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ORDINANCE
n

AN ORDINANCE establishing the Demonstration Program for Innovative Housing design

and adding a new Section 23.40.050 to the Seattle Municipal Code to implement the

Demonstration Program.

WHEREAS, the City's Comprehensive Plan, originally adopted in 1994 and most recently

amended in 1997, includes housing goals for accommodating growth and

maintaining affordability, and for encouraging housing diversity and quality; and

WHEREAS, the cost of owning or renting housing continues to increase faster than the rate

of inflation, making it increasingly difficult for many of the citizens of Seattle to

afford housing in the city; and

I

WHEREAS, on March 21, 1998, more than 800 citizens, including community activists,

developers, attorneys, small business people, architects, elected officials, lenders,

tenants and landlords, attended the Mayor's Community Conference on Affordable

Housing to discuss possible solutions to the rising cost of housing; and

WHEREAS, on April 13, 1998 City Council, with the Mayor concurring, adopted a

resolution that established the City's top budget priorities for the 1999-2000 biennial

budget and the 1999-2004 Capital Improvement Program, which resolution stated

that the "City is committed to developing and implementing an affordable housing

action agenda for both home ownership and rental housing-" and

WHEREAS, on May 5,1998, Mayor Paul Schell published the Housing Action Agenda,
which includes a goal to "increase our community's supply of moderate income

housing and preserve existing affordable housing," including providing opportunities

for innovative housing designs, and evaluating zoning to find opportunities for new

housing; and

WHEREAS, AIA (American Institute of Architects) Seattle's Housing Action Task Force

sponsored the "Housing Seattle, Design Demonstration Projects," seeking entries for

a competition of real projects that demonstrate neighborhood-appropriate approaches

to increasing the inventory and quality of affordable housing in Seattle; and on

September 10, 1998, announced the top eleven entries identified as "Should Be

Builts," selected by an interdisciplinary jury representing a broad range of public and

private housing interests and expertise; and

WHEREAS, detached accessory dwelling units are a type of housing that several

neighborhood planning groups are considering as an option to accessory dwelling

units only within principal structures; detached units could provide additional
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flexibility to accommodate such a unit on a site, allowing limited additional density

without significantly changing the appearance of the neighborhood, and could help

home owners afford to stay in their homes or be able to afford to purchase a home;

and

WHEREAS, cottage, tandem and small lot single family housing are types of in-fill housing

that several neighborhood planning groups have recognized as providing a housing

option not readily available today that would fit with their neighborhoods' desire for

affordable, home ownership opportunities for a variety of household types; and

WHEREAS, when the Design Review process was being developed in the early 1990s, the

issue of allowing additional height through Design Review departures was discussed

at length, but height was eventually deten-nined to be a standard that could be

included in neighborhood-specific guidelines rather than in the citywide program;

however, since that time, Design Review has had four successful years as an

operational program and neighborhood-specific guidelines have yet to be adopted, so

that there has not yet been an opportunity to test the concept of height departures

through design review; and

WHEREAS, some neighborhoods, as part of their neighborhood planning effort have

requested that the City consider allowing the Design Review process to be used to

allow existing structures (in addition to the new construction that Design Review is

currently limited to) to use development standard departures available in Design
Review if they are to be redeveloped for residential use; and

WHEREAS, the Department of Construction and Land Use will continue to rcview whether

the Demonstration Program should include demonstration projects to test whether to

allow further flexibility for cotta2e housing developments in an effort to encourage
such deyglopment~ a e t,-L-nct will propose possible amendments to the D monstra ion

Prograin by mid-January 1999;

NOW THEREFORE,

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

Section 1. Establishment of Demonstration Program.

This ordinance establishes the Demonstration Program for Innovative Housing Design,

subject to the conditions established below.

2
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Section 2. Purpose.

The purpose of this Demonstration Program is to use a limitednumber of projects to test

innovative residential design solutions using alternative development standards and

processes. The Demonstration Program will allow a limited number of projects that use

certain specified housing types, development standards, and processes that are not currently

allowed under existing land use regulations, while continuing to be consistent with the

City's land use, housing and neighborhood goals. These projects will be evaluated to

determine whether and to what extent each of the changes did or can accomplish the goals

contained in Section 3 ofthis ordinance, and therefore, whether amendments should be made

to the City of Seattle Land Use Code to allow these housing types, development standard

changes and process changes generally.

Section 3. Goals.

The goals of the Demonstration Program are to test new or more flexible regulations and

processes in an effort:

1. To encourage housing production, particularly 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 production, particularly in neighborhoods where new or rehabilitated 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.

Section 4. Types of Housing, Development Standards Changes and Processes to

be Tested.

In order to meet these goals, through the Demonstration Program the Director of the

Department of Construction and Land Use will be allowed to modify certain existing Land

Use Code requirements in order to test projects in the four categories listed below. In

addition, all demonstration projects will be required to go through the Design Review

Process. All other regulations and requirements of the Land Use Code will continue to

apply except as modified in Section 8 below.

1. Detached Accessoly Dwelling Units: A maximum of five units per submittal

period for a total of up to ten such units may be allowed in Single Family zones under the

Demonstration Program, according to the development standards for accessory structures

and accessory dwelling units, some of which standards may be modified through the

3
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citywide Design Review Guidelines (adopted by Ordinance 116909) used in the

administrative Design Review process. Additional height above the current height limits for

accessory structures may also be requested and approved through the administrative Design

Review process in order to test the concept of developing accessory units, limited to a single

story, above garages.

2. Cottage Housing, Tandem Housing or Small Lot Single Family Development: A
maximum of three projects per submittal period for a total of up to six such projects that will

test these concepts may be allowed under the Demonstration Program in any of the Single

Family zones. Such projects will be developed according to the development standards for

cottage housing, tandem housing or residential small lot single family development

contained in SMC chapter 23.43, except as those standards may be modified as provided in

the citywide Design Review Guidelines used in the Design Review process. Additional

height, up to a maximum of 15 percent over the maximum height allowed for cottage

housing, tandem housing or small lot single family development, may also be granted

through the Design Review process. Under no circumstances, however, may any height

departure be granted that would result in a structure that is higher than the maximum
allowed for single family structures in single family zones other than RSL.

3. Height Above Current Height Limits through Design Review Departures: A
maximum of three projects per submittal period for a total of up to six projects that are either

multifamily development in multifamily zones or are part of a mixed-use development in

commercial zones, additional height up to 15 percent over the maximum height limit

allowed in the zone may be approved through the Demonstration Program, as long as no

additional floors are constructed as a result of this additional height; the overall scale of

development as viewed from the street front has generally not changed; and the structure

remains compatible with the neighborhood and scale of development allowed in the zone.

This departure is to be used to accommodate unusual. site or development conditions such as

topographic depressions or design elements that affect height measurement toward the center

of the development, but which generally does not change the height of a structure along the

street front.

A height departure under the Demonstration Program cannot be combined with a

height exception for mixed use structures under SMC 23.47.008C3 or C4, nor will a height

departure be granted under the Demonstration Program if the departure requested would

block the views protected by SMC 23.47.008C4c more than an exception granted under that

section would.

4. Desian Review Process for Development Standard Departures for Existing

Structures: In an effort to encourage the reuse of existing structures, a maximum of three

projects per submittal period for a total of up to six projects that include residential

development in existing structures in multifamily or commercial zones (including mixed-use

development) may be allowed to use the Design Review process to request development

standard departures that are currently only allowed for new development.

4
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Section 5. Individual Project Selection Process.

1. Submittal Deadline: There shall be two project submittal periods:

a. Applications submitted by January 15, 1999; selection decisions by

February 12, 1999.

b. Applications submitted by July 1, 1999; selection decisions by August 1,

1999.

2. Neighborhood Soport and Consistency with Co!nprehensive Plan and

Neighborhood Plan Goals: The demonstration project must be consistent with the goals of

the Comprehensive Plan. A brief statement of support from a neighborhood organization or

neighborhood planning group, and opinions from a sizable sampling of adjacent neighbors

and property owners, must be submitted with the application. No project shall be expected

to show 100 percent neighborhood concurrence, but shall demonstrate how and when the

proposed project was discussed with community organizations and neighbors adjacent to the

project. If located within a neighborhood planning area, the applicant shall indicate how the

project would further the goals of the neighborhood plan.

3. Project Selection Committee: The Department of Construction and Land Use
shall convene a selection committee to include at a minimum, an Urban Design Planner from

the Department of Construction and Land Use and a representative from the Planning

Commission's Housing subcommittee.

4. Project Selection Criteria: The following criteria shall be used to rate and select

individual projects to be apart of the Demonstration Program.

a. The extent to which the proposed project fulfills the purpose and goals of

the Demonstration Program.

b. The extent to which the proposed project furthers the goals of the City's

Comprehensive Plan, the Mayor's Housing Action Agenda and the City's Housing

Framework.

c. The extent to which the proposed project supports the goals of the

neighborhood in which the project is located, and the neighborhood plan goals, when

applicable.

d. The general level of support from the community organizations and the

neighbors surrounding the proposed project.

e. The extent to which the proposed project reduces the per unit costs, is

proposed to result in affordable units, or proposes to add to the diversity of affordability in

the neighborhood.

f. The rating given to the project in AIA Seattle's Design Demonstration

Project competition, or other similarcompetition of innovative housing and quality design

selected by a jury of design professionals and other housing experts.

