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CITY OF SEATTLE
ORDINANCE

COUNCIL BILL | \&GS7

AN ORDINANCE related to land use and zoning; repealing Section 23.24.046 and amending
Sections 23.22.062, 23.24,045, 23.34.086, 23.44.010, 23.44.012, 23.44.022, 23.84A.004,
23.84A.024, 23.84A.046, and 23.86.010 of the Seattle Municipal Code to adopt
permanent development regulations to promote compatible buildings on undersized
single-family-zoned lots. :

WHEREAS, in the course of considering permanent regulations for develbpmeht on undersized-
single family zoned lots, the Council received compelling testimony about the surprise to
neighbors occasioned by development on undersized lots; and

WHEREAS, it is the Council’s intent to consider alternative or additional notice -requirements for
actions, such as lot boundary adjustment applications, to allow near neighbors to apprise
themselves of likely future development; NOW THEREFORE,

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:
Section 1. Subsection A of Section 23.22.062 of the Sehitle Municipal Code, which

Section was last amended by Council Bill 117952, is amended as follows; |
23.22.062 Enit lot subdivisions | ,

 A. The provisions of this Section 23.22.062 apply exclusively to fhe unit subdivision of
land for single-family dwelling units, townhouse, rowhouse, and cottage housing developments
((%ﬁ—aﬂ—zei&es—%ﬂ—wh%eh—these—uses—afe—pemaiﬁeé).), and existing apartment structures built prior to
J anuary 1, 2013, but not individual ((apartments))apartment units, ((aﬁel—fer—smgle-faf&ﬂy
dwellingunits-inLR-zeones;)) in all zones in Wh1ch these uses are permitted, or any combmd’ﬂon

of the above types of residential development((;)) as permitted in the applicable zones.

L

Seétion 2. Subsection A of Section 23,24.045 of the Seattle Municipal Code, which

Section was last amended by Council Bill 117952, is amended as follows:
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23.24.045 Unit lot subdivisions

A. The provisions of this Section 23,24.045 apply exclusively to the unit subdivision of

land for single-family dwelling unjts, townhouse, rowhouse, and cottage housing developments

((iH—aH—zeﬂes-mwhieh;ﬂ&ése—&ses—éEe-pe%m%&eé)), and existing apartment structures built prior to
January 1, 2013, but not indiviau_al apartment units, ((ardforsingle-family dwellingunits-in LR

zenes;))in all zones in which'thése uses are permitted,or any combination of the above typesr of

residential development((;)j as permitted in the applicable zones..

A

‘Section 3. Section 23.24.046 of the Seattle Municipal Code, which Section was last -

amended by Ordinance 123809, 1s repealed;
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Section 4. Subsection B of Section 23.34.086 of the Seattle Municipai code, which

Section was last amended by Ordinance 122311, is amended as follows:
23.34.086 Pedestrian designation (suffix P), function and locational criteria((s))
: ¥k K

B. Locational ((Criteria))criteria. Pedesirian—designated zones are most appropriate on

land that is generally characterized by the following conditions:

1. Pedestrian district surrounded by residential aregs ({(andfor))or major ab’ci’vity ’
cehters;'or a commercial node in an urban center or urban Villag;ej 7 | |
2. NC zoned areas on both sides of an arterial, or NC zoned block ((faces))fronts
across an arterial from a park, mz_ljor institution, or other activity center; and
3. Excellent access for pedestrians, fransit, and bicyclists. :
Section 5. Subsections A, B, C, D and E of Sectibn 23.44.010‘0.f the Seattle Municipal
Code, which Section was last amended by Ordinance 123978, al;e amended as follows:

23.44.010 Lot requirements

A. Minimum ((bet-Area))lot area. The minimum lot area shall be as provided in Table A

Table A for 23.44.010
Minimum lot area ‘ :
((SF:)SF ((Zene))zone ‘Minimum ((Lot AreaRequired))lot
_ : - _ area reqguired '
((SE)SF 9600 : 19,600 square feet {sq. ft.)
Form Last Revised: January 16, 2013 ) 4
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| (8F))SF 7200 7,200 sq. fi.
((8-F-))SF 5000 . 15000sq

- Submerged lands shall not;be counted in calculating the area of lots for the purpose of
these minimum lot area requirements, or the exceptions to minimum lot area requirements

provlded in this ((seeﬁeﬂ})Section 23.44. 010. A parcel that does not meet the minimum lot area

requlrements or exceptlons Of this Section 23.44.010, and that is in common ownership with an

abutting lot when the abutting lot is the subiect of any permit application, shall be included as a

part of the abutting lot for purposes of the permit application.”

B. Exceptions to ((Mm&m&m—l:et—fﬁrrea-Requemeﬁ%s))mlmmm lot area regulrement

The following exceptions to minimum lot area requirements are allowed, ((subjectto-the

wader))subject to the requirements in subsection 23.44.010.B.2, and further subject to the

requirements in subsection 23.44,010,B.3 for any lot less than 3,290 square feet in area;
1. A lot that does not satisfy the minimum lot apg:éi-‘requirements of its zone inay
be developed or redeveloped ((separately))under one of the following circumstances:
a. “The Seventy-Five/Eighty Rule.” The Seventy-Five Eighty Rule

exception may be applied to allow separate development of lots already in existence in their

current configuration, or new lots resulting from a full subdivision, short subdivision or lot

boundary adjustment. In order to qualify for this exceptlon the lot must have an area at least 75

percent of the minimum required for the zone and also at least 80 percent of the mean area of the

lots within the same block front. subject to the following provisions:

Form Last Revised: January 16, 2013 ' 5
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| nonresidential uses may be excluded from the calculation. There must, however, be at least one

{lot on the block front used for the calculation other than the property that is the subject of the
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be counted as a separate lot for the purposes of calculating the mean area of the lots on a block

front, a lot must be entirely withir}»a single-family zone, and must be currently developed as a

separate building site or else currenﬂ'v qualify for separate development based on facts in

existence as of the date a bullding perrmt full or short subdivision, or }ot boundary adlustment

the property that is the subject of the application may be disregarded When the application

indicates the structures or portions of structures will be demolished. In cases where this

exception is applied for the purpose of a lot boundary adjustment, the calculation shall be based

on the e_xisting Tots as they are configured before the adjustment,

%éeated—aﬁd—“é%h%a—ﬂ&e—smﬂe—zm&e@ehibihk—fw%ﬁfg%)ﬁq Be counted as a separate lot for

the purposes of calculating the mean area of the lots on a block front, a ot must have at least 10

feet of frontage on the street the calculation is appiied to. .

1) Lots developed with institutional uses, parks, or nonconforming

platting, lot bdundarv adjustment, or building permit abplication that this exception is being

applied fo.

4) If property is to be subdivided or its lot lines are modified by a

Iot boundary adjustment that increases the number of lots that qualify for separate development,

the property subiect to the subd1v151on or the lots mod1ﬁed by the lot boundarv adiustment, shall

be excluded from the block front mean area calculation

Form Last Revised: January 16, 2013 6
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((3))5) Yor purposeé of this subsection 23.44.010.B.1 .a, if the
platting pattern is irregular, the Director will determine which lots are included within a block

((face))front.

