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AN ORDINANCE relating to land use and
amending Section 23.54.015 of the Seattle
Municipal Code, modifying minimum parking
requirements for multifamily wuses that
provide housing for low-income households,
and modifying or clarifying other provisions
related to parking requirements.
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ORDINANCE _/ 30

AN ORDINANCE relating to land use and zoning, amending Section 23.54.015 of the Seattle Municipal
Code, modifying minimum parking requirements for multifamily uses that provide housing for
low-income households, and modifying or clarifying other provisions related to parking
requirements.

WHEREAS, Land Use Policy 138 in the Seattle Comprehensive Plan provides direction to balance the
need to meet the approximate parking demand generated by new development so as to avoid
adding to congestion of parked cars on surrounding streets, with the countervailing need to limit
the effects structured parking can have on housing costs, and to recognize the Seattle
Comprehensive Plan’s policies encouraging the use of public transit and discouraging the use of
automobiles; and

WHEREAS, Land Use Policy 139 in the Seattle Comprehensive Plan recommends allowing exceptions
to parking requirements for projects in which the parking demand of the occupants may be
significantly different from those of the general population; and

WHEREAS, Housing Policy 5 in the Seattle Comprehensive Plan recommends allowing for lower off-
street parking requirements where lower car ownership and parking utilization can be
demonstrated; and

WHEREAS, Housing Policy 7 in the Seattle Comprehensive Plan recommends conducting periodic
assessment of the effects of City policies and regulations on housing development costs and
overall housing affordability, considering the balance between housing affordability and the
other objectives such as environmental quality, urban design quality, maintenance of
neighborhood character, and protection of public health, safety and welfare; and

WHEREAS, the Office of Housing conducted a survey of parking utilization in low-income housing
projects in March 2001 to evaluate the impacts of the City’s parking policies and regulations on
development costs for low-income housing projects and to identify opportunities to lower off-
street parking requirements based on survey findings; and

WHEREAS, Council adopted Ordinance 120004 on June 26, 2000, implementing key
recommendations in the Pike/Pine Urban Center Village Plan, including lower off-street parking
requirements within the Pike/Pine Overlay District, recognizing that car ownership and parking
utilization rates in this area are lower compared to those for the City as a whole, as demonstrated
through a neighborhood parking study; and

WHEREAS, Council adopted Resolution 30196 establishing the City’s Neighborhood Planning Policy
Docket 17, On and Off-street Parking Management Strategies, providing direction to the
Strategic Planning Office, the Department of Design, Construction and Land Use, Seattle
Transportation, City Budget Office, Executive Services Department, and other City departments
to work with communities to develop and implement parking management strategies; and
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WHEREAS, Resolution 30196 established a work program to provide better parking management tools,
and as a result of that work, the Executive recommends eliminating or reducing minimum
parking requirements in areas where average household car ownership rates are lower and where
viable alternatives to single-occupancy vehicle travel exist; and

WHEREAS, some Councilmembers requested the Executive to prepare Land Use Code amendments to
allow modified parking requirements for multifamily uses that provide low-income housing;

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

Section 1. Subsections C through I and Chart A of Section 23.54.015 of the Seattle
Municipal Code, which Section was last amended by Ordinance 120004, are amended as follows:

23.54.015 Required parking.

C. If an entire use or structure, or the same portion of a use or structure, falls under more than
one category in Chart A, then unless otherwise specified the category requiring the least amount of
parking spaces shall apply, but only so long as the criteria in that category are satisfied.

D((€)). Existing legal parking deficits of legally established uses shall be allowed to continue
even if a change of use occurs. This ({(previsien)) subsection shall not apply to a change of use to one
defined as a heavy traffic generator. This subsection shall not be construed to permit a parking deficit
caused by the failure to satisfy conditions of a reduced parking requirement for any use or structure.

E(()). In all zones ((exeept-downtown-zenes)), no parking shall be required for the first twenty-
five hundred (2,500) square feet of gross floor area of ((a-structure-containing)) nonresidential uses in a
structure. This waiver shall not apply to structures or portions of structures occupied by fast-food
restaurants, motion picture theaters, administrative offices, or institutional uses, including Major
Institution uses. When two (2) or more uses with different parking ratios occupy a structure, the twenty-
five hundred (2,500) square foot waiver shall be prorated based on the area occupied by the
nonresidential uses for which the parking waiver is permitted.

F. Exceptions to the parking requirements set forth in this section are provided in Section
23.54.020, Parking quantity exceptions, unless otherwise specified in Chart A.

G. Except in downtown zones, off-street parking for fleet vehicles shall be provided separately,
in addition to the minimum parking requirements.
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H. For nonschool uses permitted to locate in a former or existing public school by a School Use
Advisory Committee (SUAC), parking requirements shall be determined by the school use criteria,
according to Chapter 23.78, Establishment of Criteria for Joint Use or Reuse of Schools.

L Bicycle Parking.
1. InL2,L3, 14, MR and HR zones, and the SCM zone, for apartments and terraced

housing, spaces for bicycles shall be provided in a safe and convenient location, according to the
following chart:

Number of Bicycle
Number of Units Spaces Required
5-10 1
i1-20 2
More than 20 1 for every 10 units
2. Bicycle parking spaces shall be provided by all institutions in multifamily zones.

The number of required bicycle parking spaces shall be five (5) percent of the number of required
vehicle spaces. All bicycle spaces should be sheltered from the weather, visible from the institution, and
conveniently located.

3. Bicycle parking facilities, either off-street or in the street right- of-way, shall be
provided in NC1, NC2, NC3, C1 zones, and the SCM zone for any new use which requires twenty (20)
or more automobile parking spaces according to Chart A. Automobile service stations, and other drive-
in businesses except fast-food restaurants, shall be exempted from this requirement. All bicycle parking
facilities in the street right-of-way shall conform to Seattle Transportation standards.

a. The number of required bicycle parking spaces shall be ten (10) percent of
the number of required off-street auto parking spaces. ’

b. When any covered automobile parking is provided, all bicycle parking
shall be covered. ‘

4. Bicycle parking facilities accessory to nonresidential uses shall be located on the
lot or within eight hundred (800) feet of the lot. Bicycle parking accessory to residential uses shall be
located on-site. Bicycle parking facilities shared by more than one (1) use are encouraged. When located
off-street, bicycle and automobile parking areas shall be separated by a barrier or painted lines.
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Use

Adult care center!

Adult family home

Adult motion picture theater

Adult panoram

Airport, land-based (waiting area)
Airport, water-based (Waiting area)
Animal services

Animal husbandry (retail area only)
Aquaculture (retail area only)
Artist’s studio/dwelling

Assisted living facility”

Automotive parts or accessory sales
Ball courts

Bed and breakfast

Bowling alley

Brewpub

& ok ok

Chart A
for Section 23.54.015
PARKING

Parking Requirements

1 space for each 10 adults (clients) or 1 space for each staff
member, whichever is greater; plus 1 loading and
unloading space for each 20 adults (clients).

1 space for each dwelling unit.

1 space for each 8 fixed seats or 1 space for each 100
square feet of spectator assembly area not containing
fixed seats. .

1 space for each 8 fixed seats or 1 space for each 100
square feet of spectator assembly area not containing
fixed seats. :

1 space for each 100 square feet.

1 space for each 100 square feet.

1 space for each 350 square feet.

1 space for each 350 square feet.

1 space for each 350 square feet.

1 space for each dwelling unit.

1 space for each 4 assisted living units plus 1 space for
each 2 staff members on-site at peak staffing time; plus
1 barrier-free passenger loading and unloading space;
plus loading berth requirements per Section 23.54.035.
1 space for each 350 square feet.

1 space per court.

1 space for each dwelling, plus 1 space for each 2
guest rooms or suites.

5 spaces for each lane.

1 space for each 200 square feet.
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Business support services
Business incubators
Carwash

Caretaker's quarters
Cargo terminal

Cemetery

Child care center™’

Colleges’

Commercial laundries
Commercial moorage
Communication utilities

2

Community centers” * and

Community clubs® ?

Community centers owned and operated by the Seattle
Department of Parks and Recreation (DOPAR)"*?

Congregate residences

Construction services

Custom and craft work

Dance halls (dance floor and table area)
Dry storage of boats

Family support centers located in community centers
owned and operated by the Seattle DOPAR®

Floating homes

1 space for each 2,000 square feet.

1 space for each 1,000 square feet.

1 space for each 2,000 square feet.

1 space for each dwelling unit.

1 space for each 2,000 square feet.

Nomne.

1 space for each 10 children or I space for each staff
member, whichever is greater; plus 1 loading and
unfoading space for each 20 children.

A number of spaces equal to 15 percent of the
maximum number of students present at peak hour;
plus 30 percent of the number of employees present at
peak hour; plus 1 space for each 100 square feet of
spectator assembly area in outdoor spectator sports
facilities.

1 space for each 2,000 square feet.

1 space for each 140 lineal feet of moorage.

1 space for each 2,000 square feet.

1 space for each 80 square feet of floor area of all
auditoria and public assembly rooms not containing
fixed seats; or 1 space for every 8 fixed seats for floor
area containing fixed seats; or if no auditorium or
assembly room, 1 space for each 350 square feet,

excluding ball courts.

1 space for each 555 square feet.

1 space for each 4 residents.

1 space for each 2,000 square feet.
1 space for each 1,000 square feet.
1 space for each 100 square feet.

1 space for each 2,000 square feet.

1 space for each 100 square feet.

1 space for each dwelling unit.
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Food processing for human consumption

Gas station

General retail sales and services

Ground-floor businesses in multi-family zones
Heavy commercial services

Heliports (waiting area)

High-impact uses.

Horticultural uses (retail area only)

Hospitals’

Hotels

Institute for advanced study’

Institutes for advanced study in single-family zones

(existing)

Kennel

‘Lecture and meeting hall

Library™

Major durables, sales, service, and rental
Manufacturing, general

Manufacturing, heavy

1 space for each 1,000 square feet.
1 space for each 2,000 square feet.
1 space for each 350 square feet.
None, maximum of 10 spaces.

1 space for each 2,000 square feet.
1 space for each 100 square feet.

1 space for each 1,500 square feet or as determined by
the Director.

1 space for each 350 square feet.

1 space for each 2 staff doctors; plus 1 additional space
for each 5 employees; plus 1 for each 6 beds.

1 space for each 4 sleeping rooms or suites.

1 space for each 1,000 square feet of administrative
offices and similar spaces; plus 1 space for each 10
fixed seats in all auditoria and public assembly rooms;
or. 1 space for each 100 square feet of public assembly
area not containing fixed seats.

3.5 spaces for each 1,000 square feet of office space;
plus 10 spaces for each 1,000 square feet of additional
building footprint to house and support conference
center activities, or 37 spaces for each 1,000 square
feet of actual conference rooms to be constructed,
whichever is greater.

1 space for each 2,000 square feet.

1 space for each 8 fixed seats or 1 space for each 100
square feet of spectator assembly area not containing
fixed seats.

1 space for each 80 square feet of floor area of

all auyditoria and public meeting rooms; plus 1

space for each 500 square feet of floor area,
exchuding auditoria and public meeting rooms.

1 space for each 2,000 square feet.

1 space for each 1,500 square feet.

1 space for each 1,500 square feet.
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Manufacturing, light

Marine service station

Medical services

Miniature golf
Mini-warehouse

Mobile home park

Mortuary services

Motels

Motion picture studio

Motion picture theater

Multifamﬂy uses,” except as otherwise provided

below™ ((thoselisted-below))

1 space for each 1,500 square feet.

I space for each 2,000 square feet.

1 space for each 350 square feet.

1 space for each 2 holes.

1 space for each 30 storage units.

1 space for each mobile home.

1 space for each 350 square feet.

1 space for each sleeping room or suite.
1 space for each 1,500 square feet.

1 space for each 8 fixed seats or 1 space for each 100
square feet of spectator assembly area not containing
fixed seats.

Development sites ((Uses)) containing 2--10 dwelling
units:

1.1 spaces for each dwelling unit.
Development sites ((Hses)) containing 11--30 dwelling
units:

1.15 For each dwelling unit.
Development sites ((Hses)) containing 31--60 dwelling
units:

1.2 spaces for each dwelling unit.
Development sites ((Eses)) containing more than 60
dwelling units:

1.25 spaces for each dwelling unit.

