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proposed tsiotect-i Related Amendments, August 11, 2003; NOW, THEREFORE,

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

WHEREAS, the City Council finds that this ordinance should be adopted consistent with the
referenced resolutions and for the reasons contained in the Director's Report on the

Union area for the regional expansion of the bio-medical and bio-information sectors; and

0 er nnovaLive entrepreneurial higli-tech industries; and

WHEREAS, the City Council adopted Resolution 30542 emphasizing the City's commitment to

regional economic strategies, including supporting the redevelopment of the Soui Lake

ORDINANCE

AN ORDINANCE relating to land use and zoning; amending Seattle Municipal Code Sections

23.41.012, 23.47.012, 23,48.010, 23.50.020, 23.50.026, 23.50.028
' 23.54.015, 23.54~035,

23.84.032 and 23.86.006 to address the unique needs or features of biotech uses in South
Lake Union, and to correct minor errors and. omissions.

WHEREAS, the City Council adopted Resolution 30610 affirming the City of Seattle's

commitment to making the South Lake Union area the region's most competitive location
for biotech research and manufacturing, clean energy, advanced energy technology
research, ri-ianufactwing and distribution, other high-tech research and manufacturing, an

4-L .

Section 1. Subsection B of Section 23.41.012 of the Seattle Municipal Code, which

23-41.012 Development standard departures.

Section k~,as last amended by Ordinance 120928, is amended as follows:

B. Departures may be granted from the following requirements:

I
-

Structure width and depth limits;

2. Setback requirements;

3. Modulation requirements;

4. SCM zone facade requirements, including transparency and blank facade

I
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5. Design, location on the lot and access to parking requirements;

6. Open space or common recreation area requirements;

7. Lot coverage limits;

8. Rooftop coverage limits that qpply within the South Lake Union Hub Urban

Villqge;

2. ((g-.)) Screening and landscaping requirements;

10. ((9-)) Standards for the location and design of nonresidential uses in mixed

use buildings;

11. ((10-.)) Within Urban Centers, in L3 zones only, the pitched roof of a

structure, as provided in Section 23.45.009 C, may incorporate additional height of up to twenty

(20) percent of the maximum height permitted, as provided in Section 23.45.009 A, subject to

the following limitations:
-

a. A pitched roof may not incorporate the additional height if the structure

is on a lot abutting or across a street or alley from a single-family residential zone,

b. The proposed structure must be compatible with the general

development potential anticipated within the zone,

c. The additional height must not substantially interfere with views from

up-slope properties, and

d. No more than one (1) project on one (1) site within each Urban

Center may incorporate additional height in the pitched roofs of its structures pursuant to this

subsection unless development regulations enacted pursuant to a neighborhood planning process

allow other projects to incorporate such additional height;

2
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12. ((44-.)) Building height within the Roosevelt Commercial Core (up to an

additional three (3) feet) for properties zoned NC3-65', (Exhibit 23.41.012 A, Roosevelt

Commercial Core);

13. ((4-2-.)) Building height within the Ballard Municipal Center master plan area.,

for properties zoned NC3-65, (Exhibit 23.41.012 B, Ballard Municipal Center Master Plan

Area), The additional height may not exceed nine (9) feet, and may be granted only for

,townhouses that front a mid-block pedestrian connection or a park identified in the Ballard

Municipal Center Master Plan;

14. ((4-3-.)) Reduction in required Parking for ground level retail uses that abut

established mid-block pedestrian connections through private property as identified in the

"Ballard Municipal Center Master Plan Design Guidelines, 2000." The parking requirement must

be no less than the required parking for Pedestrian 1 designated

areas shown in Section 23.47.044 Chart E;

15.
((4-4--.))

Downtown or Stadium Transition Overlay District street fa~ade

requirements;

16. ((445-)) Downtown upper-level development standards;

17. ((4-6-.)) Downtown coverage and floor size limits;

18. ((4-7-.)) Downtown maximum wall dimensions;

L9_t ((48-.)) Downtown street level use requirements;

20. ((4-9-.)) Combined coverage of all rooftop features in downtown zones subject

to the limitations in Section 23.49.008 C2; and

3
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21. ((2.0-.)) Certain conditions to allowance of additional height in DOC I and

DOC 2 zones pursuant to subsection 23.49.008 A 2, as follows:

a. Limits on gross floor area of stories under subsection 23.49.008

A2a(2),- and

b. Percentages of lot area that must be occupied by open space or by

structures no greater than thirty-five (35) or sixty-five (65) feet in height, under subsection

23.49.008 A2b(l).

22. ((24-.)) Building height in Lowrise zones, and parking standards of Section

23.54.015 in Midrise and Commercial zones, in order to protect existing trees as provided in

Chapter 25.11;

23. ((2-2-.)) Downtown view corridor and Downtown Green Street requirements

to allow open railings on upper level roof decks or rooftop open space to project into the required

view corridor or Green Street setback, provided such railings are determined to have a minimal

impact on views and meet the requirements of the Building Code; and

2~4. Minor communication utility height limits in downtown zones set

forth in SMC Section 23.57.013 B, and telecommunication facilities development standards set

forth in Section 23.57.016,

Section 2. Subsections A, D and H of Section 23.47.012 of the Seattle Municipal Code,

which Section was last amended by Ordinance 12105 1, is amended as follows:

23.47.012 Structure height and floor area ratio.

A. Maximum Height. The maximum structure height for commercial zones shall be

thirty (30) feet, forty (40) feet, sixty-five (65) feet, eighty-five (85) feet, one hundred twenty-five

4
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(125) feet, or one hundred sixty (160) feet, as designated on the Official Land Use Map, Chapter

23.32((. In addition)), except that:

1. Within the South Lake Union Hub Urban Village, the maximum structure

height in commercial zones with sixly-five (65) foot.and eighty-five (85).foot height limits may

be increased to -eighly-five-(85) feet d one-hundred and five (I U5 feet, respectively, provided

that:

a...a minimumof two (2) floors in the structure hav-ea floor to floor height

of at least fourteen (141feet-_and

b. the-additional..height is used to accommodate- mechanical equipment;

C. nitted does not allow more than six (6) floors

in c ercial zones with a sixly-five (65) foot height limit, or more.than seven floors in

comr-nercial zones with an eigh'Iy-fi e (85) foot height.limit.

2. ((m))Mixed use structures located in commercial zones with a thirty (30) foot

or forty (40) foot height limit may exceed the height limit of the zone according to the provisions

of Section 23.47.008.

D. Exemptions from FAR Calculations. The following areas shall be exempted from

FAR calculations:

I
- All gross floor area below grade;

2. All gross floor area used for accessory parking((-.))-, and
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3. Within the South Lake Union Hub Urban Village, gross floor area occupied b

me

nical equi nt, qp to a maximum of fifteen (15) Percent, is exqm t om Ffr AR

calculations. The allowance is calculated on the gross floor area of the structure after all exempt

space permitted under this subsection is deducted. Mechani located on the roof of

a structure is not calculated as part of the total gross floor area of a structure.

H. Rooftop Features.

1
. Smokestacks; chimneys; flagpoles; and religious symbols for religiou's

institutions are exempt from height controls, except as regulated in Chapter 23.64, Airport Heigh

Overlay District, provided they are a minimumof ten (10) feet from any side or rear lot line.

2. Open railings, planters, skylights, clerestories, greenhouses, parapets and

firewalls may extend no higher than the ridge of a pitched roof as permitted by Section

23.47.012F or up to four (4) feet above the maximum height limit with unlimited rooftop

coverage.

3. Solar Collectors.

a. In zones with height limits of thirty (30) or forty (40) feet, solar

collectors may extend up to four (4) feet above the maximum height limit, with unlimited rooftop

coverage.

b. In zones with height limits of sixty-five (65) feet or more, solar

collectors may extend up to seven (7) feet above the maximum height limit, with unlimited

rooftop coverage.

28
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4. The following rooftop features may extend up to fifteen (15) feet above the

maximum height limit, so long as the combined total
coverage of all features listed in this

subsection does not exceed twenty (20) percent of the roof area or twenty-five (25) percent of the

roof area if the total includes stair or elevator penthouses or screened mechanical equipment:

a. Solar collectors;

b. Stair and elevator penthouses;

d. Play equipment and open-mesh fencing which encloses it, so long as

the fencing is at least fifteen (15) feet from the roof edge; and

c. Minor communication utilities and
accessory communication devices,

except that height is regulated according to the provisions of Section 23.57.012.

5. Within the South T,,Ike Union H, ib T TjekQ" U; I

combined total coverage of all features listed in subsection H4 mgy be increased to sixty-five

(65) percent of the roof area. vrovided that the followiniz are satisfied:

a. All mechanical egWpment is screened, and

b. No_rOOCtOp features are located rI nq,,r than ten Q 0) feet to the roof

20

21

22

23

24

25

26

27

28

~~dge.

In order to protect solar access for property to the north, the applicant

shall either locate the rooftop features listed in this subsection at least ten (10) feet from the north

edge of the roof, or provide shadow diagrams to demonstrate that the proposed location of such

rooftop features would shade property to the north on January 21 st at noon no more than would a

structure built to maximum permitted bulk:

7
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a. Solar collectors;

b. Planters;

c. Clerestories;

d. Greenhouses;

e. Minor communication utilities and accessory communication devices,

permitted according to the provisions of Section 23.57.012;

f. Nonfirewall parapets;

g. Play equipment.

((6-.)) Structures existing prior to May 10, 1986 may add new or replace

existing mechanical equipment up to fifteen (15) feet above the roof elevation of the structure

and shall comply with the noise standards of Section 23.47.018.

8. ((-7-.))
For height limits and exceptions for communication utilities and

accessory communication devices, see Section 23.57.012.

Section 3. Section 23.48.010 of the Seattle Municipal Code, which Section was last

amended by Ordinance 120928, is amended as follows:

23.48.010 General structure height.

A. Maximum Height. Maximum structure height shall be fifty-five (55) feet., seventy-five

75) feet or one hundred twenty-five (125) feet as designated on the Official Land Use Map,

Chapter 23.32((-)), except as -provided in subsection B of this Section.

B. The maximum structure height mgy be increased from sevep!y-five (75) feet to eighty-

five (85) feet, provided that:

28
8
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1. a minimumof two (2) floors in the structure have a floor to floor height of

least fourteen (14) feet; and

2. the additional height is used to accommodate mechanical equipment; and

3. the additional height permitted does not allow more than seven (7) floors; and

4. the height limit provisions of 23.48.016 Alb, Standards gpplicable to specific

areas, are satisfied.

C. ((B-.)) Pitched Roofs. The ridge of pitched roofs with a minimum slope of six to

twelve (6:12) may extend ten (10) feet above the height limit. The ridge of pitched roofs with a

minimum slope of four to twelve (4:12) may extend five (5) feet above the height limit (Exhibit

23.48.010 A). No portion of a shed roof shall be permitted to extend beyond the height limit

under this provision.

((Q))a Rooftop Features.

1. Smokestacks; chimneys; flagpoles; and religious symbols for religious

institutions are exempt from height controls, except as regulated in Chapter 23.64, Airport Heigh

Overlay District, provided they are a minimumof ten (10) feet from any side or rear lot line.

2. Open railings, planters, skylights, clerestories, greenhouses, parapets and

firewalls may extend up to four (4) feet above the maximum height limit with unlimited rooftop

coverage.

3. Solar collectors may extend up to seven (7) feet above the maximum height

limit, with unlimited rooftop coverage.

4. The following rooftop features may extend up to fifteen (15) feet above the

maximum height limit, so long as the combined total coverage of all features listed in this

9
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subsection D4 does not exceed twenty (20) percent of the roof area,.or twenty-five (25) percent

of the roof area if the total includes stair or elevator penthouses or screened mechanical

equipment:

a. Solar collectors;

b. Stair and elevator penthouses;

c. Mechanical equipment;

d. Atriums, greenhouses, and solariums;

e. Play equipment and open-mesh fencing which encloses
it, as long as th

fencing is at least fifteen (15) feet from the roof edge; and

f. Minor communication utilities and accessory communication devices,

except that height is regulated according to the provisions of Section 23.57.012.

5. At the qpplicant's option, the combined total coverage of all features listed in

subsection D4 above mqy be increased to si2Lty-five (65) percent of the roof area, provided that

all of the J-1-ollowing are satisfied:

a. All mechanical equipment is screened; and

b. No rooftop features are located closer than ten (10) feet to the roof

~d~e.

In order to protect solar access for property to the north, the applicant

shall either locate the rooftop features listed in this subsection D5 at least ten (10) feet from the

north edge of the roof, or provide shadow diagrams to demonstrate that the proposed location of

such rooftop features would shade property to the north on January 2 1 st at noon no more than

would a structure built to maximum permitted bulk:

10
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a. Solar collectors;

b. Planters;

c. Clerestories;

d. Atriums, greenhouses and solariums;

e. Minor communication utilities and accessory communication devices

according to the provisions of Section 23.57.012;

((6-.))7.

f. Nonfirewall parapets;

9. Play equipment.

Screening. Rooftop mechanical equipment and elevator penthouses shall

be screened with fencing, wall enclosures, or other structures.

((-7-.))
8. For height limits and exceptions for communication utilities and

accessory communication devices, see Section 23.57.012.

Section 4. Subsection A of Section 23.50.020 of the Seattle Municipal Code, which

Section was last amended by Ordinance 120928, is amended as follows:

23.50.020 All Industrial zones -- Structure height exceptions and additional restrictions.

A. Rooftop Features. Where beight lin-lits are otherwise applicable to a structure, and

except as provided in subsections C4, D4, E4 and F3 of Section 23.50.024, the following

conditions ((sha4l)) apply to rooftop features:

1. Smokestacks; chimneys and flagpoles and religious symbols for religious

institutions are exempt from height controls, except as regulated in Chapter 23.64, Airport Heigh

Overlay District, provided they are a minimumof ten (10) feet from any side or rear lot line.

28
11



I Roclic Dehet ren-JMike Podowski
Biotech Ord i~naacc. doe

Sepl~mnbcr 22, 2003

N ersion #3

2

3

4

5

6

7

8

9

2. Open railings, planters, skylights, clerestories, greenhouses, parapets and

firewalls may extend four (4) feet above the maximum height limit with unlimited rooftop

coverage.

3. Solar collectors may extend up to seven (7) feet above the maximum height

limit, with unlimited rooftop coverage.

4. The following rooftop features may extend up to fifteen (15) feet above the

imum height limit, as long as the combined total coverage of all features listed in this

subsection does not exceed twenty (20) percent of the roof area, or twenty-five (25) percent of

the roof area if the total includes screened inechanical equipment:

a. Solar collectors;

b. Stair and elevator penthouses;

c. Mechanical equipment; and

d. Minor communication utilities and accessory communication devices,

five,,(65) p~~Lccn It gQj_ -
t of the Kopf area, pL ,-ided thaj all of the fo owin are satisfied:

a. All mechanical equip mentJs scree ned- and

b. No rwift

except that height is regulated according to the provisions of Section 23.57.015.