6) If an existing or proposed lot has frontage on more than one

sireet, the lot may quaiifv for this exception based on the calculation being appliéd to any street

on which the lot has at least 30 feet of frontage, If a proposed lot has frontage on multiple étreets

but does not have 30 feet of ffbntage on any street, the exception may be applied based on the

calculation along the street on which the lot has the most frontage, provided the lot has at least

10 feet of frontage on that street, If the lot has less than 30 feet of frontage on any one street but

equal frontage on multiple streets, the rule may be applied based on the calculation along any

one of the streets, provided the lot has at least 10 feet of fr(jnta;a;?bn that street.

((5))7) New lots created pursuant to subsection

23.44.010.B.1.a((-2)) or subsection 23.44.010.B.1.b shall comply with the following Standards:
a) -((fer))For a lot that is subdivided or short platted, the

configuration requirements of subsections 23.22,100.C.3 and 23.24.040.A. 9 or W1th the
modification provisions of subsections 23.22,100.D and 23.24.040.B, as applicable; or

_ b) ((fef))m an existing lot that is reconfigured under the
provisions of Chapter 23.28, the configuration requiréments of subsection 23.28.030.A.3 or with
thé ((e#))modification provisions of subsection 23.28.030.A.4. |

b. “The 100 Percent Rule.” The 1060 Percent Rule exdepﬁon may be

applied to allow separate development of lots already in existence in their current configuration,

or new lots resulting from a full subdivision, short subdivision, or lot boundary adjustment. To

Form Last Revised: January 16, 2013 7
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qualify for this exception, a lot must have an area no less than the mean area of the lots within

the same block front, subject to the same provisions provided for under the Seventy-Five Eighty

Rule in subsections '23.44.010.B.:_l‘r:a.llthrough 23.44.010.B.1.a.7. The number of lots that newly

qualify for separate deirelonment as a result of appiving' this exception shall not exceed the

number of existing Iots on the block front that provide the basis for the mean lot area calculation.

Any lot that qualifies for separate development as a result of applying this excepnon shail be at

least 2.500 square feet in area. Aiong anv one block front, no more than two lots may qualify for

'separate development under this exception as a result of demolishing a house, houses or portions

of houses in elxistence on or after F'ebruary 1. 2013,

¢c. The lot area deficit is the result of a dedication or sale of a portion of

the lot to the City or state for street or highway purposes, payment was received for only that

portion of the lot, and the lot area remaining is at least((50-percent of the-minimumrequired))

2.500 square feet.

((e))d. The lot would qualify as a legal bs,ulqdmg site under subsection
23.44.010.B but for a reduction in the lot area due to court-ordered adverse possession., emd the
amount .by which the lot was so reduced was less than 10 percent of the former area of the lot.
This except{ion does not apply to lots reduced to less than ((56-pereent-of the-mininrum-area
%qéired—aadef—s&bﬁ@%&éﬁ%%@%)ﬂj@ﬂ square feet.

((é)e. “The Historic Lot Exception.” The historic lot exception may be

applied to allow separate development of lots already in existence if ((Fhe))the lot has an area

+))of at least 2,500 square
feet, and was established as a separate building site in the public records of the county or City" |
prior to July 24,.1957, by deed, ((contract-ofsalemortgage;))platting: or building permit, ((;and
£aHs—mt&eﬁe~ef—the—feHewmg—ea%egeﬂes))The qualifying lot shall be Sub1 ect to the following
prowsmns

Form Last Revised: January 16, 2013 8
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_ 1) A lot ig considered to have been established as a separate

building site by deed if the lot Was held under separate ownership from all abutting lots for at

least one year after the date the‘:-re‘corded deed transferred ownership.

2} If two contiguous lots have been held in common ownership at

any fime after January 18, 1987, and a principal structure extends oﬁto or over both lots, neither

lot qualifies for the exception. If the principal structure does not extend onto or over both lots,

but both lots were required to meet development standards other than parking requirements in

effect at the time the structure was built or expanded, neither lot qualifies for the exception

unless the vacant lot is not needed to meet development standards other than parking _

requirements. If the combined property fronts on multiple streets, the orientation of the principal

structure shall not be considered when determining if it could have been built fo the same

~

configuration without using the vacant lot or lots as part of the ;i‘?rincipal structure’s building site.

3) Lots that do not otherwise qualify for this exception cannot

qualify as a result of all or part of a principal structure being removed or destroyed by fire or act |

of nature that oc.curred on or after January 18, 1987. Lots may. bowever, gualify as a result of

removing from the principal structure minor features that do not contain enclosed interior space,
including but not limited to eaves and unenclosed decks. o
4) If parking for an existing principal structure on one lot has been

provided on an abutting ot and parking is required under Chapter 23.54 the required parking for

the existin,q house Shail be relocated onto fhe same ot as the existing prin¢ipal structure in order

for either lot to qualify for the exception. | | . |
((e))f. The lot is within a ((Elustered Housing Planned

Pevelopment))clustered housiﬁg planned development pursuant to Section 23.44,024, a

Form Last Revised: January 16,2013 10
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((med—l%esiéeﬂéal—ﬁ)eve}epmeﬁt))planned residential development pursuant to Section

23.44.034, or a development approved as an environmentally critical areas conditional use

pursuant to Section 25.09.260,

,Q, Ifa a lot quahﬁes for an exception to the lot area requlrement under

subsect10n23 44.010:B.1. 8,23.44.010 B.1.b, 23.44.010.B.1.¢c, 23. 44.010.B.1, d or |

23.44.010.B.1.¢e, the boundaries between that lot and contiguous lots on the same block face that

also qualify for separate development may be adjusted through the lot boundary adjustment

Process if the adjustment maintains the existing lot areas, increases the area of a qualifying

substandard lot without reducing another lot below the minimum permitted lot area, or causes the

areas of the lots to become more equal provided the number of parcels qualifying for separate

development is not increased. Lots resulting from a lot boundary ad_iustment that do not meet the

Ed

minimum lot area requirement must qualify for an exception to;'tﬁét requirement.

2. Limitations((=))
a. Developmerﬁ may occur on a substandard lot containing a riparian
corridor, a shoreline habitat and shoreline habitat buffer, a wetland and wetland buffer, or a steep

slope and steep slope buffer pursuant to the provisions of Chapter 25,09, Regulations for -

((qu-ﬁemﬂeﬂ%&H{me}ea%&Feas))enwmnmemaﬂv critical areas, if the following conditions
apply:

1) The sﬁbstandard lot is not held in common ownership with an
((adjaeent))abutting lot or lots at any time after October 31, 1992, or |
2) The substandard lot is held in common ownership with an

((adjacent))abutting lot orll‘ots, or-has been held in common ownership at any time ‘after October

Form Last Revised: January 16,2013 11
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area or buffer.
b. Lots on totally submerged lands do not quality for any minimum lot
area exceptions. | '

3. Spemal excemlon review for lots less than 3,200 square feet in area. A special

excep’aon Tvpe 1l review as Drov1ded for in Section 23.76.004 is réquired for separate

development of any lot with an area less than 3,200 square feet that qualifies for any lot area

exception in subsection 23.44.010.B.1. The special exception application shall be subject to the

following provisions:

 a._The depth of any structure on the lot shall not exceed two times the

width of the lot. If a side vard easement is provided according to subsection 23,44.014.D.3, the

portion of the easement within 5 feet of the structure on the lot qualifying under this provision

L

purposes of complying with this subsection 23.44.010.B.2.c.

b. Windows in a proposed principal structure facing an existing abutting

lot that is developed with a house shall be placed in manner that takes into consideration the

interior privacy in abutting houses, provided that this provision shall not prohibit placing a

window in anv room of the proposed house,

¢, In approving a special exception review, additional conditions may be

imposed that address window placement to address interior Drivacs'f of existing abutting houses.

