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SEATTLE CITY COUNCIL

Land Use Committee

Agenda - Revised

February 7, 2024 - 2:00 PM

Meeting Location:

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

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

Committee Website:

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 

https://www.seattle.gov/council/committees/public-comment

Online registration to speak will begin one hour 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.

Pursuant to Council Rule VI.C.10, members of the public providing public 

comment in Chambers will broadcast via Seattle Channel.

Submit written comments to Councilmembers at Council@seattle.gov.

Please Note: Times listed are estimated

Click here for accessibility information and to request accommodations. Page 2 
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February 7, 2024Land Use Committee Agenda - Revised

A.  Call To Order

B.  Approval of the Agenda

C.  Public Comment

D.  Items of Business

2024 Office of Planning and Community Development (OPCD) 

Work Plan Presentation

1.

Supporting

Documents: Presentation

Briefing and Discussion (30 minutes)

Presenter: Rico Quirindongo, Director, Office of Planning and 

Community Development

Briefing on Equitable Development Zoning Phase II: Connected 

Communities Pilot Draft Legislation

2.

Supporting

Documents: Draft Legislation

Central Staff Memo

SEPA Checklist

SEPA Determination of Non-Significance

Presentation

Briefing and Discussion (30 minutes)

Presenters: Ketil Freeman, Council Central Staff; Geoff Wentlandt, Nick 

Welch, Office of Planning and Community Development

E.  Adjournment

Click here for accessibility information and to request accommodations. Page 3 
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OPCD 2024 Work Program

OPCD's Mission:
We lead collaborative planning, advance equitable development, and create 
great places.
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Director
(1 FTE)

Executive Assistant (1 FTE)

Equitable Development 
Initiative

(9 FTE)

Community Planning 
(9 FTE)

Long Range
Planning

(6 FTE)

Land Use Policy & 
Strategic Initiatives

(7 FTE)

Deputy Director
(1 FTE)

Design
Commission

(3 FTE)

Planning Commission
(3.5 FTE)

Finance/ HR 
(3 FTE)

Communications
(4 FTE)

Policy 
and 
Planning 
Group

Community 
Development 
Group

OPCD Organization Chart
(Snapshot as of 1/9/24)

Indigenous Planning
(1 FTE)

Office Manager
Legislation Coordination 

(2 FTE)

OPCD 2024 Adopted Budget: $35,891,222

OPCD 2024 Adopted Budget FTE: 51.5

OPCD positions on loan to other departments: 1 FTE
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2024 OPCD Priorities

1. ‘One Seattle’ Comprehensive Plan Major Update

2. Equitable Development Initiative (EDI)

3. Subarea Planning

4. West Seattle & Ballard Link Extensions (WSLE & BLE)

5. Downtown Activation Plan (DAP)
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‘One Seattle Plan’ Comprehensive Plan Update

Background

• Process: OPCD is finalizing the Draft One Seattle Plan, our 
major update to the Comprehensive Plan. It establishes a 
roadmap for how Seattle will grow and invest in 
communities over the next 20 years and beyond.

• Draft Environmental Impact Statement (EIS): The Draft 
Plan will be accompanied by a Draft EIS, assessing five 
growth strategy alternatives.

• Public Engagement: The Draft Plan is informed by 
community engagement that began in spring 2022, 
including specific outreach to historically under-
represented communities and those impacted by 
displacement.

2024 Priorities
• Early 2024: Draft Plan and Draft EIS release

• Winter/Spring 2024: Robust public engagement 
• Citywide Open Houses
• Anti-Displacement Workshops
• Outreach to stakeholders and community groups
• Online Engagement Hub 
• DEIS public comment period

• Mid 2024: Public engagement on zoning changes (zoning 
legislation to be transmitted to Council in 2025) 

• Late 2024: Target date for Final EIS and final draft of the Plan 
submitted to Council

VISION: To promote a more equitable Seattle as we grow, through expanded housing opportunities 
across the city; focused growth and investment in complete, walkable communities; and meeting 
the challenges of climate change for a resilient future.
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Equitable Development Initiative (EDI)

Background
• Purpose: The EDI addresses displacement and the unequal 

distribution of opportunities to sustain a diverse Seattle. The 
EDI fosters community leadership and supports organizations 
to promote equitable access to housing, jobs, education, parks, 
cultural expression, healthy food, and other community needs 
and amenities.

• EDI Annual RFP: Since founding in 2018, the EDI and Strategic 
Investment Fund have awarded 72 organizations $120m to 
fund acquisition, major capital projects, and capacity-building.

• EDI Advisory Board: Guides implementation of EDI and equity 
goals related to the Comprehensive Plan. Comprised of 13 
members appointed by the Mayor, City Council, and board.

2024 Priorities
• EDI Advisory Board appointments and recruitments

• Managing active projects and providing technical 
assistance

• One EDI RFP cycle

• Equitable Development Zoning legislation

• Community visioning and strategic planning for EDI 2.0

VISION:
Seattle will be a city with people of diverse cultures, races, and incomes. All people will thrive and will be 
able to achieve their full potential regardless of race or means. Our city’s neighborhoods will be diverse and 
will include the community anchors, supports, goods and service and amenities so that our residents can lead 
healthy lives and can flourish.
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Subarea Planning

Background

• OPCD is in the process of planning for each of our 
centers to become more equitable, vibrant, and 
resilient places and will be completing six plans over 
the next three years.

• This work is currently funded through 2024 and is 
contingent on additional funding allocation in 2025 
to complete all six plans.

• An Indigenous Inclusivity Guide and Plan will be 
deployed across all subareas.

2024 Priorities

Key projects in progress, ongoing from 2023:
• Downtown Subarea Plan and Engagement Process
• Northgate Subarea Plan and Engagement Process
• Capitol Hill/ First Hill Subarea Plan and Engagement 

Process

In 2025 and 2026, OPCD will complete three 
additional plans:
• South Lake Union Subarea Plan and Engagement 

Process
• Uptown Subarea Plan and Engagement Process
• University District Subarea Plan and Engagement 

Process

OVERVIEW: Puget Sound Regional Council (PSRC) mandates area plans for future growth for our designated 
Urban Centers, home to a significant share of residents and workers: Downtown, Uptown, 
South Lake Union, Capitol Hill/First Hill, University District, and Northgate.
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West Seattle & Ballard Link Extensions

Background
• Equitable Transit Oriented Development (ETOD): OPCD staff is 

advancing ETOD planning through an FTA grant received in 2020

• Community Advisory Group: Established CAG of 20 individuals to 
develop an ETOD Strategy and Implementation Plan to guide the 
City’s approach to community-driven development.

• Challenges: Scheduling delays related to station locations and 
environmental review, landing on durable decisions for alternatives 
studied in Sound Transit’s DEIS, alignment of ETOD practices, 
developing a project review process that integrates early planning 
work, coordinating the Industrial and Maritime zoning approaches, 
and producing outcomes from early station area planning work in 
Chinatown-International District, Delridge, Westlake, and Seattle 
Center.

2024 Priorities
• Coordinating with Sound Transit to ensure agency 

Transit-Oriented Development can maximize 
development potential

• Working with SDOT on station access to improve and 
design an equitable public realm with safe connections

• Sound Transit is scheduled to publish Final EIS for West 
Seattle in Q2. Reviewing West Seattle Link Extension FEIS

• Developing a framework for coordinating long-range 
planning process in station areas to grow 
walkable, family-friendly, equitable neighborhoods

OVERVIEW:
OPCD is working closely with SDOT, SDCI, and other departments to plan for ST3. OPCD staff are 
conducting station area planning around 13 Sound Transit stations currently in the planning 
phase. We are developing a citywide Transit Oriented Development (TOD) strategy in our work.
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Downtown Activation Plan (DAP)

Key 2023 OPCD Actions

• Downtown Retail Core: Legislation 
allowing taller residential buildings along 3rd 
Ave from Union St. north to Stewart St.

• Belltown Lodging: Legislation to 
support hotel development in Belltown.

• Office to Residential "Call for 
Ideas": Design competition generating 
proposals to convert buildings to residential 
with suggestions for supportive City action.

