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ORDINANCE

AN ORDINANCE relating to land use and zoning, amending Sections 23.22.020,

23.22.054, 23.24.020, 23.24.040, 23.41.014, 23.44.014, 23.45.014, and 23.45.056 of

the Seattle Municipal Code to provide for the added protection of trees during the

development process. NOW THEREFORE,

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

Section 1. Subsection A of Section 23.22,020 of the Seattle Municipal Code, as

last amended by Ordinance 118 012, is further amended as follows:

23.22.020 Content of preliminary plat application.

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

I
,

The name of the proposed subdivision;

2. North point and scale; the location of existing property lines; streets,

building, if any; watercourses and all general features;

3. The legal description of the land contained within the subdivision;

4. The names and addresses of all persons, firms and corporations

holding interest in the lands, including easement rights and interest;

5. The proposed names, locations, widths and other dimensions of

proposed streets, alleys, easements, parks, lots, building lines, if any, and all other

infon-nation necessary to interpret the plat, including the location of existing utility and

access easements which are to remain;

6. The location of streets in adjoining plats and the approximate location

of adjoining utilities and proposed extensions into the plat;

7. The names of adjoining plats;

8. The name, address and telephone number and seal of the registered

land surveyor who made the survey or under whose supervision it was made;

9. The date of the survey;

10. All existing monuments and markers located by the survey;

111. The zoning classification applicable to the land within the

subdivision;

slope rights;

12. The conditions of or the limitations on dedications, if any, including

13. Contour intervals as required, based upon City datum;

14. Property information including, but not limited to, address, legal

description, and Assessor's Parcel number;
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15. Evidence of ownership or authorization from the property owner to

make the application;

16. A signed statement of financial responsibility by the applicant and

owner acknowledging financial responsibility for all applicable permit fees;

17. Drainage plan;

18. Landscape plan; ((ead))

19. Identification of any adjacent property within three hundred (300) feet

of the proposed subdivision that is owned or controlled by the applicant; and

20, Specif. location and descjption of all trees at least six (winches in

diameter measured four and one-half ('41/2) feet above the ground, with species indicated.

Section 2. Section 23.22.054 of the Seattle Municipal Code, as last amended by

Ordinance 118012, is further amended as follows:

23.22.054 Public use and interest.

The Hearing Examiner shall inquire into the public use and interest proposed to be

served by the establishment of the subdivision and dedication. The Hearing Examiner shall

consider all relevant facts to determine whether the public interest will be served by the

subdivision and dedication, and if it finds that the proposed plat makes appropriate provision

for the public health, safety and general welfare and for open spaces, drainage ways, streets,

alleys, other public ways, transit stops, potable water supplies, sanitary wastes, fire

protection facilities, parks, playgrowids, sites for school and school grounds, sidewalks and

other planning features that assure safe walking conditions for students who walk to and

from school, is desioe to maximize the retention of existin kLe&amp; and that'the public use

and interest will be served by thc p I atting of subdivision, then it shall be approved. If the

Hearing Examiner finds that the proposed plat does not provide the appropriate elements or

that the public use and interest will not be served, then the Hearing Examiner may
disapprove the proposed plat. Dedication of land to any public body may be required as a

condition of subdivision approval and shall be clearly shown on the final plat. The Hearing

Examiner shall not as a condition to the approval of any plat require a release from damages

to be procured from other property owners.

Section 3. Section 23.24.020 of the Seattle Municipal Code, as adopted by
Ordinance 110570, is amended as follows:
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23.24.020 Content of application.

Applications for approval of a short subdivision shall include the following:

A. A plat of the proposed short subdivision containing standard survey data;

B. A vicinity map on which shall be indicated the property to be subdivided;

C. A plot plan, as appropriate, showing the location and dimensions of existing

buildings in relation to the proposed short subdivision;

D. Legal descriptions of the property to be subdivided and of all proposed lots or

divisions;

E. Name and address of owner(s) of the tract;

F. Location of existing roadways, sanitary sewer, storm drain and water mains,

if any, together with proposed street improvements~ and

G. Specific location anO. cigs, p1jQq of all trees and shrubs at least six L6) inches

in diameter measured four and gae-kalf GLj ~Let above the 21gund ith species indicated.~ A~_

Section 4. Subsection A of Section 23.24.040 of the Seattle Municipal Code, as

last amended by Ordinance 119239, is further amended as follows:

23.24.040 Criteria for approval.

A. The Directo r shall, after conferring with appropriate officials, use the

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

I
.

Conformance to the applicable Land Use Policies and Land Use Code

provisions;

2. Adequacy of access for vehicles, utilities and fire protection as

provided in Section 23.53.005;

3. Adequacy of drainage, water supply and sanitary sewage disposal;

4. Whether the public use and interests are served by permitting the

proposed division of land;

5. Conformance to the applicable provisions of SMC Section 25.09.240,

Short subdivisions and subdivisions, in environmentally critical areas;

6. Is designe
-

to maximize the retention of existing trees.-

7. Confounance to thu pi-ovisions of Section 23.24.045, Unit lot

subdivisions, when the short subdivision is for the purpose of creating separate lots of record

for the construction and/or transfer of title of townhouses, cottage housing, clustered

housing, or single-family housing.



kd

12/01/99

tree-ord v2

Page 4 of 14

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

Section 5. Subsection B of Section 23.41.014 of the Seattle Municipal Code, as

last amended by Ordinance 119399, is further amended as follows:

23.41.014 Design review process.

B. Early Design Guidance Public Meeting.

1. Following a preapplication conference, and site visits by Design
Review Board members assigned to review a proposed project, an early design guidance

public meeting with the Design Review Board shall be held.

2. The purpose of the early design guidance public meeting shall be to

identify concerns about the site and the proposed project, review the design guidelines

applicable to the site, detemi-ine neighborhood priorities among the design guidelines, and

explore design concepts and/or options.

3. At the early design guidance public meeting, the project proponents

shall present the following inforniation:

a. . An initial site analysis addressing site opportunities and

constraints, the use of all adjacent buildings, and the zoning of the site and adjacent

properties; and

b. A drawing of existing site conditions, indicating topography of

the site and the location of structures and prominent landscape elements on or abutting the

site ftp~lLi~--ing but not to ail trces six in-ches (6") or greater in diameter measured

four and a half feet C4V2A it, IT~~
- -,vith species indicated)-, and_L ~~ _IL~
..

ground,

C. Photos showing the facades of adjacent development, trees on
the site, general streetscape character and territorial or other views from the site, if any; and

d. A zoning envelope study which includes a perspective

drawing; and

e. A description of the proponent's objectives with regard to site

development.

4. The proponent is encouraged, but not required, to bring one (1) or

more development concepts or alternatives to indicate possible design options for the site.

Section 6. Subsection D of Section 23.44.014 of the Seattle Municipal Code, as

last amended by Ordinance 119239, is further amended as follows:
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23.44.014 Yards.

D. Exceptions from Standard Yard Requirements. No structure shall be placed in a

required yard except pursuant to the following subsections:

1. Certain Accessory Structures. Any accessory structure may be constructed

in a side yard which abuts the rear or side yard of another lot, or in that portion of the rear

yard of a reversed comer lot within five (5) feet of the key lot and not abutting the front yard

of the key lot, upon recordln,- with the King County Department of Records and Elections

an agreement to this effect bt;tween the owners of record of the abutting properties. Any,
accessory structure which is a private garage may be located in that portion of a side yard

which is either within thirty- five (35) feet of the centerline of an alley or within twenty-five

(25) feet of any rear lot line which is not an alley lot line, without providing an agreement as

provided in Section 23.44.016.

2. A single-family structure may extend into one (1) side yard if an easement

is provided along the side or rear lot line of the abutting lot, sufficient to leave a ten (10)

foot separation between that structure and any principal or accessory structures on the

abutting lot. Features and projections such as porches, eaves, and chimneys shall be

permitted in the ten (10) foot separation area as if the property line were five (5) feet from
the wall of the Ilouse on the domiaant lot, provided that no portion of either principal

structure including eaves shall, cross the actual property line. The easement shall be recorded

with the King County Department of Records and Elections, The easement shall provide

access for normal maintenance activities to the principal structure on the lot with less than

the required side yard.

3. Certain Additions. Certain additions may extend into a required yard when
the existing single-family structure is already nonconforming with respect to that yard. The

presently nonconforming portion must be at least sixty (60) percent of the total width of the

respective facade of the structure prior to the addition. The line formed by the

nonconforming wall of the smucture shall be the limit to which any additions may be built,

except as described below. They may extend up to the height limit and may include

basement additions. New additions to the nonconforming wall or walls shall comply with

the following requirements (Exhibit 23.44.014A):

a. Side Yard. When the addition is a side wall, the existing wall line

may be continued by the addition except that in no case shall the addition be closer than

three (3) feet to the side lot line;

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

may be continued by the addition except that in no case shall the addition be closer than

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

.
c. Front Yard. When the addition is a front wall, the existing wall line

may be continued by the addition except that in no case shall the addition be closer than

fifteen (15) feet to the front lot line;
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d. When the nonconforming wall of the single-family structure is not

parallel or is otherwise irregular, relative to the lot line, then the Director shall determine the

limit of the wall extension, except that the wall extension shall not be located closer than

specified in subsections D3a-c above,

4. Uncovered Porches. Uncovered, unenclosed porches or steps may project

into any required yard, provided that they are no higher than four (4) feet on average above

existing grade, no closer than three (3) f~et to any side lot line, no wider than six (6) feet and

project no more than six (6) feet into required front or rear yards.