42
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1 In addition a proposed project should include a description of the extent to which the project

2 proposed serves as a good test of future code amendments, either for specific types of

3 neighborhoods or citywide. Projects that may be approved through existing processes and

4 regulations shall not be accepted as a demonstration project.

5

6 5. Public Notice. Immediately following the close of each submittal period, DCLU
7 shall post notice and provide mailed notice to owners of real property within 300 feet of a

8 proposed demonstration project site, indicating receipt of an application for a demonstration

9 project. The notice shall also explain the two week public comment period, the selection

10 process and the process for permit approval for demonstration projects.
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6. Project Selection Process. The project selection committee shall recommend to

the Director of DCLU proposed projects to be included in the demonstration program. The
final decision whether to include any individual project in the demonstration program shall

be made by the Director. The decision whether a proposed project is included in the

demonstration program is not appealable, although any final decisions on any demonstration

project's MUP application, ine
'

luding design review are appealable as provided in SMC
23.76. In the Director's discretion, the Director may decide to approve fewer than the

maximum number in each category, but may not approve more than the maximum number

specified in each category.

Section 6. Design Review Required.

Once selected to be a demonstration project, each project shall be subject to the Design

Review process comained in SMC Chapter 23 and specifically at Chapter 23.41, except as

the process is modified by this ordinance. Category one, detached accessory dwelling units,

shall be reviewed through the administrative Design Review process at SMC 23.41.016; all

other demonstration projects shall be reviewed through the Design Review Board process.

The adopted citywide design guidelines, which were originally developed to apply only to

new multifamily and commercial development, will also be used for the demonstration

projects in the same manner that they are used for other projects subject to Design Review.

No departures shall be granted from the minimumnumber ofparking spaces required; no

departures shall be granted from the maximum density limits allowed for the types of

housing being demonstrated.

Section 7. Program Reporting and Evaluation.

At the end of each project selection period, DCLU shall report to City Council on the types

of projects being submitted and selected for the Demonstration Program and the responses to

the neighborhood notice and comment provisions. Within one year of adoption of the

Demonstration Program, DCLU, in conjunction with the Selection Committee, shall prepare

a report to City Council, summarizing the types of projects submitted, types selected, and an

evaluation of how well the proposals have met or are meeting the purpose and goals of the

6
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3

4

5

6

7

8

9

10

Demonstration Program. A fall evaluation of the program shall be conducted within 24

months of the end of the second selection period, or as soon after 24 months that the

demonstration projects have been completed and are occupied so that the effectiveness of

demonstration projects in achieving the goals of the ordinance can be evaluated.

Recommendations for code amendments that result from the demonstration projects,

whether to be applied citywide or to carry out the goals of specific neighborhood plans, may,
if appropriate, also be submitted to City Council at that time. If, however, the evaluation of

a portion of this Demonstration Program (e.g., evaluation of one of the four test categories

included in this ordinance) can be completed earlier than the evaluation of the full ordinance,

then that evaluation and any recommended code changes may also be submitted to City

Council at an earlier time.

The evaluation of the four categories of projects will include:

1. Detached Accesso1y Dwelling Units:

a. What are appropriate development standards for detached ADUs that "fit"

on a single family lot and within a single family neighborhood, but still allow the

development of a livable unit? Is there a minimumlot size that would be appropriate?

b. Are ADUs above garages a viable option in terms of cost to construct and

fit in single family neighborhoods?

c. What was the cost of construction, whether a new structure or an addition

or remodel of an existing structure?

d. What do the neighbors think of this type of housing? What is the reaction

of the residents of the detached ADU in terms of livability of the unit and how it could be

improved?

project?

e. Was administrative Design Review cost effective for this type of small

f. If Design Review is to be used for this type of development, are additional

design guidelines needed to address more directly the issues relevant to, detached ADUs?

g. Did this project provide a design concept that would likely be applicable

and acceptable in other neighborhoods?

h. What were the positive results of this project? What were the negative

results?

i. Were there any unintended consequences that need to be resolved?

j. Are there certain neighborhoods or types of neighborhoods that are more

appropriate for this type of housing than others?

2. Cottage Housing, Tandem Housing or Small Lot Single Family Development:

.

a. Do the development standards that are already in the code work for this

type of development? Should some standards be modified and if so, how?

7
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b. What was the cost of construction? Does this type of development result

in affordable units? What are the factors that help or hinder the affordability of this type of

development?

c. What do the neighbors think of this type of housing? What is the reaction

of the residents of the housing in terms of livability of the unit and how it could be

improved?

d. If Design Review is to be used for this type of development, are additional

design guidelines needed to address more directly the issues relevant to this type of single

family development?

e. Did this project provide a design concept that would likely be applicable

and acceptable in other neighborhoods?

f. What were the positive results of this project? What were the negative

results?

g, Were there any unintended consequences that need to be resolved?

h. Are there certain neighborhoods or types of neighborhoods that are more

appropriate for this type of housing than others?

3. Height Above Current Height Limits through Design Review Departures:

a. Should height departure be allowed through Design Review in all zones?

For all types of residential development? If not, for which zones? For what types of

residential development?

b. Is 15 percent the appropriate amount of departure? For all types of

residential development? For which zones?

c. Does a maximum percentage need to be specified?

d. What were the circumstances or site conditions that prompted the

requested departure?

e. Are there other ways (without having to go through Design Review) to

address the height issue while still resulting in compatible development, such as an

alternative height measurement technique or a general increase in height allowed?
I

f. Did the flexibility in height reduce the development cost on a per unit

basis? Did it help the affordability of the units?

&
am

p; What is the neighborhood response to the allowed
'

departure?

h. Did this project provide a design concept that would likely be applicable

and acceptable in other neighborhoods?

i. What were the positive results of this project? What were the negative

results?

j. Were there any unintended consequences that need to be resolved?

k. Are there certain neighborhoods or characteristics of areas where height

departures would be more appropriate than other areas?
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4. Design Review Process for Development Standard Departures for Existing

Structures:

a. Did the process allow for enough flexibility to encourage or at least allow

for the reuse of existing structures? If not, what other departures are needed?

b. Are additional design guidelines or departures needed to address more

directly the issues relevant to the reuse of existing structures?

c. Are there changes in the process that are needed for existing structures

since there isn't such a thing as a pre-design meeting?

d. Did the flexibility in development standards reduce the development cost

on a per unit basis? Did it help the affordability of the units?

e. What is the neighborhood response to the remodeled development?

f. Did this project provide a design concept that would likely be applicable

and acceptable in other neighborhoods?

g. What were the positive results of this project? What were the negative

results?

h. Were there any unintended consequences that need to be resolved?

i. Are there certain neighborhoods or characteristics of neighborhoods where

Design Review for existing buildings would be more appropriate than other neighborhoods?

Section 8. A new Section 23.40.050 is hereby added to the Seattle Municipal Code,

as follows:

23.40.050 Demonstration Program for Innovative Housing Design

Purpose and Intent.

The purpose of this section is to establish a Demonstration Program for Innovative Housing

Design. The goals of the Demonstration Program are to test new or more flexible

regulations and processes in an effort:

1. To encourage housing production, particularly 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 production, particularly in neighborhoods where new or rehabilitated

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.

9
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2

3

housing and small lot single family development may be allowed in a Single Family zone,

contrary to the minimumlot area requirements of SMC 23.44.010 and other development

standards contained in SMC 23.44. Such development must comply with the Residential

Siliall Lot development standards, SMC Chapter 23.43, except that modifications to the

development standards contained in SMC 23.43 may be allowed as departures through the

Design Review process. In addition to the development standard departures allowed under

the maximum allowed for single family structures in single family zones other than lots

zoned Residential Sni all Lot.

3. A maximum of six (6) projects that include cottage housing, tandem

B. Scope of Authority to Modify Land Use Code Requirements.

Demonstration projects shall be selected and reviewed in accordance with the Demonstration

Program for Innovative Housing Design adopted by Ordinance Each

demonstration project shall comply with all of the requirements of the Land Use Code
otherwise applicable to the project., except as specified below:

1. Each demonstration project, including single family development and

redevelopment of existing structures, shall be reviewed through the Design Review process

contained in SMC chapter 23.41 and in SMC chapter 23.76. Detached accessory dwelling

unit projects selected in category one of the Demonstration Program shall use the

administrative Design Review process at SMC 23.41.016.