2024 Priorities

• WOSCA Site and Pier 48
• Office-to-Residential Conversions
• King County Civic Masterplan
• South Downtown Vision Planning and Coordination
• ULI Third Avenue TAP
• Downtown Subarea Plan
• Stadium area and FIFA World Cup preparation
• Lid I-5

VISION: Revitalizing a new future for Downtown Seattle. Enhanced economic resiliency, cultural vitality, and 
safety in the downtown core; aligned public, private, and philanthropic efforts; and the downtown core 
is connected to the Central Waterfront.
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Work Program by Division

• Policy and Planning Group
• Citywide and Regional Planning
• Strategic Initiatives

• Community Development Group
• Area Planning
• Community Investments

*Planning Commission & Design Commission are housed 
within OPCD but determine their own work programs.
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Policy and Planning Group
2024 Work Program

Citywide and Regional Planning

• Regional Planning Coordination

• Comprehensive Plan Major Update

• Comprehensive Plan Annual Amendments

• Climate Change & Resilience

Strategic Initiatives

• Downtown Activation Plan

• Comprehensive Plan zoning implementation

• Equitable Development Zoning

• Strategic housing actions
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Community Development Group
2024 Work Program

Area Planning

• Subarea Planning
• Station Area Planning
• Reconnect South Park
• Duwamish Valley Program – Ongoing 

Collaboration with OSE
• CID – Ongoing Collaboration with DON

Community Investments

• Equitable Development Initiative (EDI)
• Equitable Transit Oriented Development 

(ETOD)
• Capital Sub Cabinet
• Indigenous Seattle
• Coordination with County and 

Philanthropy
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CITY OF SEATTLE 1 

ORDINANCE __________________ 2 

COUNCIL BILL __________________ 3 

..title 4 

AN ORDINANCE relating to land use and zoning; establishing the Connected Community 5 

Development Partnership Bonus Pilot Program; and adding new Sections 23.40.090 6 

through 23.40.097 to the Seattle Municipal Code.   7 

..body 8 

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS: 9 

Section 1. The City Council finds and declares: 10 

A. In April 2021 the City published Market Rate Housing Needs and Supply Analysis, 11 

which identified that: 12 

1. Approximately 46,000 Seattle households are cost burdened, meaning that 13 

those households spend more than half of their incomes on rent; 14 

2. Housing supply is not keeping pace with demand; 15 

3. Housing costs are increasing more quickly than income; 16 

4. Seattle has insufficient zoned capacity for “missing middle” ownership 17 

housing; 18 

5. The rental housing market has a shortage of housing affordable and available to 19 

lower income households; 20 

6. Approximately 34,000 lower-wage workers commute more than 25 miles to 21 

Seattle demonstrating a latent demand for affordable workforce housing; and 22 

7. As Seattle’s share of higher income households grows development of housing 23 

for those households increases economic and physical displacement of lower-income residents. 24 

B. With the passage of Chapter 332, Laws of 2023, Seattle must modify current land use 25 

regulations to accommodate a range of middle housing types. 26 
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C. The City is currently in the process of environmental review for the next major update 1 

to the Comprehensive Plan, which must meet the requirements of Chapter 332. 2 

D. To inform future implementation of the Comprehensive Plan update, the City has an 3 

interest in exploring development pilots to demonstrate development types and partnerships that 4 

leverage community assets to provide equitable development that will not contribute to economic 5 

and physical displacement of current residents. 6 

Section 2. New Sections 23.40.090 through 23.40.094 are added to the Seattle Municipal 7 

Code as follows: 8 

23.40.090 Connected Community Development Partnership Bonus Pilot Program – 9 

Purpose  10 

Sections 23.40.090 through 23.40.097 establish the requirements for the Connected Community 11 

Development Partnership Bonus Pilot Program. The purpose of the program is to demonstrate 12 

the social benefits of equitable development including community-serving uses and housing 13 

available to a spectrum of household incomes by setting onsite affordability standards and 14 

incentives for development of housing and equitable development uses through partnerships 15 

between public, private, and community-based organizations. 16 

23.40.091 Definitions for Sections 23.40.090 through 23.40.097 17 

For the purposes of Sections 23.40.090 through 23.40.097:  18 

“Equitable development use” means activities where all components and subcomponents 19 

of the use provide mitigation against displacement pressure for individuals, households, 20 

businesses, or institutions, that comprise a cultural population at risk of displacement. An 21 

equitable development use can include, but is not limited to, activities such as gathering space, 22 

arts and cultural space, educational programming or classes, direct services, job training, or 23 
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space for other social or civic purposes. Equitable development uses may include commercial 1 

uses including but not limited to commercial kitchens and food processing, craft work and maker 2 

spaces, cafes, galleries, co-working spaces, health clinics, office spaces, and retail sales of food 3 

and goods.  4 

“Owned or controlled” means that a qualifying community development organization has 5 

a legally established and ongoing property-related interest in a property as demonstrated by: 6 

1. Ownership of at least 51 percent by an incorporated owner;  7 

2. Ownership of at least ten percent by an incorporated owner when a partner in 8 

an entity provides site control for development;  9 

3. A controlling and active management role in a corporation or partnership that 10 

owns a property, such as a sole managing member of a limited liability company or sole general 11 

partner of a limited partnership; or 12 

4. Some other beneficial interest allowing the organization to act as applicant. 13 

“Qualifying community development organization” means a non-profit organization 14 

registered with the Washington Secretary of State or a public development authority created 15 

pursuant to RCW 35.21.730, that has as its purpose the creation or preservation of affordable 16 

state or federally subsidized housing, social housing, or affordable commercial space, affordable 17 

arts space, community gathering spaces, or equitable development uses. A qualifying community 18 

development organization can consist of a partnership among one or more qualifying community 19 

development organizations, or one or more qualifying community development organizations 20 

and a partnering development entity.   21 

“Social housing” means housing in a residential or mixed-use structure with at least 30 22 

percent of the dwelling units affordable to households with incomes no higher than 80 percent of 23 
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area median income that is developed, publicly owned, and maintained in perpetuity by a public 1 

development authority, the charter for which specifies that its purpose is development of social 2 

housing and at a range of affordability levels within the Seattle corporate limits. Social housing 3 

is intended to promote social cohesion, sustainability, and social equity through an intentional 4 

distribution of units to households with a broad mix of sizes and incomes ranging between zero 5 

percent and 120 percent of median income. 6 

23.40.092 Enrollment period, requirements, owner unit incentive, and exemptions 7 

A. Enrollment period. The enrollment period for the Connected Community 8 

Development Partnership Bonus Pilot Program expires when applications meeting the 9 

requirements of Sections 23.40.090 through 23.40.092 have been submitted for 35 projects or 10 

2029, whichever is earlier.    11 

B. Site and use requirements. Eligible development must: 12 

1. Be on property owned or controlled by a qualifying community development 13 

organization at the date of the permit application; 14 

2. For development in commercial zones, have at least 75 percent of gross floor 15 

area in residential or equitable development use; and 16 

3. Not be located in a designated historic district, except those established in areas 17 

with historical exclusionary racial covenants.  18 

C. Affordable housing requirements. Eligible development shall fulfill one of the 19 

following criteria:  20 

1. 30 percent of dwelling units and 33 percent of congregate residence sleeping 21 

rooms, as applicable, are moderate-income units, except that the duration of the recorded 22 

restrictive housing covenants shall be 75 years; or  23 
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2. All housing is social housing. 1 

D. Owner unit incentive. Applicants seeking to utilize the owner unit incentive shall: 2 

1. Provide an affidavit or other information in a form acceptable to the Director 3 

confirming that the site is owned by a person or persons who continually resided in a dwelling 4 

unit on the site for the past ten years with a current household income not exceeding 120 percent 5 

of area median income; and  6 

2. Provide an executed partnership agreement or other binding contractual 7 

agreement affirming the applicant’s obligation to provide a dwelling unit on-site for the current 8 

owner at no cost and prohibiting resale or sublet by the owner for at least ten years.   9 

E. Exemptions. Eligible development is exempt from the requirements of Chapters 23.41, 10 

23.54, 23.58A, 23.58B, and 23.58C. 11 

23.40.093 Alternative development standards 12 

In lieu of otherwise applicable development standards contained in Chapters 23.44, 23.45, 13 

23.47A, and 23.48, a proposed development that meets the requirements of Section 23.40.090 14 

through 23.40.092 may elect to meet the alternative development standards, as applicable, of 15 

Sections 23.40.094 through 23.40.097.  16 

23.40.094 Development otherwise subject to the requirements of Chapter 23.44   17 

A. Proposed development may meet the following development standards:  18 

1. The minimum lot area per dwelling unit is 1,500 square feet in NR1, NR2, and 19 

NR3 zones and 1,200 square feet in RSL zones.  20 

2. The maximum lot coverage is 50 percent of lot area in NR1, NR2, and NR3 21 

zones and 65 percent in RSL zones. 22 
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3. The maximum FAR limit is 1.0 in NR1, NR2, and NR3 zones and 1.25 in RSL 1 

zones. The applicable FAR limit applies to the total chargeable floor area of all structures on the 2 

lot. 3 

 B. Owner unit incentive. Proposed development on lots providing an owner unit may 4 

meet the following development standards: 5 

1. The maximum lot coverage is 60 percent of lot area in NR1, NR2, and NR3 6 

zones and 75 percent in RSL zones. 7 

2. The maximum FAR limit is 1.25 in NR1, NR2, and NR3 zones and 1.5 in RSL 8 

zones. The applicable FAR limit applies to the total chargeable floor area of all structures on the 9 

lot. 10 

C. Permitted uses. In addition to the uses listed in Section 23.44.006, the following uses 11 

are permitted outright on lots meeting the requirements of Sections 23.40.090 through 23.40.092: 12 

apartments, cottage housing development, rowhouse development, townhouse development, and 13 

equitable development. 14 

D. Setback requirements. No structure shall be closer than 5 feet from any lot line. 15 

23.40.095 Development otherwise subject to the requirements of Chapter 23.45 16 

A. Floor area 17 

1. Development permitted pursuant to Sections 23.40.090 through 23.40.092 is 18 

subject to the FAR limits as shown in Table A for 23.40.095.  19 
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Table A for 23.40.095  

