex-
cept that in cottage housing developments, the open space 
shall be allotted as described in subsections A2c above and 
B1c(5) below. In Lowrise 2, Lowrise 3 and Lowrise 4 
zones, the required open space for each ground-related 
dwelling unit is not required to be in one (1) contiguous 
area, but no open space area shall be less than one hundred 
twenty (120) square feet. No horizontal dimension of the 
open space shall be less than ten (10) feet. 
 (2) Required open space may be located a 
maximum of ten (10) feet above or below the unit it 
serves, except as permitted in subsection B1c(4), provided 
that the access to such open space does not go through or 
over common circulation areas, common or public open 
spaces, or the open space serving another unit. 
 (3) At least fifty (50) percent of the required 
open space for a unit shall be level, provided that: 
 i. The open space may be terraced; and 
 ii. Minor adjustments in level shall be per-
mitted as long as the difference in elevation between the 
highest and lowest point does not exceed two (2) feet. 
 (4) For additional dwelling units proposed 
within a structure existing on August 11, 1982, the vertical 
distance between the unit and the private, landscaped open 
space may exceed ten (10) feet where the following crite-
ria are met: 
 i. Where the structure was constructed with 
floor-to-floor heights in excess of ten (10) feet, the open 
space may be located a maximum of ten (10) feet plus the 
height between floors in excess of ten (10) feet, above or 
below the unit it serves; or 
 ii. Where the structure was constructed with 
the first floor in excess of two (2) feet above grade, the 
open space may be located a maximum of ten (10) feet 
plus the additional height of the first floor in excess of two 
(2) feet above grade, above or below the unit it serves. 
 (5) Lowrise 1 Zone—Cottage Housing De-
velopments. 
 i. At least fifty (50) percent of the required 
total open space per unit shall be provided as private usa-
ble open space in one (1) contiguous parcel. No horizontal 
dimension of the open space shall be less than ten (10) 
feet. 
 ii. Common open space shall be provided at 
ground level in one (1) contiguous parcel with a minimum 
area per unit of one hundred fifty (150) square feet. No 
horizontal dimension of the open space shall be less than 
ten (10) feet. Each cottage shall abut the common open 
space. 
 d. Required open space may be located in the 
front, sides or rear of the structure. 
 e. To ensure privacy of open space, openings 
such as windows and doors on the ground floor of walls of 

a dwelling unit, or common areas which directly face the 
open space of a different unit, are prohibited, unless such 
openings are screened by view-obscuring fences, frees-
tanding walls or wingwalls. 
 f. Parking areas, driveways and pedestrian 
access, except for pedestrian access meeting the Washing-
ton State Building Code, Chapter 11, shall not be counted 
as open space. 
 g. Required private usable open space shall be 
landscaped according to standards promulgated by the 
Director for ground-related dwelling units. 
 2. Lowrise 1, Lowrise 2, Lowrise 3 and Lo-
wrise 4 Zones—Apartments. 
 a. No horizontal dimension for required 
ground-level open space shall be less than ten (10) feet. 
 b. Required open space is permitted in the 
front, sides or rear of the structure. 
 c. Parking areas, driveways and pedestrian 
access, except pedestrian access meeting the Washington 
State Building Code, Chapter 11, shall not be counted as 
open space. 
 d. In order to qualify as above-ground level 
open space, balconies, decks, and in L3 and L4 zones, 
individual unit decks on roofs, shall all have a minimum 
horizontal dimension of six (6) feet, and a total area of at 
least sixty (60) square feet, while common roof gardens in 
L3 and L4 zones shall have a minimum area of two hun-
dred fifty (250) square feet. Common roof garden open 
space shall be landscaped according to the rules promul-
gated by the Director. 
 e. For cluster development, at least twenty (20) 
percent of the required open space shall be provided in one 
(1) contiguous area. 
 f. Terraced Housing on a Slope of Twenty-five 
(25) Percent or More. 
 (1) No horizontal dimension for required 
ground-level open space shall be less than ten (10) feet. 
 (2) Required open space is permitted in the 
front, sides or rear of the structure. 
 (3) Parking areas, driveways and pedestrian 
access, except pedestrian access meeting the Washington 
State Building Code, Chapter 11, shall not be counted as 
open space. 
 (4) In order to qualify as above-ground-level 
open space, rooftop areas shall have a minimum horizontal 
dimension of at least ten (10) feet and a total area of at 
least one hundred twenty (120) square feet. 
 g. When a transmitting antenna is sited or 
proposed to be sited on a rooftop where required open 
space is located, see Section 23.57.011. 
 3. Open Space Exception. When all parking 
and access to parking is uncovered and is surfaced in per-
meable material, except gravel, the quantity of required 
ground-level open space shall be reduced by five (5) per-
cent of the total lot area. 
 C. Open Space Relationship to Grade. 
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 1. The elevation of open space for ground-
related housing must be within ten (10) feet of the eleva-
tion of the dwelling unit it serves. The ten (10) feet shall 
be measured between the finished floor level of the prin-
cipal living areas of a dwelling unit and the grade of at 
least fifty (50) percent of the required open space. Direct 
access to the open space shall be from at least one (1) ha-
bitable room of at least eighty (80) square feet of the prin-
cipal living areas of the unit. Principal living areas shall 
not include foyers, entrance areas, closets or storage 
rooms, hallways, bathrooms or similar rooms alone or in 
combination. 
 2. The grade of the open space can either be the 
existing grade or within eighteen (18) inches of existing 
grade. The portion of the open space which is within ten 
(10) feet of the unit shall include the point where the 
access to the open space from the unit occurs. 
 3. The elevation of private usable open space 
for Lowrise Duplex/Triplex structures must be within four 
(4) feet of the elevation of the dwelling unit it serves. The 
four (4) feet shall be measured between the finished floor 
level of the dwelling unit and the grade of at least fifty 
(50) percent of the required open space. The grade of the 
open space can either be the existing grade or within eigh-
teen (18) inches of existing grade. The maximum differ-
ence in elevation at the point of access shall be four (4) 
feet. 
(Ord. 120928 § 7, 2002; Ord. 120117 § 13, 2000; Ord. 
119242 § 8, 1998: Ord. 119239 § 16, 1998; Ord. 118794 
§ 26, 1997; Ord. 118414 § 19, 1996: Ord. 117173 § 7, 
1994: Ord. 115043 § 5, 1990; Ord. 114888 § 8, 1989; Ord. 
114887 § 4(part), 1989.) 
 
23.45.017 Light and glare standards—Lowrise 

zones. 
 A. Exterior lighting shall be shielded and directed 
away from adjacent properties. 
 B. Interior lighting in parking garages shall be 
shielded to minimize nighttime glare on adjacent proper-
ties. 
 C. To prevent vehicle lights from affecting adjacent 
properties, driveways and parking areas for more than two 
(2) vehicles shall be screened from adjacent properties by 
a fence or wall between five (5) feet and six (6) feet in 
height, or a solid evergreen hedge or landscaped berm at 
least five (5) feet in height. If the elevation of the lot line is 
different from the finished elevation of the driveway or 
parking surface, the difference in elevation may be meas-
ured as a portion of the required height of the screen so 
long as the screen itself is a minimum of three (3) feet in 
height. The Director may waive the requirement for the 
screening if it is not needed due to changes in topography, 
agreements to maintain an existing fence, or the nature and 
location of adjacent uses. 
(Ord. 115043 § 6, 1990.) 
 

23.45.018 Parking and access—Lowrise zones. 
 A. Parking Quantity. Parking shall be required as pro-
vided in Chapter 23.54. 
 B. Access to Parking. 
 1. Alley Access Required. Access to parking 
shall be from the alley when the site abuts a platted alley 
improved to the standards of subsection C of Section 
23.53.030 or when the Director determines that alley 
access is feasible and desirable to mitigate parking access 
impacts. Except as provided in subsections B2 or B3 of 
this section, street access shall not be permitted. 
 2. Street Access Required. Access to parking 
shall be from the street when: 
 a. Due to the relationship of the alley to the 
street system, use of the alley for parking access would 
create a significant safety hazard; or 
 b. The lot does not abut a platted alley; or 
 c. In Lowrise 3 zones, apartments are pro-
posed across an alley from a Single-family or Lowrise 
Duplex/Triplex zone; or 
 d. In Lowrise 4 zones apartments are pro-
posed across an alley from a Single-family, Lowrise Dup-
lex/Triplex or Lowrise 1 zone. 
 3. Street or Alley Access Permitted. Access to 
parking may be from either the alley or the street, but not 
both, when the conditions listed in subsection B2 do not 
apply, and one (1) or more of the folloing conditions are 
met: 
 a. Topography makes alley access infeasi-
ble; 
 b. In all zones except Lowrise Dup-
lex/Triplex, ground-related housing is proposed across an 
alley from a Single-family zone; 
 c. Access to required barrier-free parking 
spaces which meet the Washington State Building Code, 
Chapter 11, may be from either the street or alley, or both. 
 4. In Lowrise Duplex/Triplex zones, no more 
than fifty (50) percent of the total area of the required front 
setback extended to side lot lines may be occupied by a 
driveway providing access to parking, except where the 
minimum required driveway standards will exceed fifty 
(50) percent of the front setback. 
 C. Location of Parking. 
 1. Parking shall be located on the same site as 
the principal use. 
 2. Parking may be located in or under the struc-
ture, provided that: 
 a. For ground-related housing, the parking 
is screened from direct street view by the street-facing 
facades of the structure (see Exhibit 23.45.018 A), by ga-
rage doors, or by a fence and landscaping as provided in 
subsection D of Section 23.45.018 (see Exhibit 23.45.018 
B). 
 b. For apartments, the parking is screened 
from direct street view by the street-facing facades of the 
structure. For each permitted curbcut, the facades may 
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contain one (1) garage door, not to exceed the maximum 
width allowed for curbcuts (see Exhibit 23.45.018 A). 
 3. Parking may be located outside a structure 
provided it maintains the following relationships to lot 
lines and structures. In all cases parking located outside of 
a structure shall be screened from direct street view as 
provided in subsection D of Section 23.45.018. 
 a. Parking may be located between any 
structures on the same lot, except that for cottage housing 
developments, parking is not permitted between cottages. 
 b. Rear Lot Lines. Parking may be located 
between any structure and the rear lot line of the lot. (See 
Exhibit 23.45.018 C.) 
 c. Side Lot Lines. Parking may be located 
between any structure and a side lot line which is not a 
street side lot line (see Exhibit 23.45.018 C). Where the 
location between the structure and a side lot line is also 
between a portion of the same structure and the front lot 
line, subsection C3d(3) shall apply. (See Exhibit 23.45.018 
D.) 
 d. Front and Street Side Lot Lines. Parking 
may be located between any structure and the front and 
street side lot lines, provided that: 
 (1) On a through lot, parking may be 
located between the structure and one (1) of the front lot 
lines; provided, that on lots one hundred twenty-five (125) 
feet or more in depth, parking shall not be located in either 
front setback. The frontage in which the parking may be 
located shall be determined by the Director based on the 
prevailing character and setback patterns of the block. 
 (2) For ground-related housing on cor-
ner lots, parking may be located between the structure and 
a street lot line along one (1) street frontage only. 
 (3) Parking may be located between the 
front lot line and a portion of a structure, provided that: 
 i. The parking is also located be-
tween a side lot line, other than a street side lot line, and a 
portion of the same structure which is equal to at least thir-
ty (30) percent of the total width of the structure. (See Ex-
hibit 23.45.018 D.) 
 ii. In Lowrise 1 and Lowrise 2 
zones the parking is not located in the front setback and in 
no case closer than twenty (20) feet to the front lot line. 
 iii. In Lowrise 3 and Lowrise 4 
zones the parking is not located in the front setback and in 
no case closer than fifteen (15) feet to the front lot line. 
 4. Location of Parking in Special Circums-
tances. 
 a. For a cluster development, the location 
of parking shall be determined in relation to the structure 
or structures which have perimeter facades facing a street. 
(See Exhibit 23.45.018 E.) 
 b. In all Lowrise zones, the Director may 
permit variations from the development standards for 
parking location and design, and curbcut quantity and 
width, for lots meeting the following conditions: 

 (1) Lots proposed for ground-related 
housing with no feasible alley access and with: 
 i. Less than eighty (80) feet of 
street frontage, or 
 ii. Lot depth of less than one hun-
dred (100) feet, or 
 iii. A rise or drop in elevation of at 
least twelve (12) feet in the first sixty (60) feet from the 
front lot line; and 
 (2) Lots proposed for apartments and 
terraced housing with no feasible alley access and a rise or 
drop in elevation of at least twelve (12) feet in the first 
sixty (60) feet from the front lot line; 
 (3) On lots meeting the standards listed 
in subsections C4b(1) and C4b(2), the following variations 
may be permitted: 
 i. Ground-related Housing. Park-
ing may be located between the structure and the front lot 
line, 
 ii. Apartments. Parking may be 
located in or under the structure if screened from direct 
street view by garage doors or by fencing and landscaping; 
 (4) In order to permit such alternative 
parking solutions, the Director must determine that siting 
conditions, such as the topography of the rest of the lot, or 
soil and drainage conditions, warrant the ex- 
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Exhibit 23.45.018 E 

Parking in a Cluster Development 
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23.45.018 LAND USE CODE 

(Seattle 12-02) 23-222 

ception, and that the proposed alternative solution meets 
the following objectives: Maintaining on-street parking 
capacity, an attractive environment at street levels, 
landscaped street setbacks, unobstructed traffic flow and, 
where applicable, the objectives of the Shoreline Master 
Program. In no case shall a curbcut be authorized to ex-
ceed thirty (30) feet in width. 
 D. Screening of Parking. 
 1. Parking shall be screened from direct street 
view by the front facade of a structure, by garage doors, 
and by a fence or wall between five (5) and six (6) feet in 
height. When the fence or wall runs along the street, there 
shall be a landscaped area a minimum of three (3) feet 
deep on the street side of the fence or wall. The screening 
shall be located outside any required sight triangle. (See 
Exhibit 23.45.018 F.) 
 2. The height of the visual barrier created by 
the screen required in subsection D1 shall be measured 
from street level. If the elevation of the lot line is different 
from the finished elevation of the parking surface, the dif-
ference in elevation may be measured as a portion of the 
required height of the screen, so long as the screen itself is 
a minimum of three (3) feet in height (see Exhibit 
23.45.018 F). 
 3. Screening may also be required to reduce 
glare from vehicle lights, according to Section 23.45.017, 
Light and glare standards. 
(Ord. 120611 § 7, 2001; Ord. 120117 § 14, 2000; Ord. 
118414 § 20, 1996; Ord. 117173 § 8, 1994; Ord. 115326 
§ 9, 1990; Ord. 114888 § 9, 1989: Ord. 114887 § 4(part), 
1989.) 

 
Part 3 (Reserved) 

 
Part 4 (Reserved) 

 
Part 5 Midrise 

 
23.45.047 Midrise/85 zones. 
 All use and development standards applicable in Mi-
drise zones shall be applicable in Midrise/85 zones, except 
that the permitted height limit shall be eighty-five (85) 
feet. Subsections 23.45.050 B and C allowing additional 
height on sloping sites and for pitched roofs shall not ap-
ply. 
(Ord. 116795 § 6.) 
 
23.45.048 Midrise—Structures thirty-seven feet 

or less in height. 
 A. Any structure thirty-seven (37) feet or less in 
height may be developed, at the applicant’s option, accord-
ing to the standards for multifamily structures in Lowrise 4 
zones. 
(Ord. 118414 § 21, 1996; Ord. 115043 § 7, 1990: Ord. 
112972 § 1, 1986.) 
 
23.45.050 Midrise—Structure height. 
 A. Generally. The maximum height shall be sixty (60) 
feet. 

 B. Sloped Lots. On sloped lots, additional height shall 
be permitted along the lower elevation of the structure 
footprint, at the rate of one (1) foot for each six (6) percent 
of slope, to a maximum additional height of five (5) feet 
(Exhibit 23.45.050 A). 
 C. Pitched Roofs. The ridge of pitched roofs on prin-
cipal structures may extend up to sixty-five (65) feet. All 
parts of the roof above sixty (60) feet must be pitched at a 
rate of not less than three to twelve (3:12) (Exhibit 
23.45.050 B). No portion of a shed roof shall be permitted 
to extend beyond the sixty (60) foot height limit under this 
provision. 
 D. Rooftop Features. 
 1. Flagpoles and religious symbols for religious 
institutions are exempt from height controls, except as 
regulated in Chapter 23.64, Airport Height Overlay Dis-
trict, provided they are no closer than fifty (50) percent of 
their height above existing grade or, if attached only to the 
roof, no closer than fifty (50) percent of their height above 
the roof portion where attached, to any adjoining lot line. 
 2. Railings, planters, skylights, clerestories, 
greenhouses, parapets and firewalls may extend four (4) 
feet above the maximum height limit set in subsections A 
and B of this section. 
 3. The following rooftop features may extend 
ten (10) feet above the maximum height limit set in sub-
sections A and B of this section, so long as the combined 
total coverage of all features does not exceed fifteen (15) 
percent of the roof area or twenty (20) percent of the roof 
area if the total includes screened mechanical equipment: 
 a. Stair and elevator penthouses; 
 b. Mechanical equipment; 
 c. Play equipment and open-mesh fencing 
which encloses it, so long as the fencing is at least five (5) 
feet from the roof edge; 
 d. Chimneys; 
 e. Sun and wind screens; 
 f. Penthouse pavilions for the common use 
of residents; 
 g. Greenhouses which meet minimum 
energy standards administered by the Director; 
 h. Minor communication utilities and ac-
cessory communication devices, except that height is regu-
lated according to the provisions of Section 23.57.011. 
 4. For height exceptions for solar collectors, 
see Section 23.45.146, Solar collectors. 
 5. In order to protect solar access for property 
to the north, the applicant shall either locate the rooftop 
features listed in this subsection at least ten (10) feet from 
the north edge of the roof, or provide shadow diagrams to 
demonstrate that the proposed location of such rooftop 
features would shade property to the north on January 21st 
at noon no more than would a structure built to maximum 
permitted bulk: 
 a. Solar collectors; 
 b. Planters; 
 c. Clerestories; 
 d. Greenhouses; 
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Exhibit 23.45.050 B 

Midrise, Pitched Roof Exception 
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 e. Minor communication utilities and ac-
cessory communication devices, permitted according to 
the provisions of Section 23.57.011; 
 f. Nonfirewall parapets; 
 g. Play equipment; 
 h. Sun and wind screens; 
 i. Penthouse pavilions for the common use 
of residents. 
 6. For height limits and exceptions for commu-
nication utilities and devices, see Section 23.57.011. 
(Ord. 120928 § 8, 2002; Ord. 120117 § 15, 2000; Ord. 
116295 § 5, 1992; Ord. 110793 § 27, 1982; Ord. 110570 
§ 3(part), 1982.) 
 
