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SEATTLE CITY COUNCIL

Land Use Committee

Agenda
March 8, 2023 - 2:00 PM

Meeting Location:
Council Chamber, City Hall, 600 4th Avenue, Seattle, WA 98104

Committee Website:
https://www.seattle.gov/council/committees/land-use

This meeting also constitutes a meeting of the City Council, provided that the meeting shall be conducted as a
committee meeting under the Council Rules and Procedures, and Council action shall be limited to committee

business.

Members of the public may register for remote or in-person Public
Comment to address the Council. Details on how to provide Public
Comment are listed below:

Remote Public Comment - Register online to speak during the Public
Comment period at the meeting at
http://www.seattle.gov/council/committees/public-comment. Online
registration to speak will begin two hours before the meeting start time,
and registration will end at the conclusion of the Public Comment period
during the meeting. Speakers must be registered in order to be
recognized by the Chair.

In-Person Public Comment - Register to speak on the Public Comment
sign-up sheet located inside Council Chambers at least 15 minutes prior
to the meeting start time. Registration will end at the conclusion of the
Public Comment period during the meeting. Speakers must be
registered in order to be recognized by the Chair.

Submit written comments to Councilmember Strauss at
Dan.Strauss@seattle.gov

Please Note: Times listed are estimated

Click here for accessibility information and to request accommodations.
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Land Use Committee Agenda March 8, 2023

A. Call To Order
B. Approval of the Agenda
C. Public Comment

D. Items of Business

1. Nonconforming Housing in District 6

Briefing and Discussion (45 minutes)

Presenter: Markus Johnson, Architecture & Urban Design

2. 2022 Accessory Dwelling Unit (ADU) Annual Report

Supporting
Documents: 2022 ADU Annual Report

Presentation

Briefing and Discussion (45 minutes)

Presenter: Nicolas Welch, Office of Planning and Community
Development (OPCD)

E. Adjournment

Click here for accessibility information and to request accommodations. Page 3
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Executive summary

In 2019, Seattle reformed its rules for accessory dwelling units (ADUs) and
removed several regulatory barriers that had discouraged or prevented
property owners from creating this type of housing. The following year,
we launched ADUniverse, a one-stop online home for information and
resources about designing and permitting an ADU.

Since then, ADU production in Seattle has increased substantially. Last year,
the City issued nearly 1,000 ADU permits, more than four times the number
permitted in 2018 before the new rules were in place.

When it adopted those rules, the City Council directed the Office of Plan-
ning and Community Development (OPCD) and the Seattle Department

of Construction and Inspections (SDCI) to monitor and report annually on
ADU production and outcomes. This 2022 ADU Annual Report follows last
year’s report, describes trends in the amount and location of ADUs added
in 2022, and includes new information about how and by whom ADUs are
being used.

In 2022, Seattle permitted 437 attached ADUs (AADUs) and 551 detached
ADUs (DADUs), often called backyard cottages. Just under half were on sites
with multiple ADUs, a new option unlocked through the 2019 ADU legis-
lation. About one-third were part of a development that included a new
single-family residence.

Contributing to these permits were the City's 10 pre-approved DADU plans,
which offer a faster and more predictable permitting pathway for owners
who license them from the designers who created them. These plans have
been permitted 130 times since we launched them in September 2020.

This report includes updated and new information about how ADUs are
used. City data on short-term rental licenses suggests that about 12 per-
cent of ADUs in Seattle may be offered for nightly rentals on platforms

like Airbnb and Vrbo. Analysis of City and County property records shows
that about one-third of ADUs permitted in 2021 were created as part of a
condominium, and sales data suggests that, due to their smaller size, ADU
condos offer a lower-cost ownership option compared to new single-family
residences.

Finally, this report includes results from a survey of ADU owners and occu-
pants we conducted in 2022 in partnership with the University of Washing-
ton. Responses suggest that the large majority of ADU owners are white,
have a household income above $200,000, and paid for construction with
cash. ADU rents vary substantially but average well below the typical Seattle
one-bedroom rent, with almost one-sixth offered for less than $1,000 per
month.


http://aduniverse-seattlecitygis.hub.arcgis.com/
https://www.seattle.gov/Documents/Departments/OPCD/OngoingInitiatives/EncouragingBackyardCottages/OPCD_ADUAnnualReport2021.pdf
https://www.seattle.gov/Documents/Departments/OPCD/OngoingInitiatives/EncouragingBackyardCottages/OPCD_ADUAnnualReport2021.pdf

Introduction

In 2015, the City Council adopted Resolution 31547, directing planning staff
to identify strategies for increasing the production of accessory dwelling
units (ADUs) as part of a broader effort to address Seattle’s housing crisis.
At that time, attached ADUs (AADUs) had been allowed citywide since the
mid-1990s and detached ADUs (DADUs) since 2010 — but 98 percent of
Seattle’s single-family lots did not have an ADU. Most property owners were
passing on the opportunity to add incremental housing despite its potential
benefits.

Several factors were at play, including regulations that discouraged or
outright prohibited creating an ADU on many sites, a design and permitting
process many homeowners found complex and daunting, and a high-cost
environment for building housing with few options (like financing) for folks
without wealth. In 2019, Seattle reformed its ADU rules through Ordinance
125984, removing several regulatory barriers that hampered production. In
2020, we launched ADUniverse, a one-stop online resource that centralizes
information and offers pre-approved designs that, together, helps demysti-
fy and accelerate the process to create an ADU.

ADU production has since increased more than three and a half times since
2019. Last year, the City issued permits for 988 ADUs, the highest year on
record and almost 30 percent more than 2021, the next-highest annual
total. These relatively small homes offer access to neighborhoods where
costs are particularly high, housing production is limited, and most homes
are large, detached houses that few in our region can afford. With housing
scarcity boosting prices, worsening affordability, and accelerating displace-
ment, any increase in housing choices helps address our housing crisis.

Still, despite this success in recent years, several key questions remain.
First, given estimates that Seattle’s housing shortfall numbers in the tens of
thousands of homes, are ADUs sufficient for increasing housing supply in
residential neighborhoods, or must we do more? Second, who's benefiting
most directly from the opportunity to build, own, or rent an ADU, and to
what extent are they alleviating displacement pressures to help people stay
in place? Third, what barriers continue to constrain ADU production, espe-
cially for households with fewer resources at their disposal?

This report explores recent trends in Seattle’s ADU production to gain
insights into those questions. It fulfills requirements adopted in Section

11 of Ordinance 125984 for the Office of Planning and Community Devel-
opment (OPCD) and Seattle Department of Construction and Inspections
(SDCI) to report annually for five years on citywide ADU permit activity

and direction in Executive Order 2019-04 to monitor and report on ADU
development to identify outcomes, benefits, and impacts associated with
this housing type. The following table summarizes those requirements and
identifies the status of each:

ADUs are small, secondary dwellings

in residential zones that can take many
forms: a standalone cottage in the
rear yard (top), a dwelling unit above

a garage (middle), or a suite within or
attached to the main house (bottom).

An attached ADU (AADU) is an
ADU located within or connected
to a principal dwelling unit.

A detached ADU (DADU), sometimes
called a backyard cottage, is an ADU
in a separate accessory structure.


http://clerk.seattle.gov/~archives/Resolutions/Resn_31547.pdf
https://seattle.legistar.com/View.ashx?M=F&ID=7532434&GUID=D2A02EE2-1AA9-44BA-AC80-D54045C628E8
https://seattle.legistar.com/View.ashx?M=F&ID=7532434&GUID=D2A02EE2-1AA9-44BA-AC80-D54045C628E8
https://seattle.legistar.com/View.ashx?M=F&ID=7532434&GUID=D2A02EE2-1AA9-44BA-AC80-D54045C628E8
https://durkan.seattle.gov/wp-content/uploads/sites/9/2019/07/07.09.19-Accessory-Dwelling-Unit-EO.pdf

Reporting requirement

Number of ADUs

* Annual ADU production

* Properties with two ADUs

* ADUs as new construction or conversion
e ADUs associated with SFR demoltion

* ADUs permitted but not yet constructed
e ADUs constructed

ADUs associated with short-term rental licenses

Descriptive statistics of ADU owners and occupants
* Demographics of owners and occupants

* Use

* Size

* Financing

* Rentcharged

¢ Ownership

* Design and construction of the ADU

¢ Challenges and barriers to constructing the ADU

DADU and lot characteristics

DADU height and gross square footage

Total square footage of all structures on property
Total lot coverage for property

Parking outcomes

Number off-street parking spaces added
Parking-related impacts

Identify where ADU tenants are parking (if at all)

Affordability
ADU rental rates
Effect of ADUs on affordability

Trees and green space
Tree canopy assessment by region
Impacts on green space and trees

Infrastructure demand
Impact on need for schools, parks, infrastructure

Legislative source

Ord 125984
EO 2019-04

Ord 125984
EO 2019-04

Ord 125984

Ord 125984

Ord 125984
EO 2019-04

EO 2019-04

EO 2019-04

EO 2019-04

Status

Included in this 2022 ADU Annual
Report

Included in this 2022 ADU Annual
Report

Summary of voluntary survey of ADU
owners and occupants included in
Section 5 of this report

We have begun this analysis through
an internship and expect to include it
in our next annual report