5. Special Features of a Structure. Special features of a structure may extend

into required yards subject to the following standards only, unless permitted elsewhere in

this chapter:

a. External architectural details with no living area, such as

chimneys, eaves, cornices and columns, may project no more than eighteen (18) inches into

any required yard;

b. Bay windows shall be limited to eight (8) feet in width and may
project no more than two (2) feet into a required front, rear, and street side yard;

c. Other projections which include interior space, such as garden

windows, may extend no more than eighteen (18) inches into any required yard, starting a

minimum of thirty (30) inches above finished floor, and with maximum dimensions of six

(6) feet tall and eight (8) feet wide;

d. The combined area of features permitted in subsections D5b and c

above may comprise no more than thiny (30) percent of the area of the facade.

6. Private Garages, Covered Unenclosed Decks or Roofs Over Patios in Rear

Yards.

a. Any attached private garages or covered, unenclosed decks or

roofs over patios are portions of principal structures. They may extend into the required rear

yard, but shall not be within twelve (12) feet of the centerline of any alley, nor within twelve

(12) feet of any rear lot line which is not an alley lot line, nor closer than five (5) feet to any

accessory structure. The height of private garages shall meet the provisions of Section

23.44.016D2 and the height of the roof over unenclosed decks and patios may not exceed

twelve (12) feet. The roof over these decks, patios and garages shall not be used as a deck.

Any detached private garage meeting the requirements of Section 23.44.016, Parking

location and access, or detached permitted accessory structure meeting the requirements of

Section 23.44.040,General provisions, may be located in a rear yard. If a private garage has

its vehicular access facing the alley, the private garage shall not be within twelve (12) feet of

the centerline of the alley.

b. Garages meeting the standards of Section 23.44.016 and other

accessory structures meeting the standards of Section 23.44.040, shall be permitted in

required rear yards, subject to a maximum combined coverage of forty (40) percent of the

required rear yard. In the case of a rear yard abutting an alley, rear yard coverage shall be

calculated from the centerline of the alley.
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7. Private Garages -in Front Yards of Through Lots. On through lots less than

one hundred twenty-five (125) feet in depth, either an accessory garage structure or a portion

of the principal structure containing a garage shall be permitted to locate in one (1) of the

front yards. Private garages, either as accessory structures or as a portion of the principal

structure, shall be limited as set forth in Section 23.44.016. The front yard in which the

garage may be located shall be determined by the Director based on the location of other

accessory garages on the block. If no pattern of garage location can be determined, the

Director shall determine in which yard the accessory garage shall be located based on the

prevailing character and. setback patterns of the block.

8. Access Bridges. Uncovered, unenclosed pedestrian bridges of any height,

necessary for access and five (5) feet or less in width, are permitted in required yards except

that in side yards an access bridge must be at least three (3) feet from any side lot line.

9. Barrier-fl-'ree Access. Access facilities for the disabled and elderly meeting

Washington State Buildi n Code, Chapter 11 are permitted in any required yards.

10. Freestanding Structures and Bulkheads.

a. Fences, freestanding walls, signs and similar structures six (6) feet

or less in height above existflng or firushed grade, whichever is lower, may be erected in any

required yard. The six (6) fooll height may be averaged along sloping grade for each six (6)

foot long segment of the fence, but in no case may any portion of the fence exceed eight (8)

feet. Architectural features may be added to the top of the fence or freestanding wall above

the six (6) foot height when the foRowing provisions are met: horizontal architectural

feature(s), no more than ten (10) inches high, and separated by a minimum of six (6) inches

of open area, measured vertically -from the top of the fence, may be permitted when the

overall height of all parts of the structure, including post caps, are no more than eight (8)

feet high; averaging tbe eight (8) foot height is not permitted. Structural supports for the

horizontal architectural
fllcature(s) may be spaced no closer than three (3) feet on center,

b. The Director may allow variation from the development standards

listed in subsection D10a above, according to the following:

((i-))W No part of the structure may exceed eight (8) feet;

((i4-))Q Any portion of the structure above six (6) feet shall

be predominately open, such that there is free circulation of light and air.

c. Bulkheads and retaining walls used to raise grade may be placed in

any required yard when limited to six (6) feet in height, measured above existing grade. A
guardrail no higher than forty-two (4-1) inches may be placed on top of a bulkhead or

retaining wall existing as of the date of die ordinance codified in this section. If a fence is

placed on top of a new bulkhead or retaining wall, the maximum combined height is limited

to nine and one-half (9-1/2) feet.

d. Bulkheads and retaining walls used to protect a cut into existing

grade may not exceed the minimumheight necessary to support the cut or six (6) feet,

whichever is greater, When the bulkhead is measured from the low side and it exceeds six

(6) feet, an open guardrail of no more than forty- two (42) inches meeting Building Code
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requirements may be placed on top of the bulklicad or retaining wall. A fence must be set

back a minimumof three (3) feet from such a bullkhead or retaining wall.

e. When located in the shoreline setbacks or in view corridors in the

Shoreline District as regulated in Chapter 23.60, these structures shall not obscure views

protected by Chapter 23.60 and the Director shall determine the permitted height.

11. Decks in Yards. Decks no greater than eighteen (18) inches above

existing or finished grade, whichever is lower, may extend into required yards.

12. Heat Pumps. Heat pumps and similarmechanical equipment, not

including incinerators, may be permitted in required yards if the requirements of the Noise

Cor,trol Ordinance, Chapter 25.08, are not violated. Any heat pump or similarequipment
shal I not be located within three (3) feet of any lot line.

13. Solar Collectors. Solar collectors may be located in required yards,

subject to the provisions of Section 23.44,046.

14. Front Yard Projections for Structures on Lots Thirty (30) Feet or Less in

Width. For a structure on a lot which is thirty (30) feet or less in width, portions of the front

facade which begin eight (8) feet or i-nore above finished grade may project up to four (4)

feet into the required front yard, provided that no portion of the facade, including eaves and

gutters, shall be closer than five (5)_ feet to the front line (Exhibit 23.44.014 B).

15. Front and rear yarcis may be reduced by twenty-five (25) percent, but no

more than five (5) feet, if the site contal ii s a required environmentally critical area buffer or

other area of the property which cai-) not be disturbed pursuant to subsection A of Section

25.09-280 of SMC Chapter 25.09, Rcgulations for Environmentally Critical Areas.

16. Arbors. Arbors may be permitted in required yards under the following

conditions:

a. In any required yard, an arbor may be erected with no more than a

forty (40) square foot footprint, rineasured on a horizontal roof plane inclusive of eaves, to a

maximum height of eight (8) feet. Both the sides and the roof of the arbor must be at least

fifty (50) percent open, or, if latticework is used, there must be a minimum opening of two

(2) inches between crosspieces.

b. In each required yard abutting a street, an arbor over a private

pedestrian walkway with no more than a thirty (30) square foot footprint, measured on the

horizontal roof plane and inclusive of eaves, may be erected to a maximum height of eight

(8) feet. The sides of the arbor shall be at least fifty (50) percent open, or if latticework is

used, there must be a minimumopening of two (2) inches between crosspieces.

17. Protection of Trees. Froj-,t ygLds nLa,y be reduced to protect existing

treeS JT1 rear rds and rear vards mav be redticed to Drotect existin trees Ji-', ftorAXards. o

quali for this Lh-q tEge~s s, all be at least six (0 inches in diameter, measured
four and one-half f~_qt above the ground. The tree must also be in a condition and

location such that 't, wi I I iiot present a hazard to life or 12rW fol
- ------ I I _lowing ~i~ develgpment

and can be expecte to reinaw healthy for at Least twe years as determined by ~4 qualifie

tree care ar~2fLessional.
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a. UMn Lhe rcc iest gf the =licant, the Director shall permit the
~
_~L_

_ - -
gi),-Aicarittomov ttiepipposeddevelop~i-,ci-it~.,xtivi and other land disturbance activitv and

obta.iLi up to a fiv reductigo 1r, fi~ont or rear ygi air enients wheil Chis would bej!y~~ f~D jh~j - _
L
(
i

req,

s ffiiciei-tt to L)rotec an exist' ILit
i inL, tree as detennined b-,, a qualified tree care vrofcssional.

b. Ar_v- yar -1
redtiction greater fliaii fiv W feet Lo aKqtect g tree

sl~,ql I req ~Iir ~j~ tbrougli a tree ,~rotectiot ,I) ciql ~~x eD ion. Notice of applicatio and

review process ai-id procedLires for jiis, special exception aiid of theDirector's decision on
the apOicatio-1-1-1 shall be i)rovided in the niaiiner aLgsg bed ~2r 111,Te 11 laiid use decisions as

set foi-th irt S7VIC Cliat)ter 23.76. A tree vrotection special exceL)Jon sball be authorized QnI
vi~ci,i all the tbllowlnt~ facts ai,,d condifloiis are found to exist:

LL? Die Uplicable vard requirements would make it

iMpossible to protect exjstji,,E- tree(s) without caLislna uTidue hardShiD: and

JZ~ jb.~~ K~~Lugstgd yALd reductiondoes Lot V beyond Ihe

minimum necessga Lo pLqt(~c It jLe tree(,,) as deterni'ned by a gLialified Lreecare professional;

x, id

Lhe yard reduction will not result in a development
iallv detrimental to the character, desif--a and streetseane of the surrounding-tha-,i-s. M-a-ter

------

nei-Oiborbood. considerii,,,,, such factors as hei-ht
'
b.ulk, scale, ygids edestri

12

eriv i Lo r.- nig~i~it qiid giomit of -ve~-,etatioi-i remaul-ing.