2. A maximum of ten (10) detached accessory dwelling units may be allowed

in Single Family zones contrary to the requirement in SMC 23.44.006(A). For purposes of

this ordinance, a "detached accessory dwelling unit" means an additional room or set of

rooms that are located within a structure accessory to an owner-occupied single family

structure, that is not connected to the principal structure and is designed, arranged, occupied

or intended to be occupied by not more than one household as living accommodations

independent from any other household. Such units must be developed according to the

development standards for accessory structures and accessory dwelling units in Single

Family zones, Sections 23.44.040 and 23.44.041, except that:

a. Contrary to SMC 23.44.041 (A)(4) 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 23,44.040 and SMC 23.44.041 may be allowed as departures through the Design
Review process under SMC Chapter 23.41.012; and

c. In addition to the development standard departures allowed in

Section 23.41.012, a departure may be allowed for additional height if the accessory

dwelling unit is a single story unit and will be located above a detached garage, provided

that, no height departure may be granted that would result in a structure that is higher than

a. Additional height up to a maximum of fifteen (15) percent over

the maximum allowed by SMC 23.43.012 for cottage housing, by SMC 23.43.010 for

tandem housing and by SMC 23.43.008 for small lot single family development, provided

SMC. 23.41.012, departures may also be allowed for:

10
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that, no height departure may be granted that would result in a structure that is higher than

the maximum allowed for single family structures in single family zones other than lots

zoned Residential Small Lot.

b. The maximum total floor area of each cottage as required by SMC
23.43.012D, as long as the maximum amount of total floor area for the entire cottage

housing development is not increased.

4. A maximum of six (6) multifamily demonstration projects in a

multifamily zone or as a part of a mixed-use development project in a commercial zone

outside of downtown, may be granted height departures through the Design Review process,

contrary to SMC 23.41 which, with one 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; and

c. The structure is compatible with the neighborhood, and with the

scale of development allowed in the zone.

d. A height exception under SMC 23.47.008C3 or C4 will not be

requested as part of the project; and

e. If private views protected by SMC 23.47.008C4c 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 23.47.008C4c 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 23.41.012 may be granted for the redevelopment of

these existing structures.

C. Vesting.

For purposes of the Demonstration Program, all projects selected as demonstration projects

are subject to the vesting of development rights and Master Use Permit expiration rules

applicable to projects subject to Design Review contained in SMC 23.76.026 C.

D. Master Use Permit Expiration.

For purposes of the Demonstration Program, all projects selected as demonstration projects

are subject to the Master Use Perrmit expiralLion rules applicable to Master Use Permits with

a Design Review component contained at SMC 23.76.032 Alf.

11
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E. Master Use Permit Renewal.

For purposes of the Demonstration Program, all projects that are selected as demonstration

projects are subject to the Master Use Permit renewal standards contained at SNIC 23.76.032

BI and 2 only; the renewal standards in SMC 23.76.032 B3 shall not apply to demonstration

proj ects.

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:

I

1

1. Cancellation of Permit Application. For purposes of this Demonstration

Program and for purposes of the cancellation of permit application standards contained in

Section 106.6.4
'

of the Seattle Building Code, all projects selected as demonstration projects

shall be considered to be projects that are vested to prior Land Use Code provisions and ones

which do not conform to the codes currently in effect.

2. Renewal of Building Permits. For purposes of this Demonstration

Program, Section 106.9.2 of the Seattle Building Code does not apply and building permits

for projects selected as demonstration projects shall not be renewed unless:

a- The building official determines that the permit complies, or is

modified to comply, with the code or codes in effect on the date of application renewal; or

b. The work authorized by the permit is substantially underway and

progressing at a rate approved by the building official. "Substantially underway" means that

work such as excavation, inspections, and installation of framing, electrical, mechanical and

finish work is being completed on a continuing basis.

c. Commencement or completion of the work authorized by the

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

H

12
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d. For any demonstration project in a landslide-prone area, the

requirements of SMC 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.

Section 9. The provisions of this ordinance are declared to be separate and

severable. The invalidity of any particular provision shall not affect the validity of any other

provision.

Section 10. This ordinance shall take effect and be in force thirty (30) days from and

after its approval by the Mayor, but if not approved and returned by the Mayor within ten

(10) days after presentation, it shall take effect as provided by Municipal Code Section

1.04.020.

Passed by the City Council the 34~ ,,

day of Ng-_,,je, rn e- C, 1998, and signed by me
in open session in authentication of itsT4Wage this day of W~~ 1998.

Approved by me this o ay of_~Ad t 1998.

Filed by me this O(OW day of 1998.

13



of Seattle

Department of Construction and Land Use

R. F. Krochalis, Director

MEMORANDUM

TO: Sue DonWson, City Council President
A I

ai-C-1
FROM: 7&amp;1~?halis

DATE: October 12, 1998

SUBJECT: Proposed Ordinance: Demonstration Program for Innovative Housing

Design

Transmittal

I am pleased to transmit for City Council consideration legislation to establish a unique

program, the Demonstration Program for Innovative Housing Design, and to amend the

Land Use Code accordingly.

Background and Recommendation

In order to further the housing goals of the Comprehensive Plan, to consider ways to

accommodate some of the housing types discussed by citizens as part of their

neighborhood planning effort, and to create another tool to use to encourage creative

housing options, the Demonstration Program was developed. The proposed program is

intended to allow the design and development of housing that will test types of housing

and development standards or review processes that are not currently allowed in Seattle -

concepts that we have been hearing about from neighborhoods, from designers,

developers and citizens with an interest in improving the range of housing options

available in Seattle.

The goals of the program are to :

I
.

To encourage housing production, particularly 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 production, particularly in neighborhoods where new or rehabilitated

residential development has been limited.
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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.

The number and types of projects, development standards or processes to be tested are

limited to the following four categories (up to five projects in each of the four categories

may be tested):

1. Allow detached accessory dwelling units in Single Family zones

2. Allow cottage housing, tandem housing or small lot single family development in

Single Family zones

3. Allow limited height departures through Design Review

4. Allow Design Review process to be used for existing structures

All projects will be required to be approved through the Design Review process. Periodic

reports to Council will be prepared to report on the types of projects submitted and selected

for the program. The program will be evaluated for how well the goals of the

Demonstration Program are being met. In addition, each of the four categories of projects

will be evaluated against specific characteristics that are being tested with this proposal.

SEPA Environmental Determination

DCLU has completed environmental review and issued a Determination of Non-

Significance (no environmental impact statement required) on October 8, 1998. The

appeal period ends October 23, 1998.

Public Hearing Scheduled

A public hearing for this legislation has been scheduled before the City Council's

Business, Economic and Community Development Committee on Monday, October 19,

1998 at 5:30 pin in the City Council Chamber.

Cost of Implementation

The cost of implementation of this proposed legislation will be covered with existing

resources. There would be one-time implementation costs to cover staff training, copying

of ordinances, and printing of new Land Use Code pages. There may also be up to 20

more Design Review projects than without the proposal, although some of the sites may
have included Design Review proposals even without the program.

If you have questions about the proposed legislation, please contact Diane Sugimura,

DCLU, 233-3882.
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ORDINANCE

AN ORDINANCE establishing the Demonstration Program for Innov ive HousingX,
Desi n and adding a new Section 23.40.050 to the Seattle )4tnicipal Code to

impleXent the Demonstration Program.

WHEREAS, the 's Comprehensive Plan, originally a4 pted in 1994 and most

P
p

ll
ft

recently am&amp;nded in 1997, includes housing go# for accommodating growth and

maintaining affordability, and for
encouragi~g,housing diversity and quality; and

WHEREAS, the cost of o~ing or renting housjh'~ continues to increase faster than the

rate of inflation, making it increasinglyVdifficult for many of the citizens of Seattle

to afford housing in t6&amp;,pity; and

WHEREAS, on March 21, 1998, ihorrAhan 800 citizens, including community activists,

developers, attorneys, small'. bitsiness people, architects, elected officials, lenders,

tenants and landlords, attqn~ded -~the Mayor's Community Conference on
Affordable Housing to scuss pdssible solutions to the rising cost of housing; and

WHEREAS, on April 13, 148 City Council ~yith the Mayor concurring, adopted a

resolution that es,,tdblished the City's top budget priorities for the 1999-2000

biennial budget~,~'and the 1999-2004 CapitAImprovement Program, which

resolution st4tl6d that the "City is committe4o developing and implementing
an affordab,16 housing action agenda for both'h

'o

11

me ownership and rental

housing;",and

WHEREAS, oil
,

May 5, 1998, Mayor Paul Schell published the Housing Action Agenda,
which ~'cludes a goal to "increase our community's supply of moderate income

housing and preserve existing affordable housing," including providing

opportunities for innovative housing designs, and evaluating zoning to find

opportunities for new housing; and

WHEREAS, detached accessory dwelling units are a type of housing that several

neighborhood planning groups are considering as an option to accessory

dwelling units only within principal structures; detached units could provide

additional flexibility to accommodate such a unit on a site, allowing limited

additional density without significantly changing the appearance of the

neighborhood, and could help home owners afford to stay in their homes or be

able to afford to purchase a home; and

WHEREAS, cottage, tandem and small lot single family housing are types of in-fill housing

that several neighborhood planning groups have recognized as providing a housing

1
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option not readily available today that would fit with their neighborhoods' desire for

affordable, home ownership opportunities for a variety ofhousehold types; and

VVHEREA&amp;;~,.,when the Design Review process was being developed in the early 1990s,

the issUe of allowing additional height through Design Review departures was

discusseci
,
A length, but height was eventually determined to be a standard that

could be in:- luded in neighborhood-specific guidelines rather than in the citywide

program; how..,ever, since that time, Design Review has had four successful years as

an operational *program and neighborhood-specific guidelines have yet to be

adopted, so thatth ere has not yet been an opportunity to test the concept of height

departures through Jesign review; and

YMEREAS, some neighboriioods, as part of their neighborhood planning effort have

requested that the C;4,-, c~ ~nsider allowing the Design Review process to be used to

allow existing structui-c~~
1,

'M addition to the new construction that Design Review

is currently limited to) to LIS,,e development standard departures available in Design
Review if they are to be redeveloped for residential use; and

NOW THEREFORE,

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

Section 1. Establishment of DemonstrAtion Program.