FAR limits for development permitted pursuant to Sections 23.40.090 through 23.40.092 

 FAR 

limit  
FAR limit in areas with 

racially restrictive 

covenants or areas eligible 

for community preference 

policy 

Maximum 

additional exempt 

FAR1 

Owner unit 

incentive 

LR1  1.6 1.7 0.5 0.3 

LR2  1.8 1.9 1.0 0.5 

LR3 outside 

urban centers 

and urban 

villages  

2.5 2.7 1.0 

0.5 

LR3 inside 

urban centers 

and urban 

villages  

3.0 3.3 1.0 

0.5 

MR  5.6 5.8 1.0 0.5 

Footnote to Table A for 23.40.095  
1 Gross floor area for uses listed in subsection 23.40.095.A.2 are exempt from FAR calculations 

up to this amount.   

 

 1 

2. In addition to the FAR exemptions in subsection 23.45.510.D, an additional 2 

FAR exemption up to the total amount specified in Table A for 23.40.095 is allowed for any 3 

combination of the following floor area:  4 

a. Floor area in units with two or more bedrooms and a minimum net unit 5 

area of 850 square feet; 6 

b. Floor area in equitable development use; and 7 

c. Any floor area in a development located within 1/4 mile (1,320 feet) of 8 

a transit stop or station served by a frequent transit route as determined pursuant to subsection 9 

23.54.015.B.4. 10 
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3. Split-zoned lots 1 

a. On lots located in two or more zones, the FAR limit for the entire lot 2 

shall be the highest FAR limit of all zones in which the lot is located, provided that: 3 

1) At least 65 percent of the total lot area is in the zone with the 4 

highest FAR limit;  5 

2) No portion of the lot is located in an NR1, NR2, or NR3 zone; 6 

and 7 

3) A minimum setback of 10 feet applies for any lot line that abuts 8 

a lot in an NR1, NR2, or NR3 zone. 9 

b. For the purposes of this subsection 23.40.095.A.3, the calculation of the 10 

percentage of a lot or lots located in two or more zones may include lots that abut and are in the 11 

same ownership at the time of the permit application.  12 

B. Maximum height 13 

1. Development permitted pursuant to Sections 23.40.090 through 23.40.092 is 14 

subject to the height limits as shown in Table B for 23.40.095. 15 

Table B for 23.40.095 

Structure height for development permitted pursuant to Sections 23.40.090 through 

23.40.092  

Zone  Height limit (in feet) 

LR1  40 

LR2  50 

LR3 outside urban centers and urban villages  55 

LR3 inside urban centers and urban villages  65 

MR  95 

2. Split-zoned lots 16 
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a. On lots located in two or more zones, the height limit for the entire lot 1 

shall be the highest height limit of all zones in which the lot is located, provided that:  2 

1) At least 65 percent of the total lot area is in the zone with the 3 

highest height limit;  4 

2) No portion of the lot is located in an NR1, NR2, or NR3; and 5 

3) A minimum setback of 10 feet applies for any lot line that abuts 6 

a lot in an NR1, NR2, or NR3 zone. 7 

b. For the purposes of this subsection 23.40.095.B, the calculation of the 8 

percentage of a lot or lots located in two or more zones may include lots that abut and are in the 9 

same ownership at the time of the permit application.  10 

C. Maximum density. Development permitted pursuant to Sections 23.40.090 through 11 

23.40.092 is not subject to the density limits and family-size unit requirements of Section 12 

23.45.512.  13 

23.40.096 Development otherwise subject to the requirements of Chapter 23.47A 14 

A. Maximum height 15 

1. The applicable height limit for development permitted pursuant to Sections 16 

23.40.090 through 23.40.092 in NC zones and C zones as designated on the Official Land Use 17 

Map, Chapter 23.32 is increased as shown in Table A for 23.40.096. 18 

Table A for 23.40.096 

Additional height for development permitted pursuant to Sections 23.40.090 through 

23.40.092  

Mapped height limit (in feet) Height limit (in feet) 

30 55 

40 75 

55 85 

65 95 
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Table A for 23.40.096 

Additional height for development permitted pursuant to Sections 23.40.090 through 

23.40.092  

Mapped height limit (in feet) Height limit (in feet) 

75 95 

85 145 

95 145 

2. Split-zoned lots 1 

a. On lots located in two or more zones, the height limit for the entire lot 2 

shall be the highest height limit of all zones in which the lot is located, provided that:  3 

1) At least 65 percent of the total lot area is in the zone with the 4 

highest height limit; 5 

2) No portion of the lot is located in an NR1, NR2, or NR3 zone; 6 

and 7 

3) A minimum setback of 10 feet applies for any lot line that abuts 8 

a lot in an NR1, NR2, or NR3 zone. 9 

b. For the purposes of this subsection 23.40.096.A.2, the calculation of the 10 

percentage of a lot or lots located in two or more zones may include lots that abut and are in the 11 

same ownership at the time of the permit application.  12 

B. Floor area 13 

1. Development permitted pursuant to Section 23.40.090 through 23.49.092 is 14 

subject to the FAR limits as shown in Table B for 23.40.096. 15 
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Table B for 23.40.096  

FAR limits for development permitted pursuant to Sections 23.40.090 through 23.40.092 

Mapped 

height limit 

(in feet) 

FAR limit FAR limit in Areas 

with Racially 

Restrictive 

Covenants or Areas 

Eligible for 

Community 

Preference Policy 

Maximum 

additional 

exempt FAR1 

Owner unit 

incentive 

30 3.00 3.25 0.5 0.5 

40 3.75 4.00 1.0 0.5 

55 4.75 5.00 1.0 0.5 

65 4.50 5.75 1.0 0.5 

75 5.50 6.00 1.0 0.5 

85 7.25 7.50 2.0 0.5 

95 7.50 7.75 2.0 0.5 

Footnote to Table B for 23.40.096  
1 Gross floor area for uses listed in subsection 23.40.096.B.2 are exempt from FAR 

calculations up to this amount.  

2. In addition to the FAR exemptions in subsection 23.47A.013.B, an additional 1 

FAR exemption up to the total amount specified in Table B for 23.40.096 is allowed for any 2 

combination of the following floor area:  3 

a. Floor area in units with two or more bedrooms and a minimum net unit 4 

area of 850 square feet; 5 

b. Floor area in equitable development use; and 6 

c. Any floor area in a development located within 1/4 mile (1,320 feet) of 7 

a transit stop or station served by a frequent transit route as determined pursuant to subsection 8 

23.54.015.B.4. 9 

3. Split-zoned lots 10 

a. On lots located in two or more zones, the FAR limit for the entire lot 11 

shall be the highest FAR limit of all zones in which the lot is located, provided that: 12 
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1) At least 65 percent of the total lot area is in the zone with the 1 

highest FAR limit;  2 

2) No portion of the lot is located in an NR1, NR2, or NR3 zone; 3 

and 4 

3) A minimum setback of 10 feet applies for any lot line that abuts 5 

a lot in an NR1, NR2, or NR3 zone. 6 

b. For the purposes of this subsection 23.40.096.B.3, the calculation of the 7 

percentage of a lot or lots located in two or more zones may include lots that abut and are in the 8 

same ownership at the time of the permit application.  9 

C. Upper-level setback. An upper-level setback of 8 feet from the lot line is required for 10 

any street-facing facade for portions of a structure exceeding the mapped height limit designated 11 

on the Official Land Use Map, Chapter 23.32. 12 

23.40.097 Development otherwise subject to the requirements of Chapter 23.48 13 

A. Maximum height. The applicable maximum height limit for residential uses in 14 

development permitted pursuant to Section 23.40.090 through this Section 23.40.092 in Seattle 15 

Mixed zones is increased by the following amounts: 16 

1. For zones with a mapped maximum height limit of 85 feet or less, 20 feet. 17 

2. For zones with a mapped maximum height limit greater than 85 feet, 40 feet.   18 

3. Split-zoned lots 19 

a. On lots located in two or more zones, the height limit for the entire lot 20 

shall be the highest height limit of all zones in which the lot is located, provided that:  21 