We have an initial assessment of
parking outcomes through the survey
results in this report

ADU rents and sales prices included
in this report

We have begun this analysis through
an internship and expect to include it
in a forthcoming report

Broader than the scope of this annual
report

Seattle’s 2019 legislation focused on several key regulatory barriers to ADU

development. Key changes included:'

* Allowing two ADUs on all lots in Neighborhood Residential (NR) zones

* Reducing the minimum lot size for a DADU to 3,200 square feet

* Increasing the maximum height and size of DADUs
to facilitate larger, family-size homes

1 The City also increased the household size limit for unrelated people on lots with two ADUs from

eight to 12, but subsequently the Washington Legislature approved Senate Bill 5235, which barred
cities from setting limits on the number of unrelated people who can comprise a household.
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* Removing off-street parking and owner-occupancy requirements

* Establishing a new limit on the maximum single of single-family
dwellings and incentivizing inclusion of ADUs in new development

These changes focused on regulatory barriers in the City’s land use code,
but other regulations affecting ADU development exist in other codes or
outside the City’s purview. For example, the City also worked with King
County to reduce the rate that applies when a property owner adds an ADU
for the sewage treatment capacity charge. The Seattle Residential Code
(SRC), which prescribes construction and life safety standards that vary
according to the number and configuration of units in a structure, requires
that homes with two AADUs must include sprinklers. ADUs created and sold
as condominium units since 2018 are governed by the Washington Uniform

Common Interest Ownership Act (RCW Chapter 64.90).

As documented in the next section, most ADUs are permitted in Neighbor-
hood Residential (NR) zones, but they are also allowed in Residential Small
Lot (RSL) and Lowrise (LR) zones. On the following pages, Exhibit 1 totals all
ADUs permitted across all zones, and Exhibit 2 breaks out production by
zone. In RSL and LR zones, one ADU is allowed per principal dwelling unit,

and different size limits and other standards apply.

This annual report draws on several data sources to gain insights into ADU

production and outcomes:

Data source Description

Accela Construction permit data from SDCI

Short-term rental
licenses

Business licenses required for operating
a short-term rental in Seattle. Issued by
the City’'s Finance and Administrative
Services Department (FAS).

Survey of owners
and occupants

Results from a survey disseminated in
2022 by OPCD and the University of
Washington to all addresses of ADU
permits issued 2016-2021

Plan set review Manual review of ADU plan sets

King County Parcel-level property information that
Department of identifies condominiums
Assessments

What we can learn from it

Quantity, location, and timeline data for AADU and DADU
permits issued in 2022 and historically

Share of Seattle’s ADUs are associated with short-term
rental licenses

Information about the people and properties involved

in ADU production beyond what's available in City
permitting data, such as demographic and socioeconomic
attributes of owners, financial data on rent and
construction cost, and qualitative information about
owners' motivations for building and use of their ADU.

Characteristics and outcomes not included in permit
datasets, like lot coverage; ADU size and height; amount
of off-street parking provided; trees removed, retained,
and planted

How many ADUs are offered for ownership as
condominium units, and what sales prices are associated
with ADU condos


https://app.leg.wa.gov/RCW/default.aspx?cite=64.90&full=true

2 ADU production

After legalizing DADUs citywide in 2010, Seattle saw relatively consistent
permit activity for several years. From 2010 to 2015, total ADU permitting
average 136 units annually. This rose to about 264 ADUs per year from 2016
to 2019, but the trend had leveled, with nearly the same number of ADUs
permitted in 2016 and 2019. Activity jumped substantially in 2020, the first
full year after the City’s ADU reforms took effect, and increased further in
2021 to a total of 771 permits issued, an average of more than two per day.

Exhibit 1 shows this upward trend since 2019 continuing last year with the
most ADU permits issued in Seattle’s history. SDCl issued permits for 437
AADUSs and 551 DADUs across all zones, together a 28 percent increase
from 2021 and more than four times the number of units permitted in 2018,
the last full year before ADU reforms took effect. This dataset includes both
ADUs with issued permits, where construction may not have begun or may
be underway, and ADUs with completed or “finaled” permits where the unit
is fully built.

Exhibit 2 on the following page shows ADU permits from 2022 by zone.

Exhibit1 ADUs permitted since 2005
1,000

ADU reforms take

900 effect August 2019

800

700 551

600

500

400

257
300
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85
2 8 9 o 50 . 233
oBEBn EEn o8
60 95 93 74 133 154 189 275

77 103 109 125 255 245 280 490 771 988
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-
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Exhibit2 ADUs permitted in 2022 by zone

NR1/NR2/NR3 RSL LR

AADU 364 34 37
DADU 471 69 9

Total 835 103 46

Seattle’s 2019 ADU reform allowed properties in NR zones to have two
ADUs, either as two AADUs or an AADU and a DADU. For several reasons,
a precise total for the number of sites with two ADUs can be challenging.
First, units can be permitted together in a single permit or separately over
a period of years. When ADUs are permitted on a site years apart, it's
theoretically possible, albeit uncommon, that the older ADU was removed
or converted, and the site does not in fact have two ADUs today. Second,
larger development sites can comprise multiple lots, and its associated
permit may have multiple principal units and/or ADUs even if each lot has
only one. In general, however, we can use development sites where permits
have been issued for multiple ADUs as a barometer for how common this
new option is being used.

Exhibit 3 shows the number of ADUs permitted in 2022 that either 1) were
part of a single development with multiple ADUs, or 2) added a second ADU
to a property where one had already been permitted in the past. A total

of 835 ADUs were permitted in 2022 in NR zones. (We don’'t include RSL or
other zones in this analysis because only one ADU is allowed per principal
unit there.) Overall, 42 percent of those permits included multiple units: 35
percent had an AADU and a DADU and seven percent for two AADUs. Two
percent (17 ADUs) were for a single unit on a site that had an ADU permit-
ted in the past. The remaining 56 percent were permits for a single ADU (19
percent AADU, 38 percent DADUS).

Exhibit3 ADUs permitted in 2022 in NR zones by number of ADUs per lot

Other zone Total

2 437

2 551

4 988

Number of ADUs Percentage of total

Lots with multiple ADUs permitted 351
2 AADUs 56
AADU + DADU 295

Lots with a pre-existing ADU 17

Lots with no pre-existing ADUs 467
AADU 161
DADU 319
>1 DADU 4

Total ADUs 835

42%
7%
35%
2%
56%
19%
38%
0%
100%



ADUs without SFR
AADU
DADU

AADU + DADU
2 AADUs

ADUs with SFR
AADU + SFR
DADU + SFR
AADU + DADU + SFR
2 AADUs + SFR
SFR alone

Total

10

Exhibit4 Development sites in NR zones by number

Number of
development sites

394
87
279
24

262
74
42

122
24

111

759

of ADUs and SFRs permitted in 2022

Percentage Units on those development sites
of total AADUs DADUs SFRs
51% 119 303 -

1% 87
36% - 279
3% 24 24
1% 8
34% 245 168 267
10% 74 = 75
5% - 44 44
16% 123 124 124
3% 48 - 24
14% 132
100% 364 471 399

We can also identify the share of ADUs permitted in 2022 that were part
of a full site redevelopment that includes a new single-family residence. In
these cases, it's reasonable to assume an existing single-family dwelling
was demolished as part of the redevelopment since most sites in Seattle

are already developed. Exhibit 4 breaks down devel-
opment sites in NR zones that had ADUs and/or sin-
gle-family residences units added in 2022. About half
had only ADUs added, 14 percent had only single-fam-
ily residences added, and 34 percent had a combina-
tion of the two housing types. Of this last category,
the most prevalent combination is a new single-family
residence with an AADU and a DADU, like the example
to the left.

Seventy percent new single-family homes built in 2022
included an ADU (262 of 373 sites). Only 30 percent of
new SFR projects did not include an ADU. This is likely a
reflection of the floor area ratio (FAR) limit established
in 2019, which limited the size of new single-family
homes and exempts floor area in an ADU as an incen-
tive to include those units in new developments.

Exhibit 5 shows the distribution of ADU permits throughout Seattle, with

an emphasis on those permitted in 2022. As in past years, ADU produc-

tion was relatively distributed throughout Neighborhood Residential zones
across the city, with some clustering in northwest Seattle (Loyal Heights and
Greenwood), Madrona, and South Beacon Hill.

15



Exhibit5 Distribution of ADU permits throughout Seattle

o
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Detached accessory
dwelling units (DADU)

B Permitted in 2022
B Permitted before 2022

Attached accessory
dwelling units (AADU)

@ Permittedin 2022
® Permitted before 2022
Zoning
NR1, NR2, NR3

Residential Small Lot (RSL)

Other zones

City-owned park or
open space
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Exhibit 3 categorizes last year’'s ADU permits by lot size. The median lot size
for AADU and DADU permits issued in 2022 was 5,666 and 6,008 square
feet, respectively. This is substantially larger than the median lot size in NR
and RSL zones overall — 5,244 and 4,999 square feet, respectively — lend-
ing some empirical support to the notion that ADUs are somewhat more
feasible on relatively larger sites. The larger lot size for DADUs suggests
additional land area is particularly valuable for adding a detached backyard
structure.