Section 7. New subsection I of Section 23.45.014 of the Seattle Municipal Code,
as last amended by Ordinance 119242, is added as follows:

23.45.014 Setback requirements - Lowrise zones.

L Protection of Trees. Front setbacks b__q reduce 'to protect existing trees

in rear setbacks and rear setback-s !!Lay L)c LgLdLtq~d Lo protect existing trees in front setbacks.

~
for

tjlj.~ except, - _L10 quali f, ioll. the L~eLe sj ~~ be at least six (~j Lpcb~es ju diariieter, measured
four a-od grie-[ialf L4~.Ij. &amp;~~t A~~ the grourid. The

-

tree MUst also be M a conditiori ~,uid

locatloii sLich that it will i-,ot presg,,it a bazard to life or prop follq~vjn - eveiopmenta site d

and caii be to renialn ligahby ~Lr Lt Lea t Lvgijy years as determined b ialified-y 4 qL_
tree care professional.

i
. Upon Lhe request of the g:.2121icant, the Director shall 12em-tit the

j! _ __ __pinentU,plicat, t,~ Move the proposed develo activi and other land disturb ail cc acti vAy And
obtaiii

Lip, tq ~j ftyg W !~~ redtiction jin Cront or rear setback reqgjLgmeints:~~J~jj his would
be st.ifficimi toprotec an existilig tree -1,,,s deterniined b a qualifie jree!~~a~q professional.

2. AU setback red-a
"- 1 a,~Lt 1 QL1 aea-ter than five W fe-et Lo protect a tree shall

requir gpproval through a tree prgt ~etior, special excotion. Notice oCg-pplication and
review process and procedures for this speoial excotio and~f-theDirect&amp;s decision on

i



kd

12/01/99

tree-ord v2

Page 10 of 14

the VXlication ~iho be provided in the manner prescribe for Type LI land use decisions as

2 set forth in SMC Cliu-ter23,76. A tree protectioi W)cci excp........ ptio shall be authorized oLly

3 when all the foll fa,,ns and cotiditloiis are found to exist-

4 a. TI-ic applicable setback reg
-

girements would make it i=ossible
5 to protec, existing jLeeLsj wifl-iout. causing undue hardsg Np, ~Lnd

6 b. The requested setback reduction does not go beygn the

7 minimumnecess to pwtec the tr Le eLs I~is deteim'ned a gLiCalified ILee gare pro essional-,f

8 and

9 C. The setbact, reduction will not result in a develgpme nt that is

10 materiallv detrimental to. the.c.blaracter. desi,--n aiid streetsca-oe of the surroundin~4

11 neiglibortiood, cQiL&amp;r nZ such factors as hei~j-ft, hUL ~i~ setbacks, p destria 1

12 elivironnient, aid 'UrIount of -"'e~4etafio Kema~ir

13

14

15 Section 8. Subsection D of Section 23.45.056 of the Seattle Municipal Code, as

16 last amendedby Ordinance 118414, is further amended as follows:
.

17

18 23.45.056 Midrise - Setback requirements.

19

20

21

22 D. General Setback Exceptions.

23 1. Required Setbaccks for Cluster Developments.
24 a. Where two (2) or more principal structures are located on a lot, the

25 required setback between those portions of interior facades which face each other shall be as

26 follows:

27

Le-n-ffi of Facing

Portions of Facades (in

feet)

Average

Setback (in

feet)

Minimum

Setback (in feet)

40 or less 15 15

41-60 20 15

61-80 25 15

81-100 30 15

101-150 40 15

151 or more 50 15

28

29

30

31

32

b. Structures in cluster developments may be connected by

underground garages or elevated walkways; provided, that:

(1) One (1) elevated walkway shall be permitted to connect

any two (2) structures in the development;
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(2) Additional elevated walkways, in excess of one (1),

between any two (2) structures may be permitted by the Director when it is determined that

by their location or design a -,.'isual separationbetween structures is maintained;

(3) All elevated walkways shall meet the following standards:

i. The roof planes of elevated walkways shall be at

different levels than the roofs or parapets of connected structures.

ii. Walkways shall be set back from street lot lines and
the front facades of the structures they connect, and whenever possible shall be located or

landscaped so that they are not visible from a street.

ill. The design of the walkways and the materials used

shall seek to achieve a sense of openness. and transparency.

iv. Elevated walkways shall add to the effect of

modulation rather than detract from it.

2. Structuresin Required Setbacks.

a. Detacfi.ed garages, carports or other accessory structures are

permitted in the requilred rear or side setbacks, provided that any accessory structure located

between a principal structure and the side lot line shall provide the setback required for the

principal structure (Exhibit 23,45,056 D). All such accessory structures shall be no greater

than twelve (12) feet in 1-,elglit, witli open rails permitted above twelve (12) feet.

b. Ramps or other devices necessary for access for the disabled and

elderly, which meet Washington State Build
1 ag Code, Chapter 11 -Accessibility, are

permitted in required front, side or rear setbacks.

c. Uncovered, unenclosed pedestrian brid es, necessary for access9
~

and less than five (5) feet in width, are permitted in required front, side and rear setbacks,

d. Permitted fences, freestanding walls, bulkheads, sips and other

similar structures, no greater than six (6) feet in height, are permitted in required front, side

or rear setbacks.

e. Decks which average no more than eighteen (18) inches above

existing grade may project into required setbacks. Such decks shall not be permitted within

five (5) feet of any lot line, unless tfiev abut a pennitted fence or freestanding wall, and are

at least three (3) feet below the top of Iffie fence or wall. The fence or wall shall be no higher

than six (6) feet.

f. Underground structures are permitted in all setbacks.

g. Solar collectors are permitted in required setbacks, subject to the

provisions of Section 23.45.146, Solar collectors.

h. Fences, Freestanding Walls, Bulkheads, Signs and Other Similar

Structures.

(1) Fences, freestanding walls, signs and similar structures six

(6) feet or less in height above existing or finished grade whichever is lower, may be erected

in each required setback, The six (6) foot height may be averaged along sloping grade for

each six (6) 4-bot long segment of the fence, but in no case may any portion of the fence

exceed eight (8) feet.
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Architectural features may be added to the top of the fence or

2 freestanding wall above the six (6) foot height when the following provisions are met:

3 horizontal architectural feature(s), no more than ten (10) inches high, and separated by a

4 Minin-111111 oirsix (6) inches orlopen area, measwed vertically from the top of the fence, may
5 be pernnued when the ok:erafl height of all parts of the structure, including post caps, are not

6 more than eight (8) feet big-fi, averaging tfie eight (8) foot height is not permitted. Structural

7 supports for the horizontal architectural feature(s) may be spaced no closer than three, (3)

8 feet on center.

9 (2) The Director may allow variation from the development

10 standards listed in subsection D2h(l) above, according to the following:

11 i. No part of the structure may exceed eight (8) feet;

12 1 and

13 ii. Any portion of the structure above six (6) feet shall

14 be predominately open, such that there is free circulation of light and air.

15 (3) Bulkheads and retaining walls used to raise grade may be

16 placed in each required setb ack Nvb en I i ni i ted to six (6) feet in height, measured above

17 existing grade, A guardrail no higher than forty-two (42) inches may be placed ontop of a

is bulkhead or retaining watl existing as of the effective date of the ordinance codified in this

19 section. If a fcnce is placed on top of a new bulkhead or retaining wall, the maximum
20 combined height is limited to nine, and one-half (9 V2) feet.

21 (4) BLilkhc ads and retaining walls used to protect a cut into

22 existing grade may not exceed the mininuim, height necessary to support the cut or six (6)

23 feet whichever is greater. When the btilkhcad is rneastjred from the low side ard it exceeds

24 six (6) feet, an open 1-tardrall of no more tbart f-orty-two (42) inches meeting Building Code

25 requirements may be placed on top of'! lie bulkhead or retaining wall. A fence must be set

26 back a minimum of three (3)) feet from such a bulkhead or retaining wall.

27 i. Arbors. Arbors may be permitted in required setbacks under the

28

29

30

31

32

33

34

35

36,

37

38

39

40

41

42

following conditions:

(1) In each required setback, an arbor may be erected with no

more than a forty (40) square foot footprint, measured on a horizontal roof plane inclusive of

eaves, to a maxinitu-n
liciglit ofcight (8) feet. Both the sides and the roof of the arbor must

be at least fifty (50) percent open, or, if latticework is used, there must be a minimum

opening of two (2) inches bebvveen crosspieces.

(2) In each required setback abutting a street, an arbor over a

private pedestrian walkway with no inore 11hau a thirty (30) square foot footprint, measured

on the horizontal roof plan-, and inci,aslve of eaves, may be erected to a maximum height of

eight (8) feet. The sides of tlie axbor shall be at least fifty (50) percent open, or, if

latticework is used, there must be a minimumopening of two (2) inches between

crosspieces.

3. Front and rear setbacks may be reduced by twenty-five (25) percent, but

no more than five (5) feet, if the site contains a required environmentally critical area buffer

or other area of the property which can not be disturbed pursuant to the provisions of
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subsection A of Section 25.09.280 of SMC Chapter 25.09, Regulations for Environmentally

Critical Areas.