I Witbin the South Like Union Hub -Urban Village, at the_gpplicant's. option, the

~10-'Llb-W-edtqLa-I.coverage of all tea-tures-fisted ins,~~scetion A4 abuy

12
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Section 5. Section 23.50.026 of the Seattle Municipal Code, which Section was last

amended by Ordinance 120609, is amended to add new subsection D as follows:

23.50.026 Structure height in IC zones.

D. Within the South Lake Union Hub Urban Villa e, the maximum structure height in IC

LO-Pc~Ak'ith (65) foot and eig V-five.(85) foot hei2ht limits may be increased to eighty-

11 8
c

ve ( 5) feet and one-hundred and- five H 05) feet, respe tively, provided that:

1. a miniinum of two (2) floors in the structure-bave a floor to floor heivht of at

le,ast Cow-teen (I 4) feet; and

2. the additional heiaJ- It is used to acconu-nodate mechanical equipment, and

3. the additional height permitted does not allow more than six (6) floors in IC

zones with
a.sixjy-fivic~ qqtmj-1A limit, or more than seven (7) floors in IC zones with an

y-five (85) foot hei glit I intit,

Section 6. Subsection E of Section 23.50.028 of the Seattle Municipal Code, which

Section was I ast amended by Ordinance 1193 70, is amended as follows:

23.50.028 Floor area ratio.

be exenipt from FAR calculations:

E. All Industrial Zones, Exemptions from FAR Calculations, The following areas shall

I
-

All gross floor area below grade;

2. All gross floor area used for accessory parking;

13
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3. All gross floor area ((uses)) used for mechanical equipment, stair and elevator

penthouses and communication equipment and antennas located on the rooftop of structures;

4. All gross floor area used for covered rooftop recreational space of a building

existing as of December 31, 1998, when complying with the provisions of Section 23.50.012

D((7))Land

5. Within the South Lake Union Hub Urban Village, gross floor area occppied b

niechanical equipment, Lip to a maximum of fifteen (15) percent, is exgMpt from FAR

calculations. The allowance is calculated on the gross floor area of the structure after all exe

sPace Permitted under this subseedon is dedticted. NIecbanical equipment located on the roof of

a structure is not calcLilat~~o groALpart of the t ) ss floor area of a structure.ptal
12

_

13 Section 7. Chart A of Section 23.54.015 of the Seattle Municipal Code, which Section

14 was last amended by Ordinance 121196, is amended as follows:

15

16

17
Chart A for Section 23.54.015

18

PARKING

19 Use Parking Requirements

20 Adult care center' I space for each 10 adults (clients) or I space for

21
each staff member, whichever is greater; plus I

22

loading and unloading space for each 20 adults

(clients)

23 Adult family home I space for each dwelling unit

24
Adult motion picture theater I space for each 8 fixed seats or I space for each

25
100 square feet of spectator assembly area not

26

containing fixed seats

27

28
14
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Adult panoram I space for each 8 fixed seats or 1 space for each

100 square feet of spectator assembly area not

containing fixed seats

Airport, land-based (waiting area) I space for each 100 square feet

Airport, water-based (waiting area)

Animal services

Animal husbandry (retail area only)

Aquaculture (retail area only)

Artist's studio/dwelling

Assisted living facility,

I space for each 100 square feet

1 space for each 3 50 square feet

I space for each 350 square feet

I space for each 350 square feet

1 space for each dwelling unit

1 space for each 4 assisted living units plus I

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

Automotive parts or accessory sales

Ball courts

Bed and breakfast

Bowling alley

BLISilleSS support services

Business incubators

Carwash

Caretaker's quarters

Cargo terminal

Cemetery

Child care center
1,9

I space for each 350 square feet

I space per court

I space for each dwelling, plus I space for each

2 guest rooms or suites

5 spaces for each lane

I space for each 2,000 square feet

I space for each 1,000 square feet

I space for each 2,000 square feet

I space for each dwelling unit

I space for each 2,000 square feet

None

I space for each 10 children or I space for each

staff member, whichever is greater; plus

I loading and unloading space for each 20

15
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Colleges

Commercial laundries

Commercial moorage

Communication utilities

Community centers
1,2 and

1 2
Community clubs"

Community centers owned and

operated by the Seattle Department

of Parks and Recreation

(DOPAR) 1,2,3

Congregate residences

Construction services

Custom and craft work

children

A number of spaces equal 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

I space for each 100 square feet of spectator

assembly area in outdoor spectator sports

facilities

I space for each 2,000 square feet

I
space for each 140 lineal feet of moorage

I space for each 2,000 square feet

I space for each 80 square feet of floor area of

all auditoria and public assembly rooms not

containing fixed seats; or I space for every 8

fixed seats for floor area containing fixed seats;

or if no auditon-uni or assembly room, 1 space

for each 350 square feet, excluding ball courts

I space for each 555 square feet

I space for each 4 residents

I space for each 2,000 square feet.

I space for each 1,000 square feet

Dance halls (dance floor and table I space for each 100 square feet

area)

Drinking establishment

Dry storage of boats

1 space for each 200 square feet

1 space for each 2,000 square feet

16
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Family support centers located in

cornmunity centers owned and

operated by the Seattle DOPAR3

Floating homes

Food processing for human

constimption

Gas station

General retail sales and services

Ground-floor businesses in

multifarnfly zones

Heavy commercial services

Heliports (v,,alting area)

High-impact uses

Hortilcultural uses (retail area only)

Hospitalsi

Hotels

tute for advanced study'

Institutes for advanced study in

single-family zones (existing)

I space for each 100 square feet

I space for each dwelling unit

I space for each 1,000 square feet

I space for each 2,000 square feet

I space for each 350 square feet

None, maximum of 10 spaces

I space for each 2,000 square feet

I space for each 100 square feet

I space for each 1,500 square feet or as

dc:term 1-ned by the Director

1 space for each 350 square feet

I space for each 2 staff doctors; plus I additional

space for each 5 employees; plus I space for

each 6 beds

I space for each 4 sleeping rooms or suites

I space for each 1,000 square feet of

adininistrative offices and similar spaces; plus
1 space for each 10 fixed seats in all auditoria

and public assembly rooms; or

I space for each 100 square feet of public

assenaNy 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

17
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I

Kennel

Lecture and meeting hall

Libraryio

Live-work unit

Major durables, sales, service

rental

Manufacturing, general

Manufacturing, heavy

Manuffacturing, light

Marine service station

Medical services

Miniature golf

Mini-,varehouse

Mobile horne park

Mortuary services

Motels

Motion picture studio

Motion picture theater

is greater

1 space for each 2,000 square feet

I space for each 8 fixed seats or

I space for each 100 square feet of spectator

assembl-y area not containing fixed seats

I space for each 80 square feet of floor area of
all auditoria and public meeting rooms; plus I

space for each 500 square feet of floor area,

excluding auditoria and public meeting rooms

I space for each unit; plus the number of spaces

required for the nonyesidential portion for live-

work units ~ireater than 2,500 square feet, based

on the most sinailar nonresidential use

I space for each 2,000 square feet

I space for each 1,500 square feet

I space for each 1,500 square feet

1 space for each 1,500 square feet

I space for each 2,000 square feet

I space for each 350 square feet

I space for each 2 holes

I space for each 30 storage units

I space for each mobile home

I space for each 350 square feet

I space for each sleeping room or suite

I space for each 1,500 square feet

I space for each 8 fixed seats or I space for each

100 square feet of spectator assembly area not
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MUjtif,'1m,jy Uses
4

_' I

. except as

othcrvv~sc provided below'
3

M111tifami ly -uses containing

dwelliric, url its w-4112 or more

bedrooms, when within the area

impacted by the University of

\k'ashington as shown on Map A
following this section

-1

Unless

another provision below allows

fewer parking spaces

Multifamily uses, when within the

Alk] area as shown or, Map B

containing fixed seats

Development sites containing 2-10 dwelling

units:

1. 1 spaces for each dwelling unit

De-v'Clopment sites containing 11-30 dwelling

units:

1. 15 spaces for each dwelling unit

Development sites containing 31-60 dwelling

units:

1.2 spaces for each dwelling unit

Development sites containing more than 60

dwelling units:

L-2 5 spaces for each dwelling unit

In addition, for all multifamily uses whose

average (Yross floor area per dwelling unit,

excluding decks and all portions of a stnicture

shared by ML11tipl1- dweilin, units. exceeds 500

square feet., an additional .00021 spaces per

square foot in- excess of 500 shall be required up
to aniaximun-i additional

.
15 spaces per dwelling

unit; and

When at least 50 percent of the dwelling units in

a multifamily use have 3 bedrooms, an additional

.2-5 spaces per bedroom for each unit with 3

bedrooms shall be required; and

Any in. ultifamily use that contains a dwelling

unit Nvitli 4 or n-lore bedrooms shall be required

to provi in additional .25 spaces per
5

bedroom

for each unit with 4 or more bedrooms

1.5 spaces per unit with 2 or more bedrooms.

The requiren-ient for units with 3 or more
bedroorns contained above shall also apply. All

other requirements for units witli fewe r than 2

bedrooms sha be as contained above'

t .5 spaces for each dwelling unit
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Center City neighborhoods '-, for bedrooms, and 0.5 space for each dwelling unit

Multifamily uses, when
located

in 0.33 space for each dwelling unit with 2 or fewer

related structures

folio-Miag this section, unless

another provision below allows

fewer par, king spaces

Multifamily uses, for development I space for each dwelling unit

sites that contain a total of 10 or

fewer dwelling units, all in ground-

"or household size, for the Seattle-

~e-EN7erett Primary

'-Metropolitan Statistical Area, as

the median family income, aqjusted

occupancy at or below 30 percent of

occu,oled by a household with ail,

income at tiriae of its initial

each dv.-elling unit rented to and ,Aith 3 or more bedrooms

defined by the United States

Department of Housing and Urban
14

Development(HUD) 'forthelife

of the building

Multifiarnifly uses, when located in 0.5 space for each dwelling unit with 2 or fewer

Center City neighborhoods12, fclr bedrooms, and 1 space for each dwelling unit

each dw-11fillcy unit rented to and with 3 or more bedrooms

occupied by a household with an

income at time of its initial

occupancy of between 30 and 50

percent of the median farnily

income. adj Listed ror household s;ze,

for the Seatde-Bclle~' ue-Everett

Pritnary Metropolitan Statistical

Area., as defined by HUD", for the

life of the buildirIL,

Multifarnfl~ uses, when located 0. 3 3 space for each dwelling unit with 2 or fewer

outside of Center City bedrooms, and I space for each dwelling unit
12

neighborhoods
,
for each dwelling with 3 or more bedrooms

unit rented to and occupied by a

hOLISehOld with an income at time of
I i i

iat occupancy at or below 30Its Init,

percent, of the median family

20



I Rou-Ile Deherrera/Mike Podowski

Riolkod, ordinance.doc

Septiom'Dcr 22, 2003

version $13

2

9

to

11

12

13

14

15

16

17

18

19

21

22

23

24

25

26

income, adjusted for household size

for the Seattle-Bc1levue-Evorett

Primary Metropolitan Statistical

Area,, as Ciel-ined b\ HUD for the

life of the building

IvIultJITamily uses, when'located 0.75 spaces for each dwelling unit

outside of Center Ciq-

Peighborhoods'7, for each dwelling

unit with 21 or fewer bedrooms

rented to and occupied by a

household A, ith an incorne at time of

its initial occupancy of between 30

and 50 pet-cent of the median family

irtcome, ad;, LISted for household size,

for -','he Scatth,-Bc- Ile,,, ue-EN~,erett

Primary Metropolitan Statistical

Area., as defitned by for the

life of the building

I

Multifamily uses occupied by low-

income elderly households

Multifamily uses occupied by low-

:11come disabled households

NI'lultifamily uses occupied by low-

incorne elderly/lov,-income disabled

households

1 space for each 6 dwelling units

I space for each 4 dwelling units

I space for each 5 dwelling units

Multifamily uses, when within the I space for each dwelling unit

Seattle Cascade Mixed zone or the

Pike/Pine Overlay District

Multifamily uses, when within the I space for every 2 dwelling units

Pike/Pine Overlay District, for each

dwelling unit rented to and occupied

by a 1-1-ousehold Nvith an income at

time of its in;tIal occupancy at or

below 60 percent of the median

ftunily income, aqjusted for

household size, for the Seattle-

Bellevue-Everett Prii-riary

Metropolitan Statistical Area, as

27

28
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3

I I

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

defined by HUD, at rent not

exceeding 30 percent of60 percent

of niedian family income, adjusted

for household size, for the life of the

building

Multipurpose convenience store

Nonhousehold sales and services,

except sales, service and rental of

office equipment

I space for each 350 square feet

I space for each 80 square feet of all auditoria

and public assembly rooms, not containing fixed

seats,:, or I space for every 10 fixed seats for floor

axea containing fixed seats; plus I space for each

250 square fect of other gross floor area open to

the pLiblic

I space for each 2,000 square feet

Nursing homes 6

i

Office, administrative

Office, customer service

Outdoor storage

Parks

Participant sports and recreation,

indoor-or outdoor, unless otherwise

specified

Passenger terminals (waiting area)

Performing arts theater

Personal transportation services

Playgrounds

I space for each 2 staff doctors; plus I additional

space for each 3 employees; plus I space for

each 6 beds

I space for each 1,000 square feet

I space for each 350 square feet

I space for each 2,000 square feet

None

I space for each 350 square feet

1 space for each 100 square feet

I space for each 8 fixed seats or I space for each

100 square feet of spectator assembly area not

containing fixed seats

I space for each 2,000 square feet

None

22
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Power plants

Private club'

I space for each 2,000 square feet

I space for each 80 square feet of floor area of

all auditoria and public assembly rooms not

containing fixed seats; orL-

I space for every 8 fixed seats for floor area

containingI gfixed seats: or

5

26

27

28

Railroad rights-of-way

Railroad switchyard. with or without

ajechaiiized huinp

Recreational marinas

Recycling center

Recyclino collection station
I --

Religious I

I

acilityl

Research and development

laboratory

Resea-rch and developtnent

laboratory located within the South

Lake Union l4tib Urbart Village

Restaurant

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

corra-Dercial equipment

Sales, service and rental of office

if jio ariditorium or assembly room, I space for

-) jeach
3 5 0 square feet, excluding ball courts

None

I space for each 2,000 square feet

I space for each 75 lineal feet of moorage

I space for each 2,000 square feet

None

1 space for each 80 square feet of all auditoria

and public assembly rooms

I space for each 1,000 square feet

I space for each 1500 square feet

I space for each 200 square feet

I space for each 2,000 square feet

I space for each 2,000 square feet

1 space for each 350 square feet

I space for each 2,000 square feet

I space for each 2,000 square feet

I space for each 350 square feet

23
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equipment

Salvage yard

School, private elementary and

secondary
il

School, public elementary and

secondary
L2,7

Sewage treatment plant

S~n-le-farnilv d
I

C, ; welling units

Skating rink (rink area)

Solid waste transfer station

Specialty food stores

Spectator sports facilityl
I

Sport range

Swimming pool ("Tater area)

Transit vehicle base

Universities
8

Utility service uses

Vehicle and vessel repair

I space for each 2,000 square feet

I space for each 80 square feet of all auditoria

and public assembly rooms, or if no auditorium

or assembly roorn, I space for each staff member

I space for each 80 square feet of all auditoria or

public assen'iblN 7 rooms, or I space for every 8

fixed seats in auditoria or public assembly

roorns,., containing fixed seats, for new p ub] ic

schools on a new or existing public school siteI I

-

I space for each 2,000 square feet

I space for each dwelling unit

I space for each 100 square feet

I space for each 2,000 square feet

I space for each 350 square feet

I space for each 10 fixed seats or I space for

each 100 square feet of spectator assembly area

not containing fixed seats

I space for each 2 stations

I space for each 150 square feet

I space for each 2,000 square feet

A nuinber of spaces equal to 15 percent of the

maximum number of students present at peak
hour-, plus 30 percent of thenumbcr of

employees present at peak hour; plus I space for

each 100 square feet of spectator assembly area

in outdoor spectator sports facilities

I space for each 2,000 square feet

I space for each 2,000 square feet
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Vocational or fine arts school I 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)

Warehouse I space for each 1,500 square feet

Wholesale showroom 1 space for each 1,500 square feet

Work-release centers I space for each 2 full-time staff members; plus

I space for each 5 residents; plus I space for

each vehicle operated in connection with the

work-release center

When permitted in single-family zones as a conditional use, the Director may modify
the parking req,11irements pursuant to Section. 23.44.022; when permitted in multifamily

zones as a conditional. -use, the Director inky modify the parking requirements pursuant
to Section 23.45.122. The Director, in consultation with the Director of the Seattle

Department of Transportation. may allow adult care and childcare centers locating in

existing structures to provide loading and unloading spaces on-street when no other

alternative exists.