In addition, for all multifamily uses whose average
gross floor area per dwelling unit, excluding decks and
all portions of a structure shared by multiple dwelling
units, exceeds 500 square feet, an additional .0002
spaces per square foot in excess of 500 shall be
required up to a2 maximum additional .15 spaces per
dwelling unit; and

When at least 50 percent of the dwelling unitsin a
multi-family use have 3 bedrooms, an additional .25
spaces per bedroom for each unit with 3 bedrooms
shall be required; and

Any multi-family use which contains a dwelling unit
with 4 or more bedrooms shall be required to provide
an additional .25 spaces per bedroom for each unit
with 4 or more bedrooms.’
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Multifamily uses containing dwelling units with 2 or 1.5 spaces per unit with 2 or more bedrooms. The
more bedrooms, when within the area impacted by the  requirement for units with 3 or more bedrooms
University of Washington as shown on Map A contained above shall also apply. All other
following this section, unless another provision below  requirements for units with fewer than 2 bedrooms
allows fewer parking spaces ((-unless-such shall be as contained above.’

1
€ i'EHH holds.in whick 31
o )
Multifamily uses, when within the Alki area as shown 1.5 spaces for each ((per)) dwelling unit.

on Map B following this section, unless another
rovision below allows fewer parking spaces ((unless

Multifamily uses. for development sites that containa 1 space for each dwelling unit.
total of ten (10) or fewer dwelling units, all in ground-
related structures (Multifamily-development,for-those

| rolatodu ithin the devel L0

. ; ovelli it5))
Multifamily uses, for each dwelling unit rented to and 1 space for each 2 dwelling units, for units with 2 or

occupied by a household with an income at time of its ~ fewer bedrooms, and 1 space for each dwelling unit.
initial occupancy at or below (30) percent of the for units with 3 or more bedrooms.

median family income. adjusted for household size, for

the Seattle-Bellevue-Everett Primary Metropolitan

Statistical Area, as defined by the United States

Department of Housing and Urban Development

(HUD) **: and multifamily uses. when located in
Center City neighborhoodslz .for each dwelling unit
occupied by a household with an income at time of its
initial occupancy at or below fifty (50) percent of
median family income adjusted for household size, for
the Seattle-Bellevue-Everett Primary Metropolitan
Statistical Area, as defined by the United States

Department of Housing and Urban Development
(HUD) ™, for the life of the building

Multifamily uses, when located outside Center City 0.75 spaces for each dwelling unit.
neighborhoods?, for each dwelling unit with two (2)

or fewer bedrooms rented to and occupied by a

household with an‘income at the time of its initial

occupancy of between thirty (30) and fifty (50) percent

of the median family income, adjusted for household

size, for the Seattle-Bellevue-Everett Primary

Metropolitan Statistical Area, as defined by the United

States Department of Housing and Urban
Development (HUD) ™ for the life of the building

- Multifamily uses occupied by low-income elderly 1 space for each 6 dwelling units.

households
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Multifamily uses occupied by low-income disabled
households

Multifamily uses occupied by low-income elderly/low-
income disabled households

Multifamily uses, when within the Seattle Cascade
Mixed zone or the Pike/Pine Overlay District

Multifamily uses, when within the Pike/Pine Overlay
District, for each ((residential)) dwelling unit rented to
and occupied by a household ((s)) with an income at
time of its initial occupancy at or below sixty (60)
percent of the median family income, adjusted for

household size, for the Seattle-Bellevue-Everett
Primary Metropolitan Statistical Area, as defined by
the United States Department of Housing and Urban
Development (HUD), at rent((s)) not exceeding 30
percent of 60 percent of ((the)) such median family
income, adjusted for househoid size; for the life of the
building((-fer-the-Seattle—Evereti-Standard

S f‘:‘ f Housi U y

Bewepmeﬁt))

Multi-purpose convenience store

Museum'

Nonhousehold sales and services, except sales, service
and rental of office equipment :

Nursing homes®

Office, administrative
Office, customer service
Cutdoor storage

Parks

Participant sports and recreation, indoor, unless
otherwise specified

Participant sports and recreation, outdoor, unless
otherwise specified

Passenger terminals (waiting area)

1 space for each 4 dwelling unifs.
I space for each 5 dwelling units.

1 space for each dwelling unit.

1 space for each 2 dwelling units ((-when-applicants
! L sl toria for the Li
of the-building)).

1 space for each 350 square feet.

1 space for each 80 square feet of all auditoria and
public assembly rooms, not containing fixed seats; or 1
space for every 10 fixed seats for fioor area containing
fixed seats; plus 1 space for each 250 square feet of
other gross floor area open to the public.

1 space for each 2,000 square feet.

1 space for each 2 staff doctors; plus 1 additional space
for each 3 employees; plus 1 space for each 6 beds.

1 space for each 1,000 square feet.

1 space for each 350 square feet.

1 space for each 2,000 square feet.

None.

1 space for each 350 square feet.
1 space for each 350 square feet.

1 space for each 100 square feet.
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Performing arts theater

Personal transportation services
Playgrounds
Power plants

Private club'

Railroad rights-of-way

Railroad switchyard

Railroad switchyard with mechanized hump

Recreational marinas
Recycling center
Recycling collection station

Religious facility’

Research and development laboratory
Restaurant

Restaurant, fast-food

Sale and rental of large boats

Sale and rental of motorized vehicles
Sale of boat parts and accessories

Sale of heating fuel

Sales, service and rental of commercial equipment

Sales, service and rental of office equipment

1 space for each 8 fixed seats or 1 space for each 100
square feet of spectator assembly area not containing
fixed seats.

1 space for each 2,000 square feet.

None.

1 space for each 2,000 square feet.

1 space for each 80 square feet of floor area of all
auditoria and public assembly rooms not containing

fixed seats; or

1 space for every 8 fixed seats for floor area containing
fixed seats; or

if no auditorium or assembly room, 1 space for each
350 square feet, excluding ball courts.

None.

1 space for each 2,000 square feet.

1 space for each 2,000 square feet.

1 space for each 75 lineal feet of moorage.
1 space for each 2,000 square feet.

None.

1 space for each 80 square feet of all auditoria and
public assembly rooms.

1 space for each 1,000 square feet.
1 space for each 200 square feet.
1 space for each 100 square feet.
1 space for each 2,000 square feet.
1 space for each 2,000 square feet.
1 space for each 350 square feet.
1 space for each 2,000 square feet.
1 space for each 2,000 square feet.

1 space for each 350 square feet.

10
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Salvage yard

School, private elementary and secondary™”

School, public elementary and secondary **”

Sewage treatment plast
Single-family dwelling units
Skating rink (rink area)
Solid waste transfer station
Specialty food stores

Spectator sposts facility’!

Sport range

Swimimning pool (water area)

{ Taverns

Transit vehicle base

Universities ®

Utility service uses

Vehicle and vessel repair

Vocational or fine arts school

Warehouse

Wholesale showroom

1 space for each 2,000 square feet.

1 space for each 80 square feet of all auditoria and
public assembly rooms, or if no auditorium or
assembly room, 1 space for each staff member.

1 space for each 80 square feet of all auditorium or
public assembly rooms, or 1 space for every 8 fixed
seats in auditoria or public assembly rooms, containing
fixed seats, for new public schools on a new or
existing public school site.

1 space for each 2,000 square feet.

1 space for each dwelling unit.

1 space for each 100 square feet.

1 space for each 2,000 square feet.

1'space for each 350 square feet.

1 space for each 10 fixed seats or 1 space for each 100
square feet of spectator assembly area not containing
fixed seats.

1 space for each 2 stations.

1 space for each 150 square feet.

1 space for each 200 square feet.

1 space for each 2,000 square feet.

A number of spaces equal to 15 percent of the
maximum number of students present at peak hour;
plus 30 percent of the number of employees present at
peak hour; plus 1 space for each 100 square feet of
spectator assembly area in outdoor spectator sports
facilities.

1 space for each 2,000 square feet.

1 space for each 2,000 square feet.

1 space for each 2 faculty plus full-time employees;
plus 1 space for each 5 students (based on the
maximum number of students in attendance at any one
time).

1 space for each 1,500 square feet.

1 space for each 1,500 square feet.

11
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Work-release centers : 1 space for each 2 full-time staff members; plus 1
space for each 5 residents; plus 1 space for each
vehicle operated in connection with the work-release
center.

"When permitted in single-family zones as conditional use, the Director may modify the parking requirements
pursuant to Section 23.44.022; when permitted in multifamily zones as a conditional use, the Director may
modify the parking requirements pursuant to Section 23.45.122. The Director, in consultation with the Director
of Seattle Transportation, may allow adult care and childcare centers locating in existing ((struetures)) uses to
provide loading and unloading spaces on-street when no other alternative exists.

*Indoor gymnasiums shall not be considered ball courts, nor shall they be considered auditoria or public
assembly rooms unless they contain bleachers (fixed seats). If the gymnasium contains bleachers, the parking
requirement for the entire gymnasium shall be one (1) parking space for every eight (8) fixed seats. Each twenty
inches (20") of width of bleachers shall be counted as one (1) fixed seat for the purposes of determining parking
requirements. If the gymnasium does not contain bleachers and is in a school, there is no parking requirement for
the gymmasium. If the gymnasium does not contain bleachers and is in a community center, the parking
requirement shall be one (1) space for each 350 square feet. - If the gymnasium does not contain bieachers and is
in a community center owned and operated by the Department of Parks and Recreation (DOPAR), the parking
requirement shall be one (1) space for each five hundred fifty-five (555) square feet.

> When family support centers are located within community centers owned and operated by DOPAR, the
Director may lower the combined parking requirement by up to a maximum of fifteen percent (15%), pursuant to
Section 23.54.020 L.

* Parking spaces required for multifamily uses may be provided as tandem spaces according to subsection B of
Section 23.54.020.

B edroom—~Any habitable room as defined by the Building Code that((whieh)), in the determination of the
Director, is capable of being used as a bedroom.

SWhen specified in single-family zones, Section 23.44.015, the Director may waive some or all of the parking
requirements. :

"For public schools, when an auditorium or other place of assembly is demolished and a new one built in its
place, parking requirements shall be determined based on the new construction. When an existing public school
on an existing public school site is remodeled, additional parking is required if any auditorium or other place of
assembly is expanded or additional fixed seats are added. Additional parking is required as shown on Chart A for
the increase in floor area or increase in number of seats only. If the parking requirement for the increased area or
seating is ten percent (10%) or less than that for the existing auditorium or other place of assembly, then no
additional parking shali be required.

! Development standards departure may be granted or required pursuant to the procedures and criteria set forth in
Chapter 23.79 to reduce the required or permitted number of parking spaces.

® Child care facilities, when co-located with assisted living facilities, may count the passenger load/unload space
required for the assisted living facility toward its required passenger load/unload spaces.

' When permitted in single-family zones as conditional use, the Director may modify the parking requirements
pursuant to Section 23.44.022; when permitted in multi-family zones as a conditional use, the Director may
modify the parking requirements pursuant to Section 23.45.122; and when permitted in commercial zones, the
Director may modify the parking requirements pursuant to Section 23.44.022L.

12
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! Required parking for spectator sports facilities or exhibition halls must be available when the facility or
exhibition hall is in use. A facility shall be considered to be "in use" during the petiod beginning three (3) hours
before an event is scheduled to begin and ending one (1) hour after a scheduled event is expected to end. For
sports events of variable or uncertain duration, the expected event length shall be the average length of the events
of the same type for which the most recent data are available, provided it is within the past five (5) years. During
an inaugural season, or for non-recurring events, the best available good faith estimate of event duration will be
used. A facility will not be deemed to be "in use" by virtue of the fact that administrative or maintenance
personnel are present. The Director may reduce the required parking for any event when projected attendance for
a spectator sports facility is certified to be 50% or less of the facility's seating capacity, to an amount not less
than that required for the certified projected attendance, at the rate of one space for each ten fixed seats of
certified projected attendance. An application for reduction and the certification shall be submitted to the
Director at least 15 days prior to the event. When the event is one of a series of similar events, such certification
may be submitted for the entire series 15 days prior to the first event in the series. If the Director finds that a
certification of projected attendance of 50% or less of the seating capacity is based on satisfactory evidence such
as past attendance at similar events or advance ticket sales, the Director shall, within 15 days of such submittal,
notify the facility operator that a reduced parking requirement has been approved, with any conditions deemed
appropriate by the Director to ensure adequacy of parking if expected attendance should change. The parking
requirement reduction may be applied for only if the goals of the facility's Transportation Management Plan are
otherwise being met. The Director may revoke or modify a parking requirement reduction approval during a
series, if projected attendance is exceeded.