4. Protection of Trees. Front setbacks May he reduce to VLQtect

exisL,~i&amp;Lrees i
-
-
,
-
i rear setbacks and rear setbacks. maybc- reduced to protee existin treesin

front setbacks, To qqgLif~,,, f(2r jhj,~ exception. the IE~j~ ~~ be at least six L())" Inches in

dianieter, mea,SL[red fOUr amd one-half jAj~) f(~et &amp;oy he ground. 'The tree nagst also be in a

conditio-11 a--Id locallon sLich thaL it will not prescrit a hazard to life or property followirZ 5ite

developnignt, and can be expecte to renialn healthy Ibr at least twenty yeas as deteimined

hy 4 qjLa~lijjj~d IM car, e professional.

a. [IPOI~I jh(~ I'eqUCSt of the gpplicant, the Director shall 12ennit the

Wplicant to move the propose dcvelopiiient actixjt~, ~iiid other Land disturbance acti,,dly Md
obtai-n W Lo A fLve L51 foo I

L
'II ~e&amp;icfion in frogt o- r2gar setback requirements wfier~ ffi, s would

bestiffici~-.ntto,~)rot~ct~ir,existiia tree asdete-nilnedt) 2 ig Lree rcf~~s i o nal._-y qualif _ ,L- --.

b, Aiiv setback reduction grgatq to protee ar Lhan frv , L~j t

tree shall recia;re L~j ~irott,,L 4 tree protection special exceptiori. . lotice of
3j prp _Ii-cati-on

and review process arid procedures for this
~j~ejal !,-,xceWtion an-d of the.Director's decision

on ihe apL)ficatioi shall be pro'~Jded jn the mani-,er prescribed for T-we 11 jil~ use decisions

as set fortli ~M SIMC ChaiMer 23.76. A tree motection Weciql excemion shall be authorized

21.Ul Lvhen all ~he folio facts wid condifigiis are fOLMd to exist:

The a--2ficable setback Le t~jrements would make it

impossible to protec existiji IthOUt CaLIS'11 LII-IdUC liardship-, andt W --- ~
..... ....

I !~

jj~ 1he 1~~LiqsLcd ~~etback reduction does not go beyond
the Ta-i;iiirnum necessary to prQtc t lhj~ jIKe sl S C eirnined by a oualified tree care~c- &amp; a d t

pLq4jqssjonal. and
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Q Lhp setback reductiOn will not result in a devel 1,5mgnt

that is -material1v de-t-nniental to the character. desig, and of t-ho- surrounding

ljelOto ood consWering such factors as !jei, ~ht. bulk cale ds
............ jg___~, yg __, pedestri

enviroriment, and artiotint of vegetatiop remaining.

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, birlt If act approved and returned by the Mayor within

ten (10) days after presei~Itaj ion, it shall take effect as provided by Municipal Code Section

1.04.020.

Passed by the City Council the L6 day of 1999, and

Signed by me in open session in authentication of its passage this b6day of

:Df'Ce-OAVJL ,
1999.

Approved by me this

Pres ident of the City Council
I

Pwal Schell, Mayor

Filed by me this 141ay of LLW~-tg,72~ -&amp;Q 1999.

(Seal)
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City of Seattle

S'

-
r
'tk- ell

Department of Design, Construction and Land Use

R. F. Krochalis, Director

MEMORANDUM

TO: Sue Donaldson, City Council President, via

FROM: dhalis-0irect-or

DATE: October 12, 1999

SUBJECT: Proposed Land Use Code Amendments Related to Tree Protection

During Project Development

Transmittal

With this memorandum we are transmitting for City Council consideration proposed

legislation amending the Land Use Code related to tree protection measures during

project development.

Background

For years some citizens have expressed concern that existing City policies do not

sufficiently encourage or require the preservation and replacement of trees on private

property. They have made the following arguments:

Trees are often removed from properties undergoing development without

considering the range of options for retaining them.

M In many cases, trees are removed from public rights of way due to conflicts with

development on adjacent properties.

Current regulations do not protect healthy mature trees that are valued for

aesthetic or environmental reasons on public and private properties undergoing

development.

In 1997 the City Council voted to incorporate goals and policies relating to tree

preservation and enhancement into Seattle's Comprehensive Plan. The Council also

adopted a work program to evaluate the best means to improve regulatory efforts

regarding trees and propose changes as appropriate. An Urban Forest Work Group was
convened in 1998 that included people who were active in the preservation of trees

City of Seattle, Departmentof Design, Construction and Land Use

710 Second Avenue, Suite 200, Seattle, WA 98104-1703

An equal employment opportunity, affinnative action e.Tiployeer. Accommodations for people with disabilities provided upon request.

M t " kar L#w Department
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throughout the city, people concerned with the ability to conduct business in the city,

construction industry representatives, and conservationists. Work group participants

discussed and identified specific ideas regancling the retention of trees. The Strategic

Planning Office followed up this effort with a report in February, 1999 that presented a

series of potential implerrientation actions.

DCLU has now prepared a series of recommended code and administrative changes,

including:

Design Review Guidelines Revisions to the Design Review guidelines to

strengthen consideration of tree retention during development

SEPA Director's Rule A new Director's Rule supplementing the State

Environmental Policy Act (SEPA) Plants and Animals Policy to help identify

exceptional trees.

Subdivisions and Short Plats Ch-,inges to the subdivision and short plat

regulations that would reqtare'idenijlfication of existing trees; also adds approval

criteria for the retention of existing substantial trees

Yard and Setback Reduction and Variance A new procedure to allow

reductions of yard and setback requirements in single family, lowrise, and midrise

zones to protect. existing trees

Environmentally Critical Areas Vegetation Removal Permit Changes to the

Enviromnont,-illy Critical Areas regulatiet-is that would limit tree removal on

undeveloped sites (not assocl,--ued with a devc1opment proposal) to trees that are

safety hazards or hai ni iftil to property.

SEPA Environmental Review Determination

DCLU has completed environmental review and issued a Determination ofNon-

Significance (no environmental impact statement required) on October 14, 1999. The

appeal period runs through October 28, 1999.

Public Workshop and City Council Hearing Scheduled

The S eattle City Council will hold a workshop on improving ways to protect trees during

development on Monday October 25, 1999 at 5:00 PM in the Washington Park

Arboretunn Graham Visitor Center at 2300 Arboretum Dr. E. A public hearing on these

pro,vislons will be held on Monday November 1, 1999. The hearing will be held at 6:00

PM,[Tj ihe City Council Chamber, I Ith Floor of the Municipal Building, 600 Fourth

Avenue.



Financial Legislation

The proposed legislation has financial implications. Details are included in the attached

fiscal note. However, there are several significant points that warrant your attention. The

proposed legislation will add time and cost to the review of permit applications for new
housing. This additional time and cost ii 11. likely be passed on from the developer to the

buyer, contributing to the rising cost of .11ousing in the city,

Additional review time that will icsult from the proposed legislation may exceed 400

hours, then-by necessitating an increase in permit fees. For example, as a result of

amendnients to design review, DCLU and SEATRAN agreed that a tree professional

from SE ATRAN would assist in the reviesA,, of des'i gn review projects. Thecostofthis

review and report will be approximately $200 per project. For 1999, zoning review for

Master Use Permit fees is covering the cost. However, we anticipate that when this fee is

changed from value-based to hourly in the year 2000, a different funding mechanism will

be needed. We will recommend that a cl-iarge to each design review application be

assessed for SEATP-AN expert review. If the Council wants to defray the cost to the

applicant, it would be approximately $28,000 assuming 140 projects.

The Council will also be considering a separate proposal, developed by Council staff, for

enhancing tree prote-ction. This proposal. requirijig all proponents of all new multifamily

and single Carnily structures to either preserve or replace trees on site, will further

increase staff review time and costs. In addition, these additional regulatory measures
will likely result in additional enforcement challenges and costs.

If you have any questions about the proposed legislation, please contact Cliff Marks at

(206) 684-8372, or Patrick Doherty at (206) 233-3852,

Attachments

cc: Denna Cline, Mayor's Office

Cynthia Parker, Office of Housing
Lizanne Lyons, Strategic Planning Office

Judy Barbour, Law Department
Rebecca Herzfeld, DCLU
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FISCAL NOTE

Department: Design, Construction and Land Use

Contacts: Cliff Marks, 4-8372

Patrick Doherty, 3-3 852

CBO Analyst: Pascal St.Gerard, 4-8085

Legislation Title:

AN ORDINANCE relating to land use and zoning, amending Sections 23.22.020,

23.22.054,23.24.020, 23.24.040,23.41.014,23.44.014, 23.45.014, 23.45.056 of the

Seattle 'vlunicipal Code to provide for the added protection of trees during the

developi-nent process.

Summary of the Legislation: The proposed legislation would amend the Design Review

progrpm to require the identification of trees six inches or greater in diameter in description

of a development site and on, plot plans. The le.-Islation would also establish provisions for
n

redualons in reqmred vards or setbacksn single and' multifamily zoned areas to preserve

trees and require that exilstina trees ~e identified 1P. application materials for subdiviision of

land to allow for site playming that ~~,ould maximize their protection and preservat':on.

Additional amendments are proposed by Councilmember Jan Drago to accompany the

executive's recommendations. These amendments are discussed under "Other Issues" belo

Background: In 1997, the Council voted to incorl-orate goals and policies relating to tree

prl-sl-rvation and enhaj.,,cemejit:jnto d-te SeatdQ Com-prehensive Plan (Policies L206, L207).

