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CITY OF'SEATTLE

ORDINANCE

COUNCILBILL

..title
AN ORDINANCE relating to Mandatory Housing Affordability (MHA); rezoning certain land

and modiffing development standards throughout the City, implementing MHA
requirements, and modifying existing development standards to improve livability;
amending Chapter 23.32 of the Seattle Municipal Code (SMC) at pages 2,3,4,5,6,7,8,
9,12,13,14, 15, 16,17,18, 19,21,22,23,24,25,26,27,28,29,30,37,32,33,35,36,
37,38,39,40,41,42,43,44,45,46,48,52,53,54,55,56,57,58,59,60,61,62,63,&,
65,66,70,71,72,73,74,75,76,77,78,80,81,84,85,86,87,88,89,90,91,92,93,94,
95,96,97,98,99,100,101,102,103,1M,105,106,110,111,112,113,114,115,116,
117,118,119,120,121,122,123,124,125,126,129,130,131,132,133,134,135,136,
137,138,139,143,144,145,146,147,149,150,151,152,155,156,157,158,159,160,
161,163,164,165,166,167,168,170,172,173,174,175,177,178,179,180,181,182,
183,184, i85,186,187, i88,189,190,791,192,193,T95,197,198,20A,203,205,206,
208,215,276,277,218, and 219 of the Official Land Use Map; amanding Sections
23.30.010,23.34.008,23.34.010,23.34.0t1,23.34.012,23.34.024,23.44.002,23.44.006,
23.44.008,23.44.010,23.44.012,23.44.014,23.44.016,23.44.022,23.44.024,23.44.034,
23.M.041,23.44.042,23.45.502,23.45.508, 23.45.509,23.45.5L0,23.45.5r2,23.45.514,
23.45.516,23.45.5r7,23.45.518,23.45.520,23.45.522,23.45.529,23.45.536,23.45.545,
23 .47 A.A02, 23 .47 A.005 , 23 .47 A.AA8, 23 .47 A.0A9, 23 .47 A.012, 23 .47 A.Al3 ,
23.47 A.At4,23.47A.0t7,23.48.002,23.48.021,23.48.025,23.48.040,23.48.055,
23.48.300,23.48.320,23.48.3?5,23.48.400,23.48.420,23.48.421,23.48.62A,23.48.623,
23.48.627,23.48.635,23.48.64A,23.48.645,23.48.646,23.48.650,23.50.A2A,23.50.A26,
23.50.028,23.50.053,23.50.055, 23.53.0A6,23.53.A25,23.54.015,23.54.040,
23.584.002, 23.58A.0 i4, 23.588.040, 23.588.050, 23.5 8C.040, 23.58C.050,
23.58D.002,23.58D.006,23.71.030,23.73.009,23.73.010,23.73.014,23.73.024,
23.74.01A,23.76.060,23.84A.002,23.84A.M8,23.86.002,23.86.007,23.86.012,
23.86.014,23.86.015, 23.86.016,23.86.019, 23.91.002, and 25.11.060 of the SMC;
adding Sections 23.34.006,23.M.009,23.44.011,23.M.017,23.44.018,23.44.019,
23.44.O20,23.45.530,23.48.050, 23.48.340,23.48.345,23.48.445,23.48.900, 23.48.905,
23.48.920,23.48.940,and23.48.945 to the SMC; repealing Sections 23.34.026,
23.43.0A6,23.43.0A8,23.43.010,23.43.A12,23.43.04A,23.48.425,23.48.621,23.48.721,
23.58A.025,23.58A.A26,23.584.028,and23.71.040 of the SMC; recodiffing Section
23.44.018 of the SMC as Section 23.44.A21; and amending the titles of Chapter 23.45
and Subchapter IV of Chapter 23.58A of the SMC.

..body
WHEREAS, in September 2014, the City Council adopted Resolution 31546, in which the

Council and Mayor proposed that a Seattle Housing Affordability and Livability Agenda

Templale ldt r&&ed Dtember l, 2016



1

2

5

4

5

6

7

8

9

10

11

l2

13

l4

15

16

T7

18

t9

20

27

22

GeoffWentlandt/Brennon Staley/l(etil Freemao/Eric McConaghy/Aly PamuccilLish Whitson
OPCD MHA Citywide ORD
D+

centers, community programs for the elderly. or similar uses, i.n each case in existing or former

public schools.