1) At least 65 percent of the total lot area is in the zone with the 22 

highest height limit; 23 
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2) No portion of the lot is located in an NR1, NR2, or NR3 zone; 1 

and 2 

3) A minimum setback of 10 feet applies for any lot line that abuts 3 

a lot in an NR1, NR2, or NR3 zone. 4 

b. For the purposes of this subsection 23.40.097.A, the calculation of the 5 

percentage of a lot or lots located in two or more zones may include lots that abut and are in the 6 

same ownership at the time of the permit application.  7 

B. Floor area. The applicable maximum FAR limit for residential uses in development 8 

permitted pursuant to Section 23.40.090 through this Section 23.40.092 in Seattle Mixed zones is 9 

increased by the following amounts:  10 

1. For zones with a mapped maximum residential height limit of 85 feet or less, 11 

1.0 FAR. 12 

2. For zones with a mapped maximum residential height limit greater than 85 feet, 13 

2.0 FAR.   14 

3. Split-zoned lots 15 

a. On lots located in two or more zones, the FAR limit for the entire lot 16 

shall be the highest FAR limit of all zones in which the lot is located, provided that: 17 

1) At least 65 percent of the total lot area is in the zone with the 18 

highest FAR limit;  19 

2) No portion of the lot is located in an NR1, NR2, or NR3 zone; 20 

and 21 

3) A minimum setback of 10 feet applies for any lot line that abuts 22 

a lot in an NR1, NR2, or NR3 zone. 23 
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b. For the purposes of this subsection 23.40.097.B.3, the calculation of the 1 

percentage of a lot or lots located in two or more zones may include lots that abut and are in the 2 

same ownership at the time of the permit application.  3 

Section 3. The Council requests that the Director of the Seattle Department of 4 

Construction and Inspections, in consultation with the Directors of the Office of Housing, Office 5 

of Economic Development, the Department of Neighborhoods, the Office of Planning and 6 

Community Development, and the Equitable Development Initiative Advisory Board, 7 

promulgate a list of qualifying community development organizations, meeting the definition in 8 

Seattle Municipal Code Section 23.40.091, eligible for participation in the Connected 9 

Community Development Partnership Bonus Pilot Program by May 31, 2024. A qualifying 10 

community development organization can consist of a partnership between a qualifying 11 

community development organization and one or more community development organizations 12 

that do not have as their purpose the creation or preservation of affordable state or federally 13 

subsidized housing, social housing, or affordable commercial space, affordable arts space, 14 

community gathering spaces, or equitable development uses. Partnering community development 15 

organizations could include incorporated entities that advocate or provide services for refugees, 16 

immigrants, communities-of-color, members of the LGBTQIA communities, members of the 17 

community experiencing homelessness, and persons at risk of economic displacement.  18 

Partnering community development organizations could also include community-based 19 

organizations eligible for the new Jumpstart Acquisition and Preservation Program, which was 20 

added to the Housing Funding Policies through Ordinance 126611.  21 

Section 4. By 2029, the Council will evaluate the pilot to assess its effectiveness in 22 

achieving the following objectives: 23 
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A. Providing affordable workforce housing for communities and households that are cost-1 

burdened; 2 

B. Providing neighborhood-serving equitable development uses; 3 

C. Forestalling or preventing economic and physical displacement of current residents; 4 

and 5 

D. Demonstrating a variety of missing middle housing types that are affordable to 6 

households with a range of household incomes.  7 
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Section 5. This ordinance shall take effect as provided by Seattle Municipal Code 1 

Sections 1.04.020 and 1.04.070. 2 

Passed by the City Council the ________ day of _________________________, 2024, 3 

and signed by me in open session in authentication of its passage this _____ day of 4 

_________________________, 2024. 5 

____________________________________ 6 

President ____________ of the City Council 7 

 Approved / returned unsigned / vetoed this _____ day of _________________, 2024. 8 

____________________________________ 9 

Bruce A. Harrell, Mayor 10 

Filed by me this ________ day of _________________________, 2024. 11 

____________________________________ 12 

Scheereen Dedman, City Clerk 13 

(Seal) 14 

Attachments:  15 
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February 2, 2024 
 

M E M O R A N D U M 
 
To:  Land Use and Neighborhood Committee 

From:  Ketil Freeman, Analyst    

Subject:  Connected Communities Pilot 

On February 7, 2024, the Land Use Committee (Committee) will have a briefing on a draft 
proposal by Councilmember Morales for a pilot program (“Connected Communities”) that is 
intended to encourage partnerships between community-based organizations with limited 
development experience and more experienced non-profit and for-profit developers for 
development of low- and moderate-income housing with neighborhood serving equitable 
development uses. Participating development could take advantage of density bonuses and 
other regulatory incentives.  
 
This memo describes the draft bill (Attachment A) and sets out the next steps. 
 
What the Proposal Would Do 

The proposal would establish a term-limited, pilot program to encourage development with low 
to moderate income housing and neighborhood-serving equitable development uses. The pilot 
is intended to model equitable development and partnership types that mitigate current direct 
and indirect residential and non-residential displacement pressure and address land use 
patterns caused by redlining and the use of racially restrictive covenants. The pilot would end 
by 2029 or after 35 qualifying projects have applied, whichever is earlier. 
 
Specific elements of the proposal include: 

• Defining equitable development uses broadly as activities where all components and 
subcomponents of the use provide mitigation against displacement pressure for 
individuals, households, businesses, or institutions comprise a cultural population at risk of 
displacement. 

• Identifying minimum qualifications for program eligibility, including organization types and 
ownership interests among partner organizations. 

• Establishing two options for the provision of affordable units 

o Social Housing – defined as “housing in a residential or mixed-use structure with at 
least 30 percent of the dwelling units affordable to households with incomes no higher 
than 80 percent of area median income that is developed, publicly owned, and 
maintained in perpetuity by a public development authority, the charter for which 
specifies that its purpose is development of social housing and at a range of 
affordability levels within the Seattle corporate limits;” or 
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o Thirty percent of units as moderate-income units. A moderate-income unit “means a 
dwelling unit that, for a minimum period of at least 50 years, is a restricted unit 
affordable to and reserved solely for families with annual incomes not to exceed 80 
percent of median income for rental units or 100 percent of median income for 
ownership units.” SMC 23.84.A.040.  

• Providing additional height, allowable floor area, exemptions from floor area calculations, 
and other development standard modifications for participating projects that, in addition 
to affordable housing, provide any of the following features: 

o Location in areas with historical racially restrictive covenants or areas identified by the 
Office of Housing as being eligible for the Community Preference Policy; 

o Provision of equitable development uses; and 

o Provision of a unit or units for partner property owners who might otherwise be at risk 
of displacement. 

• Exempting eligible development from participation in the Design Review, Mandatory 
Housing Affordability program, and parking minimums. 

 

Most bonuses and development standard modifications and incentives by zone are detailed in 
the two tables below: 
 
Table 1 – Neighborhood Residential Incentives 
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Table 2 - Multifamily and Commercial Incentives  

 
 
Next Steps 

The proposed legislation will likely be introduced on February 13 or 20. A public hearing on the 
proposal has been scheduled for the February 21 Land Use Committee meeting. Central Staff 
will provide an issue identification memo in advance of February 21. A Committee 
recommendation on the bill could occur on March 6. 
 
Attachments: 

A. Draft Bill 
 

cc:  Ben Noble, Director 
Aly Pennucci, Deputy Director  
Lish Whiton, Supervising Analyst 
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CITY OF SEATTLE 1 

ORDINANCE __________________ 2 

COUNCIL BILL __________________ 3 

..title 4 
AN ORDINANCE relating to land use and zoning; establishing the Connected Community 5 

Development Partnership Bonus Pilot Program; and adding new Sections 23.40.090 6 
through 23.40.097 to the Seattle Municipal Code.   7 

..body 8 
BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS: 9 

Section 1. The City Council finds and declares: 10 

A. In April 2021 the City published Market Rate Housing Needs and Supply Analysis,11 

which identified that: 12 

1. Approximately 46,000 Seattle households are cost burdened, meaning that13 

those households spend more than half of their incomes on rent; 14 

2. Housing supply is not keeping pace with demand;15 

3. Housing costs are increasing more quickly than income;16 

4. Seattle has insufficient zoned capacity for “missing middle” ownership 17 

housing; 18 

5. The rental housing market has a shortage of housing affordable and available to19 

lower income households; 20 

6. Approximately 34,000 lower-wage workers commute more than 25 miles to21 

Seattle demonstrating a latent demand for affordable workforce housing; and 22 

7. As Seattle’s share of higher income households grows development of housing23 

for those households increases economic and physical displacement of lower-income residents. 24 

B. With the passage of Chapter 332, Laws of 2023, Seattle must modify current land use25 

regulations to accommodate a range of middle housing types. 26 

Attachment A
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C. The City is currently in the process of environmental review for the next major update 1 

to the Comprehensive Plan, which must meet the requirements of Chapter 332. 2 

D. To inform future implementation of the Comprehensive Plan update, the City has an 3 

interest in exploring development pilots to demonstrate development types and partnerships that 4 

leverage community assets to provide equitable development that will not contribute to economic 5 

and physical displacement of current residents. 6 

Section 2. New Sections 23.40.090 through 23.40.094 are added to the Seattle Municipal 7 