This ordinance establishes the Demonstration Pro in for Innovative Housing Design,gftl

subject to the conditions established below.

Section 2. Purpose.

The purpose of this Demonstration Program is to use a 11111 d number of projects to test

innovative residential design solutions using alternativ devAppment standards and

'i
~

l

processes. The Demonstration Program will allow a
i

ited n%nber of projects that use

certain specified housing types, development standards, aqnndd prAesses that are not currently

allowed under existing land use regulations, while conti in to
9"

consistent with the

City's land use, housing and neighborhood goals. Thes rejects *ll be evaluated to

determine whether and to what extent each of the chang S did or
can%tccomplish

the goals

contained in Section 3 ofthis ordinance, and therefore, whether amenknents should be made
to the City of Seattle Land Use Code to allow these housing types, development standard

changes and process changes generally.

2
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The goals of tiJe Demonstration Program are to test new or more flexible regulations and

processes in aj-J'~.effort:

1. To en~,Ourage housing production, particularly types of housing that are not

readily available 3 1 -~ 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 encourag0he development of housing that will serve as a catalyst to stimulate

housing production, partiCt.ularly in neighborhoods where new or rehabilitated residential

development has been lijrdtlq.d.

4. To serve as a mo&amp;dl for other neighborhoods, demonstrating housing solutions

that could have broader applic~alilon in other neighborhoods.

5. To increase the diver tv of housing types and levels of affordability to meet the

varied needs and goals of a neighb.orhood.

Section 4. Types of HousincV, Development Standards Changes and Processes to

be Tested.

In order to meet these goals, through the J.),,-.:n-ionstration Program, the Director of the

Department of Construction and Land U&amp;: ,vill be allowed to modify existing Land Use

Code requirements in order to test projects 1r, the four categories listed below. In addition,

all demonstration projects 'would be required to go through the Design Review Process. All

other regulations and requirements of the Land,Use Code would continue to apply except as

modified in Section 8 below. (Up to five projeds in each of the four categories could

become test projects.).

1. Detgched Accessofy Dwelling Unita: A i~-iaximum of five such units will be

allowed in Single Family zones under the DemonstraLVn Program, according to the

development standards for accessory structures and accessory dwelling units, some of which

standards may be modified through the citywide Design Review Guidelines (adopted by
Ordinance 116909) used in the Design Review process. Additional height above the current

height limits for accessory structures could also be requestL~d and approved through the

Design Review process in order to test the concept of devek)ping accessory units, limited to

a single story, above garages.

2. Cottage Housing, Tandem Housing or Small Lot Single Family Developm A
total of five such projects that will test these concepts may be afl ed under the

Demonstration Program in any of the Single Family zones, Such
.

ects will be developed

according to the development standards for cottage housing, ta do ',housing or residential

small lot single family development contained in SMC chapter 23.43, except as those

standards may be modified as provided in the citywide Design Review Guidelines used in

the Design Review process.

3
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2 1`14eight Above Current Height Limits through- Design Review Depart s: For a

3 total of five projects that are either multifamily development in multifamily zones or are part

4 of a mixed-use development in commercial zones, additional height up to 15 percent over

5 the maxinium height limit allowed in the zone may be approved through the Demonstration

6 Program, as long a:s no additional floors are constructed as a result of this additional height;

7 the overall scale of development as viewed from the street front has generally not changed,

8 and the structure remams compatible with the neighborhood and scale of development
9 allowed in the zone. -Iiis departure is to be used to accommodate unusual site or

10 development conditions S'uch as topographic depressions or design elements that affect

11 height measurement toward the center of the development, but which generally does not

12 change the height of a sti uct "Ure along the street front.

13

14 4. Design Review Proccss for Development Standard Doartures for Existin

15 Structures: In an effort to. encou~age the reuse of existing structures, up to a total of five

16 projects that include residential development in existing structures in multifamily or

17 commercial zones (including mixed-L
'

ise development) will be allowed to use the Design
18 Review process and will be allowed to

"request development standard departures that are

19 currently only allowed for new developinent.

20

21

22

23

24

Section 5. Individual Project Selection Process.

1. Submittal Deadline: There shall be,two project submittal periods:

25 1,1999.

a. Applications submitted by F ebruary 1, 1999; selection decisions by March

,~z_

26 b. Applications submitted by Augtkst 1, 1999; selection decisions by
27 September 1, 1999.

28

29
11

[NOTE: These dates may be revised, depending on t~e adoption date of this ordinance

30 establishing the Demonstration Program.]

31

32 2. Neighborhood S=ort and Consistency with C!A=rehensiyg Plan and

33 Neighborhood Plan Goals: The demonstration project musr-be consistent with the goals of

34 the Comprehensive Plan, and the applicant must have a neigAborhood sponsor who has no

35 financial interest in the project. A brief statement of support fi~.m a neighborhood
36 1 organization, neighborhood planning group, or a sizable sampliAg of adjacent neighbors

37
1

and/or property owners must be submitted with the application. Ao project shall be expected

38
1

to show 100 percent neighborhood concurrence, but should demoArate how and when the

39 proposed project was discussed with community organizations or neighbors adjacent to the

40 project. If located within a neighborhood planning area, the applicant shall indicate how the

41 project would further the goals of the neighborhood plan.

42

4
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3.. Pro-ject Selection Committee: The Department of Construction and Land Use
shall convene a selection committee to include as a minimum, an Urban Design Planner

from the Depa.rtrnent of Construction and Land, and a representative from the Planning

Commission"s'H ousing subcommittee.

4. ErQjj~~t.-,Sielection Criteria: The following criteria shall be used to rate and select

individual projects to be apart of the Demonstration Program.

a. Tho'~~reXtent to which the proposed project fulfills the purpose and goals of

the Demonstration Pro-ram.

b. The exteent to which the proposed project furthers the goals of the City's

Comprehensive Plan, the Mayor's Housing Action Agenda and the City's Housing

Framework.

c. The exteril, w which the proposed project supports the goals of the

neighborhood in which the proj ect -Is located, and the neighborhood plan goals, when

applicable.

d. The general level of support from the community organizations and the

neighbors surrounding the proposed project.

e. The extent to whicli! the proposed project reduces the per unit costs, is

proposed to result in affordable units, or,pro-poses to add to the diversity of affordability in

the neighborhood.

In addition a proposed project should include a description of the extent to which the project

proposed serves as a good test of future code a
'

mendments, either for specific types of

neighborhoods or citywide. Projects that may be approved through existing processes and

regulations shall not be accepted as a demonstrati on project.

Section 6. Design Review Required.

Once selected to be a demonstration project, each project shall be subject to the Design

Review process contained in SMC Chapter 23.41, except, as the process is modified by this

ordinance. The adopted citywide design guidelines, NhIch were originally developed to

apply only to new multifamily and commercial developmelit, will also be used for the

demonstration projects in the same manner that they are used for other projects subject to

Design Review.

Section 7. Program Reporting and Evaluation.

At the end of each project selection period, DCLU shall report to ( Ay Council on the types

of projects being submitted and selected for the Demonstration ProAam. Within one year of

adoption of the Demonstration Program, DCLU, in conjunction witlNhe Selection

Committee, shall prepare a report to City Council, summarizing the types of projects

submitted, types selected, and an evaluation of how well the proposals have met or are

meeting the purpose and goals of the Demonstration Program. A full evaluation of the

5
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pro -ram shall be conducted within 24 months of the end of the second selection period, or as
.

Z:~

suou after 24 months that the demonstration projects have been completed and are occupied

so U at the effectiveness of demonstration projects in achieving the goals of the ordinance

cai.,, 10 ::--valuated. Recommendations for code amendments that result from the

demons itation projects, whether to be applied citywide or to carry out the goals of specific

neighbo i-
li Ood plans, may, if appropriate, also be submitted to City Council at that time.