2 Bor purposes of this Section, Center City neighborhoods are the following urban villages: Uptown Queen

Anne, South Lake Union. Capitol Hill, Pike/Pine, First Hill, and 1t Avenue, as shown in the City of Seattle

Comprehensive Plan.

" These general requirements for multifamily uses are superseded to the extent that a use, structure or
development qualifies for either a greater or a lesser parking requirement under any provision below. The
different parking requirements for certain multifamily uses listed below shall not be construed to create separate

uses for purposes of any requirements related to establishing or changing a use under this Title.

" Notice of Income Restrictions. Prior to issuance of any permit to establish, construct or modify any use or
structure, or to reduce any parking accessory to a multifamily use or structure, if the applicant relies upon these

reduced parking requirements, the applicant shall record in the King County Office of Records and Elections a
declaration signed and acknowledged by the owner(s). in a form prescribed by the Director, which shall identify

the sublect property bv Iegal descrmtxon and shall acknowledue and provide notice to any Drosnectwe
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Section 2. 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 3. 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 Withiﬁ ten (10) days after

presentation, it shall take effect as provided by Municipal Code Section 1.04.020.

Passed by the City Council the _{ Qfday of #7°2001, and signed by me in open

session in authentication of its passage this [ ’Q/tgay of @MM , 2001.

e
([ hasseoho® Qg o
President ™/ of the Cify Council

g
Approved by me this
Filed by me this §# day of ,2001.
A T AN Y B
‘* i 3 City Clerk
%\.,,/}

(SEAL)
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Paul Scheli, Mayor

Department of Design, Construction and Land Use
R. F Krochalis, Director

MEMORANDUM

TO: Councilmember Margaret Pageler, President
via Margaret Klockars, Law Department

b

F%

A
FROM: Rick Krochalis, Director fﬂ;f
Vi

> fle LK

DATE: August 17, 2001

SUBJECT: Proposed Amendments Relating to Modified Parking Requirements for Low-
income Housing Projects

I am pleased to submit to you the attached ordinance proposing modifications to the City’s
minimum parking requirements for multifamily uses that contain units dedicated to low-
income households. The Land Use Code defines low-income households as any household
whose total income is 50 percent or less of the median household income, adjusted for
household size, for the Seattle-Bellevue-Everett Primary Metropolitan Statistical Area
(PMSA).! Attached is a Director’s Report, which includes an analysis of the proposed
recommendations.

Currently, minimum parking requirements apply to all multifamily structures, which generally
range from 1.1 to 1.5 spaces per unit. Exceptions based on low-income status are generally
limited to elderly and/or disabled households. Most low-income housing developers must
supply the same amount of parking as for a market rate development, even where lower
parking demand can be demonstrated.

Summary of the Proposed Amendments

The proposed amendments to the Land Use Code (Chart A of Section 23.54.015) would
require parking for multifamily uses that contain units dedicated for low-income households as
follows:

City of Seattle, Department of Design, Constriction and Land Use
700 Fifth Avenue, Suite 2000, Seattle, WA 98104-5070
An equal employment opportunity, affirmative action employer. Accemmodations for people with disabilities provided upon reque ;




Unit Size
(#Bedrooms)

Citywide: Multifamily uses, when owned or
managed by a nonprofit organization, for
each dwelling unit occupied by households at
or below 30% of median household income,
Or
In Center City Neighborhoods': Multifamily
uses, when owned or managed by a nonprofit
organization for units occupied by
households earning 31-50% of median
household income,

Outside Center City
Neighborhoods:!
Multifamily uses, when
owned or managed by a
nonprofit organization,
for each dwelling unit
occupied by households
at earning 31-50% of
median household
income.

Two bedrooms

0.5 spaces for every dwelling unit

0.75 spaces for every

and fewer dwelling unit
Three bedrooms | 1.0 spaces for every dwelling unit No change from existing
and more regulations

For purposes of this section, Center City neighborhoods include the following urban villages: Uptown, South
Lake Union, Capitol Hill, Pike/Pine, First Hill, and 12% Avenue.

Environmental Determination

The Department has completed environmental review on the proposed legislation and issued a
Determination of Non-Significance (no Environmental Impact Statement required) on August
9,2001. The appeal period on this decision will end on August 30, 2001.

Public Hearing Scheduled

A public hearing on this legislation has been scheduled before the City Council’s
Landlord/Tenant and Land Use Committee in the City Council Chamber on Thursday,
September 13, 2001 at 5:30 p.m.

Attachments: Director’s Report

Proposed ordinance

! Note: In 2001, a one-person household at 50 percent of median household income for the Seattle-Bellevue-
Everett PMSA earns an annual income of $25,250 ($36, 100 for a family of four). Further details, see the Office

of Housing’s Web site at: http://www.ci.seattle.wa.us/housing/IncomeGuide.htm




DIRECTORS’ REPORT

PROPOSED AMENDMENTS RELATING TO

MINIMUM PARKING REQUIREMENTS

For Multifamily Uses
Serving Low-income Households

AuGuUST 9, 2001

S‘ummary .

The Department of Design, Construction and Land Use (DCLU) and of the Office of
Housing (OH) propose the following changes to the City’s minimum parking
requirements for multifamily uses containing dwelling units dedicated for low-income
households earning 50 percent or less of the area median household income:

Unit Size Citywide: Multifamily uses, for units Outside Center City

(#Bedrooms) | occupied by households earning 30% or | Neighborhoods:
less of median household income; Multifamily uses, for

Or ) units occupied by

In Center City Neighborhoods : households earning
Multifamily uses, for units occupied by 31-50% of median
households earning 31-50% of median household income.
household income.

Two-bedrooms | 0.5 spaces for every dwelling unit 0.75 spaces for every

and fewer dwelling unit

Three bedrooms | 1.0 spaces for every dwelling unit No change from existing

and more regulations

* For purposes of these amendments, Cénter City neighborhoods are the following urban villages: Uptown,
South Lake Union, Capitol Hiil, Pike/Pine, First Hill, and 12® Avenue.

Currently, minimum parking requirements for multifamily uses generally range from 1.1
to 1.5 spaces per unit, depending on number of units per site, the size of the unit (square
footage), and number of bedrooms per unit. Exceptions based on low-income status are
limited and generally apply only to uses that primarily serve elderly and/or disabled
households. The proposed changes are intended to fill an important gap in the City’s
parking regulations, since low-income households that are neither elderly nor disabled
often have lower car ownership rates as well.

Note: In 2001, a one-person household at 50 percent of median household income for the
Seattle-Bellevue-Everett PMSA earns an annual income of $25,250 ($36,100 for a family
of four). Further details on the HUD Published Median Income Limits, Affordable Rents
and HOME program Rents for Seattle are presented in Appendix A.
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| BackgrOnd

Goals and Objectives

The following goals and objectives were considered in the formulation of the proposed
recommendations:

» Strike a balance between a) providing sufficient parking to avoid creating new on-
street parking impacts and b) considering the impact of unused parking on
housing costs.

« Eliminate the practice of requiring more parking than is needed for low-income
housing developments.

» Help ensure the most effective use of the City’s limited housing resources.

» Develop parking requirements that support City goals to diversify its portfolio of
funded projects to meet the needs of large families and small and one-person
households.

» Propose a tiered approach to parking requirements based on low-income status to
-encourage a mix of household incomes in new developments.

» Avoid creating parking incentives that will encourage concentrations of poverty.

« Acknowledge opportunities to reduce parking requirements in areas of the city
where viable alternatives to car ownership exist {e.g., high level of transit service,
recognized car sharing program).

» Encourage efficient use of land available for development and/or redevelopment;
reduce the amount the land devoted to parking, where feasible.

-« Create modified parking requirements that are understandable and enforceable.

Effect of Parking on Housing Costs

Parking is an affordable housing issue. Locally, it is estimated that a single parking space
adds between $15,000 to $30,000 to the cost of a dwelling unit, depending on such
factors as location, land costs, parking demand in the surrounding area, and whether the
parking is provided within a structure or at the surface. A Canadian study conducted in
1995 estimates that one parking space per unit increases the unit cost by 12.5 percent and
two spaces increases the cost by 25 percent.” Other studies suggest the cost of providing

! Littman, T. “Parking Requirement Impacts on Housing Affordability,” Victoria Transport Policy
Institute, Victoria, B.C., Canada, 23 October, 1995.
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parking acts as a ratchet that increases housing prices by more than the direct cost of the
parking spaces provided.’

Excessive parking requirements add unnecessarily to the cost of housing. Local low-
income housing developers often report that the City’s multifamily parking requirements
(i.e., 1.1 to 1.5 spaces per unit) are excessive for their developments since their tenants
own fewer cars. In most cases, unused parking spaces cannot be rented out to outsider
uses due to funding and zoning restrictions. Requiring more parking than needed may
also limit the number of units that might otherwise be built under a lower, more demand-
responsive requirement. The practice of requiring more parking than needed for projects
serving low-income households also reduces the reach of the City’s limited housing
funds.

Since 1996, the City of Seattle funded approximately 3,700 units of housing dedicated for
low-income households. About two-thirds of these are rehabilitated units with parking
already in place. A little over a third of them (1,353 since 1996) are newly constructed
units dedicated to low-income households earning 50 percent or less of area median
income. Of these 1,353 units, it is estimated that 611 qualified for parking reductions
either because they are located Downtown or because they primarily served elderly
and/or disabled households. The remaining 740 units funded since 1996 did not qualify
for reduced parking requirements and could have benefited directly from the proposed
amendments had they been available at the time of application. Most of these 740 units
are small (studio and one-bedroom) units.

Car Ownership Behavior among Low-income Households

Because of the high costs involved, income is clearly a key factor influencing car
ownership behavior. The American Automobile Association (AAA) estimates the
average cost of owning a new car to be $5,300 (1999 dollars) per year, or about 53 cents
per mile for a person who drives 10,000 miles per year. Even for a ten-year old car, the
estimated cost is $2,500 per year ($208 per month).” For a single person earning 30
percent of median (i.e., $15,150 per year or $1,262 per month), the cost of a ten-year old
car (assuming the same $2,500 as suggested above) would require dedicating 17 percent
of his/her gross income to car ownership. By comparison, a single person at median
income (i.e., $50,500 per year or $4,208 per month) would need to dedicate only five
percent of his/her gross income to pay for the same car.

Local 1990 Census data also indicates a strong correlation between income and car
ownership (vehicles availables). The average number of vehicles available was lowest

? Shoup, D.C., “An Opportunity to Reduce Minimum Parking Requirements”, Journal of the American
Planning Association, vol. 61. No.1., Winter 1995, pp. 14-28.

3 CarSharing Portland. Calculating the True Cost of Owning Your Car.

* The Puget Sound Regional Council (PSRC) estimates the 2000 Census data on vehicles available by
household income will be available in 2002 or 2003,

* The 1990 Census reports the number of vehicles available per household, which is a higher number than
the actual number of vehicles owned per household.
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(0.53 vehicles per household) among households earning iess than $5,000 a year and
highest (2.35) among households earning $150,000 a year or more (see Appendix B)®.

Households earning less than 30 percent of median (estimated at $11,157 in 1990) had an
average of less than 0.59 vehicles, which is 66 percent less than the average for
households earning median income. For households at 50% of median (estimated at
$18,596 in 1990), the average number of vehicles available was approximately 1.05,
which is 37 percent less than the average for households earning median income.

Limitations associated with this data are discussed in Appendix B.

Current Parking Requirements for Multifamily Uses

The Seattle Land Use Code establishes minimum off-street parking requirements for
multifamily uses. These requirements may be modified as a permit condition under the
City’s State Environmental Policy Act (SEPA) Parking Policies. The City’s minimum
parking requirements and associated SEPA policies are designed to help ensure that
sufficient parking is provided in new developments in order to minimize creation of
parking impacts in the surrounding neighborhood or exacerbation of existing ones.
Adopted policies from the Seattle Comprehensive Plan also provide clear direction to
consider the impacts of required parking on housing costs (see Appendix C).

General Parking Requirements for Multifamily Uses
The general parking requirement for multifamily uses ranges from 1.1 to 1.5 parking
spaces per unit, depending on the following factors: 1) number of units; 2) unit size; and

3) number of bedrooms per unit. Exceptions apply in certain geographic areas, as shown
‘in Appendix D, which lists the City’s minimum parking requirements for residential uses.