D—.))g‘ Maximum ((Let-Goverage))lot coverage. The maximum lot coverage permitted

for principal and accessory structures is as ((feHews))provided in Table B for 23.44.010:

Form Last Revised: January 16, 2013 _ _ - 12
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Table B for 23.44.010
- Maximum lot coverage
Lot ((Size))size ‘ .| Maximum ((Let—ge!ver—&ge))let coverage
Less than 5,000 square feet (sq. ft) 1,000 sq. ft. ((F)plus 15((%)) percent of
R lot area
5,000 sq, ft. or more - 35((%)) percent of lot area

Andy McKim / Ketil Freeman .
DPD SF Small Lot Amendment ORD

For purposes of computmg maximum lot coverage, only those portions of a lot that measure at
least 10 feet in ((amt—é&eet}eﬂ))all directions shall be included in lot coverage calculations,
except for portions of a lot that are used for access or that are granted a-waiver under subsections

23.22.100.D, 23.24.040.B, or 23.28.030.A.4 for the pufpose- of providing access,

((E))D Lot ((Gevefage—E*eepﬁeﬂs))coverage exceptlons(( )
1. Lots ((Abutting-Adleys))a buttlng alleys. For purposes of computing the lot

coverage only:- .
a. The area of a lot with an alley or alleys abutting any lot line may be
mcreased by ((*¥2)one-half of the width of the abutting alley or, aﬂeys
b. The total lot area for any lot may not be increased by the provisions of |
this ((see&eﬁ))Sectlon 23.44.010 by more than 10 percent.
2. Spemal ((S%met&res—aﬁé—lleﬂmﬂsveﬁswcw‘éufes))structwes and portions of

struciures. The foilqwmg structures and portions of structures are not counted in lot coverage
calculations; | | 7
a. Access ((Beidges))bridges. Uncovered, unenclosed pedestrian bridges 5
feet or less in width and of any height necessary fof access; |
'_ b. Barrier-free ((Aeeess))access. Ramps or other access for the disabled or
elderly that comply with Washingtlon State Building Code, Chapter 11;
¢. Decks, Decks or parts of a deck that are 36 inches or less above

existing grade;

Form Last Revised: January 16, 2013 o ' 13
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d Freestanding ((S%me’e&res—and—B&Hehe&ds))structures and bulkheads.
Fences, freestanding walls, bulkheads, signs and other similar structures; |
o e. Underground ((Struetures))structures. An underground structure, or
underground portion of a struéture'; ' | | | |
L Eavés;: ar;d ((G&ﬁe%s)jggm. The first 36 inchgs of'eaves and gutters
that proj ect from prin(;ipal and accessory structures;

g. Solar collectors and swimming pools, Solar collectors that comply with

Section 23.44.046 and swimming peols that comply with Section 23.44.044.

i
o

ExhibiL A for 23.44.010
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Exhibit € for 23.44.010
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" Section 6. Subsections A and B of Section 23.44.012 of the Seattle Municipal Code,
which Section wes last amended by Qrdinance 123978, are amended as follows:
23.44.012 Height ((Fimits))limits |
A, Maximum:t(Height—Es%aJaﬁsheé))height established((:)) The provisions of this

Section 23.42.012 amaiv exce'ﬁt as provided elsewhere in the Land Use Code for specific tvpes

of structures or stmctures m parhcular locations.

1. Except ((&S{?@Fﬁ%ﬁf&é‘f&%&ﬁﬁﬁ%@%—&ﬂé)) as provided in
((subsection))subsections 23.44.012.A.2 and ((A3))23.44.012.A.3, the maximum permitted

height for any structure not located in a required yard is 30 feet.

2. The maximum permitted height for any structure on a lot 30 feet or less in
W1dth is 25 feet.

3. For a lot or unit lot of any width, if the area of the largest rectangle or other
quadrilateral that can be drawn within the lot hnes of the lot or umt lot (The maximum
: hat))is: 1ess than ((3;756))3,200 square

feet(()) ((an

of this subsection 23.44.012.A.3 shall not appiy to additions to single- famﬂy residences ex;stmg

as of February 1, 2013 that do not exceed the ereater of 1,000 square feet of new gross floor area

or the amount of gross floor area on any one floor of the existing house.

4. The method of determining structure height and lot width is detailed in
Chapter 23.86, Measurements. .
B. Pitched ((Reefs))roofs, The rldge ofa pltched roof on a principal structure may

extend up (o ((five-£5)))5 feet above the maximum height limit, as determined under subsection

23.44.012.A above. All parts of the roof above the height limit must be pitched at a rate of not
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less than 4:12 (Exh1b1t ‘A for 23.44.012). No portlon of a shed roof, except on a dormer, shall be
pernntted to extend beyond the max1mum helght limit, as. determmed under subsection
23.44.012.A above. Roof forms mcludmg but not limited to barreled and domed roofs may be
allowed under this Subsectlon 2_;’3.44.012.B if the Director determines that the roof form remains
wﬁhin the massing of a pitchécij roof form such as a gable or gambrel roof that would otherwise
be allowed by this sut;'éectioﬁ 25..44.012.B (Exhibit- B_rfor 23.44.-012). . |
: : . | |

Section 7. Subsection K of Section 23 44,022 of the Seattle Municipal Code, which -

Section was last amended by Ordinance 123649, is amended as follows: -

23.44.022- Institutions .

K. Bulk and ((Siting))siting((=))
1. Lot ((Atea))area. If the proposed site is more than one ((¢+)))acre in size, the

Director may require the foHowmg and snmlar development standards
a. For lots with unusual conﬁguratlon or uneven boundaries, the proposed

principﬁi structures be located so that changes in potential and ex1st1ng developmen‘{ patterns on
the block or blocks within thch the 1nst1tut10n is located are kept toa minithum;

| b. For lots with Earge street frontage in reiatlonshlp to their size, the
proposed institution reﬂect design and arch1tectu;ral features associated with adjacent
residentially-zoned block ((f&ees))fronts in order to pr0v1de continuity of the block front and to
integrate the proposed structures with residential structures and uses in the immediate area. |

Section 8. Section 23.84A.004 éf the Seattle Municipal Code, which Section was last
amended by Ordinance 122935, is amended as follows: | | |

23.84A.004 "B"

Form Last Revised: January 16,2013 18
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Ttk ok ok

"Block " In areas outside doWntown zones, a block consists of two ((£2))){acing block
fronts bounded on two ((Q&))szdes by alleys or rear lot lines and on two ((62—}))31des by the

centerhne of platted streets with no other 1ntersect1ng streets 1nterven1ng, as depicted in Exhlbit

((23-84A-004-AT)AL for 23.84A.004.

. Exhibit 23,845,004 A1 -
Block : e
o ) Far b :wr
S

v BioCk defined a¢

ety Faciing t:sm ey -\“\ , |
; RaSRERRER}
: e e I
P-;/./’ | - “\.\“ [ |
/’f‘ o o o “\.M\.