Code as follows: 8 

23.40.090 Connected Community Development Partnership Bonus Pilot Program – 9 

Purpose  10 

Sections 23.40.090 through 23.40.097 establish the requirements for the Connected Community 11 

Development Partnership Bonus Pilot Program. The purpose of the program is to demonstrate 12 

the social benefits of equitable development including community-serving uses and housing 13 

available to a spectrum of household incomes by setting onsite affordability standards and 14 

incentives for development of housing and equitable development uses through partnerships 15 

between public, private, and community-based organizations. 16 

23.40.091 Definitions for Sections 23.40.090 through 23.40.097 17 

For the purposes of Sections 23.40.090 through 23.40.097:  18 

“Equitable development use” means activities where all components and subcomponents 19 

of the use provide mitigation against displacement pressure for individuals, households, 20 

businesses, or institutions, that comprise a cultural population at risk of displacement. An 21 

equitable development use can include, but is not limited to, activities such as gathering space, 22 

arts and cultural space, educational programming or classes, direct services, job training, or 23 
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space for other social or civic purposes. Equitable development uses may include commercial 1 

uses including but not limited to commercial kitchens and food processing, craft work and maker 2 

spaces, cafes, galleries, co-working spaces, health clinics, office spaces, and retail sales of food 3 

and goods.  4 

“Owned or controlled” means that a qualifying community development organization has 5 

a legally established and ongoing property-related interest in a property as demonstrated by: 6 

1. Ownership of at least 51 percent by an incorporated owner;  7 

2. Ownership of at least ten percent by an incorporated owner when a partner in 8 

an entity provides site control for development;  9 

3. A controlling and active management role in a corporation or partnership that 10 

owns a property, such as a sole managing member of a limited liability company or sole general 11 

partner of a limited partnership; or 12 

4. Some other beneficial interest allowing the organization to act as applicant. 13 

“Qualifying community development organization” means a non-profit organization 14 

registered with the Washington Secretary of State or a public development authority created 15 

pursuant to RCW 35.21.730, that has as its purpose the creation or preservation of affordable 16 

state or federally subsidized housing, social housing, or affordable commercial space, affordable 17 

arts space, community gathering spaces, or equitable development uses. A qualifying community 18 

development organization can consist of a partnership among one or more qualifying community 19 

development organizations, or one or more qualifying community development organizations 20 

and a partnering development entity.   21 

“Social housing” means housing in a residential or mixed-use structure with at least 30 22 

percent of the dwelling units affordable to households with incomes no higher than 80 percent of 23 
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area median income that is developed, publicly owned, and maintained in perpetuity by a public 1 

development authority, the charter for which specifies that its purpose is development of social 2 

housing and at a range of affordability levels within the Seattle corporate limits. Social housing 3 

is intended to promote social cohesion, sustainability, and social equity through an intentional 4 

distribution of units to households with a broad mix of sizes and incomes ranging between zero 5 

percent and 120 percent of median income. 6 

23.40.092 Enrollment period, requirements, owner unit incentive, and exemptions 7 

A. Enrollment period. The enrollment period for the Connected Community 8 

Development Partnership Bonus Pilot Program expires when applications meeting the 9 

requirements of Sections 23.40.090 through 23.40.092 have been submitted for 35 projects or 10 

2029, whichever is earlier.    11 

B. Site and use requirements. Eligible development must: 12 

1. Be on property owned or controlled by a qualifying community development 13 

organization at the date of the permit application; 14 

2. For development in commercial zones, have at least 75 percent of gross floor 15 

area in residential or equitable development use; and 16 

3. Not be located in a designated historic district, except those established in areas 17 

with historical exclusionary racial covenants.  18 

C. Affordable housing requirements. Eligible development shall fulfill one of the 19 

following criteria:  20 

1. 30 percent of dwelling units and 33 percent of congregate residence sleeping 21 

rooms, as applicable, are moderate-income units, except that the duration of the recorded 22 

restrictive housing covenants shall be 75 years; or  23 
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2. All housing is social housing. 1 

D. Owner unit incentive. Applicants seeking to utilize the owner unit incentive shall: 2 

1. Provide an affidavit or other information in a form acceptable to the Director 3 

confirming that the site is owned by a person or persons who continually resided in a dwelling 4 

unit on the site for the past ten years with a current household income not exceeding 120 percent 5 

of area median income; and  6 

2. Provide an executed partnership agreement or other binding contractual 7 

agreement affirming the applicant’s obligation to provide a dwelling unit on-site for the current 8 

owner at no cost and prohibiting resale or sublet by the owner for at least ten years.   9 

E. Exemptions. Eligible development is exempt from the requirements of Chapters 23.41, 10 

23.54, 23.58A, 23.58B, and 23.58C. 11 

23.40.093 Alternative development standards 12 

In lieu of otherwise applicable development standards contained in Chapters 23.44, 23.45, 13 

23.47A, and 23.48, a proposed development that meets the requirements of Section 23.40.090 14 

through 23.40.092 may elect to meet the alternative development standards, as applicable, of 15 

Sections 23.40.094 through 23.40.097.  16 

23.40.094 Development otherwise subject to the requirements of Chapter 23.44   17 

A. Proposed development may meet the following development standards:  18 

1. The minimum lot area per dwelling unit is 1,500 square feet in NR1, NR2, and 19 

NR3 zones and 1,200 square feet in RSL zones.  20 

2. The maximum lot coverage is 50 percent of lot area in NR1, NR2, and NR3 21 

zones and 65 percent in RSL zones. 22 
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3. The maximum FAR limit is 1.0 in NR1, NR2, and NR3 zones and 1.25 in RSL 1 

zones. The applicable FAR limit applies to the total chargeable floor area of all structures on the 2 

lot. 3 

 B. Owner unit incentive. Proposed development on lots providing an owner unit may 4 

meet the following development standards: 5 

1. The maximum lot coverage is 60 percent of lot area in NR1, NR2, and NR3 6 

zones and 75 percent in RSL zones. 7 

2. The maximum FAR limit is 1.25 in NR1, NR2, and NR3 zones and 1.5 in RSL 8 

zones. The applicable FAR limit applies to the total chargeable floor area of all structures on the 9 

lot. 10 

C. Permitted uses. In addition to the uses listed in Section 23.44.006, the following uses 11 

are permitted outright on lots meeting the requirements of Sections 23.40.090 through 23.40.092: 12 

apartments, cottage housing development, rowhouse development, townhouse development, and 13 

equitable development. 14 

D. Setback requirements. No structure shall be closer than 5 feet from any lot line. 15 

23.40.095 Development otherwise subject to the requirements of Chapter 23.45 16 

A. Floor area 17 

1. Development permitted pursuant to Sections 23.40.090 through 23.40.092 is 18 

subject to the FAR limits as shown in Table A for 23.40.095.  19 
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Table A for 23.40.095  
FAR limits for development permitted pursuant to Sections 23.40.090 through 23.40.092 
 FAR 

limit  
FAR limit in areas with 

racially restrictive 
covenants or areas eligible 
for community preference 

policy 

Maximum 
additional exempt 

FAR1 

Owner unit 
incentive 

LR1  1.6 1.7 0.5 0.3 
LR2  1.8 1.9 1.0 0.5 
LR3 outside 
urban centers 
and urban 
villages  

2.5 2.7 1.0 

0.5 

LR3 inside 
urban centers 
and urban 
villages  

3.0 3.3 1.0 

0.5 

MR  5.6 5.8 1.0 0.5 
Footnote to Table A for 23.40.095  
1 Gross floor area for uses listed in subsection 23.40.095.A.2 are exempt from FAR calculations 
up to this amount.   
 