Exhibit6 ADUs permitted in 2022 by lot size

140
100 108 106

80

81

60 68

40 a4

20

K J
Less than 3,000-3,999 4,000-4,999 5,000-5,999 6,000-6,999 7,000-7,999 8,000-8,999 9,000-9,999 10,000 and
3,000 greater
[l Attached (AADU) [l Detached (DADU)

We can also categorized ADU permits by how the units are created, either

through new construction, an alteration of or addition to an existing struc-
ture, or a change of use where no construction is involved. Exhibit 7 identi-
fies the share of ADU permits in 2022 in each category.

Exhibit7 ADUs permitted in 2022 by permit type

AADU 308 127 2 437
DADU 279 269 3 551
Total 587 396 5 988

12 2022 ADU ANNUAL REPOR’1 7



Through permit data, we can evaluate questions about the distribution

of ADU permits throughout Seattle that shows a more complete picture
beyond the citywide increase in overall production. While the survey data
described in Section 5 provides more specific information about the socio-
economics of households creating ADUs, a neighborhood-level analysis of
median income is nonetheless instructive. Exhibit 8 shows how ADU pro-
duction varies according to an area’s median household income, measured
at the census tract level for tracts with ADU permits. Thirty percent of ADUs
permitted in 2022 were census tracts where the median household income
was more than $135,000.

Exhibit 8 ADUs permitted in 2022 by census tract and median household income

m;if:szg‘:::?t‘)"d income AADUSs DADUs Total ADUs
Less than $55,000 3 10 13
$55,000-85,000 57 85 142
$85,001-110,000 105 155 260
$110,001-135,000 128 149 277
Greater than $135,000 144 152 296
Total 437 551 988

The total number of ADU permits, as shown in Exhibit 8, does not consider
the amount of Neighborhood Residential zoning in each census tract, which
can vary substantially. Census tracts with lower median household income
tend to have relatively less NR zoning than tracts with higher median house-
hold income. To account for this, Exhibit 9 shows census-tract level ADU
production in 2022 as a rate per acre of NR or RSL zoning in the tract. Plot-
ting permit data in this way lets us evaluate whether ADUs are more preva-
lent higher-income census tracts due to a socioeconomic pattern or merely
because there’s more NR and RSL zoning in those areas. The chart shows
that, after controlling for the amount of NR zoning in a given tract, there is
no statistically significant relationship between last year’'s ADU permits and
a neighborhood’s median household income (R? = 0.0351). Put differently,
ADUs in 2022 were more or less equally likely to be permitted in lower- and
higher-income census tracts. Importantly, this analysis of permit data does
not provide insight into the incomes of the specific property owners build-
ing ADUs, whose individual incomes may differ substantially from a neigh-
borhood average. In Section 5, we discuss responses from a survey of ADU
owners and occupants where we asked about household income and other
socioeconomic and demographic characteristics.

Percentage
of total

1%
14%
26%
28%
30%

100%

Percentage of tracts in
this income range

3%
17%
22%
29%
29%

100%

13

18



Exhibit 9

ADU permits per acre of NR & RSL zoning
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Exhibit 10 shows the same data as a map, with ADU permits from 2022
overlaying median household income at the census tract level.

Exhibit 11 overlays the ADUs permitted in 2022 on the City’s Displacement
Risk Index, a composite measure of demographic, built environment, and
market data points that identifies where people of color, low-income resi-
dents, and others might face heightened displacement pressure as the city
grows over time. As in previous years, most ADUs permitted in 2022 were in
census tracts with low displacement risk. This is partly because most areas
in Neighborhood Residential zones have low displacement risk.
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Exhibit 10 ADUs permitted in 2022 and median household income by census tract
Source: 2017-2021 American Community Survey
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Exhibit 11 ADUs permitted in 2022 and census tracts categorized by displacement risk
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Pre-approved DADU plans

In 2020, the City released a gallery of 10 pre-approved DADU designs on its
ADUniverse website. Selected through a competitive process in 2019-2020,
these plans have been reviewed for compliance with the City’s structural
and energy codes. The gallery includes a range of DADU sizes, unit types,
and styles. Property owners who apply to permit one of these plans can
expect a faster permitting timeline and somewhat reduced cost.

These plans have been permitted 130 times since their issuance in Sep-
tember 2020. Permitting for these 130 permits of the pre-approved DADUs
averaged 56 calendar days from intake to issuance. This reflects an average
of 37 days in SDCI review, 19 days out for corrections with the applicant,
and 2.6 correction cycles. Other DADUs permitted in 2022 (without an
AADU or single-family residence on the permit), averaged 149 days, 102
with SDCI and 47 with the applicant, and an average of 3.2 correction cycles.

Exhibit 12 Pre-approved DADU permit timelines

Average intake to Average in SDCI Average out for

issuance (days) review (days) correction (days)
Pre-approved DADU plans 55.7 36.9 18.8
DADU-only permits in 2022 149.0 102.2 46.8

These pre-approved DADU plans have been reviewed against applicable
standards in the Land Use Code and the Seattle Residential Code (SRC).
Construction codes like the SRC are updated on a three-year cycle. The
pre-approved plans were reviewed under the 2018 SRC, which took effect in
March 2021 and is valid until July 1, 2023.

Average correction
cycles

2.6

3.2
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How ADUs are used

A short-term rental (STR) is a lodging use offered to guests for fewer than

30 consecutive nights. Since 2017, Seattle has had regulations that limit the
number of units someone may operate as an STR to two units, the oper-
ator’s primary residence and a secondary unit. An ADU can be used as an
STR, but if a property owner has two ADUs and lives in the main house, they
cannot use both ADUs as STRs. STR operators must obtain a license from
the City’s Finance and Administrative Services (FAS) department. Any ADUs
used as short- or long-term rentals must also register with the City’s Rental
Registration and Inspection Ordinance (RRIO) program.

STR licensing data from FAS provides a measure of how many ADUs are
used as STRs. When obtaining a license, an operator must indicate their
unit type, which lets us estimate the number of ADUs associated with STR
licenses. Exhibit 13 shows the number of active STR licenses and the share
associated with AADUs, DADUs, and “other” unit types.

Exhibit 13 Short-term rental licenses associated with ADU housing types

Short-term rental licenses

Active licenses with

Unit type active units
AADU 359
DADU 110
Other 59
Total 528

18

ADU production (1994-2022) X
STRs as share of ADU permits

ini issued
ADU type ADUs in |_ssued
permits
AADU 2,726 13%
DADU 1,533 7%
All ADUs 4,259 12%

Exhibit 13 suggests that about 12 percent of active STR licenses are associat-
ed with ADUs citywide. This figure conservatively assumes that all units cat-
egorized as “other” in STR data are in fact ADUs, which could result if those
operators are unsure how to categorize their unit. While this represents
our best estimate of STR use among ADUs, it could underestimate the
actual share since not all units operated as STRs are licensed. But it might
also overrepresent the usage of ADUs as STRs since 1) it's unlikely all units
categorized as “other” above are indeed ADUs; 2) someone might obtain

a license but subsequently decide to use the ADU as a long-term rental or
other use; 3) this dataset doesn’t include the number of nights per year
someone offers the ADU for STR use. Anecdotal information and the survey
data in Section 5 of this report indicate that owners who use their ADU as
an STR often do so alongside other uses, like housing for family or visitors,
and have used or envision using the ADU for other purposes as well, like as
a long-term rental.
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A condominium is a form of tenure or ownership wherein a property

is divided into several units that are owned individually and ownership
includes a nonexclusive interest in certain shared elements or community
property owned by a condominium association (i.e., a homeowners associ-
ation or HOA). In general, Seattle’s land use and building regulations apply
identically to property and structures regardless of tenure. The City is not
directly involved in the formation of a condominium, which is governed by
state law (RCW 64.34 or 64.90) and administered locally at the county level.

In Seattle, many condos are located in multifamily buildings with stacked
units, but they can also include other housing forms, including attached
homes like townhouses and AADUs or detached housing like DADUs. In
Neighborhood Residential zones, a lot can have one principal unit and up to
two ADUs, but the property cannot be subdivided for separate “fee simple”
ownership, which means a single entity owns the land. (Most townhouses
are on unit lots for fee simple sale.) As a result, condos are sometimes cre-
ated on lots with ADUs in NR zones. In recent years, we have observed an
increase in this phenomenon and began tracking ADU condos more closely.

Exhibit 14 on the following page shows the number of ADUs permitted since
2010 on parcels with a recorded condominium. Very few ADUs were created
as condo units before 2018, the first year with more than 10 ADU condos. A
major increase occurred in 2020, when about one-fifth of ADUs permitted
that are on condominium parcels. In 2021, about one-third of ADUs permit-
ted that year are condos. (Note that a unit can become a condominium at
any point, so ADUs permitted in the past may have become condos then or
subsequently.) In those two years, DADUs were established as condos more
often than AADUs, perhaps due to advantages with delineating separate
ownership when no structural elements are shared. While ADU production
data for 2022 is complete, data on condo recording from King County and
updated condo platting typically lags, so the six percent figure for last year
is likely an undercount.? The percentage of ADUs created as condos in 2021
(roughly one-third) is generally consistent with the share of 2022 permits
that included multiple ADUs (42 percent) shown in Exhibit 3 and the share
that included an ADU and a new SFR (35 percent) shown in Exhibit 4. These
development schemes may be associated more often with condo creation,
though more systematic analysis would be necessary to confirm this.