23.45.052 Midrise—Structure width and depth. 
 A. Maximum Width. 
 1. The maximum width of a structure on a lot 
when the front facade is not modulated according to the 
standards of Section 23.45.054 C shall be forty (40) feet. 
 2. When the front facade is modulated accord-
ing to the standards of Section 23.45.054 C, the maximum 
width of each structure on a lot shall be one hundred fifty 
(150) feet. 
 B. Maximum Depth. 
 1. The maximum depth of a structure shall be: 
 a. Ground-related housing: sixty-five (65) 
percent of the depth of the lot; 
 b. Terraced housing on slopes of twenty-
five (25) percent or more: no maximum depth limit; 
 c. Apartments: sixty-five (65) percent of 
lot depth. 
 2. Exceptions to Maximum Depth Require-
ments. Structure depth is permitted to exceed sixty-five 
(65) percent of lot depth (Exhibit 23.45.052 A), subject to 
the following conditions: 
 a. The total lot coverage shall not be great-
er than that which would have been possible by meeting 
standard development requirements for maximum width, 
depth and setbacks. 
 b. When the lot area is larger than seven 
thousand (7,000) square feet, the required amount of usa-
ble open space shall be increased to thirty (30) percent of 
lot area. Not more than one-third (⅓) of the required open 
space may be provided above ground in the form of decks 
and balconies. 
 c. Structure depth shall in no case exceed 
one hundred fifty (150) feet. 
 d. Structures with depth greater than sixty-
five (65) percent of lot depth shall be modulated along the 
side setbacks, according to the standards of Section 
23.45.054 C. 
(Ord. 113041 § 13, 1986; Ord. 110793 § 28, 1982; Ord. 
110570 § 3(part), 1982.) 
 

23.45.054 Midrise—Modulation requirements. 
 Modulation of structure facades shall be required sub-
ject to the following criteria: 
 A. Front Facades. 
 1. Modulation shall be required if the front fa-
cade width exceeds forty (40) feet. Ground-related struc-
tures may follow either the modulation standards for Lo-
wrise 3 Zones (Section 23.45.012 D2) or the standards in 
this section. 
 2. For terraced housing, only the portion of the 
front facade closest to the street is required to be mod-
ulated (Exhibit 23.45.054 A). 
 B. Side Facades. 
 1. On corner lots, side facades which face the 
street shall be modulated if greater than forty (40) feet in 
width. Modulation shall not be required for the side fa-
cades of terraced housing. 
 2. Apartments with a structure depth greater 
than sixty-five (65) percent of lot depth shall be modulated 
along all side facades, according to the standards of sub-
section D of this section. 
 C. Within a cluster development, all interior facades 
wider than fifty (50) feet shall be modulated according to 
the standards of Section 23.45.054 D, provided that maxi-
mum modulation width shall be fifty (50) feet. Perimeter 
facades shall follow standard development requirements. 
 D. Modulation Standards. 
 1. Minimum Depth of Modulation. 
 a. The minimum depth of modulation shall 
be eight (8) feet (Exhibit 23.45.054 B). 
 b. When balconies are part of the modula-
tion and have a minimum depth of six (6) feet and a mini-
mum area of at least (6) sixty square feet, the minimum 
depth of modulation shall be six (6) feet (Exhibit 
23.45.054 C). 
 2. The minimum width of modulation shall be 
ten (10) feet (Exhibit 23.45.054 B). 
 3. Maximum Width of Modulation. 
 a. The maximum width of modulation shall 
be forty (40) feet. 
 b. Exceptions to Maximum Width of Mod-
ulation. 
 (1) When facades provide greater depth 
of modulation than required by subsection D1, then for 
every additional full foot of modulation depth, the width of 
modulation may be increased by two and one-half (2½) 
feet to a maximum of fifty (50) feet and Section 
23.86.002 B, Measurements, shall not apply. 
 (2) The maximum width of modulation 
may be increased when facades are set back from the lot 
line further than the required setback, according to the 
following guideline: The width of modulation of such a 
facade shall be permitted to exceed forty (40) feet by one 
(1) foot for every foot of facade setback beyond the re-
quired setback. This provision shall not be combined with 
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the provisions of D3b(1), nor shall it permit facades to 
exceed fifty (50) feet in width without modulation. 
 4. Required modulation may start a maximum 
of ten (10) feet above existing grade, and shall be contin-
ued up to the roof. 
(Ord. 117263 § 18, 1994; Ord. 113041 § 14, 1986; Ord. 
111390 § 27, 1983; Ord. 110793 § 29, 1982: Ord. 110570 
§ 3(part), 1982.) 
 
23.45.056 Midrise—Setback requirements. 
 Front, rear and side setbacks shall be provided for all 
lots, according to the following provisions: 
 A. Front Setback. The required front setback shall be 
the average of the setbacks of the first principal structures 
on either side, subject to the following provisions: 
 1. The front setback shall in no case be required 
to be more than five (5) feet greater than the setback of the 
first principal structure on either side which is closer to the 
front lot line. 
 2. The front setback shall in no case be required 
to exceed fifteen (15) feet. 
 3. Portions of the Structure in Front Setbacks. 
 a. Portions of a structure may project into the 
required front setback, as long as the average distance 
from the front property line to the structure satisfies the 
minimum front setback requirement. 
 b. No portions of a structure between finished 
grade and eight (8) feet above finished grade shall be clos-
er to the front lot line than five (5) feet. 
 c. Portions of the facade which begin eight (8) 
feet or more above finished grade may project up to four 
(4) feet beyond the lower portion of the facade, without 
being counted in setback averaging (Exhibit 23.45.056 A). 
 d. Portions of the facade which begin eight (8) 
feet or more above finished grade shall be no closer than 
three (3) feet to the front lot line (Exhibit 23.45.056 A). 
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TABLE 23.45.056 A 
 

Total Height of Facade at Highest Point in Feet Minimum 
Structure 0—20 21—30 31—40 41—50 51 or more Side 
Depth in      Setback 

Feet Average Side Setback in Feet in Feet 

65 or less 8 8 8 8 8  
66—75 8.5 8.5 8.5 9.0 10.0  
76—85 9.0 9.0 9.0 9.5 10.5 8 
86—95 9.5 9.5 9.5 10.0 11.0  
96—105 10.5 11.5 12.5 13.5 14.5  

106—115 12.0 13.0 14.0 15.0 16.0  
116—125 13.5 14.5 15.5 16.5 17.5 9 
126—135 15.0 15.0 17.0 18.0 19.0  

136—145 16.5 17.5 18.5 19.5 20.5  
146—155 18.0 19.0 20.0 21.0 22.0 10 
156—165 19.5 20.5 21.5 22.5 23.5  

166—175 21.0 22.0 23.0 24.0 25.0 1′ in addition 
to 10′ for 
every 30′ in 
depth 

176—185 22.5 23.5 24.5 25.5 26.5 

186—195 24.0 26.0 26.0 27.0 28.0 

 
The pattern established in the table shall be continued for structures greater than one hundred ninety feet (190) in 
depth. 
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 4. A greater setback may be required in order to 
meet the provisions of Section 23.53.015, Improvement 
requirements for existing streets in residential and com-
mercial zones. 
 5. Front Setback Exceptions. 
 a. Structures Along Heavily Traveled Arterials. 
In order to reduce noise and glare impacts, multi-family 
structures located on principal arterials designated on Ex-
hibit 23.53.015 A shall be allowed a reduction in the re-
quired front setback. The required front setback along 
these arterials may be reduced to either fifty (50) percent 
of the front setback specified in the development stan-
dards, or the front setback of the principal structure on 
either side, whichever is less. 
 b. Through Lots. In the case of a through lot, 
each setback abutting a street except a side setback shall 
be a front setback. Rear setback requirements shall not 
apply to the lot. 
 c. Parking in Rear. For sites which are required 
to locate the parking in the rear and have no alley, the re-
quired front setback shall be reduced by five (5) feet, so 
long as this does not reduce the required front setback to 
less than ten (10) feet. 
 d. Sloped Lots. On sloped lots with no alley 
access, the required front setback shall be fifteen (15) feet 
minus one (1) foot for each two (2) percent of slope. Slope 
shall be measured from the midpoint of the front lot line to 
the rear lot line, or for a depth of sixty (60) feet, whichever 
is less. 
 B. Rear Setback. The minimum rear setback shall be 
either: 
 1. Ten (10) feet, with modulation required 
along the rear facade according to the standards of Section 
23.45.054 C; or 
 2. An average of fifteen (15) feet; provided, 
that no part of the setback shall be less than ten (10) feet. 
 C. Side Setbacks. 
 1. The required side setback shall be deter-
mined by structure depth and height, according to Table 
23.45.056 A. The side setback may be averaged, provided 
that the setback is not less than three (3) feet for decks, 
balconies, and architectural features such as chimneys and 
cornices, and the minimum setback set forth in the table is 
observed for all portions of the structure. 
 2. Side Setback Exceptions. The side street 
setback of a reversed corner lot shall be as follows: 
 a. When the required front setback of the key 
lot is less than eight (8) feet, the side street setback shall 
be equal to the key lot’s front setback. 
 b. When the required front setback of the key 
lot is at least eight (8) feet but not more than sixteen (16) 
feet, the side street setback shall be eight (8) feet. 
 c. When the required front setback of the key 
lot is greater than sixteen (16) feet, the side street setback 
shall be one-half (

1
/2) the depth of the key lot’s front set-

back. The setback may be averaged along the entire struc-
ture depth, but shall at no point be less than five (5) feet. 
 d. When the actual setback of the structure on 
the key lot is less than eight (8) feet, the side street setback 
shall be equal to the distance between the front lot line of 
the key lot and structure regardless of the front setback 
requirement. 
 D. General Setback Exceptions. 
 1. Required Setbacks for Cluster Develop-
ments. 
 a. Where two (2) or more principal structures 
are located on a lot, the required setback between those 
portions of interior facades which face each other shall be 
as follows: 
 

Length of Facing Average Minimum 
Portions of Facades Setback Setback 

(in feet) (in feet) (in feet) 
   

40 or less 15 15 
41—60 20 15 
61—80 25 15 
81—100 30 15 
101—150 40 15 
151 or more 50 15 

 
 b. Structures in cluster developments may be 
connected by underground garages or elevated walkways; 
provided, that: 
 (1) One (1) elevated walkway shall be permit-
ted to connect any two (2) structures in the development; 
 (2) Additional elevated walkways, in excess 
of one (1), between any two (2) structures may be permit-
ted by the Director when it is determined that by their lo-
cation or design a visual separation between structures is 
maintained; 
 (3) All elevated walkways shall meet the fol-
lowing standards: 
 i. The roof planes of elevated walkways 
shall be at different levels than the roofs or parapets of 
connected structures. 
 ii. Walkways shall be set back from street lot 
lines and the front facades of the structures they connect, 
and whenever possible shall be located or landscaped so 
that they are not visible from a street. 
 iii. The design of the walkways and the mate-
rials used shall seek to achieve a sense of openness and 
transparency. 
 iv. Elevated walkways shall add to the effect 
of modulation rather than detract from it. 
 2. Structures in Required Setbacks. 
 a. Detached garages, carports or other acces-
sory structures are permitted in the required rear or side 
setbacks, provided that any accessory structure located 
between a principal structure and the side lot line shall 
provide the setback required for the principal structure 
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(Exhibit 23.45.056 D). All such accessory structures shall 
be no greater than twelve (12) feet in height, with open 
rails permitted above twelve (12) feet. 
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 b. Ramps or other devices necessary for access 
for the disabled and elderly, which meet Washington State 
Building Code, Chapter 11—Accessibility, are permitted 
in required front, side or rear setbacks. 
 c. Uncovered, unenclosed pedestrian bridges, 
necessary for access and less than five (5) feet in width, 
are permitted in required front, side and rear setbacks. 
 d. Permitted fences, freestanding walls, bulk-
heads, signs and other similar structures, no greater than 
six (6) feet in height, are permitted in required front, side 
or rear setbacks. 
 e. Decks which average no more than eighteen 
(18) inches above existing grade may project into required 
setbacks. Such decks shall not be permitted within five (5) 
feet of any lot line, unless they abut a permitted fence or 
freestanding wall, and are at least three (3) feet below the 
top of the fence or wall. The fence or wall shall be no 
higher than six (6) feet. 
 f. Underground structures are permitted in all 
setbacks. 
 g. Solar collectors are permitted in required 
setbacks, subject to the provisions of Section 23.45.146, 
Solar collectors. 
 h. Fences, Freestanding Walls, Bulkheads, 
Signs and Other Similar Structures. 
 (1) Fences, freestanding walls, signs and sim-
ilar structures six (6) feet or less in height above existing 
or finished grade whichever is lower, may be erected in 
each required setback. The six (6) foot height may be av-
eraged along sloping grade for each six (6) foot long seg-
ment of the fence, but in no case may any portion of the 
fence exceed eight (8) feet. 
 Architectural features may be added to the top of 
the fence or freestanding wall above the six (6) foot height 
when the following provisions are met: horizontal archi-
tectural feature(s), no more than ten (10) inches high, and 
separated by a minimum of six (6) inches of open area, 
measured vertically from the top of the fence, may be 
permitted when the overall height of all parts of the struc-
ture, including post caps, are not more than eight (8) feet 
high; averaging the eight (8) foot height is not permitted. 
Structural supports for the horizontal architectural fea-
ture(s) may be spaced no closer than three (3) feet on cen-
ter. 
 (2) The Director may allow variation from the 
development standards listed in subsection D2h(1) above, 
according to the following: 
 i. No part of the structure may exceed eight 
(8) feet; and 
 ii. Any portion of the structure above six (6) 
feet shall be predominately open, such that there is free 
circulation of light and air. 
 (3) Bulkheads and retaining walls used to 
raise grade may be placed in each required setback when 
limited to six (6) feet in height, measured above existing 
grade. A guardrail no higher than forty-two (42) inches 

may be placed on top of a bulkhead or retaining wall exist-
ing as of the effective date of the ordinance codified in this 
section.

1
 If a fence is placed on top of a new bulkhead or 

retaining wall, the maximum combined height is limited to 
nine and one-half (9

1
/2) feet. 

 (4) Bulkheads and retaining walls used to 
protect a cut into existing grade may not exceed the mini-
mum height necessary to support the cut or six (6) feet 
whichever is greater. When the bulkhead is measured from 
the low side and it exceeds six (6) feet, an open guardrail 
of no more than forty-two (42) inches meeting Building 
Code requirements may be placed on top of the bulkhead 
or retaining wall. A fence must be set back a minimum of 
three (3) feet from such a bulkhead or retaining wall. 
 i. Arbors. Arbors may be permitted in required 
setbacks under the following conditions: 
 (1) In each required setback, an arbor may be 
erected with no more than a forty (40) square foot foot-
print, measured on a horizontal roof plane inclusive of 
eaves, to a maximum height of eight (8) feet. Both the 
sides and the roof of the arbor must be at least fifty (50) 
percent open, or, if latticework is used, there must be a 
minimum opening of two (2) inches between crosspieces. 
 (2) In each required setback abutting a street, 
an arbor over a private pedestrian walkway with no more 
than a thirty (30) square foot footprint, measured on the 
horizontal roof plane and inclusive of eaves, may be 
erected to a maximum height of eight (8) feet. The sides of 
the arbor shall be at least fifty (50) percent open, or, if 
latticework is used, there must be a minimum opening of 
two (2) inches between crosspieces. 
 3. Front and rear setbacks may be reduced by 
twenty-five (25) percent, but no more than five (5) feet, if 
the site contains a required environmentally critical area 
buffer or other area of the property which can not be dis-
turbed pursuant to the provisions of subsection A of Sec-
tion 25.09.280 of SMC Chapter 25.09, Regulations for 
Environmentally Critical Areas. 
(Ord. 120410 § 7, 2001; Ord. 119791 § 8, 1999; Ord. 
118414 § 22, 1996; Ord. 116262 § 12, 1992; Ord. 115326 
§ 10, 1990; Ord. 113203 § 4, 1986; Ord. 113041 § 15, 
1986; Ord. 112971 § 8, 1986; Ord. 111390 § 28, 1983; 
Ord. 110793 § 30, 1982; Ord. 110570 § 3(part), 1982.) 
 
1. Editor’s Note: Ordinance 118414 was signed by the Mayor on 

December 3, 1996 and became effective on January 3, 1997. 