The evaluatiorl:.of the four categories of projects will include:

1. Detacbd Accessory Dwelling UnLits:

a. What are appropriate development standards for detached ADUs that "fit"

on a single family lot and within a single family neighborhood, but still allow the

development of a livableAirit? Is there a minimumlot size that would be appropriate?

b. Are AD Us above garages a viable option in terms of cost to construct and

fit in single family neighborhoods?

c. What was th
,

c, cost of construction, whether a new structure or an addition

or remodel of an existing structUrea?

d. What do the neighbors think of this type of housing? What is the reaction

of the residents of the detached AID1,7 in terms of livability of the unit and how it could be

improved?

e. Was Design Review effective for this type of small project? Would

an administrative Design Review process. have been just as effective, and less costly?

f. If Design Review is to be used for this type of development, are additional

design guidelines needed to address more dir.ectly the issues relevant to detached ADUs?

g. Did this project provide adl~-,sign concept that would likely be applicable

and acceptable in other neighborhoods?

h. What were the positive result,, of this project? What were the negative

results?

i. Were there any unintended consequences that need to be resolved?

Should detached ADUs be allowed. in all single family areas? Should

they be limited to specific neighborhoods and if so, wYUch?

2. Cottage Housing, Tandem Housing or Small Lot Sing~le Family Developm

a. Do the development standards that are almAy in the code work for this

type of development? Should some standards be modified am! if so, how?

b. What was the cost of construction? Does thiS
'

Lype of development result

in affordable units? What are the factors that help or hinder the 4,~ordability of this type of

development?

c. What do the neighbors think of this type of housift? What is the reaction

of the residents of the housing in terms of livability of the unit and how it could be

improved?



drnsd

H:\DOC\dA=onordin.doc. dot

10/12/98

V I

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38

39

40

41

42

43

d. If Design Review is to be used for this type of development, are additional

~_-uidelines needed to address more directly the issues relevant to this type of singleC,

family &amp;.,velopment?

e. Did this project provide a design concept that would likely be applicable

and acceptat)fe in other neighborhoods?

results?

What were the positive results of this project? What were the negative

g. Were there any unintended consequences that need to be resolved?

h. Should cottage, tandem and/or small lot single family residential

development be alloted in all single family zones? Should this type of development be

limited to certain types ;) Csirgle family areas, and if so, which type?

3. Heigh-At Above Current Height Limits through DesigLi Review Dgpartures:

a. Should height departure be allowed through Design Review in all zones?

For all types of residential developrucrit? If not, for which zones? For what types of

residential development?

b. Is 15 percent the appropriate amount of departure? For all types of

residential development? For which zones?

c. Does a maximum pcrcentage need to be specified?

d. What were the circumstances or site conditions that prompted the

requested departure?

e. Are there other wa%ys (,8~lthout having to go through Design Review) to

address the height issue while still resulting in compatible development, such as an

alternative height measurement technique or a general increase in height allowed?

f Did the flexibility in height, reduce the development cost on a per unit

basis? Did it help the affordabilitY of the units"I

g. What is the neighborhood r,Csponse to the allowed departure?

h. Did this project provide a design concept that would likely be applicable

and acceptable in other neighborhoods'?

i. What were the positive results of t'his project? What were the negative

results?

j .
Were there any unintended conseque,,ices that need to be resolved?

4. Design Review Process for Development Staridard Doartures, for Existing

Structures.

a. Did the process allow for enough flexibility to encourage or at least allow

for the reuse of existing structures? If not, what other departui-,*,s are needed?

b. Are additional design guidelines or departure , eeded. to address more

directly the issues relevant to the reuse of existing structures?

c. Are there changes in the process that are needed for existing structures

since there isn't such a thing as a pre-design meeting?
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d. Did the flexibility in development standards reduce the development cost

on a per unit basis? Did it help the affordability of the units?

e. What is the neighborhood response to the remodeled development?
f. Did this project provide a design concept that would likely be applicable

and acceptable in other neighborhoods?

g. What were the positive results of this project? What were the negative

results?

h. Wcre there any unintended consequences that need to be resolved?

Section 8. A neN,,, .,Section 23.40.050 is hereby added to the Seattle Municipal Code,
as follows:

23.40.050 Demonstration Program for Innovative Housing Design

Purpose and Inteii
ii.

The purpose of this section is to establish a Demonstration Program for Innovative Housing

Design. The goals of the Demonstration Program are to test new or more flexible

regulations and processes in an effort: ::

1. To encourage housing production, particularly types ofhousing 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 wifli 0
,

r improves the character of the neighborhood.

3. To encourage the development of housing that will serve as a catalyst to

stimulate housing production, particularly in neighborhoods where new or rehabilitated

residential development has been limited.

4. To serve as a model for other neig-bborhoods, demonstrating housing
solutions that could have broader application in other hFighborhoods.

5. To increase the diversity of housing iY1 es and levels of affordability to

meet the varied needs and goals of a neighborhood.

B. Scope of Authority to Modify Land Use Code R~quirements.

Up to twenty (20) demonstration projects shall be selected and ~qviewed in accordance with
N

the Demonstration Program for Innovative Housing Design adopir,,d by Ordinance

All demonstration projects shall comply with all of thkrequirements of the

Land Use Code otherwise applicable to the project, except as
specifk~

below:

1. All demonstration projects, including single family development and

redevelopment of existing structures, shall be reviewed through the Design Review process

contained in SMC chapter 23.41 and in SMC chapter 23.76.

2. Up to five (5) detached accessory dwelling units may be a
'

llowed in Single

Family zones contrary to the requirement in SMC 23.44.006(A). Such units must be

8



dmsd

H:\DOC\demonordin.doc.dot

10/12/98

V 1

developed according to the development standards for accessory structures and accessory

dwelling units in Single Family zones, Sections 23.44.040 and 23.44.041, except that

a. Contrary to SMC 23.44.041(A)(4) 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 23.44.040 aiid SMC 23.44.041 may be allowed as departures through the Design
Review process under SMC 23.41.012,- and

c. In addition to the development standard departures allowed in

Section 23,41.012, a deparittre may be allowed for additional height if the accessory

dwelling unit is a single stor~_'. wift and will be located above a detached garage, contrary to

the requirements of SMC 23.44.0 10 that limits accessory structures in required yards to

twelve (12) feet.

3. Cottage housijig, tandem housing and small lot single family

development. Up to five (5) projects that include small lot single family development,

cottage housing or tandem housing III

,

ay be allowed in any Single Family zone, contrary to

the minimumlot area requirements ofSMC 23.44. 010 and other development standards

contained in SMC 23.44. Such develop
.

11.1ent must comply with the Residential Small Lot

development standards, SMC Chapter 21.43, except that modifications to the development
standards contained in SMC 23.43 may bc allowed as departures through the Design Review

process under SMC 23.41.012.

4. Up to five (5) multifamily 1)'~rnjects in a multifamily zone or as a part of a

mixed-use development project in a commercL~ 1 zone outside of downtown, may request

height departures through the Design Review prop
,
ess, contrary to SMC 23.41 which, with

one 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:

height;

a. No additional floors are co cted as a result of this additional

b. The overall scale of developi~ent as viewed from the street front

has generally not increased; and

c. The structure is compatible witAithe neighborhood, and with the

:1
1,

scale of development allowed in the zone.

5. For a maximum of five (5) residential profocts in an existing structure in

multifamly or commercial zones outside of downtown, includt mixed-use development,9

may use the Design Review process. Development standard d6partures currently allowed

only for new development under SMC 23.41.012 may be allowe,, I. for the redevelopment of

these existing structures.

C. Vesting.

For purposes of the Demonstration Program, all projects selected as demonstration projects

are subject to the vesting of development rights and Master Use Permit expiration rules

applicable to projects subject to Design Review contained in SMC 23.76.026 C.

9



dmsd

HADOOdemonordin.doc.dot

10/12/98

V I

D. Master Use Permit Expiration.

For purposes of the Demonstration Program, all projects selected as demonstration projects

are subject to the Master Use Permit expiration rules applicable to Master Use Permits with

a Design Review component contained at SMC 23.76.032 Alf

E. Master Usc. Permit Renewal.

For purposes of the Deinonstration Program, all projects that are selected as demonstration

projects, the Master Use Periait renewal standards contained at SMC 23.76.032 B I and 2

only are applicable; the renc,;,,,,al standards in SMC 23.76.032 B3 shall not apply to

demonstration projects.

F. Cancellation, Renewal and Reestablishment of Building Permit Applications.

All proj ects that are chosen as dem o astration proj ects must comply with all applicable

provisions of the Seattle Building Cocle, except as follows:

1. Cancellation of Peruiit Application. For purposes of this Demonstration

Program and for purposes of the can c el I ation of permit application standards contained in

Section 106.6.4 of the Seattle Buildilig Code, all projects selected as demonstration projects

shall be considered to be projects that are -vested to prior Land Use Code provisions and ones
I which do not conform to the codes currently in effect.