2 We rely on three data sources to track ADU condos. The first is the City's permitting data, which
identifies when and where SDCl issues a permit for an AADU or DADU. When a property owner cre-
ates a condominium for their ADU(s), they record documentation with King County. This facilitates
the second data source, the City's cadastral or survey dataset, which staff update regularly by query-
ing the King County Recorder’s Office for new condo recordings, subdivisions, townhouse plats, etc.
Cadastral data tells us when a condo plat has been recorded. The third dataset comes from the King
County Department of Assessments, which updates its parcel database with information about the
condominium complex, the individual condo units, and any sales of those units that have occurred.
These datasets let us triangulate when an ADU condo has been created and sold, even though the
City is not involved in condo creation, and the County does not distinguish between AADUs, DADUs,
and principal units in their parcel data consistently with the City. Because the timing of building con-
struction, the execution of the condominium recording, and condo sales come from three separate
administrative processes with their own timelines, we do not always know how many ADU condos
are created or sold in recent months.
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Exhibit 14 ADU permits on condo parcels by year issued

AADU DADU Total ADUs
Units On condo Share of Units On condo Share of Units On condo Share of

permitted parcels units permitted parcels units permitted parcels units
2010 81 0 0% 52 0 0% 133 0 0%
2011 64 0 0% 39 3 8% 103 3 3%
2012 65 0 0% 44 1 2% 109 1 1%
2013 75 0 0% 50 0 0% 125 0 0%
2014 91 0 0% 63 2 3% 154 2 1%
2015 104 0 0% 85 3 4% 189 3 2%
2016 155 1 1% 120 3 3% 275 4 1%
2017 138 2 1% 117 7 6% 255 9 4%
2018 126 0 0% 119 14 12% 245 14 6%
2019 150 3 2% 130 19 15% 280 22 8%
2020 233 33 14% 257 72 28% 490 105 21%
2021 342 94 27% 429 164 38% 771 258 33%
2022 437 19 4% 551 37 7% 988 56 6%

Exhibit 15 shows the geographic frequency of ADU condos permitted in
2021 and 2022. Each census tract is shaded according to the percentage of
overall ADU permits issued on condo parcels in that tract.
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Exhibit 15 ADUs permitted in 2021 on parcels with recorded condominiums
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Due to their smaller size and/or land area, ADUs sold as condominiums
may offer a lower price point for new construction in NR zones than is
otherwise available.? Sales price data, including for condo units, is avail-
able publicly through the King County Department of Assessments (KCA).
Unfortunately, due to differences in the attributes that the City tracks in its
permitting data and the County in its property sales and assessment data,
there is no systematic way to identify KCA records that represent sales of
ADU condos. Condo sales cannot be linked directly to the type of unit sold
(AADU, DADU, or SFR). However, it is possible to review individual records
manually to gauge the relative price of ADU condo sales compared to SFRs
sold as condos on the same lot. Exhibit 16 provides sales information about
a sample of ADUs and SFRs sold as condos in 2021 and 2022. A full analysis
of sales price information for ADU condos would require detailed manual
review of all parcel data for sales in NR and RSL zones.

3 Creating a condominium for a property with an ADU does not always mean the ADU is sold

as a separate condo unit. The house and any ADUs on the property may continue to be owned by
the same single owner. Or on a property with an AADU and a DADU, the DADU might be sold to a
separate buyer, and the main house and AADU are owned together (with the AADU perhaps offered
as a rental unit). For discussion purposes, we will assume ADU condos are generally offered for sale
separately from the main house.
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Exhibit 16 Sample of sales data for NR parcels with ADU condos

Property address

2823 21st Ave W

6034 3rd Ave NW
411 NE 80th St

7047 16th Ave NW

9051 Dibble Ave NW

3614 S Findlay St

617 23rd Ave E

6252 52nd Ave NE

7051 26th Ave NE

5056 26th Ave SW

6718 16th Ave NW

7359 20th Ave NW

1335 California Ave SW

7940 28th Ave SW

1 Not new construction

Parcel number Unit type

8729840020
8729840010
0465750020
0465750010
2617430020
7698380020
7698380010
6094470020
6094470010
2719200030
2719200020
2719200010
7802960020
7802960030
7802960010
7804440020
7804440010
7698490020
7698490030
7698490010
2539170020
2539170010
7804510020
7804510030
7804510010
7698620020
7698620010
8600420020
8600420010
7698650020
7698650010

DADU
SFR
DADU
SFR
DADU
DADU
SFR
DADU
SFR
AADU
DADU
SFR
AADU
AADU
SFR
DADU
SFR
AADU
DADU
SFR
DADU
SFR
AADU
DADU
SFR
DADU
SFR
DADU
SFR
DADU
SFR?

Square
footage

1,012
1,914
1,010
3,278
748
820
3,190
1,184
2,715
493
931
2,773
972
983
1,590
1,109
1,600
980
1,109
2,571
840
840
1,090
1,110
1,760
840
2,470
990
2,187
1,078
1,382

Year permit
finaled

2020
2020
2022
2022
2019
2022
2022
2021
2021
2021
2021
2021
2022
2022
2022
2021
2021
2021
2021
2021
2022
2022
2022
2022
2022
2022
2022
2022
2022
2022
2022

Exhibit 17 illustrates the same sample of sales data by unit type. Though a
relatively small sample, we see the ADUs sold as condos create a lower price
point than single-family residences, primarily due to their smaller size. This
creates ownership opportunities in Seattle neighborhoods where other new
homes are generally much less affordable. That said, most ADUs sold as
condos remain out of reach to lower-income households.

Sale price

$680,000
$1,175,000
$825,000
$2,130,000
$610,000
$719,000
$1.850,000
$783,000
$1,500,000
$399,000
$575,000
$1,050,000
$750,000
$774,000
$1,199,000
$800,000
$1,050,000
$689,000
$804,000
$1,575,000
$679,950
$710,000
$740,000
$795,000
$1,165,000
$725,000
$1,845,000
$799,000
$1,610,000
$649,950
$730,000

Sale date

1/6/2021
2/3/2021
7/29/2022
9/20/2022
3/8/2022
5/11/2022
8/10/2022
5/13/2021
5/14/2021
7/22/2021
7/15/2021
7/22/2021
1/14/2022
1/13/2022
1/14/2022
12/2/2021
12/3/2021
12/17/2021
12/23/2021
2/11/2022
5/18/2022
4/20/2022
3/4/2022
3/14/2022
3/15/2022
8/3/2022
8/15/2022
3/22/2022
3/22/2022
10/11/2022
6/1/2022
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Exhibit 177 Sample condo sales in NR zones by unit size and type
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Survey of ADU owners
and occupants

Ordinance 125854 also directed SDCl and OPCD to conduct a voluntary

survey of ADU owners and occupants to collect descriptive statistics includ-
ing information on the use, size, financing, rent charged, ownership, design,
and construction of ADUs built in Seattle and general demographic informa-

tion of ADU owners and occupants.

In spring 2022, OPCD partnered with the University of
Washington to create and disseminate a survey of ADU
owners and occupants. We identified addresses for all
ADU permits issued between 2016 and 2021 and mailed a
postcard to the property address and, when it differed, to
the taxpayer address for the property as well. This gave
us the opportunity to reach ADU owners who may not
live on the property where the ADU is located. The post-
card included a property-specific QR code and link to the
survey. Respondents received a $10 gift card for complet-
ing the survey.

We mailed the postcards to the property and taxpayer
addresses for 2,465 ADUs with permits issued 2016-2021
and received 522 responses (21 percent response rate).
Exhibit 18 shows the location of ADUs where we mailed

a postcard and those for which we received a response.
Exhibit 19 shows the response rate by ZIP code. We con-
sider this a successful response rate given the challenges
inherent in voluntary surveys. The responses provide
insights into the characteristics of ADUs and their owners
and occupants that are not otherwise available through
permitting data. That said, we cannot draw firm conclu-
sions about the representativeness of the results since
some ADU owners or occupants may be relatively more
likely to respond to a survey asking about their experi-
ence creating or living in the unit.

Chrystine Kim / NEST Architecture & Design

Share your experience with ADUs

The City of Seattle and University of
Washington want to hear about your
experience with an accessory dwelling
unit (ADU) on your property.

The UW Center for Studies in
Demography and Ecology and

the Seattle Office of Planning &
Community Development (OPCD)
are studying the development and
use of ADUs in Seattle.

[QR CODE]

Scan the QR code to take
our survey and receive a
gift card for your participation.

According to public permitting data, your

property contains an accessory dwelling unit

(ADU), also known backyard cottages, in- INDICIA
law units, and accessory apartments.

UW and the City of Seattle are conducting a survey
of ADU owners and occupants to understand who
builds these units, how they are used, and what
barriers stand in the way of greater ADU production.

This unique survey link is for the ADU
located at: [ADU_ADDRESS]

[URL]

[QR CODE]

Your individual response will
be kept confidential and used
only in aggregate form. The
survey takes 15-20 minutes to
complete. In exchange for your
participation, you will receive
a $10 Tango gift card by email
within two weeks

of completing

the survey and a

chance to win two

[MAILING_NAME]
[MAILING_ADDRESSCITY]
[MAILING_ZIP]

BARCODE

$250 gift cards.