Exhibit Al for 23.84A.004

Block
Exhibit Al for 23.84A.004
Block
. reat fot fise
e Blek difined s -
s Factig block fronts

' '
|
¥

|

i

& 1 "G UG SRS N S - " e

" In downtown zones, a block consists of the area 2 bounded by street lot hnes Exinblt

((23—84A—994—A%))A2 for 23.84A.004.
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1
Exchibit 23.84A.004 A2 )
2 ) . Dowrtown Block /
_ | jr”H Fsg )
1 4 Block bovndsaby L - A |
} T et ke e e———
8 @,ﬂf ? Fos \\1‘\‘
9
- 10 Exhibit A2 for 23.84A.004
11 Downtown block
12 o
Exhibit A2 for 23.84A.004
13 Downtown block
14 Ll Ll i | |
A ;
15 ok Boundest by

P et ot Bees *
' Vit Mt e

>

J—
~J

J—
o0

—
O

[
e

" 1" " H
0 v

o
ot

"Block front" means the land area along one (({%}))Si.de of a street bound on three

J
W]

((3))sides by the centetline of platied streets and on the fourth side by an alley or rear 10‘{ lines
(((Exhibit-23-84A:004-B)))(Exhibit B for 23.84A. 004).

N
L]

ST\ T O R
- N
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Block Front

T © Exhibit 23.84A.004 B /

property fine of alley

i - g F N ’;::MZ-_ -

. s - [

7 T
/VI/I—!/ TR B ‘

Exhibit B for 23.84A.004

Block front

Exhibit B for 23.84A.004
Block front .
P redt property line or alley
f . X
y jumiom -] - - - _ NV
i _ ' . BT
IR

Section 9. Section 23,84A.024 of the Seattle Municipal Code, which Section was last
amended by Ordinance 123913, is amended as follows:

23.84A.024 "L"

* % %

"Lot" means, except for the purposes of a TDR sending lot for Landmark TDR or

housing TDR, a sending lot for South Downtown Historic TDR or South Downtown Historic

TDP, and a sending lot for open space TDR, ((one-or-mere-platted-er-unplatied-pareels))a parcel

Form Last Revised; January 16, 2013 ’ 21




R = = T o L O S O

0 ~J N Lh = (O8] [y.] — [ o [=2a} ~l (@)} W Y (%] By . e [}

Andy McKim / Ketil Freeman

DPD SF Small Lot Amendment ORD
May 6, 2014 ’ X
Version #13

of land that dualiﬁes for separate development or has been separately developed. A lot is the

unit that the development standards of each zone are typically applied to. A lot shall

7 ((abuﬁi&gj)m upon and be acccuis;sible from a private or public street sufficiently improved for

vehicle travel or ((abu#iﬁg))m ﬁpo‘ri an'd-@ accessible from an exclusive, unobstructed
permanent access easement. Aiot may not be divided by a street or alley l(Exlhibit'A for
23.84A.024). L

1. For purposés of a TDR sending lot for Laﬁdmark TDR, "lot" means the parcel
described in the ordinance approving controls for the sending lot.

2. For purposes of a sending lot for-housing TDR, "lot" means the smallest parcel
or combination of contiguous pa;réels, as described in the County real property records at any
time after January 4, 1993, that éontain the structure or structures that make the TDR eligible for
transfer. | . |

_3. For purposes of a sending lot for South Downfo*gvn Historic TDR or South
Downtown Historic TDP, "lot" means the smallest paréel or coxp&na’cion of cdntiguous parcels,’

as described in the County real prqperty records at any time after March 31, 2011, that contain

the contributing structure or _sfructures that make the TDR or TDP eligible for transfer.

4. For purposes of a sending iét for open space TDR, the definition of lot in
Section 23.49.017 applies. |
' * ok %k

"Lot line, front" means, in the case of ((andnterior))a lot with frontage on a single street, |

the lot line separating the lot from the street, and in the case of a ((eerres))lot with frontage on

more than one street other than a through lot, the lot line separating the lot from any abutting

street, provi&ed the other lot line(s') that abut streets are considered to be side street lot iine(rs).r In

1| the case of z{ through lot, the lot lines separating the lot from the streets that are parallel or within

15 degrees of parallel to each other are both front lines. For new development on a lot with no
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street froniage, the frorit lot line shall be the lot line designated by the project applicant in

accordance with Sectlon 23.86. 010 If the area of the front Vard based on a front lot line

determined according to this deﬁmtion 18 Iess than 20 pereent of the total lot area and is less than

1,000 sguare feet in area,_the D_;rector may desmnate a chfferent 1ot line as the front lot line in

order t¢ provide structural setb;_éleks, building separations and open space that are more consistent|

| with those of other lots that e within 100 feet of the property.

ROk Ok

' Section 10. Section 23.84A.046 of the Seattle Municipal Code, which Section was last
amended by Ordinance 122311, is amended as follows:
23.84A.046 "Y" |
"Yard, front" means an area from the ground upward between the side lot lines of a lot,
extending from the front lot line to a line on the Lot parallel to the front lot line, the horizontal

depth of which is specified for each zone. The front yard mcludes aﬂ portions of the lot that are -

within the speclﬁed distance from the street along which the front lot line extends, even if

separated from the street by an intervening lot. In the case of an irregﬁiarly-shaged lot, the front
vard shall be a portion of the property as determined according to subsection 23.86.010.B.

“_Yard, rear" means an area from the ground upward between the side lot lines of a lot,

extending from the rear lot line to a line on the lot parallel to the rear lot line, the horizontal _

depth of which is specified for each zone. In the case of an irregularly-shaped lot, the rear yard

shall be a portion of the property adjacent to the rear lot line as determined according to

| subsection 23.86.010.C.

* k¥

Section 11. Section 23.86. 010 of the Seattle Municipal Code which Section was last

amended by Ordinance 123046, is amended as follows;
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23.86.010 Yards

A. Measuring ((P:eq&&ed%éafés)) equired yards, Requlred yard dimensions shall be

| horizontal distances, measured perpendlcuiar to the appropriate lot lines ((M

AN)(Exhibit' A for 23.86.010). __:Forl lots with no street frontage, the apphcant may designate the |

{ront lot line, provided that uﬂder_.the resulting orientation, the area of the front vard is at least 20 .

percent of the area of the lot 'or 1,000 square feet whichever is less, If a lot with frontage on

more than one street is developed with an existing principal structure, the orientation of the lot

for the purpose of current vard requlrements shall be the orlentatlon under which the ex1st1ng

structure is maost conformmg to current vard standards,

* ¥ Kk

Section 12. This ordinance shall take effect and be in force 30 days afier its approval by,'
the Mayor, but if not approved and returned by the Mayor within ten days after presentation, it
shall take ctfect as provided by Seattle Municipal Code Section 1.?4.020. -

T

§
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. |
2 Passed by the City Councill ,thg _'.day of ' _ , 2014, and
, 3 || signed by me in open session in g.;%theﬁtication of its bassa_ge this |
i 4 |l dayof o ona
,_6 . | |
7 President | of the City Coundii
8 . .
9 Approved byme this___ dayof ,2014.
10 | |
11
12 Edward B. Murray, Mayor
13 o . _
. Filed by me this ____ day of _ | | <2014
15 | | |
16 v
17 Monica Martinez Simmons, City Clerk
18 || (Seal) |
19
20
21
22
23
24
25
26
'27 ‘ :
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FISCAL NOTE FOR NON-CAPITAL PROJECTS
Department: . Contact Person/Phone : CBO Analyst/Phone:
| Planning and Development | Ancfy McKim/4-8737 | Melissa Lawrie/4-5805 |

Leglslatlon Tltle An ordmance related to land use and zoning; repealing Section 23.24.046 and
amending Sections 23.22.062, 93.24.045, 23.34.086, 23.44.010, 23.44.012, 23.44.022,
23.84A.004, 23.84A.024, 23 84A.046, and 23.86.010 of the Seattle Municipal Code to adopt
permanent development regulations to promote compatible bu1ld1ngs on undersized single-
family-zoned lots. -
Summary of the Legislation: The proposal would amend certain standards relating to
establishment or development of small lots in single—family ZOnes.