Current Exceptions Based on Income

The following exceptions currently apply to multifamily uses based on income:

Multifamily Uses : :

Exceptions Based on Income Parking Requirement

Muttifamily uses occupied by low-income « 1 space for every six dwelling units

elderly households”

Multifamily uses occupied by low-income « 1 space for every four dwelling units

disabled households”

Multifamily uses occupied by low-income « 1 space for every five dwelling units

elderly/low-income disabled househoids”

Multifamily Pike/Pine Overiay District » 1 space of every 2 units for every unit dedicated
to households at or below 80 percent of median.

" These and other terms are defined in Appendix E.

¢ The average (mean) number of vehicles available to households in Seattle was 1.43 per household.
Households at median income (i.e., $37,191) had an average number of 1.67 vehicles available to them.
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The City does not currently allow modifications of minimum parking requirement for
multifamily uses that serve low-income (non-elderly/non-disabled) households, even
when a lower parking demand can be demonstrated. These uses are subject to the same
minimum parking requirements (1.1 to 1.5 spaces per unit) as market rate developments.
The only exception was adopted in June 2000 by Ordinance 120004, which applies only
within the Pike/Pine Overlay District, as listed above.

Parking Provisions in Selected Jurisdictions

In April 2001, the Office of Housing worked with staff from Municipal Research and
Services of Washington to learn from the experiences of other jurisdictions that have
adopted modified parking requirements for residential uses that serve low-income (non-
elderly/non-disabled) households. As shown in Appendix F, a number of jurisdictions,
including the City of Bellevue, already allow modified parking requirements that are less
restrictive compared to the proposed amendments.

Analysis — Case Studies

As discussed above, parking requirements that exceed demand can add unnecessarily to
the cost of housing, particularly for housing that serves homeless and extremely-low-
income households. In an attempt to estimate the cost of unused parking, the Office of
Housing contacted local developers, contractors, and architects involved in projects
recently built in Seattle (i.e., within the past five years) that provide housing to
households at or below 50 percent of median. Each developer was asked to provide an
estimate of the average cost per parking space in their recent developments. They were
also asked to report whether additional housing units could have been provided under a
lower, demand-responsive parking requirement. Below is a summary of findings from
the following organizations:

« Capitol Hill Housing Improvement Program (CHHIP)
« Plymouth Housing
» Low Income Housing Institute (LIHI)

Capitol Hill Housing Improvement Program

Project at 15" and Harrison

This is a mixed-use project currently under construction that will include 19 units
ranging from studios to three-bedroom units, plus a street-level commercial use.
Twenty-two parking spaces were required; two were provided at the surface level.
Walsh Construction, the project’s general contractor, indicates this is an ideal site for
parking because access could readily be provided to underground parking from off an
alley in the back. Estimated cost per parking space was $22,500, but would have
been considerably higher if site conditions were more complicated.
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Assuming a parking requirement of 1:2, the number of parking spaces required would
be 9.5, which would be rounded to nine, pursuant to measurement provisions set forth
in Section 23.86.002. Under these assumptions, the number of unused parking spaces
equals:

22 - 9 spaces = 13 spaces.

‘At a cost of $22,500 per unused space, the total difference in development costs is
estimated at:

13 * $22,500 = $292,5000.

The cost difference would be even greater if site conditions were less favorable. The
total residential development cost for this project is estimated at $2.5 million, or
$139,000 per unit. At this cost, almost three additional units could be have been built
with the same level of funding, had parking been reduced to an amount closer to what
was actually needed.

The Seneca Apartments (1214 Boyiston Avenue)

The Seneca Apartments primarily includes one-bedroom units and was completed in
1998. There are 44 off-street parking spaces for its 32 units, many of which are
underused by tenants. The building contains one level of below-grade parking and
one at grade.

Walsh Construction, which also served as contractor for this project, estimates the
parking costs for this project represented about 25 percent of the of the total hard
construction costs. It is estimated that each stall cost about $24,000 to build. It was -
more expensive to go below grade than it was at the 15th & Harrison project due to
shoring requirements. According to one staff person at CHHIP, half the number of
parking spaces provided could have been eliminated without creating on-street
parking impacts. If only half the parking spaces had been required, project costs
would have been reduced by an estimated $528,000.

The original project architect at GGLO adds that the parking requirement forced the
building to lose an entire story because there was no room for any additional parking.
About eight units were lost as a result, which could have been provided at a reduced
incremental cost per square foot. In addition, the ground floor level of parking could
have been devoted to residential use (also at a lower incremental cost increase), if it
hadn’t been needed for parking. It is estimated that another six units could potentially
have been provided in place of the unused parking at ground level. These additional
units would have been permitted under existing zoning, assuming typical departures
for open space.

Development costs for the Seneca Apartments totaled $4.2 million in 1998, which
represents an average unit cost of $131,250. It is estimated that four additional units
could have been provided with the same level of funding if required parking had been
reduced by 50 percent.
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Plymouth Housing

Colwell Building (111 Yale Avenue, north of Denny Way)
The Colwell Building is a mixed-used structure that includes 126 dwelling units (a

mix of studios and one-bedroom units) and street-level retail uses. It was completed
in 2000.

Parking was not required because the project was vested before the current parking
requirement (i.e., one space per dwelling unit) took effect for residential uses in the
Seattle Cascade Mixed zone. Prior to that date, parking was not required for
residential uses in this zone. Nevertheless, 16 parking spaces were provided. Only
14 were assigned to tenants. The other two were designated to a retail tenant and to
an on-site manager. Staff at Plymouth report this amount of parking sufficiently
meets demand. All fourteen spaces for tenants were rented for $30 per month. Staff
also reports that all tenants who rented parking spaces earned over 30 percent of
median.

The cost per parking space is estimated at $25,000. If the project had been developed
under current parking requirements, then 126 parking spaces would be required,
which is 110 (126-16) spaces more than the amount actually provided. At $25,000

~ per space, the estimated cost of this additional parking is:

$25,000%110 = $2,750,000.

The total development cost for this project was $12.5 million, of which $12 million is
attributable to the residential component of the project. This equates to an average
unit cost of $95,238. It is estimated that 29 units would not have been possible
without additional public subsidy under the current 1:1 parking requirement.

'Anaysis - Parking Utilization

Public Outreach

In March 2001, the Office of Housing mailed surveys to local nonprofit housing
developers requesting parking utilization data by income category (0 to 30% of median;
31-50% of median, and 51-80% of median) for each project they own or manage.
Responses were solicited from members of the Housing Development Consortium of
Seattle-King County (HDC) and from non-profit organizations that received City funding
for low-income housing.

Responses were compiled to evaluate the current parking requirements against the actual
parking demand/utilization in these projects. Special emphasis was placed on newly-
constructed projects built within the past ten years, for which parking was required.
Providers were asked to exclude projects located Downtown, which are already exempt
from parking requirements. Providers were also asked to exclude projects that primarily
serve lJow-income elderly and/or low-income disabled households, because modified
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parking requirements already exist for such projects. Thirty-three surveys were
completed and returned. A copy of this survey is provided in Appendix G.

Findings - Units at 30% or Less of Median

Analysis of Units Occupied by Households at 30% or less of Median

Twelve of these 33 projects contained set-aside units for households at or below 30

percent of median. Together, these 12 projects comprise a total of 432 units (160 of
which are occupied by households at or below 30 percent of median) for which 470

parking spaces were provided. A synopsis of these 12 projects is provided below:

Bedroom - Parking Used by No. Projects
Size No. Units Residents Reporting

SRO 41 10(0.24:1) 1
Studio 20 5(0.25:1) 2
1 Bedroom 44 21{0.48:1) 5
2 Bedrooms 37 18 (0.49:1) 9
3 + Bedrcoms 18 20 (1.11:1) 3
Total (all units) 160 74 (0.46:1) 127

Summary. The data presented above indicates the average number of parking spaces
used by residents (63 out of 174) was 0.46 spaces per unit. On-site staff used nine
additional parking spaces.

Effect of Number of Bedrooms. This data also suggests that car ownership rates increase
with the number of bedrooms per unit. Households living in SRO and studio units
appeared to have much lower car ownership rates (i.e., approximately one car for every
four units — 0.25:1), while those living in the largest units containing three or more
bedrooms) had car ownership rates of over one space per unit (1.1:1). As one might
expect, car ownership among households living in one- and two-bedroom units falls in
between this range with an average of about one car for every two units (0.5:1).

Length of Stay. The data shows that parking utilization is similar regardless of whether
one lives in transitional or permanent housing. Although residents in transitional housing
facilities tended to own fewer cars, this difference was often made up in the use of
parking by on-site-staff (see Appendix H). The Low Income Housing Institute (ILIHI)
conducted a separate survey of parking utilization in emergency shelters and transitional
housing facilities. Their survey findings are included in Appendix 1L

’ Some prolects contain units with different unit sizes (i.e., different number of bedrooms) and have been
counted more than once, where necessary.
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Effect of Location. The survey’s findings indicate that location (Center City
neighborhoods versus those located outside of them) may influence car ownership
behavior, even at this income level. Parking utilization appeared to be higher among
households living outside Center City neighborhoods. The apparent lower car ownership
rates in Center City neighborhoods may be attributable to a combination of characteristics
common in these neighborhoods:

« Access to more frequent transit service

» Proximity to social and other services

Existence of a City-recognized car sharing program
High cost of parking/car storage in these neighborhoods

Supplemental Questionnaire. To supplement the quantitative data from the survey, a
brief questionnaire was distributed to service providers who work directly with this
population to obtain qualitative input. Staff from the Office of Housing attended several
meetings of the Homeless Families Coalition and the Seattle-King County Coalition for
the Homeless both to raise awareness of the issue and to ensure a strong response rate. A
total of 36 questionnaire responses were received. A copy of this questionnaire is
provided in Appendix J. An overview of questionnaire responses is included in

Appendix K. On average, respondents reported that 26 percent of the households they
Serve own cars.

Findings ~ Units at 31 - 50% of Median

Analysis of Units Occupied by Households Earning 31-50% of Median

Nineteen survey responses were returned that included units designated for occupancy by
households earning between 31 and 50 percent of median. These 19 projects represented
a total of 593 units (including 346 designated for households at this income level) for
which 465 parking spaces were provided. A synopsis these projects is provided below:

Bedroom No. Units Parking Used by ~ No. Projects
Size Residents Reporting

SRO 0 0
Studio 82 23 {0.28:1) 12
1 Bedroom 112 57(0.51:1) 11
2 Bedrooms 84 72 (0.86:1) 12
3 + Bedrooms 68 53 {0.78:1} 7
Total (all units) __346 205 (0.59:1) 198

¥ Some projects contain units with different unit sizes (i.e., different number of bedrooms) and have been
counted more than once, where necessary.
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Summary. Based on the data provide above, the average number of parking spaces used
by residents was 0.59 spaces per unit (i.e., 205/346). On-site staff used nine additional
parking spaces.

Effect of Unit Size. The above data suggest that unit size influences car ownership
behavior. At this income level, car ownership rates among households living in SRO and
studio units are similar to their counterparts earning 30 percent or less of median. Again,
the data suggest that larger units are associated with higher car ownership rates. The fact
that parking utilization is lower for three-bedroom units than it is for two-bedroom units
is likely due to chance given the smail number of responses.

Length of Stay. Like their counterparts earning 30 percent or less of median, no
significant difference in car ownership behavior was apparent between households living
in transitional housing and those living in permanent housing. As expected, a greater
percentage of responses came from permanent housing providers. Very few of the units
reported were transitional units. No data was submitted by emergency shelter providers,
which is also expected, given that households at this income level are less likely to access
emergency housing (see Appendix J). :

Effect of Location. At this income level, the data suggests that location (Center City
neighborhoods versus those located outside of them) influenced car ownership behavior.
Average parking utilization by residents overall was found to be 0.59 parking spaces per
unit. However, as shown below, residents located in Center City neighborhoods only
used less parking (an average of 0.31 parking spaces per unit) than their counterparts
outside of them (an average of 0.98 parking spaces per unit). Again, the apparent lower
car ownership rates in the Center City neighborhoods may be attributable to the same
combination of characteristics common in these neighborhoods:

« Access to more frequent transit service

o Proximity to social and other services

« Existence of a City-recognized car sharing program

« High cost of parking/car storage in these neighborhoods

Parking Used by Residents (Center City Neighborhoods Only)

Bedroom No. Units | Parking Used by No. Projects
Size Residents® Reporting

SRO 0 - 0
Studio 82 23(0.28:1) 6
1 Bedroom 73 17(0.23:1) 7
2 Bedrooms 25 17 (0.68:1) 4
3 + Bedrooms 21 6(0.29:1) 3
Total (all units) 201 __63(0.31:1) 8

® On-site staff used nine parking spaces.
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Parking Used by Residents (Outside Center City Neighborhoods Only)

Bedroom No. Units Parking Used by No. Projects
Size Residents'® Reporting

SRO 0
Studio 0 - 0
1 Bedroom 39 40 (1.03:1) 5
2 Bedrooms 59 55 (0.93:1) 8
3 + Bedrooms 47 47 (1.00:1) 8
Total (all units) 145 142 {0.98:1) 11

It is interesting to note that parking utilization for residents in outlying areas was found to
be fairly constant near one space per unit (see Appendix J).