 1 

2. In addition to the FAR exemptions in subsection 23.45.510.D, an additional 2 

FAR exemption up to the total amount specified in Table A for 23.40.095 is allowed for any 3 

combination of the following floor area:  4 

a. Floor area in units with two or more bedrooms and a minimum net unit 5 

area of 850 square feet; 6 

b. Floor area in equitable development use; and 7 

c. Any floor area in a development located within 1/4 mile (1,320 feet) of 8 

a transit stop or station served by a frequent transit route as determined pursuant to subsection 9 

23.54.015.B.4. 10 
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3. Split-zoned lots 1 

a. On lots located in two or more zones, the FAR limit for the entire lot 2 

shall be the highest FAR limit of all zones in which the lot is located, provided that: 3 

1) At least 65 percent of the total lot area is in the zone with the 4 

highest FAR limit;  5 

2) No portion of the lot is located in an NR1, NR2, or NR3 zone; 6 

and 7 

3) A minimum setback of 10 feet applies for any lot line that abuts 8 

a lot in an NR1, NR2, or NR3 zone. 9 

b. For the purposes of this subsection 23.40.095.A.3, the calculation of the 10 

percentage of a lot or lots located in two or more zones may include lots that abut and are in the 11 

same ownership at the time of the permit application.  12 

B. Maximum height 13 

1. Development permitted pursuant to Sections 23.40.090 through 23.40.092 is 14 

subject to the height limits as shown in Table B for 23.40.095. 15 

Table B for 23.40.095 
Structure height for development permitted pursuant to Sections 23.40.090 through 
23.40.092  
Zone  Height limit (in feet) 

LR1  40 
LR2  50 
LR3 outside urban centers and urban villages  55 
LR3 inside urban centers and urban villages  65 
MR  95 

2. Split-zoned lots 16 
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a. On lots located in two or more zones, the height limit for the entire lot 1 

shall be the highest height limit of all zones in which the lot is located, provided that:  2 

1) At least 65 percent of the total lot area is in the zone with the 3 

highest height limit;  4 

2) No portion of the lot is located in an NR1, NR2, or NR3; and 5 

3) A minimum setback of 10 feet applies for any lot line that abuts 6 

a lot in an NR1, NR2, or NR3 zone. 7 

b. For the purposes of this subsection 23.40.095.B, the calculation of the 8 

percentage of a lot or lots located in two or more zones may include lots that abut and are in the 9 

same ownership at the time of the permit application.  10 

C. Maximum density. Development permitted pursuant to Sections 23.40.090 through 11 

23.40.092 is not subject to the density limits and family-size unit requirements of Section 12 

23.45.512.  13 

23.40.096 Development otherwise subject to the requirements of Chapter 23.47A 14 

A. Maximum height 15 

1. The applicable height limit for development permitted pursuant to Sections 16 

23.40.090 through 23.40.092 in NC zones and C zones as designated on the Official Land Use 17 

Map, Chapter 23.32 is increased as shown in Table A for 23.40.096. 18 

Table A for 23.40.096 
Additional height for development permitted pursuant to Sections 23.40.090 through 
23.40.092  

Mapped height limit (in feet) Height limit (in feet) 

30 55 
40 75 
55 85 
65 95 
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Table A for 23.40.096 
Additional height for development permitted pursuant to Sections 23.40.090 through 
23.40.092  

Mapped height limit (in feet) Height limit (in feet) 

75 95 
85 145 
95 145 

2. Split-zoned lots 1 

a. On lots located in two or more zones, the height limit for the entire lot 2 

shall be the highest height limit of all zones in which the lot is located, provided that:  3 

1) At least 65 percent of the total lot area is in the zone with the 4 

highest height limit; 5 

2) No portion of the lot is located in an NR1, NR2, or NR3 zone; 6 

and 7 

3) A minimum setback of 10 feet applies for any lot line that abuts 8 

a lot in an NR1, NR2, or NR3 zone. 9 

b. For the purposes of this subsection 23.40.096.A.2, the calculation of the 10 

percentage of a lot or lots located in two or more zones may include lots that abut and are in the 11 

same ownership at the time of the permit application.  12 

B. Floor area 13 

1. Development permitted pursuant to Section 23.40.090 through 23.49.092 is 14 

subject to the FAR limits as shown in Table B for 23.40.096. 15 
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Table B for 23.40.096  
FAR limits for development permitted pursuant to Sections 23.40.090 through 23.40.092 

Mapped 
height limit 

(in feet) 

FAR limit FAR limit in Areas 
with Racially 

Restrictive 
Covenants or Areas 

Eligible for 
Community 

Preference Policy 

Maximum 
additional 

exempt FAR1 

Owner unit 
incentive 

30 3.00 3.25 0.5 0.5 
40 3.75 4.00 1.0 0.5 
55 4.75 5.00 1.0 0.5 
65 4.50 5.75 1.0 0.5 
75 5.50 6.00 1.0 0.5 
85 7.25 7.50 2.0 0.5 
95 7.50 7.75 2.0 0.5 

Footnote to Table B for 23.40.096  
1 Gross floor area for uses listed in subsection 23.40.096.B.2 are exempt from FAR 
calculations up to this amount.  

2. In addition to the FAR exemptions in subsection 23.47A.013.B, an additional 1 

FAR exemption up to the total amount specified in Table B for 23.40.096 is allowed for any 2 

combination of the following floor area:  3 

a. Floor area in units with two or more bedrooms and a minimum net unit 4 

area of 850 square feet; 5 

b. Floor area in equitable development use; and 6 

c. Any floor area in a development located within 1/4 mile (1,320 feet) of 7 

a transit stop or station served by a frequent transit route as determined pursuant to subsection 8 

23.54.015.B.4. 9 

3. Split-zoned lots 10 

a. On lots located in two or more zones, the FAR limit for the entire lot 11 

shall be the highest FAR limit of all zones in which the lot is located, provided that: 12 
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1) At least 65 percent of the total lot area is in the zone with the 1 

highest FAR limit;  2 

2) No portion of the lot is located in an NR1, NR2, or NR3 zone; 3 

and 4 

3) A minimum setback of 10 feet applies for any lot line that abuts 5 

a lot in an NR1, NR2, or NR3 zone. 6 

b. For the purposes of this subsection 23.40.096.B.3, the calculation of the 7 

percentage of a lot or lots located in two or more zones may include lots that abut and are in the 8 

same ownership at the time of the permit application.  9 

C. Upper-level setback. An upper-level setback of 8 feet from the lot line is required for 10 

any street-facing facade for portions of a structure exceeding the mapped height limit designated 11 

on the Official Land Use Map, Chapter 23.32. 12 

23.40.097 Development otherwise subject to the requirements of Chapter 23.48 13 

A. Maximum height. The applicable maximum height limit for residential uses in 14 

development permitted pursuant to Section 23.40.090 through this Section 23.40.092 in Seattle 15 

Mixed zones is increased by the following amounts: 16 

1. For zones with a mapped maximum height limit of 85 feet or less, 20 feet. 17 

2. For zones with a mapped maximum height limit greater than 85 feet, 40 feet.   18 

3. Split-zoned lots 19 

a. On lots located in two or more zones, the height limit for the entire lot 20 

shall be the highest height limit of all zones in which the lot is located, provided that:  21 

1) At least 65 percent of the total lot area is in the zone with the 22 

highest height limit; 23 
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2) No portion of the lot is located in an NR1, NR2, or NR3 zone; 1 

and 2 

3) A minimum setback of 10 feet applies for any lot line that abuts 3 

a lot in an NR1, NR2, or NR3 zone. 4 

b. For the purposes of this subsection 23.40.097.A, the calculation of the 5 

percentage of a lot or lots located in two or more zones may include lots that abut and are in the 6 

same ownership at the time of the permit application.  7 

B. Floor area. The applicable maximum FAR limit for residential uses in development 8 

permitted pursuant to Section 23.40.090 through this Section 23.40.092 in Seattle Mixed zones is 9 

increased by the following amounts:  10 

1. For zones with a mapped maximum residential height limit of 85 feet or less, 11 

1.0 FAR. 12 

2. For zones with a mapped maximum residential height limit greater than 85 feet, 13 

2.0 FAR.   14 

3. Split-zoned lots 15 

a. On lots located in two or more zones, the FAR limit for the entire lot 16 

shall be the highest FAR limit of all zones in which the lot is located, provided that: 17 

1) At least 65 percent of the total lot area is in the zone with the 18 

highest FAR limit;  19 

2) No portion of the lot is located in an NR1, NR2, or NR3 zone; 20 

and 21 

3) A minimum setback of 10 feet applies for any lot line that abuts 22 

a lot in an NR1, NR2, or NR3 zone. 23 
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b. For the purposes of this subsection 23.40.097.B.3, the calculation of the 1 

percentage of a lot or lots located in two or more zones may include lots that abut and are in the 2 

same ownership at the time of the permit application.  3 

Section 3. The Council requests that the Director of the Seattle Department of 4 

Construction and Inspections, in consultation with the Directors of the Office of Housing, Office 5 

of Economic Development, the Department of Neighborhoods, the Office of Planning and 6 

Community Development, and the Equitable Development Initiative Advisory Board, 7 

promulgate a list of qualifying community development organizations, meeting the definition in 8 

Seattle Municipal Code Section 23.40.091, eligible for participation in the Connected 9 

Community Development Partnership Bonus Pilot Program by May 31, 2024. A qualifying 10 

community development organization can consist of a partnership between a qualifying 11 

community development organization and one or more community development organizations 12 

that do not have as their purpose the creation or preservation of affordable state or federally 13 

subsidized housing, social housing, or affordable commercial space, affordable arts space, 14 

community gathering spaces, or equitable development uses. Partnering community development 15 

organizations could include incorporated entities that advocate or provide services for refugees, 16 

immigrants, communities-of-color, members of the LGBTQIA communities, members of the 17 

community experiencing homelessness, and persons at risk of economic displacement.  18 