An absolute minimum lot area. reqmrement of 2,500 square feet would apply to most lots
qualifying under the lot area exceptions provided in the code. The exception provided for
historic lots of record prior to 1957 would be tightened to eliminate consideration of tax records
and historic mortgages. Multiple vacant lots with areas less than 3,200 square feet on average
would have to be consolidated rather than qualifying for separate development. Another lot area
exception, the “75/80 Rule” would be modified and clarified to better achieve its intent, in
particular creating more consistency in treatment of properties with frontage on more than one
block front. A limited new exception, the “100 Percent Rule” whuld allow certain undersized
lots to be created or separately developed if their area is no smaller than the mean area of the
other lots on the same block front that are separately developed or qualify for separate
development. Standards for adjustment of boundaries between undersized lots are also modified -
and clarified. This is currently addressed in several Director’s Rules, a few of which have been
superseded by a court ruling.

Development of lots under 3,200 square feet in area in any single-family zone would require a
- Type II approval, allowing public notice and the imposition of conditions to better ensure that
new construction is compatible with its surroundings.

Development on lots less than 3,200 square feet in area (counting only the largest rectangle or

quadrilateral within the lot lines) would be subject to lower height limits than generally apply in

the zone. A base height of 18 feet would be allowed, or a base height of 22 feet if the structure

has no more than two floors and a ten-foot floor-to-floor he1ght on the ground floor. Up to five
. additional feet is allowed for pitched roofs.

I
1
1
1

|

A special provision (Section 23.24.046) allowing short subdivision where there are two existing
houses would be repealed, and the code would be clarified to reflect that the unit lot subdivision
and unit lot short subdivision processes are available to allow separate ownership of such houses.

-,

1 ' -
\ %
: . . : (‘\};\'\\
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Modification of definitions and measurement provisions relating to yards and lots is proposed, to
~ clarify and to limit the practice of conﬁgurmg lot lines to minimize required front ya:rds in cases
where lots lack street frontage.

Background: Since 2012 the City has been increasingly hearing strong reactions from residents
about out-of-scale developments cecurring on small lots in single-family zones. Some have
expressed a concern that the lot area exceptions provided in the Land Use Code have been
applied in ways that have led to unintended results, and that this is happening without notice to
the neighbors, or any opportunity, for administrative challenge. In September 2012 the City
adopted interim standards for small lot development in Single Family zones (Ord. 123978) on an
emergency basis. In September 2013 these standards were extended for another six months. The
interim standards included some limits on the application of the lot area exception provided for
historic lots of record prior to 1957, and also new, lower height limits for undersized lots that
continued to qualify for separate development. During the period these interim measures have -
been in place, DPD has studied the issues, solicited public feedback and developed the current
proposal. :

Please check one of the following:

X _ This legislation does not have any financial implications.

This legislation has financial implications.
Other Imp!ieatiens:

a} Does the legislation have indirect financial implications, or long -term implications?
No. :

- b) What is the financial cost of not 1mplement1ng the legislation?
None.

¢) Does this legislation affect any departments besides the originating department?
No. : :

d)- What are the possible alternatives to the legislation that could achleve the same or
similar objectives?
No alternatives have been identified.

¢) Is a public hearing required for this legislation?
Yes. The City Council must hold a public hearing.

[

f) Is publication of notice with The Daily Journal of Commerce and/or The Seattle

fig\é ™,
e\ﬂ‘l\L
)
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Times required for this legislation? ‘
Yes. Publication of notice of the Council public hearing will be made in The Daily

Journal of Commerce and in the City’s Land Use Information Bulletin. Environmental .

review under the State Environmental Policy Act (SEPA) is also required for this
legislation, and publication of notice of the environmental determination was made in
The Daily Journal of Commerce and in the City’s Land Use Information Bulletin on
June 27, 2013 when similé;ﬁ legislation was first proposed. : :

g) Does this Ieglslatlon affect a plece of property?
No specific piece of property is identified. Small lots that may qualify for separate
development, or that prevmusly qualified and may no longer qualify under thls
leglslatlon are found in single-family zones throughout the city.

h) Other Issues ‘None.

List attachments to the fiscal note below: None.

S



City of Seattle
Edward B. Murray
- Mayor

February 25, 2014

Honorable Tim Burgess
President

Seattle City Council
City Hall, 2* Floor

Dear Council President Burgesd:

Tam pleased to transmit the attached proposed Council Bill that would amend Land Use Code
provisions for minimum lot area exceptions and development standards for structures built on small
lots in single-family zones. :

I 2012,in response to concerns that the existing standards were resulting in houses that were out
of scale with the surrounding neighborhood, the City Council adopted emergency interim measures
(Ordinanice 123978). The measures limit the application of lot area exceptions and impose strict
height limits on new houses built on very small lots that qualify for development. The adoption of
these interim measures allowed time for the Department of Planning and Development (DPD) to
obtain publle input and develop comprehensive measures.

As a desirable pIace to live, Seattle will continue to be a growmg city that must find positive ways '
to manage the growth that we are experiencing. The Land Use Code should help to promote new
construction that fits in our neighborhoods.

The proposal balances the needs of new residents with those who currently call Seattle’s
neighborhoods home by limiting the circumstances under which lots can be considered separate
buildable sites and appiying new standards fer_ building on small lots.

Thank you for your conmderatmn of this leglslatlon Should you have questions, please contact
Andy McKim at 684-8738. ' :

‘Sincerely,

pry

Edward B. Murray
Mayor of Seattle

ce: Honorable Members of the Seattle City Council

Office of the Mayor . .
Seattle City Hall, 7t Floor , Tel (206) 684-4000
600 Fourth Avenue Fax: (206) 684-5360
PO Box 94749 : ' ‘Hearing Impaired use the Washington Relay Service (7-1-1)
Seattle, Washington 98124-4749 ' www.seattle.gov/ mayor
. " m)
G\Ic
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Director's Report: Proposed Amendments to Single Family Minimum Lot Area Exceptions,
Standards for Small Lots in Single Family Zones, and Related Provisions

BACKGROUND ‘
The Department of Planning and Development (DPD} is proposing Land Use Code amendments
for small-lot development in single-family zones. The proposed amendments respond to
concerns raised by residents in single-family neighborhoods where small lots, previously
believed to be unbuildable, weré proposed to be developed. The development often resulted
in houses that were out of scale with existing neighborhoods and out of proportion to the size
of the building site. In September 2012, the City Council adopted Ordinance 123978 as interim
regulations for small-lot development in single-family zones. The interim regulations:

¢ eliminated one lot-area exemption that allowed lots to be established through historic -

"~ County property tax records; - '

» established a minimum lot size of at least 50% of the minimum requxrement of the

- zone; and R :
e imposed new height restrictions on houses proposed on lots of less than 3,750 square
feet (s.f.). :

The ordinance was adopted on an emergency basis and the effectlve time period was extended
with the,expectatlon that new standards are to be adopted by March 2014,

DPD solicited comments from the public, and sponsored a pubhc panel discussion on November
14, 2012 that included neighborhood and developer representatwes and a Seattle Planning
Commissioner. A DPD representative attended a meeting of the Seattle Community Council
Federation on November 27, 2012, and met with neighborhood and development
representatives at their request. DPD also set up a web page with information about the issues
under consideration and a mechanism to allow comments to be submitted.