2
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 (20) inches of

width of bleachers shall be counted as onc (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 gymnasium. If the gymnasium does not contain

bleachers and is in a comniunity center, the parking requirement shall be one (1) space
for each three hundred fi ft-v (3) 50) square feet. If the gymnasium does not contain

b1cael-jers and ts in a corrin-iunity 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.

3 When
Iflamily suliport centers are located within community centers owned and

operated by DOPAR, the Director may lower the combined parking requirement by up
to a inaximum. of fifteen (15) percent, pursuant to Section 23.54.020 1.

4

Parking spaces required for multifamily uses may be provided as tandem spaces

according to subsection B of Section 23.54.020.

513edroorn-Any habitable room as defined by the Building Code that, in the

determination of the Director, is capable of being used as a bedroom.

25
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'When specified in single-family zones, Section 23.44.015, the Director may waive

some or all of the parking requirements.

7
For public schools, when an auditorium or other place of assembly is demolished and a

new one built in its place, par~Jng 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 a.-e 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

parkin- requirement for the increased area or seating is ten (10) percent or less than that

for the existing auditorium or other place of assembly, then no additional parking shall

be required.

8

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 (--)f parking spaces.

9 A child care facility, when co-located with an assisted living facility, may count the

passenger load/unload space required for the assisted living facility toward its required

passenger load/unload spaces.

11

Required parking for spectator sports facilities or exhibition halls must be available

-,Nlien the facility or exhibition hall is in use. A facility shall be considered to be "in use"

duririg the period 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 lengqh shall be the average length of

the events of the same t~,pe for which the most recent data are available, provided it is

within the past five (5) years. During an inaugural season, or for nonrecurring events,

the best available good faith estimate of event duration will be used, A facility will not

be deerned 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

proj e -- ted attendarice for a specLator sports facility is certified to be fifty (50) percent or

less o f the
facility,'s seating capacity, to an amount not less than that required for the

certified projected attendance,, at the rate of one (1) space for each ten (10) fixed seats of

certified projected attendance. An application for reduction and the certification shall be

submitted to the Director at least fifteen (15) days prior to the event. When the event is

one ofa series of similarevents, such certification may be submitted for the entire series

fifteen (15) days prior to the first event in the series. If the Director finds that a

certification of projected attendance of fifty (50) percent 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 fifteen (15),days of such submittal, notify the

Pac i I

ity operator that a reduced parking requirement has been approved, with any
conditions deemed appropriate by the Director to ensure adequacy of parking if expected

attQndance should change. The parking requirement reduction may be applied for only if
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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.

12
For 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

12
th

Avenue, as shown in the City of Seattle Comprehensive Plan.

13
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. To the extent that more than one of the

provisions below applies to a niullifamily use, the least of the applicable parking

requirements applies. 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 establisbing, or changing a use under this title.

14
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 ack-nowledged by ttie owner(s). in a form prescribed by the Director, which

st-iall identify the subject property by legal description, and shall acknowledge and

provide notice to any prospective purchasers that specific income limits are a condition

for maintaining the reduced parking requirement.

Section 8. Subsection B of Section 23,54.035 of the Seattle Municipal Code, which

Section was last amended by Ordinance 119238, is amended as follows:

23.54.035 Loading berth requirements and space standards.

B. Exception to Loading Requirements.

1. For uses with less than sixteen thousand (16,000) square feet of gross floor

area which provide a loading space on a street or alley, the loading berth requirements may be

waived by the Director following a review by the Seattle Transportation Department., which finds

that the street or alley berth is adequate.
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3

2. Within the South Iake Union Hub Urban Village and when multip e buildings

share a central loading facility. loading berth requirements mqy be waived or modified if the

Director finds, in consultation with the Seattle Tran~portation Doartment, the following:

a. all loading is proposed to occur on-site; o

6

b. loading that is proposed to occur in a plIblic right-of-nLay can take place

without disMting pedestrian circulation or vehicular traffic; and

c. once located at a central loading facDy, goods can be distributed to

iqv circLilation or vehicular traffic.9ther.hu.11dings on-site without disrup(in- _p............
_q(je~,j

I I

12

13

14

15

6

17

Section 9. Section 23.84.032 of the Seattle Municipal Code, which Section was last

amended by Ordinance 120117, is amended as follows:

23.84.032 Derinitions -- &amp;

"Research and development laboratory" means a ((een-Anereial)) use in which research

and experiments leading to the development of new products are conducted. This use mqy be

associated with an institutional, clinical or commercial use. Space designed for this use Vpicall

hictudes features such as: floor to floor ceiling heights, generally fourteen (14) feet in height or

greater toaccommodate mechanical equipment and laboratory benches plumbed for water

service.

Section 10. Section 23.86.006 of the Seattle Municipal Code, which Section was last

amended by Ordinance 112971, is amended as follows:
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23.86.006 Structure Height.

A. Height Measurement Technique in All Zones Except Downtown Zones and Within

the South Lake Union Hub Urban Village.

,

1. Ihe height shall be measured at the exterior walls of the structure.

Measurement shall be taken at each exterior wall from the existing or finished grade, whichever

is lower, up to a plane essentially parallel to the existing or finished grade. For determining

structure height, the exterior wall shall include a plane between supporting members and between

the roof and the ground. The vertical distance between the existing grade, or finished grade, if

lower, wid the parallel plane above it shall not exceed the maximum height of the zone.

2. When finished grade is lower than existing grade, in order for an upper portion

of an exterior wall to avoid being considered on the same vertical plane as a lower portion, it

must be set back from the lower portion a distance equal to two (2) times the difference between

existing and finished grade on the lower portion of the wall (Exhibit 23.86.006 Al).

3. Depressions such as window wells, stairwells for exits required by other codes,

"barrier free" ramps on grade, and vehicle access driveways into garages shall be disregarded in

determining structure height when in combination they comprise less than fifty percent (50%) of

the facade on which they are located. In such cases, the grade for height measurement purposes

shall be a line between the grade on either side of the depression.

4. No part of the structure, other than those specifically exempted or excepted

under the provisions of the zone, shall extend beyond the plane of the maximum height limit.

5. Underground portions of structures are not included in height calculations. The
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5

12

height of structures shall be calculated from the point at which the sides meet the surface of the

ground.

B. Within the South Lake Union Hub Urban Villa e structprip- 6-jaht hall be

measured forq~~~~ure. All measurements shal I be taken. vertically from

existi
i.g or jinj sL~,~d ade. ,,, hichever i s I ower, to the highest point of the structure located

directlv above each voint o F rneasurenient.

LX-
-

the correspQrAng elevatio,-as at the peri-meter of-the stivcture. T strai~ft lines will be existing

oi- Fipished c,,rade for the parrose of height measurement. When a_~ontour line crosses a facade

linore than once, that contour line will-be disregarded when establishigg existing or finished

tKqde.

Height Averaging for Single-family Zones. In a single family zone, the average

I
.

Each structure used for averaging shall be on the same block front as the lot for

161lowing provisions:

option, used to establish the height limit of the principal structure on that lot, according to the

elevation of the nearest single family structures on either side of a lot may be, at the applicant's

which a height limit is being established. The structures used shall be the nearest single family

structure on each side of the lot, and shall be within one hundred feet (100) of the side lot lines

of the lot

2. The height limit for the lot shall be established by averaging the elevations of

the structures on either side in the following manner:
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a. If the nearest structure on either side has a roof with at least a three-in-

Vvvelve (3:12) pitch, the elevation. to be used for averaging shall be the highest point of that

structure's roof minus five feet (5).

b. If the nearest structure on either side has a flat roof, or a roof with a

pitch of less than three-in-twelve (3:12), the elevation of the highest point of the structure's roof

shall be used for averaging.

c. Rooftop features which are otherwise exempt from height limitations,

Height Exceptions, Section 23.44.012 C, shall not be included in elevation calculations.

d. The two (2) elevations obtained from steps 2a and/or 2b shall be

averaged to derive the height limit for the lot. This height limit shall be the difference in

elevation between the midpoint of a line parallel to the front lot line at the required front setback

and the average elevation derived from 2a and/or 2b.

e. The height measurenient technique used for the lot shall then be the

City's standard measurement technique, Section 23.86.006 A.

3. When there is no single-family structure within one hundred feet (100) on a

side of the lot, or when the nearest single family structure within one hundred feet (100) on a

side of the lot is not on the same block front, the elevation used for averaging on that side shall

be thirty feet (30') plus the ele~, ation of the midpoint of the front lot line of the abutting vacant

lot.

4. When the lot is a comer lot, the height limit may be the highest elevation of the

nearest structure on the same block front, provided that the structure is within one hundred feet

(I 100') of the side lot line of the lot and that both front yards face the same street.

31



J. Roque Deherrera/Mike Podowski

Biotech ordinance.doc

September 22, 2003

version #3

3

4

6

7

8

9

10

2

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

5. In no case shall the height limit established according to these height averaging

provisions be greater than forty feet (40').

6. Lots using height averaging to establish a height limit shall be eligible for the

pitched roofprovisions of Section 23.44.012 B.

((C-.))D. Additional Height on Sloped Lots.

I
-

In certain zones, additional height shall be permitted on sloped lots at the rate

of one foot (P) for each six percent (6%) of slope. For the purpose of this provision, the slope

shall be measured from the exterior wall with the greatest average elevation at existing grade, to

the exterior wall with the lowest average elevation at existing grade. The slope shall be the

difference between the existing grade average elevations of the two (2) walls, expressed as a

percentage of the horizontal distance between the two (2) walls.

2. This additional height shall be permitted on any wall of the structure, provided 1

that on the uphill side(s) of the structure, the height of the wall(s) shall be no greater than the

height limit of the zone (Exhibit 23.86.006 A2).

3. Structures on sloped lots shall also be eligible for the pitched roof provisions

applicable in the zone.

Height Measurement Techniques in Downtown Zones.

1. Determine the major street property line, which shall be the lovs longest street

property line. When the lot has two (2) or more street lot lines of equal length, the applicant shall

choose the major street property line.

2. Determine the slope of the lot along the entire length of the major street

property line.
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3. The maximum height shall be measured as follows:

a. When the slope of the major street property line is less than or equal to

seven and one-half percent (7-1/2%), the elevation of maximum height shall be determined by

adding the maximum permitted height to the existing grade elevation at the midpoint of the

major street property line. On a through lot, the elevation of maximum height shall apply only to

the half of the lot nearest the major street property line. On the other half of a through lot, the

elevation of maximum height shall be determined by the above method using the street lot line

opposite and parallel to the major street property line as depicted in Exhibit 23.86.006 B.

b. When the slope of the major street property line exceeds seven and one-

half percent (7-1/2%), the major street property line shall be divided into four (4) or fewer equal

segments no longer than one hundred twenty feet (120') in length. The elevation of maximum

height shall be determined by adding the maximum permitted height to the existing grade

elevation at the midpoint of each segment. On a through lot, the elevation of maximum height

shall apply only to the half of the lot nearest the major street property line. On the other half of a

through lot, the elevation of maximum height shall be determined by the above method using the

street lot line opposite and parallel to the major street property line, as depicted in Exhibit

23.86.006 C.

c. For lots with more than one (1) street frontage, where there is no street

property line which is essentially parallel to the major street property line, when a measurement

has been made for the portion of the block containing the major street property line, the next

measurement shall be taken from the longest remaining street lot line.
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4. No parts of the structure, other than those specifically exempted or excepted

under the provisions of the zone, shall extend beyond the elevation of maximum height.

5. Underground portions of structures are not included in height calculations. The

height of structures shall be calculated from the point at which the sides meet the surface of the

ground.

((&amp;))F. Determining the Height of Existing Public School Structures. When the height of

the existing public school structure must be measured for purposes of determining the permitted

hei-111-it or lot coverage of a public school structure, either one of the following options may be

used:

1. If all parts of the new roof are pitched at a rate of not less than three to twelve

(3:12), the ridge of the new roof may extend to the highest point of the existing roof. A shed roof

does not qual I fy for this option.

34



1. Roque Deherrera/Mike Podowski

Biotech ordimwce.doc

Septerp ber 22, 2003

version #3

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

2. If all parts of the new roof are not pitched at a rate of not less than three to

twelve (3:12), then the elevation of the new construction may extend to the average height of the

existing structure. The average height shall be determined by measuring the area of each portion

of the building at each height and averaging those areas, as depicted in Exhibit 23.86.006 D.

Section 11. 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 12. This ordinance shall take effect and be in force thirty (30) days from and

after its approval by the Mayor, but if not approved and returned by the Mayor within ten (10)

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

Passed by the City Council the &amp;~' day of ot.(, A~ 2003, and signed by me in open

IN
session in authentication of its passage this Q `;--*y of Qc-cemNr,,~,/0,2003.

'President.

Approved by me this I U day of ~L

Filed by me this L'jfP1 day of

(Seal)
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s, Mayor
I -

Office of the Mayor

AI,Ig~ust 18, 2003

Honorable Peter Steinbrtleck

Pres~dent

Seattle City Council
,,~,d

fall,.- Floor

Dear Council President Steirlbrueck:

I am pleased to frai,,smit the attached ordinance as part of my South Lake Union Action Agenda. The

adoption of th is ordinance v, ii I I proinote arid attract biotechnology developinent in the SouLh Lake

U131011 rle'ghborhood by anien-ding the I-and Use Code to accommodate the
tinNi.ie

and cmergHl"

needs of blotech 1--act"Ities, The ord nance w'il also address a range of 'ssaes that cm-rel-Itty make it

diffict;lt for biotech to corrnpete N,~,Ith other ~ises in Sotith I-ake Union. f am proposllu ~hesc

lid to strengthlen South

Lake Union as a inixed -use area.

Since die ezirlv 'I 980's, biotech oses Jave been agrowiii- presence in the neighborhood. Local

enterprises sLich as the Fred IlUtChinsou Cancer Research Center -and 7-vmoGenetics have already

invested M the ricighborhood and pl-OViCL' a fOUndation for a strong medi,eal rescarch and

(level opin eRL hUb. As a center cItAl neighborhood, strategical located between DoNvntown and the

University of Washirigton. Sotith L.ake Union is an ideall place for future blotcch development. The

proposed coch-- amenda-lents are onetvav that ve, caa do otir part to help ensure that the Promise of

biotech development 'is realized,

Lake UnJon neighborhood.