 
23.45.057 Midrise—Screening and landscaping 

standards. 
 A. Quantity. 
 1. A minimum landscaped area which is equiv-
alent in square footage to three (3) feet times the total 
length of all property lines shall be provided, except as 
specified in subsection A5. 
 2. If screening and landscaping of parking from 
direct street view is provided according to subsection 
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23.45.060 D, that amount of landscaped area may be 
counted towards fulfilling the total amount of landscaped 
area required by this section. 
 3. Landscaped usable open space which is pro-
vided for apartments or terraced housing according to Sec-
tion 23.45.058 and located at ground level, may be 
counted towards fulfilling the total amount of landscaped 
area required by this section. 
 4. Street trees shall be provided in the planting 
strip according to Seattle Transportation Tree Planting 
Standards, unless it is not possible to meet the standards. 
Existing street trees may count toward meeting the street 
tree requirement. 
 5. Exceptions. 
 a. If full landscaping is not possible because of 
the location of existing structures and/or existing parking, 
the amount of required landscaped area may be reduced by 
up to fifty (50) percent. The Director may require 
landscaping which cannot be provided on the lot be pro-
vided in the planting strip. 
 b. If landscaping would obscure the visibility of 
retail uses or obstruct pedestrian access to retail uses, and 
there is no other location on the lot for the landscaping, the 
Director may reduce or waive the amount of landscaping 
required in those locations. No reduction or waiver shall 
apply to screening and landscaping of parking required by 
subsection 23.45.060 D or open space required by Section 
23.45.058. 
 B. Development Standards. 
 1. Except for the screening and landscaping of 
parking, which shall be provided according to subsection 
23.45.060 D, landscaping may be provided on all sides of 
the lot, or may be concentrated in one (1) or more areas. 
However, a landscaped area at least three (3) feet deep 
shall be provided at the following locations, except as pro-
vided in subsection B2: 
 a. Along street property lines; 
 b. Along property lines which abut single-
family zoned lots; 
 c. Along alleys across from single-family 
zoned lots. 
 2. Breaks in required screening and landscap-
ing shall be permitted to provide pedestrian and vehicular 
access. Breaks in required screening and landscaping for 
vehicular access shall not exceed the width of permitted 
curb cuts and any required sight triangles. When an alley 
is used as an aisle, the Director may reduce or waive the 
required screening or landscaping along the alley. 
 3. Required landscaping shall meet standards 
promulgated by the Director. 
(Ord. 118409 § 179, 1996: Ord. 116744 § 3, 1993; Ord. 
114046 § 10, 1988.) 
 
23.45.058 Midrise—Open space requirements. 
 Open space shall be provided for all lots, subject to the 
following provisions: 

 A. Quantity. 
 1. Ground-related Housing. 
 a. A minimum of three hundred (300) 
square feet per unit of private, usable open space, at 
ground level and directly accessible to each unit, shall be 
required. Decks may project into setbacks in accordance 
with 23.45.056 D. 
 b. On lots with slopes of twenty (20) per-
cent or more, decks of the same size as the required 
ground-level open space may be built over the sloping 
ground-level open space. In order to qualify for this provi-
sion, such decks shall not cover the open space of another 
unit, nor be above the living space of any unit. 
 2. Apartments. 
 a. A minimum of twenty-five (25) percent 
of the lot area shall be provided as usable open space at 
ground level, except as provided in subsection A2b. 
 b. A maximum of one-third (⅓) of the re-
quired open space may be provided above ground in the 
form of balconies or decks if the total amount of required 
open space is increased to thirty (30) percent of lot area. 
 3. Terraced Housing on Slopes of Twenty-five 
(25) Percent or More. 
 a. A minimum of forty (40) percent of the 
lot area shall be provided as usable open space. 
 b. Ground-level open space may be re-
duced from forty (40) percent to ten (10) percent of lot 
area when an equivalent amount of open space is provided 
above ground in the form of balconies, decks and/or roof-
top areas. 
 B. Development Standards. 
 1. Required open space shall be landscaped 
according to standards promulgated by the Director. 
 2. Ground-related Housing. 
 a. The required open space for each unit is 
not required to be in one (1) contiguous area, but no open 
space area shall be less than one hundred twenty (120) 
square feet, and no horizontal dimension shall be less than 
ten (10) feet. 
 b. Required open space may be located in 
the front, sides or rear of the structure. 
 c. Required open space may be located a 
maximum of ten (10) feet above or below the unit it 
serves, provided that the access to such open space does 
not go through or over common circulation areas, common 
or public open space, or the open space serving another 
unit, except as permitted in subsection B2g. 
 d. The grade of the open space can either 
be the existing grade or within eighteen (18) inches of 
existing grade. The portion of the open space which is 
within ten (10) feet of the unit shall include the point 
where the access to the open space from the unit occurs. 
 e. Direct access to the open space shall be 
from at least one (1) habitable room of at least eighty (80) 
square feet of the principal living areas of the unit. Prin-
cipal living areas shall not include foyers, entrance areas, 
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closets or storage rooms, hallways, bathrooms or similar 
rooms, alone or in combination. 
 f. At least fifty (50) percent of the required 
open space for a unit shall be level, provided that: 
 (1) The open space may be terraced; 
and 
 (2) Minor adjustments in level shall be 
permitted as long as the difference in elevation between 
the highest and lowest point does not exceed two (2) feet. 
 g. For additional dwelling units proposed 
within a structure existing on August 11, 1982, the vertical 
distance between the unit and the private, landscaped open 
space may exceed ten (10) feet where the following crite-
ria are met: 
 (1) Where the structure was constructed 
with floor-to-floor heights in excess of ten (10) feet, the 
open space may be located a maximum of ten (10) feet 
plus the height between floors in excess of ten (10) feet, 
above or below the unit it serves; or 
 (2) Where the structure was constructed 
with the first floor in excess of two (2) feet above grade, 
the open space may be located a maximum of ten (10) feet 
plus the additional height of the first floor in excess of two 
(2) feet above grade, above or below the unit it serves. 
 h. To ensure privacy of open space, open-
ings such as windows and doors on the ground floor of 
walls of a dwelling unit or common area which directly 
faces the open space of a different unit are prohibited, un-
less such openings are screened by view-obscuring fences, 
freestanding walls, or wingwalls. Fences, freestanding 
walls, or wingwalls located in setbacks shall be no more 
than six (6) feet in height in accordance with Section 
23.45.014 G. 
 i. Parking areas, driveways and pedestrian 
access, except for pedestrian access meeting the Washing-
ton State Building Code, Chapter 11—Accessibility, shall 
not be counted as open space. 
 3. Apartments. 
 a. No horizontal dimension for required 
ground-level open space shall be less than ten (10) feet. 
 b. Required open space is permitted in the 
front, sides or rear of the structure. 
 c. Parking areas, driveways and pedestrian 
access, except for pedestrian access meeting the Washing-
ton State Building Code, Chapter 11—Accessibility, shall 
not be counted as open space. 
 d. In order to qualify as aboveground open 
space, balconies and decks shall have a minimum horizon-
tal dimension of at least six (6) feet, and the minimum area 
shall be sixty (60) square feet. 
 e. For cluster development, at least twenty 
(20) percent of the required open space shall be provided 
in one (1) contiguous area. 
 f. When a transmitting antenna is sited or 
proposed to be sited on a rooftop where required open 
space is located, see Section 23.57.011. 

 4. Terraced Housing on a Slope of Twenty-five 
(25) Percent or More. 
 a. No horizontal dimension for required 
ground-level open space shall be less than ten (10) feet. 
 b. Required open space is permitted in the 
front, sides or rear of the structure. 
 c. Parking areas, driveways and pedestrian 
access, except for pedestrian access meeting the Washing-
ton State Building Code, Chapter 11—Accessibility, shall 
not be counted as open space. 
 d. In order to qualify as aboveground open 
space, rooftop areas, balconies and decks shall have a min-
imum horizontal dimension of at least ten (10) feet, and a 
total area of at least one hundred twenty (120) square feet. 
 C. Open Space Exception. When all parking and 
access to parking is uncovered and is surfaced in permea-
ble material, except gravel, the quantity of required 
ground-level open space shall be reduced by five (5) per-
cent of the total lot area. 
(Ord. 120928 § 9, 2002; Ord. 120117 § 16, 2000; Ord. 
118794 § 27, 1997; Ord. 118414 § 23, 1996: Ord. 113041 
§ 16, 1986: Ord. 111390 § 29, 1983; Ord. 110793 § 31, 
1982: Ord. 110570 § 3(part), 1982.) 
 
23.45.059 Midrise—Light and glare standards. 
 A. Exterior lighting shall be shielded and directed 
away from adjacent properties. 
 B. Interior lighting in parking garages shall be 
shielded to minimize nighttime glare on adjacent proper-
ties. 
 C. To prevent vehicle lights from affecting adjacent 
properties, driveways and parking areas for more than two 
(2) vehicles shall be screened from adjacent properties by 
a fence or wall between five (5) feet and six (6) feet in 
height, or a solid evergreen hedge or landscaped berm at 
least five (5) feet in height. If the elevation of the lot line is 
different from the finished elevation of the driveway or 
parking surface, the difference in elevation may be meas-
ured as a portion of the required height of the screen so 
long as the screen itself is a minimum of three (3) feet in 
height. The Director may waive the requirement for the 
screening if it is not needed due to changes in topography, 
agreements to maintain an existing fence, or the nature and 
location of adjacent uses. 
(Ord. 114046 § 11, 1988.) 
 
23.45.060 Midrise—Parking and access. 
 A. Parking Quantity. Parking shall be required as pro-
vided in Chapter 23.54. 
 B. Access to Parking. 
 1. Alley Access Required. Except when one (1) 
of the conditions listed in subsections B2 or B3 applies, 
access to parking shall be from the alley when the site ab-
uts an alley improved to the standards of Section 
23.53.030 C. Street access shall not be permitted. 
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 2. Street Access Required. Access to parking 
shall be from the street when: 
 a. Due to the relationship of the alley to the 
street system, use of the alley for parking access would 
create a significant safety hazard; 
 b. The lot does not abut a platted alley; 
 c. Apartments or terraced housing are pro-
posed across an alley from a Single-family, Lowrise Dup-
lex/Triplex, Lowrise 1 or Lowrise 2 Zone. 
 3. Street or Alley Access Permitted. Access to 
parking may be from either the alley or the street when the 
conditions listed in subsection B2 do not apply, and one 
(1) or more of the following conditions are met: 
 a. Ground-related housing is proposed 
across the alley from a Single-family, Lowrise Dup-
lex/Triplex, Lowrise 1 or Lowrise 2 Zone; 
 b. Topography or designation of any por-
tion of the site as environmentally critical makes alley 
access infeasible; 
 c. The alley is not improved to the stan-
dards of Section 23.53.030 C. 
 If such an alley is used for access, it shall be 
improved according to the standards of Section 
23.53.030 C; 
 d. Access to required barrier-free parking 
spaces which meet the Washington State Building Code, 
Chapter 11 may be from either the street or alley, or both. 
 C. Location of Parking. 
 1. Parking shall be located on the same site as 
the principal use. 
 2. Parking may be located in or under the struc-
ture provided that: 
 a. For ground-related housing, the parking 
is screened from direct street view by the street-facing 
facades of the structure (Exhibit 23.45.060 B), by garage 
doors, or by a fence and landscaping as provided in Sec-
tion 23.45.060 D (Exhibit 23.45.060 A); 
 b. For apartments and terrace housing the 
parking is screened from direct street view by the street-
facing facades of the structure. For each permitted curb 
cut, the facades may contain one (1) garage door, not to 
exceed the maximum width allowed for curb cuts (Exhibit 
23.45.060 B). 
 3. Parking may be located outside a structure 
provided it maintains the following relationships to lot 
lines and structures. In all cases parking located outside of 
a structure shall be screened from direct street view as 
provided in Section 23.45.060 D. 
 a. Parking may be located between any 
structures on the same lot. 
 b. Rear Lot Lines. Parking may be located 
between any structure and the rear lot line of the lot (Exhi-
bit 23.45.060 C). 
 c. Side Lot Lines. Parking may be located 
between any structure and a side lot line which is not a 
street side lot line (Exhibit 23.45.060 C). Where the loca-

tion between the structure and a side lot line is also be-
tween a portion of the same structure and the front lot line, 
subsection C3d(3) shall apply (Exhibit 23.45.060 D). 
 d. Front and Street Side Lot Lines. Parking 
may be located between any structure and the front and 
street side lot lines provided that: 
 (1) On a through lot, parking may be 
located between the structure and one (1) of the front lot 
lines provided that on lots one hundred twenty-five (125) 
feet or more in depth, parking shall not be located in either 
front setback. The frontage in which the parking may be 
located shall be determined by the Director based on the 
prevailing character and setback patterns of the block. 
 (2) For ground-related housing on cor-
ner lots, parking may be located between the structure and 
a street lot line along one (1) street frontage only. 
 (3) Parking may be located between the 
front lot line and a portion of a structure provided that: 
 — The parking is also located between 
a side lot line, other than a street side lot line, and a por-
tion of the same structure which is equal to at least thirty 
(30) percent of the total width of the structure (Exhibit 
23.45.060 D); 
 — The parking is not located in the 
front setback and in no case is closer than fifteen (15) feet 
to the front lot line. 
 4. Location of Parking in Special Circums-
tances. 
 a. For a cluster development, the location 
of parking shall be determined in relation to the structure 
or structures which have perimeter facades facing a street 
(Exhibit 23.45.060 E). 
 b. The Director may permit variations from 
the development standards for parking location and design, 
and curb cut quantity and width, for lots meeting the fol-
lowing conditions: 
 (1) Lots proposed for ground-related 
housing with no feasible alley access and with: 
 (A) Less than eighty (80) feet of 
street frontage, or 
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 (B) Lot depth of less than one hundred (100) 
feet, or 
 (C) A rise or drop in elevation of at least 
twelve (12) feet in the first sixty (60) feet from the front 
lot line; and 
 (2) Lots proposed for apartments and terraced 
housing with no feasible alley access and a rise or drop in 
elevation of at least twelve (12) feet in the first sixty (60) 
feet from the front lot line; 
 (3) Lots proposed for either ground-related, 
apartment or terraced housing which are waterfront lots 
and are developed in accordance with Section 24.60.395, 
Shoreline Master Program; 
 (4) On lots meeting the standards listed in 
subsections C4b(i) through (3), the following variations 
may be permitted: 
 (A) Ground-related housing: parking may be 
located between the structure and the front lot line, 
 (B) Apartments or terraced housing: parking 
may be located in or under the structure if screened from 
direct street view by garage doors or by fencing and 
landscaping; 
 (5) In order to permit such alternative parking 
solutions, the Director must determine that siting condi-
tions, such as the topography of the rest of the lot, or soil 
and drainage conditions, warrant the exception, and that 
the proposed alternative solution meets the following ob-
jectives: maintaining on-street parking capacity, an attrac-
tive environment at street level, landscaped street setbacks, 
unobstructed traffic flow and, where applicable, the objec-
tives of the Shoreline Master Program. In no case shall a 
curb cut be authorized to exceed thirty (30) feet in width. 
 D. Screening of Parking. 
 1. Parking shall be screened from direct street 
view by the front facade of a structure, by garage doors, or 
by a fence or wall between five (5) and six (6) feet in 
height. When the fence or wall runs along the street front, 
there shall be a landscaped area a minimum of three (3) 
feet deep on the street side of the fence or wall. The 
screening shall be located outside any required sight trian-
gle. 
 2. The height of the visual barrier created by 
the screen required in subdivision 1 of this subsection shall 
be measured from street level. If the elevation of the lot 
line is different from the finished elevation of the parking 
surface, the difference in elevation may be measured as a 
portion of the required height of the screen, so long as the 
screen itself is a minimum of three (3) feet in height (Ex-
hibit 23.45.060 F). 
 3. Screening may also be required to reduce 
glare from vehicle lights, according to Section 23.45.059, 
light and glare standards. 
(Ord. 118794 § 28, 1997; Ord. 118414 § 24, 1996; Ord. 
117263 § 19, 1994; Ord. 115326 § 11, 1990; Ord. 114196 
§ 9, 1988; Ord. 114046 § 12, 1988; Ord. 112777 § 14, 

1986; Ord. 111390 § 30, 1983; Ord. 110793 § 32, 1982; 
Ord. 110570 § 3(part), 1982.) 
 

Part 6 Highrise 
 
23.45.064 Highrise—General provisions. 
 In Highrise Zones, structures may be built either to the 
development standards described below, or to the devel-
opment standards of the Midrise Zone. Structures built to 
Midrise standards shall have no limit to width or depth 
when modulated according to the standards of Section 
23.45.054 C, midrise modulation requirements. 
(Ord. 110570 § 3(part), 1982.) 
 