2. Other non-school uses in existing or former public schools, if permitted

pnrsuant to procedures established in Chapter 23.78.

3. Additions to existing public schools only when the proposed use of the

addition is a public school;

((G)) I.Nursing (+{onees) homes. Nursing homes meeting the deveiopment standards

of this Chapter 23.44, and limited to eight or fewer residents;

((tr+)) J. Adult (€am*ff+omes)) famillz homes. Adult family homes, as defined and

licensed by the state of Washington;

(I) K. Commercially operating horse farms in existence before July 1, 2000, on lots

greater than ((+0)) !q acres, confonning to the limits on the number and location of farm

animals and strucfires containing them set forth in Section 23.42.052.

Section 13. Subsection23.44.A08.I of the Seattle Municipal Code, which section was last

amended by Ordinanc e 124105,is amended as follows:

23.44.008 Development standards for uses permitted outright

**+

((@

I ' Trees are required when single-fandly drvellint units are eenstrueted= The

ing€r

Terrplde l6t taired Deeaber I, 2016 40
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pres€sring street trees i i*

i€ft

Ut, Wnen tnis eptlo

iper

?: Tree I{eeiltrements: T ie*

ins

preserratieft pl&n mEst b

)

Section 14. A new Section 23.44.AA9 of the Seattle Municipal Code is added as follows:

23.44.0A9 Mandatory Housing Affordability in RSL zones

RSL zones that have a mandatory housing affordability suffix are subject to the provisions of

Chapters 23.588 and 23.58C.

Tedplale l8t r*fued Daedber l, 2016 41
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b. Above-grade GSI features larger than what is allowed in subsection

(@e++++*-X*))23.44.A1,1.C.17.a are allowcd within a rcquired yard if:

1) Above-grade GSI features do not exceed ten percent coverage

of any one yard area;

2) No portion of an above-grade GSI feature is located closer

than 3 feet from a side lot line;

3) No potrion of an above-grade GSI feature is located closer

than 20 feet from a rear lot line or centerline of an alley abutting the rear lot line; and

4) No portion of an above-grade GSI feature is located closer

than 15 feet from the front lot line.

((

be leeated in the required sider'grd; previded thet ne pertien ef the strEettsfe ra,. eress the side

letlire,

+9) L8. A structure may be permitted to extend into front and rear yards as

necessary to protect exceptional trees and trees over 2 feet in diameter pursuant to Section

25.11.060.

((E) D.Additional (( ) standards

for structures if allowed in required yards. Structures in required yards shall comply with the

following:

l. Accessory structures, attached garagesr and portions of a principal structure

shall not exceed a maximum combined coverage of 40 percent of the required rear yard. In the

case ofa rear yard abutting an alley, rear yard coverage shall be calculated from the centerline

of the alley.

Templote l6t r@ised December I , 20) 6 65
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Section 23. A new Section 23.44.019 of the Seattle Municipal Code is added is added to

Subchapter I of Chapter 23.14 as follows:

23.44.019 Design standards in RSL zones

In RSL zones, the following provisions apply:

A. Pedestrian access at least 3 feet in width shall be provided between each dwelling unit

and the street. This access may be over a driveway and may cross any required yards or interior

separation. The pedestrian access may be part of a driveway, provided that the pathway is

differentiated from the driveway by pavement color, texture, or similar technique.

B. Each dwelling unit with a street-facing facade that is located within 40 feet of a street

lot line shall have a pedestrian entry on such street-facing facade with a covered stoop, porch, or

other similar architectural entry feature.

Section 24. A new Section 23.M.020 of the Seattle Municipal Code is added to

Subchapter I of Chapter 23.44 as follows:

23.44.424 Tree requirements

A. Tree requirements in SF 5000, SF 7200, arrd SF 9600 zones

l. When a single-family dwelling unit is constructed on a lot in a SF 5000, SF

7200, or SF 9600 zone, a minimum number of caliper inches of tree must be provided on the

lot as follows:

a. For lots over 3,000 square feet, at least 2 caliper inches of tree per

1,000 square feet oflot area.

b. On lots that are 3,000 square feet or smaller, at least 3 caliper inches

of tree.

Tetiplate l6t r$ised D*eilber I , 20f 6 84
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2. The minimum number of caliper inches of tree required may be met by

preserving existing trees, planting new trccs? or by a combination of preservation and planting.

The preservation or planting of trees in the right-of-way may be counted, provided that they

are approved by the Director of Transportation.