Please 'Oifl iIIC III SLIpporting a rwinber Of City initiatives ranging from investing in transpoit.ation and

Othi-r ll)fi`,--[--,trUCtLlFe to J)rogramnjanc and re,g;!'Iatj:y reforms underway to help promote jolocreation

i-n-I the biotech IndUstry, I ~)eheve this is kley to the f1iture economic health of the city and the South

IMike Podowski at 386-1988.

Thank you for ~ our eonsideration of this legislation. Should you have questions, please contact

M 11, 1vor of S
~,pttle

GRF'o Nk-'KELS.

cc: "Ti oi i, b~ Members of ~d"Sca*, city-C. dtmil-,....

600 Fourth Aven---ic, Vh flo6r, Seatflc. AKA 98104-8154

Tel: (206) 694-4000,TT)D: (206) 684-8811 Fax: (206) 684-5360, E:mail: Tnayors.o~"Fice,','-7),Ci.seittle.wa.us

An equali affirmative action en-iplover. Acconiniodations for people with disabilitics provided upon
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FISCAL NOTE FOR NON-CAPITAL PROJECTS

,_Deparlmonl:
Design, Constniction and

Land Use

Contact Person/Phone: DOF An a4st/Phone:

NlIkc Podowski/386-1988 Casey Doyle/684-8075

Legislation Title:

An ordinance relating to land use and zoning; amending Seattle Municipal Code Sections

23.41.012, 23.47.012, 23.48.010, 23.50.020, 23.50.026, 23.50.028, 23.54.015, 23.54.035,

23.84.032 and 2-3.86.006 to address the unique needs or features of biotech uses in South Lake

Union.

Summary of the Legislation:

he proposed aniendmetits to the Land Use Code address five issues:

I
.

Allow additional height and revise the method by which height is measured;
2. Revise density limits to acknowledge mechanical equipment and ventilation needs

within buildings;

3. Modifyand allow flexibility in locating rooftop mechanical equipment;

4. Modify the amount of parking required for research and development use; and

5. Revise the definition.for research and development uses.

~
Backeround:

s a center city urban villa-ge, strategically located between Downtown and the

University of Washington, South Lake -Uruon is acknowledged as an ideal place for

biotech development. DCLU is proposing the code amendments in order to ensure that

the promise of biotech development is realized.

X This legislation does not have any financial implications.
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DIRECTOR's REPORT AM) REcOMMENDATION
Biotech Related Amendments

INTRODUICTION

SOLIth

1
-
.
' kc Union (SLU) is a "Center City" ncighborbood, one of the neighborhoods

adJacent to downtown, that-is also ideally sittiated het-,~,,eeji downtown and the University

of NVashington, N'luch atteivion has been paid to the neighborhood as a future center for
Z:) -ZD

the biotechnology or -'biotech" llndustr-~,. The Mayor's strategy for South Lake Union is
Z:~~ Z7

-,

for the area to become a hub for blotedi USe. A D't,.rnber of Cifv iriltlatINTes ran~_,Ing from

investin,c) ~'n, transportaition and other InfrastructLIT-C to prograniniatife and regulatory

refornis are under-way to help proniote job creation in theblotech industry for the future

econornic health oftlic city and the Soutli Lake Union neigbborhood.

The Soath Lake Union area lias historically been a light rnanufactuning and commercial

lei L I -ULI]arly downtown. Thearea sciA~Irig other cornme- 'all ises 'n the region, pai

importance ofIblotech uses -
i'
s recognized in the currentneighborhood plan, South Lake

I-Tillon 2014, adopted in 1997, as are other commercial and residential uses. This eclectic

inix oil uses is one of the matili characterislics oftlie South La'ke tjniori nei-liborhood.

Since the carly 1980's- biotech Lises ha%,Tl- been a ~-,rowlrio presence in the neighborhood.

Local enterprises such as the Fred Flute]-iflison Cancer Research Center Wid

ZymoGenetics ha~,e established a stront; presence in the neighborhood and provide a

foundation lor a strong medical research and deN,,clopnient hub.

IndLIStrial Coniniercial (IC) zonnicy v.~'as created in the mid-80s and applied in the South

Lake Uw'on area to attract research and de~-elopjiicnt tises, in partICLIIar biotech and

softkvare developrilent businesses, These uses are best located in areas where light

nianufactUrIII(F, research and developnient laboratories arid office use can be co-located

within one neilgliborhood or in the sanie building. fC zoning applies to rntich of the

middle third oftbe South L.ake [Jiilion Neigliborliood. The zoning that makes up the

ren-lainder offfie nelcbbodhood.. Corninercial (G), Neighborhood Commercial (NQ and

Scattle Cascade Mixed (SCM) zoiies, all allow biotech use in some capacity.

Over the past fifIcen ~ ears sevcral bu.]
1Y "Id'ri,sha~,,-c been converted or constructed for

rmbiolectireseareliaii(Idevelopi-neiit. StLtdvofthesubLi'](Iiligsprov'desusefLil'nfo ation

about the proposed adjustillents to tile zoning in South Lake Union. These adiustments

effecti-v-ely would update the zon]n,(,-', to IIICCt t1-IC MINLIC characteristics of modem biotech

uses that have evoh,-ed since die zomng to encourage sach use was first conceived.

This report reexamines how Seattle's zoiiing addresses biomedical uses and how zoning

can help stimulate a nei Ighborbood that is poised to flourish as a center for biomedical

research and developnieiit. Fuither consideration is anticipated in future efforts to

augggnerit blorriedical ar.d other commercial devc1opment in the area with a vital mix of

resi&amp;mtlal ~ind support sen,iccs -in proxinuty, to the enhanced infrastructure planned. This

report concludes vith proposed zoning amendments to implement the Mayor's vision for

the South T-ake Union neighborhood.

Attachment I to the Fiscal Note
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BACKGROUND
The topography of the South Lake Union neighborhood is a basin sloping to the lake

T1 downtown. The larld is bighest around the perimeters of the neighborhood and
lowest at th.e center of thc netglibodlood gi-terally at Westlake and Terry Avenues and
dowii to the sliore ofLake Union. The boundaries of the neighborhood are roughly 1-5

on tlic cast., Denuv ~Vay on the soutli, Aurora Avenue on the west and the shoreline of
Lake Union to the nort-h. Tfic neighborliood consists of a mixture of building types and
uses, The diversity Of LiSeS ranges from residential to industrial and includes uses such as

mantime, retall, artisan, blotechnical md social services. The neighborhood has served

as a commercial and
11"glit lindustrial support area to the city since the 1880's. Over the

last decade, Soutt-i Lake Union's atiractiveness as a location for high tech and biotech

research and developirient uses lias become more and more apparent. New development
tends to be larger than existim, uses in the iielghborhood, lending a variation in the scale

of development throughout the neighborhood as nev~T development replaces existing older

Existing Zoning
.A nelghborhood's cliaractcr generally reflects its historical evolution and the zoning is

intended lo indicate as inuch as is possible, the relative scale and intensity of activity that

is bodh present and desired as tlic nelgliborhood continues to develop. Zoning in South:n

Lake Umou consists of Neighborbood Corninercial ') (NC3), Commercial I and 2 (Cl
and 2)). Industrial Coiiuncr6al (IC) and Seattle Cascade Mixed (SCM) zones.

See the maps at the end of the reportfor the location of the zones and height limits,

Commercial Zones (NC.3, C1 and C2). These areas C,;~enerally provide locations for a

ran-c of develol)mcnt types includHig: sin C5 Ic purpose conimercial structures, multi-story
mi Qxed-use developine!it with commercial uses alon the street front and multi-story
resi dent] a Is truc tures. The general characteristics of tbothree zone designations are

described 1'n i-iore detail belo,,v:

Neighborhood Conirnerciial 3 (NC-1) is a pedestrian-oriented shopping district

serving the surrounding nei-gliborhood and a larger community or citywide
clientele. The area provides for comparison sliopping with a wide range ofretail

goods and services. The area also provides offices and business support services

that are compatible witl,~ the retal I cli aracter of the area and may also include

residences.

Commercial I
(C'I ) is an auto-oriented, primarily retail/service commercial area

that serves SUITOunding, nelghborhoods and the larger community or citywide
cliente1c. The area provi des a v~, I

de range o Ccommercial services, including

retail, offices and business support sen1ces, and may also provide for residential

uses aL llirfted dertsitics.

Commercial 2
~.(C2) is an auto-oriented, primarily non-retail commercial area that

provides a wide range of commercial activities serving a citywide function.

T'hese areas provide employment opportunities, business support services and
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locations for light manufactuning and warehouse uses, and may also provide for

residential uses at limited densities.

Height limits are applied independently of zoning in the South Lake Union

neigliborhood, This allows talloring developmerit Intensity to the character of different

areas. Height limits in the area raiwe from 40 feet near Lake Union to 65 feet and 85

feet
I n the reii-iainder of the neighborhood, rising to 125 feet by Denny Way. Anumber

of diffierent factors are considered when designating the height limit in a specific location,

including:

" The character of the surrounding area: higher height districts are appropriate next

to Do,,vritown Seattle.

" Topographical conditions and views: height limits are intended to reinforce the

natural topography of the area and are set to reduce the potential of view

blockage.

Industrial Commercial Zone. The IC zone was created to promote development of

businesses, particularly nexv technology oriented uses. These businesses incorporate a

mix of industrial and cominercial acti~,,-ities includin~_, manufacturing and research and

developnient, while acconiniodatin- a wide range ol"other eiriployrrient activities. The

development standards are interided to create an crix,iroiwnent that is attractive to

zn

business and recognizes the economic constraints that face new development.

Seattle Cascade Mixed Zone. The intent of the SCM zone is to encourage a mixed use

neighborhood while encouraginq g residential development in mixed-use structures with an

active pedestrian-orientled street front.

Applicable Comprehensive Plan Goals and Policies

Seattle's Comprehensive Plan outlines gerieral goalsand policies for various land use

areas as well as guidelines for economic development, According to the plan, "Goals

represent the results that the City hopes to realize over tinic, perhaps within the twenty-

year life ofthe plan... '"I'licther expressed in terms of nuiribers or only as directions for

future cliange. goals are not gLtar.antees or rriandates." The plan also states, "Policies

should be read as if preceded by the words 'it is the City's general policy to'..." The

proposed 1,and 1-1se Code amendments are consistent with the goals and policies of the

City's Conipi-chensive Plaa, A few ofthe applicable Soals/policies are presented here:

Goals J'or Mixed-Use Corrimercial Areas:

9 Provide for a diversitv of uses that contribute to the city's total employment base

and provide the services necdcd bv the cit 's residents and businesses..y

9 Encourage business creation. expansion and vitality, while maintaining

compatibility NvI (fi the nel ghborhood-serving character of business districts, and

the character of surrounding areas.
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Provide locations for accommodating a wide range of character and function that

serve the employment, service, retail and housing needs of Seattle's existing and
future population.

Goals for Industrial Areas:

" Accommodate the expansion of existing businesses and stabilize existing
industrial areas. Promote opportunities for new businesses that are supportive of
the goals for industrial areas.

" Consider manufacturing uses, advanced technology industries and a wide range of
industrial-related commercial functions, such as warehouse and distribution

activities appropriate for industrial areas.

Goals for Economic Development:
0 Seek ways to create a local business environment that promotes the establishment,

retention, and expansion of li
ig-11 -technology industries in the city. Where

possible, look for opportunities to link these businesses to existing research

institutions, hospitals, educational institutions and other technology businesses.

9 Pursue opportunities for growth and strategic development, where appropriate, in,

urban centers and h LIT-) urban villagcs, ;~Ii ich are planned for the greatest

concentrations ofjobs a-ad job growth outside of downtown.

South Lake Union Neighborhood Plan

The South Lake Union Neighborhood Plan was recognized by the City Council in 1997; a
mimber of goals and polices were adopted into the Comprehensive Plan. Those goals and

policies focused on three areas: neighborhood character, parks and open space, and

transportation. The proposed code amendments help promote biotech use as one of the

varied uses present in this mixed use neighborhood. The proposal is consistent with the

goals and policies that apply in the neighborhood, which can be summarized by policy

SLU-Gl, which describes the neighborhood as "a mixed use neighborhood with an

emphasis on small business and light industry."

Updated Growth Figures -- Housing and Job Growth
Fmployment growth in the South Lake Union neighborhood has been higher than the

gro,,N1 Lh goals in the City's Comprehensive Plan and used by the South Lake Union

neig,liborhood planners in preparing their neighborhood plan. Property owners and others

have reported that the capacity of the existing zoning and the nature of the real estate

market will likely lead to more growth in the neighborhood than currently acknowledged.

For planning purposes, the City contracted the services of a real estate market analyst to

examine the likely growth that can be accommodated in the neighborhood and compare
this to other forecasts, prepared separately by the City of Seattle and the Puget Sound
Regional Council. The real estate consultant, Heartland, prepared an analysis that

conc it uded that the neighborhood could reasonably accommodate growth that is closer to

the capacity of the existing zoning than the other forecasts indicated. The Heartland

forecast indicates that approximately 10,000 housing units and 20,000 jobs can be
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accommodated in the neighborhood ftom. now until 2020. From a real estate market

perspective, this capacity is also thought to be a forecast of what is likely to occur in the

long-term planning period.

Biotech Develgpment

Of the overall growth forecast, biotech development is estimated to make up

ap roxii-nately 35 percent of the overall employment growth forecasted. The biotech
.

P

sbare ofthe overall growth is approximately 8,000 biotech jobs, which translates into

about 4 million square feet of building space.

Over the past ten years a number of buildings have been converted or constructed for

biotechnology or "biotech" research and development use. Study of these buildings

shows that adjustments to the zoning in South Lake Union are needed because of the

unique needs or features of biotecli uses. These features include tall floor to floor heights

and specialized mechanical equipment.

HousiLig

Legislation accompanying this report addresses the zoning issues that pose problems or

challenges for biotech development. The South Lake Union Neighborhood is

characterized by a mix of uses, including residential use. The existing zoning, with the

exception of the Industrial Commercial zone, allows residential use, although in some

cases stibiect to si)ecial consideration in the form of an administrative conditional use

review.

DCLU is interested in examining issues about how housing can continue to be a part of

the mix in a mixed use, commercial neighborhood. South Lake Union is such a mixed

use neighborhood with a strong commercial presence. To help fulfill jobs/housing

balance goals, it will be important to encourage a variety of housing types, while adding

to the housing supply, which is key to a successful strategy for urban centers and villages.

The following are examples of regulatory considerations, for future community
discussion:

Examine how residential use is permitted in commercial zones, for example,

permitted outright vs. conditional use.

Examine the appropriateness of development standards that only apply for

residential use in mixed use and single purpose residential structures. This

includes upper-level lot coverage limits.

Review the Industrial Commercial (IC) zoned area, where residential use is

currently not allowed.

Examine height limit changes to help encourage housing development.

Explore the use of incentive zoning provisions, such as transfer of development

rights (TDR) and Bonus programs.
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ANALYSIS

As a center city urban village, strategically located between Downtown and the

University of Washington, South Lake Union is acknowledged as an ideal place for

biotech development. In order to help ensure that the promise of biotech development is

realized, DCLU is proposing amendments to the Land Use Code as follows:

1
.

Allow additional height and revise the method by which height is measured;
2. Revise density limits to acknowledge mechanical equipment and ventilation needs

within buildings;

3. Modify and allow flexibility in locating rooftop mechanical equipment;
4. Modify the amount of parkiiig required for research and development use; and
5. Revise the definition for research and development uses.