23.45.066 Highrise—Structure height. 
 A. Maximum Height. 
 1. The maximum height shall be one hundred 
sixty (160) feet. 
 B. Additional Height Permitted. The Director may 
authorize additional height up to a maximum height of two 
hundred forty (240) feet, as a special exception pursuant to 
Chapter 23.76, Master Use Permit. In order to qualify, the 
applicant shall comply with the following provisions: 
 1. The applicant shall provide for adequate 
spacing between existing and proposed towers in order to 
minimize blockage of views from public places, and to 
minimize casting of shadows on public places. The appli-
cant shall provide shadow diagrams for December 21st, 
March 21st and June 21st, as well as elevations showing 
the degree, if any, of view blockage that would occur. The 
Director may limit or condition the amount of extra height 
and bulk granted in order to minimize blocking of views 
from public places and to casting of shadows on public 
places. 
 2. If the provisions of subsection B1 of this 
section have been met, additional height above one hun-
dred sixty (160) feet may be allowed in return for the pro-
vision of one (1) of the public benefits listed below, or any 
combination of these benefits. The amount of additional 
height shall be determined based on the following criteria, 
and on the design of the proposed project and the public 
benefits that are provided. 
 a. When a proposed highrise development pro-
vides new low- and/or moderate-income housing, or pre-
serves existing low- and/or moderate-income housing, 
additional height may be allowed according to the follow-
ing provisions: 
 (1) The housing provided in order to qualify 
for additional height shall be in addition to any housing 
provided to replace demolished units. 
 (2) Housing provided to replace demolished 
units must be provided on the same site as the proposed 
highrise. Additional housing preserved or provided to 
qualify for additional height may be either within the pro-
posed project, or within its immediate vicinity. 
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 (3) For every one (1) percent of the total 
gross floor area in the proposed structure that is reserved 
as low-income housing, an additional eight (8) feet in 
height may be allowed; and for every one (1) percent of 
the total gross floor area in the proposed struc- 
ture that is reserved as moderate income housing, an addi-
tional five (5) feet in height may be allowed. 
 (4) The units provided to gain addition-
al height shall be reserved as low- or moderate-income 
housing by ownership and restrictive covenants for a min-
imum of twenty (20) years from the date a certificate of 
occupancy is issued. 
 (5) Two (2) years after the adoption of 
this provision, or at a time when an adequate number of 
projects are available for analysis, the Director shall re-
view this provision and recommend any revisions that are 
necessary consistent with the City’s land use and housing 
objectives. 
 b. Landscaped Public Open Space. When 
proposed highrise developments provide landscaped, usa-
ble public open space in addition to the open space re-
quired for the exclusive use of residents of the develop-
ment, additional height up to a maximum of forty (40) feet 
may be allowed according to the following provisions: 
 (1) Open space for public use shall ei-
ther be dedicated, or upon written agreement with The 
City of Seattle be available to the public during reasonable 
and predictable hours each day of the week. 
 (2) The open space may be provided 
on-site or in the immediate vicinity of the project. 
 (3) The location of the open space shall 
enhance street-level activity by providing: 
 (A) A focal point in a highly dense 
or active area; and/or 
 (B) A unique amenity suited to the 
area and of public benefit; and 
 (C) Better pedestrian access and 
siting of an existing public facility or historic landmark. 
 (4) The space shall be of a sufficient 
size to be functional, and shall be contiguous to pedestrian 
pathways that make it readily accessible to users. 
 (5) The design of the open space shall 
enhance unique site characteristics such as views, topogra-
phy, trail systems and significant trees or landscaping. 
 (6) Public open space and equipment 
located there shall be designed to provide safety and secu-
rity for user groups. 
 (7) The open space shall be designed so 
that its solar exposure encourages its use. 
 (8) Outdoor common areas and pede-
strian access shall be separated from the paths of moving 
vehicles. 
 (9) The outdoor common areas shall 
function as more than pedestrian walkways or passage-
ways between areas. Active areas and/or passive areas 

shall be provided depending on the needs of the adjacent 
neighborhood. 
 c. Structures of Architectural and Histori-
cal Significance. Additional heights may be allowed when 
new multifamily developments preserve structures of arc-
hitectural or historical significance, according to the fol-
lowing provisions: 
 (1) Preservation of designated City 
landmarks, with proceedings and controls adopted pur-
suant to Seattle Municipal Code, Chapter 25.12, Land-
marks Preservation Ordinance, may qualify for eighty (80) 
feet of additional height. 
 (2) The significant structure to be pre-
served may be located either on the project site or within 
the immediate vicinity. 
 C. Height Exceptions. 
 1. Flagpoles and religious symbols for religious 
institutions are exempt from height controls, except as 
regulated in Chapter 23.64, Airport Height Overlay Dis-
trict, provided they are no closer than fifty (50) percent of 
their height above existing grade or, if attached only to the 
roof, no closer than fifty (50) percent of their height above 
the roof portion where attached, to any adjoining lot line. 
 2. Railings, planters, skylights, clerestories, 
greenhouses, parapets, and firewalls may extend four (4) 
feet above the maximum height limit set in subsections A 
and B of this section. 
 3. The following rooftop features may extend 
up to ten (10) feet above the maximum height limit, so 
long as the combined total coverage of all features does 
not exceed fifteen (15) percent of the roof area, or twenty 
(20) percent of the roof area if the total includes screened 
mechanical equipment: 
 a. Stair and elevator penthouses; 
 b. Mechanical equipment; 
 c. Play equipment and open-mesh fencing 
which encloses it, so long as the fencing is at least five (5) 
feet from the roof edge; 
 d. Chimneys; 
 e. Sun and wind screens; 
 f. Penthouse pavilions for the common use 
of residents; 
 g. Minor communication utilities and ac-
cessory communication devices, except that height is regu-
lated according to the provisions of Section 23.57.011. 
 4. For height exceptions for solar collectors, 
see Section 23.45.146, Solar collectors. 
 5. In order to protect solar access for property 
to the north, the applicant shall either locate the rooftop 
features listed below at least ten (10) feet from the north 
edge of the roof, or provide shadow diagrams to demon-
strate that the proposed location of such rooftop features 
would shade property to the north on January 21st at noon 
no more than would a structure built to maximum permit-
ted bulk: 
 a. Solar collectors; 
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 b. Planters; 
 c. Clerestories; 
 d. Greenhouses; 
 e. Minor communication utilities and ac-
cessory communication devices, permitted according to 
the provisions of Section 23.57.011; 
 f. Nonfirewall parapets; 
 g. Play equipment; 
 h. Sun and wind screens; 
 i. Penthouse pavilions for the common use 
of residents. 
 6. For height limits and exceptions for commu-
nication utilities and devices, see Section 23.57.011. 
(Ord. 120928 § 10, 2002; Ord. 120117 § 17, 2000; Ord. 
116295 § 6, 1992; Ord. 114450 § 1, 1989; Ord. 110793 
§ 33, 1982; Ord. 110570 § 3(part), 1982.) 
 
23.45.068 Highrise structure width and depth. 
 A. Maximum Width. 
 1. For facades or portions of facades along the 
street which are thirty-seven (37) feet in height or less, and 
which are not modulated according to the standards of 
Section 23.45.070 B, maximum width shall be thirty (30) 
feet. 
 2. For facades or portions of facades along the 
street which are thirty-seven (37) feet in height or less, and 
which are modulated according to the standards of Section 
23.45.070 B, there shall be no maximum width limit. 
 3. Facades or portions of facades which begin 
thirty-seven (37) feet or more above existing grade shall 
have a maximum width limit of one hundred (100) feet, 
whether they are modulated or not (Exhibit 23.45.068 A). 
 B. Maximum Depth. 
 1. For facades or portions of facades thirty-
seven (37) feet or less in height, which are not along a 
street, there shall be no maximum depth limit. 
 2. Facades or portions of facades above thirty-
seven (37) feet in height shall not exceed one hundred 
(100) feet in depth (Exhibit 23.45.068 B). 
(Ord. 110570 § 3(part), 1982.) 
 
23.45.070 Highrise—Modulation requirements. 
 A. Modulation shall be required along street fronts for 
facades thirty-seven (37) feet or less in height, when the 
width of the facade exceeds thirty (30) feet. 
 B. Modulation Standards. 
 1. The minimum depth of modulation shall be 
four (4) feet (Exhibit 23.45.070 A). 
 2. When balconies are part of the modulation 
and have a minimum dimension of at least six (6) feet and 
a minimum area of sixty (60) square feet, the minimum 
depth of modulation shall be reduced by two (2) feet (Ex-
hibit 23.45.070 B). 
 3. The minimum width of modulation shall be 
five (5) feet (Exhibit 23.45.070 A). 
 4. Maximum Width of Modulation. 

 a. The maximum width of modulation shall 
be thirty (30) feet. 
 b. Exceptions to Maximum Width of Mod-
ulation. 
 (1) When facades provide greater depth 
of modulation than required by subsections B1 and B2, 
then for every additional full foot of modulation depth, the 
width of modulation may be increased by two and one-half 
(2½) feet, to a maximum width of fifty (50) feet, and Sec-
tion 23.86.002 B, Measurements, shall not apply. 
 (2) The maximum width of modulation 
may be increased when facades are set back from the lot 
line further than the required setback, according to the 
following guide: The width of modulation of such a facade 
shall be permitted to exceed thirty (30) feet by one (1) foot 
for every foot of facade setback beyond the required set-
back. This provision shall not be combined with the provi-
sions of subsection B4b1 above nor shall it permit facades 
to exceed fifty (50) feet in width without modulation. 
 5. Required modulation may start a maximum 
of ten (10) feet above existing grade, and shall be contin-
ued up to a height of at least thirty-seven (37) feet. (Ord. 
111390 § 31, 1983: Ord. 110793 § 34, 1982; Ord. 110570 
§ 3(part), 1982.) 
 
23.45.072 Highrise—Setback requirements. 
 Front, rear and side setbacks shall be provided for all 
lots according to the following provisions: 
 A. Front Setbacks. 
 1. Facades or Portions of Facades Thirty-seven 
(37) Feet in Height or Less. The minimum front setback 
for facades or portions of facades thirty-seven (37) feet in 
height or less shall be the average of the setbacks of the 
first principal structures on either side, subject to the fol-
lowing provisions: 
 a. The front setback shall in no case be 
required to be more than five (5) feet greater than the set-
back of the first principal structure on either side which is 
closer to the front lot line. 
 b. The front setback shall in no case be 
required to exceed ten (10) feet except that a greater set-
back may be required in order to meet the provisions of 
Section 23.53.015, Improvement requirements for existing 
streets in residential and commercial zones. 
 c. Portions of the Structure in Front Set-
backs. 
 (1) Portions of a structure may project 
into the required front setback, as long as the average dis-
tance from the front property line to the structure satisfies 
the minimum front setback requirements. 
 (2) Any projection of the facade which 
begins at finished lot grade shall be no closer to the front 
lot line than the finished grade facade projection nearest 
the front lot line of a structure on either side, or five (5) 
feet, whichever is less. 
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 2. Facades or Portions of Facades Above Thir-
ty-seven (37) Feet. Facades or portions of facades which 
begin thirty-seven (37) feet or more above finished grade 
shall have a front setback of twenty (20) feet. This setback 
may be averaged. 
 3. Front Setback Exceptions. 
 a. In the case of a through lot, each setback 
abutting a street except a side setback shall be a front set-
back. Rear setback requirements shall not apply to the lot. 
 b. If the street facade is in retail use, no 
front setback is required. 
 c. Sloped Lots. On sloped lots with no al-
ley access, the required front setback shall be fifteen (15) 
feet minus one (1) foot for each two (2) percent of slope. 
Slope shall be measured from the midpoint of the front lot 
line, to the rear lot line or for a depth of sixty (60) feet, 
whichever is less. 
 B. Rear Setback. 
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 1. The minimum rear setback for structures or 
portions of structures sixty (60) feet or less in height shall 
be ten (10) feet. 
 2. The minimum rear setback for portions of 
structures greater than sixty (60) feet in height shall be 
twenty (20) feet. 
 C. Side Setback. 
 1. The minimum side setback (Exhibit 
23.45.072 A) shall be as follows: 
 

Elevation of Combined Total  

Facade or of Both Side  

Portion of Facade Setbacks Neither Side 

from Existing Must Be At Setback May Be 

Grade Least Less Than 

(in feet) (in feet) (in feet) 

   

37 or less 10 5 

38—60 16 8 

61—90 25 10 

91—120 30 14 

121 or higher 40 16 

 
 2. When properties abutting the site are devel-
oped to the side property line, the base structure of a pro-
posed development may be joined to the abutting struc-
ture. 
 D. General Setback Exceptions. 
 1. Required Setbacks for Cluster Develop-
ments. Where two (2) or more principal structures are lo-
cated on one (1) lot, or where two (2) or more portions of 
the same structure exceed sixty (60) feet in height above 
existing grade, setbacks between structures or portions of 
structures shall be provided as follows: 
 a. Interior facades shall be separated as fol-
lows: 
 

Elevation of Facade or  

Portion of Facade  

From Existing Grade Minimum Separation 

(in feet) (in feet) 

  

60 or less 16 

61—90 20 

91—120 28 

121 or higher 32 

 
 b. Within a cluster development, interior fa-
cades need not be modulated. Perimeter facades shall fol-
low standard development requirements. 
 c. Structures or portions of structures over sixty 
(60) feet in height may be connected by underground ga-
rages or portions of structures thirty-seven (37) feet or less 
in height. 
 2. Structures in Required Setbacks. 

 a. Detached garages, carports or other acces-
sory structures are permitted in the required rear or side 
setbacks, provided that any accessory structure located 
between a principal structure and the side lot line shall 
provide the setback required for the principal structure 
(Exhibit 23.45.072 B). All such accessory structures shall 
be no greater than twelve (12) feet in height above existing 
grade, with open rails permitted above twelve (12) feet. 
 b. Ramps or other devices necessary for access 
for the disabled and elderly, which meet Washington State 
Building Code, Chapter 11—Accessibility, are permitted 
in required front, side or rear setbacks. 
 c. Uncovered, unenclosed pedestrian bridges, 
necessary for access and less than five (5) feet in width, 
are permitted in required front, side and rear setbacks. 
 d. Permitted fences, freestanding walls, bulk-
heads, signs and other similar structures, no greater than 
six (6) feet in height, are permitted in required front, side 
or rear setbacks. 
 e. Decks which average no more than eighteen 
(18) inches above existing or finished grade, whichever is 
lower, may project into required setbacks. Such decks 
shall not be permitted within five (5) feet of any lot line, 
unless they abut a permitted fence or freestanding wall, 
and are at least three (3) feet below the top of the fence or 
wall. The fence or wall shall be no higher than six (6) feet. 
 f. Underground structures are permitted in all 
setbacks. 
 g. Solar collectors are permitted in required 
setbacks, subject to the provisions of Section 23.45.146, 
Solar collectors. 
 h. Fences, Freestanding Walls, Bulkheads, 
Signs and Other Similar Structures. 
 (1) Fences, freestanding walls, signs and sim-
ilar structures six (6) feet or less in height above existing 
or finished grade whichever is lower, may be erected in 
each required setback. The six (6) foot height may be av-
eraged along sloping grade for each six (6) foot long seg-
ment of the fence, but in no case may any portion of the 
fence exceed eight (8) feet. 
 Architectural features may be added to the top of 
the fence or freestanding wall above the six (6) foot height 
when the following provisions are met: horizontal archi-
tectural feature(s), no more than ten (10) inches high, and 
separated by a minimum of six (6) inches of open area, 
measured vertically from the top of the fence, may be 
permitted when the overall height of all parts of the struc-
ture, including post caps, are no more than eight (8) feet 
high; averaging the eight (8) foot height is not permitted. 
Structural supports for the horizontal architectural fea-
ture(s) may be spaced no closer than three (3) feet on cen-
ter. 
 (2) The Director may allow variation from the 
development standards listed in subsection D2h(1) above, 
according to the following: 

Seattle Municipal Code 

December 2002 code update file 

Text provided for historic reference only. 

 
See ordinances creating and amending  

sections for complete text, graphics,  

and tables and to confirm accuracy of 

this source file. 

 
 
 
 
 
 
 
 
 
 
 
 
For current SMC, contact  

the Office of the City Clerk 



 

 

 i. No part of the structure may exceed eight 
(8) feet; and 
 ii. Any portion of the structure above six (6) 
feet shall be predominately open, such that there is free 
circulation of light and air. 
 (3) Bulkheads and retaining walls used to 
raise grade may be placed in each required setback when 
limited to six (6) feet in height, measured above existing 
grade. A guardrail no higher than forty-two (42) inches 
may be placed on top of a bulkhead or retaining wall exist-
ing as of the effective date of the ordinance codified in this 
section.

1
 If a fence is placed on top of a new bulkhead or 

retaining wall, the maximum combined height is limited to 
nine and one-half (9

1
/2) feet. 

 (4) Bulkheads and retaining walls used to 
protect a cut into existing grade may not exceed the mini-
mum height necessary to support the cut or six (6) feet 
whichever is greater. When the bulkhead is measured from 
the low side and it exceeds six (6) feet, an open guardrail 
of no more than forty-two (42) inches meeting Building 
Code requirements may be placed on top of the bulkhead 
or retaining wall. A fence must be set back a minimum of 
three (3) feet from such a bulkhead or retaining wall. 
 i. Arbors. Arbors may be permitted in required 
setbacks under the following conditions: 
 (1) In each required setback, an arbor may be 
erected with no more than a forty (40) square foot foot-
print, measured on a horizontal roof plane inclusive of 
eaves, to a maximum height of eight (8) feet. Both the 
sides and the roof of the arbor must be at least fifty (50) 
percent open, or, if latticework is used, there must be a 
minimum opening of two (2) inches between crosspieces. 
 (2) In each required setback abutting a street, 
an arbor over a private pedestrian walkway with no more 
than a thirty (30) square foot footprint, measured on the 
horizontal roof plane and inclusive of eaves, may be 
erected to a maximum height of eight (8) feet. The sides of 
the arbor shall be at least fifty (50) percent open, or, if 
latticework is used, there must be a minimum opening of 
two (2) inches between crosspieces. 
 3. Front and rear setbacks may be reduced by 
twenty-five (25) percent, but no more than five (5) feet, if 
the site contains a required environmentally critical area 
buffer or other area of the property which can not be dis-
turbed pursuant to the provisions of subsection A of Sec-
tion 25.09.280 of SMC Chapter 25.09, Regulations for 
Environmentally Critical Areas. 
(Ord. 118414 § 25, 1996; Ord. 116262 § 13, 1992; Ord. 
115326 § 12, 1990; Ord. 112971 § 9, 1986; Ord. 110793 
§ 35, 1982; Ord. 110570 § 3(part), 1982.) 
 