3. Submerged land shall not be included in calculating lot area for purposes of

either the tree preservation option or tree planting option.

4. Tree measurements. Trees planted to meet the requirements in this subsection

23.M.02A.A shall be at least 1.5 inches in diameter. The diameter of new trees shall be

measured (in caliper inches) 6 inches above the ground. Existing trees shall be measured 4.5

feet above the ground. When an existing tree is 3 to 10 inches in diameter, each I inch counts

as 1 inch toward meeting the tree requirements in this subsection 23.44.020.A. When an

existing tree is more than 10 inches in diameter, each 1 inch of the tree that is over 10 inches

shall count as 3 inches toward meeting the tree requirement.

5. Tree preservation plans. Ifthe tree preservation option is chosen, a tree

preservation plan must be submiffed and approved. Tree preservation plans shall provide for

protection of trees during construction according to standards promulgated by the Director.

B. Tree requirements in RSL zones

1. Trees sufficient to achieve one point, according to Table A,for 23.44.020, per

750 square feet of lot area shall be provided for any development:

a. Containing one or more new dwelling units;

b. Containing more than 4,000 square feet of non-residential uses in either

a new structure or an addition to an existing structure; or

Template lut r*ised D*eilbcr l, 2016 85
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c. Expanding surface area parking by more than 20 parking spaces for

automobiles.

2. Individual trees preserved during constnrction or planted after construction

couot toward the tree score according to Table A far 23.44.020. All required trees shall meet

standards promulgated by the Director to provide for the long-tenn health, viability, and

coverage of plantings. These standards may include, but are not limited to, the type and size of

plants, spacing of plants, depth, and quality of soil, access to light and air, and protection

practices during construction.

3. Tree protection areas shall be designated for all trees that are proposed to be

preserved to receive points under this subsection23.49.A20.B. No excavation, fill, placing of

materials or equipment, or vehicle operation shall be aliowed during construction within a tree

protection area. Tree protection areas shall be an area equal to the outer extent of the dripline of

the kee, except that they may be reduced if the following conditions are met:

a. The altenrative tree protection area is prepared by an arborist who has

visited the site and examined the specific tree's size, location, and extent of root cover, evaluated

Table A,tsr 23.M.020
Tree points

Type oftree Points for non-conifer trees Points for conifer trees

Small tree planted after construction l point 1.25 point

Small/medium tree planted after
construction

2 points 2.5 points

Medium/large tree planted after
construction

3 points 3.75 points

Large tree planted after construction 4 points 5 points

Irees 6 inches in diameter or greater
that are preserved during consffuction

I point per inch of diameter 1.25 point per inch of
diarreter

Tedplote lut rilised Dqtuber 1, 2016 86
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the tree's tolerance to construction impact based on its species and health, and identified any past

impacts that have occrured within the root zone; and

b. The arborist has prepared a plan providing the rationale used to

demonstrate that the alternate method provides an adequate level of protection.

C. Street free requirements in RSL zones

1. Street trees are required io RSL zones for development that would add one or

more principal dwelling units on a lot, except as provided in subsection23.43.020.C.2 and

Section 23.53.015. Existing sffeet trees shall be retained unless the Director of Transportation

approves their removal. The Director, in consultation with the Dfuector of Transportation, shall

determine the number, type, and placement of additional street trees to be provided in order to:

a. Improve public safety;

b. Promote compatibility with existing street trees;

c. Match trees to the available space in the planting strip;

d. Maintain and expand the urban forest canopy;

e. Encourage healthy growth through appropriate spacing;

f. Protect utilities; and

g. Allow access to the street, buildings, and lot.

2.lf a iot borders an unopened right-of-way, the Director may reduce or waive

the street tree requirement along that right-of-way as a Type I decision ifl, after consultation

with the Director of Transponation, the Director determines that the right-of-way is unlikeiy to

be opened or improved.

Section 25. Subsectioa23.44.022.D of the Seattle Municipal Code, which section was

last amended by Ordinance 125272, is amended as follows:
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Section 118. Section 23.86.019 of the Seattle Municipal Code, last amended by

Ordinance 123495, is amended as foliows:

23.86.019 Green f,'actor measurement

A. Development standards for certain areas require landscaping that meets a minitnum

Green Factor score. A11 required landscaping shall meet standards promulgated by the Director

to provide for the long-term health, viability, and coverage of plantings. These standards may

inciude, but are not iimited to, the qrpe and size of piants, spacing of plants, depth, and quality

of soil, use of drought-tolerant plants, and access to light and air for plants. The Green Factor

score shall be calculated as foll0ws:

l. Identiff all proposed landscape elements, sorted into the categories presented

in Table A for (($eetiea) 23.86.019.