Partnering community development organizations could also include community-based 19 

organizations eligible for the new Jumpstart Acquisition and Preservation Program, which was 20 

added to the Housing Funding Policies through Ordinance 126611.  21 

Section 4. By 2029, the Council will evaluate the pilot to assess its effectiveness in 22 

achieving the following objectives: 23 
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A. Providing affordable workforce housing for communities and households that are cost-1 

burdened; 2 

B. Providing neighborhood-serving equitable development uses; 3 

C. Forestalling or preventing economic and physical displacement of current residents; 4 

and 5 

D. Demonstrating a variety of missing middle housing types that are affordable to 6 

households with a range of household incomes.  7 
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Section 5. This ordinance shall take effect as provided by Seattle Municipal Code 1 

Sections 1.04.020 and 1.04.070. 2 

Passed by the City Council the ________ day of _________________________, 2024, 3 

and signed by me in open session in authentication of its passage this _____ day of 4 

_________________________, 2024. 5 

____________________________________ 6 

President ____________ of the City Council 7 

 Approved / returned unsigned / vetoed this _____ day of _________________, 2024. 8 

____________________________________ 9 

Bruce A. Harrell, Mayor 10 

Filed by me this ________ day of _________________________, 2024. 11 

____________________________________ 12 

Scheereen Dedman, City Clerk 13 

(Seal) 14 

Attachments:  15 
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Site Selection

schemata workshop inc

� LR3 (M) ² 2 parcels

9/19/2023
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LR3 (M) ² Lowrise 3 (2 Parcels Development)

Current Standard Proposed Standard FAR Exemption and Owner Unit Incentive

Height (feet) FAR Height (feet) FAR

FAR - Racially Restrictive 

Covenant and Community 
Preference Areas

Maximum Additional Exempt FAR 

(Equitable Dev. Use, Family Size Units, 

Transit Access)

FAR Incentive for Owner Unit

MHA suffix No MHA suffix MHA suffix No MHA suffix Inside urban village ��¶ 3 3.3 1.0 0.5

Growth 

area

Outside 

growth 

area

Growth 

area

Outside 

growth 

area

Growth 

area

Outside 

growth 

area

Growth 

area

Outside 

growth 
area

Outside urban 

village
��¶ 2.5 2.7 1.0 0.5

Cottage housing ��¶ ��¶ 2.3 1.8 1.2 1.2

Rowhouse ��¶ ��¶ ��¶ 2.3 1.8 1.2 1.2

Townhouse ��¶ ��¶ ��¶ 2.3 1.8 1.2 1.2

Apartments ��¶ ��¶ ��¶ ��¶ 2.3 1.8 1.5 1.3

Yards & Setbacks

Front �¶�DYHUDJH���¶�PLQLPXP Additional upper-level setback 

requirements based on height limit and 

proximity to a neighborhood residential 

zone per SMC 23.45.518

Minimum setback of 10' to any lot line abutting single family zone
Side 5'

Rear 0' with alley, 7' with no alley

Current Standard Proposed Standard FAR Exemption and Owner Unit Incentive

schemata workshop inc9/19/2023
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schemata workshop inc9/19/2023

Total:  39,600 SF

  36 units

Residential
Townhouse  4 units

Market-Rate Unit 21 units

Affordable Unit (30%) 11 units

Level 4

Level 3

Level 2

Level 1

Level 5

Level 6

Back building

6-story

Circulation

Market-Rate Housing

Affordable Housing

LR3 (M) ± Proposed Standard
Total Parcel Area: 12,000 SF (combination of 2 Parcels)

FAR: 3.3, Buildable Area: 39,600 SF

Front building

3-story

Assumptions: 

15% for Circulation

Average unit size: 800 SF/unit, 1600 SF/townhouse

Common space: 1600 SF

��¶

Common
space
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LR3 (M) ± FAR Exemption and Owner Unit Incentive

schemata workshop inc

Total Parcel Area: 12,000 SF (combination of 2 Parcels)

FAR: 4.5, Buildable Area: 58,500 SF

9/19/2023

Total:  55,500 SF     6-story building

  45 units

Residential
Townhouse  4 units

Market-Rate Unit 27 units

Affordable Unit (30%) 14 units

Level 4

Level 3

Level 2

Level 1

Level 5

Level 6

Circulation

Market-Rate Housing

Affordable Housing

ED program

Owner

��¶

Equitable Development 7,900 SF

Assumptions: 

15% for Circulation

Average unit size: 800 SF/unit, 1600 SF/townhouse

ED Programs: 20% of total SF
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LR3 (M) ± Current Standard
Total Parcel Area: 6,500 SF

FAR: 2.3, Buildable Area: 14,950 SF
9/19/2023 schemata workshop inc
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LR3 (M) ± Proposed Standard Total Parcel Area: 12,000 SF (combination of 2 Parcels)

FAR: 3.3, Buildable Area: 39,600 SF
9/19/2023 schemata workshop inc
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LR3 (M) ± FAR Exemption and Owner Unit Incentive
Total Parcel Area: 12,000 SF (combination of 2 Parcels)

FAR: 4.5, Buildable Area: 58,500 SF
9/19/2023 schemata workshop inc
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LR3 (M) ± FAR Exemption and Owner Unit Incentive Comparison with current standard9/19/2023 schemata workshop inc
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schemata workshop inc9/19/2023 LR3 (M) ± Current Standard
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schemata workshop inc9/19/2023 LR3 (M) ± Proposed Standard
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schemata workshop inc9/19/2023 LR3 (M) ± FAR Exemption and Owner Unit Incentive
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schemata workshop inc9/19/2023 LR3 (M) ± FAR Exemption and Owner Unit Incentive
Comparison with current standard
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LR3 (M) ² Lowrise 3 (2 Parcels Development)

Current Standard Proposed Standard FAR Exemption and Owner Unit Incentive
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City of Seattle 

 

Office of Planning & Community Development  

Rico Quirindongo, Director 

 

 

CITY OF SEATTLE ANALYSIS AND DECISION  
 

SEPA Threshold Determination 
for Connected Communities and Equitable Development Pilot Program 

 
 
Project Sponsor:   Seattle City Council  
 
Location of Proposal: Commercial, Multifamily, and Neighborhood Residential 

Zones in Seattle 
. 
Scope of Proposal: The proposal is a legislative action to add a new subsection 

to section 23.40 of the land use code for a connected 
community development partnership pilot program.  

 
BACKGROUND 
 
Proposal Description 
 
A Seattle City Council office is proposing a term-limited, pilot program to encourage 
development with low to moderate income housing and neighborhood-serving equitable 
development uses. The proposal would add a new subsection under section 23.40 of the 
land use code. The pilot program would end by 2029 or after 35 qualifying projects have 
applied, whichever is earlier. Qualifying projects would be subject to alternate 
development standards providing additional allowed height, allowable floor area, 
exemptions from floor area calculations for certain uses, and qualifying projects would be 
exempt from Design Review and Mandatory Housing Affordability (MHA) requirements.  
 
A complete description of the proposal is included in the SEPA checklist submitted. The 
summary below focuses on the most relevant components for evaluation of potential 
environmental impact.   
 
Developments eligible for the pilot program are those that meet the following criteria.   

• At least thirty percent of housing units are affordable to moderate-income households 
as defined by the City’s Office of Housing (annual incomes not to exceed 80 percent 
of median for rental units or 100 percent of median income for ownership units), or 
housing that meets the same affordability threshold of at least thirty percent of units 
affordable to households with incomes no higher than 80 percent of area median 
income that is developed and owned by a public development authority with a focus 
on social housing, which is defined in the proposal.  

• The development must be located on land owned or controlled by a qualifying 
community development organization, and must be at least 75% residential use, 
and must not be in a historic district except historic districts established with 
racially restrictive covenants.  
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• The application is during the eligible pilot program period of before the year 2029 
or before 35 qualifying projects have applied, whichever is earlier. 

 

Eligible developments would be subject to alternative development standards that 
provide increased development capacity compared to the underlying zone. 

• Height limits.  Height limits would be increased by 10 feet or (approximately one 
story) in lowrise zones; and would be increased by 25-35 feet (approximately 2 or 
three stories) in midrise-scale commercial and neighborhood commercial zones, 
and 40-50 feet (approximately 4 stories) in highrise scale zones.  

• Floor Area Ratio (FAR) limits.  Maximum FAR limits would be increased by 
approximately 30% in lowrise and commercial and neighborhood commercial 
zones in areas of the city that were subject to racially restrictive covenants or are 
eligible for the city’s community preference policy, and approximately 25% in 
other areas.  

•  Neighborhood Residential and Residential Small Lot zones.  Maximum lot 
coverage would increase by 15%, and maximum floor area ratio would increase 
by 0.5, and minimum front and rear setbacks would reduce to 5 feet.  

• Additional FAR exemptions would be available for floor area in the development that 
is in two bedroom units, that is in an equitable development use defined in the 
proposed code section, or in a development located within ¼ mile of frequent transit. 