1. Editor’s Note: Ordinance 118414 was signed by the Mayor on 

December 3, 1996 and became effective January 3, 1997. 
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 RESIDENTIAL, MULTI-FAMILY 

 23-253 (Seattle 12-02) 

23.45.073 Highrise—Screening and 
landscaping standards. 

 A. Quantity. 
 1. A minimum landscaped area which is 
equivalent in square footage to three (3) feet times the 
total length of all property lines shall be provided, except 
as specified in subsection A5. 
 2. If screening and landscaping of parking 
from direct street view is provided according to subsec-
tion 23.45.076 D, that amount of landscaped area may be 
counted towards fulfilling the total amount of landscaped 
area required by this section. 
 3. Landscaped usable open space which is 
provided for apartments or terraced housing according to 
Section 23.45.074 and located at ground level may be 
counted towards fulfilling the total amount of landscaped 
area required by this section. 
 4. Street trees shall be provided in the plant-
ing strip according to Seattle Transportation Tree Plant-
ing Standards, unless it is not possible to meet the stan-
dards. Existing street trees may count toward meeting the 
street tree requirement. 
 5. Exceptions. 
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Exhibit 23.45.072 B 
Accessory Structures in Required Setbacks 
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 a. If full landscaping is not possible be-
cause of the location of existing structures and/or existing 
parking, the amount of required landscaped area may be 
reduced by up to fifty (50) percent. The Director may re-
quire landscaping which cannot be provided on the lot be 
provided in the planting strip. 
 b. If landscaping would obscure the visibil-
ity of retail uses or obstruct pedestrian access to retail 
uses, and there is no other location on the lot for the 
landscaping, the Director may reduce or waive the amount 
of landscaping required in those locations. No reduction or 
waiver shall apply to screening and landscaping of parking 
required by Section 23.45.076 D or open space required by 
Section 23.45.072. 
 B. Development Standards. 
 1. Except for the screening and landscaping of 
parking, which shall be provided according to Section 
23.45.076 D, landscaping may be provided on all sides of 
the lot, or may be concentrated in one (1) or more areas. 
However, a landscaped area at least three (3) feet deep 
shall be provided at the following locations, except as pro-
vided in subsection B2: 
 a. Along property lines which abut single-
family zoned lots; 
 b. Along alleys across from single-family 
zoned lots. 
 2. Breaks in required screening and landscap-
ing shall be permitted to provide pedestrian and vehicular 
access. Breaks in required screening and landscaping for 
vehicular access shall not exceed the width of permitted 
curb cuts and any required sight triangles. When an alley 
is used as an aisle, the Director may reduce or waive the 
required screening or landscaping along the alley. 
 3. Required landscaping shall meet standards 
promulgated by the Director. 
(Ord. 118409 § 180, 1996: Ord. 116744 § 4, 1993; Ord. 
114046 § 13, 1988.) 
 
23.45.074 Highrise—Open space requirements. 
 Open space shall be provided for all lots, subject to the 
following provisions: 
 A. Quantity. 
 1. A minimum of fifty (50) percent of the lot 
area shall be provided as landscaped open space at ground 
level. 
 2. Quantity Exception for Apartments. Ground-
level open space may be reduced from fifty (50) percent to 
a minimum of twenty-five (25) percent of lot area accord-
ing to the following scale: for every square foot of differ-
ence between fifty (50) percent of lot area and the actual 
ground-level open space provided, one and two-tenths 
(1

2
/10) square feet shall be provided above ground in the 

form of decks and balconies or on the roof of the base 
structure. 
 B. Development Standards. 

 1. No horizontal dimension for required open 
space at ground level or on the roof of the base structure 
shall be less than fifteen (15) feet, nor shall any open space 
area be less than two hundred twenty-five (225) square 
feet. 
 2. In order to qualify as above-ground-level 
open space, balconies, decks, or open space on the roof of 
a base structure shall be thirty-seven (37) feet or less 
above existing grade. 
 3. Required open space is permitted in the 
front, side or rear of the structure. 
 4. Parking areas, driveways and pedestrian 
access, except for pedestrian access meeting the Washing-
ton State Building Code, Chapter 11, shall not be counted 
as open space. 
 5. In order to qualify as above-ground open 
space, no horizontal dimension for balconies and decks 
shall be less than six (6) feet, and the minimum area for 
balconies and decks shall be sixty (60) feet. 
 6. When a transmitting antenna is sited or pro-
posed to be sited on a rooftop where required open space 
is located, see Section 23.57.011. 
(Ord. 120928 § 11, 2002; Ord. 110570 § 3(part), 1982.) 
 
23.45.075 Highrise—Light and glare standards. 
 A. Exterior lighting shall be shielded and directed 
away from adjacent properties. 
 B. Interior lighting in parking garages shall be 
shielded to minimize nighttime glare on adjacent proper-
ties. 
 C. To prevent vehicle lights from affecting adjacent 
properties, driveways and parking areas for more than two 
(2) vehicles shall be screened from adjacent properties by 
a fence or wall between five (5) feet and six (6) feet in 
height, or a solid evergreen hedge or landscaped berm at 
least five (5) feet in height. If the elevation of the lot line is 
different from the finished elevation of the driveway or 
parking surface, the difference in elevation may be meas-
ured as a portion of the required height of the screen so 
long as the screen itself is a minimum of three (3) feet in 
height. The Director may waive the requirement for the 
screening if it is not needed due to changes in topography, 
agreements to maintain an existing fence, or the nature and 
location of adjacent uses. 
(Ord. 114046 § 14, 1988.) 
 
23.45.076 Highrise—Parking and access. 
 A. Parking Quantity. Parking shall be required as pro-
vided in Chapter 23.54. 
 B. Access to Parking. 
 1. Alley Access Required. Except when one (1) 
of the conditions of subsections B2 or B3 applies, access 
to parking shall be from the alley when the site abuts an 
alley improved to the standards of Section 23.53.030 C. 
Access from the street shall not be permitted. 
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 2. Street Access Required. Access to parking 
shall be from the street when: 
 a. The alley borders on a Single Family, 
Lowrise Duplex/Triplex, Lowrise 1 or Lowrise 2 Zone; 
 b. The lot does not abut an alley; 
 c. Due to the relationship of the alley to the 
street system, use of the alley for parking access would 
create a significant safety hazard. 
 3. Street or Alley Access Permitted. Access 
to parking may be from either the alley or the street when 
the conditions listed in subsection B2 do not apply, and 
one (1) or more of the following conditions are met: 
 a. Topography or designation of any portion of 
the site as environmentally critical makes alley access in-
feasible; 
 b. The alley is not improved to the standards of 
Section 23.53.030 C. 
 If such an alley is used for access, it shall be im-
proved according to the standards of Section 23.53.030 C; 
 c. Access to required barrier-free parking spac-
es which meet the Washington State Building Code, Chap-
ter 11 may be from either the street or alley, or both. 
 C. Location of Parking. 
 1. Parking shall be located on the same site as 
the principal use, except accessory off-site parking permit-
ted according to Section 23.45.166. 
 2. Parking may be located in or under the struc-
ture, provided that the parking is screened from street view 
by the front facade of the structure (Exhibit 23.45.076 A). 
Parking is permitted on all levels of a base structure, with 
the limitation that a maximum of fifty (50) percent of the 
area of the floor closest to the grade of the street may be 
used for parking. If the street-level facade is in retail use, 
sixty (60) percent of the street-level floor area may be used 
for parking. For each permitted curb cut, the facades may 
contain one (1) garage door, not to exceed the maximum 
width allowed for curb cuts. 
 3. Parking may be located outside a structure 
provided it maintains the following relationships to lot 
lines and structures. In all cases parking located outside of 
a structure shall be screened from direct street view as 
provided in Section 23.45.076 D: 
 a. Parking may be located between any struc-
tures on the same lot. 
 b. Parking may be located between any struc-
ture and the rear lot line of the lot (Exhibit 23.45.076 B). 
 c. Parking may be located between any struc-
ture and the side lot lines of the lot (Exhibit 23.45.076 B). 
 d. Parking shall not be located between any 
structure and the front lot line of a lot. 
 4. Location of Parking in Special Circums-
tances. For a cluster development, the location of parking 
shall be determined in relation to the structure or structures 
which have perimeter facades facing a street (Exhibit 
23.45.076 C). 
 D. Screening of Parking. 

 1. Parking shall be screened from direct street 
view by the facade of a structure, by garage doors, or by a 
fence or wall between five (5) and six (6) feet in height. 
When the fence or wall runs along the street front, there 
shall be a landscaped area a minimum of three (3) feet 
deep on the street side of the fence or wall. Such screening 
shall be located outside any required sight triangle. 
 2. The height of the visual barrier created by 
the screen required in subdivision 1 of this subsection shall 
be measured from street level. If the elevation of the lot 
line is different from the finished elevation of the parking 
surface, the difference in elevation may be measured as a 
portion of the required height of the screen, so long as the 
screen itself is a minimum of three (3) feet in height (Ex-
hibit 23.45.076 D). 
 3. Screening may also be required to reduce 
glare from vehicle lights, according to Section 23.45.075, 
light and glare standards. 
(Ord. 118794 § 29, 1997; Ord. 118414 § 26, 1996; Ord. 
117263 § 20, 1994; Ord. 115326 § 13, 1990; Ord. 114196 
§ 10, 1988; Ord. 114046 § 15, 1988; Ord. 112777 § 15, 
1986; Ord. 111390 § 32, 1983; Ord. 110793 § 36, 1982: 
Ord. 110570 § 3(part), 1982.) 
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Part 7 Other Principal Uses Permitted Outright 
 
23.45.080 Congregate residences. 
 A. Bulk and Siting. Congregate residences shall be 
subject to the development standards of the multifamily 
zone in which they are located. 
 B. Parking Quantity. Parking shall be required as pro-
vided in Chapter 23.54. 
(Ord. 117202 § 4, 1994; Ord. 112777 § 16, 1986: Ord. 
110570 § 3(part), 1982.) 
 
23.45.082 Assisted living facilities use and 

development standards. 
 A. Assisted living facilities shall be subject to the de-
velopment standards of the zone in which they are located 
except as provided below: 
 1. Density. Density limits do not apply to as-
sisted living facilities; and 
 2. Open Space. Open space requirements do 
not apply to assisted living facilities. 
 B. Other Requirements. 
 1. Minimum Unit Size. Assisted living units 
shall be designed to meet the minimum square footage 
required by WAC 388-110-140. 
 2. Facility Kitchen. There shall be provided a 
kitchen on-site which services the entire assisted living 
facility. 
 3. Communal Area. Communal areas (e.g., 
solariums, decks and porches, recreation rooms, dining 
rooms, living rooms, foyers and lobbies that are provided 
with comfortable seating, and gardens or other outdoor 
landscaped areas that are accessible to wheelchairs and 
walkers) with sufficient accommodations for socialization 
and meeting with friends and family shall be provided: 
 a. The total amount of communal area shall, at 
a minimum, equal twenty (20) percent of the total floor 
area in assisted living units. In calculating the total floor 
area in assisted living units, all of the area of each of the 
individual units shall be counted, including counters, clo-
sets and built-ins, but excluding the bathroom; 
 b. No service areas, including, but not limited 
to, the facility kitchen, laundry, hallways and corridors, 
supply closets, operations and maintenance areas, staff 
areas and offices, and rooms used only for counseling or 
medical services, shall be counted toward the communal 
area requirement; and 
 c. A minimum of four hundred (400) square 
feet of the required communal area shall be provided out-
doors, with no dimension less than ten (10) feet. A depar-
ture from the required amount and/or dimension of out-
door communal space may be permitted as part of the de-
sign review process, pursuant to Section 23.41.012 A. 
(Ord. 119238 § 2, 1998.) 
 

23.45.088 Nursing homes meeting development 
standards. 

 A. General Provisions. The establishment of new 
nursing homes which meet the development standards of 
this section shall be permitted outright in all multifamily 
zones. If the expansion of an existing nursing home meets 
all development standards, it shall be permitted outright. 
 B. Development Standards. Nursing homes shall be 
subject to the following standards: 
 1. A nursing home is subject to the develop-
ment standards of the multifamily zone in which it is lo-
cated. 
 2. Parking Quantity. Parking shall be provided 
as required in Chapter 23.54, unless the applicant can 
demonstrate that less parking is needed due to unique fea-
tures of the program. In such a case, the applicant shall 
enter into an agreement with the Director, specifying the 
parking required and linking the parking reduction to the 
features of the program which allow such reduction. Such 
parking reductions shall be valid only under the conditions 
specified, and if the conditions change, the standard re-
quirements must be met. 
(Ord. 117202 § 5, 1994: Ord. 112777 § 18, 1986; Ord. 
110570 § 3(part), 1982.) 
 
23.45.090 Institutions—General provisions. 
 A. The establishment of new institutions, such as reli-
gious facilities, community centers, private schools and 
child care centers, which meet the development standards 
of Sections 23.45.092 through 23.45.102, shall be permit-
ted outright in all multifamily zones. Institutions not meet-
ing all the development standards of these sections may be 
permitted as administrative conditional uses subject to the 
requirements of Section 23.45.122. 
 B. Public schools shall be permitted as regulated in 
Section 23.45.112. 
 C. If the expansion of an existing institution meets all 
development standards of Sections 23.45.092 through 
23.45.102, it shall be permitted outright. Expansions not 
meeting development standards may be permitted as ad-
ministrative conditional uses subject to the requirements of 
Section 23.45.122. Structural work which does not in-
crease usable floor area or seating capacity and does not 
exceed the height limit shall not be considered expansion. 
Such work includes but is not limited to roof repair or re-
placement, and construction of uncovered decks and 
porches, bay windows, dormers, and eaves. The estab-
lishment of a child care center in a legally established in-
stitution devoted to the care or instruction of children 
which does not require expansion of the existing structure 
or violate any condition of approval of the existing institu-
tional use shall not be considered an expansion of the use. 
Institutions in Lowrise Duplex/Triplex zones shall meet 
the development standards for institutions in Lowrise 1 
zones. 
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 D. The provisions of this section shall apply to Major 
Institution uses as provided in Chapter 23.69, Major Insti-
tution Overlay District. All major institutions shall be so 
designated and their boundaries approved by the Council. 
(Ord. 115043 § 8, 1990: Ord. 115002 § 6, 1990; Ord. 
114910 § 1, 1990: Ord. 114875 § 4, 1989: Ord. 114196 
§ 11, 1988; Ord. 112539 § 5, 1985: Ord. 110793 § 38, 
1982; Ord. 110570 § 3(part), 1982.) 
 
23.45.092 Institutions—Structure height. 
 A. Maximum height limits for institutions shall be as 
provided for multifamily structures in the same multifami-
ly zone. 
 B. In the Lowrise zones, for gymnasiums and audito-
riums that are necessary to an institution the maximum 
permitted height shall be thirty-five (35) feet if all portions 
of the structure above the height limit of the zone are set 
back at least twenty (20) feet from all property lines. 
Pitched roofs on the auditorium or gymnasium with a 
slope of not less than three to twelve (3:12) may extend 
ten (10) feet above the thirty-five (35) foot height limit. 
No portion of a shed roof on a gymnasium or auditorium 
shall be permitted to extend beyond thirty-five (35) feet. 
(Ord. 118414 § 27, 1996: Ord. 114910 § 2, 1990: Ord. 
113400 § 1, 1987: Ord. 110570 § 3(part), 1982.) 
 
23.45.094 Institutions—Structure width and 

depth. 
 A. Maximum Width. 
 1. The maximum width for institutions shall be 
as follows: 
 

 Maximum Width Maximum Width 

 Without Modulation With Modulation 

 or Landscaping or Landscaping 

Zone Option (feet) Option (feet) 

   

Lowrise 1 45 75 

Lowrise 2 45 90 

Lowrise 3 60 150 

Midrise 60 150 

Highrise   

—Facades or 

portions of 

facades be-

low 37 in 

height 

  

 90 No maximum width 

—Facades or 

portions of 

facades 

above 37 in 

height 

  

 100 100 

 

 2. In order to reach the maximum width permit-
ted in each zone, institutional structures shall be required 
to reduce the appearance of bulk through one (1) of the 
following options: 
 a. Modulation Option. Front facades, and side 
and rear facades facing street lot lines, shall be modulated 
(Exhibit 23.45.094 A) according to the following provi-
sions: 
 (1) The minimum depth of modulation shall 
be four (4) feet in Lowrise 1, Lowrise 2 and Lowrise 3 
Zones, and six (6) feet in Midrise and Highrise Zones. 
 (2) The minimum height of modulation shall 
be five (5) feet. 
 (3) The minimum width of modulation shall 
be twenty (20) percent of the total structure width or ten 
(10) feet, whichever is greater. 
 (4) Any unmodulated portion of the facade 
shall not comprise more than fifty (50) percent of the total 
facade area. 
 (5) In Highrise Zones, modulation shall only 
be required for the first sixty (60) feet in height of an insti-
tution’s facade; or if the facade above thirty-seven (37) 
feet is set back twenty (20) feet or more from the lot lines, 
modulation shall only be required for the first thirty-seven 
(37) feet in height of the structure. The maximum width of 
any unmodulated portion of the facade in Highrise Zones 
shall be ninety (90) feet. 
 b. Landscape Option. Front setbacks and 
landscaping shall be provided as follows: 
 (1) The required front setback shall be five 
(5) feet more than the required minimum setback for the 
lot. 
 (2) One (1) tree and three (3) shrubs are re-
quired for each three hundred (300) square feet of required 
front setback and street-facing side and rear setbacks. 
When new trees are planted, at least half must be deci-
duous. 
 (3) Trees and shrubs which already exist in 
the required planting area or have their trunk or center 
within ten (10) feet of the area may be substituted for re-
quired plantings on a one-tree-to-one-tree or one-shrub-to-
one-shrub basis if the minimum standards in Section 
23.86.022 (Measurements) are met. In order to give credit 
for large existing trees, a tree may count as one (1) re-
quired tree for every three hundred (300) feet of its canopy 
spread. 
 (4) The planting of street trees may be substi-
tuted for required trees on a one-to-one (1:1) basis. All 
street trees shall be planted according to City standards. 
 (5) Each setback required to be landscaped 
shall be planted with shrubs, grass and/or evergreen 
ground cover. 
 (6) Landscape features such as decorative 
paving, sculptures or fountains are permitted to a maxi-
mum of twenty-five (25) percent of each required 
landscaped area. 
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 (7) A plan shall be filed showing the layout of 
the required landscaping. 
 (8) The property owner shall maintain all 
landscape material and replace any dead or dying plants. 
 (9) Authorization of the use shall be subject 
to the posting by the applicant of a cash deposit or the 
pledge of an interest-bearing account with the City Direc-
tor of Executive Administration in the amount equal to 
sixty (60) percent of the estimated cost of the landscaping, 
guaranteeing compliance. The deposit shall be refunded or 
the pledge released by the City Director of Executive Ad-
ministration five (5) years from the date of issuance of the 
covering use permit at the request of the permittee upon 
presentation of a certificate of compliance from the Direc-
tor of Design, Construction and Land Use. The deposit or 
pledge account shall be forfeited to the City if the 
landscaping requirements have not been complied with by 
the end of the five (5) year period, and the proceeds shall 
be used by the Director to effect compliance; provided, 
that such forfeiture shall not relieve the permittee from 
compliance with the landscaping requirements. 
 B. Maximum Depth. The maximum depth of institu-
tional structures shall be sixty-five (65) percent of lot 
depth. 
(Ord. 120794 § 294, 2002; Ord. 116368 § 303, 1992; Ord. 
110570 § 3(part), 1982.) 
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23.45.096 Institutions—Setback requirements. 
 A. Front Setback. The minimum depth of the required 
front setback shall be determined by the average of the 
setbacks of structures on adjoining lots, but is not required 
to exceed twenty (20) feet. In Lowrise 1, Lowrise 2 and 
Lowrise 3 Zones, the setback shall not be reduced below 
an average of ten (10) feet, and no portion of the structure 
shall be closer than five (5) feet to the front lot line. 
 In Highrise Zones, where the street front is devoted 
to retail and service use, no front yard setback shall be 
required. 
 B. Rear Setback. The minimum rear setback shall be 
ten (10) feet in Lowrise 1, 2 and 3 and Midrise Zones. The 
minimum rear setback in Highrise Zones shall be twenty 
(20) feet. 
 C. Side Setback. 
 1. The minimum side setback shall be ten (10) 
feet from a side lot line which abuts any other residentially 
zoned lot. A five (5) foot setback shall be required in all 
other cases, except that the minimum side street side set-
back shall be ten (10) feet. 
 In Highrise Zones, structures which are between 
ninety-one (91) and one hundred twenty (120) feet in 
height shall have a minimum side setback of fourteen (14) 
feet; structures which are taller than one hundred twenty 
(120) feet shall have a minimum side setback of sixteen 
(16) feet (Exhibit 23.45.096 A). 
 2. When the depth of a structure exceeds sixty-
five (65) feet, an additional setback shall be required for 
that portion in excess of sixty-five (65) feet. This addition-
al setback may be averaged along the entire length of the 
wall. The side setback requirement for portions of walls 
subject to this provision shall be provided as shown in the 
following chart. 
 