T~,e Council also adoi)t,-_-d a -vvork )!ar, ir Resoll ~[tion 29647 to evaluate "the best means to

iniprove regulatory effoas n~,_,arding trees and pr-opose changes as appropriate...". In 1998,

the City's Strategic Pl, irninl- Office (,SPO) in conjunction with the Urban Forest Work Group
prepared a report entitled Improving Tree Proiection During Regulation ofProperty

Development. The report detailed various options for regulatory and other methods to

enhance the City's ability to preserve trees. After extensive consideration, the preferred

measures for development regulation to protect city trees to be incorporated into the City's

Land Use Code were agreed upon and are contained in the proposed legislation.

Sustainability Issues (related to grant awards): Not Applicable

Estimated Expenditure Impacts: See Attached

Fund 1998 1999 2000

Total

One-time S Ongoing $



Estimated Revenue Impacts: See Attached

Fund 1998 1999 2000

Lyota!

One-time $ Ongoing $

Estimated FTE Impacts: .25FTE or 400-500 hours of additional staff time as outlined

below and in Attachment A.

Fund 1998 1999 2000

Total

# Full Time 4 Part Time # TES

Do positions sunset in the future? If so, when? No

Other Issues: A separate proposal for enhancing tree protection regulations has been

proposed by Council to accompany the executive's recommendations. This proposal would

require all proponents of new multifamilyand single family structures to first identify trees

on-site and either preserve or replace those trees according to a formula based on tree size.

The fiscal implications of this new proposal derives from the fact that most likely to be

impacted will be single family structures in single family zones. Of the approximately 525

new single family structures and multifamilystructures not otherwise subject to

environmental review built per year in Seattle, DCLU anticipates that as many as 95% would

choose the replacement option, or 499 projects. Additional staff time would run

approximately 1/2hour per project for a total of 250 additional hours of staff review annually,

For the five percent of new single family dwellings and multifamilystructures not otherwise

subject to design review, or 26 projects, where tree preservation on-site is chosen, DCLU
anticipates spending an additional 1.5 hours for plan review in these circumstances or 39
hours of additional staff time.

The proposed amendments under this additional regulatory amendment would result in 289
additional hours of staff review.

To the extent that we will be requiring more preservation of existing trees than may be

currently possible, there will be an increased need to visit and inspect sites during
construction to ensure that trees are protected as intended. Currently, SeaTran staff does this

for street tree preservation and planting. They are interested in expanding their role to review

trees on-site. DCLU is exploring this issue further with SeaTran.



Attachment A: Anticipated Fiscal Imr)act of Executive's Proposed Tree Legisl~tion:

Amendments to Design Review -

The proposal should improve the protection of trees through Design Review. The

requirement to identify trees as part of a site plan will result in additional costs to the project

applicant or the City.

Additional review time for DCLU could be several hours. Assuming out of 140 design

review projects that 1/4, or 35 projects, would raise concerns, then we can anticipate an

addition of 3hours to those reviews or a total impact of an additional 105 hours of staff

time. DCLU would recover costs for any additional time caused by tree evaluation through

hourly charges (over 16 hours). This would likely increase the cost of design review to an

applicant.

As a pilot in 1999, DCLU and SeaTran agreed that a tree professional from SeaTran would

assist in review of design review projects by doing a site inspection and review of trees, both

on-site and in t1he right of way. The cost of this and the short written report and

recommendations is $200 per project (4 hrs.,6d-$50/hr.). For 1999, this cost is being covered

by zoning review :F6r Master Use Permit fees. However, we anticipate that when this fee is

changed from value-based to hourly in Y2K, a different funding mechanism will be needed.

A tree report prepared independently by an applicant would cost two to three hundred dollars

to produce and the department would still need to schedule a site visit. The analysis

performed by SeaTran would eliminate the need for the applicant to contract for their own
analysis and would not require an additional site visit for staff. We recommend that a charge

to each design review application be assessed for SeaTran expert review. If the Council

wants to defray the cost to the applicant, it would be approximately $28,000 assuming
140 projects.

Amendments to SEPA (environmental) Review -

These recommendations will ,likely improve SEPA review with respect to identification of

exceptional trees that could be retained. The number of multifamilyprojects that these

changes would affect, that are not also required to be subject to design review, would number

approximately 20 - 25 projects. Tree protection review, including a site visit to evaluate

whether tree preservation is an issue and whether further analysis needs to be done and

determining appropriate conditioning, would likely add approximately two hours to a

project's review for a total addition of 50 hours in staff review time. Generally, additional

administrative costs are passed on to applicant by way of hourly fees. However there may be

some overall benefit from the current situation where tree protection has been a contentious

issue and DCLU has had a difficult time dealing with this issue through SEPA.



Amendments to Short Plat and Subdivision Review -

The proposal should improve tree protection through subdivision and short plat review

processes since trees are not currently considered in approval criteria. The requirement to

identify trees as part of required survey should not resultin substantial additional cost. If a

tree report is required this could cost an applicant two to three hundred dollars, The review

by DCLU should be approximately 1.5 hours, dcpending on size and complexity of the

proposal. Assuming out of approximately 150 sliort plats per year, 2/3 would require

additional consideration of tree issues, these am~:ndments would result in an additional 150

hours of staff time. This cost at $175 per hour, is passed on to the applicant. Given the

number of applications for fidl sLibdivisions the department receives in a year, approximately

one or two, there would not be s L~ bstantial additional cost than that approximated for short

plats.

Amendments to Yard and Setback Requirements -

There would need to be an adDl6mial permit fee assessed for review of the proposed

administrative reduction of five reet or less (5' or less) in yard or setback requirements. Out

of a total of 5 00 new, single family construction permits per year and an additional 100 new
multifamilyprojects, we anticipate that approximately 10% would raise issues around tree

protection. In addilion, if I% of the permits for additions and alterations that number

approximately 220 0 per year, are included, then we can assume about 82 projects per year

that may seek relief under this proposed yard or setback reduction. Given uncertainty in the

number of requests for administrative yard or setback reductions DCLU is likely to receive, it

is not entirely possible to quantify what amount of what amount of cost may result from the

additional review time necessary to administer this provision. Staff time necessary to review

plans and associated statements or reports of tree professionals would occur as part of

building permit review for single farniiv and small multifamilyprojects and raises

significant issues related to permit issuance turnaround times. DCLU can assume, at

$175.00 per hour of staff time, that the total cost to administer this administrative

development standard waiver would be S14,350 for a total of 82 hours of additional

staff time at one additional hour per project.

If a tree report or documentation is required, to determine the condition of the tree(s), this

could cost an applicant up to two to three hundred dollars.

The special exception (over 5') for yard and setback reduction, would require a permit fee of

approximately $1,986 covers the first ten hours of review time, Any additional review

beyond ten hours would be billed at $175 per hour. DCLU's administrative review costs

would be covered by the permit fee. Because of this fee and process implications (subject to

appeal) applicants may only pursue this infrequently. However, this does present a degree of

flexibility that does not now exist and would improve the possibility for tree retention for

single family, lowrise developments, and midrise, especially if the reduction is 5' or less.

Additionally, most projects otherwise subject to design review would likely use that route to

gain the necessary flexibility to preserve trees on site. Therefore we don't anticipate

substantial additional costs associated with this amendments. If two a year were applied for

it would result in approximately 20 additional hours of staff time, over present

requirements for project review.
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ORDINANCE

AN ORDINANCE relating to land use and zoning, amending Sections 23.22.020,

23.22.054, 23,24.020, 23.24.040, 23.41.014, 2-1.44.014, 23.45.014, and 23.45.056 of

the Seattle Municipal- Code to provide for the added protection of trees during the

development process. NOW THEREFORE,

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

Section 1. Subsection A of Section 23.22.020 of the Seattle Municipal Code, as

last amended by Ordinance 118012, is further amended as follows:

2,.020 Content of preliminary plat application.

A'.-,, Every preliminary plat application shall consist of one (1) or more maps

together wit itten data including the following:

I
.

The na-me of the proposed subdivision;

2. orth point and scale; the location of existing property lines; streets,

building, if any; watereo ses and all general features;

3. The I I description of the land contained within the subdivision;

4. Thename addresses of all persons, firms and corporations

holding interest in the lands, includi ement rights and interest;

5. The proposed narn locations, widths and other dimensions of

proposed streets, alleys, easeraents, parks, lots, uilding lines, if any, and all other

information necessary to inteq)-,-et the plat, includin e location of existing utility and

access easements which aie io remain;

6. The location of streets in adjoining plats-Mid4e approximate location

of adjoining utilities and proposed extensions into the plat;

7. The names of adjoining plats;

8. The name, address and telephone number and seal of the registered

land surveyor who made the survey or under whose supervision it was made;
9. The date of the survey;

10. All existing monuments and markers located by the survey;

11. The zoning classification applicable to the land within the

subdivision;

12. The conditions of or the limitations on dedications, if any, including

slope rights;

13. Contour intervals as required, based upon City datum;

14. Property information including, but not limited to, address, legal

description, and Assessor's Parcel number;
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5
1

17. Drainage Dlan:

1 15. Evidence of ownership or authorization from the property owner to

2 make the application;

3 16. A signed statement of financial responsibility by the applicant and

4 owner acknowledging financial responsibility for all applicable permit fees;

6
11

18. Landscape plan; ((affd))

10 Ndiameter measured four and o-,ie-half f feet ~jbove Lhe g1gund vith V cies indicated.

19. Identification of any adjacent property within three hundred (300) feet

of the proposed subdivision that is owned or controlled by the applicant~ ~!~d

9\~ 20. Specific location and descriptio of all trees at least six C6) inche in

18
11

23.22.054 Pubfk use and interest.

17

15 Section 2. Section 23.22.054 of the Seattle Municipal Code, as last amended by
16 Ordinance I I KI 2, is ftirther amended as follows:

13

14

40

The Hearing Exan~.
~r

shall inquire into the public use and interest proposed to be

served by the establishment 03 e subdivision and dedication. The Hearing Examiner shall

ine whether the public interest will be served by theconsider all relevant facts to det~

subdivision and dedication, and if FC nds that the proposed plat makes appropriate provision
11

for the public health, safety and genera' yelfare and for open spaces, drainage ways, streets,

alleys, other public ways, transit stops, M le water supplies, sanitary wastes, fire

protection facilities, parks, playgrounds, sites

other planning features that assure safe walking 6

school and school grounds, sidewalks and

ditions for students who walk to and

from school, is designed to maximize the retention or

and interest will be served by the platting of subdivision, n it shall be approved. If the

Hearing Examiner finds that the proposed plat does not provi e appropriate elements or

that the public use and interest will not be served, then the HeariQg aminer may
disapprove the proposed plat. Dedication of land to any public body m'a e required as a

condition of subdivision approval and shall be clearly shown on the final pla e Hearing
Examiner shall not as a condition to the approval of any plat require a release from

to be procured from other property owners.