Data Verification

In July 2001, staff from the Office of Housing conducted a follow-up sample survey to
confirm the parking utilization data reported in the original survey. On-site visits were
made between 6:00 p.m. and 7:30 p.m., a time period considered to be appropriate for
capturing peak period demand. Findings from this verification process indicate that less
than half (45 percent) of parking spaces were actually in use at the time of visit. A copy
of the results from the follow-up survey is provided in Appendix L.

Recommendations

DCLU and OH recommend adoption of the proposed Land Use Code amendments
allowing modified parking requirements for multifamily uses containing units dedicated
for low-income households in order to remove unnecessary barriers to low-income
housing development and encourage more productive use of the City’s developable land.

These recommendations are based on a survey of parking utilization in low-income
housing projects, the result of which have been verified through on-site visit. Additional
parking demand was built into the final recommendations to allow for parking used by
on-site staff and/or visitors. The experience of service providers who work directly with
this population was also considered, along with local Census data on average household
car ownership (vehicles available) rates that indicates a significant correlation between
income and car ownership behavior.

' On-site staff used nine parking spaces.
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Appendices - |

The following appendices are attached to this report:

A. HUD Published Median Income Limits and Affordable Rents for Seattle, 2001
B. Average Vehicles Available by Household Income, City of Seattle, 1990
C. Related Policies from the Seattle Comprehensive Plan

D. Parking Requirements for Multifamily and other Residential Uses

E. Definitions

F. Parking Provisions Adopted in Selected Jurisdictions

G. Copy of Survey Mailed to Housing Providers

H. Survey Data

L. Parking Utilization Survey Conducted by the Low Income Housing Institute
J. Copy of Questionnaire Distributed to Local Service Providers

K. Overview of Questionnaire Responses from Local Service Providers

L. Verification of Survey Data
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'APPENDIX A
HUD Published Iincome Limits and Affordable Rents

Income Limits

Percent Median Income

Family Size 30% 50% 60% 65% 80%
1 Person $15,150 $25,250 $30,300 $32,825 $36,750
2 Persons | $17,350 $28,900 $34,680 $37,570 $42.000
3 Persons | $19.500 $32,500 $39,000 $42,250 $47,250
4 Persons | $21,650 $36,100 - | $43,320 $46,930 $52,500
5 Persons | $23.400 $39,000 $46,800 $50,700 $56,700
6 Persons | $25,150 $41,900 $50,280 $54,470 $60,900
7 Persons | $26,850 $44,750 $53,700 $58,175 $65,100
8 Persons | $28,600 $47,650 $57,180 $61,945 $69,300

Affordable Rents

At 30% of Gross Household Income

Percent Median Income
Unit Size 30% 50% 60 % 65% 86%
0 Bedrooms | $379 $631 $758 $821 $1,010
1 Bedroom | $406 $677 $812 $880 $1,083
2 Bedrooms | $488 $813 $975 $1,056 $1,300
3 Bedrooms | $563 $939 $1,127 $1,220 $1,502
4 Bedrooms | $629 $1,048 $1,257 $1,362 $1,676
5 Bedrooms | $693 $1,155 $1,386 $1,502 $1,848




APPENDIX B
Average Vehicles Available by Household Income, City of Seattle, 1990

Income "Number of Average Vehicles
Category Households Available

Less than $5,000 13,314 0.53
$5,000 to $9,999 20,973 0.59
$10,000 to $12,499 12,153 ' 0.83
$12,500 to $14,999 9,216 0.99
$15,000t0 $17,499 12,792 1.00
$17,500 to $19,999 11,091 1.05
$20,000 to $22,499 12,366 1.18
$22,500 to $24,999 10,308 1.30
$25,000 to $27,499 11,037 1.37
$27,500 to $29,999 ‘ 8,778 ‘ 1.40
$30,000 to $32,499 10,557 1.52
$32,500 to $34,999 7,401 1.63
$35,000 to $37,499 8,307 1.67
$37,500 to $39,999 6,891 1.68
$40,000 to $42,499 7,368 1.69
$42,500 to $44,999 5,649 1.87
$45,000 to $47,499 6,417 1.89
$47,500 to $49,999 5,007 1.89
$50,000 to $54,999 8,790 1.97
$55,000 to $59,999 7,107 2.13
$60,000 to $74,999 17,334 2.06
$75,000 to $99,999 12,156 2.32
$100,000 to $124,999 4,746 2.30
$125,000 to $149,999 1,995 2.30
$150,000 or more 3,672 2.35
Total 235,425 1.43
Median Income (1990) $37,191

30% Median Income (1990 Estimated) $11,157

Source: 1990 Census of Population and Housing, Public Use Microdata Sample (PUMS), prepared by the
Puget Sound Regional Council, January 2001

important Notes:

1. Census data reports average vehicles available by household income. Actual vehicle
ownership rates -- which may be considerably lower -- are not reported.

2. Census data does not distinguish between households living in single-family
neighborhoods and those living in multifamily housing arrangements. Consequently,
the actual number of vehicles available to multifamily households only is not
available. This is an important distinction because the City regulates required parking
for these two uses differently.




3. The 1990 Census reports the average number of vehicles available by selected income
categories. The estimated income levels for households at 30 percent, 50 percent, and
80 percent of median generally fall somewhere in the middle of selected income
categories, which makes it impossible to report the average number of vehicles at
each of these income levels with any degree of accuracy. For example, thirty percent
of 1990 median income approximately equals $11,157. Census data on average
vehicles available by household income is provided in selected income ranges. It is
unclear how many of the households in the $10,000 to $12,499 income range earned
less than $11,157. This is worth noting because households in this income range had
more vehicles available to them (0.83) on average compared to those at lower income
levels. Specifically, households earning less than $5,000 had 0.53 vehicles available
on average while those earning between $5,000 and $9,999 had 0.59.




APPENDIX C
Seattle Comprehensive Plan Policies

Land Use Policy 138:

Establish off-street parking requirements for new housing developments. Balance the
need to meet the approximate parking demand generated by new development so as to
avoid adding to congestion of parked cars on surrounding streets, with the countervailing
need to limit the effects structured parking can have on housing costs, and to recognize
this Plan’s policies encouraging the use of public transit and discouraging the use of
automobiles.

Land Use Policy 139:

Allow exceptions to parking requirements for projects in which the parking demand of
the occupants may be significantly different from those of the general population.

Housing Policy 5:

Provide for lower off-street parking requirements in locations where car ownership rates
are lower for resident populations, to help reduce housing costs and increase
affordability.

Housing Policy 7:

Periodically assess the effects of City policies and regulations on housing development
costs and overall housing affordability, considering the balance between housing
affordability and the other objectives such as environmental quality, urban design quality,
maintenance of neighborhood character, and protection of public health, safety and
welfare.




APPENDIX D
Parking Requirements for Multifamily and Other Residential Uses

Chart A
for Section 23.54.015
PARKING

Multifamily Uses

Multifamily uses’ except those listed below

Multifamily uses containing dwelling units with
2 or more bedrooms, when within the area
impacted by the University of Washington as
shown on Map A following this section, unless
such multifamily uses are occupied by low-
income elderly, low-income disabled, or low-
income elderly/low-income disabled households,
in which case the provisions below apply

Multifamily uses, when within the Alki area as
shown on Map B following this section, unless
such multifamily uses are occupied by low-
income elderly, low-income disabled, or low-

Parking Requirements

Uses containing 2--10 dwelling units:
1.1 spaces for each dwelling unit.
Uses containing 11--30 dwelling units:
1.15 spaces for each dwelling unit.
Uses containing 31--60 dwelling units:
1.2 spaces for each dwelling unit.
Uses containing more than 60 dwelling units:
1.25 spaces for each dwelling unit.

In addition, for all multifamily uses whose
average gross floor area per dwelling unit,
excluding decks and all portions of a structure
shared by multiple dwelling units, exceeds 500
square feet, an additional .0002 spaces per square
foot in excess of 500 shall be required up to a
maximum additional .15 spaces per dwelling unit;
and

When at least 50 percent of the dwelling units in a
multi-family use have 3 bedrooms, an additional
.25 spaces per bedroom for each unit with 3
bedrooms shall be required; and

Any multi-family use which contains a dwelling
unit with 4 or more bedrooms shall be required to
provide an additional .25 spaces per bedroom for
each unit with 4 or more bedrooms.’

1.5 spaces per unit with 2 or more bedrooms. The
requirement for units with 3 or more bedrooms
contained above shall also apply. All other
requirements for units with fewer than 2
bedrooms shall be as contained above.

1.5 spaces per unit.




income elderly/low-income disabled households,
in which case the provisions below apply

Multifamily development, for those ground-
related uses within the development with 10 units
or fewer

Multifamily uses occupied by low-income
elderly households

Multifamily uses occupied by low-income
disabled households

Multifamily uses occupied by low-income
elderty/low-income disabled households

Multifamily uses, when within the Seattle
Cascade Mixed zone or the Pike/Pine Overlay
District

Multifamily uses, when within the Pike/Pine
Overlay District, for each residential unit rented
to households at rents not exceeding 30 percent
of 60 percent of the median income, adjusted for
household size, for the Seattle-Everett Standard
Metropolitan Statistical Area, as defined by the
United States Department of Housing and Urban
Development

1 space for each dwelling unit.

1 space for each 6 dwelling units.

1 space for each 4 dwelling units,

1 space for each 5 dwelling units.

I space for each dwelling unit.

1 space for each 2 dwelling units, when applicants
demonstrate compliance with these criteria for the
life of the building.

1}E’arking spaces required for multifamily uses may be provided as tandem spaces according to subsection B of

Section 23.54.020.

?Bedroom: Any habitable room as defined by the Building Code which, in the determination of the Director, is

capable of being used as a bedroom.




Chart A (continued)
for Section 23.54.015
PARKING

Other Categories of Residential Uses

Adult family home
Artist’s studio/dwelling

Assisted living facility'

Caretaker’s quarters
Congregate residence
Domestic violence shelter
Floating home

Mobile home park

- 2
Nursing homes

Single-family dwelling units

Parking Requirements

1 space for each dwelling unit

1 space for each dwelling unit

1 space for each 4 Assisted living units plus 1
space for each 2 staff members on-site at peak
staffing time; plus 1 barrier-free passenger foading
and unloading space; plus loading berth
requirements per Section 23.54.035.

1 space for each dwelling unit

1 space for each 4 dwelling units

No standard established

1 space for each dwelling unit

1 space for each mobile home

1 space for each 2 staff doctors; plus 1 additional
space for each 3 employees; plus 1 space for each

6 beds.

1 space for each dwelling unit.

! Child care facilities, when co-located with assisted living facilities, may count the passenger load/unload space
required for the assisted living facility toward its required passenger load/unload spaces.

> When specified in single-family zones, Section 23.44.015, the Director may waive some or all of the parking

requirements.

Important Notes:

1) This chart was last amended on June 26, 2000 by Ordinance 120004,

2) Higher parking requirements may be imposed to mitigate project-specific impacts, as specified in the
City's SEPA parking policies (SMC 25.05.675M). However, such SEPA authority does not apply
Downtown, in the Seattle Cascade Mixed zone, or within the Pike/Pine Overlay District.




APPENDIX E
Definitions

The follow is a list of defined terms from SMC 23.84.024 “L..”