Side Setback Requirements for Structures 

Greater than Sixty-Five Feet in Depth 

 

H 0-10 

11-

21 

21-

30 

31-

40 

41-

50 

51-

60 

61-

70 

71-

80 

81-

90 

91-

160 

           

D           

66—70 11 12 13 14 15 16 17 18   

71—80 12 13 14 15 16 17 18 19 20 21 

81—90 13 14 15 16 17 18 19 20 21 22 

91—100 14 15 16 17 18 19 20 21 22 23 

101—110 15 16 17 18 19 20 21 22 23 24 

 
 D. Setbacks for Specific Items. In Lowrise 1, Lowrise 
2 and Lowrise 3 zones, the following items shall be lo-
cated at least twenty (20) feet from any abutting residen-
tially zoned lot: 
 1. Emergency entrances; 
 2. Main entrance door of the institutional struc-
ture; 
 3. Outdoor play equipment and game courts; 

 4. Openable window of gymnasium, assembly 
hall or sanctuary; 
 5. Garbage and trash disposal mechanism; 
 6. Kitchen ventilation; 
 7. Air-conditioning or heating mechanism; 
 8. Similar items causing noise and/or odors as 
determined by the Director. 
 E. Landscaping and Screening of Required Setbacks. 
 1. Institutions shall provide landscaping for 
setbacks which abut a street. Such setbacks shall be 
planted with trees, shrubs, grass and/or evergreen ground 
cover. The planting of street trees shall also be considered 
as part of the landscaping. Landscape features such as de-
corative paving, sculptures or fountains are permitted to a 
maximum of twenty-five (25) percent of each required 
landscaped area. If the landscaping option of Section 
23.45.094 A2b is used, that shall fulfill all the require-
ments of this section. 
 a. A plan shall be filed showing the layout of 
the required landscaping. This landscaping plan shall meet 
the standards established by the Director. 
 b. The property owner shall maintain all land-
scape material and replace any dead or dying plants. 
 c. Authorization of the use shall be subject to 
the posting by the applicant of a cash deposit or the pledge 
of an interest-bearing account with the City Director of 
Executive Administration in the amount of sixty (60) per-
cent of the estimated cost of the landscaping, guaranteeing 
compliance. The deposit shall be refunded or the pledge 
released by the City Director of Executive Administration 
five (5) years from the date of issuance of the covering 
master use permit at the request of the permittee upon 
presentation of a certificate of compliance from the Direc-
tor. The deposit or pledge account shall be forfeited to the 
City if the landscaping requirements have not been com-
plied with by the end of the five (5) year period, and the 
proceeds shall be used by the Director to effect com-
pliance; provided, that such forfeiture shall not relieve the 
permittee from compliance with the landscaping require-
ments. This requirement shall not apply to child care fa-
cilities locating in existing structures. 
(Ord. 120794 § 295, 2002; Ord. 120117 § 18, 2000; Ord. 
116368 § 304, 1992; Ord. 114875 § 5, 1989; Ord. 110793 
§ 39, 1982; Ord. 110570 § 3(part), 1982.) 
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23.45.098 Institutions—Parking, access and 
transportation plan requirements. 

 A. Parking Quantity. Parking and loading shall be 
required as provided in Section 23.54.015. 
 B. Location of Parking. Parking areas and facilities 
may not be located in the required front setback or side 
street side setback. Otherwise, parking may be located in 
or under the structure, or in the front, side or rear of the 
structure. 
 C. Screening of Parking. Access or parking areas and 
facilities for more than five (5) vehicles shall be screened 
in accordance with the following requirements. 
 1. Screening shall be provided on each side of 
the parking area which abuts on or faces across a street, 
alley or access easement any lot in a residential zone. 
 2. Screening shall consist of a fence, solid 
evergreen hedge or wall between four (4) and six (6) feet 
in height. Sight triangles shall be provided. 
 3. The height of the visual barrier created by 
the screen required in paragraph 2 shall be measured from 
street level. If the elevation of the lot line is different from 
the finished elevation of the parking surface, the difference 
in elevation may be measured as a portion of the required 
height of the screen, so long as the screen itself is a mini-
mum of three (3) feet in height (Exhibit 23.45.098 A). 
 D. Landscaping of Parking. Accessory parking areas 
for more than twenty (20) vehicles shall be landscaped 
according to the following requirements: 
 1. One (1) tree per every five (5) parking spac-
es shall be required. 
 2. Each required tree shall be planted in a 
landscaped area and shall be three (3) feet away from any 
curb of a landscaped area or edge of the parking area. 
Permanent curbs or structural barriers shall enclose each 
landscaped area. 
 3. Hardy evergreen ground cover shall be 
planted to cover each landscaped area. 
 4. The trees and landscaped areas shall be lo-
cated within the parking area in such a manner that large 
expanses of pavement and cars are visually broken and 
softened. 
(Ord. 114875 § 6, 1989; Ord. 112777 § 19, 1986; Ord. 
110793 § 40, 1982; Ord. 110570 § 3(part), 1982.) 
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23.45.100 Institutions—Noise, odors, light and 
glare, and signs. 

 A. Noise. 
 1. Institutions shall be designed to meet the 
terms of Chapter 25.08 of the Seattle Municipal Code 
(Noise Control). 
 2. Institutions which are the origin or destina-
tion of emergency vehicles which emit noise specifically 
exempted by Chapter 25.08 shall be located only on an 
arterial street as designated in Chapter 11.18 of the Seattle 
Municipal Code (Traffic Code). Access to emergency en-
trances for such institutions shall also be located on the 
arterial. 
 B. Odors. Ventilation devices and other sources of 
odors shall be directed away from residential property. 
 C. Light and Glare. 
 1. Exterior lighting for institutions shall be 
shielded or directed away from principal structures on 
adjacent residential lots. 
 2. Poles for freestanding exterior lighting shall 
be permitted up to a maximum height of thirty (30) feet. 
Light poles for illumination of athletic fields on new and 
existing public school sites will be allowed to exceed thir-
ty (30) feet subject to the requirements of Section 
23.45.112, Public schools. 
(Ord. 120266 § 2, 2001; Ord. 112830 § 4, 1986; Ord. 
110570 § 3(part), 1982.) 
 
23.45.102 Institutions—Dispersion criterion. 
 A. The lot line of any new or expanding institution 
other than child care centers locating in legally established 
institutions shall be located six hundred (600) feet or more 
from any lot line of any other institution in a residential 
zone with the following exceptions: 
 1. An institution may expand even though it is 
within six hundred (600) feet of a public school if the pub-
lic school is constructed on a new site subsequent to De-
cember 12, 1985. 
 2. A proposed institution may be located less 
than six hundred (600) feet from a lot line of another insti-
tution if the Director determines that the intent of the dis-
persion criteria is achieved due to the presence of physical 
elements such as bodies of water, large open spaces or 
topographical breaks or other elements such as arterials, 
freeways or nonresidential uses, which provide substantial 
separation from other institutions. 
(Ord. 114875 § 7, 1989: Ord. 112539 § 6, 1985; Ord. 
110793 § 41, 1982; Ord. 110570 § 3(part), 1982.) 
 
1. Editor’s Note: Ordinance 112539 was adopted on November 12, 

1985. 

 
23.45.106 Public facilities. 
 A. Except as provided in subsections B, E, F and G of 
this section below, uses in public facilities that are similar 
to uses permitted outright or permitted as an administrative 

conditional use under this chapter shall also be permitted 
outright or as an administrative conditional use, subject to 
the same use regulations, development standards and ad-
ministrative conditional use criteria that govern the similar 
use. The City Council may waiver or modify applicable 
development standards or administrative conditional use 
criteria according to the provisions of Chapter 23.76, Sub-
chapter III, Council Land Use Decisions, with public 
projects considered as Type IV quasi-judicial Decisions 
and City facilities considered as Type V legislative deci-
sions. 
 B. Other Permitted Uses in Public Facilities Requiring 
City Council Approval. The following uses in public facil-
ities shall be permitted outright in all multifamily zones, 
when the development standards for institutions (Sections 
23.45.092 through 23.45.102) are met: 
 1. Police precinct stations; 
 2. Fire stations; 
 3. Public boat moorages; 
 4. Utility service uses; and 
 5. Other similar uses. 
 If the proposed public facility use does not meet the 
development standards for institutions, the City Council 
may waive or modify applicable development standards 
according to the provisions of Chapter 23.76, Subchapter 
III, Council Land Use Decisions, with public projects con-
sidered as Type IV quasi-judicial decisions and City facili-
ties considered as Type V legislative decisions. 
 C. In all multifamily zones, uses in public facilities 
not meeting development standards may be permitted by 
the Council if the following criteria are satisfied: 
 1. the project provides unique services which 
are not provided to the community by the private sector, 
such as police and fire stations; and 
 2. The proposed location is required to meet 
specific public service delivery needs; and 
 3. The waiver or modification to the develop-
ment standards is necessary to meet specific public service 
delivery needs; and 
 4. The relationship of the project to the sur-
rounding area has been considered in the design, siting, 
landscaping and screening of the facility. 
 D. Expansion of Uses in Public Facilities. 
 1. Major Expansion. Major expansions may be 
permitted to uses in public facilities allowed in subsections 
A and B of this section above according to the same provi-
sions and procedural requirements as described in these 
subsections. A major expansion of a public facility use 
occurs when the expansion that is proposed would not 
meet development standards or exceed either seven hun-
dred fifty (750) square feet or ten (10) percent of its exist-
ing area, whichever is greater, including gross floor area 
and areas devoted to active outdoor uses other than park-
ing. 
 2. Minor Expansion. When an expansion falls 
below the major expansion threshold level, it is a minor 
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expansion. Minor expansions may be permitted to uses in 
public facilities allowed in subsections A and B of this 
section above according to the provisions of Chapter 
23.76, Procedures for Master Use Permits and Council 
Land Use Decisions, for a type I Master Use Permit when 
the development standards of the zone in which the public 
facility is located are met. 
 E. The following public facilities shall be prohibited 
in all multifamily zones: 
 1. Jails; 
 2. Work-release centers; 
 3. METRO operating bases; 
 4. Park and Ride lots; 
 5. Sewage treatment plants; 
 6. Solid waste transfer stations; 
 7. Animal control shelters; and 
 8. Post office distribution centers. 
 F. Specific Development Standards for Public Facili-
ties. 
 1. Sale and consumption of beer during day-
light hours on public park premises shall be permitted in a 
building or within fifty (50) feet of the building on an ad-
joining terrace; provided, that such use shall be in a com-
pletely enclosed building or enclosed portion of building 
when within one hundred (100) feet of any lot in a residen-
tial zone. 
 2. Sale and consumption of alcoholic beverages 
under a Class H liquor license on municipal golf course 
premises during the established hours of operation of the 
golf course shall be permitted in a building or within fifty 
(50) feet of the building on an adjoining terrace, provided, 
that such use shall be in a completely enclosed building or 
enclosed portion of building when within one hundred 
(100) feet of any lot in a residential zone. 
 G. Convention Center. The location or expansion of a 
public convention center may be permitted in the Highrise 
Zone through a Type IV Council land use decision. The 
following shall be considered in evaluating and approving, 
conditioning or denying public convention center propos-
als: 
 1. In making its decision, the Council shall 
determine whether the facility serves the public interest. 
This determination shall be based on an evaluation of the 
public benefits and the adverse impacts of the facility. The 
Council shall approve the facility only if it finds that pub-
lic benefits outweigh the adverse impacts of the facility 
which cannot otherwise be mitigated. 
 2. In evaluating the public benefits and adverse 
impacts of a proposed convention center, the Council shall 
consider, but is not limited to, the following factors: 
 a. Economic impacts including, but not limited 
to, the net fiscal impacts on The State of Washington and 
City of Seattle, increased employment opportunities, de-
mand for new development and increased tourism in the 
City and state; 

 b. Public amenities incorporated in the project 
including, but not limited to, open spaces accessible to the 
public and improved pedestrian circulation systems; 
 c. The relationship of the project to its sur-
roundings with respect to height, bulk, scale, massing, 
landscaping, aesthetics, view enhancement or blockage, 
shadows and glare; 
 d. Impacts of the facility on traffic, parking, 
street systems, transit and pedestrian circulation; 
 e. Impacts of the facility on existing residential 
development in the vicinity of the project, including but 
not limited to direct and indirect housing loss; 
 f. Impacts of the facility on local governmental 
services and operations, including, but not limited to po-
lice and fire protection, and water, sewer and electric utili-
ties; 
 g. Impacts of the facility relative to noise and 
air quality; 
 h. Cumulative impacts of the project on go-
vernmental services and facilities, natural systems, or the 
surrounding area, considering the project’s impacts in ag-
gregate with the impacts of prior development and the 
impacts of future development which may be induced by 
the project; 
 i. Additional information as the Council deems 
necessary to fully evaluate the proposal. 
 3. If the Council approves a convention center, 
it may attach conditions to its approval as necessary to 
protect the public interest or to mitigate adverse impacts. 
Conditions required by the Council may include, but are 
not limited to, landscaping, screening or other design 
amenities; parking facilities adequate to accommodate 
potential parking demands; a traffic management plan; 
measures to mitigate housing loss; and measures to reduce 
energy consumption. 
 H. Essential Public Facilities. Permitted essential pub-
lic facilities shall also be reviewed according to the provi-
sions of Chapter 23.80, Essential Public Facilities. 
(Ord. 118672 § 5, 1997: Ord. 117430 § 46, 1994; Ord. 
114623 § 2, 1989; Ord. 112522 § 11, 1985; Ord. 111702 
§ 1, 1984; Ord. 110793 § 42, 1982; Ord. 110570 § 3(part), 
1982.) 
 
23.45.108 Public or private parks and 

playgrounds. 
 The establishment of new or expansion of existing pub-
lic or private parks and playgrounds, including customary 
structures and activities, shall be permitted outright in all 
multifamily zones. Garages and service or storage areas 
accessory to parks shall be located one hundred (100) feet 
or more from any other lot in a residential zone and shall 
be screened from view from such lot. 
(Ord. 110793 § 43, 1982.) 
 

Seattle Municipal Code 

December 2002 code update file 

Text provided for historic reference only. 

 
See ordinances creating and amending  

sections for complete text, graphics,  

and tables and to confirm accuracy of 

this source file. 

 
 
 
 
 
 
 
 
 
 
 
 
For current SMC, contact  

the Office of the City Clerk 



 

 

23.45.110 Ground-floor business and 
commercial use in Midrise and 
Highrise zones. 

 Certain commercial uses shall be permitted outright on 
the ground floor of multifamily structures in Midrise and 
Highrise zones under the following conditions. These pro-
visions shall not apply to Midrise and Highrise zones 
which have been designated Residential-Commercial on 
the Official Land Use Map. 
 A. Location. 
 1. In Midrise Zones, the use may be located 
only within a one (1) block radius of a commercial zone. 
 2. In Highrise Zones, the use may be located 
anywhere in the zone. 
 3. The commercial use may be located only on 
the ground floor of a multifamily structure. On sloping 
sites, the commercial use may be located at more than one 
(1) level within the structure as long as the commercial 
area does not exceed the area of the structure’s footprint 
(Exhibit 23.45.110 A). 
 B. Permitted Commercial Uses. The following uses 
shall be permitted as ground-floor commercial uses in Mi-
drise and Highrise zones: 
 1. Personal and household retail sales and ser-
vices; 
 2. Medical services; 
 3. Restaurants without cocktail lounges; 
 4. Business support services; 
 5. Offices; and 
 6. Food processing and craft work. 
 C. Ground-floor commercial uses shall meet the fol-
lowing standards: 
 1. All business, service, repair, processing, sto-
rage or merchandise display shall be conducted wholly 
within an enclosed structure, except for off-street vehicle 
parking and off-street loading. All goods produced shall be 
sold at retail on the premises where produced. 
 2. The maximum gross floor area of any one 
(1) business enterprise shall be no greater than four thou-
sand (4,000) square feet, except that the maximum gross 
floor area of a multi-purpose convenience store shall be 
ten thousand (10,000) square feet. 
 3. Processes and equipment employed and 
goods processed or sold shall be limited to those which do 
not produce noticeable odors, dust, smoke, cinders, gas, 
noise, vibration, refuse matter or water-carried waste. 
 4. Parking shall be required as provided in 
Chapter 23.54. 
 5. No loading berths shall be required for 
ground-floor commercial uses. If provided, loading berths 
shall be located so that access to residential parking is not 
blocked. 
 6. Identifying signs shall be permitted accord-
ing to Chapter 23.55, Signs. 
(Ord. 113662 § 1, 1987: Ord. 112777 § 20, 1986; Ord. 
112830 § 5, 1986: Ord. 110570 § 3(part), 1982.)