2. Renewal of Building Permits. For purposes of this Demonstration

1 Program, Section 106.9.2 of the Seattle Building Code does not apply and building permits
I

for projects selected as demonstration projects slial I not be renewed unless:

a. The building official determi-nes 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 (he permit is substantially underway and

progressing at a rate approved by the building official., ~

"Substantially underway" means that

work such as excavation, inspections, and installation of, fran-Ling, electrical, mechanical and

finish work is being completed on a continuing basis.

c. Commencement or completion ofthe work authorized by the

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

d. For any demonstration project in a landslide-prone area, the

requirements of SMC 25.09.345 also apply.

3. Reestablishment of Expired Building Pen-nit.

"
..
r

purposes of this

Demonstration Program, no building permit that has expired and been renewed pursuant

to subsection 2 above, shall be reestablished. The exception to section 106.9.3 of the Seattle

Building Code does not apply.

10
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Section 9. The provisions of this ordinance are declared to be separate and

severable. Tihe invalidity of any particular provision shall not affect the validity of any other

provision.

Section 10'~-. This ordinance shall take effect and be in force thirty (30) days from and

after its approval by 11,1e Mayor, but if not approved and returned by the Mayor within ten

(10) days after presel-Mit-Ion, it shall take effect as provided by Municipal Code Section

1.04.020.

Passed by the City ('ouiicil the day of
,

1998, and signed by me
in open session in authenticatton of its passage this_ day of 1998.

President of the City Council

Approved by me this _ day 1998.

Mayor

Filed by me this day of 11998.

City Clerk

(SEAL)

11
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ORDINANCE
2

3

4 AN ORDINNNCE establishing the Demonstration Program for Innovative Housing design

5 and addim) a new Section 23.40.050 to the Seattle Municipal Code to implement the

6 Demonstration Program.

7

8 WHEREAS, the City, S: Comprehensive Plan, originally adopted in 1994 and most recently

9 amended in 199 7,.,includes housing goals for accommodating growth and

10 maintaining affordaHlity, and for encouraging housing diversity and quality; and

12 WHEREAS, the cost of owning or renting housing continues to increase faster than the rate

13 of inflation, ni~iking it increasingly difficult for many of the citizens of Seattle to

14 afford housing in the city ".and

15

16 WHEREAS, on March 21, 1998, rnore than 800 citizens, including community activists,

17 developers, attorneys, small business people, architects, elected officials, lenders,

is tenants and landlords, attended Mayor's Community Conference on Affordable

19 Housing to discuss possible soluitions to the rising cost of housing; and

20

21 WHEREAS, on April 13, 1998 City Council.", wi! th the Mayor concurring, adopted a

22 resolution that established the City's top budget priorities for the 1999-2000 biennial

23 budget and the 1999-2004 Capital ImproVement Program, which resolution stated

24 that the "City is committed to developing ar.~d implementing an affordable housing
25 action agenda for both home ownership andirental housing;" and

26

27 WHEREAS, on May 5, 199 8, Mayor Paul Schell pub] 1 shed the Housing Action Agenda,
28 which includes a goal to "increase our coninninav's supply of moderate income

29 housing and preserve existing affordable housing.- including providing opportunities

30 for innovative housing designs, and evaluating zolling to find opportunities for new
31 housing; and

32

33 WHEREAS, AIA (American Institute of Architects) Seattle's Housing Action Task Force

34 sponsored the "Housing Seattle, Design Demonstration Projects," seeking entries for

35 a competition of real projects that demonstrate neighborhood-appropriate approaches

36 to increasing the inventory and quality of affordable housing, in Seattle; and on

37 September 10, 1998, announced the top eleven entries identitied as "Should Be
38 Builts," selected by an interdisciplinary jury representing a br(~qd range of public and

39 private housing interests and expertise; and

40

41 WHEREAS, detached accessory dwelling units are a type of housing that several

42 neighborhood planning groups are considering as an option to accessory dwelling

43 units only within principal structures; detached units could provide additional
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flexibility to accommodate such a unit on a site, allowing limited additional density

withotit significantly changing the appearance of the neighborhood, and could help

home osAners afford to stay in their homes or be able
to,

afford to purchase a home;

and

WHEREAS, cottage. +I andem and small lot single family housing are types of in-fill housing

that several neigliborhood planning groups have recognized as providing a housing

option not readily available today that would fit with their neighborhoods' desire for

affordable, home ONNTnership opportunities for a variety of household types; and

WHEREAS, when the Desigii, Review process was being developed in the early 1990s, the

issue of allowing additioiiall height through Design Review departures was discussed

at length, but height was eventually determined to be a standard that could be

included in neighborhood- specific guidelines rather than in the citywide program;

however, since that time, Dosi~-,n Review has had four successful years as an

operational program and nei.g.1h,borhood-specific guidelines have yet to be adopted, so

that there has not yet been an opportunity to test the concept of height departures

through design review; and

WHEREAS, some neighborhoods, as part of their neighborhood planning effort have

requested that the City consider allovving the Design Review process to be used to

allow existing structures (in addition to the new construction that Design Review is

currently limited to) to use development. standard departures available in Design

eReview if they are to be redeveloped for:r s.dential use; and

NOW THEREFORE,

BE IT ORDAINED BY THE CITY OF SEATTLE, AS FOLLOWS:

Section 1. Establishment of Demonstration Program. -

This ordinance establishes the Demonstration Program for 111novative Housing Design,

subject to the conditions established below.

Section 2. Purpose.

The purpose of this Demonstration Program is to use a limited nuinber of projects to test

39 innovative residential design solutions using altemative developmept standards and

40 processes. The Demonstration Program will allow a limited numberlpf projects that use

41 certain specified housing types, development standards, and processes,that are not currently

42 allowed under existing land use regulations, while continuing to be colisistent with the

43
1

City's land use, housing and neighborhood goals. These projects will be evaluated to
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i determine whether and to what extent each of the changes did or can accomplish the goals

contained in Section 3 of this ordinance, and therefore, whether amendments should be made

to the City of Seattle Land Use Code to allow these housing types, development standard

changes and proe.ess changes generally.

Section 3. (,oals.

The goals of the Demofistration Program are to test new or more flexible regulations and

processes in an effort:

1. To encourage hou.sing production, particularly 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 il"I'with or irn0roves the character of the neighborhood.

3. To encourage the development of housing that will serve as a catalyst to stimulate

housing production, particularly in.i1eighborhoods where new or rehabilitated residential

development has been limited.
4

4. To serve as a model for otheijieighborhoods, 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.
:

Section 4. Types of Housing, Development Standards Changes and Processes to

be Tested.

In order to meet these goals, through the Demonstration Program the Director of the

Department of Construction and Land Use will be allowed to modify certain existing Land

Use Code requirements in order to test projects in the f6tir categories listed below. In

addition, all demonstration projects will be required to go through the Design Review

Process. All other regulations and requirements of the Land Use Code will continue to

apply except as modified in Section 8 below.

1. Detached Accessoly Dwelling Units: A maximum of five units per submittal

period for a total of up to ten such units may be allowed in Single Family zones under the

Demonstration Program, according to the development standards for accessory structures

and accessory dwelling units, some of which standards may be modified through the

citywide Design Review Guidelines (adopted by Ordinance 116909) used in the

administrative Design Review process. Additional height above the current height limits for

accessory structures may also be requested and approved through the administrative Design

Review process in order to test the concept of developing accessory units,"firnited to a single

story, above garages.

2. Cottage Housing, Tandem Housing or Small Lot Single Family Development: A
maximum of three projects per submittal period for a total of up to six such projects that will

3
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test these. concepts may be allowed under the Demonstration Program in any of the Single

Family zones. Such projects will be developed according to the development standards for

cottage housing., tandem housing or residential small lot single family development

contained in SNIC chapter 23.43, except as those standards may be modified as provided in

the citywide Des4gn Review Guidelines used in the Design Review process. Additional

height, up to a ma-xii-num of 15 percent over the maximum height allowed for cottage

housing, tandem housing or small lot single family development, may also be granted

through the Design Rcvie,w process. Under no circumstances, however, may any height

departure be granted that Would result in a structure that is higher than the maximum
allowed for single famiiy structures in single family zones other than RSL.

3. Height Above Currenr: Hei ht Limits through Design Review Departures: A
maximum of three projects per sub.mittal period for a total of up to six projects that are either

multifamily development in multifanaily zones or are part of a mixed-use development in

commercial zones, additional heighl, up to 15 percent over the maximum height limit

allowed in the zone may be approved through the Demonstration Program, as long as no

additional floors are constructed as a result, of this additional height; the overall scale of

development as viewed from the street frow has generally not changed; and the structure

remains compatible with the neighborhood and scale of development allowed in the zone.

This departure is to be used to accommodate unusual site or development conditions such as

topographic depressions or design elements that affect height measurement toward the center

of the development, but which generally does not ctiange the height of a structure along the

street front.

A height departure under the Demonstration Program cannot be combined with a

height exception for mixed use structures under SMC 21 ".47.008C3 or C4, nor will a height

departure be granted under the Demonstration Program ifthe departure requested would

block the views protected by SMC 23.47.008C4c more than an exception granted under that

section would.