Maxiniiiiii Buildin!~ Height,

A feature of biotech use is research laboratories, which typically require
floor to floor heights in excess of 14 feet to accommodate needed mechanical equipment
and v-~ntilation. Under current zoning, 11'] 4 foot floor to floor height is designed for a

biotech use, the develloprne,~it inay not be able to achieve the same number of floors as,
for -example, an office buildiiig. This often results in a competitive disadvantage for

bulldinlgs containing a biotech use when compared with buildings employing standard

dinicilsions for office or other commercial uses.

Proposal: Allow up to 10 to 20 feet of additional height for biotech development,
depending on the zone.

When existing height limits of 65 feet, 75 feet and 85 feet were created, development
anticipated by these height limits, assumed largely office, retail and residential use.

Tl-,Qse uses typically require floor to floor heights of I I to 13 feet.

Without additional height, biotech development will be constructed with less than

optim.al configurations. Existing height limits would require that mechanical equipment
be incorporated in a manner that compromises the function of the equipment or the

research and development activities conducted within the building.

The additional height proposed to be allowed would apply only in zones with a height
111nit or 65, 75 or 85 feet (see the niap at the end of the report, which shows the mapped
h6ght iinaits). In the Cascade Neighborhood, where the Seattle Cascade
XJi x edl/ Residential (SCM/R) zone appl es, the height limit is 55 feet for non-residential

devel" opri-tent and 75 feet for residential and mixed use development (requirements for

mixed use development can be met in the same structure or, in some cases, in different

structures). The proposal amendments would continue to emphasize residential use in the

SCM/R zone, but would allow additional height for biotech development which could

then reach 85 feet.
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The following chart shows the number of floors possible under existing and proposed

height limits, using, tbe typical floor to floor heights for biotech and other uses:

E-0stimy Use Current Proposed Proposed Proposed

Height Number of Additional Maximum Number of

Limits Floors x Floor Height Height Floors x

to Floor Possible Floor to

Height* Floor Height

65' Office, retail, 6 floors x Ill N.A. 65'

residential 5 floors x 13'

Biotech 4 floors -( 14' 20 feet 85' 6 floors x 14'

4 floors x 16' 5 floors x 16'

75~' Office, retail, 6 floors x 11, N.A. 75'

residential 5 floors x 13'

Biotech 4 floors x 14' 10 feet 85' 6 floors x 14'

4 floors x 16' 5 floors x 16'

85' Office, retail, 7 floors, x 111 N.A. 85'

residential 6 Iloors x 131

Biotech 6 floors x 14' 20 feet 105' 7 floors x 14'

5 floors x 16' 6 floors x 16'

These floor to floor heights inclt&amp; some "interstitial" space that contais utilities like

plumbing and ventilation. Sorne or all floors may be slightly taller or shorter than the number

reported.

Taller buildings will result from adoption of the proposal. The neighborhood's

topography, slopin dm~~ n from its perimeters toward the center of the neighborhood, and

toNN,ard Lake Union, ~,vdl help to lessen the impact of taller buildings on nearby

development, within and SUITOLIT-IdIng the neighborhood. Further, approval of additional

~,
I I 1 11hel,,ht NN ouldbe conditioned upon meeting crite 'a intended to ensure that the height is

necessary to accon-irnodate a biotcch use.

These conditions require that:

0 at least two floors in the building must have a minimumfloor to floor height of

14%

the additional height is needed to accommodate mechanical equipment; and

no more floors would be constructed than could be built with I V floor to floor

heights under the mapped height limit.

These conditions are expected to be sufficient to ensure that the provisions for additional

he"Wlit are limited to biotech and research and development use. Costs associated with
t~

devc1oping such space are very hi-1-1. This is due to construction type (concrete and

steel), spe-ialized mechanical equipment, and fire and life safety design features required

by various codes.

Height Measurement

Generally, the current code height measurement technique requires that height be

measured at each exterior wall, from existing or finished grade, whichever is lower, to a

plane essentially parallel to the existing or finished grade. For example, in a NC3/65
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zone the allowable building envelope for a structure would be a three dimensional

representation of the ground, raised to an.elevation of 65 feet

See Attachment A for Exhibits A through G at the end of this report.

These figures demonstrate the effects that unusual topographies have on allowable

buildinl- envelopes. Exhibit A sho-,,,,-s the effects of a large depression located in the

middic of a development site: Fxhlbit B shows the effects that a similardepression might
have if it were straddling a fa~ade of a structure; and Exhibit C shows the effects of

meandering topographic lines. In situations such as these, application of the current

height measurement technique often results in unintended consequences and the loss of

development potential on the site for no credible reason. This can be most easily
understood by comparing the building envelopes shown in Exhibits A, B and C with

Fxblibl( G (at the end of ffiis report), which shows the allowable building envelope for an

NC3 65 zone when a lot is predominantly flat.

Proposal: Apply a height measurement technique similarto that used downtown,
using the street frontage of the property to determine building height, for

sites in South Lake Union.

DCLU is proposing to amend the height measurement technique for the South Lake
Unimi Urban Village. Exhibits D, E and F (at the end of this report) show the allowable

buildliqg envelopes that would result if the new technique were adopted. The proposed
technique straightens meanderinc, contour lines and disregards depressions and mounds
that undermine reasoiiable expectatiotis for development. The resulting development
from applicatlon of th is nicasurement technique will not be significantly taller nor will it

contain ri-iore floors than development using the current technique. In most cases, the

result will be complete floors where only partial floors could be built before. Therefore,

the new height measurement technique will help achieve development capacity already

theoretically allowed by the current zoning.

E-ARARoor Area Ratio

Allowed development density, achievable through FAR, or Floor Area Ratio, is a ratio

that 11mits floor area as a proportion of lot area. Downtown, 3.5% of mechanical

equipnient is exempt from FAR calculations, but there is no such exemption from FAR
calculat'lons for mechanical equipment in Commercial and Industrial Zones where FAR
limlit's apply. The exemption used Do,,\,nfown was generally established for office and
hotel uses in highnise development. Based on discussion with biotech industry

representatives aud fbjeir building designers, specialized mechanical equipment
requirements for research laboratories consume anywhere from 8% to 15% of overall

floor area.

Proposal: Exempt from the FAR calculations up to 15 percent of overall floor area

for mechanical equipment for biotech development.
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Frequently, equipment, delivery systems, electrical wiring and ventilation systems are

coii lal n ed within a structure, in addition to being placed on a roof Current requirements

for calculating floor area subject to FAR limits in the zones in South Lake Union do not

recognize that an appreciable portion of the building interior is not usable floor area. One

of the mani purposes of FAR is to limit usable floor area in order to address the impacts

associated with the density of development. Thus, exempting a reasonable amount of

area dedicated to mechanical equipment, 15%, serves the intent of the FAR limits while

prevenfing a situation in which develop-mcnt with special mechanical needs is

unnecessarily penalized in terms of useable floor area.

During plan review, floor area containing mechanical equipment, up to a maximum of

15%, is proposed to be exempted from, floor area calculations. Development standards

govern in - the bulk and scale of d eve I opment will remain as they are today, thereby

en s-u rl n g that excluding floor area from FAR calculation will not result in larger or

bu IkIl er buildings. DCLU would maintain the authority to mitigate bulk and scale impacts

throu IF I the enviroji-mental and desi-n review processes, where applicable (e.g. designC11

review is not applicable in the IC zone) In addition, the proposal only applies to

development in zones where FAR is limited (C and NC zones with height limits of 85

feet or higher). Thus, this proposed amendment would apply to a relatively small number

of projects.

Roof Tqp Enclosures a:nd Screening

mechanical systein demands for biotech development results in the need to cover

more of the area of the roof with equipment than current regulations allow. Biotech

development equipment needs can be three times that of a typical office building. The

current roof top coverage allowed for penthouses and equipment that are located above

the height limit is 20%, with an increase to 25% if equipment is screened.

Proposal: Increase the allowable roof top coverage area if equipment is screened,

and provide flexibility in the code so that screening and equipment

setbacks may be adJusted depending upon factors such as the height of

the building.

Rooftop equipment of varying sizes can be observed in Seattle as development has

occurred according to different regulations allowing varying amounts of rooftop

coverage. In addition, buildings, such as the Rosen Building in the South Lake Union

area, are below the maximum height limit and limits on how much of the roof area can be

covered by mechanical equipment do not apply. Therefore, allowing more coverage

would not cause new development to be out of character with its surroundings.

Therefore, the most importam issues with respect to rooftop mechanical equipment are

aesthetic: 1) creating a break in the building envelop so that the equipment penthouse

does not add to the appearance ofbulk of the total structure; and 2) design integration of

t1hepenthouse with the building.

Attachment I to the Fiscal Note



Mike Podowski and Roque Dehet,

Biotech Report

August 8, 2003

The proposal addresses these issues by: limiting roof coverage to 65%; retaining the 15'

maximum height limit for rooftop equipment; requiring ten foot setbacks from the edges
of the roof-, and requiring that the equipment be screened. In addition, for development

subject to Design Review, design guidelines address integration of the various features of

a building (such as rooftop equipment) along with other relevant design issues.

Parking

In establishing the minimum amount ofparking that must be provided for a particular

use, several factors are considered or weighed and balanced, including:

" demand for parking;

" on-street parking use and congestion;

long term vs. short term characteristics of the parking demand;

transportation goals and policies;

the cost of providing parking (structured parking costs between $20,000 and

$30,000 per space)

Perhaps the most significant factor in establishing a parking requirement is the nature of
Vie use: when employees and customers/clients are in the building, length of stay and the

number of people at any one time that occupy a building. The intent ofparking

requirements is to help ensure that riew development provides sufficient parking to serve

its needs without causing significant spill-over parking onto nearby streets. This is

balanced against other transportation and land use goals and policies, such as preserving
or creating an active pedestrian environment or limiting single occupant vehicle use.

Laboratory research and other activities typically associated with biotech development
are currently required to provide parking in excess of the demand generated by biotech

businesses. Biotech industry representatives report that the code requires more parking
than is used by their employees. This trend is supported by data provided by a national

source for parking demand research and by DCLU's examination of the nature of biotech

development.

The parking requirement for research and development is one parking space for every

1,000 square feet of building area. This mirrorsthe requirement for administrative office

use. When current requirements were established it was believed that research and

development and admiDistrative office uses would function in similarways. Lowering
the parking reqtil-rement for biotech development is supported by data from the Institute

of Transportation Engineers Parking Generation manual (2
d

edition), which reports a

peak parking demand for research use that is roughly 63% of the peak parking demand
rate for office.

In addition, biotech representatives report that: biotech companies and institutions

generally have half the number of employees per square foot ofbuilding area than office

u,~c', due to the presence of substantial mechanical and laboratory equipment; and

eniployees work in shifts, resulting in fewer people on the site at any one time. In

recognition of these factors, DCLU proposes to reduce the current parking requirement
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by 30% to one parking space for every 1,500 square feet of research and development

laboratory use in South Lake Union.

Proposal:

Revise the amount of parking required for research and development

laboratory use in Soutli Lake Union from the current requirement of I space

for each 1,000 square feet of floor area to one space for every 1,500 square

feet.

Loading

Load] iig berth requirements exceed demand for these facilities as well. TheLandUse

Code currently requires that loading space be provided according to category of use. The

code does not recognize the centralized load', ag facilities of campus style development

such as the Fred Hutchinson Cancer Research Center. The proposed amendments would

Ide tlprov ie Director of DCLU the discretion to permit a centralized loading facility, if the

pen-rilt applicant can denwastrate that the facility can adequately and effectively serve the

use. Cniteria are proposed that provide guidance for the Director's decision. The criteria

foctis on ensurin- that loadim, actiNil-- les do not disrupt pedestrian and vehicle traffic on

nearby rights-of-way. In add`!t~o;-, the Director would consult with the Director of the

Department of Transportation in making the decision.

Proposal:

Revise the amount of loading berths required to recognize centralized

facilities.

Land Use Code Definition of "Research and Development Laboratonf Use

The definition of research and development laboratory was intended to recognize the

eme?-,-ing business sector of research and development laboratories related to biotech and

computer software endeavors. The Industrial Commercial (IC) zone was specifically

created and applied in such areas as South Lake Union to attract research and

development use, in particular, biotechnology businesses. IC allows for a wide range of

uses from manufacturing to laboratory research to administrative office that typically

make up such business endeavors.

The current Land Use Code definition of research and development does not address the

nonprofit entities that are engaged in research and development activities. Currently only

private sector, for-profit commercial ;.-ntities are recognized. Further, the existing

definition does not recognize that research and development use does not always lead to

the production of tangible goods, such as pharmaceuticals. Intellectual property and

advancements are often the products of biotech related research and development uses.

The proposed changes to the definition are intended to further refine and clarify the

definition of "Research and Development Lahoratory."

This amendment is proposed to apply citywide. Though the proposal is not a change in

how uses are regulated, there may be some concern with the change since the definition
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would apply to non-biotech research and development uses as well, including computer
software or internet related businesses. However, while some aspects of computer related

businesses may be classified as research and development, in most instances the use it

categorized as adrytimistrative office. Generally, classification of a use is determined by
the configuration ofspacc in a strUcturc, the nature of the business and.its services or

products, and staildard or slinlilar defiriltions of like uses. As the biotech sector has

evolved, a better widerstankilrip of its needs and characteristics has emer-ed, which not

OTIly allows tbe developuic-nt of a more precise definition, and an opportunity to

appropriately classify the use.

REcomMENDATION
Theattached ordinance is proposed to further the South Lake Union Neighborhood vision

as a hub for the bioteclinology industry. Further, the proposed Land Use Code
amendmerits are consistent with ffie Comprehensive Plan's Land Use and Economic

Develoniiient Policies encouraging iiew employment opportunities, a diverse

en-iployinent base within the city, and active mixed use neighborhoods.

DCLU recommends approval of the proposed ordinance, which in summary achieves the

following:

1. Maximum Building Height
" Allow up to 10 to 20 feet of additional height for biotech development in the

South Lake Umon Urban Village.

" Amend the height measurement technique for sites in the South Lake Union

Urban Village.

2. FAR (Floor Area Ratio)

Allow up to a 15% exemption in FAR for mechanical equipment for biotech development
in tl~,e South Lake Union Urban Village.

3. Roof Top Enclosures and Screening
Increase the allowable roof top coverage area to 65% if equipment is screened, and

provide flexibility pursuant to Design Review so that screening and equipment setbacks

maybe adjusted, within the South Lake Union Urban Village.

4. Parking

Revise the amount of parking required for research and development laboratory ftom I

ljs~pacc for eacb 1,000 square feet to I space for each 1,500 square feet of floor area within

the South Lake Utlion Urban Village.

5. Land Use Code Definitions

Clarify the definition of "research and development laboratory" for application citywide.

DCLU, in making recommendations, has considered recommendations or comments
from any affected departments, other government agencies or citizens. Environmental
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review was conducted and a Declaration of Non-significance (no envirom-nental impact

statement required) was issued. These materials are available upon request.
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South Lake Union

Height Limits

Attachment A: Illustrations of the Height Measurement Technique, Exhibits A through G.
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Attachment A to the Director's Report
Illustrations of the Height Measurement Technique

Exhibits A, B and C illustrate the application of the current measurement technique

(used in commercial and industrial zones) to different sites.

Generally, the current code height measurement technique requires that height he

measured at each exterior wall, from existing or finished grade, whichever is lower, to a

plane essentially parallel to fl, existing or finished grade. For example, in a NC3/65-e

zone the allow~w,~ bui IdItiL, enveiope for a stracture would be a three dimensional

represeliLation of the grow-id, raised to an elevation of 65 feet.