38

1~

Section 3. Section 23.24.020 of the Seattle Municipal Code, as adopted by

39 Ordinance 110570, is amended as follows:

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

~_stin
eesg ~L-, and that the public use

ages
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C. A plot plan, as appropriate, s-howing the location and dimensions of existing

buildings in relation to the proposed short subdivision-,

D. Legal descriptions oif the property to be subdivided and of all proposed lots or

9 1

Xivisions;

10 E. Name and address of owner(s) of the tract;

I I F. Location of existing roadways, sanitary sewer, storm drain and water mains,

12 if any, ether with proposed stree! improvements-, and

13

1

Speci Fie '11-ocation amj description of all trees and shrubs at least six incheG S

14 in diameter easured four md one-lialf (41/2) feet above the around, with s-0ecies indicated.

Section 4. \Subsection A of Section 23.24.040 of the Seattle Municipal Code, as

last amended by Ordin*ce 119239, is further amended as follows:

A. The Director shaa~,,,after conferring with appropriate officials, use the

5 B. A vicinity map on wbich shal I be indicated the property to be subdivided;

23.24.020 Content of application.

3

1

Applications for approval of a short subdivision shall include the following:

4 A. A plat of the proposed short subdivision containing standard survey data;

2

following criteria to determive -%-Nh~ther to grant, c ondition or deny a short plat:

I Conformance tNthe applicable Land Use Policies and Land Use Code

provisions;

2. Adequacy of access Xr vehicles, utilities and fire protection as

3. Adequacy of drainage, wd
provided in Section 23.53.005;

e lots of record

for the construction and/or transfer of title of townhouses, cottage housing, clus'

housing, or single-family housing.

4-0~,5, Unit lot

subdivisions, when the short subdivision is for the purpose of creating sep

7. Confarmance to the provisions of Section 23.2

6. Is desioed to maximize the retention of Dxd

ons of SMC Section 25.09.240,

Short subdivisions and subdivisions, in environmentally critic'

supply and sanitary sewage disposal;

ests are served by permitting the

5. Conformance to the applicable pro,

4. Whether the public use and ift

proposed division of land;

eas;

ng trees,

ed
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Section 5. Subsection B of Section 23.41.014 of the Seattle Municipal Code, as

last amended by Ordinance 119399, is further amended as follows:

23.41.014 Design review process.

Early Design Guidance Public Meeting.

I
. Following a preapplication conference, and site visits by Design

.Review Board members assigned to review a proposed project, an early design guidance

pt~ ic meeting with the Design Review Board shall be held.

2. The purpose of the early design guidance public meeting shall be to

identify Z~Qnccrns about the site and the proposed project, review the design guidelines

applicable t4e site, determine neighborhood priorities among the design guidelines, and

explore design'~sQncepts and/or options.

3.\ At the early design guidance public meeting, the project proponents

shall present the follkwing information:

An initial site analysis addressing site opportunities and

constraints, the use of allXdjacent buildings, and the zoning of the site and adjacent

properties; and

b. drawing of existing site conditions, indicating topography of

the site and the location of struc es. and prominent landscape elements on or abutting the

site (includin2 bi-it not Tini
i Led to al trees six inches (6") or greater in diameter measured1%

four and a half feet (41/2) a ove tho L,'~,:)und, -,Nith species in,dicated), and

C. Photosshbi~mg the facades of adjacent development, trees on

the site, ~zeneral streetscape character and t itorial or other views from the site, if any; and

d. A zoning er vel'o&amp;e study which includes a perspective

drawing; and

development.

e. A description of the proplonent's objectives with regard to site

4. The proponent is encouraged, but not ~equired, to bring one (1) or

more development concepts or alternatives to indicate possible dkesip options for the site.

Section 6. Subsection D of Section 23.44.014 of the Seattle Municipal Code',

last amended by Ordinance 119239, is further amended as follows:
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7

8

9

10

11

12
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_`3 6

37

38

39

40

41

42

23,44.014 Yards.

D. Exceptions from Standard Yard Requirements. No structure shall be placed in a

required yard except pursuant to the following subsections:

1. Certain Accessory Structures. Any accessory structure may be constructed

in a side yard which abuts the rear or side yard of another lot, or in that portion of the rear

yard of a reversed comer lot within five (5) feet of the key lot and not abutting the front yard

of the key lot, upon recording with the King County Department of Records and Elections

an agreement to this effect between the owners of record of the abutting properties. Any

accessory structure which is a private garage may be located in that portion of a side yard

which is either within thirty- five (35) feet of the centerline of an alley or within twenty-five

(25) feet of any rear lot line which is not an alley lot line, without providing an agreement as

provided in Section 23.44.016.

2. A single-family structure may extend into one (1) side yard if an casement

is provided along the side or rear lot line of the abutting lot, sufficient to leave a ten (10)

foot separation between that structure and any principal or accessory structures on the

abutting lot. Features and projections such as porches, eaves, and chimneys shall be

permitted in the ten (10) foot separation area as if the property line were five (5) feet from

the wall of the house on the dominant lot, provided that no portion of either principal

structure including eaves shall cross the actual property line. The easement shall be recorded

with the King County Department of Records and Elections. The easement shall provide

access for normal maintenance activities to the principal structure on the lot with less than

the required side yard.

3. Certain Additions. Certain additions may extend into a required yard when
the existing single-family structure is already nonconforming with respect to that yard. The

presently nonconforming portion must be at least sixty (60) percent of the total width of the

respective facade of the structure prior to the addition. The line formed by the

nonconforming wall of the structure shall be the limit to which any additions may be built,

except as described below. They may extend up to the height limit and may include

basement additions. New additions to the nonconforming wall or walls shall comply with

the following requirements (Exhibit 23.44.014A):

a. Side Yard. When the addition is a side wall, the existing wall line

may be continued by the addition except that in no case shall the addition be closer than

three (3) feet to the side lot line;

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

may be continued by the addition except that in no case shall the addition be closer than

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

c. Front Yard. When the addition is a front wall, the existing wall line

may be continued by the addition except that in no case shall the addition be closer than

fifteen (15) feet to the front lot line;
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12

13

14

15

16

17
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36

37

38

39

40

41

d. When the nonconf6rming wall of the single-family structure is not

parallel or is otherwise irregular, relative to the lot line, then the Director shall determine the

limit of the wall extension, except that the wall extension shall not be located closer than

specified in subsections D3a-c above.

4. Uncovered Porches. Uncovered, unenclosed porches or steps may project

into any required yard, provided that they are no higher than four (4) feet on average above

existing grade, no closer than three (3) feet to any side lot line, no wider than six (6) feet and

project no more than six (6) feet into required front or rear yards.

5. Special Features of a Structure. Special features. of a structure may extend

into required yards subject to the following standards only, unless permitted elsewhere in

,this chapter:

a. External architectural details with no living area, such as

chi*eys, eaves, cornices and columns, may project no more than eighteen (18) inches into

any reZKired yard;

b. Bay windows shall be limited to eight (8) feet in width and may
project no mKe than two (2) feet into a required front, rear, and street side yard;

c. Other projections which include interior space, such as garden

windows, may extmd no more than eighteen (18) inches into any required yard, starting a

minimum ofthirty (3Ninches above finished floor, and with maximum dimensions of six

(6) feet tall and eight (8) et wide;

d combined area of features permitted in subsections D5b and c

above may comprise no more t thirty (30) percent of the area of the facade.

6. Private Garages, vered Unenclosed Decks or Roofs Over Patios in Rear

roofs over patios are portions of principal sf

yard, but shall not be within twelve (12) feet oft
,e,

centerline of any alley, nor within twelve

(12) feet of any rear lot line which is not an alley 103
,ine, nor closer than five (5) feet to any

accessory structure. The height of private garages shal eet the provisions of Section

23.44.016D2 and the height of the roof over unenclosed d&amp; s and patios may not exceed

twelve (12) feet. The roof over these decks, patios and garages' all not be used as a deck,

Any detached private garage meeting the requirements of Sectio .44.016, Parking

location and access, or detached permitted accessory structure meetin
I

e requirements of

Section 23.44.040,General provisions, may be located in a rear yard. If a
'
p ate garage has

its vehicular access facing the alley, the private garage shall not be within twe

the centerline of the alley.