4. Design Review Process for Development Standard Departures for Existing

Structures: In an effort to encourage the reuse of existing struCtUres, a maximum of three

projects per submittal period for a total of up to six projects that include residential

development in existing structures in multifamily or commercial zones (including mixed-use

development) may be allowed to use the Design Review process to request development

standard departures that are currently only allowed for new development.

Section 5. Individual Project Selection Process.

1. Submittal Deadline: There shall be two project submittal periods:

a. Applications submitted by January 15, 1999; selection decisions by

February 12, 1999.

b. Applications submitted by July 1, 1999; selection decisions by August 1,

1999.

4
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2. Nc'ioliborhood Sgpp~art and Consistency with CoMprehensive Plan and

N~~jg:~,borjhood 11tan Goals: The denionstration project must be consistent with the goals of

the Comprehensi%le Plan. A brief statement of support from a neighborhood organization or

neighborhood phinning group, and opinions from a sizable sampling of adjacent neighbors

and property owners, inlist be submitted with the application. No project shall be expected

to show 100 percent iielghborhood concurrence, but shall demonstrate how and when the

proposed project was disetssed with community organizations and neighbors adjacent to the

project. If located within a 'I
'

ei ghborhood planning area, the applicant shall indicate how the

project would ffirther the goals of the neighborhood plan.

3. Project Selection Comrr-ittee: The Department of Construction and Land Use

shall convene a selection commitirce to include at a minimum, an Urban Design Planner from

the Department of Construction and Land Use and a representative from the Planning

Commission's Housing subcommittee..

4. Project Selection Criteria: The following criteria shall be used to rate and select

individual projects to be a part of the Demonstration Program.

a. The extent to which the proposed project ftdfills the purpose and goals of

the Demonstration Program.

b. The extent to which the proposed project furthers the goals of the City's

Comprehensive Plan, the Mayor's Housing Action Agenda and the City's Housing

Framework.

c. The extent to which the proposed project supports the goals of the

nel2hborhood in which the project is located, and the neighborhood plan goals, when

applicable.

d. The general level of support from the community organizations and the

neighbors surrounding the proposed project.

e. The extent to which the proposed project reduces the per unit costs, is

proposed to result in affordable units, or proposes to add to the diversity of affordability in

the neighborhood.

f. The rating given to the project in AIA Seattle" Design Demonstration

Project competition, or other similarcompetition of innovative hOLIsing and quality design

selected by a jury of design professionals and other housing experts.,

In addition a proposed project should include a description of the exte:n,t to which the project

proposed serves as a good test of future code amendments, either for specific types of

neighborhoods or citywide. Projects that may be approved through existing processes and

regulations shall not be accepted as a demonstration project.

5. Public Notice. Immediately following the close of each submittal period, DCLU
shall post notice and provide mailed notice to owners of real property within 300 feet of a

proposed demonstration project site, indicating receipt of an application for a demonstration

5
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project. The notice shall also explain the two week public comment period, the selection

process a,nd the process for permit approval for demonstration projects.

6. PLrodqct Selcqfifn Process. The project selection committee shall recommend to

the Director of DCLU proposed projects to be included in the demonstration program. The

final decision whether to include any individual project in the demonstration program shall

be made by the Director. The decision whether a proposed project is included in the

demonstration progra,,Tn is not appealable, although any final decisions on any demonstration

project's MUP application., includiD- design review are appealable as provided in SMC
23.76. In the Director's discretioti. tho Director may decide to approve fewer than the

maximum number in each~ca, ecory, but may not approve more than the maximum number

specified in each category. ,

Section 6. Design Rev iclvv Required.

Once selected to be a demonstration project, each project shall be subject to the Design

Review process contained in SMC Chapter 23 and specifically at Chapter 23.41, except as

the process is modified by this ordinanc e. Category one, detached accessory dwelling units,

shall be reviewed through the adiiiiiiisti, tive Design Review process at SMC 23.41.016; all

other demonstration projects shall be rev 1'ewed through the Design Review Board process.

The adopted citywide designguidelines, wilich were originally developed to apply only to

new multifamily and commercial devc1opine'-ut, ~Nlll also be used for the demonstration

projects in the same manner that they are used for other projects subject to Design Review.

No departures shall be granted from the
minimum, number of parking spaces required; no

departures shall be granted from the maximum density limits allowed for the types of

housing being demonstrated.

Section 7. Program Reporting and Evaluation.
I

At the end of each project selection period, DCLU shallNport to City Council on the types

of projects being submitted and selected for the Demonstration Program and the responses to

the neighborhood notice and comment provisions. Within one year of adoption of the

Demonstration Program, DCLU, in conjunction with the Selection Committee, shall prepare

a report to City Council, summarizing the types of projects submitted, types selected, and an

evaluation of how well the proposals have met or are meeting th&amp; purpose and goals of the

Demonstration Program. A full evaluation of the program shall be conducted within 24

months of the end of the second selection period, or as soon after 24 months that the

demonstration projects have been completed and are occupied so that the effectiveness of

demonstration projects in achieving the goals of the ordinance can be evaluated.

Recommendations for code amendments that result from the demonstration projects,

whether to be applied citywide or to carry out the goals of specific neighborhood plans, may,
if appropriate, also be submitted to City Council at that time. If, however, the evaluation of
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a portion of this Demonstration Program (e.g., evaluation of one of the four test categories

included in this ordinance) can be completed earlier than the evaluation of the full ordinance,

then that evaluation and any reconimended code changes may also be submitted to City

Council at an earlier 10:101e.

The evaluation of the fbuf~qategories of projects will include:

1. Detached Accessot)-.L Dwelling Units:

a. What are app'T.Ippriate development standards for detached ADUs that "fit"

on a single family lot and
wit1iin":`4,;

single family neighborhood, but still allow the

development of a livable unit? Is f~ere a minimumlot size that would be appropriate?

b. Are ADUs above "garages a viable option in terms of cost to construct and

fit in single family neighborhoods?

c. What was the cost dOnstruction, whether a new structure or an addition

or remodel of an existing structure?

d. What do the neighbors th.ink of this type of housing? What is the reaction

of the residents of the detached ADU in terms of livability of the unit and how it could be

improved?

e. Was administrative Design Review cost effective for this type of small

project?

f. If Design Review is to be used &amp;-)r this type of development, are additional

design guidelines needed to address more directly the issues relevant to detached ADUs?

g. Did this project provide a design concept that would likely be applicable

and acceptable in other neighborhoods?

h. What were the positive results of this project? What were the negative

results?

i, Were there any unintended consequences that need to be resolved?

j. Are there. certain neighborhoods or types of neighborhoods that are more

appropriate for this type of housing than others?

2. Cottage Housing, Tandem Housing or Small Lot Single Family Development:

a. Do the development standards that are already in the code work for this

type of development? Should some standards be modified and if so, Jhow?

b. What was the cost of construction? Does this type of development result

in affordable units? What are the factors that help or hinder the affordability of this type of

development?

c. What do the neighbors think of this type of housing? is the reaction

of the residents of the housing in terms of livability of the unit and how it could be

improved?

d. If Design Review is to be used for this type of development, are additional

design guidelines needed to address more directly the issues relevant to this type of single

family development?
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e. Did this project provide a design concept that would likely be applicable

and acceptable in other neighborhoods?
I

~

f. What were the positive results of this project? What were the negative

results?

g, Were there any unintended consequences that need to be resolved?

h.
~,,,Nre

there certain neighborhoods or types"of neighborhoods that are more

appropriate for this' type of housing than others?

3. Height Abovt~ Current Height Limits through Design Review Departures:

a. Should heig.a departure be allowed through Design Review in all zones?

For all types of residential development? If not, for which zones? For what types of

residential development?

b. Is 15 percenL the appropriate amount of departure? For all types of

residential development? For wh~c.h zones?

c. Does a maximurri percentage need to be specified?

d. What were the circOnistances or site conditions that prompted the

requested departure?

e. Are there other,;,vays (without having to go through Design Review) to

address the height issue while still resulting in compatible development, such as an

alternative height measurement telchnique oi- a general increase in height allowed?

f. Did the flexibilit-v in height rcduce the development cost on a per unit

basis? Did it help the affordability of the units'~

g. What is the neighborhood response to the allowed departure?

h. Did this project provide a desigli concept that would likely be applicable

and acceptable in other neighborhoods?

i. What were the positive results of this project? What were the negative

results?

j. Were there any unintended consequences that need to be resolved?

k. Are there certain neighborhoods or characteristics of areas where height

departures would be more appropriate than other areas?

4. Design Review Process for Development Standard. Departures for Existing

Structures:

a. Did the process allow for enough flexibility to encourage or at least allow

for the reuse of existing structures? If not, what other departures are needed?

b. Are additional design guidelines or departures needed to address more

directly the issues relevant to the reuse of existing structures?

c. Are there changes in the process that are needed for existing structures

since there isn't such a thing as a pre-design meeting?

d. Did the flexibility in development standards reduce the development cost

on a per unit basis? Did it help the affordability of the units?
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I e. What is the neighborhood response to the remodeled development?
f. Did this project provide a design concept that would likely be applicable

and acceptable iti other neighborhoods?