On March 14, DPD staff presented their preliminary recommendations for code revisions to the
City Council’s Planning, Land Use and Sustainability Committee. Comments reflecting the views
of neighbors, developers, planners, and parties interested in buying properties, received from
over 100 individuals, were considered as this proposed legislation was developed.

The proposed amendments are consistent with the Comprehensive Plan goals and policies;
therefore no amendments are needed to Seattle’s Comprehensive Plan (see the Appendix to
this report).
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RECOMMENDATION SUMMARY

These recommendations are comprehensive, addressing issues described below. The proposals
generally fall into three categories.

‘1. Modifying and clarifying exceptions to minimum lot area requirements

s Minimum Lot Size: Establish a standard absolute minimum of 2,500 s.f. for lots -
established urider most lot area exceptions, and require a special exception review
process for development of lots under 3,200 square feet in area. (ltem 4 below)

¢ 75/80 Rule: Mamtam the 75/80 rule and revise/clarify the lot caEculatlon (Items 5 and
6) ' : :

e 100 Percent Rule: Prov;de a limited new lot area exceptlon for lots with areas equal to
or greater than the mean area of the lots within the same block front, (item 7)

¢ Historic Lots, Deeds or Contracts: Continue not to aillow use of old tax records; -
discontinue use of historic mortgages and contracts of sale; and clarify use of deeds for
establishing historic lot exceptions. (ltems 8 and 9) '

¢ Developing Abutting Lots in Common Ownership: Require historic lots that average Iess

~ “than 3,200 s.f. to be developed as a single lot, {Item 10}
¢ Lot Line Adjustments: Clarify use of lot boundary adjustments for creating lot area
| exceptions. (ltem 12)

2. Dévelopment Standards for Single Family Homes on Undersized Lots

e Structure Depth: Limit structure depth to twice the lof—’;f:vi'/idth on historic lots less than
3,200 s.f. (Item 11} '

e Structure Height: . For lots under 3,200 sf, estabhsh maximum height of 18 feet plus 5
feet for a pitched roof, or 22 feet plus 5 feet for a pitched roof for structures with no
more than two floors and 10 foot floor-to-floor height on the ground floor. Extend
these height limits to additions to existing houses as well as new structures. {ltem 15)

3. Minor Code Adjustments and Clarifications

s Muitipie Houses, One Lot Clarifications: Clarify that separate ownership for existing
houses may be achieved through unit lot subdivision, and eliminate special subdivision
provisions for multiple houses on a lot. {ltems 1 and 2)

» Revise Code Language: Simplify lot area exceptions in subsection 23.44.010.B.1, and
clarify that parcels that don’t qualify for separate development must be included as a
part of the building site when abutting property is developed. {ltem 3}

e Minimum Dimensions Clarified: Clarify measurement for lot coverage purposes — at
least 10 feet in all directions, rather than 10 feet in any direction. (ltem 13)

 Eliminate Exhibits for 23.44.010: Delete graphics that are no longer relevant. {ltem 14)
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o Amend Definitions: Clarify “lot,” “front lot line,” “front'yard,” and “rear yard.” (ltems
16, 17 and 18)

RECOMMENDED CODE CHANGES

1. Modify Sections 23.22.062 and 23.24.045 to clarlfy that where two houses already
exist on a single lot in a Single Family zone, the unit lot subdivision process may be
applied to allow them to’be separately owned.

This would allow such a property to be divided solely for the purpose of separate ownership of
the existing units, even if the 'll:mit lots are under 2,500 s.f., but would require development on
the properties to be based on the development standards of the zone as applied to the
combined property as if it were a single lot.

2. Delete Section 23.24.046, containing standards for approval of short plats for single
lots with two existing houses.

This provisioﬁ.was adopted based on an assumption that the unit lot subdivision process was
not available to separate the ownership of two houses on a single lot (see Item 1). The .
proposed amendments would make clear that the unit lot subdivision process is available.
Application of Section 23.24.046, which was originally intended to address issues related to
existing structures, has had unintended consequences, as applicants have subdivided
properties, demolished houses, then redeveloped the resulting lots with larger homes. The lots
have sometimes been divided in creative ways to maximize poteptial structure size when the
properties are redeveloped. If the properties are divided with,a‘unit lot subdivision, any
additions or redevelopment would be required to follow the yard and other standards applied
based on the combined “parent” lot, so that permissible s'tructurefmassing would be consistent
with what is allowed for neighboring lots developed with a single home. -

If Section 23.24.046 is retained, the Department would recommend that standards be adopted
to limit redevelopment of the lots in a manner that is at odds with what is allowed on

_ neighboring properties. In particular, the lots resulting from a Section 23.24.046 short plat
should be made subject to platting standards adopted last year that generally limit new lots to
no more than six sides and require all areas within the lots be at least ten feet wide, Section
23.24.046 short plats historically have been exempt from these standards. If the section is
retained, modifying the development standards should be allowed only to the extent strictly
necessary based on the configurations of the existing houses. :

3. Rewrite the lot-area exceptions in Section 23.44.010.B.1 to make the wording simpler
and more easily understood. Clarify that if a parcel does not qualify for separate
development, it must be included as a part of the identified building site when
abutting property under common ownership is developed.
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This makes explicit what has been the Department’s general practice. Itis intended to create
parcels that do not qualify for separate development.

4. Establish a uniform absolute minimum area standard of 2,500 square feet for lots
qualifying under most lot area exceptions, and require a special exceptlon for
development of lots under 3 200 square feet in area.

Currently, under Section 23.44.0‘1_.?0.8.1.!3 and 23.44.010.B.1.c, lots must have an area at least 50
percent of the general minimum requirement for the zone in order to quaiify for lot area”
exceptions when lots have been reduced as a result of adverse possession or street .
condemnation. Prior to the enterlm ordinance, there were no absolute minimums for lots
qualifying under the histori¢ Iot exceptlon The interim ordinance established a minimum of 50
percent of the general standard for the zone, i.e., 2,500 square feet in an SF 5000 zone. The
proposal would establish a uniform minimum area of 2,500 square feet for these exceptions,
for all single-family zones. This absolute minimum would not apply in the limited case of the
100 Percent Rule, see Iltem 7 below. An estimated 78 percent of lots in single-family zones are -
in SF 5000 zones. While this modification might allow a few additional lots to qualify for
development in SF 7200 or SF 9600 zones, additional restrictions would apply for development
on lots less than 3,200 square feet in area.

Developing lots under 3,200 s.f, would require a special exception review, a Type |l approval
requiring public notice and providing an opportunity for an appeal to the Hearing Examiner.
Additional structure height and depth restrictions also would apply to lots.under 3,200 s.f. See
Items 11 and 15 below. ' = :
5. In calculating the mean area of lots on a block front fé’r purposes of the 75/80 Rule,

~ allow large lots developed with uses other than singie-family houses to be excluded.

The 75/80 Rule allows undersized lots to qualify for separate development if they have an area
at least 75 percent of the general minimum lot area for the zone, and at least 80 percent of the
mean area of the lots on the same block face and within the same zone. Currently,
undeveloped lots that are comparable in area to neighboring properties, lots that would
otherwise qualify under the exception, sometimes do not qualify for the exception because
there is a large lot on the block front that is developed with a church, school, or park. Under
this proposed amendment, lots developed with uses other than single-family residences may be
excluded from the calculation.