.12) feet of

b. Garages meeting the standards of Section 233.44.016 and other

accessory structures meeting the standards of Section 23.44.040, shall be permitted in

a. Any attached p ptte garages or covered, unenclosed decks or

~tures. They may extend into the required rear

required rear yards, subject to a maximum combined coverage of forty (40) percent, of the

required rear yard. In the case of a rear yard abutting an alley, rear yard coverage shall be

calculated from the centerline of the alley.
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7. Private Garages in Front Yards of Through Lots. On through lots less than

one hundred twenty-five (125) feet in depth, either an accessory garage structure or a portion

of the principal stiructure containing a garage shall be permitted to locate in one (1) of the

front yards. Private garages, cither as accessory structures or as a portion of the principal

structure, shall be limited as set forth in Section 23.44.016. The front yard in which the

garage may be located shal I be determined by the Director based on the location of other

qccessory garages on the blo&amp;. 11'rio pattem of garage location can be determined, the

ector shall determiIiiie in vdilch yard the accessory garage shall be located based on the

pre~iling character and setb~~ck patterns of the block.

8. Access Bridges. Uncovered, unenclosed pedestrian bridges of any height,

necessaf~, for access and five (5) feet or less in width, are pennitted in required yards except

that in side\yards; an access bridge must be at least three (3) feet from any side lot line.

9. Barrier-free Access. Access facilities for the disabled and elderly meeting

Washington StXte Building Code, Chapter I I are permitted in any required yards.

M\ Freestanding Structures and Bulkheads.

a. Fences, freestanding walls, signs and similarstructures six (6) feet

or less in height abo existing or finished grade, whichever is lower, may be erected in any

required yard. The six foot height may be averaged along sloping grade for each six (6)

foot long segment of the ce, but in no case may any portion of the fence exceed eight (8)

feet. Architectural features y be added to the top of the fence or freestanding wall above

the, six (6) foot height when t following provisions are met: horizontal architectural

feature(s), no more than ten (10)
1

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

of open area, measured vertically Er the top of the fence, may be permitted when the

overall height of all parts of the stru,,c e, including post caps, are no more than eight (8)

feet high; averaging the eight (8) foot hei lit is not permitted. Structural supports for the

horizontal architectural feature(s) nui~v be s ced no closer than three (3) feet on center.

b, The Director may a w variation from the development standards

listed in subsection D I Oa above, according to t ollowing:

((i-)' No part of structure may exceed eight (8) feet;

be

Any portion of th tructure above six (6) feet shall

predominately open, such that there is free circulation of t and air.

c. Bulkheads and retaining walls used to r' grade may be placed in

any required yard when limited to six (6) feet in height, measured abo' .existing grade. A
guardrail no higher thar, forty-two (42) inches may be placed on top of a 6- ead or

retaining wall existing as o f Lhe date of the ordinance codified in this section. 11 ence is

placed on top of a new bulkhead or retaining wall, the maximum combined height 1~

to nine and one-half (9-1/2) feet.

ited

d. Bulkheads and retaining walls used to protect a cut into existing

grade may not exceed the minimumheight necessary to support the cut or six (6) feet,

whichever is greater. When the bulkhead is measured from the low side and it exceeds six

(6) feet, an open guardrail of no more than forty- two (42) inches meeting Building Code
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requirements may be placed on top of the bulkhead or retaining wall. A fence must be set

2 back a minimumof three (3) feet from such a bulkhead or retaining wall.\ 3 e. When located in the shoreline setbacks or in view corridors in the

4 Shoreline District as regulated in Chapter 23.60, these structures shall not obscure views

5 protected by Chapter 23.60 and the Director shall determine the permitted height.

11. Decks in Yards. Decks no greater than eighteen (18) inches above

existing or finished grade, whichever is lower, may extend into required yards.

8 12. Heat Pumps. Heat pumps and similarmechanical equipment, not

9 1 luding incinerators, may be permitted in required yards if the requirements of the Noise

10 Co ol Ordinance, Chapter 25.08, are not violated. Any heat pump or similarequipment
I I shall n be located within three (3) feet of any lot line.

12 13. Solar Collectors. Solar collectors may be located in required yards,

13
~

subject to th rovisions of Section 23.44.046.

14
.

Front Yard Projections for Structures on Lots Thirty (30) Feet or Less in

15 Width. For a struct e on a lot which is thirty (30) feet or less in width, portions of the front

16 facade which begin ei t (8) feet or more above finished grade may project up to four (4)

17 feet into the required fron ard, provided that no portion of the facade, including eaves and

18 gutters, shall be closer than e (5) feet to the front line (Exhibit 23.44.014 B).

19 15. Front and re ards may be reduced by twenty-five (25) percent, but no
20 more than five (5) feet, if the site c tains a required environmentally critical area buffer or

21 other area of the property which can n e disturbed pursuant to subsection A of Section

22 25.09.280 of SMC Chapter 25.09, Regul
i

ns for Environmentally Critical Areas.

23 16. Arbors. Arbors may be pe *tted in required yards under the following

24 conditions:

25 a. In any required yard, an arb ay be erected with no more than a

26 forty (40) square foot footprint, measured on a horizontal f plane inclusive of eaves, to a

27 maximum height of eight (8) feet. Both the sides and the roof e arbor must be at least

28 fifty (50) percent open, or, if latticework is used, there must e a m'
i

um opening of two

29 (2) inches between crosspieces.

30 b. In each required yard abutting a street, an arbor ov&amp; yivat
31 pedestrian walkway with no more than a thirty (30) square foot footprint, me sur the

32 horizontal roof plane and inclusive of eaves, may be erected to a maximum height of eig

33 (8) feet. The sides of the arbor shall be at least fifty (50) percent open, or if latticework is

34 used, there must be a minimum opening of two (2) inches between crosspieces.

35
1

17. Protection of Trees. Front and rear vards mav be reduced to nrotee

36 existina trees. To Qualify for this exception, the Lree s ~hall be at least six L6) LncLes in

37 diameter, measured four and one-half L,4~/~2 Leet ~1~ the ground. The tree must also be in a

38 coadilion and location such that it will not prese a hazard to life or prope following site

39 development, and can be expected to remain healfl2y for at least tweply years as determined

40 b ie tree care professional.y ~~ qualif
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Director's decision on the applicaiion shall be P-m,~ided in the manner prescribed for Type 11

land tise decisions as set forth In SMC ChW~Lr 2L:K!5~ A tree protectio special exceptio

b. Apy y 'o~aro, pqducti n greate than five (5) feet that is necesspa

Loprotec a tree shall reati ire -ip-proval dirotw~ a tree protection special ~~x~,~ --i ion. Notice ofp

qpplicatio nd review pnoces arid pt-ocedures ior this speci exceptio and of the

a. Upon the reque of the gpplicant, the Director shall permi a

five t~) Loot Eeduction in front or rear y requirements when necessM to protec an

exi~fin~ tree.

shal: I be au-thortzed onIN7 Aheti al I flic i-ollowin~~ facts and conditions are found to exist:

W 1]2e ~~ apL)Iiqqfi of the qpplicabl yqrd

uirements would make it iWo1si e Lo protec tbg tree(s) without causing LI~due

hkdshi md

Q Lh~g r~~q-
gested yqLjd reduction does not go beyond the

necessga Lo protec. the tree~s); and

W j tie. )2rd reduction will not re suit in a development
that is mater'~411 detrimental to.

die charactcr, dcs4m and streciscae pf the surrounding

nei hborhood, '-,'w-isideri nv- such factors as -hei gjit, hII&amp; ~j~ ygds ]
edestri

2

environment, atid ~1130 Lint of.'ve(
) etat,,on remai 1-ii iig.

Jbsection I of Section 23.45.014 of the Seattle Municipal Code,

as last amended by Ordinance PV~242, is added as follows.

23.45.014 Setback requirements'~-%Iowrise zones.

1

1. Protection. of Trees. Front and rear setbacks May he reduce to pLotec

existing Lrees. ~Lo gualify ~ Lor ]Lhjs- exception, the I.-Lee s hall be at least six ~0 inches in-N--- 0 ~J_
diaraete,., measured four and one-j1half (AL~ feet A!2~~ the ground... The tree must. also be in a

conditloii arid [ocatloti such that it will iiot present a liaz,-Cl d to life or o erty following ~Jjtq

development, aLid canbe expectc to rgmain hegalthy for at least L~e~as determined

bvqqualifie ty-e-e-careprofessional.

1. Uponfliereques of the gpplicant, the Director shall permi a-Kmg--Q
foot reduction in front or rear setback requirements when necessary to prote an existing

tree.

2. Any setbqcl~ reduction greate than five f5) feet that is qeces~ary to

protec a tree shall require UpILo
I h 4 kee protection special exNp1jqn. Notice of

1,11T,
I

i cation and review process ai i d pro c ejures for this special exceptio andofthe

Dir-'-ctor's decision on the Mlicat ion sl,,all be provide in the manner pEgs,,~J~ed for Type 11

land use decisions asset forth In S.NIC Chapte 23.76. A tree protectio a-alexcetio
Lshall be authorized only 3yhen g I fli e fol"lo wii i

(-,
facts and conditions are found to exist:
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3 b. Theregueste setback reduction does not go beyon the

4 minimum necessary to motec the qiac 1

I a. The strict aD-olication of the gpplicable setback requirements

2 would make it iMpossible to protqc! exi n Lree s without causing Mndue h dshi
-~

and

6 materiall. detrimental to the cla-ac-cr. designajid streetsca-pe of the sLi~din-.-- ......... ..... ........
-'A

.......... L
. . ... ......