1
 

 
1. Editor’s Note: Ordinance 112777 was signed by the Mayor on 

April 10, 1986 and became effective June 9, 1986. Ordinance 

112830 was signed by the Mayor on May 9, 1986 and became 

effective on June 8, 1986; thus Ordinance 112777 is the later 

ordinance. 
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23.45.112 Public schools. 
 Public Schools Meeting Development Standards. New 
public schools or additions to existing public schools and 
accessory uses including child care centers which meet the 
following development standards shall be permitted in all 
multifamily zones. Public schools in Lowrise Dup-
lex/Triplex (LDT) zones shall meet the development stan-
dards for public schools in Lowrise 1 (L1) zones. Depar-
tures from development standards of this section may be 
permitted or required pursuant to procedures and criteria 
established in Chapter 23.79, Establishment of Develop-
ment Standard Departure for Public Schools. 
 A. Height. 
 1. For new public school construction on new 
public school sites, the maximum permitted height shall be 
the maximum height permitted in the zone for multifamily 
structures. For gymnasiums and auditoriums in the lowrise 
zones which are accessory to the public school, the maxi-
mum permitted height shall be thirty-five (35) feet plus ten 
(10) feet for a pitched roof if all portions of the structure 
above the height limit of the zone are set back at least 
twenty (20) feet from all property lines. All parts of a 
gymnasium or auditorium roof above the height limit must 
be pitched at a rate of not less than three to twelve (3:12). 
No portion of a shed roof on a gymnasium or auditorium 
shall be permitted to extend above the thirty-five (35) foot 
height limit under this provision. 
 2. For new public school construction on exist-
ing public school sites, the maximum permitted height 
shall be the maximum height permitted in the zone for 
multifamily structures or thirty-five (35) feet plus fifteen 
(15) feet for a pitched roof, whichever is greater. If the 
thirty-five (35) foot height limit applies, all parts of the 
roof above the height limit must be pitched at a rate of not 
less than three to twelve (3:12). No portion of a shed roof 
shall be permitted to extend beyond the thirty-five (35) 
foot height limit under this provision. 
 3. For additions to existing public schools on 
existing public school sites, the maximum height permitted 
shall be the maximum height permitted in the zone for 
multifamily structures, the height of the existing school, or 
thirty-five (35) feet plus fifteen (15) feet for a pitched roof, 
whichever is greater. When the height limit is thirty-five 
(35) feet, all parts of the roof above the height limit must 
be pitched at a rate of not less than three to twelve (3:12). 
No portion of a shed roof shall be permitted to extend 
beyond the thirty-five (35) foot height limit under this pro-
vision. 
 4. Development standard departure may be 
granted or required pursuant to the procedures and criteria 
set forth in Chapter 23.79. For construction of new struc-
tures on new and existing public school sites to the extent 
not otherwise permitted outright, maximum height which 
may be granted as a development standard departure shall 
be thirty-five (35) feet plus fifteen (15) feet for a pitched 
roof for elementary schools and sixty (60) feet plus fifteen 
(15) feet for a pitched roof for secondary schools. The 

standards for roof pitch at paragraph 3 shall apply. All 
height maximums may be waived by the Director when 
waiver would contribute to reduced demolition of residen-
tial structures. 
 5. The provisions regarding height for sloped 
lots, pitched roofs, and rooftop features for the zone in 
which the public school is located shall apply. 
 6. Light Standards. 
 a. Light standards for illumination of athletic 
fields on new and existing public school sites will be al-
lowed to exceed the maximum permitted height, up to a 
maximum height of one hundred (100) feet, where deter-
mined by the Director to be necessary to ensure adequate 
illumination and where the Director determines that im-
pacts from light and glare are minimized to the greatest 
extent practicable. The applicant must submit an engi-
neer’s report demonstrating that impacts from light and 
glare are minimized to the greatest extent practicable. 
When proposed light standards are reviewed as part of a 
project being reviewed pursuant to Chapter 25.05, Envi-
ronmental Policies and Procedures, and requiring a SEPA 
determination, the applicant must demonstrate that the 
additional height contributes to a reduction in impacts 
from light and glare. 
 b. When proposed light standards are not in-
cluded in a proposal being reviewed pursuant to Chapter 
25.05, the Director may permit the additional height as a 
special exception subject to Chapter 23.76, Procedures for 
Master Use Permits and Council Land Use Decisions. 
 (1) When seeking a special exception for tal-
ler light standards, the applicant must submit an engineer’s 
report demonstrating that the additional height contributes 
to a reduction in impacts from light and glare. When the 
proposal will result in extending the lighted area’s duration 
of use, the applicant must address and mitigate potential 
impacts. including but not limited to, increased duration of 
noise, traffic, and parking demand. The applicant also 
must demonstrate it has conducted a public workshop for 
residents within one-eighth (1/8) of a mile of the affected 
school in order to solicit comments and suggestions on 
design as well as potential impacts. 
 (2) The Director may condition a special ex-
ception to address negative impacts from light and glare on 
surrounding areas, and conditions may also be imposed to 
address other impacts associated with increased field use 
due to the addition of lights, including, but not limited to, 
increased noise, traffic, and parking demand. 
 B. Setbacks. 
 1. General Requirements. 
 a. No setbacks shall be required for new public 
school construction or for additions to existing public 
school structures for that portion of the site across a street 
or an alley or abutting a lot in a nonresidential zone. When 
any portion of the site is across a street or an alley from or 
abuts a lot in a residential zone, setbacks shall be required 
for areas facing or abutting residential zones as provided in 
subsections B2 through B5 below. Setbacks for sites 
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across a street or alley from or abutting lots in Residential-
Commercial (RC) zones shall be based upon the residen-
tial zone classification of the RC lot. 
 b. The minimum setback requirement may be 
averaged along the entire structure facade with absolute 
minimums for areas abutting lots in residential zones as 
provided in subsections B2b, B3b and B4b. 
 c. Trash disposals, openable windows in a 
gymnasium, main entrances, play equipment, kitchen ven-
tilators or other similar items shall be located at least thirty 
(30) feet from any single-family zoned lot and twenty (20) 
feet from any multifamily zoned lot. 
 d. The general setback exceptions regulations 
of the zone in which the public school is located shall ap-
ply. 
 2. New Public School Construction on New 
Public School Sites. 
 a. New public school construction on new pub-
lic school sites across a street or alley from lots in residen-
tial zones shall provide minimum setbacks according to 
the facade height of the school and the designation of the 
facing residential zone, as follows: 
 

 Minimum Setbacks 

 Zone from which Across 

Facade Height1 SF/L1 L2/L3 MR HR 

 Average 

Up to 20 15 10 5 0 

21 to 35 15 10 5 0 

36 to 50 20 15 5 0 

51 or more 25 20 10 0 

 
1. Height of facade or portion of facade and height of pitched roof to 

ridge from existing grade. 

 
 b. New public school construction on new pub-
lic school sites abutting lots in residential zones shall pro-
vide minimum setbacks according to the facade height of 
the school and the designation of the abutting residential 
zone, as follows: 
 

 Minimum Setbacks 

 Abutting Zone 

Facade Height1 SF/L1 L2/L3 MR HR 

 Average (minimum) 

Up to 20 20 (10) 15 (10) 10 (5) 0 (0) 

21 to 35 25 (10) 20 (10) 10 (5) 0 (0) 

36 to 50 25 (10) 20 (10) 10 (5) 0 (0) 

51 or more 30 (15) 25 (10) 15 (5) 0 (0) 

 
1. Height of facade or portion of facade and height of pitched roof to 

ridge from existing grade. 

 
 3. New Public School Construction on Existing 
Public School Sites. 
 a. New public school construction on existing 
public school sites across a street or alley from lots in resi-
dential zones shall provide either the setback of the pre-

vious structure on the site or minimum setbacks according 
to the facade height of the school and the designation of 
the facing residential zone, as follows, whichever is less: 
 

 Minimum Setbacks 

 Zone from which Across 

Facade Height1 SF/L1 L2/L3 MR HR 

 Average 

Up to 20 10 5 5 0 

21 to 35 10 5 5 0 

36 to 50 15 10 5 0 

51 or more 20 15 10 0 

 
1. Height of facade or portion of facade and height of pitched roof to 

ridge from existing grade. 

 
 b. New public school construction on existing 
public school sites abutting lots in residential zones shall 
provide either the setback of the previous structure on the 
site or minimum setbacks according to the facade height of 
the school and the designation of the abutting residential 
zone, as follows, whichever is less: 
 

 Minimum Setbacks 

 Abutting Zone 

Facade Height1 SF/L1 L2/L3 MR HR 

 Average (minimum) 

Up to 20 15 (10) 10 (5) 10 (5) 0 (0) 

21 to 35 20 (10) 15 (10) 10 (5) 0 (0) 

36 to 50 25 (10) 20 (10) 10 (5) 0 (0) 

51 or more 30 (15) 25 (10) 15 (5) 0 (0) 

 
1. Height of facade or portion of facade and height of pitched roof to 

ridge from existing grade. 

 
 4. Additions to Existing Public School Struc-
tures on Existing Public School Sites. (See Exhibit 
23.44.017 A in Chapter 23.44.) 
 a. Additions to existing public school structures 
on existing public school sites across a street or alley from 
lots in residential zones shall provide either the setback of 
the previous structure on the site or minimum setbacks 
according to the facade height of the school and the desig-
nation of the facing residential zone, as follows, whichever 
is less: 
 

 Minimum Setbacks 

 Zone from which Across 

Facade Height1 SF/L1 L2/L3 MR HR 

 Average 

Up to 20 5 5 5 0 

21 to 35 10 5 5 0 

36 to 50 15 10 5 0 

51 or more 20 15 10 0 

 
1. Height of facade or portion of facade and height of pitched roof to 

ridge from existing grade. 
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 b. Additions to public schools on existing pub-
lic school sites abutting lots in residential zones shall pro-
vide either the setback of the previous structure on the site 
or minimum setbacks according to the facade height of the 
school and the designation of the abutting residential zone, 
as follows, whichever is less: 
 

 Minimum Setbacks 

 Abutting Zone 

Facade Height1 SF/L1 L2/L3 MR HR 

 Average (minimum) 

Up to 20 10 (5) 10 (5) 10 (5) 0 (0) 

21 to 35 15 (5) 10 (5) 10 (5) 0 (0) 

36 to 50 20 (10) 20 (10) 10 (5) 0 (0) 

51 or more 25 (10) 25 (10) 15 (5) 0 (0) 

 
1. Height of facade or portion of facade and height of pitched roof to 

ridge from existing grade. 

 
 5. Development standard departure may be 
granted or required pursuant to the procedures and criteria 
set forth in Chapter 23.79 as follows: 
 a. The minimum average setback may be re-
duced to ten (10) feet and the minimum setback to five (5) 
feet for structures or portions of structures across a street 
or alley from lots in residential zones. 
 b. The minimum average setback may be re-
duced to fifteen (15) feet and the minimum setback to five 
(5) feet for structures or portions of structures abutting lots 
in residential zones. 
 c. The limits in paragraphs a and b of this sub-
division 5 may be waived by the Director when waiver 
would contribute to reduced demolition of residential 
structures. 
 C. Structure Width. 
 1. When a new public school structure is built 
on a new public school site or on an existing public school 
site, the maximum width of a structure shall be sixty-five 
(65) feet unless either the modulation option in subsection 
C1a or the landscape option in subsection C1b of this sec-
tion is met. 
 a. Modulation Option. Front facades and side 
and rear facades facing street lot lines shall be modulated 
according to the following provisions: 
 (1) The minimum depth of modulation shall 
be four (4) feet. 
 (2) The minimum width of modulation shall 
be twenty (20) percent of the total structure width or ten 
(10) feet, whichever is greater. 
 b. Landscape Option. Setbacks and landscaping 
shall be provided as follows: 
 (1) One (1) tree and three (3) shrubs are re-
quired for each three hundred (300) square feet of required 
setback. When new trees are planted, at least half must be 
deciduous. 
 (2) Trees and shrubs which already exist in 
the required planting area or have their trunk or center 

within ten (10) feet of the area may be substituted for re-
quired plantings on a one (1) tree to one (1) tree or one (1) 
shrub to one (1) shrub basis if the minimum standards in 
Chapter 23.86, Measurements, are met, except that shrub 
height need not exceed two (2) feet at any time. In order to 
give credit for large existing trees, a tree may count as one 
(1) required tree for every three hundred (300) square feet 
of its canopy spread. 
 (3) The planting of street trees may be substi-
tuted for required trees on a one-to-one (1:1) basis. All 
street trees shall be planted according to City of Seattle 
Transportation Department tree planting standards. 
 (4) Each setback required to be landscaped 
shall be planted with shrubs, grass, and/or evergreen 
ground cover. 
 (5) Landscape features such as decorative 
paving are permitted to a maximum of twenty-five (25) 
percent of each required landscaped area. 
 (6) A plan shall be filed showing the layout of 
the required landscaping. 
 (7) The School District shall maintain all 
landscape material and replace any dead or dying plants. 
 2. There is no maximum width limit for addi-
tions to existing public school structures on existing public 
school sites. The Director may require landscaping to re-
duce the appearance of bulk. 
 3. Development standard departure from the 
modulation and landscaping standards may be granted or 
required pursuant to the procedures and criteria set forth in 
Chapter 23.79 to permit other techniques to reduce the 
appearance of bulk. Modulation and landscaping standards 
may be waived by the Director when waiver would contri-
bute to reduced demolition of residential structures. 
 D. Parking Quantity. Parking shall be as required as 
provided in Chapter 23.54. 
 E. Parking Location. Parking may be located: 
 1. Within the principal structure; or 
 2. On any portion of the site except the front 
setback when separated from streets and from abutting lots 
in residential zones by a five (5) foot deep area which is 
landscaped with trees and ground cover determined by the 
Director as adequate to soften the view of the parking from 
adjacent properties. In the case of a through lot, parking 
may also be located in one (1) front setback when 
landscaped as described in this subsection. 
 3. Development standard departure may be 
granted or required pursuant to the procedures set forth in 
Chapter 23.79 to permit parking location anywhere on the 
site and to reduce required landscaping. Landscaping may 
be waived in whole or in part if the topography of the site 
or other circumstances result in the purposes of landscap-
ing being served, as, for example, when a steep slope 
shields parking from the view of abutting properties. This 
test may be waived by the Director when waiver would 
contribute to reduced demolition of residential structures. 
 F. Bus and Truck Loading and Unloading. 
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 1. An off-street bus loading and unloading area 
of a size reasonable to meet the needs of the school shall 
be provided and may be located in any required setback. 
The bus loading and unloading area may be permitted in a 
landscaped area provided under subsection C1b if the Di-
rector determines that landscaping around the loading and 
unloading area softens the impacts of its appearance on 
abutting properties. 
 2. One (1) off-street loading berth shall be re-
quired for new public school construction. 
 3. Development standard departure may be 
granted or required pursuant to the procedures and criteria 
set forth in Chapter 23.79 from the requirements and stan-
dards for bus and truck loading and unloading areas and 
berths only when departure would contribute to reduced 
demolition of residential structures. 
 G. Noise, Odor, Light and Glare. The development 
standards for small institutions set forth in subsections A1, 
B and C of Section 23.45.100 shall apply. Development 
standard departure from these standards may be granted or 
required pursuant to the procedures set forth in Chapter 
23.79 only when departure would contribute to reduced 
demolition of residential structures. 
(Ord. 120266 § 3, 2001; Ord. 118794 § 30, 1997; Ord. 
118414 § 28, 1996; Ord. 118409 § 181, 1996: Ord. 116744 
§ 5, 1993; Ord. 114875 § 8, 1989; Ord. 114196 § 12, 
1988; Ord. 112777 § 21, 1986; Ord. 112830 § 6, 1986; 
Ord. 112539 § 7, 1985.)

1
 

 
1. Editor’s Note: Ordinance 112777 was signed by the Mayor on 

April 10, 1986 and became effective June 9, 1986. Ordinance 

112830 was signed by the Mayor on May 9, 1986 and became 

effective on June 8, 1986; thus Ordinance 112777 is the later 

ordinance. 

 
Subchapter II Administrative Conditional Uses 

 
23.45.116 Administrative conditional uses—

General provisions. 
 A. Only those uses identified in this subchapter as 
conditional uses may be authorized as conditional uses in 
multifamily zones. The master use permit process shall be 
used to authorize these uses. 
 B. Unless otherwise specified in this subchapter, con-
ditional uses shall meet the development standards for uses 
permitted outright in Subchapter I. 
 C. The Director may approve, condition or deny a 
conditional use. The Director’s decision shall be based on 
a determination whether the proposed use meets the crite-
ria for establishing a specific conditional use and whether 
the use will be materially detrimental to the public welfare 
or injurious to property in the zone or vicinity in which the 
property is located. 
 D. In authorizing a conditional use, the Director may 
mitigate adverse negative impacts by imposing require-
ments and conditions deemed necessary for the protection 
of other properties in the zone or vicinity and the public 
interest. 