« Assisted Living facility means a multifamily residential use licensed by the State of
Washington as a Boarding Home pursuant to RCW 18.20, for people who have either
a need for assistance with activities of daily living (which are defined as eating,
toileting, ambulation, transfer [e.g., moving from bed tochair or chair to bath], and
bathing) or some form of cognitive impairment but who do not need the skilled
critical care provided by nursing homes. An Assisted Living facility contains
multiple Assisted Living units. An Assisted Living unit is a dwelling unit permitted
only in an Assisted Living facility.

« A low-income disabled multifamily structure means a structure in which at least 90
percent of the dwelling units are occupied buy one or more persons who qualify as
disabled under the definition of handicapped pursuant to the Federal Fair Housing
Amendment Act and who constitute a low-income or low-moderate income
household.

« A low-income elderly multifamily structure means a structure in which at least 90
percent of the dwelling units are occupied buy one or more persons 62 or more years
of age who constitute a Jow-income or low-moderate income household.

« A low-income elderly/low-income disabled multifamily structure is defined as a
structure in which at least 90 percent of the dwelling units (not including vacant units)
are occupied by a low-income or low-moderate income household that include a
person who qualifies as disabled under the definition of handicapped pursuant to the
Federal Fair Housing Amendment Act or a person 62 years of age or older, so long as
the housing qualifies for exemptions from prohibitions against discrimination against
families with children and against age discrimination under all apphcable fair housing
laws and ordinances.

s A low-income household means any household whose total household income is less
than fifty percent of the median income for comparably sized households in the
Seattle-Bellevue-Everett Standard Metropolitan Statistical Area as defined by the
United State Department of Housing and Urban Development.

« A low-moderate-income household means any household whose total household
income is between 50 and 80 percent of the median income for comparably sized
households in the Seattle-Bellevue-Everett Standard Metropolitan Statistical Area as
defined by the United State Department of Housing and Urban Development.

Important Note:

The Land Use Code does not specify a minimum time period for which a multifamily structure must be
designated for occupancy by low-income elderly and/or low-income disabled households in order to qualify
for these reduced parking requirements.
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APPENDIX G
Copy of Survey Mailed to Local Housing Providers




S, i,

Q{;IS Low-income Housing Parking Survey

Help Us Determine the Right Amount of Parking
for Low-Income Housing Projects!

Thank you for taking a few moments to complete this brief survey. The Cily is evaluating the appropriateness of
its muttifamily parking requirements as they apply to developments serving low-income (non-elderly/non-disabled)
households. As a provider of housing for low-income households, your help will be extremely valuable as the City
determines an appropriate parking requirement for these projects.

Please complete the following survey for each newly constructed project (i.e., built within the past 10 years) you
own or manage that serves low-income households (i.e., households at or below 80 percent of median) and retumn
them by no later than June 14, 2001. A postage-paid self-addressed retum envelope has been enciosed for your
convenience.

Note: Survey forms are not required for projects that: (1) primarily serve low-income elderly or disabled
households; (2) are located Downtown; or (3) were built over 10 years ago.

Thank you for your help! If you have any questions or would like additional information, please fesl free to contact
Pierre Rowen at (206) 684-0684 or via e-mail at: pierre.rowen @ci.seattle.wa.us

Project Name
Project Address
City State Zip
Year this project was built Total # units in this Development

Total # parking spaces in this development (for resident use only)

- On-Site Parking for tenants with incomes Unit Size #of Units | # Parking Spaces in Use
below 30% of median: SRO
Indicate the total # units and on-site parking spaces Studio
currently in use by tenants (including resident 1-Bedroom
managers) with household incomes below 30% of 2-Bedroom

median, by unit size. 3-Bedroomm or more

On-Site Parking for tenants with incomes Unit Size # of Units | # Parking Spaces in Use
hetween 31% and 50% of median: SRO

Indicate the total # units and on-site parking spaces Studio

currently in use by tenants (including resident 1-Bedroom

managers) with household incomes between 31% 2-Bedroom

o : .
and 50% of median, by unit size. 3-Bedroom o more




On-Site Parking for tenants with incomes
between 51% and 80% of median:

Indicate the total # units and on-site parking spaces
currently in use by tenants (including resident
managers) with household incomes between 51%
and 80% of median, by unit size.

How many full-time non-resident support staff work on-site?

Unit Size

# of Units | # Parking Spaces in Use

SRO

Studio

1-Bedroom

2-Bedroom

3-Bedroom or more

How many parking spaces are assigned to and used by them (if any):

Do you currently charge tenants for parking?

Yes

If yes, how much per month? §$

No

Based on your experience: How many parking spaces do you think are needed to meet your tenants'

demand, without causing any spillover parking onto the street?

Contact Information - Property Management
Name

Parking Spaces

Address

City State
Day Phone

E-mail:

Zip

Contact Information - Developer
Name

Address

City State
Day Phone

E-mail:

Zip

Any other comments you'd like to share with us?

® Kk ok

Thanks again for your help! We may need to contact you in the future for additional information. If your contact information

is not already provided above, please complete the following:

Name Day Phone

For additional information please contact:

Pierre Rowen (206) 684-0684 A
Seattle Office of Housing, 618 Second Avenue, g Floor, Seattle, WA 98104

E-mail




APPENDIX H
Survey Data
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APPENDIX J
Copy of Questionnaire Distributed to Local Service Providers




; Parking Survey \

\J
) Help Us Determine the Right Amount of Parking
—  for Housing Projects that Serve the Homeless!

The City is currently evaluating the appropriateness of its muitifamily parking requirements as they apply to
new housing developments that serve homeless households (non-elderly/non-disabled) including those who
are at risk of becoming homeless. The target population typically earns less than 30 percent of the area
median.

As a service provider who works directly with this population, your input will be extremely helpful to the City
as it considers a new parking requirement that would apply to housing projects that serve this population.

Please take a moment to complete the following questionnaire, and return it by no later than June 4, 2001,
A postage-paid self-addressed return envelope is enclosed for your convenience.

Thank you for your help! If you have any questions or would like additional information, please fee! free to contact
Pierre Rowen at (206) 684-0684 or via e-mail at: pierre.rowen @ci.seattle.wa.us

Contact Name
Agency
Address
City State Zip
Day Phone E-mail

Based on your experience working with homeless households, what percentage would you

say actually own cars (please estimate)?
Percent

Of those homeless households who do own cars, how many do they usually own?
Check only one: One
Two
Three or more

Are larger households (i.e., households with four or more persons) more likely to own a car

compared to smaller ones?
' Check yes or no: Yes

No
If yes, please elaborate:




A,

permanent housing arrangements more likely to own a car compared to those living in
shelters or in transitional housing?

Check yes or no: Yes
No
if yes, please elaborate:

What mode of travel is most frequently used by homeless/formerly homeless households to
get to work/school and to access services?
Check only one: Walking
Public Transit
Car

Do you think housing location affects car ownership among homeless households (e.g.,
does car ownership vary among these households depending on proximity to Downtown or
to transit service)?

Check yes or no: Yes
No
if yes, please elaborate:

Any other comments you’d like to share with us?

% %ok

Thanks again for your help! We may need to contact you in the future for additional information. If you
would prefer not to be contacted in the future, please indicate this preference by checking this box

For additional information please contact: Pierre Rowen (206) 684-0684
Seattle Office of Housing
618 Second Avenue, 8th Floor
Seattle, WA 98104




APPENDIX K
Overview of Questionnaire Responses from Local Service Providers

An overview of questionnaire responses follows:

Based on your experience working with homeless households, what percentage
would you say actually own cars (please estimate)?

» 26% (responses were received from providers located in 15 different zip codes)

Are larger households (i.e., households with four or more persons) more likely to
own a car compared to smaller ones?

o 72% said no o 28% said yes
Are households at or below 30% of median who live in permanent housing

arrangements more likely to own a car compared to those living in shelters or in
transitional housing?

+  64% said no o 36% said yes

What mode of travel is most frequently used by homeless/formerly homeless
households to get to work/school and to access services?

« Almost 100 % reported public transit

Do you think vhousing location affects car ownership among homeless households
(e.g., does car ownership vary among these households depending on proximity to
Downtown or to transit service)?

»  61% said no o 39% said yes
Any other comments you’d like to share with us?

» Again, I would guess that 90 - 95 % of homeless people do not own cars

« Of the two percent we have who are homeless that have a car, all of them have
difficulty keeping the vehicle operating, licensed, and gassed up

« Most (clients’) vehicles are unsafe to drive and they have no money for repairs or
preventative maintenance. Most can't afford insurance, some can't afford registration
tabs, and are therefore driving illegally

» Cars are only as essential as planning makes them - (public) transportation is
necessary. Car ownership is not necessary when other options are realistic

«  One space per family should be provided with an overflow lot for those families with
the rare second car




I fully support OH's proposal and feel it is a crucial and important step toward
creating additional, much needed funds for low-income housing

Many of the homeless/low-income people I am familiar with that own cars live in
them |

1 hope that the City moves quickly on revising this policy. It is shame to lose low-
income housing projects due to parking space requirements

Homeless people get where they go by any means necessary. Cars are so important in
this country and our sense of identity. The home usually goes first, the vehicie
shortly thereafter

I primarily work with homeless youth and those who say they have a car usually stole
it '

Economics affects car ownership among the homeless families we serve

Rents of teen parents housed at Aridale Mitchell Home are subsidized and figured at
30% of the gross income, less an allowance of $50 for electricity. Example: State
Grant of $440.00; 30% of grant $132 for rent less $50 for electricity leaves $82.
Tenants do not get sufficient funds to maintain a car
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ORDINANCE

AN ORDINANCE relating to land use and zoning, amending Section 23.54.015 of the Seattle Municipal
Code, modifying minimum parking requirements for mu}tifamily uses that provide housing for
low-income households, and modlfymg or clarifying other provisions related to parking
requirements.

WHEREAS, Land Use Policy 138 in the Seattle Comprehensive Plan provides.direction to balance the
need to meet the approximate parking demand generated by new development so as to avoid
adding to congestion of parked cars on surrounding streets, with the-countervailing need to limit
the effects structured parking can have on housing costs, and to recognize the Seattle
Comprehensive Plan’s policies encouraging the use of pubhc trans1t and discouraging the use of
automobiles; and

WHEREAS, Land Use Policy 139 in the Seattle Comprehenswe Plan recommends allowing exceptions
to parking requirements for projects in which the parkmg demand of the occupants may be
significantly different from those of the general populatlon and

WHEREAS, Housing Policy § in the Seattle Comprehenswe Plan recommends allowing for lower off-
street parking requirements where lower car ownershlp and parking utilization can be
demonstrated; and /

WHEREAS, Housing Policy 7 in the Seattle Coﬁ&prehensive Plan recommends conducting periodic
assessment of the effects of City pohcms and regulations on housing development costs and
overall housing affordability, cons1dermg the balance between housing affordability and the
other objectives such as environmental quality, urban design quality, maintenance of
neighborhood character, and prq};ébtion of public health, safety and welfare; and

WHEREAS, the Office of Housing conducted a survey of parking utilization in low-income housing
projects in March 2001 to evaluate the impacts of the City’s parking policies and regulations on
development costs for low—mcome housing projects and to identify opportunities to lower off-
street parking reqmrements based on survey findings; and

WHEREAS, Council adopted Ordinance 120004 on June 26, 2000, implementing key
recommendations in the Pike/Pine Urban Center Village Plan, including lower off:street parking
requirements w:thln the Pike/Pine Overlay District, recognizing that car ownership and parking
utilization rates in this area are lower compared to those for the City as whole, as demonstrated
through a nelgbborhood parking study; and

WHEREAS, Council adopted Resolution 30196 establishing the City’s Neighborhood Planning Policy
Docket 17, On and Off-street Parking Management Strategies, providing direction to the
- Strategic Planning Office, the Department of Design, Construction and Land Use, Seattle
Transportation, City Budget Office, Executive Services Department, and other City departments
to work with communities to develop and implement parking management strategies; and
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WHEREAS, Neighborhood Planning Policy Docket 17 recommends eliminating or reducing minimum
parking requirements in areas where average household car ownership rates are lower and where
viable alternatives to single-occupancy vehicle travel exist; and -

WHEREAS, Council dlrected the Executive to prepare Land Use Code amendments to; allow modified
parking requirements for multifamily uses that provide low-income housmg, '

NOW THEREFORE, -
BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS: - |

Section 1. Subsections C through I and Chart A of Section 23.54.015 of the Seattle
Municipal Code, which Section was last amended by Ordinance_,l'Q:OO()ét, are amended as follows:

23.54.015 Required parking.

kx|

4

C. If an entire use or structure, or the same g‘értion of a use or structure, falls under more than
one category in Chart A, then unless otherwise specified the category requiring the least amount of
parking spaces shall apply. but only so long as the criteria in that category are satisfied.