2. Multiply the square feet, or equivalent square footage where applicable, of

each landscape element by the multiplier provided for that element in Table A for ((Seeti<tn))

23.86.019, according to the following provisions:

a. If multiple elements listed on Table A for ((See+iet)) 23.86.019

occupy the same area (for example, groundcover under a tree), count the full square footage or

equivalent square footage of each element.

b. Landscaping elements in the right-of-way between the lot line and the

roadway may be counted, provided that they ars approved by the Director of the Department of

Transportation.

c. Elements listed in Table A for ((See+iea)) 23.86.019 that are provided

to satisfr any other requirements of this (€edo) Ti1lra-?3 may be counted.

Teaplate l6t rsiscd De@mbet I , 201 6 374
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d. For trees, large shrubs, and large perennials, use the equivalent square

footage of each tree or shrub according to Table B for ((See+iea)) 23.86.019.

e. For vegetated walls, use the square footage of the portion of the wall

covered by vegetation. Atl vegetated wall structures, including fences counted as vegetated

walls, shall be constructed of durable materials, provide adequate planting area for plant

health, and provide appropriate surfaces or structures that enable plant coverage.

f. For all elements other than trees, large shrubs, large perennials, and

vegetated walls, square footage is determined by the area of the portion of a horizontal plane

that lies over or under the element.

g. All permeable paving and structural soil credits together may not

count for more than one third of the lot's Green Factor score.

3. Add together all the products calculated under subsection 23.86.019.4.2 to

determine the Green Factor numerator.

4. Divide the Green Factor numerator by the lot area to determine the Green

Factor score.

((UcUU * fer Seetien aa' )

fable A for 23.86.019
Green Factor landscape elcments

Green Factor ((@) landscane elements Multiplier
A. Planted (nfesn)) areas (choose one of the following for each planting area)

u)
((?) f. Planted areas with a soil depth of 24 inches or more: 0.6

(QDZ. Bioretention facilities meeting standards of the Stormwater Code, Title
22"SubtitleVIII((@)

1.0

B. Plants

1. Mulch, ground coversr or other plants normally expected to be less thanZ
feet tall at maturity(,))

0.1

Templale lNl t*&ed D*enber l, 1016 37s
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Table A for 23.86.019
Green Factor landscape elements

Green Factor (@ landscane elements Multiplier
2. (I,arge) Medium shrubs or otherperennials at least 2 feet taU-bUt!_lgqUthan
4 feet tall. at maturity

0.3

3. Large shrubs or other perennials at least 4 feet tall at maturity 0.3

(3)) 4. Small trees 0.3

(4) 5. Smalllmedium ffees (B)) 0.5

((5)) 6. Medium/large trees (04)) 0.7

(6)) Z. Large hees ((H) 0.e

(7) E. Preservation of existing (lar€s)) trees at least 6 inches in diameter at
breast height

(0*) 1.0

3. Green roofs

1. Planted over at least 2 inches but less than 4 inches of growth medium 0.4

2. Planted over at least 4 inches but less than 8 inches of growth medium (ea) 0.6

3. Planted over at least 8 inches of prqwtb qtedum 0.8

D. Vegetated walls in C and NC zones only (H)) 0.4

(

peflreaf
0#))

(F) E. Permeable paving

L lnstalled over at least 6 inches and less than24 inches of soil and/or gravel o.2

2. Installed over at least24 inches ofsoil and/or gravel 0.5

(G)) E. Structural soil (o-2)) 0.s

G{)) G. Bonuses aDplied to Green Factor landscape elements:

[. Landscaping that consists entirely of drought- tolerant or native plant species 0.r

2. l^andscaping that receives at least 50 percent of its inigation through the use
of harvested rainwater

0.2

3. Landscaping visible from adjacent rights-of-way or public open space (s)) 0.2

4. Landscaping in food cultivation 0.1

((@
n'quivelenf squue f00 )

Table B for 23.86.019
Equivalent square footase oftrees and large shrubs

Landscape ((U,temen*s)) elements Equivalent (Squarefu)) souare feet

Medium shrubs or other perennials at least
Z feet tall. but less than 4 feet tall. at maturitv