Preparation of a Director’s Rule is proposed to provide finer details about how the 75/80 Rule is.
to be applied, for example in the case of lots with multiple street frontages, irregular block
configurations or split-zoned lots.

6. Add specific standards to clarify how the 75/80 Rule is applied under particular
circumstances, such as in the case of lots with frontage on more than one street.
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Proposed new !anguage resolves ambiguities and reflects how the code is currently being

~ applied by DPD. Among other things the new language provides that a property may be
counted as a separate.lot for purposes of the 80 percent calculation only if it is currently
developed separately or currently qualifies for separate development. Proposed language
clarifies that the subject property may be excluded from the calculation of the mean area of
lots on the block front in cases where property is being divided in a way that increases the

-number of building sites. This istonsistent with DPD’s long-standing practice with short plats,
in order to avoid penallzmg the owner of an existing large lot seeking to subdivide into smaller
lots that are comparable in area to the other lots on the block front.

7. Adoptasa new lot area exception, the “10G Percent Rule,” aliowing separate
development of a lot if its area is equal to or greater than the mean area of the lots on
the same block front that are already separately developed, or qualify for separate
development. '

This would allow infill development consistent with that on neighboring properties on blocks
where the prevailing pattern already consists of small lots. No absolute minimum lot area is
proposed for this exception but the number of new lots on a block front that can qualify under
this exception cannot exceed the number of existing lots on which the calculation is based. In
contrast to the 75/80 Rule, afimitation is placed on the number of lots that can qualify as a
result of demolition of existing structures. These limitations are intended to ensure that the
application of the rule will be limited to infill development on blocks that already largely consist
of small lots, rather than redevelopment of blocks currently predomlnantly held or developed
as larger properties, 3
8. For purposes of the Historic Lot Exception, Section 23.44.010.B.1.d, continue not to
allow consideration of old tax records and also dlscontmue consideration of historic
mortgages and sale contracts.

" The Historic Lot Exception applies to certain lots established as separate building sites in City or
‘County records prior to 1957. Ever since 1957, when minimum lot area requirements were
codified, Seattle’s codes have provided an exception from lot area requirements for some lots
of record. The original intent was to preserve investment-backed expectations that predated
the minimum lot-area requirement. Neighbors have complained that this exception is applied
based on arcane records that are difficult to interpret and as a result they have no way of
knowing which undersized parcels in their neighborhoods might qualify. Further, in some cases
the records relied on do not necessarily reflect an historic expectation that a property could be
separately developed. '

Reliance on historic tax records was discontinued under the interim ordinance, and DPD
recommends that this change be maintained on a permanent basis. Some historic tax parcels
were of shapes and sizes that are not suitable for separate development. The proposed
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ordinance also eliminates reliance on historic mortgages, as a mortgage for a portion of a lot,
alone, may not provide sufficient evidence that the lot was held with the expectation that it
would be separately developed. Finally, sales contracts would not be a basis for a lot-area

- exception as a contract alone does not determine that a property was historically a separately

developable parcel.

9. Add standards stating that a’“property is considered to have been established as a
~ separate building site by a deed only if, as a result of the transaction, the parcel was or
would have been held under separate ownership from all abutting properties.

This language would make exp:lieit a Iong-standing practice.
10. Add a new limitation on the historic lot exception, so that it cannot be applied to

allow separate development of multiple, abutting undeveloped lots WIth an average
area under 3,200 square feet,

If a property includes multipie, abutting platted lots, this amendment would require that they

be consolidated for development rather than separately developed under the historic lot
exception if the lots are on average below 3,200 sf. This is comparable to a limitation that was
included when a lot area exception for historic lots was first included in the code in 1957.

“11. For lots qualifying under the Historic Lot Exception, establish a structure\depth limit
for development on lots under 3,200 square feet in area,

Under the proposed legislation structure depth is limited to tW|ce the jot width. This restores a
provision that previously applied to lots under 2,500 square feet in area. in most cases, this
standard would not be adding another requirement, as structure depth i5 already controlled by
front and rear yard requirements and possibly lot coverage limits; In some cases, however,
where the lot is narrow but deep, the requirement would prevent a very long shotgun-style
house from being constructed.

12, Clarify that the lot lines of undersized lots may be modified through lot boundary
adjustments, and that the resulting lots still qualify for a lot area exception so iong as
no additional lots are created, and either: {1) no undersized lots are made smaller; or
{2) the boundaries between multiple undersized lots are being adjusted in a way that
makes them more nearl\qr equal in area. This would replace Director’s Rule 13-97.

The allowance for lot boundary adjustments mvo!vmg lots that qualify for lot area exceptlons is
in Director’s Rule 13-97. Currently, a lot qualifying under a lot area exception may not be
reduced in size. Under the current standards, if a 4,000 s.f. parcel and a 2,000 s.f. parcel each
qualify for separate development based on historic records, they may be reconfigured through
a lot boundary adjustment resulting in a different 4,000 and 2,000 s.f. |ots, and these lots will
continue to qualify for separate development. The recommendation is also to allow a lot
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boundary adjustment that would make the parcels more nearly equal in size. The intent behind
this is that two houses-on 3,000-square-foot lots, or one on 3,500 square feet and one on 2,500
square feet, would fit more gracefully into a neighborhood than a 4,000 and 2,000 s.f. lot.

Some people have suggested that lots qualifying for a lot area exception based on their historic
status should no longer qualify for a lot area exception if they are modified through a lot
boundary adjustment. The lot boundary adjustment process is, however, often applied to
create lots that are better suited:for development compatible with surrounding homes than the
ongmal qualifying lots would have been

13, Clarify minimum-dimiéns‘ional requirement for lot-coverage measurement.

The platting standards adpﬁted in 2011 discouraged creating lots that included narrow
panhandles or tendrils by allowing only portions of lots.that are more than ten feet wide to
count towards lot area for the purposes of determining allowable lot coverage. The adopted

~ language required that those portions measure at least ten feet in any direction. The language -
would be clarified to require that those portions measure at least ten feet in all directions,
which reflects the intent of the provision.

14. Eliminate Exhibits for 23.44.010.
Existing exhibits are out of date and not useful.

15. Establish a structure height of 18 feet with an allowance.of up to 5 feet for a pitched
roof on all lots or unit lots under 3,200 square feet. A_]IbW an additional four feet for
structures with a floor-to-floor height of at least ten feet at the ground floor, and
habitable space on no more than two floors. This height would also apply on non-
rectangular lots where the area of the largest rectangle or other quadrilateral that can
be drawn within the lot fines is less than 3,200 square feet.

The interim standards applied a height limit of 22 feet with an allowance of 5 feet for a pitched
roof on lots under 3,750 s.f. The recommendation is to lower the threshold lot area to 3,200
s.f. in light of the fact that lots larger than that have not triggered significant complaints. DPD’s
initial proposal for permanent measures would have limited the structure height on lots under
3,200 s.f. to 18 feet plus a five-foot allowance for pitched roofs, based on the cottage housing
standards that apply in Lowrise Multifamily zones and Residential Small Lot zones. Comments

- were received, however, from architects pointing out that the 18-foot heigh't limit would
require cramped ceiling heights for a two-story house, and would require the first floor to be at
grade rather than slightly above grade. With a little additional height, the house would be able
to sit a few steps above the ground, providing a more compatible street presence. The
proposed language provides flexibility for a comfortable ceiling height, and for second-story

~ additions to existing houses that have tail main floors or main floors built several feet above



Director’s Report: Recommaeided Amendments for Small Lots in SF zones- '
Page 8 :

grade The intent is to accommodate a two-story house with comfortable ceiling heights. Smail
footprints with tall ceilings provide a more spacious feeling than lower ceiling heights.