Postcard sent to addresses for ADU permits issued
between 2016 and 2021 with a unique survey link.

The survey asked several questions to understand characteristics of the
respondents. Since we were seeking to hear from both ADU owners and
occupants, we asked about the respondent’s relationship to and how
they use the ADU(s) on the property. About three-quarters (73 percent)
of respondents owned the ADU. Nine percent were ADU occupants (who
either pay or don't pay rent). Some ADU owners live in the ADU and rent
their main house (seven percent) or own the ADU as a condominium unit

while a different party owns the main house (four percent).
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Exhibit 18 Recipients of and respondents to our ADU owners and occupants survey
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Exhibit 19 Survey response rate by ZIP code
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Exhibit 20 Relationship of survey respondents to their ADU (n=522)

Percentage of  Number of

Which of the following best describes your relationship to the ADU(s)?
respondents responses

| own the ADU, and use the ADU for personal use or rent

it (short-term or long-term) or other use B2 525
I own and live in the ADU, and | rent out the main house 6.7% 35
| purchased the ADU as a condominium unit 4.2% 22
| pay rent to live in the ADU and do not own it 7.1% 37
| live in the ADU without paying rent and do not own it 2.1% 1
I am currently in the process of creating an ADU (i.e., | have

a permit but construction isn't complete yet) 10.0% >2
| work for a developer, builder, or other company involved in creating the ADU 0.2% 1
Other 7.5% 39

Number of types of ADUs

Seattle allows both attached and detached ADUs and, since 2019, has
allowed two ADUs on each lot. In this survey, we asked respondents how
many and what type of ADUs are on their property (whether built, in con-
struction, or in permitting). Most respondents (57 percent) had one DADU
on the property, and 37 percent had one AADU. About four percent had

an AADU and a DADU, a new option unlocked in 2019. Just one respondent
had two AADUs. Six responses chose “other” and described a range of other
situations, including having more than two ADUs (which could be allowed
on larger sites or in RSL zones).

Exhibit 21 Number and type of ADUs among survey respondents (n=429)

1 (0%)
6 (1%)

1 AADU

1 DADU

1 AADU &
1 DADU

2 AADUs

other
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Respondents received a different set of questions based on their relation-
ship to the ADU. For example, respondents who own the ADU (whether they
live in the main house, in the ADU, or elsewhere) received questions about
how they use the ADU, the monthly or nightly rent they charge, the cost to
construct the ADU, and their motivations for and experience with build-

ing the ADU. Likewise respondents who occupy but do not own the ADU
(whether or not they pay rent to live there) received questions about rent
and their experience living in the ADU. All respondents received separate
sets of the same questions about demographic and socioeconomic charac-
teristics, allowing us to compare responses across groups.

Respondents who indicated that they owned the ADU were asked about its
use in the past, currently, and planed for the future. The questions about
past and future use allowed respondents to select multiple options; respon-
dents had to choose a single option for how they currently use the ADU.

Though we didn't ask about it directly, we also received some responses
from property owners who partnered with The BLOCK Project, an organi-
zation that places homes in homeowners' backyards for people experienc-
ing homelessness.

Exhibit 22 Survey responses on ADU use

How is the ADU currently being used? (n=415) Percentage of

respondents
| rent to a long-term tenant that | did not know previously 21.3%
| rent to a family member/acquaintance 10.1%
| offer it as a short-term rental through a platform like Airbnb or Vrbo 11.0%
| make it available for free to a family member or friend 11.9%
| live in the ADU 14.6%
I live in the ADU and own it as a condo 5.0%
Itis the residence for a caregiver 0.0%
| use it as space for occasional house guests or visitors 6.2%
| use it as additional living space or something other than a residence 6.9%
Not currently being used for anything 1.4%
I am currently building the ADU and it is not in use yet 11.2%
Other (please describe) 5.3%

Number of
responses

93
44
48
52
64
22
0
27
30
6
49
23

29
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https://www.the-block-project.org/

How have you used your ADU in the past? Select all that apply. (n=68) Percentage of  Number of

respondents responses

As a long-term rental 24% 16
As a short-term rental 15% 10
As an extra room or workspace 38% 26
| lived in the ADU and rented the main house 3% 2
As space for occasional house guests or visitors 57% 39
As a residence for a caregiver 1% 1

| haven't used the ADU in the past 15% 10
None of the above 3% 2
Other (please describe) 10% 7

Percentage of  Number of

How do you plan on using your ADU in the future? Select all that apply. (n=68) respondents responses

| plan to rent to a long-term tenant whom | did not know previously 18% 12
| plan to rent to a family member/acquaintance 13% 9
| plan to use it as a short-term rental through a platform like Airbnb or Vrbo 21% 14
| plan to make it available for free to a family member/acquaintance 29% 20
| plan to live in the ADU and rent the main residence 4% 3
| plan to use it as additional living space or something other than a residence 50% 34
Not sure yet 21% 14
Other (please describe) 10% 7

Household income varied substantially between ADU owners and ADU
occupants who don’t own the unit. This is a key insight from the survey

as it helps us understand who can create an ADU and who benefits from
the opportunity to own or live in an ADU. Respondents who own the ADU
reported higher incomes than respondents who rent or occupy but don't
own the ADU. Nearly 40 percent of owners reported a before-tax house-
hold income above $200,000, and more than half had incomes of at least
$150,000. About one-fifth of owners had a household income of $100,000-
149,999 and less than $100,000 (18 percent and 22 percent, respectively).
Thirteen percent of respondents reported a household income under
$75,000, which could constitute low-income households depending on
household size. Among ADU occupants who do not own the unit, only six
percent reported a household income above $200,000 and 11 percent
between $150,000 and $199,999. Nearly half (49 percent) of ADU occupants
had a household income under $75,000.
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Exhibit 23 Approximately how much was your household’s before-tax income in the last 12 months?

Include all income, including salaries, wages, investments, government benefits, etc. (n=477)

1%
3.5%

Unsure

0,
More than $200,000 6.4%
38.8%
$150,000-199,999
17.4%
0,
$100,000-$149,999 19.2%
8.4%
0,

$75'000-99'999 - 12.8 /o

0,
$50,000-74,999 F 19.2%

0,
$30,000-49,999 12.8%
2.8%
F 8.5%
PN 2% 0.9% ] ADU occupants who do
not own the unit (n=47)
— 8.5%
Less than $15,000 0.2% . ADU owners (n=430)

The survey asked about the race or ethnicity of respondents. Responses
again varied between ADU owners and occupants who don’t own the unit.
In both groups, a large majority of respondents were white: almost 85 per-
cent of ADU owners and 79 percent of ADU occupants. For reference, both
figures are higher than the share of all Seattle residents who are non-His-
panic white (59.5 percent*) and the percentage of Seattle homeowners
overall who are non-Hispanic white (70 percent®), though this is an imper-
fect comparison given differences in race/ethnicity categories and question
structure. For both groups, responses suggest that the opportunity to build
or live in an ADU is disproportionately benefiting white residents.

4 2020 Census figure for non-Hispanic white residents. Note that the survey allowed respondents
to select multiple races.

5 2021 American Community Survey 1-year estimate. Table S2502.
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Exhibit 24 What is your race or ethnicity? Select all that apply. (n=477)

American Indianor | ( go,
Alaska Native I 0.9%

Black or African 2.1%
American 2.1%

2.1%
5.4%

Native Hawaiian or . 2.1%
Pacific Islander I 1.2%

White (of European 78.7%
ancestry) 84.9%

Middle Eastern, Arab, or 0.0%
North African White I 0.7%

Asian

Hispanic or
Latina/Latino/Latinx ethnicity

Prefer not - 4.3%

to answer - 4.9%

0,
Some other race 21%
1.2%

We also asked about household size. The 2019 ADU legislation increased the
size and height limits for DADUs to facilitate larger units that might better
serve larger households and families with children. Most ADU households
who do not own the unit are single-person households (64 percent), and
just under a quarter are two people. Most ADU occupants who do own
their unit (either as a condo unit or while renting out the main house) are
two-person households (58 percent), and far fewer are just one person
(only 23 percent).

Exhibit 25 Average household size of survey respondents who live in the ADU (n=477)

househotd | A et theunit . Total @il ADU occupants)
1 64% 23% 41%
2 23% 58% 42%
3 6% 9% 8%
4 0% 9% 5%
5 4% 2% 3%
6 or more 2% 0% 1%
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ADU characteristics

The survey asked respondents about the characteristics of their ADU, with

a focus on attributes not available through City permitting data. Exhibit 26

shows the range, mean, and median of sizes and Exhibit 27 the distribution
of bedrooms and bathrooms that respondents reported for their ADU.