D((€)). Existing legal parking deﬁgi’fé of legally established uses shall be allowed to continue
even if a change of use occurs. This ((previsien)) subsection shall not apply to a change of use to one

defined as a heavy traffic generator. This subsection shall not be construed to permit a parking deficit
caused by the failure to satisfy condi;iéns of a reduced parking requirement for any use or structure,

E((®)). In all zones ((&e@jét—dem%ewn&e&es)), no parking shall be required for the first twenty-
five hundred (2,500) square feet of gross floor area of ((a-strueture-containing)) nonresidential uses in a
structure. This waiver shall net apply to structures or portions of structures occupied by fast-food
restaurants, motion picture theaters administrative offices, or institutional uses, including Major
Institution uses. When two (2) or more uses with different parking ratios occupy a structure, the twenty-
five hundred (2,500) square foot waiver shall be prorated based on the area occupied by the
nonresidential uses fog ‘which the parking waiver is permitted.

F. Exceptions to the parking requirements set forth in this section are provided in Section
23.54.020, Parking quantity exceptions, unless otherwise specified in Chart A.

G. Except in downtown zones, off-street parking for fleet vehicles shall be provided separately,
in addition to the minimum parking requirements. :
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H. For nonschool uses permitted to locate in a former or existing public school by a School Use
Advisory Committee (SUAC), parking requirements shall be determined by the school use criteria,
according to Chapter 23.78, Establishment of Criteria for Joint Use or Reuse of Schools. t

L Bicycle Parking.

1. In12, L3, L4, MR and HR zones, and the SCM zone, for aparﬁnents and terraced
housing, spaces for bicycles shall be provided in a safe and convenient locatlon accordmg to the
following chart: :

Number of Bicycle
Number of Units Spaces Required -
5-10 1
11-20 2
More than 20 1 for every 10units
2. Bicycle parking spaces shall be pmvxded by all institutions in multifamily zones.

The number of required bicycle parking spaces shall be five'(5) percent of the number of required
vehicle spaces. All bicycle spaces should be sheltered from the weather, visible from the institution, and
conveniently located.

3. Bicycle parking facilities, elther off-street or in the street right- of-way, shall be
provided in NC1, NC2, NC3, C1 zones, and the- SCM zone for any new use which requires twenty (20)
or more automobile parking spaces according: 1fo Chart A. Automobile service stations, and other drive-
in businesses except fast-food restaurants, shall be exempted from this requirement. All bicycle parking
facilities in the street right-of-way shall conform to Seattle Transportation standards.
a. The nu"mber of required bicycle parking spaces shall be ten (10) percent of
the number of required off-streetﬁaﬁto parking spaces.

b. .»"'\;Vhen any covered automobile parking is provided, all bicycle parking
shall be covered.

4. Blcycle parking facﬂmes accessory to nonresidential uses shall be located on the
lot or within eight htmdred (800) feet of the lot. Bicycle parking accessory to residential uses shall be
located on-site. B}cycle parking facilities shared by more than one (1) use are encouraged. When located
off-street, blcycle and automobile parking areas shall be separated by a barrier or painted lines.
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Use

Adult care center!

Adult family home

Adult motion picture theater
Adult panoram

Airport, land-based (waiting area)
Airport, water-based (waiting area)
Animal services |

Animal husbandry (retail area only)
Agquaculture (retail area only)
Artist's studio/dwelling

Assisted living facility®

s

Automotive parts _:orf yaccessory sales
Ballcourts "

Bed and breakfast

Bowling alley

Brewpub

* k%

Chart A
for Section 23.54.015
PARKING

Parking Requiremergtév

1 space for each 10 adults (clients)j or 1 space for each staff
member, whichever is greater; plus 1 loading and
unloading space for each 20 adults (clients).

1 space for each dwelling unit.

1 space for each 8 t}x’éd seats or 1 space for each 100
square feet of spectator assembly area not containing
fixed seats. '

1 space for-each 8 fixed seats or 1 space for each 100
square feet of spectator assembly area not containing
fixed séats.

1-space for each 100 square feet.

; 1 space for each 100 square feet.

1 space for each 350 square feet.

1 space for each 350 square feet.

1 space for each 350 square feet.

1 space for each dwelling unit.

1 space for each 4 assisted living units plus 1 space for
each 2 staff members on-site at peak staffing time; plus
1 barrier-free passenger loading and unloading space;
plus loading berth requirements per Section 23.54.035.
1 space for each 350 square feet.

1 space per court.

1 space for each dwelling, plus 1 space for each 2
guest rooms or suites.

5 spaces for each lane.

1 space for each 200 square feet.
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Business support services

. Business incubators

Carwash
Caretaker's quarters
Cargo terminal
Cemetery

Child care center"’

Colleges’

Commercial laundries
Commercial moorage
Communication utilities

Community centers”? and
Community clubs®?

rd

Community centers owned and operated by the Sgattle
Department of Parks and Recreation (DOPA%}’* %3
Congregate residences 4
Construction services

Custom and craft work

Dance halls (dance floor and;géiie area)

Dry storage of boats

Family support centers-located in community centers
owned and operated by the Seattle DOPAR®

Floating homes

1 space for each 2,000 square feet.

1 space for each 1,000 square feet.

1 space for each 2,000 square feet.

1 space for each dwelling unit.

1 space for each 2,000 square feet.

None.

1 space for each 10 children or 1 spacékfor each staff
member, whichever is greater; plus 1 loading and
unloading space for each 20 children.

A number of spaces equal to 15 percent of the
maximum number of students present at peak hour;
plus 30 percent of the number of employees present at
peak hour; plus 1 space for each 100 square feet of
spectator assembly area in outdoor spectator sports
facilities.

1 space for eacly‘i,OOO square feet.

1 space forv‘{eéch 140 lineal feet of moorage.

1 spacq‘.ﬁ;r each 2,000 square feet.

1 sg;é]ée for each 80 square feet of floor area of all
auditoria and public assembly rooms not containing

fixed seats; or 1 space for every 8 fixed seats for floor
/" area containing fixed seats; or if no auditorium or

assembly room, 1 space for cach 350 square feet,
excluding ball courts,

1 space for each 555 square feet.

1 space for each 4 residents.

1 space for each 2,000 square feet.
1 space for each 1,000 square feet.
1 space for each 100 square feet.

1 space for each 2,000 square feet.

1 space for each 100 square feet.

1 space for each dwelling unit.




10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

PR/HAT

08/23/01 '

ParkingOrd4.doc

(Ver. 4)

Food processing for human consumption

(Gas station

General retail sales and services

Ground-floor businesses in multi-family zones
Heavy commercial services

Heliports (waiting area)

High-impact uses.

Horticultural uses (retail area only)

Hospitals’

Hotels

Institute for advanced study’

Institutes for advanced study in single-family zones

{existing)

Kennel

Lecture and meeting hall

Library™

Major durables, sales, sjefvice, and rental

Manufacturing, gen@’fal

Manufacturing, héavy

1 space for each 1,000 square feet.
1 space for each 2,000 square feet.
1 space for each 350 square feet.
None, maximum of 10 spaces.

1 space for each 2,000 square feet.
1 space for each 100 square feet.

1 space for each 1,500 square feet oyés determined by
the Director. g

1 space for each 350 square fe‘ct'.f

1 space for each 2 staff dogtdrs; plus 1 additional space
for each 5 employees; plus 1 for each 6 beds.

1 space for each 4 slgeiiing ToOmSs of suites.

1 space for each 1{000 square feet of administrative
offices and similar spaces; plus 1 space for each 10
fixed seats ir;;vﬁéll auditoria and public assembly rooms;
or 1 space for each 100 square feet of public assembly
area not gontaining fixed seats.

35 s_gp’aces for each 1,000 square feet of office space;
plus 10 spaces for each 1,000 square feet of additional
building footprint to house and support conference

/center activities, or 37 spaces for each 1,000 square
7 feet of actual conference rooms to be constructed,

whichever is greater.

1 space for each 2,000 square feet.

1 space for each 8 fixed seats or 1 space for each 100
square feet of spectator assembly area not containing
fixed seats.

1 space for each 80 square feet of floor area of

all auditoria and public meeting rooms; plus 1

space for each 500 square feet of floor area,
excluding auditoria and public meeting rooms.

1 space for each 2,000 square feet.

1 space for each 1,500 square feet.

1 space for each 1,500 square feet.
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Manufacturing, light
Marine service station
Medical services
Miniature golf
Mini-warehouse
Mobile home park
Mortuary services
Motels

Motion picture studio

Motion picture theater

Multifamily uses,* except as otherwise provided

below" ((theselisted-below))

1 space for each 1,500 square feet.

1 space for each 2,000 square feet. .

1 space for each 350 square feet.

1 space for each 2 holes.

1 space for each 30 storage units.

1 space for each mobile home.

1 space for each 350 square feet.

1 space for each sleeping room or suite.

1 space for each 1,500 square feet.

1 space for each 8 fixed _‘s_eé‘;s or 1 space for each 100
square feet of spectator assembly area not containing
fixed seats. Fi

Development sifge‘sy {(((Uses)) containing 2--10 dwelling
units:

1.1 spacq,s"’for each dwelling unit.
Development sites ((Hses)) containing 11--30 dwelling

" units:

115 For each dwelling unit.
Deyvelopment sites ((Hses)) containing 31--60 dwelling

“yits:

1.2 spaces for each dwelling unit.

* Development sites ((Yses)) containing more than 60

dwelling units:
1.25 spaces for each dwelling unit.

In addition, for all multifamily uses whose average
gross floor area per dwelling unit, excluding decks and
all portions of a structure shared by multiple dwelling
units, exceeds 500 square feet, an additional .0002
spaces per square foot in excess of 500 shali be
required up to a maximum additional .15 spaces per
dwelling unit; and

When at least 50 percent of the dwelling units in a
multi-family use have 3 bedrooms, an additional .25
spaces per bedroom for each unit with 3 bedrecoms
shall be required; and

Any multi-family use which contains a dwelling unit
with 4 or more bedrooms shall be required to provide
an additional .25 spaces per bedroom for each unit
with 4 or more bedrooms.’
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Multifamily uses containing dwelling units with 2 or
more bedrooms, when within the area impacted by the
University of Washington as shown on Map A
following this section, unless another provision below
allows fewer parking spaces ((;-unless-sueh

. X ’ .
i EE;.'IE;E;';I d EJE{H’. Ei‘li Ek 31;3
provisions-below-apply))

Multifamily uses, when within the Alki area as shown
on Map B following this section, unless another
provision below allows fewer parking spaces ((usless
Jderis Y 1'”1,11 Y

the srovidions below-anpl) ’

Multifamily uses. for development sites that contain a
total of ten (10} or fewer dwelling units, all in ground-
related structures (Multifamily-developmentfor-these
pround-related-usesvathin-the-development-with-14

anits-or-fower-dwelling-units))

Multifamily uses, for each dwelling unit occupied by a
household with an income at time of its initial

occupancy at or below (30) percent of the median
family income, adjusted for household size. for the
Seaitle-Bellevue-Everett Primary Metropolitan
Statistical Area, as defined by the United States
Department of Housing and Urban Development .
(HUD) " and multifamily uses. when located in
Center City neighborhoods® , for each dwelling anit
occupied by a household with an income at time of its
initial occupancy at or below fifty (50) percent of
median family income adjusted for household size, for
the Seattle-Bellevue-Everett Primary Métropolitan
Statistical Area, as defined by the United States

Department of Housing and Urbzm Bevelopment
(BUD) *

j

Multifamily uses, when locateéd outside Center City

1.5 spaces per unit with 2 or more bedrooms. The
requirement for units with 3 or more bedrooms
contained above shall also apply. All other
requirements for units with fewer than 2 bedrooms
shall be as contained above.’

1.5 spaces for each ((pe¥)) dwelling umt

1 space for each dwe}liﬂg unit.

1 space for each 2 dwelling units, for units with 2 or
fewer bedrooms, and 1 space for each dwelling unit,

for,_uhits with 3 or more bedrooms.