9. What were the positive results of this project? What were the negative

results?

h. Were. there any unintended consequences that need to be resolved?

i. Are tb&amp;e certain neighborhoods or characteristics of neighborhoods where

Design Review for existing buildings would be more appropriate than other neighborhoods?

Section 8. A new Section 23.40.050 is hereby added to the Seattle Municipal Code,

as follows:

23.40.050 Demonstration Program for Innovative Housing Design

A. Purpose and Intent.

The purpose of this section is to establish a Demonstration Program for Innovative Housing

Design. The goals of the Demonstration Program are to test new or more flexible

regulations and processes in an effort:

1. To encourage housing prod-action, particularly types of housing that are

not readily available in Seattle, or are not curreyaly 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 production, particularly in neighborhoods where new or rehabilitated

residential development has been limited.

4. To serve as a model for other neigi-iborhoods, demonstrating housing

solutions that could have broader application in other neighborhoods.

5. To increase the diversity of housing typos and levels of affordability to

meet the varied needs and goals of a neighborhood.

Scope of Authority to Modify Land Use Code Requirements.

Demonstration projects shall be selected and reviewed in accordance with the Demonstration

Program for Innovative Housing Design adopted by Ordinance Each

demonstration project shall comply with all of the requirements of the Land Use Code

otherwise applicable to the project, except as specified below:

1. Each demonstration project, including single family dev
'

elopment and

redevelopment of existing structures, shall be reviewed through the DesigAReview 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 23.41.016.

9
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2. A maximum of ten (10) detached accessory dwelling units may be allowed

in Singie Family zones contrary to the requirement in SMC 23.44.006(A). For purposes of

this ordinance, a "detached accessory dwelling unit" means an additional room or set of

rooms that ar~_- located within a structure accessory to an owner-occupied single family

structure, that is. not connected to the principal structure and is designed, arranged, occupied

or intended to beoecupied by not more than one household as living accommodations

independent from aiqY other household. Such units must be developed according to the

development standards for accessory structures and accessory dwelling units in Single

Family zones, Sections'-) 3.44.040 and 23.44.041, except that:

a. Contrary to SMC 23.44.041 (A)(4) 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 23.44.040 and SMC 23.44.041 may be allowed as departures through the Design

Review process under SMC Chapter 23.41.012; and

c. In addition to the development standard departures allowed in

Section 23.41,012, a departure may be- allowed for additional height if the accessory

dwelling unit is a single story unit and vvill be located above a detached garage, provided

that, no height departure may be granted that would result in a structure that is higher than

the maximum allowed for single family structures in single family zones other than lots

zoned Residential Small Lot.

3. A maximum of six (6) projects that include cottage housing, tandem

housing and small lot single family development may be allowed in a Single Family zone,

contrary to the minimumlot area requirements o I'SMC 23.44. 010 and other development

standards contained in SMC 23.44. Such development must comply with the Residential

Small Lot development standards, SMC Chapter 2-3.43, except that modifications to the

development standards contained in SMC 23.43 may be allowed as departures through the

Design Review process. In addition to the developmeiit standard departures allowed under

SMC 23.41.012, departures may also be allowed for:

a. Additional height up to a maxiinum of fifteen (15) percent over

the maximum allowed by SMC 23.43.012 for cottage housing, by SMC 23.43.0 10 for

tandem housing and by SMC 23.43.008 for small lot single family development, provided

that, no height departure may be granted that would result in a structure that is higher than

the maximum allowed for single family structures in single fam1h 7 zones other than lots

zoned Residential Small Lot.

b. The maximum total floor area of each cottage as required by SMC
23.43.012D, as long as the maximum amount of total floor area for th&amp;.gntire cottage

housing development is not increased.
.7

4. A maximum of six (6) multifamily demonstration projects in a

multifamily zone or as a part of a mixed-use development project in a commercial zone

outside of downtown, may be granted height departures through the Design Review process,

contrary to SMC 23.41 which, with one exception, does not allow height departures. A

10
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height departure of up to fifteen (15) percent over the maximum height limit of the zone,

may be allwvved 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 iiicreased; and

c. The structure is compatible with the neighborhood, and with the

scale of development al: I owed in the zone.

d. A height exception under SMC 23.47.008C3 or C4 will not be

requested as par( of the pro,. oct; and

e. If private views protected by SMC 23.47.008C4c will be blocked

by the demonstration project, no additional height greater than the additional height that

could be granted by a height exc,,-,,ption under SMC 23.47.008C4c may be granted by a

height departure under the demons1tration 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, Dcvelopment standard departures currently allowed

only for new development under SMC 2-1.41.012 may be granted for the redevelopment of

these existing structures.

C. Vesting.

For purposes of the Demonstration Program, all projects selected as demonstration projects

are subject to the vesting of development rights and 'Master Use Permit expiration rules

applicable to projects subject to Design Review contained in SMC 23.76.026 C~

D. Master Use Permit Expiration.

For purposes of the Demonstration Program, all projects selected as demonstration projects

are subject to the Master Use Permit expiration rules applicable to Master Use Permits with

a Design Review component contained at SMC 23.76.03 2 A1 f
,

E. Master Use Permit Renewal.

For purposes of the Demonstration Program, all projects that are selected as demonstration

projects are subject to the Master Use Permit renewal standards contained at SMC 23.76.032

B I and 2 only; the renewal standards in SMC 23.76.03 2 B 3 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:

I I
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. 1. Cancellation of Permit Application. For purposes of this Demonstration

Program ami, for purposes of the cancellation of permit application standards contained in

Section 106.6, -~ of the Seattle Building Code, all projects selected as demonstration projects

shall be consi&amp;.,,-cd to be projects that are vested to prior Land Use Code provisions and ones

which do not cow",rin to the codes currently in effect.

2. Renewal of Building Permits. For purposes of this Demonstration

Program, Section 100.1).2 of the Seattle Building Code does not apply and building permits

for proiects selected as ~
~omonstration projects shall not be renewed unless:

a. The building official determines that the permit complies, or is

modified to comply, with dic code or codes in effect on the date of application renewal; or

b. The worl- authorized by the permit is substantially underway and

progressing at a rate approved ~~y the building official. "Substantially underway" means that

work such as excavation, inspections, and installation of framing, electrical, mechanical and

finish work is being completed oft a continuing basis.

c. Commenc~,,ment or completion of the work authorized by the

permit was delayed by litigation, appeals, strikes or other causes related to the work

authorized by the permit, beyond the permit holder's control; and

H

H

H

H
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d. For any demonstration project in a landslide-prone area, the

requirements of SMC 25.09.345 also apply.

3.,,,,,Reestablishment of Expired Building Permit. For purposes of this
_t

Demonstration Prdgram, no building permit that has expired and not been renewed pursuant
N"

to subsection F2 ab6*,e shall be reestablished. The exception to section 106.9.3 of the

Seattle Building Code not apply.

Section 9. The prw, '~3ions of this ordinance are declared to be separate and

severable. The invalidity oi tiTiy particular provision shall not affect the validity of any other

provision.

Section 10. This ordinanc
I

e.,
shall take effect and be in force thirty (30) days from and

after its approval by the Mayor, bult. -11 f not approved and returned by the Mayor within ten

(10) days after presentation, it shall lakc effect as provided by Municipal Code Section

1.04.020.

Passed by the City Council the
-

-

day of
,

1998, and signed by me
in open session in authentication of its passage this_ day of

~
1998.

President of the City Council

Approved by me this_ day of
~

1998.

Mayor

Filed by me this day of
~

199

City Clerk

(SEAL)
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STATE OF WASHINGTON - KING COUNTY

t
-SS.

Cit-Y
No. FULL ORDI~4A,?~

Affidavit of Publication

The undersigned, on oath states that he is an

authorized representative of The Daily Journal of Commerce, a

daily newspaper, which newspaper is a legal newspaper of general

circulation and it is now and has,been for more than six months

prior to the date of publication hereinafter referred to, published in

the English language continuously as a daily newspaper in Seattle,

King County, Washington, and it is now and during all of said time

was printed in an office maintained at the aforesaid place of

publication of this newspaper. The Daily Journal of Commerce

was on the 12th day of June, 1941, approved as a legal newspaper

by the Superior Court of King County.

The notice in the exact form annexed, was published in regular

issues of The Daily Journal of Commerce, which was regularly

distributed to its subscribers during the below stated period. The

annexed notice, a

I 19 2 4.1

was published on

1 2 / I 5,J

The amount of the fee charged ~or/he f*egoing publication is

the sum of $ has been paid in full.

L.,

cribed and sworn to before me 4
f ~' i-r",

Notary Public for the State of Washing
residing in Seattle

-~-7

Affidavit of Publication
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