Exhibit 26 ADU size in survey responses (n=420)

Square footage Number of AADUs Number of DADUs
Less than 200 0 4
201-300 5 8
301-400 15 32
401-500 35 47
501-600 33 28
601-700 34 33
701-800 48 76
801-900 37 54
901-1,000 27 47
1,001-1,200 25 40
Greater than 1,200 0 0
AADUs DADUs

Mean (square feet) 724 702
Median (square feet) 750 735

Exhibit 27 Number of bedrooms and bathrooms in the ADU (n=436)

2022 ADU ANNUAL REPORT

Total ADUs
4
13
47
82
61
67
124
91
74
65
0
All ADUs
718
750

34
(8%)

7 (1%)
I ) 0%)
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In addition to Exhibit 7, which reports ADU permits as new construction,
addition/alteration or change of use based on City data, the survey offered
respondents slightly more choices when we asked how their AADU or
DADU was created. Almost 70 percent of the AADUs were created through
conversion of existing space, and one in five was created as part of a new
single-family residence. Only 10 percent were created through an addi-

tion to the main house (i.e., new living space). More than three-quarters of
DADUs were new construction, a far larger share than we saw in permitting
data from 2022, which was close to half. Of the remainder, conversion of an
existing garage was the most common.

Exhibit 28 How was your AADU created? (n=176)

2 (1%)

Conversion of
existing space

Created as part of a
new single-family
residence

Through an addition
to the main house

Unsure

Exhibit 29 How was your DADU created? (n=263)

9 (3%) 4 (2%)
8 (3%)

New construction

Conversion of another
accessory structure

Conversion of an existing
detached garage

Addition to an existing
detached garage

Unsure
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The survey aasked about the rents owners charge for their unit. Previous
research has found that ADU rents vary substantially depending on the
unit’s size, location on the property, quality, location, and relationship of
occupant to the owner. This survey similarly found a wide range of rents.
Most respondents reported monthly rents between $1,250 and $2,000.
The overall median rent for respondents was $1,650. As a point of general
comparison, this is below the current median rent of $2,188 for one-bed-
room apartments in Seattle,® even though 33 percent of ADUs in our survey
were in fact two- and three-bedroom units. Eighty percent of respondents
reported rent at or below that citywide one-bedroom figure. Some ADUs
had rent at or below $1,000 per month (17 percent of respondents) and
even some at or below $750 per month (six percent of respondents).

Exhibit 30 What is the current monthly rent for your ADU, not including utilities? (n=132)

25
19%

20

15

18%
1%
10 2%
5 5%
0

12%

Number of responses

3%
0%

Less than  $501- $751- $1,001- $1,251- $1,501- $1,751- $2,001- $2,251- $2,501- $2,751- $3,001-

$500 750 1,000 1,250 1,500 1,750 2,000 2,250 2,500 2,750 3,000 3,250

We also asked about utilities in order to get a more complete picture of
costs associated with renting an ADU. Roughly half of respondents reported
charging nothing for utilities, i.e., including utilities in the monthly rent (43
percent). About a quarter of respondents each reported charging $1-100
and $101-200 for utilities, and 10 percent reported charging more than $200
per month. The highest amount reported was $900 per month for utilities
associated with an ADU whose rent was $2,200 per month. The median
utility charge was $50 per month.

Exhibit 31 What does your tenant pay for utilities? (n=135)

Monthly utility fee Number of responses Percentage of responses
No charge for utilities 58 43%
$1-100 31 23%
$100-200 33 24%
More than $200 13 10%
Total 135 100%

6 CoStar 2022

$3,251- More than
3,500 $3,500
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We also asked respondents who own their ADU about the costs associat-

ed with creating it. The question asked respondents to consider design,
labor, materials, and permits. For property owners that have one ADU, then
overall median cost to construct their ADU was $200,000 (n=318). In general,
AADUs tend to have lower construction costs than DADUs, and the survey
results reinforces this when we parse cost data by ADU type. The median
for AADUs was $100,000 (n=128), while the median for DADUs was $230,000
(n=189). Both ADU types had a wide range of responses on cost, from
$10,000 to $800,000 for AADUs and $20,000-$650,000 for DADUs.

Exhibit 32 How much did you or someone else pay to construct your ADU?
Please include the costs for design, labor, materials, and permits. Your
best estimate is fine. If you do not know, enter 0. (n=318)

More than $750,000 .

$600,001-750,000 FJIINEN
$500,001-600,000 [ EED
$350,001-400,000 |GG
$10,001-25,000 2N
Less than $10,000 [INNNEH

B AADU
B bpADU

Given the high cost of construction and the high median income among
property owners generally, we also sought to understand how ADU owners
paid for the construction of their units. More than 60 percent of respon-
dents reported using cash for at least some of the cost (respondents were
able to select multiple answers). The next most common method was a
home equity loan or home equity line of credit (HELOC). Both these oppor-
tunities are likely available only to property owners with relatively more
financial resources.
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Exhibit 33 How did you pay for the construction of the ADU?
Select all that apply. (n=336)

Other bank  Other
financing

Construction
loan

Cash

Home equity
loan or HELOC

Credit card /
unsecured debt

Parking

Since off-street parking is no longer required for an ADU, we were interest-
ed to ask respondents about the number of vehicles associated with their
ADU and where the ADU occupant parks. This provides one measure of
potential parking outcomes related to ADU production. Exhibit 34 shows
that 19 percent of respondents reported zero vehicles associated with the
ADU occupant, and nearly two-thirds (64 percent) reported that the occu-
pant(s) owned one vehicle. Exhibit 35 shows the number of vehicles that
the ADU residents typically park on the street. AlImost half (46 percent) do
not typically park on the street, well above the 19 percent who don't own
a vehicle, which suggests these many residents have access to off-street

parking. A similar share (44 percent) park one vehicle on the street, and only

8 percent park two or more vehicles on the street.

2022 ADU ANNUAL REPORT
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Exhibit 34 How many vehicles do the ADU residents own? (n=234)

Number of responses

Exhibit 35 How many vehicles do the ADU residents typically park on the street? (n=234)

107 103 H

. . Not
0 vehicles 1 vehicle sure

Number of responses

We also asked respondents to describe any particularly positive or negative
aspects about the process of building their ADU. The following is an excerpt
of responses that highlight common themes.

Positive aspects about the process of building your ADU:

More flexible regulations

That the owner occupant requirement was removed after we permitted and
recorded owner occupancy documents. We were concerned about renting or
selling the house in the future with that stipulation.

Expanded housing choices
Having affordable housing in city option.

I bought the property, which had a large workshop, specifically with the goal
to someday make it a dwelling place. | am a big proponent of “infill building”
in cities. | would love to sell my DADU with the property it sits on, which would
be wonderful way to create a new homeowner and allow me to monetize my
property as | age. (Il am 70 years old.)

38
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I've done long and short term rentals. | enjoy the people and providing the
service. | like having others in the house for safety and socialization. The extra
income is helpful in an increasingly expensive city.

Support through the permitting process

The city of Seattle DCI was so helpful. | cannot stress enough how much they
held my hand through the process of planning, permitting and construction.
Whenever | had a question, I'd call and they’d advise me what they wanted to
see. If there were two choices, I'd ask them, and they’d let me know which was
going to be more cost effective. They truly were integral to making it a success.

Ability to meet family & household needs

Overall, the city was responsive during permitting process and construction
inspections. We love Dadu but found it was very costly to build. It is being
used by elderly parent. Very happy to have parent nearby to help with aging/
health issues. We began process before city released approved dadu designs
due to time constraints. If we were to do again, would use preapproved
designs.

Ability to build a long term handicap accessible home for my mother (who
does not have any disabilities currently but wanted a place that she could
remain in should she develop disabilities as she aged)

My parents -- who are aging -- can now live independently in their own
cottage in our back yard. We are close enough to keep an eye on them and
have lots of interactions with them, but each household can have its own
privacy. | am also glad that my parents have moved from rural Thurston
County to the City of Seattle, where grocery stores, doctors’ offices, and
libraries are a quick drive or bus ride away.

Seeing the progress & improvements to our home! We are inspiring our
neighbors but warn them of the challenges with the city of Seattle, expense &
cost of contractors and materials. We did some of the work, but it was a long
& expensive process.

Challenges navigating the permitting process

Deeply frustrating delays, miscommunication with City re. electrical service
which may require costly de-construction and re-work. Most people we've
worked with have been professional and courteous but the process has failed
us.

Learning how difficult it is to permit through the City of Seattle

| started ADU before the city’s website and other initiatives to make it easier.
As a newbie it was a tedious process to understand the legalities and what
different terms/requirements were. It was also very inconvenient to have to go
to the office downtown to address these questions/concerns.



Permitting took too long. Needed an arborist to talk about a tree which is
exceptional.

It’s long, expensive, and the city makes it harder and harder to rent property
as a private owner.

Requirements for small projects

Permitting for an AADU currently works more like construction on a new
residential structure than it does a simple interior renovation, despite all the
changes needed being enhancements of existing house systems (plumbing,
electrical, walls, finishes). Documentation requirements are very opaque
and there aren’t good resources/checklists covering what is needed (from
FAR and lot coverage area calculations on a *basement* unit, to full floor
plan diagrams with bathroom fan CFMs and exhaust pipe routing, window
dimensions, etc.). | learned of these additional requirements by failing
document review several times, despite always responding to 100% of
correction requests. If these requirements are going to stay this onerous,
the city needs to be exhaustive on feedback to allow applicants to efficiently
learn/respond to those requirements.

Building before the 2019 ADU reforms

The city required 50% ownership had to live in house when | applied in 2017.
So had to create LLC with daughter and have her live there. Shortly after 2018
city changed/eliminated requirement.

Unexpected costs

We didn’t realize that we would be issued a huge bill from the sewer treatment
company. We didn’t add any bathrooms, but our 2nd bathroom was now a
primary bathroom for our ADU so we got a bill for the change in status. We
didn't see that one coming. It would have been nice to know beforehand.