0.75 spaces for each dwelling unit.

neighborhoods'?, for each dwelling unit with two (2)
or fewer bedrooms occupied by a household with an
income at the time of its initial occupancy of between
thirty (30) and fifty (50) percent of the median family
income, adjusted for household size, for the Seattle-
Bellevue-Everett Primary Metropolitan Statistical
Area, as defined'by the United States Department of
Housing and Urban Development (HUD) **

Multlfamﬂy uses occupied by low-income elderly
households

1 space for each 6 dwelling units.
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Multifamily uses occupied by low-income disabled
households

Multifamily uses occupied by low-income elderly/low-
income disabled households

Multifamily uses, when within the Seattle Cascade
Mixed zone or the Pike/Pine Overlay District

Multifamily uses, when within the Pike/Pine Overlay
District, for each ((residential)) dwelling unit ((rented
te))occupied by a household ({s)) with an income at

time of'its initial occupancy at or below sixty (60)
percent of the median family income, adjusted for
household size, for the Seattle-Bellevue-Everett
Primary Metropolitan Statistical Area. as defined by
the United States Department of Housing and Urban
Development (HUD), at rent((s)) not exceeding 30
percent of 60 percent of ((the)) such median family
income, adjusted for household size((;for-the-Seatile—

1
8

and-Urban-Pevelopment))
Multi-purpose convenience store

Museum!

Nonbousehold sales and services, except sales service
and rental of office equipment

i

Nursing homes®

Office, administrative
Office, customer service
Outdoor storage

Parks

Participant sports and recreation, indoor, unless
otherwise specified

Participant sports and recreation, outdoor, unless
otherwise specified

Passenger terminals (waiting area)

1 space for each 4 dwelling units.

I space for each 5 dwelling units.

1 space for each dwelling unit.

" 1 space for each 2 dwelling units “k;--w;l&en—app}ieaﬁts

efthe building)).

l\glsik)jace for each 350 square feet.

1 space for each 80 square feet of all anditoria and

public assembly rooms, not containing fixed seats; or 1
space for every 10 fixed seats for floor area containing
fixed seats; plus 1 space for each 250 square feet of
other gross floor area open to the public.

1 space for each 2,000 square feet.

1 space for each 2 staff doctors; plus 1 additional space
for each 3 employees; plus 1 space for each 6 beds.

1 space for each 1,000 square feet.

1 space for each 350 square feet.

1 space for each 2,000 square feet.

None.

1 space for each 350 square feet.

1 space for each 350 square feet.

1 space for each 100 square feet.
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Performing arts theater

Personal transportation services
Playgrounds
Power plants

Private club!

Railroad rights-of-way

Railroad switchyard

Railroad switchyard with mechanized hump
Recreational marinas

Recycling center

Recycling collection station

Religious facility’

Research and development laboratory
Restaurant
Restaurant, fast-food i
Sale and rental of large boats;"f’g
Sale and rental of motoriz_eé vehicles

Sale of boat parts and accessories

Sale of heating fueI

Sales, service and rental of commercial equipment

Sales, service and rental of office equipment

1 space for each 8 fixed seats or 1 space for each 100
square feet of spectator assembly area not containing
fixed seats.

1 space for each 2,000 square feet.
None.

1 space for each 2,000 square feet.
1 space for each 80 square feet of ﬂodf area of all
auditoria and public assembly rooms not containing

fixed seats; or

1 space for every 8 fixed seats for floor area containing
fixed seats; or

if no auditorium or as_géinbly room, 1 space for each
350 square feet, excluding ball courts.

None.
1 space fqgsféhch 2,000 square feet.
1 spagﬁ'%or each 2,000 square feet.

1_(5;3;.06 for each 75 lineal feet of moorage.

1 space for each 2,000 square feet.

None,

1 space for each 80 square feet of all auditoria and
public assembly rooms.

1 space for each 1,000 square feet.
1 space for each 200 square feet.
1 space for each 100 square feet.
1 space for each 2,000 square feet.
1 space for each 2,000 square feet.
1 space for each 350 square feet.
1 space for each 2,000 square feet.

1 space for each 2,000 square feet.

- 1 space for each 350 square feet.

10




10

11

12

13

14|

15

16

17

18

19

20

21

22

23

24

PR/HT
08/23/01

ParkingOrd4.doc

(Ver. 4

Salvage yard

School, private elementary and secondary ™’

School, public elementary and secondary >’

Sewage treatment plant
Single-family dwelling units
Skating rink (rink area)
Solid waste transfer station
Speciaity food stores

Spectator sports facility'!

Sport range

Swimming pool (water area)
Taverns

Transit vehicle base

Universities ®

Utility service uses
Vehicle and vessel repair

Vocational or fine arts schools

Warehouse

Wholesale showroom

1 space for each 2,000 square feet.

1 space for each 80 square feet of all auditoria and
public assembly rooms, or if no auditorium or
assembly room, 1 space for each staff member.

1 space for each 80 square feet of all anditorium or
public assembly rooms, or 1 space for every 8 fixed”
seats in anditoria or public assembly rooms, contammg
fixed seats, for new public schools on a new or
existing public school site. d

1 space for each 2,000 square feet.

1 space for each dwelling unit.

1 space for each 100 square feet.

1 space for each 2,000 squarv‘ef}"eet.

1 space for each 350 squaf’e feet.

1 space for each 10 fi xed seats or 1 space for each 100
square feet of spectator assembly area not containing
fixed seats.

1 space for gach 2 stations.

1 spacqfﬁr each 150 square feet.

1 §p"§ce for each 200 square feet.

. 1 space for each 2,000 square feet.

A number of spaces equal to 15 percent of the
maximum number of students present at peak hour;
plus 30 percent of the number of employees present at
peak hour; plus 1 space for each 100 square feet of
spectator assembly area in outdoor spectator sports
facilities.

1 space for each 2,000 square feet.

1 space for each 2,000 square feet.

1 space for each 2 faculty plus full-time employees;
plus I space for each 5 students (based on the
maximum number of students in attendance at any one
time).

1 space for each 1,500 square feet.

1 space for each 1,500 square feet.
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Work-release centers 1 space for each 2 full-time staff members; plus 1
space for each 5 residents; plus 1 space for each
vehicle operated in connection with the work-release
center.

" When permitted in single-family zones as conditional use, the Director may modify the parking reqmrements
pursuant to Section 23.44.022; when permitted in multifamily zones as a conditional use, the Director may p
modify the parking requirements pursuant to Section 23.45.122. The Director, in consultation with the D1rector
of Seattle Transportation, may allow adult care and childcare centers locating in existing ((s&ue‘eafes)) uses to
provide loading and unloading spaces on-street when no other alternative exists. ¢

* Indoor gymmasiums shall not be considered ball courts, nor shall they be considered auditoria or.public
assembly rooms unless they contain bleachers (fixed seats). If the gymnasium contains bleachers, the parking
requirement for the entire gymmnasium shall be one (1) parking space for every eight (8) fixed-seats. Each twenty
inches (20") of width of bleachers shall be counted as one (1) fixed seat for the purposes of determining parking
requirements. If the gymnasium does not contain bleachers and is in a school, there is no"parking requirement for
the gymmasium. If the gymnasium does not contain bleachers and is in a community cénter, the parking
requirement shall be one (1) space for each 350 square feet. If the gymnasium does'not contain bleachers and is
in a community center owned and operated by the Department of Parks and Recyéation (DOPAR), the parking
requirement shall be one (1) space for each five hundred fifty-five (555) square “feet.

> When family support centers are located within community centers owned and operated by DOPAR, the
Director may lower the combined parking requirement by up to a maxrmum of fifteen percent (15%), pursuant to
Section 23.54.020 L. .

* Parking spaces required for multifamily uses may be prov1ded as tandem spaces according to subsection B of
Section 23.54.020. s

SBedmom——Any habitable room as defined by the Buﬁdmg Code that{{whieh)), in the determination of the
Director, is capable of being used as a bedroom. ¢

*When specified in single-family zones, Sectmn 23 44.015, the Director may waive some or all of the parking
requirements.

"For public schools, when an auditorium of other place of assembly is demolished and a new one built in its
place, parking requirements shall be detérmined based on the new construction. When an existing public school
on an existing public school site is remodeled, additional parking is required if any auditorium or other place of
assembly is expanded or additional, fixed seats are added. Additional parking is required as shown on Chart A for
the increase in floor area or increaSe in number of seats only. If the parking requirement for the increased area or
seating is ten percent (10%) or less than that for the existing auditorium or other place of assembly, then no
additional parking shall be rgqmred

® Development standardsgdzparm;e may be granted or required pursuant to the procedures and criteria set forth in
Chapter 23.79 to reduce?"ihe required or permitted number of parking spaces.

® Child care facﬂmes when co-located with assisted living facilities, may count the passenger load/unload space
required for the assxsted living facility toward its required passenger load/unload spaces.

' When perxmtted in single-family zones as conditional use, the Director may modify the parking requirements
pursuant to Séction 23.44.022; when permitted in multi-family zones as a conditional use, the Director may
modify the; ‘parking requirements pursuant to Section 23.45.122; and when permitted in commercial zones, the
Director may modify the parking requirements pursuant to Section 23.44.022L.
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" Required parking for spectator sports facilities or exhibition halls must be available when the facility or
exhibition hall is in use. A facility shall be considered to be "in use" during the period begmmng three (3) hours
before an event is scheduled to begin and ending one (1) hour after a scheduled event is expected to end. For
sports events of variable or uncertain duration, the expected event length shall be the average length of the events
of the same type for which the most recent data are available, provided it is within the past five (5) years. During
an inaugural season, or for non-recurring events, the best available good faith estimate of event duration will be
used. A facility will not be deemed to be "in use" by virtue of the fact that administrative or maintenance
personnel are present. The Director may reduce the required parking for any event when projected attendance for
a spectator sports facility is certified to be 50% or less of the facility's seating capacity, to an amount'not less
than that required for the certified projected attendance, at the rate of one space for each ten fixed seats of
certified projected attendance. An application for reduction and the certification shall be submittéd to the
Director at least 15 days prior to the event. When the event is one of a series of similar events,such certification
may be submitted for the entire series 15 days prior to the first event in the series. If the Director finds that a
certification of projected attendance of 50% or less of the seating capacity is based on satisfactory evidence such
as past attendance at similar events or advance ticket sales, the Director shall, within 15J.days of such submnuiital,
notify the facility operator that a reduced parking requirement has been approved, with any conditions deemed
appropriate by the Director to ensure adequacy of parking if expected attendance shoiild change. The parking
requirement reduction may be applied for only if the goals of the facility's Transportatxon Management Plan are
otherwise being met. The Director may revoke or modify a parking requnement teduction approval during a
series, if projected attendance is exceeded.

2 por purposes of this Section, Center City neighborhoods are the followmg urban villages: Uptown Queen

Anne, South Lake Union. Capitol Hill, Pike/Pine, First Hill, and 12‘1‘ Avenue as shown in the City of Seaitle
Comprehensive Plan.

* These general requirements for multifamily uses are superseded to the extent that a use, structure or

development gualifies for either a greater or a lesser parking requirement under any provision below. The

different parking requirements for certain multifamily uses listed below shall not be. construed to create separate

uses for purposes of any requirements related to establishi‘rfg' or changing a use under this Title.

" Wotice of Income Restrictions, Prior to issuance offanv permit to establish, construct or modify _any use or

structure, or to reduce any parking accessory to a multlfamﬂy use or structure, if the applicant relies upon these

reduced p_arkmg requirements, the applicant shaH record in the King Countv Office of Records and Electmns 2
d

the subject property by legal descnptlon, g;gd shall acknowledge and provide notice to any prospective

xRk
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Section 2. 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 3. This ordinance shall take effect and be in force thirty (30) days from and aft?p its
approval by the Mayor, but if not approved and returned by the Mayor within ten (10) daxsv 'éf’;ar

presentation, it shall take effect as provided by Municipal Code Section 1.04.020.

Passed by the City Council the day of , 2001,,‘-"aﬁd signed by me in open

session in authentication of its passage this day of . , 2001.
President of the Clty Council
Approved by me this day of = , 2001,
’Mayor
Filed by me this____ day of , 2001.
City Clerk

(SEAL)
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STATE OF WASHINGTON - KING COUNTY

-=8S.

137165 No. ORDINANCE IN FULL
City of Seattle,Clerk's Office

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 12" 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:120541 ORD IN FULL
was published on

10/19/01

worn 8 before me on

Notary public for the State of Washington,
residing in Seattle

Affidavit of Publication
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