Exhibit A - an example of a site with a depression (topographic low-point) in the
.

center of the site. The volume represents the allowable building envelope created by
the measurement technique currently applied in South Lake Union.
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Exhibit B - an example of a site with a depression (topographic low-point) along one

side of the site, The volume represents the allowable building envelope created by
the measurement technique currently applied in South Lake Union.

Exhibit C - an example of an irregular, sloping site. The volume represents the

allowable buildin2 envelope created by the measurement technique currently

applied in South Lake Union.
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Exhibits D, E and F illustrate the application of the proposed measurement

tech n ique (to be used in commercial and industrial zones in South Lake Union) to

differeiA sites.

The proposcd technique straiglitens meandering contour lines and disregards depressions

and iiioLtnds that undermine reasonable expectations for development. The resulting

development from applicatioii of this measurement technique will not be significantly

taller nor will it contain more floors t1iui development using the current technique. In

most cases, the result v~.,] I I be coi aplej e floors where only partial floors could be built

before.

Exhibit D - an example of a site with a depression (topographic low-point) in the

center of the site. The volume represents the allowable building envelope created by

the proposed measurement technique for South Lake Union.
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Exhibit E - an example of a site with a depression (topographic low-point) along one

side of the site. The -volume represents the allowable building envelope created by
the proposed measurement technique for South Lake Union.

Exhibit F - an example of an irregular, sloping site. The volume represents the

allowable building envelope created by the proposed measurement technique for

South Lahe Union.
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Exhibit G - an example of tb e allowable building envelope for an NC3-65' zone

when the site is predominantly flat.
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ORDINANCE

6

7

8

9

10

11

12

13

123.41.012, 23.4-1.0 t2, 23.48.010, 23.50.020, 23.50.026, 23.50.028, 23.54.015, 23.54.035,

23.84.032 and 23.86.006 to address the unique needs or featuces of biotech uses in South

Lake Union, and to correct minor errors and omissions.

AN ORD I NIANCE relating to land use and zoning; amending Seattle Municipal Code Sections
C,

WHEREAS, the City Council adopted Resolution 30610 affirming the City of Seattle's

con',,initment to making the SOUtlil LA-e ILTnion area the region's most competitive location

for biotech researcli and nianLIEICturing, clean energy, advanced energy technology

research, mainifacturing- and distribution, other h1-1
:71 -_

i-tech research and manufacturing,

and other innovative ClArepreneurial high-tech indiustries; and

WHEREAS, the City Council adopted Resolution 30542 emphasizing the City's commitment to

regional economic strategies, iiicliiding supporting the redevelopment of the South Lake

Union area for the regional expans] on of tb e bio-medical and bio-information sectors; and

WHEREAS, the City Council finds that this ordinance should be adopted consistent with the

referenced resolutions and for the reasons contained in the Director's Report on the

proposed Biotech Related Amendiiients, August 11, 2003; NOW, THEREFORE,

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

Section 1. Subsection B of Section 23.41.012 of the Seattle Municipal Code, which

Section was last amended by Ordinance 120928, is amended as follows:

23.41.012 Development standard departures.

B. Departures maybe granted from the following requirements:

1. Structure width and depth limits;

2. S etV ack requirements;

3. Modulation requirements;

4. SCM zone facade requirements, including transparency and blank facade

provisions;

I
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use buildings;

5. Design, location on the lot and access to parking requirements;

6. Open space or common recreation area requirements;

7. Lot coverage limits;

8. Rooftqp coverage limits that =ly within the South Lake Union Hub Urban

((g-.)) Screening and landscaping requirements;

10. ((9-)) Standards for the location and design of nonresidential uses in mixed

11. ((4-0-.)) Within Urban Centers, in L3 zones only, the pitched roof of a

structure, as provided in Section 23.45.009 C, may incorporate'additional height of up to twenty

(20) percent of the maximum height permitted, as provided~in Section 23.45.009 A, subject to

the following limitations:

a. A pitched roof may not incorporate the additional height if the structure

is on a lot abutting or across a street or alley fro 1-A a single-family residential zone,

b. The proposed structure must be compatible with the general

development potential anticipated within'the zone,

c. The additional height must not substantially interfere with views from
i

up-slope properties, and

d. No m0re than one (1) project on one (1) site within each Urban

Center may incorporate additional height in the pitched roofs of its structures pursuant to this

sl'ibsection unless development regulations enacted pursuant to a neighborhood planning process

allow other projects to incorporate such additional height;
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L2. ((44-)) Building height within the Roosevelt Commercial Core (up to an

2 additional three (3) feet) for properties zoned NC3-65', (Exhibit 23.41.012 A, Roosevelt

3 Commercial Core);

4
13. ((4-2L.-)) Building height within the Ballard Municipal Cbnter master plan area,

5

for properties zoned NC3-65', (Exhibit 23.41.012 B, Ballard Municipal, Center Master Plan

6

Area). The additional height may not exceed nine (9) feet, and may.be granted only for

7

townhouses that ftont a mid-block pedestrian connection or a park identified in the Ballard

Municipal Center Master Plan;

14. ((4-3-.)) Reduction in required parkingfor ground level retail uses that abut

established mid-block pedestrian connections through private property as identified in the

"Ballard M.-Liii.icipal Center Master Plan Design Guidelines, 2000." The parking requirement must

be no less than the required parking for Pedestrian 1 designated

areas shown in Section 23.47.044 Chart

15 it, or Stadium Transition Overlay District street fagade((447)) Downtow~

requirements;

16. ((4-54)) Dqr~Tntown upper-level development standards;

L7. ((4-6-.))/, Downtown coverage and floor size limits;

18. Downtown maximum wall dimensions;

L9:, ~((4-&amp;))
Downtown street level use requirements;

29. ((49-)) Combined coverage of all rooftop features in downtown zones subject

to the limitations in Section 23.49.008 C2; and

21. Certain conditions to allowance of additional height in DOC I and

DOC 2 zones pursuant to subsection 23.49.008 A 2, as follows:
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a. Limits on gross floor area of stories under subsection 23.49.008

b. Percentages of lot area that must be occupied by open spac6 or by

tructures no greater than thirty-five (3 5) or sixty-five (65) feet in height, under subsection

23.49.008 A2b(l).

2~2. ((24-.)) Building height in Lowrise zones, and parking standards of Section

23.54.015 in Midrise and Commercial zones, in order to protect existing trees as provided in

Chapter 25.11;

23. ((227)) Downtown view corridor and Downtown Green Street requirements

to allow open railings on upper level roof decks or rooftop open space to project into the required

view corridor or Green Street setback, provided sucb railings are determined to have a minimal

impact on views and meet the requirements of th-6 Building Code; and

2~4. ((2-3-)) Minor communic.afion utility height limits in downtown zones set

orth in SMC Section 23.57.013 B, and tqlecommunication facilities development standards set
I

forth in Section 23.57.016.

Section 2. Subsections D and H of Section 23.47.012 of the Seattle Municipal Code,

which Section was last amended by Ordinance 12105 1, is amended as follows:

23.47.012 Structure h t and floor area ratio.
I

elgh

A. Maximurl'I Height. The maximum structure height for commercial zones shall be

irty (30) feet, forty (40) feet, sixty-five (65) feet, eighty-five (85) feet, one hundred twenty-five

(12 5) feet, or one hundred sixty (160) feet, as designated on the Official Land Use Map, Chapter

23.32((. In additia ), excgpt that:

4



J. Roque Deheffera/Milke Podowsk.

Biotech ordinance.doe

August fl, 2003

version #2

1. Within the South Lake Union Hub Urban Village. the maximum structure
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h.cight-in commercial zones with sixiy-five L65), foot and eighty-five (85) foot hei2ht limits mav

be ing.eased. to eighly-five (85) feet and one-hundred and five (105) feet, rewectiv6ly, provided

lhpt

a. a minimumof two (2) floors in the structure have 'a floor to floor hei

of at least fourteen (14) feet, and

b. the additional height is used to accommodate mechanical equipment;

and

c. the additional beight pgrmitted doesnot allow more than six (6) floors

in commercial zones with a six1y-five 6-5) foot height limLt, or more than seven (7) floors i

commercial zones with an eighty-five (85) foot licight hmis~~.

~)) Mixed use structures located, in commercial zones with a thirty (30) foot

or forty (40) foot height limit may exceed the hei lit limit of the zone according to the provisions

of Section 23.47.008.

D. Exemptions from FAR Calc lations. The following areas shall be exempted from

FAR calculations:

1 All gross floor,ai-ea below grade;

2. All gross flo~# area used for accessory parking((-.))Land

3. Within the S-,outh Lake Ln_ion Hub Urban Village, goss floor area occMied b

mechanical equipment, U to a maximum of fifteen (15) percent, is exg=t from FAR

calculations. The allowance is calculated on the gross floor area of the structure after all exeWt

5
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Mace 12em-iitted under this subsection is deducted. Mechanical equipment located on the roof of

a structure is not cgIculated as part of the total gross floor area of a structure.

H. Rooftop Features.

1. Smokestacks; chimneys; flagpoles; and religious symbols for religious

institutions are exempt from height controls, except as regulated in Chqter 23.64, Airport

Height Overlay District, provided they are a minimumof ten (10) fe6t from any side or rear lot

line.

2. Open railings, planters, skylights, clerestories, greenhouses, parapets and

Firewalls may extend no higher than the ridge of a pitched,r'oof as permitted by Section

23.47.012F or up to four (4) feet above the maximum hi:~ight limit with unlimited rooftop

coverage.

3. Solar Collectors.

a. In zones with heigh~,;Iimits of thirty (30) or forty (40) feet, solar

collectors may extend up to four (4) feet ab:6ve the maximum height limit, with unlimited rooftop

coverage.

b. In zones with height limits of sixty-five (65) feet or more, solar

collectors may extend up to seven Q) feet above the maximum height limit, with unlimited

rooftop coverage.

4. The following rooftop features may extend up to fifteen (15) feet above the

maximum height limit, so long as the combined total coverage of all features listed in this

subsection does not exceed twenty (20) percent of the roof area or twenty-five (25) percent of the

roof area if the total includes stair or elevator penthouses or screened mechanical equipment:
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a. Solar collectors;

b. Stair and elevator penthouses;

c. Mechanical equipment;

d. Play equipment and open-mesh fencing which co'closes it, so long as

the fencing is at least fifteen (15) feet from the roof edge; and

e. Minor commitnication utilities and accessory communication devices,

except that height is regulated according to the provisions of Section 23.57.012.

5. Within the South Lake Union Hub Urban Village, at the qpplicant's option, the

combined total coverage of all features listed in subsectiowH4 m4y be increased to sixty-fiv

ercent of the roof area, provided that the fbllowin~ are satisfied:

a. All mechaiiical cQaivnietit i§ screened; an

b. No rooffol) features are located closer than ten (10) feet to the roof

Ld&amp;e,

6. ((-5-.)) In order to protect.,iolar access for property to the north, the applicant

shall either locate the rooftop features listied. in this subsection at least ten (10) feet from the north

ge of the roof, or provide shadow (~iagrams to demonstrate that the proposed location of such

I

rooftop features would shade prop4rty to the north on January 21st at noon no more than would a

structure built to maximum permitted bulk:

a. Solar collectors;

b. PlAnters;

c. Clerestories;

d. Greenhouses;
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e. Minor communication utilities and accessory communication devices,

2 permitted according to the provisions of Section 23.57.012;

3
1

f, Nonfirewall parapets;

4
g. Play equipment.

5

7.
((&amp;))

Structures existing prior to May 10, 1986 may add new or replace

6

existing mechanical equipment up to fifteen (15) feet above the roof elevation of the structure
I

9

10

11

12

13

14

is

16

17

18

19

20

21

22

23

24

25

26

27

and shall comply with the noise standards of Section 23.47.018.

((-7-.))
For height litnits and exceptions for cominunication. utilities and

accessory communication devices, see Section 23.57.012.

Section 3. Section 23.48.010 of the Seattle Municipal Code, which Section was last

amended by Ordinance 120928, is amended as follow.5'

23.48.010 General structure height.

A. Maximum Height. Maximum structure height shall be fifty-five (55) feet., seventy-
'i

five (75) feet or one hundred twenty-five (1~25) feet as designated on the Official Land Use Map,

Chapter 23.32((-)) , excot asprovicled in s(ibsection B ofthis Section.

B. The iaximum stmettire JiLight iiiay be 41creased I~orq sevenjy-five (75) feet to

.~:five (85) feet, provide tbarei&amp;ty

1. a minimumof two (2) floors in the structure have a floor to floor height of at
I

least fourteen (14) feet; and

2. the additional heiszht is used to accommodate mechanical equipment, and

3. the additional height permitted does not allow more than seven (7) floors, an
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2

3

4

5

6

7

8

9

10

11

12

13

t4

15

4. the height limit provisions of 23.48.016 Alb, Standgr-ds ggplicable to Mecific

areas, are satisfied.

C. ((B-.)) Pitched Roofs. The ridge of pitched roofs with a minimum slope of six to

twelve (6:12) may extend ten (10) feet above the height limit. The ridge of pitch~d-roofs with a

minimumslope of four to twelve (4:12) may extend five (5) feet above the.height limit (Exhibit

23-48. 010 A). No portion of a shed roof shall be permitted to extend beyond the height limit

under this provision.

((C-.))a. Rooftop Features.

1. Smokestacks; chimneys; flagpoles; and religious symbols for religious

institutions are exempt from height controls, except as regulated in Chapter 23.64, Airport

Height Overlay District, provided they are a minimum,of ten (10) feet from any side or rear lot

line.

2. Open railings, planters, skylights, clerestories, greenhouses, parapets and

firewalls may extend up to four (4) feet above.,the maximum height limit with unlimited rooftop

coverage.

3. Solar collectors may i.~ktend up to seven (7) feet above the maximum height
I

limit, with unlimited rooftop coverage.

4. The following rooftop features may extend up to fifteen (15) feet above the

maximum height limit, so long as the combined total coverage of all features listed in this

subsection D4 does not exceed twenty (20) percent of the roof area, or twenty-five (25) percent

of the roof area if the total includes stair or elevator penthouses or screened mechanical

equipment:

a. Solar collectors;

9
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b. Stair and elevator penthouses;

c. Mechanical equipment;

d. Atriums, greenhouses, and solariums;

e. Play equipment and open-mesh fencing which encloses it, as long as

5. At the gpplicant's,option, the combined total coverage of all features listed in

subsection D4 above mjjy be increased to si=-five (65) percent of the roof area, provided that

the fencing is at least fifteen (15) feet from the roof edge; and

f. Minor communication utilities and accessory communication devices,

except that height is regulated according to the provisions of Section 23,57.012.

a. All mechanical equipment is screened;

b. No roofto features are located closer than ten (10) feet to the roof

all of the following are satisfied:

((-5-.))_!L In order to protect so! ar access for property to the north, the applicant

shall either locate the rooftop features listed in this subsection D 5 at least ten (10) feet from the

north edge of the roof, or provide shado ~v diagrams to demonstrate that the proposed location of

such rooftop features would shade property to the north on January 21st at noon no more than

would a structure built to maximum permitted bulk:

a. Solar collectors;

b. Planters;

c. Clerestories;

d. Atriums, greenhouses and solariums;

to
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2

4

5

6

7

8

9

10

I I

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

e. Minor communication utilities and accessory communication devices

according to the provisions of Section 23.57.012;

f. Nonfirewall parapets;

g. Play equipment.