Cost of construction more than expected. Covid shortages in materials and
labor made the process longer and more expensive.

Impacts from living near construction

It's a long time to have a construction site in the backyard. The DADU utilities
connect to our house, which has negatively impacted our main home. For
example, to tap into water, they drilled a hole into our foundation, and the
very heavy rains following the Christmas snow last year cause the hole to
leak. And even though we are lucky to be able to afford to build, it's still really
expensive.
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Ongoing work

OPCD and SDCI will continue to monitor ADU permitting and outcomes,
with a particular focus on topics where systematic analysis is not currently
possible and manual review of data is necessary. This includes:

* reviewing sales records from the King County Assessor
to gain further insights into the price range for and
relative affordability of ADUs sold as condos

* continuing analysis currently underway of ADU plan sets to identify
unit characteristics (like height, size, and lot coverage); provision of
off-street parking; and retention, planting, and removal of trees

This annual report also informs the City’s related ongoing work on housing
affordability. OPCD and SDCI support Mayor Harrell’'s housing subcabinet,
an interdepartmental effort to removing barriers to housing production.
OPCD is also leading the One Seattle Plan, a major update

of the City’s Comprehensive Plan, where housing choice and

affordability is a primary theme. As part of the plan update,

we are currently studying further reforms to Neighborhood

Residential zones to increase the variety and supply of

housing across Seattle neighborhoods.

We are also continuing to explore how we can support
more equitable use of ADUs by helping lower- and moder-
ate-income residents be able to own or live in an ADU. One
strategy is to provide supports and resources to address
the financial and other barriers that keep many homeown-
ers of color from investing in their property as a way to
build wealth and stay in place. In 2020, we began develop-
ing an affordable ADU loan pilot program focused on this
objective, but funding was reallocated due to the COVID-19
pandemic. This remains a priority for OPCD, particularly

as we look ahead to new housing opportunities unlocked
through the One Seattle Plan. Our vision of success involves
empowering existing residents to access these redevelop-
ment opportunities so they can remain and participate in
the evolution of their communities.
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What are ADUs?

Accessory dwelling units (ADUs) are small, secondary dwellings the City
allows in residential zones

e 3 B iy (5 pRlRE 7 k)g ar e 3 2 4 0T
An attached ADU (AADU) is an ADU A detached ADU (DADU), sometimes called a
located within or connected to a backyard cottage, is an ADU in a separate
principal dwelling unit. accessory structure.

Office of Planning and
A 2 Community Development @B Ci.ty Of Seatﬂ@




Seattle’'s ADU reform

* In 2019, Council adopted legislation that removed regulatory barriers that
hampered ADU development as one part of a broader housing strategy.

» Key changes included:

Allowing two ADUs on all lots in NR1/NR2/NR3 zones
Reducing the minimum lot size for a DADU to 3,200 square feet

Increasing the maximum height and size of DADUs to facilitate larger, family-
size homes

Removing off-street parking and owner-occupancy requirements

A new limit on the maximum size of single-family dwellings that incentivizes
including ADUs in new development

* In Ordinance 125984, Council directed OPCD and SDCI to report annually
on citywide ADU production

« Executive Order 2019-04 also called on planning staff to monitor and
report on ADU outcomes, benefits, and impacts

March 2023

Office of Planning and
Community Development

Accessory Dwelling Units
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G city of Seattle
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ADU production trends

ADUs permitted since 2005
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ADU production trends

Properties with multiple ADUs

« The 2019 ADU reforms allowed properties in
NR1, NR2, and NR3 zones to have two ADUs

- One AADU and one DADU, or two AADUs
- In RSL zones, one ADU allowed per principal unit

« 44% of ADUs permitted last year in NR zones
were for sites with multiple ADUs

« 35% were AADU + DADU
« 7% were 2 AADUs
« 2% were on lots that already had an ADU

m _t', . T 1 ’
Ll S Sarpr  rABTNETTE @
- - e T .
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ADU production trends

ADUs with new single-family residences (SFRs)

« Among NR properties that had new construction in
2022:

- 14 percent had only new SFRs
- 51 percent had only ADUs
- 34 percent included both two housing types

* Projects with both housing types likely involved
demolition of the existing single-family dwelling

« In 2022, 70% of sites with new single-family homes
included an ADU, likely a result of the floor area ratio
(FAR) limit that now applies in NR zones

Office of Planning and
A 2 Community Development @D City Of Seattlm



ADU production trends

ADUs were permitted on a
wide range of lot sizes in 2022.

However, the median was 5,666
and 6,008 square feet for
AADUs and DADUSs, respectively, 140
slightly above the median lot
size overall (5,244 square feet).

ADUs permitted in 2022 by lot size

120

100

80
60
40 48
42
20
1 H

Less than 3,000-3,999 4,000-4,999 5,000-5,999 6,000-6,999 7,000-7,999 8,000-8,999 9,000-9,999 10,000 and
3,000 greater

Il Detached (DADU)
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Neighborhood characteristics

Are ADUs concentrated in higher- or lower-
income areas?

« 30% of ADUs permitted in 2022 were in census tracts
with a median household income above $135,000,
consistent with the share of all tracts at that income
level in Seattle

« ADUs in 2022 were equally likely to be permitted in
lower- and higher-income census tracts: no significant
relationship between ADU production in 2022 and
median household income at the tract level when we
control for the amount of NR zoning in the tract

« Survey data tells us more about actual ADU owners
and occupants

Office of Planning and

March 2023 Community Development

ADUs permitted in 2022 by
census tract

e 2orfewer
® 37

@ 3813

@ 2

‘ More than 24

Median household income by
census tract (2017-21 ACS)

Less than $55,000
$55,000-85,000
$85,001-1010,000

B $110,001-135,000

[l Greater than $135,000

Shaded area represents land in
Neighborhood Residential zones
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Pre-approved DADU plans

* In 2020, we released a gallery of 10 pre-
approved DADU designs on ADUniverse

- Gallery includes a range of DADU sizes, unit types,
and styles

- Property owners who apply to permit one of these
plans can expect a faster permitting timeline and
somewhat reduced cost

« These plans have been permitted 130 times
since their issuance in September 2020

« Permitting averaged 56 calendar days from
intake to issuance
- 37 days in SDCI review
- 19 days out for corrections with the applicant
- 2.6 correction cycles

Office of Planning and
A 2 Community Development @B Ci.ty Of Seattlm
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How ADUs are used

Short-term rentals (STRs)

 Since 2017, Seattle has had regulations that limit the number of units
someone may operate as an STR to two units

« Operators must obtain a license from FAS and indicate their unit type

Short-term rental licenses ADU production (1994-2022)

STRs as share of ADU

permits issued

Active licenses with ADUs in issued

Unit type active units ADU type permits
AADU 359 AADU 2,726 13%
DADU 110 DADU 1,533 7%
Other 59
Total 528 All ADUs 4,259 12%

March 2023

Office of Planning and
Community Development

Licensing data suggests about
12% of active STR licenses are
associated with ADUs

« This might be an underestimate since
not all units operated at STRs are
licensed

« But it might overrepresent ADUs used
as STRs because owners may get a
license and change use or offer it as
an STR for only a few nights a year

@) city of Seattig




How ADUs are used

Condominium ownership

« Whatis a condo?

- A form of common ownership where units are owned
individually and owners have a nonexclusive interest in certain
shared elements or community property

- The City is not directly involved in condo formation; governed by
state law (RCW 64.90) and administered at the county level

* In NR zones, a typical lot can have two ADUs but cannot be
subdivided, so condos are sometimes created to allow
separate ownership of the homes

« This trend has increased in recent years. In 2021, one-third of
ADUs permitted were on condo parcels.

- Similar to share of permits with multiple ADUs (42 percent) and
projects with both ADUs and a new SFR (35 percent)

Office of Planning and

March 2023 Community Development

ADUs permitted in 2021
on condo parcels

AADU condo
B DADU condo

Other ADUs permitted
in 2021

* AADU
DADU
Percentage of ADUs permitted
in 2021 on condo parcels by
census tract
5% or less
6-25%
| 26-40%
B +-67%
[l Morethan67%
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How ADUs are used

How do ADU condos affect affordability?

« Due to their smaller size and land
area, ADUs sold as condominiums
may offer a lower price point for new
construction in NR zones than is $2,000,000
otherwise available

« Asample of ADUs and SFRs created
as condos in 2021-2022 shows that
ADU condos sold for less than the $500,000
SFRs on the same lot

$2,500,000

$1,500,000

Sales price

$1,000,000

« But most ADUs sold as condos
remain out of reach to lower-income
households

Office of Planning and

March 2023 Community Development

Sample condo sales in NR zones by unit size and type

20X

500 1,000 1,500 2,000 2,500 3,000 3,500

Unit size (square feet)
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Survey of ADU owners and occupants

« Ordinance 125854 directed us to conduct a voluntary survey of
ADU owners and occupants to collect descriptive statistics not
available through permit data

- Information on the use, size, financing, rent charged, ownership,
design, and construction of ADUs

- General demographic information of ADU owners and occupants

 In spring 2022, OPCD partnered with UW to create and
disseminate a survey to the 2,465 ADUs permitted 2016-2021

« We received 522 responses (21 percent response rate)

» Responses provide insights not otherwise available, but we
can't draw firm conclusions about representativeness of results

Office of Planning and

March 2023 Community Development

nd occl
how they are
greater ADU production.