9 per plant

Tenplate l6t roi$d December l. 20 I 6 376
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((+e-squffitu)) 36 per plant

Small trees Z5 ((se!nre{€€+)) per tree

SmalVmedium trees 150 ((seunrefu)) per tree

Mediun/large trees 250 ((seuare{€et)) per tree
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Existing ((large)) trees ZO ((sq!sre{€€t)) per inch of trunk diameter
4.5 feet above grade
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Section 119. Section 23.91.A02 of the Seattle Municipal Code, last amended by

Ordinance 125399, is amended as follows:

23.91.002 Scope of this Chapter 23.91

A. Violations of the following provisions of this Title 23 shall be enforced under the

citation or crlminal provisions set forth in this Chapter 23.9I:

1. Junk storage in residential zones (€lepter4}.4+)) (Chapter 23.M, Chapter

23.45, Chapter 23.46, Chapter 23.49 Subchapter IV, and Chapter 23.49 Subchapter VII), unless

the lot contains a vacant structure subject to the vacant building maintenance standards contained

in subsection 22.206.200.A and a notice of violation has been issuedrequiring compliance with

subsection 22.246.24A.F ;

2. Constnrction or maintenance of sffuctures in required yards or setbacks in

residential zones ((€hapter43"4't)) (Chapter 23.44, Chapter 23.45, Chapter 23.46, Chapter

23.49 Subchapter fV, and Chapter 23.49 Subchapter VII);

3. Parking of vehicles in a single-family zone (Section 23.44.016), unless the lot

contains a vacant structure zubject to the vacant building maintenance standards contained in

subsection 22.206.200. A;

Template l@t r@lsed D€eilbet ) , 2016 377
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4. Keeping of animals (Section 23.42.452); and

[5. Reserved.]

6. The following violations of the Shoreline ((es#et)) District, Chapter 23.604:

a. Discharging, leaking, or releasing solid or liquid waste and untreated

effluent, oil, chemicals, or hazardous matcrials into the water (subsection 23.604.152.R);

b. Releasing debris and other waste materials from construction,

maintenance, repair, or in operation or management of a property, into any waterbody

(subsections 23 .60A.152.H, 23.60A. 152.I, 23 .60A. 1 52.T, and 23 .60A. t 52.U);

c. Conducting activity in ot over water outside the allowed work windows

(subsection X .6A A.l 52.J); and

d. Closing required public access (Section 23.60A.164).

B. Aoy enforcement action or proceeding pursuant to this Chapter 23.91 shall not affect,

limit, or preclude any previous, pending, or subsequent enforcement action or proceeding taken

pursuant to Chapter 23.90.

Section 120. Section 25.11.060 of the Seattle Municipal Code, enacted by Ordinance

120410, is amended as follows:

25.11.060 Tree protection on sites undergoing development in (Singlc*mil1'ard

@ sinsle-familv zones (@)

A. Exceptional ((+reer.)) trees

1. The Director may permit a tree to be removed only if:

a. ((the)) The maximum lot coverage permitted on the site according to

(S*4C)) Title 23 ((@) cannot be achieved without exteoding into the tree

Templale ldt t@ised D$embet I , 201 6 378
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protection area or into a required front and/or rear yard to an extent greater than provided for in

subsection (@+ ef+i**eetiea)) 25. 1 1 .060A.2; or

U. ((aveiei*g)) Avoiding development in the tree protection area would

result in a portioo of the house being less thau ((f,*ee(ts))) 15 feet in width-

2. Permiued extension into front or rear yards shall be limited to an area equal to

the amount of the tree protection area not located within required yards. The maximum

projection into the required front or rear yard shail be ((gper€0)) 50 percent of the yard

requirement.

3. If the maximum lot coverage permitted on the site can be achieved without

extending into either the tree protection area or required ftont and/or rear yards, then no such

extension into required yards shall be permitted.

((R, frees ever Tws (2)

the€*eus*

+) B. Trees over (fire{A) 2 feetin diameter measured 4.5 feet above the erourld shall

be identified on site plans. (+.) In order to protect such trees" ((@)

an applicant may modify their development proposal to extend into front andlor rear yards in the

same manner as provided for exceptional trees in subsection 25J-060.A ((e+*is+ee+ieq

tuve).
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