((6-.)) 2. Screening. Rooftop mechanical equipment and elevator penthouses shall

be screened with fencing, wall enclosures, or other structures.

((-7-,))
8. For height limits and exceptions for co

,mmunication utilities and

accessory communication devices, see Section 23.57.012.

Section 4. Subsection A of Section 23.50.020 of;fhe Seattle Municipal Code, which

Section was last amended by Ordinance 120928, is amiended as follows:

23.50.020 All Industrial zones -- Structure height exceptions and additional restrictions.
i

A. Rooftop Features. Where height limits are otherwise applicable to a structure, and

except as provided in subsections C4, D4,174 and F3 of Section 23.50.024, the following

conditions ((shag)) apply to rooftop fe
aPurcs:

1. Smokestacks; chimneys and flagpoles and religious symbols for religious

Y

institutions are exempt from he~,jht controls, except as regulated in Chapter 23.64, Airport

1 11

",

vaded they are a minimumof ten (10) feet from any side or rear lotHeight Overlay District, pro

line.

2. Open railings, planters, skylights, clerestories, greenhouses, parapets and

firewalls may extend: four (4) feet above the maximum height limit with unlimited rooftop

coverage.

11
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2

3

4

5

6

7

12

13

14

15

16

3. Solar collectors may extend up to seven (7) feet above the maximum height

limit, with unlimited rooftop coverage.

4. The following rooftop features may extend up to fifteen (15) feet above the

maximum heiglit limit, as long as the combined total coverage of all features listed in this

subsection does not exceed twenty (20) percent of the roof area, or twenty-five (25) percent of

the roof area if the total includes screened mechanical equipment:

a. Solar collectors;

b. Stair and elevator penthouses;

c. Mechanical equipment; and

d. Minor communication utilitie0nd accessory communication devices,

except that height is regulated according to the provis ions of Section 23.57.015.

5. Within the South Lake Union Hub Urban Village, at the gpplicant's gption, Lhe

combined total coverage of all features listed Lh subsection A4 above mgy be increased to sixty-

five (65) percent of the roof area, providedthat all of the following are satisfied:

a. All mechanical equipment is screened,

b. No rooftol2. features are located closer than ten (10) feet to the roof

21

22

23

24

25

26

27

28

Section 5. Section 23,,'50.026 of the Seattle Municipal Code, which Section was last

amended by Ordinance 120609, is amended to add new subsection D as follows:

23.50.026 Structure height in IC zones.

12
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D. Within the South Lake Union Hub Lrban Village, the maximum structure height in IC

2

1

zones with sixty-five (65) foot and eighty-five (85) foot height limits mu be increased to eiahty~

3 five (95) feet and one-hundred and five (105) feet, reMectively, provided that:

1. a minimum of two (2) floors in the structure have a floor to floor height of at

least fourteen (14) feet; and

2. the additional height is used to accommodate mechanical eqgi~pment-,

3. the additional height permitted does not allow more than six (6) floors in IC

9
11

zones with a sixty-five (65) foot height limit, or more than seven (7) floors in IC zones with an

17

18

19

20

21

22

23

24

25

26

27

eidLty-five (85) foot height limit.

Section 6. Subsection E of Section 23.50.028.-?"Of the Seattle Municipal Code, which

Section was last amended by Ordinance 119370, is'.amended as follows:

23.50.028 Floor area ratio.

E. All Industrial Zones, ExemptioT-is from FAR Calculations. The follo

be exempt from FAR calculations:

1. All gross floor areai below grade;

2. All gross floor area used for accessory parking;

ing areas shall

3. All gross floor area 11sed for mechanical equipment, stair and elevator

penthouses and communication equipment and antennas located on the rooftop of structures;

4. All gross floor area used for covered rooftop recreational space of a building

existing as of December 31, 1998, when complying with the provisions of Section 23.50.012

D((-))Land

13
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3

4

5

7

8

9

5. Within the South Lakg Union Hub !Lrban Village, gross floor area occgpied b

mechanical equipment, Lip to a maximum of fifteen (15) percent, is exMpt from FAR

calculations. The allowance is calculated on the gLoss floor area of the structure after all ex

sDace Dermitted under 1his-subsection is deducted. Mechanical equipment located on the roof of

a structure is not calculated as -part of the total gross,floor area of a structure.

Section 7, Chart A of Section 23.54.015 of the Seattle Municipal Code, which Section

was last amended by Ordinance 121196, is amended as follows:

Chart A for Section 23.54.015

PARKING

23

24

25

26

27

28

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)

,Parking Requirements

I space f6r each 10 adults (clients) or 1 space for

each staff member, whichever is greater; plus I

loading and unloading space for each 20 adults

(clilents)

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

I space for each 8 fixed seats or I 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

I space for each 350 square feet

1 space for each 350 square feet

14
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Aquaculture (retail area only)

Artist's studio/dwelling

Assisted living facility2

Automotive partsor accessory sales

Ball courts

Bed and breakfast

Bowling alley

Business support services

Business incubators

Carwash

Caretaker's quarters

Cargo terminal

Cemetery

Child care center"'

Colleges

1 space for each 350 square feet

I space for each dwelling unit

I space for each 4 assisted living units plus I

space for each 2 staff members on-site at peak

,,assengerstaffing time; plus 1 barrier-free p

loading and unloading space; plu~ loading berth

requirements per Section 23.54.035

1 space for each 350 square,-.Tect

I space per court

.1

I space for each dwelling, plus I space for each

2 guest rooms or suites

5 spaces for eacli"'I ane

I space for each 2,000 square feet

1 space for,.-e'ach 1,000 square feet

I spacefior each 2,000 square feet

I
Sp.ace

for each dwelling unit

1j'space for each 2,000 square feet

None

I space for each 10 children or I space for each

staff member, whichever is greater; plus

I loading and unloading space for each 20

children

A number of spaces equal 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

I space for each 100 square feet of spectator

assembly area in outdoor spectator sports

facilities

15



19

21

22

23

24

25

26

27

28

I Roque Deherrera/Mike PodowsK,

Biotech ordinance.doc

August 11, 2003

version #2

Commercial laundries

Commercial moorage

Communication utilities

Community centers',' and

Community clubs','

Community centers owned and

operated by the Seattle Department

of Parks aiid Recreation

(DOPAR)'
2,-,

Congregate residences

Construction services

Custom and craft work

Dance halls (dance floor and table

area)

Drinking establishment

Dry storage of boats

Family support centers located in

community centers owned and

operated by the Seattle DOPAW~

Floating homes

Food processing for human~

consumption

Gas station

General retail sales and services

Ground-floor businesses in

1 space for each 2,000 square feet

1 space for each 140 lineal feet of moorage

I space for each 2,000 square feet

I space for each 80 square feet of
'

floor area of

all auditoria and public assembly rooms not

containing fixed seats; or I space for every 8

fixed scats for floor area con ing fixed seats;

or if no auditorium or asserably room, 1 space

for each 350 square feet,,, excluding ball courts

1 space for each 555 square feet

1 space for each 4 residents

I space for,,cach 2,000 square feet.

I space f6r each 1,000 square feet

I spac
11

e for each 100 square feet

t-'space for each 200 square feet

I space for each 2,000 square feet

I space for each 100 square feet

I space for each dwelling unit

I space for each 1,000 square feet

I space for each 2,000 square feet

1 space for each 350 square feet

None, maximum of 10 spaces

16
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multifamily 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

Librarylo

Live-work unit

I space for each 2,000 square feet

1 space for each 100 square feqf

1 space for each 1,500 square feet or as

determined by the Director/

1 space for each 350 square feet

I space for each 2 staff doctors; plus 1 additional

space for each 5 employees; plus 1 space for

each 6 beds

I space for each 4 sleeping rooms or suites

I space for-'each 1,000 square feet of

administrative offices and similar spaces; plus

I space.4or each 10 fixed seats in all auditoria

and ppblic assembly rooms; or

1 space for each 100 square feet of public

assembly area not containing fixed seats

/15 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

I space for each 100 square feet of spectator

assembly area not containing fixed seats

I space for each 80 square feet of floor area of

all auditoria and public meeting rooms; plus t

space for each 500 square feet of floor area,

excluding auditoria and public meeting rooms

I space for each unit; plus the number of spaces

required for the nonresidential portion for live-

17



J. Roque Deherrera/Mike Podowsk,

Biotceh orditiance.doc

Aiwust 11, D)03

version ~'2

work units greater than 2,500 square feet, based

on the most similarnonresidential use

2

3

Major durables, sales, service, and

rental

1 space for each 2,000 square feet

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19
L

20

21

22

23

24

25

26

27

28

Manufacturing, general

Maiiiifiacwring, heavy

Manufacturing, light

Marine service station

Medical services

Miniature golf

Mini-warehouse

Mobile home park

Mortuary services

Motels

Motion picture studio

Motion picture theater

Nfu Itifamily Uses
A

4
except as

otherwise provided below"

1 space for each 1,500 square f6et

1 space for each 1,500 sq-nare feet

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

I space fbr~'each mobile home

1 spacelfor each 350 square feet

I space for each sleeping room or suite

I ~pace for each 1,500 square feet

1 space for each 8 fixed seats or I space for each

100 square feet of spectator assembly area not

containing fixed seats

Development sites containing 2-10 dwelling

units:

1. 1 spaces for each dwelling unit

Development sites containing 11-30 dwelling

units:

1. 15 spaces for each dwelling unit

Development sites containing 31-60 dwelling

units:

1.2 spaces for each dwelling unit

Development sites 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,

18
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Multifamily uses containing

dwelling units with 2 or more

bectrooms, when withn''I the area

impacted by the University of

Washington as shown on Map A
following this section, unless

another provision below allows

fewer parking spaces

Multifaiiiily uses, when within the

Alki area as shown on Map B

following this section, unless

ai-iotlier provision below allow~

fewer parking spaces
J"

Multifamily uses, for devel~pment

sites that contain a total of
jv

10 or

fewer dwelling units, a] iia ground-

related structures

Multifamily uses, when located in

Center City neightpihoods", for

each dwelling urtit rented to and

occupied by a liou-sehold 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 Seattle-

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 perce#t of the dwelling units in

a multifamily use have' 3 bedrooms, an

additional .25 spaces/per bedroom for each unit

with 3 bedrooms shall be required; and

Any multifamily "use that contains a dwelling

unit with 4 or iiiore bedrooms shall be required

to provide ai,, 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

bedrobins 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 dwelling unit

1 space for each dwelling unit

0.33 space for each dwelling unit with 2 or fewer

bedrooms, and 0.5 space for each dwelling unit

with 3 or more bedrooms

19
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Bellevue-Everett Primary

Metropolitan Statistical Area, as

defined by the United States

Departinent of Housing and Urban

Development (HUD) ", for the life

of the building

Multifamily uses, when located in

12
Center City neighborhoods ,

for

each dwelling tuilit rented to and

occupied by a household with an

income at time of its initial

occupancy of between 30 and 50

percent of the median family

incorne. adjusted for household size,

for the Seattle-BelflevLic-Everctt

Primary Metropolitan Statistical

Area, as defined by HUD", for the

life of the building

Multifamily uses, when located

outside of Center City

neighborhoods", for each dwelling

unit rented to and 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 Seattle-Bellevue-Everett

Primary Metropolitan Statistical

14

Area, as defiried by HUD
,
for the

life of the building

Multifamily uses, when located

o ide of Center CityLitsi I

neighborhoods
~ 2

for each dwelling

unit wi th 2 or feWer bedrooms

rented to and occupied by a

housebold wilth an income at time of

its initial ocq~pancy of between 30

and 50 percent of the median family

income, adjusted for household size,

for the Segitle-Bellevue-Everett

Primary Metropolitan Statistical

Area, as defined by HUD", for the

0.5 space for each dwelling,'unit with 2 or fewer

bedrooms, and 1 space for
I

each dwelling unit
-1

with 3 or more bedrooms

03-~ space for each dwelling unit with 2 or fewer

bedrooms, and I space for each dwelling unit

,.,"with 3 or more bedrooms

0.75 spaces for each dwelling unit

20
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life of the building

Multifamily uses occupied by low-

income elderly households

Multifamily uses occupied by low-

income disabled households

Multifi,imily uses occupied by low-

income elderly/low-income disabled

housell1olds

Multi family uses, when within the

Seattle Cascade Mixed zone or the

Pike,"Pine Overlay District

Multi family uses, when within the

Pike/P;,ne Overlay District, for each

dv,,elling unit rented to and occupied

by a 111ouseliold with an income at

time of its initial occupancy at or

below 60 percent of the median

familyincome, adJusted for

bousellhold size, for the Seattle-

Bell evue- Everett Primary

Metropolitan Statistical Area, as

defined by HUD, at rent not

exceeding 30 percent of 60 percent

of median family income, adjusted

for I! OLIschold size, for the life of the

building

Multipurpose convenience Aore

Museum'

Nonhousehold sales and services,

except sales, service and rental of

office equipment

I space for each 6 dwelling units

1 space for each 4 dwelling units

I space for each 5 dwelling units

I space for each dwelling unit

I space for every 2 dwelling units

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 floor

area containing fixed seats; plus I space for each

250 square feet of other gross floor area open to

the public

1 space for each 2,000 square feet

21



I

J. Roque Deherrera/Mike Podowst-

113imcc-fi
oTdinance.doc

August 11, 2003

vei sion #2

Office, administrative

Office, customer service

Outdoor storage

Parks

Participant sports and recreation,

itidoor-or outdoor, unless otherwise

ifsp cc i ed

Passenger terminals (waiti-ng area)

Personal transportation services

Playgrounds

Power plants

Private club"

I space for each 2 staff doctors; plus 1 additional

space for each 3 employees; plus 1 space for

each 6 beds

I 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

I space for each 100 square feet

I space for each 8 fixed seats or I space for each

100 square feet of spectator assembly area not

containing fixed seats

I space for each 2,000 square feet

None

I spacle"for each 2,000 square feet

each 350 square feet, excluding ball courts

I space for every 8 fixed seats for floor area

containing fixed seats; or

if no auditorium or assembly room, I space for

I space for each 80 square feet of floor area of

all auditoria and public assembly rooms not
I

",Containing fixed seats; or

Railroad rights-of-way None

Railroad switchyard with'or without I space for each 2,000 square feet

Recreational marinas I space for each 75 lineal feet of moorage

mechanized hump

Recycling center

Recycling collection station

t space for each 2,000 square feet

None
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Religious facility'

Research and development

laboratory

Research and de,Velopiiient

laboratorv located wit'hin the South

Lake Union Hub Urban VillaLc

Restaurant

Sale and rental of large boats

Sale ai i d rental of motorized vehicles

Sale of boat parts and accessories

Sale of heating fuel

Sales, service and rental of

coniniercial equipment

Sales, service and rental of office

equipment

School, private elementary atid

secondary','

School, public elementary and

secondary
l,','

Sewage treatment plant

Single-family dwelling units

Skating rink (rink area)

Solid waste transfer station

1 space for each 80 square feet of all auditoria

and public assembly rooms

1 space for each 1,000 square feet

I apace for each 1,500 square fee

I space for each 200 square feet

I space for each 2,;000 square feet

1 space for each 2,000 square feet

I space forleach 350 square feet

I
space,---for each 2,000 square feet

1 space for each 2,000 square feet

f

1 space for each 350 square feet

I space for each 2,000 square feet

I space for each 80 square feet of all auditoria

and public assembly rooms, or if no auditorium

or assembly room, I space for each staff member

I space for each 80 square feet of all auditoria 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

I space for each 2,000 square feet

I space for each dwelling unit

1 space for each 100 square feet

I space for each 2,000 square feet
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Specialty food stores

Spectator sports facility"

Sport range

Swimming pool (water area)

Transit vehicle base

Universitiess

Utility service uses 1 spac`6

,

for each 2,000 square feet

A number of spa~ces 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 I space for

each 100 q~,quare feet of spectator assembly area

in outdoof spectator sports facilities

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

Vehicle and vessel repair

Vocational or fine arts school

Warehouse

I space for each 350 square feet

I space for each 10 fixed seats or 1 space for

each 100 square feet of spect,of'o-r"assembly area

not containing fixed seats 11"

1 space for each 2
stations

I space for each 150 square feet

I space for each 2,000 square feet

1 space for each 2,000 square feet
j~

attendance at any one time)

1/space for each 2 faculty plus full-time
I

/employees; plus I space for each 5 students

(based on the maximum number of students in

I space for each 1,500 square feet

Wholesale showroom I space for each 1,500 square feet

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 gingle-family zones as a conditional use, the Director may modify

the parking requirernents pursuarit 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 the Seattle

Department of Transportation, may allow adult care and childcare centers locating in

eynsting structures to provide loading and unloading spaces on-street when no other

alternative exists.