. Share your experience with ADUs

The City of Seattle and University of
Washington want to hear about your
experience with an accessory dwelling
unit (ADU) on your property.

The UW Center for Studies in
Demography and Ecology and
the Seattle Office of Planning &
Community Development (OPCD) QR CODE
are studying the development and

use of ADUs in Seattle.

Scan the QR code to take

#  our survey and receive a
- gift card for your participation.

used, and wha

E L nits,
riers stand in the way of

This unique survey link is for the ADU
located at: [ADDRESS]

surveymonkey.com/r/ADUsurve: y2022?Address=[Address_value]

name

ur individua se will

QR CODE

street address
city, state ZIP

Yol I respon

be kept confidential and used
only in aggregate form. The
survey takes 15-20 minutes to
complete. In exchange for your
participation, you will receive

a $10 Tango gift card by email
within two weeks of completing
the survey and a chance to win

YA UNIVERSITY of WASHINGTON

two $250 gift cards BARCODE

Cﬂ.\ Seattle

@) city of Seattig




Survey of ADU owners and occupants

Which of the following best describes your relationship to Percentage of Number of
the ADU(s)? (n=522) respondents responses

I own the ADU, and use the ADU for personal use or rent it

0,

(short-term or long-term) or other use 2ot 222

I own and live in the ADU, and | rent out the main house 6.7% 35 Sy aponse

| purchased the ADU as a condominium unit 4.2% 22 Less than 6%
611%

| pay rent to live in the ADU and do not own it 7.1% 37 11-20%
20-25%

I live in the ADU without paying rent and do not own it 2.1% 11 : More than 25%

I am currently in the process of creating an ADU (i.e., |

. . 10.0% 52

have a permit but construction isn't complete yet)

I work for a developer, builder, or other company involved

. . 0.2% 1

in creating the ADU

Other 7.5% 39

" 98146
\(0%)

Office of Planning and
A 2 Community Development @D City Of SeattI@



Survey of ADU owners and occupants

We asked respondents about the past, current, likely future use of their ADU.

Most common response was long-term rental. Overall responses indicate variety of uses.

How is the ADU currently being used? (n=415) Percentage of respondents Number of responses
| rent to a long-term tenant that | did not know previously 21.3% 93
I rent to a family member/acquaintance 10.1% 44
| offer it as a short-term rental through a platform like Airbnb or Vrbo 11.0% 48
I make it available for free to a family member or friend 11.9% 52
| live in the ADU 14.6% 64
I live in the ADU and own it as a condo 5.0% 22
It is the residence for a caregiver 0.0% 0
l use it as space for occasional house guests or visitors 6.2% 27
l use it as additional living space or something other than a residence 6.9% 30
Not currently being used for anything 1.4% 6
I am currently building the ADU and it is not in use yet 11.2% 49
5.3% 23

Other

Community Development

e E Office of Planning and @B City of Seatﬂ@




Survey of ADU owners and occupants

Demographics of owners and occupants

Approximately how much was your household’s before-tax . .
income in the last 12 months? (n=477) What is your race or ethnicity? Select all that apply. (n=477)

American Indian or

Unsure - Alaska Native
3.5% | 09%
More than $200,000 Asian
—— I
$150,000-199,999 Black or Afr!can
—— American [ 2.1%
Hispanic or

$75,000-99,999 Native Hawaiian or

_ 9.1% Pacific Islander I 1.2%
$50,000-74,999 White (of European
_ 8.8% ancestry) 34.9%
Middle Eastern, Arab, or
$30000:42,5%9 B s North African White | 0.7%

Prefer not

to answer - 4.9%

Some other race

$15,000-29,999
B oo

Less than $15,000 Bl ADU owners (n=430)

| 0.2% f12%

Office of Planning and
A 2 Community Development @B City Of Seattlm




Survey of ADU owners and occupants

Average household size

We also asked about household size. The 2019 ADU legislation increased
the size and height limits for DADUs to facilitate larger units that might
better serve larger households and families with children.

Average household size of survey respondents who live in the ADU (n=477)

Number of people ADU occupants who own the ADU occupants who do not own
in household unit the unit

1 64% 23%

2 23% 58%

3 6% 9%

4 0% 9%

5 4% 2%

6 2% 0%

Office of Planning and

March 2023 Community Development

Total (all ADU occupants

41%
42%
8%
5%
3%

1%

@) city of Seattig




Survey of ADU owners and occupants

Conversion of existing structures How was your
) ) . AADU created?
Ord 125895 calls for tracking ADUs in new construction vs (n=176) W Conversion of

existing space

conversion of or addition to an existing structure

] Created aspartofa
new single-family
residence

. Unsure

ADUs permitted in 2022 by permit type

Tewt' A;I:d|t|3n / Change of use Total How was your
construction alteration DADU created?

(n=263) New construction
AADU 308 127 2 437
DADU 279 269 3 551 Getached garnge o sane
Total 587 396 5 988 Unsure

Office of Planning and
A 2 Community Development @B Ci.ty Of Seattlﬁ




Survey of ADU owners and occupants

ADU rent

March 2023

Overall median was $1,650

Below current median rent of
$2,188 for 1BR apartments in
Seattle, even though 34% of ADUs
in survey are 2BR/3BR

80% of respondents reported
rent at or below that citywide
figure

17% were below $1,000 and 7%
below $750

ADUs permitted 2016-2021
appear to offer relatively lower-
cost rental options

Office of Planning and
Community Development

What is the current monthly rent for your ADU, not including utilities? (n=132)

25

19%

20

18%
wv
L7
c
° 15
o 11%
a3 11%
1
s
© 10 8%
(]
£
=1 5 5%
2 5% 5%
3%
0 0% 0%
Less than $501- $751- $1,001- $1,251- $1,501- $1,751- $2,001- $2,251- $2,501- $2,751- $3,001- $3,251- More than
$500 750 1,000 1,250 1,500 1,750 2,000 2,250 2,500 2,750 3,000 3,250 3,500 $3,500

@) city of Seattig



Survey of ADU owners and occupants

ADU construction cost ADU financing

How much did you or someone else pay to construct your ADU?

Please include the costs for design, labor, materials, and permits. (n=318) How did you pay for the construction of the
Median was $100,000 for AADUs and $230,000 for DADUs ADU? Select all that apply. (n=336)

More than $750,000 |4

$600,001-750,000 n 3 Other bank Other
$500,001-600,000 - financing

$350,001-400,000 _1

$100,001-150,000 || EEGGNGEEE 21

$50,001-100,000
s25001-50,000 [ EEGED 13 Home equity

$10,001-25,000 n 2 loan or HELOC

Less than $10,000 5

Cash

38

14 Bl pADU

Office of Planning and
A 2 Community Development @B Ci.ty Of Seattlﬂ




Survey of ADU owners and occupants

Parking

How many vehicles do the ADU residents own? (n=234)

0 vehicles 1 vehicle Not sure

Number of responses

How many vehicles do the ADU residents typically park on the street? (n=234)

Not
sure

Number of responses

0 vehicles 1 vehicle

Office of Planning and
A 2 Community Development @B City Of SeattI@




Looking ahead: ongoing work

« Continued monitoring, particularly:

- reviewing sales data gain further insights into the price
range for and relative affordability of ADUs sold as condos

- continuing ongoing analysis of ADU plan sets to identify
unit characteristics (like height, size, and lot coverage);
provision of off-street parking; and retention, planting, and
removal of trees

 Informing ongoing work in Mayor Harrell's housing subcabinet
and One Seattle Comprehensive Plan

« Continuing to explore how we can support more equitable use
of ADUs by helping lower- and moderate-income homeowners
own or livein an ADU

Office of Planning and
Community Development

March 2023
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More info at ADUniverse

_ I _«7; . - . .
Get the data for this map from i s Accessory dwelling units permitted by year issued

See our full report and learn

pr the map and charts using the Shoreling Lake genmore Bothell
Forest

more about ADUs in Seattle at B+ e A

By unit type (map and chart)

sh
Kingsgate
maps.seattle.gov/ADU ™
. Permits issued since: 600
° Step_by_step gl_“de No date selected Kirkland
Permit application after: 400
* Pre-approved DADU plans
Permits by year issued Eal';';;“:ge 200 . l I l I 382 e
. K e - 233
 Property feasibility tool cetove | o e 0 5 O
2022 1994 1996 1998 2000 2002 2004 2006 2008 2010 2012 2014 2016 2018 2020 2022
Mercer
* lllustrated ADU rules
2020 AADUs DADUs ADUs by tyf?e and yearl(s) %ermitted
p Reflects year(s) selecte
2019 Dot \ { 1 0 0 %
of all AADUs permitted of all DADUs permitted

2018

2017 Accessory
® Dwelling,
Detached 40%
2016 Renton
Burien

Tukwila + 0 3,172 3166 0 2,102 209 ’E‘;‘Zﬁgg

1 :

o Vashon Normandy = Attached 60%

Office of Planning and
A 2 Community Development City Of Seattlm



https://aduniverse-seattlecitygis.hub.arcgis.com/
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