Under the interim ordinance, the lower height limits were applied only to new developments,
and only to lots that qualified for separate development under the Historic Lot Exception in
subsection 23.44.010.B.1.d. The recommendation is to apply this limit both to new houses and
also to additions to existing houses, on all lots with areas under 3,200 square feet in single-
family zones, regardless of how they qualified for development. The limit would also apply to

~ structures on unit lots where a single lot with multiple existing houses has been divided through

a unit lot subdivision. This is because the potential impacts on neighbors of a substantial
addition to an existing house on-a smali ot would be no different than the impacts of an
identical new house built ona Vacant lot of the same size, and no different depending on which
lot area exception applied. DPD received a few comments from owners of existing houses.
Some owners of existing houses indicated that the 18-foot limit originally proposed would
make it difficult to add a second story to their existing house due to the existing configuration..

By DPD’s analysis, the 22-foot base height limit now proposed would provide the flexibility to

allow a second story addition in most cases.

Considering the area of the largest rectangle or quadrilateral within the lot lines, rather than
the total lot area in the case of non-rectangular lots removes the incentive to create irregular
lots in order to gain square footage to qualify for larger structures. in cases where a lot is
irregularly-shaped, the apparent area of the lot, based on where the development may occur, is
typically smaller, and this provision is intended to hold the development to a scale appropriate
for the developable portion of the lot. Allowing quadrilaterals to-be used rather than
rectangles is reasonable as the corners of many lots are not perfect right angles

16. Amend the definition of “lot” to allow it to mean “building site” in the proper context.

This would modify the definition so that it is consistent with the way the word is used in the

code, Under the current definition, a parcel of land may qualify as a “lot” even though it has

been developed in conjunction with adjacent fand and does not qualify for separate

development on its own. As used in the code, however, the word generally refers to a parcel '

that is separately developed, or is proposed to be separately developed.

17. Amend definitions of “front lot line,” “front yard” and “rear yard” in Chapter 23.84A,
and the yard measurement provision in Section 23.86.010, to clarify existing code ‘
interpretation practices for lots with no street frontage and lots with frontage on
multiple streets, and also to discourage the creation of irregular lot configurations
intended to minimize front yard requirements.

This codifies DPD’s existing code interpretétéon practice for determining what orientation
should be identified for yard standard purposes for an existing house on a lot capable of
multiple orientations because the house and lot has no street frontage or has frontage on
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multiple streets. It also is intended to limit the practice of using a panhandle-shaped portion of
a property to meet the front yard requirement in order to minimize the area of the portion of
the lot set aside as a front yard.

18. Change all references to “block face;’ throughout Title 23 to “block front,” and clarify
definition to address irregular block configurations.

The terms “block face” and “block front” are currently identi'célly defined and used
interchangeably in the Land Use Code. And the current definition does not provide for irregular
block configurations. The amendment would explicitly provide flexibility so that the 75/80 Rule
and 100 Percent Rule may be“bppiied based on the context of the street frontage of the subject
property on blocks that don’ ‘t meet the standard configuration reflected by the current
language: This would not represent a change in the way that the 75/80 Rule has been appiled
but would clarify how it is already belng applied.

CODE CHANGES SUGGESTED BY STAKEHOLDERS BUT NOT RECOMMENDED BY DPD

DPD analyzed other options proposed by developers, design professionals, and other
individuals. Two of these options are presented below for the sake of discussion but are not
recommended by DPD. '

1. Impose a floor area ratio (“FAR"} limit.

In addition to the height and structure depth limits recommended above, other potential
development standards have also been discussed for houses oip"'\'/ery‘smafl lots, including limits
on total floor area or adoption of a FAR limit. These options are not recommended based on
our conclusion that the existing yard requirements and lot coverage limits, together with
proposed structure height and depth limits, will adequately control the bulk of houses on small
lots. Further standards would complicate designing and reviewing plans for new houses while
adding little size-limiting benefit. A FAR limit would not effectively limit the exterior
appearance of bulk of a structure unless ceiling height is limited as well. "

One concern that has led design professionals to propose an FAR limit is that absent such a
limit, developers will respond to the new height limits by maximizing the volume of the
structure within the allowed height, resulting in flat, uninteresting facades, whereas if -
development were further limited by an FAR limit, they might set buildings back more than
required by yard standards, and provide features such as covered porches, adding to the visual
interest of the houses. Recognizing that this may be. an issue that is not limited to -
developments on small lots, DPD proposes that modifications to standards such as limitations
to features allowed in required yards be deferred and considered in the future if general
modifications to single-family standards are considered.
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2. Allow additional development opportunity on block-ends.

Design professionals have proposed that the City consider creating an opportunity for
additional development by allowing new houses to be built facing side streets, in the areas
behind existing corner houses. These areas typically are perceived as street-facing rear yards of
corner houses, and in some cases, they have a significant amount of street frontage, so that a
house placed in such an area would appear less “squeezed in” than some other infill
opportunities that are allowed, and would possibly create less of an imposition on the privacy
of neighbors’ yvards than mid-block backyard houses would.

This may be a comparatively éﬁtr;active way to allow additional density in single-family areas
while maintaining well-ordered streetscapes. Many lots have been created in the past
throughout the city that face side streets, and many of these fit in well with their
neighborhoods. The impetus for the current effort was to rein in perceived inappropriate
development on lots qualifyi'ng for lot area exceptions, and this corner lot proposal that would
create a new lot area exception, appears to be beyond the scope of that mission, so DPD has
not included this in this set of recommendations. '

Two of the houses that have been controversial and generated much input towards this
proposal have been houses on block ends, facing side streets. In both of those cases, however
the height of the structure was a significant issue, and the structures would now be subject to
| _ additional height restrictions. An amendment to achieve this corner lot change would likely

. have to modify rear yard requirements, and possibly lot coverage limits, that apply to corner
houses. ' oo :

L
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Appendix: Relevant Cor‘n.prehensive Plan Provisions
The Comprehensive Plan identifies the following goals for Single Family zones:

LUGS Preserve and protect low-density, single-family neighborhoods that provide
opportunities for home-ownership, that are attractive to households with children and -
other residents, that provide residents with privacy and open spaces immediately
accessible to residents, and where the amount of impervious surface can be limited.

LUGY Preserve the character of single-family residential areas and discourage the
demolition of single-family residences and displacement of residents, in a way that
encourages rehabilitation and provides housing opportunities throughout the city. The
character of single-family areas includes use, development, and density characteristics.

LUG10 Provide for different intensities of single-family areas toreflect differences in the
existing and desired character of single-family areas across the city. Allow development
that is generally consistent with the levels of infrastructure development and
. environmental conditions in each area. Include opportunltles for low-cost subsidized
~_housing in single-family areas.

Two specific policies relating to lot area requirements and excepfions are provided:

LUG6 Use minimum lot size requirements to maihtain a low-density residential
environment while reflecting differences in development.conditions and the densities
and scale of housing in various single-family residential areas.

LU67 Permit exceptions to minimum lot size requirements to recognize building sites
created in the public records under previous codes, to allow the consolidation of very
small lots into larger lots, to adjust lot lines to permit more orderly development
patterns, and to provide housing opportunity through the creation of additional
buildable sites which are compatible with surrounding lots and do not result in the

~ demolition of existing housing.