2
Indoor gymnasiums shall not be considered ball courts, nor shall they be considered
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auditoiia or public assembly rooms unless they contain bleachers (fixed seats). If the

gyni nasium. contains bleachers, the park; ng requirement for the entire- gymnasium shall

be one (1) parking space for every eight (8) fixed seats. Each twenty (20) inches of

width of bleachers shall be counted as one (1) fixed seat for the purposes of determining

park, ing requireni ents. If the gy iii ii asiurn does not contain bleachers and is in a school,

there isno park-iiig requirement for the -y-mnasium. If the gymnasiumdoes not contain

bleachers and is In o community center, the parking requirement sh-~ll be one (1) space

for each three hundred fifty (350) sqtiare feet. If the gymnasium-Aoes not contain

bleachers and is in a coranwri-ity center owned and operated bythe Department of Parks

and Recreation (DOPAR), the parking requirement shall be one (1) space for each five

huiidred 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 (15) percent, pursuant to Section 23.54.020 1.

4
Parking 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 that, in the

determination of the Director, is capable of being used as a bedroom.

'When specified in single-family zones, Section 23.44.015, the Director may waive

some or all of the parkirig requirements.

'For public schools, wheri an auditori, im or other place of assembly is demolished and a

new one built in:*ts place, parking reqwrcinents shall be determined based on the new
construction. When an existing priblic school on an existing public school site is

remodeled, addlitioiial parking is re(juired 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 tl*r area or increase in number of seats only. If the

parking requirement for the in&amp;easecl. area or seating is ten (10) percent or less than that

for the existing auditoritan or other place of assembly, then no additional parking shall

be required.

'Development standar&amp;

I

departure may be granted or required pursuant to the
i

procedures and crit'Cria set forth in Chapter 23.79 to reduce the required or permitted

fluar,ber of parking spaces.

A child care facility, when co-located with an assisted living facility, may count the

passenger loadiunioad space required for the assisted living facility toward its required

passenger load/unload spaces.
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4

5

25

26

27

28

"
Required parking for spectator sports facilities or exhibition halls must be available

when thc facility or exhibition hall is in use. A facility shall be considered to b
'

e-!-'ila
use"

durin the period beginning three (3) hours before an event is scheduled to begin and

endin(I orle (1) hour after a scheduled event is expected to end. For sports events of

vanabte or uncertain duration, the expected event length shall be the average length of

the c,~ents 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 nonrecurring 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

proJ ected attendance for a spectator sports facility is certified to be fifty (50) percent or

less of the facility's seating capacity, to an amount not less than that required for the

c ifcert led projected attendance, at the rate of one (1) space for each ten (10) fixed seats of

ei'l ied p 'ected attendance. An application for reduction and the certification shall bec if
r0i

sLibmitted to the Director at least fifteen (15) days priorto the event. When the event is

one of a series of similarevents, such certification may be submitted for the entire series

fifteen (15) Clays prior to the first event in the series. If the Director finds that a

ceilificatiort of projected attciidance of fifty (50) pe
'

rcent or less of the seating capacity is

based on satisfactory evidence such as past attendance at similarevents or advance

ticket sales. the Director shall]. within fifteen (15)~days of such submittal, notify the

facility operator that a reduced parkiii- requirement has been approved, with any
conditioiis dccrned appropriate by the Director to ensure adequacy of parking if

expected attendance shOUld change. The parking requirement reduction may be applied

for oaly if the goals of the facility's Transportation Management Plan are otherwise

being niet. The Director tuay revoke or mbdify a parking requirement reduction

approval during a series, if projected attendance is exceeded.

For pw-poses of this section, Center.City neighborhoods are the following urban

villages:Uptown Queen Anne, South Lake Union, Capitol Hill, Pike/Pine, First Hill and

12' Avenue, as shown in the City 9f 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 provisi on be] ow. To the extent that more than one of the

provisions below applies to 'a multifamily use, the least of the applicable parking

requirements aDDECS. The different parking requirements for certain multifamily uses

listed below sh~ll not be construed to create separate uses for purposes of any

requirements related to, establishing or changing a use under this title.
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8

14
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

irector, whichsigned and acknowledged by the owner(s), in a form prescribed by the D
shall identify the subject property by legal description, and shall ackn6wledge and

provi(le notice to any prospective purchasers that specific income limits are a condition

for maintaining the reduced parking requirement.

Section 8. Subsection B of Section 23.54.035 of the Seattle Municipal Code, which

Section was last amended by Ordinance 119238, is amended as follows:

23.54.035 Loading berth requirements and space standards.

B. Exception to Loading Requirements.

1. For uses with less than sixteen thousand (16,000) square feet of gross floor

area which provide a loading space on a street or alley, the loading berth requirements may be

waived by the Director following a review by the Seattle Transportation Department., which finds

that the street or alley berth is adequate.

2. Within the South Lake Union Hub Urban Village and when multiple buildings

share a central loading facilily, loading berth requirements mgy be waived or modified if the

Director finds, in consultation with the Seattle Tranoortation Doartment, the follo

a. all loading is proposed to occur on-site; o

b. loading that is prol2osed to occur in a public right-of-wqy can take plagg

without disWting pedestrian circulation or vehicular traffic-,

c. once located at a central loading facili1y, goods can be distributed to

~gther buildings on-site without disnWting pedestrian circulation or vehicular traffic,
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Section 9. Section 23.84.032 of the Seattle Municipal Code, which Section was last

amended by Ordinance 120117, is amended as follows:

23.84.032 Definitions -- R.

"Research and development laboratory" means a ((ee efeia4)) use in which research

and experiments leading to the development of new products or intellectual proerty are

conducted. This use mgy be associated with an institutional, clinical or commercial use.

Section 10. Section 23.86.006 of the Seattle Municipal Code, which Section was last

28

amended by Ordinance 11297 1, is amended as follows:

23.86.006 Structure Height.

A. Height Measurement Technique in,A11 Zones Except Downtown Zones and Within

1. The height shall be measured at the exterior walls of the structure.

the South Lake Union-Hub Urban Villag
.

Measurement shall be taken at each eiterior wall from the existing or finished grade, whichever

is lower, up to a plane essentially pArallel to the existing or finished grade. For detennining

2. When finished grade is lower than existing grade, in order for an upper portion

of an exterior wall to avoid being considered on the same vertical plane as a lower portion, it

structure height, the exterior wa shall include a plane between supporting members and betwee~

the roof and the ground. The v6rtical distance between the existing grade, or finished grade, if

lower, and the parallel planQ,,,above it shall not exceed the maximum height of the zone.
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2

3

4

5

6

must be set back from the lower portion a distance equal to two (2) times the difference between

existing and finished grade on the lower portion of the wall (Exhibit 23.86.006 Al).

3. Depressions such as window wells, stairwells for exits required by other codes

"barrier free" ramps on grade, and vehicle access driveways into garages shall be disregarded in

determining structure height when in combination they comprise less than,
I

fifty percent (50%) of

the facade on which they are located. In such cases, the grade for height measurement purposes

shall be a line between the grade on either side of the depression.

4. No part of the structure, other than those specifically exempted or excepted

under the provisions of the zone, shall extend beyond the plane of the maximum height limit.

5. Underground portions of structures are not included in height calculations. The

height of structures shall be calculated from the point at which the sides meet the surface of the

ground.

B. Within the South Lake Union Hub Urban Village, structure height shall be

measured for all portions of the structure. All naeasurements shall be taken vertically from

existing or nished grade, whichever is lower, to the highest point of the structure located

19,

20

21

22

23

24

25

26

27

28

dti7~,_Ctlv qbove each point of measurement.

Existing or finished adde shall be established by drawing straight lines between

the correMonding elevations at theberimeter of the structure. The straight lines will be existi

or finished grade for the j2mMos~~of height measurement. When a contour line crosses a facade

more than once, that gontour Rne will be disregarded when establishing existing or finished

gLade.

Height Averaging for Single-family Zones. In a single family zone, the average

elevation of the nearest single family structures on either side of a lot may be, at the applicant's
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option, used to establish the height limit of the principal structure on that lot, according to the

following provisions:

1. Each structure used for averaging shall be on the same block, front as the lot for

which a height limit is being established. The structures used shall be the nearest single family

structure on each side of the lot, and shall be within one hundred feet (I OU) of the side lot lines

of the lot.

2. The height limit for the lot shall be established by averaging the elevations of

the structures on either side in the following manner:

a. If the nearest structure on either side has a roof with at least a three-in-

twelve (3:12) pitch, the elevation to be used for averaging shall be the highest point of that

structure's roof minus five feet (5).

b. If the nearest structure on either side has a flat roof, or a roof with a

pitch of less than three-in-twelve (3:12), the elevation of the highest point of the structure's roof

shall be used for averaging.

c. Rooftop features wli-Ich are otherwise exempt from height limitations,

Height Exceptions, Section 23.44.012
C,,$,hall not be included in elevation calculations.

d. The two (2) el.ivations obtained from steps 2a and/or 2b shall be

averaged to derive the height limit for' the lot. This height limit shall be the difference in

elevation between the midpoint of.~'a
line parallel to the front lot line at the required front setback

and the average elevation derived from 2a and/or 2b.

e. The height measurement technique used for the lot shall then be the

City's standard measurement technique, Section 23.86.006 A.
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3. When there is no single-family structure within one hundred feet (100') on a

side of the lot, or when the nearest single family structure within one hundred feet (100') on a

side of the lot is not on the same block front, the elevation used for averagir~.k on that side shall

be thirty feet (30) plus the elevation of the midpoint of the front lot line.o'f the abutting vacant

lot,

4. When the lot is a comer lot, the height limit may-be the highest elevation of the

nearest structure on the same block front, provided that the structure is within one hundred feet

(100') of the side lot line of the lot and that both front yards face the same street.

5. In no case shall the height limit established according to these height averaging

provisions be greater than forty feet (40').

6. Lots using height averaging to establish a height limit shall be eligible for the

pitched roof provisions of Section 23.44.012 B.

((C-.))D. Additional Height on Sloped Lots.

1. In certain zones, additional height shall be permitted on sloped lots at the rate

of one foot (P) for each six percent (6%. of slope. For the purpose of this provision, the slope-Y

shall be measured from the exterior W-

all with the greatest average elevation at existing grade, to

the exterior wall with the lowest akerage elevation at existing grade. The slope shall be the

difference between the existing'. grade average elevations of the two (2) walls, expressed as a

percentage of the horizontaYdistance between the two (2) walls.

2. This additional height shall be permitted on any wall of the structure, provided

that on the uphill side(s) of the structure, the height of the wall(s) shall be no greater than the

height limit of the zone (Exhibit 23.86.006 A2).
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applicable in the zone.

Height Measurement Techniques in Downtown Zones.

3. Structures on sloped lots shall also be eligible for the pitched roof provisions

1. Determine the major street property line, which shall be the lot's longest street

property line. When the lot has two (2) or more street lot lines of equal length, the applicant shall

choose the major street property line.

2. Determine the slope of the lot along the entire length of the major street

3. The maximum height shall be measured as follows:
t

a. When the slope of the major street property line is less than or equal to

28

seven and one-half percent (7-1/2%), the elevation of maximum height shall be determined by

adding the maximum permitted height to Ithe existing grade elevation at the midpoint of the

major street property line. On a through lot, the elevation of maximum height shall apply only to

the half of the lot nearest the majofstreet property line. On the other half of a through lot, the

elevation of maximum height ~hall be determined by the above method using the street lot line

opposite and parallel to the jaajor street property line as depicted in Exhibit 23.86.006 B.

When the slope of the major street property line exceeds seven and

one-half percent (7-L/2%), the major street property line shall be divided into four (4) or fewer

equal segments nu," longer than one hundred twenty feet (120') in length. The elevation of

maximum height shall be determined by adding the maximum permitted height to the existing

grade elevation at the midpoint of each segment. On a through lot, the elevation of maximum

height shall apply only to the half of the lot nearest the major street property line. On the other

half of a through lot, the elevation of maximum height shall be determined by the above method
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using the street lot line opposite and parallel to the major street property line, as depicted in

c. For lots with more than one (1) street frontage,.where there is no street

property line which is essentially parallel to the major street property4ine, when a measurement

has been made for the portion of the block containing the major street property line, the next

measurement shall be taken from the longest remaining street lot line.

4. No parts of the structure, other than those specifically exempted or excepted

under the provisions of the zone, shall extend beyond the elevation of maximum height.

5. Underground portions of structures are not included in height calculations. The

height of structures shall be calculated from the point at which the sides meet the surface of the

ground.

((E-))E. Determining the Height of Existing Public School Structures. When the height o:

19

20

21

22

23

24

25

26

27

28

the existing public school structure'must be measured for purposes of determining the permitted

height or lot coverage of a public school structure, either one of the following options may be

used:

1. If all parts of the new roof are pitched at a rate of not less than three to twelve
I

(3:12), the ridge of the new roof may extend to the highest point of the existing roof. A shed roof

does not qualify f6r this option.
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2. If all parts of the new roof are not pitched at a rate of not less than three to

3
11

twelve (3:12), then the elevation of the new construction may extend to the average height of the

7
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existing structure. The average height shall be determined by measuring the area of each portion

of the building at each height and averaging those areas, as depicted inExhibit 23.86.006 D.

Section 11. The provisions of this ordinance are declared
t(Y.:

be separate and severable.

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

Section 12. This ordinance shall take effect and be i n~force thirty (30) days from and

after its approval by the Mayor, but if not approved and returned by the Mayor within ten (10)

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

Passed by the City Council the - day.-of _, 2003, and signed by me in

open session in authentication of its passage '~,his day of 2003.

(Seal)

President of the City Council

Gregory J. Nickels, Mayor

Filed by me this day of_, 2003.

City Clerk
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STATE OF WASHINGTON - KING COUNTY
--ss.

166705

City of Seattle,Clerk's Office

No. ORDINANCE IN FULL

Affidavit of Publication

The unders-igned, 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
1h

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 i's subscribers during the below stated period.

The annexed notice, a

CT:ORD '121359

was published on

12/26/2003

12/26/2003

Notary public for the State of Washington,

residing in Seattle
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