 E. The Director shall issue written findings of fact and 
conclusions to support the Director’s decision. 
 F. Any authorized conditional use which has been 
discontinued shall not be reestablished or recommenced 
except pursuant to a new conditional use permit. The fol-
lowing shall constitute conclusive evidence that the condi-
tional use has been discontinued: 
 1. A permit to change the use of the property 
has been issued and the new use has been established; or 
 2. The property has not been devoted to the 
authorized conditional use for more than twenty-four (24) 
consecutive months. 
 Property which is vacant, except for dead storage 
of materials or equipment of the conditional use, shall not 
be considered as being devoted to the authorized condi-
tional use. The expiration of licenses necessary for the 
conditional use shall be evidence that the property is not 
being devoted to the conditional use. A conditional use in 
a multifamily structure or a multi-tenant commercial struc-
ture shall not be considered as discontinued unless all units 
are either vacant or devoted to another use. 
(Ord. 113262 § 2, 1986; Ord. 110570 § 3(part), 1982.) 
 
23.45.122 Institutions other than public schools 

not meeting development standards. 
 Institutions other than public schools which do not meet 
development standards established in Section 23.45.090 
may be permitted in multifamily zones as administrative 
conditional uses. The provisions of this section shall apply 
to Major Institution uses as provided in Chapter 23.69, 
Major Institution Overlay District. 
 The following criteria shall be used to evaluate and/or 
condition the proposals: 
 A. Bulk and Siting. In order to accommodate the spe-
cial needs of the proposed institution, and to better site the 
facility with respect to its surroundings, the Director may 
modify the applicable development standards for modula-
tion, landscaping, provision of open space, and structure 
width, depth and setbacks. In determining whether to al-
low such modifications, the Director shall balance the 
needs of the institution against the compatibility of the 
proposed institution with the residential scale and charac-
ter of the surrounding area. 
 B. Dispersion Criteria. An institution which does not 
meet the dispersion criteria of Section 23.45.102 may be 
permitted by the Director upon determination that it would 
not substantially aggravate parking shortages, traffic safety 
hazards, and noise in the surrounding residential area. 
 C. Noise. The Director may condition the permit in 
order to mitigate potential noise problems. Measures to be 
used by the Director for this purpose include, but are not 
limited to the following: landscaping, sound barriers or 
fences, mounding or berming, adjustments to yards or the 
location of refuse storage areas, or parking development 
standards, design modification and fixing of hours for use 
of areas. 
 D. Transportation Plan. 

Seattle Municipal Code 

December 2002 code update file 

Text provided for historic reference only. 

 
See ordinances creating and amending  

sections for complete text, graphics,  

and tables and to confirm accuracy of 

this source file. 

 
 
 
 
 
 
 
 
 
 
 
 
For current SMC, contact  

the Office of the City Clerk 



 Error! No text of specified style in document. 23.45.124 

 195 

 1. A transportation plan shall be required for 
proposed new institutions and for those institutions pro-
posing expansions which are larger than four thousand 
(4,000) square feet of structure area and/or required to 
provide twenty (20) or more parking spaces. 
 2. The Director shall determine the level of 
detail to be disclosed in the transportation plan based on 
the probable impacts and/or scale of the proposed institu-
tion. Consideration of the following elements and other 
similar factors may be required: 
 a. Traffic. Number of staff during normal 
working hours; users, guests and others regularly asso-
ciated with the institution; level of vehicular traffic gener-
ated; traffic peaking characteristics of the institution and 
the immediate area; likely vehicle use patterns; extent of 
congestion; types and number of vehicles associated with 
the use; and mitigating measures to be taken by the appli-
cant; 
 b. Parking Area. Number of spaces; extent of 
screening from public or abutting lots; direction of vehicle 
light glare; direction of lighting; sources of possible vibra-
tion; prevailing direction of exhaust fumes; location of 
driveway and curb cuts; accessibility and convenience of 
the parking area; and mitigating measures to be taken by 
the applicant, such as parking space preferences for car-
pool or vanpool vehicles and provisions for bicycle racks; 
 c. Parking Overflow. Number of vehicles ex-
pected to park in the street; percentage of on-street parking 
supply to be used by the proposed use; opportunities avail-
able to share existing parking areas; trends in local area 
development and mitigating measures to be taken by the 
applicant; 
 d. Safety. Number of driveways which cross 
pedestrian walkways; location of passenger loading areas; 
 e. Availability of Mass Transportation. Bus 
route location and frequency of service; private transporta-
tion programs, including carpools and vanpools, to be pro-
vided by the applicant. 
 3. The Director may condition a permit to miti-
gate potential traffic and parking problems. Measures 
which may be used by the Director for this purpose in-
clude, but are not limited to, the following: 
 a. Implementing the institution’s transportation 
plan to encourage use of public or private mass transit; 
 b. Increasing on-site parking or loading space 
requirements to reduce overflow of vehicles into the on-
street parking supply; 
 c. Changing access and location of parking; 
 d. Decreasing on-site parking or loading space 
requirements, if the applicant can demonstrate that less 
than the required amount of parking is necessary due to the 
specific features of the institution or the activities and pro-
grams it offers. In such cases, the applicant shall enter into 
an agreement with the Director, specifying the amount of 
parking required and linking the parking reduction to the 
features of the institution which justify the reduction. Such 
parking reductions shall be valid only under the conditions 

specified, and if those conditions change, the standard re-
quirement shall be satisfied. 
(Ord. 115002 § 7, 1990; Ord. 114875 § 9, 1989; Ord. 
112539 § 8, 1985; Ord. 110793 § 45, 1982; Ord. 110570 
§ 3(part), 1982.) 
 
23.45.124 Landmark structures. 
 A. The Director may authorize a use not otherwise 
permitted in a multifamily zone within a structure desig-
nated as a landmark pursuant to the Seattle Municipal 
Code, Chapter 25.12, Landmark Preservation Ordinance, 
subject to the following development standards: 
 1. The use shall be compatible with the existing 
design and/or construction of the structure without signifi-
cant alteration; and 
 2. The use shall be allowed only when it is 
demonstrated that uses permitted by the zone are imprac-
tical because of structure design and/or that no permitted 
use can provide adequate financial support necessary to 
sustain the structure in reasonably good physical condi-
tion; and 
 3. The use shall not be detrimental to other 
properties in the zone or vicinity or to the public interest. 
 B. The parking requirements for a use allowed in a 
landmark are those listed in Chart A of Section 23.54.015. 
These requirements may be waived pursuant to Section 
23.54.020 C. 
(Ord. 112777 § 2, 1986; Ord. 111390 § 33, 1983: Ord. 
110570 § 3(part), 1982.) 
 
23.45.126 Park and pool lot. 
 The Director may authorize a park and pool lot under 
the management of a public agency responsible for com-
muter pooling efforts if the Director shall determine that: 
 A. It is to be located on an existing parking lot; 
 B. The parking proposed for the park and pool lot is 
not needed by the principal use or its accessory uses dur-
ing the hours proposed for park and pool use; and 
 C. The park and pool use shall not interfere or conflict 
with the peak hour activities associated with the principal 
use and its accessory uses. The Director may control the 
number and location of parking spaces to be used. 
(Ord. 110570 § 3(part), 1983.) 
 

Subchapter III Accessory Uses 
 
23.45.140 General provisions. 
 A. The accessory uses listed in this subchapter are 
permitted in all multifamily zones unless otherwise speci-
fied. In addition, other accessory uses customarily inciden-
tal to principal uses may be permitted, subject to the provi-
sions of Chapter 23.42, General Use Provisions. 
 B. Accessory structures shall be counted in structure 
width and depth if less than three (3) feet from the princip-
al structure at any point. Such detached accessory struc-
tures shall have a height limit of twelve (12) feet. 
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(Ord. 113978 § 4, 1988: Ord. 110793 § 46, 1982; Ord. 
110570 § 3(part), 1982.) 
 
23.45.142 Private garages and private carports. 
 Private garages and private carports shall be permitted 
as accessory uses in multifamily zones and shall be subject 
to the standards of the zone in which they are located. 
(Ord. 110570 § 3(part), 1982.) 
 
23.45.144 Swimming pools. 
 Private, permanent swimming pools, hot tubs and other 
similar uses are permitted as accessory uses subject to the 
following standards: 
 A. Swimming pools may be located in any required 
setbacks, provided that: 
 1. No part of any swimming pool shall project 
more than eighteen (18) inches above existing grade in a 
required front setback; and 
 2. No swimming pool shall be placed closer 
than five (5) feet to any front or side lot line. 
 B. All pools shall be enclosed with a fence, or located 
within a yard enclosed by a fence, not less than four (4) 
feet in height and designed to resist the entrance of child-
ren. 
 C. Swimming pools may be included in the measure-
ment of required open space. 
(Ord. 110570 § 3(part), 1982.) 
 
23.45.146 Solar collectors. 
 A. Solar Greenhouses in Required Setbacks. Solar 
greenhouses attached and integrated with the principal 
structure and no more than twelve (12) feet in height are 
permitted as accessory uses. Such solar greenhouses may 
extend a maximum of six (6) feet into required front and 
side setbacks. Attached solar greenhouses in required set-
backs shall be no closer than: 
 1. Three (3) feet from side lot lines; and 
 2. Eight (8) feet from front lot lines. 
 3. Solar greenhouses may be built to a rear lot 
line which abuts an alley, provided that the greenhouse is 
no taller than ten (10) feet along the rear property line, and 
of no greater average height than twelve (12) feet for a 
depth of fifteen (15) feet from the rear property line, and 
the greenhouse is no wider that fifty (50) percent of lot 
width for a depth of fifteen (15) feet from the rear property 
line. Otherwise solar greenhouses shall be no closer than 
five (5) feet from the rear lot line. 
 B. Solar Collectors in Required Setbacks. Solar col-
lectors which meet minimum written energy conservation 
standards administered by the Director are permitted in 
required setbacks according to the following provisions: 
 1. Detached solar collectors shall be permitted 
in required rear setbacks. Such collectors shall be no closer 
than five (5) feet to any other principal or accessory struc-
ture. 
 2. Detached solar collectors shall be permitted 
in required side setbacks. Such collectors shall be no clos-

er than five (5) feet to any other principal or accessory 
structure, and no closer than three (3) feet to the side lot 
line. 
 3. The area covered or enclosed by solar collec-
tors may be counted as required open space. 
 4. Sunshades which provide shade for solar 
collectors which meet minimum written energy conserva-
tion standards administered by the Director may project 
into southern front or rear setbacks. Those which begin at 
eight (8) feet or more above finished grade may be no 
closer than three (3) feet from the property line. Sunshades 
which are between finished grade and eight (8) feet above 
finished grade shall be no closer than five (5) feet to the 
property line. 
 C. Solar Collectors on Rooftops. 
 1. Lowrise Zones. Solar collectors which are 
located on rooftops and which meet minimum written 
energy conservation standards administered by the Direc-
tor shall be permitted to project up to four (4) feet above 
the maximum height limit. The four (4) feet permitted for 
rooftop solar collectors shall not be added to extra height 
allowed for pitched roofs. 
 2. Midrise and Highrise Zones. 
 a. Solar greenhouses which meet minimum 
energy conservation standards administered by the Direc-
tor shall be permitted to project up to ten (10) feet above 
the maximum height limit, including the additional height 
allowed for sloped lots. The combined total coverage of all 
rooftop features shall not exceed fifteen (15) percent if the 
total includes screened mechanical equipment. 
 b. Rooftop solar collectors other than solar 
greenhouses shall be permitted to project up to seven (7) 
feet above the maximum height limit, including the addi-
tional height allowed for sloped lots. 
 c. Extra height permitted for rooftop solar col-
lectors shall not be added to extra height allowed for 
pitched roofs. 
 D. Nonconforming Solar Collectors. The Director 
may permit the installation of solar collectors which cause 
an existing structure to become nonconforming, or which 
increase an existing nonconformity, as a special exception 
pursuant to Chapter 23.76, Master Use Permit. Such an 
installation may be permitted even if it exceeds the height 
limits established in Section 23.45.146 C if the following 
conditions are met: 
 1. There is no feasible alternative solution to 
placing the collector(s) on the roof; 
 2. Such collector(s) are located so as to minim-
ize view blockage for surrounding properties and shading 
of property to the north, while still providing adequate 
solar access for the collectors; and 
 3. Such collector(s) meet minimum energy 
standards administered by the Director. 
(Ord. 115043 § 9, 1990; Ord. 113401 § 4, 1987; Ord. 
112971 § 11, 1986; Ord. 111591 § 1, 1984; Ord. 110793 
§ 47, 1982; Ord. 110570 § 3(part), 1982.) 
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23.45.148 Keeping of animals. 
 A. Small Animals. 
 1. Up to three (3) small domestic animals per 
dwelling unit may be kept in multifamily zones; however, 
only one (1) may be a miniature potbelly pig (see subsec-
tion B of this section). 
 2. Accessory structures, including kennels, for 
four (4) or more animals shall be at least ten (10) feet from 
any other residentially zoned lot. 
 B. Miniature Potbelly Pigs. That type of swine com-
monly known as the Vietnamese, Chinese, or Asian Pot-
belly Pig (Sus scrofa bittatus) may be kept as domestic 
pets as a small animal, provided that no swine may be kept 
in the City which is greater than twenty-two (22) inches in 
height at the shoulder or more than one hundred fifty (150) 
pounds in weight. 
 C. Domestic Fowl. Up to three (3) domestic fowl may 
be kept on any lot in addition to the small animals permit-
ted in the preceding subsection. For each one thousand 
(1,000) square feet of lot area in excess of five thousand 
(5,000) square feet, one (1) additional domestic fowl may 
be kept. 
 D. Farm Animals. Cows, horses and other similar 
farm animals are permitted only on lots at least twenty 
thousand (20,000) square feet in size. The keeping of 
swine is prohibited except for miniature potbelly pigs al-
lowed under subsection B of this section. 
 1. Only one (1) farm animal for every ten thou-
sand (10,000) square feet of lot area is permitted. 
 2. Farm animals and structures housing them 
shall be at least fifty (50) feet from any other residentially 
zoned lot. 
(Ord. 116694 § 2, 1993: Ord. 110570 § 3(part), 1982.) 
 
23.45.150 Beekeeping. 
 Beekeeping is permitted as an accessory use, when reg-
istered with the State Department of Agriculture, and pro-
vided that: 
 A. No more than four (4) hives, each with only one (1) 
swarm, shall be kept on lots of less than ten thousand 
(10,000) square feet. 
 B. Hives shall not be located within twenty-five (25) 
feet of any property line except when located eight (8) feet 
or more above the grade immediately adjacent to the sub-
ject lot or when situated less than eight (8) feet above the 
adjacent existing grade and behind a solid fence or hedge 
six (6) feet high, parallel to any property line within twen-
ty-five (25) feet of a hive and extending at least twenty-
five (25) feet beyond the hive in both directions. 
(Ord. 110570 § 3(part), 1982.) 
 
23.45.152 Home occupations. 
 Home occupations of a person residing in a dwelling 
unit are permitted in that dwelling unit as accessory uses, 
subject to the following development standards: 
 A. The occupation shall be clearly incidental and ac-
cessory to the use of the property as a dwelling. 

 B. The address of the home occupation shall not be 
given in any advertisement, including but not limited to 
commercial telephone directories, newspapers, magazines, 
off-premises signs, flyers, radio, television and any other 
media. Addresses may be listed on business cards, but a 
statement must be included to the effect that business is by 
appointment only. 
 C. The occupation shall be conducted only within the 
principal structure and not in an accessory structure, ex-
cept that parking of vehicles associated with a home occu-
pation shall be permitted anywhere that parking is permit-
ted on the lot. 
 D. To preserve the residential appearance of the struc-
ture, there shall be no evidence of the home occupation 
from the exterior of the structure; provided, that one (1) 
sign, and outdoor play areas for daycare programs and 
outdoor activities normally associated with residential use 
shall be permitted. No outdoor storage shall be permitted 
in connection with a home occupation. 
 E. To preserve the residential character and use of the 
structure, only internal alterations customary to residential 
use shall be permitted and no external alterations shall be 
permitted to accommodate a home occupation. 
 F. Except for child care programs, not more than one 
(1) person who is not a resident of the dwelling unit may 
work in the dwelling unit of the home occupation whether 
or not compensated. This includes persons working off-
site who come to the site for business purposes at any time 
as well as persons working on site. 
 G. Commercial pickup and deliveries shall be limited 
to one (1) per day on weekdays and shall be prohibited on 
weekends. 
 H. The home occupation shall not cause or add to on-
street parking congestion or cause a substantial increase in 
traffic through residential areas. 
 I. A maximum of two (2) passenger vehicles, vans 
and similar vehicles each not exceeding a gross vehicle 
weight of ten thousand (10,000) pounds shall be permitted 
to operate in connection with the home occupation. 
 J. The home occupation shall be conducted so that 
odor, dust, light and glare, and electrical interference and 
other similar impacts are not detectable by sensory percep-
tion at or beyond the property line of the lot where the 
home occupation is located. 
 K. Signs shall be regulated by Section 23.55.022. 
 L. Child care programs in the home of the operator 
shall be limited to twelve (12) children including the child-
ren of the operator. 
(Ord. 117263 § 21, 1994; Ord. 114875 § 10, 1989; Ord. 
113387 § 2, 1987: Ord. 110570 § 3(part), 1982.) 
 
23.45.154 Open wet moorage for private 

pleasure craft. 
 Open wet moorage facilities for residential structures 
are permitted as an accessory use as regulated in Chapter 
23.60, Shoreline District, provided that only one (1) slip 
per residential unit is provided. 
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(Ord. 118794 § 31, 1997: Ord. 110793 § 48, 1982: Ord. 
110570 § 3(part), 1982.) 
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