5 C. The setback reduction will not result in a develop that is

14
23.45.05*,~

Midrise - Setback requirements.

13

neighborhood. consi6cring ~i~ factors as height, bulk, scale., setbacks, pedestri

environment, aiid amoLt-it of \~e,:etat~ioii reniafl-111-.a.

,as

I I

i

Section 8. Subsection D of Section 23.45.056 of the Seattle Municipal Code, as

12 4mended by Ordinance 118414, is finther amended as follows:

9

10

15

16

17

18 11 D.

19

20

21

22

23

24

25

26

27

28

29

30

31

Gene'M,I Setback Exceptions.

1. Req '

~dSetbacks

for Cluster Developments.

e

u

a. ere two (2) or more principal structures are located on a lot, the

required setback between thos ortions of interior facades which face each other shall be as

follows:

Length of Facing

Portions of Facades (in

feet)

Average

Setback (in

feet)

Minimum
bac (in feet)

40 or less 15 15

41-60 20 15

61-80 25 15

81-100 30 15

101-150 40 15

151 or more

b. Structures in cluster developments may be connected by

underground garages or elevated walkways; provided, that:

(1) One (1) elevated walkway shall be permitted to connect

any two (2) structures in the development;

(2) Additional elevated walkways, in excess of one (1),

between any two (2) structures may be permitted by the Director when it is determined that

by their location or design a visual separation between structures is maintained;
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(3) All elevated walkways shall meet the following standards:

i. The roof planes of elevated walkways shall be at

3
1 \ different levels than the roofs or parapets of connected structures,

ii. Walkways shall be set back from street lot lines and

5 the front facades of the structures they connect, and whenever possible shall be located or

6 1 scaped so that they are not visible from a street.

I

i

a
'

scaped

7 iii. The design of the walkways and the materials used

n tha

8 shall s k to achieve a sense of openness and transparency.

9 iv. Elevated walkways shall add to the effect of

SStru

eyt th

10 modulation ather than detract from it.

tructures in Required Setbacks.

12 a. Detached garages, carports or other accessory structures are

13 permitted in the, re
,

re4I r 1 1 ired rear or side setbacks, provided that any accessory structure located

so

14 between a principal s
I
cture and the side lot line shall provide the setback required for the

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

principal structure (ExIuNt 23.45.056 D). All such accessory structures shall be no greater

than twelve (12) feet in e I" With 'pen rails pen-nitted above twelve (12) feet.

b. I--\ or other devic-es necessary for access for the disabled and

elderly, which meet Washington ate Building Code, Chapter I I -Accessibility, are

permitted in required front, side or r setbacks,

c. Uncovered, u closed pedestrian bridges, necessary for access

and less than five (5) feet in width, are pe 'tted in required front, side and rear setbacks.

d. Permitted fences, fre anding walls, bulkheads, signs and other

similarstructures, no greater than six (6) feet in he' are permitted in required front, side

I

3,

or rear setbacks.

e. Decks which average no more th~~eighteen (18) inches above

existing grade may project into required setbacks. Such decks 'sli4ll not be permitted within

five (5) feet of any lot line, unless they abut a permitted fence or fre tanding wall, and are

at least three (3) feet below the top of the fence or wall. The fenci or wa hall be no higher

than six (6) feet.

f. Underground structures are permitted in all setbacks.

g.
Solar collectors are permitted in required setbacks, subject t6

provisions of Section 23.45.146, Solar collectors.

h. Fences, Freestanding Walls, Bulkheads, Signs and Other Similar

34 Structures.

35 (1) Fences, freestanding walls, signs and similarstructures six

36 (6) feet or less in height above existing or finished grade whichever is lower, may be erected

37 in each required setback. The six (6) foot height may be averaged along sloping grade for

38 each six (6) foot long segment of the fence, but in no case may any portion of the fence

39 exceed eight (8) feet.

40 Architectural features may be added to the top of the fence or

41 freestanding wall above the six (6) foot height when the following provisions are met:

42 horizontal architectural feature(s), no more than ten (10) inches high, and separated by a
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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

feet on center.

supports for the horizontal architectural feature(s) may be spaced no closer than three (3)

more than eight (8) feet
hi,-111; averaging the eight (8) foot height is not permitted. Structural

be permitted when the oN, era! I height of all parts of the structure, including post caps, are not

minimumof six (6) inches of open area, measured vertically from the top of the fence, may

i. No part of the structure may exceed eight (8) feet;

ii. Any portion of the structure above six (6) feet shall

~y open, such that there is free circulation of light and air.

placed in each req-d

(3) Bulkheads and retaining walls used to raise grade may be

~ed setback when limited to six (6) feet in height, measured above

existing grade. A gua~ ail no higher than forty-two (42) inches may be placed on top of a

bulkhead or retaining wz ,~xisting as of the effective date of the ordinance codified in this

section. If a fence is placed top of a new bulkhead or retaining wall, the maximum
combined height is limited to n ai id one-half (9 '/2)

feet.

(4) '.

I

ilkheads and retaining walls used to protect a cut into
.

um height necessary to support the cut or six (6)existing grade may not exceed the rnin'

feet whichever is greater. When thc,, 'Dal d is measured from the low side and it exceeds

six (6) feet, an open guardrail of no more th ortV-two (42) inches meeting Building Code

requirements may be placed on top of the bullIdie, It or retaining wall. A fence must be set

back a minimumof three (3) feet from such a bul or retaining wall.

i. Arbors. Arbors may be permi in required setbacks under the

following conditions:

(1) In each required setback, an or may be erected with no

more than a forty (40) square foot footprint, measured on a horizoly' roof plane inclusive of

eaves, to a maximum height of eight (8) feet. Both the sides and the ro&amp; f the arbor must

be at least fifty (50) percent open, or, if latticework is used, there must be a

opening of two (2) inches between crosspieces.

mum

(2) In each required setback abutting a street, an arbor -6

private pedestrian walkway with no more than a thirty (30) square foot footprint, measure

on the horizontal roof plane and inclusive of eaves, may be erected to a maximum height of

eight (8) feet. The sides of the arbor shall be at least fifty (50) percent open, or, if

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

crosspieces.

3. Front and rear setbacks may be reduced by twenty-five (25) percent, but

no more than five (5) feet, if the site contains a required environmentally critical area buffer

or other area of the property which can not be disturbed pursuant to the provisions of

subsection A of Section 25.09.280 of SMC Chapter 25.09, Regulations for Environmentally

Critical Areas.

(2) The Director may allow variation from the development

dards listed in subsection D2h(l) above, according to the following.
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4. Protection of Trees. Front and rear setbacks May b~e LOL..-~-_ed protect

existina trees. To CILIaliN fOt thiS eNcertion, the tree(s) shall beat least six Lw; jjj:g~ in

measured Four,,md one-balf jf`eet go~,e Lhe ground. The tree MLISt also be in a

and location such tbat it ~,,,ilj not present a h,-t7ard to life or prop= following site

and cI-n be expected to remaint healdiv for at least twenjy years as determined

by ~4 a i-I-led -Lree caxe prof~ssjmaql.

a. t

-

-t the req, uest of the gpplicant, the Director s, iall permit a

five _(Q foot fSductio in front or rear setback requirements when necesswT to protec an

existing tree.

b. Any setback reduction greate, than five f5 eet ftt is-- )f_
D.-Cessarytoorotec tree sb all requ ire

-1]2 prow 1 Lh-rough tion.
~! tree protectio special

Notice of dpi-flicatior 'NA, 1-C.. 'Ie"N DroceSs ,,-tnd m-ocedures for this spgcial exception and of

the Director's decision jhiI tjjs~qp.p,,,jcatjo shallbe-provide in the marmer prescribe for

j' 11 LarL Iuse declsimi\~\&amp;, set -i-Orth in( SNIC' Chnoter 23.76. A tree pLQ~cctiot special

excemio-a shall be authof I only when all ilie fol I owin facts.and conditions are found to

exist:

11 The strict 4pplication ~f the Mplicable setback

requirements would make it imDoNible to prote existing tree(s) without causing jMdue

hardship; and

Tke requested setback reduction does not go beyond
the minimumnecessary Lo protec the tree( ); and



kd

10/12/99

tree-ord v I

Page 14 of 14

I tD The setback reduction will not result in a development

2 that is materially detrimental to the character, design and streetscgpe of the surroundin

3-- pn!~~igljborhood, considering ~jL~Ilacfors as height, bulk, ~i~ yqLds edestri

ZamotintoFy~7qn4 ~'~nv i r~o ~n _ meltqtiomn

5

6

7 \§ection 9. The provisions of this ordinance are declared to be separate and

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

9 provision.

10

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

13 and after its approval By.,the Mayor, but if not approved and returned by the Mayor within

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

15 1.04.020.

16

17
1

Passed by the City
Okuncil

the day of
, 1999, and

16

19
11

Signed by me in open session in authenR'&lt;ion of its passage this _ day of

20

21
11 -- '1999.

22

23

24

25

26
11

Approved by me this_ day of '1999-

27
II --

28

29
'

to.1

31

32

33

34

'3 6'

37

38

39

40

41

1

Paul Schell M-nr

11

Filed by me this _ day of '1999.

~j (Seal)

City Clerk
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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

CT'~- 113791 , RE~ IN wUi

was published on

12/23/91~:

The amount of the fee charged f#he forego)hg publication is

has been paid in full.

I

ed and sworn to before me on

Notary Public for the State of Washington,
residing in Seattle

Affidavit of Publication
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