• An ownership unit incentive provides additional flexibility for certain development 
standards if the development includes a home provided to a homeowner that 
owned the land prior to development.  

 
Public Comment 
 

Proposed changes to the Land Use Code require City Council approval. Opportunity for 
public comment will occur during future Council meetings and a public hearing.  
Additionally, the council office proposing the amendment conducted community 
meetings to receive input from representatives of affordable housing development 
agencies in Seattle during the fall of 2023.   
 
ANALYSIS - OVERVIEW 
 

The following describes the analysis conducted to determine if the proposal is likely to 
result in probable significant adverse environmental impacts. This threshold 
determination is based on: 

* the copy of the proposed Ordinance; 
* the information contained in the SEPA checklist (January 10, 2024);  
* the information contained in the urban design study attached to the SEPA 

checklist; and  
* the experience of OPCD analysts in reviewing similar documents and actions. 

 
ELEMENTS OF THE ENVIRONMENT 
 
Short -Term Impacts 
 

As a non-project action, the proposal will not have any short-term adverse impact on the 
environment.  No site-specific development is proposed. Future development affected 
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by this legislation will be reviewed under existing laws to address any short-term 
impacts on the environment stemming from eligible development. Existing construction 
codes and environmentally critical areas codes and other regulations not altered by this 
proposal would apply to future developments participating in the pilot program.  
 
Long-Term Impacts 
 

As a non-project action, the proposal is anticipated to have moderate long-term impacts 
on the environment in and around the locations of any development projects that 
participate in the pilot program. Impacts are attributable to the increased scale and 
intensity of development that would be likely in eligible pilot projects compared to the 
development that would otherwise occur in the absence of the proposal on the same 
sites.  The overall degree of impact is limited by the pilot nature of the proposal.  A 
maximum of 35 eligible projects could take place and it is possible that fewer than that 
number would manifest.  The period for eligible projects to apply under the pilot expires 
at the end of the year 2028.   
 
Natural Environment 
 

The natural environment includes potential impacts to earth, air, water, 
plants/animals/fisheries, energy, natural resources, environmentally sensitive areas, 
noise, releases of toxic or hazardous materials. Adoption of the proposed legislation is 
not anticipated to result in more than minor adverse impacts on any of these elements 
of the natural environment.  The proposal could increase the potential scale, density or 
intensity of the future development in up to 35 development projects participating in the 
pilot program.  The increases in scale of development in those projects could include a 
reduction in the amount of landscaping and vegetation on sites compared to development 
that would occur in the absence of the proposal, which could have a very small minor 
effect on elements of the natural environment.  However, all development proposed under 
the pilot program would have to comply with the City’s current energy codes, stormwater 
drainage standards, and Environmentally Critical Areas regulations.  Therefore the new 
construction is not expected to have an adverse effect on the environment that exceeds 
that of development that could occur in the absence of the proposal.  Therefore it is not 
expected that the increase in scale of development in the pilot projects would 
substantially increase the profile of impacts to earth, air, water, plants/animals/fisheries, 
energy, natural resources, environmentally sensitive areas, noise, or releases of toxic or 
hazardous materials, compared to development that could occur in the absence of the 
proposal.  Development standards governing landscaping requirements, tree planting, 
or green factor are not proposed for amendment.  
 
Built Environment 
 

The proposed legislation will have moderate adverse impacts on the built environment 
in and around the specific locations where potential future developments that participate 
in the pilot program are located.  Impacts to the built environment include any impacts 
related to land and shoreline use, height/bulk/scale, housing, historic preservation, 
transportation, and public utilities.   Moderate adverse impacts stemming from the 
proposal would result related to height/bulk/scale in and around the specific locations 
near potential future pilot program projects.  The proposal would result in minor adverse 
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impacts to land use, transportation, noise and light/glare in and around the specific 
locations near potential future pilot program developments.  The proposal would impact 
housing, but the impact would be positive.  Below is a discussion of impacts of the 
proposal on aspects of the and built environment: 
 
Land Use 
 

The proposed legislation will have minor adverse impacts on land use, that would be 
confined to isolated specific locations where potential future developments that 
participate in the pilot program are located.  The proposal does not alter the land use 
code’s permitted uses tables so it does not change the land use classifications that are 
allowed on sites.  The proposal would allow an expanded range of residential housing 
types in Neighborhood Residential zones. And the proposal allows for incrementally 
larger-sizes of certain land uses that are equitable development uses by way of the FAR 
exemption for such uses.  An example of such uses that could potentially be larger under 
the proposal than under existing regulations are community centers or community 
gathering places.   These changes could result in very minor incongruence between the 
planned land use descriptions and intent for neighborhood residential or lowrise zones.  
The incongruence would only be a small expansion of the type of incongruence allowed 
under existing regulations, and no major inconstancy with planned and expected patterns 
of activity and use characteristics would result. In addition, because the proposal could 
allow for more floor area in pilot program projects compared to under existing 
regulations the intensity or degree of the land use that is already allowed by existing 
regulations could be increased – such as more residents doing living activities, such as 
walking, cooking, talking and recreating in the area.  Such intensification of activity 
could be perceived by some as an adverse impact if they experience additional noises, 
smells or shifts in social mores and norms compared to prior conditions.  These types of 
changes however are a normal feature of living in an urban place and are not 
considered to be a significant adverse impact.   
 
Height/Bulk/Scale 
 

The proposed legislation alters regulations regarding height, bulk, and scale for 
development proposals that participate in the pilot program by providing access to 
alternate development standards.  The alternate development standards provide for 
higher height limits, floor area ratio limits and other flexibilities as described above and 
in the SEPA checklist and are seen in the proposed ordinance.  The alternative 
development standards have potential to result in new pilot project buildings that are 
notably taller, have greater massing, and cover greater portions of sites than other 
neighboring structures. The increases could result in pilot program structures that are 
notably different in character and scale than the vicinity of the surrounding 
neighborhood.  The urban design study attached to the checklist was consulted for 
consideration of the general nature of the potential impact, as well as contemplation by 
the department of the type of developments known to be likely under the proposed 
alternate development standards.  It is likely that moderate impacts will stem from the 
potential increases to height/bulk/scale, but those impacts will be isolated to the specific 
locations in and around pilot program developments.   
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The specific nature of the adverse height/bulk/scale impacts could include the following.  
New larger structures could appear aesthetically to be looming or bulky to neighbors, 
pedestrians, and residents of the area.  The larger scale structures could cast shadows 
onto neighboring properties and sidewalks that would be incrementally larger than from 
development that could occur in the absence of the proposal.  Larger structures could 
impede some views and vistas that residents or users of an area where a pilot project is 
located are accustomed to.  Increased bulk and scale of potentially larger new 
structures could be perceived by some as aesthetically displeasing because of a 
divergence with an established consistent scale of other structures in the block or 
neighborhood.  The height/bulk/scale impacts above will be most acute in the immediate 
vicinity of pilot program developments and those development will be limited to a 
maximum of 35, which are likely to be dispersed and distributed across the city.   
 
Historic Preservation 
 

As noted in the SEPA checklist the area affected by the proposal includes historic 
landmark structures.  The proposal does not encourage demolition of a landmark 
structures compared to the absence of the proposal.  The proposed legislation does not 
alter the City’s historic review processes for Landmark structures or structures in a 
designated historic district.  Those processes would continue to provide strong 
protection of historic resources.  The proposal does not affect land in historic districts 
except for the historic districts that were established with racially restrictive covenants.  
The majority of the City’s designated historic districts were not established with racially 
restrictive covenant. The proposed alternate development standards could increase the 
maximum development capacity on sites that contain a historic-aged or designated 
historic structure.  The increase development capacity could potentially increase the 
pressure to redevelop those properties, which could marginally increase the risk of 
alteration of historic aged structures and possible degradation of historic resources.  
However, adaptive reuse that restores and preserves historic resources is also possible 
in those scenarios.  In the absence of a specific development proposal or more 
information about specific development sites it is not possible to identify specific 
adverse impacts to historic resources.  It must be noted that the pilot program is limited 
to a maximum of 35 projects total, and the likelihood of any of those projects being 
located on a designated historic property is minimal because the complexity of 
development of a historic property would likely deter eligible organizations from 
selecting historic properties for pilot projects.  In light of the factors discussed above no 
adverse impact to historic resources that is more than minor is expected.  
 
Noise, Light & Glare, Environmental Health,  
 

Impacts discussed above concerning height/bulk/scale could also manifest as adverse 
impacts in the form of noise and light and glare.  These impacts would only be present 
in and around the specific locations of potential future pilot projects.  Structures that are 
larger than neighboring structures could emit light from windows and exterior lighting 
fixtures visible to neighboring properties and rights of way in quantities that are greater 
than those that would be possible under existing regulations.  If a higher number of 
homes are located on a pilot program site compared to the number that would result 
from development under existing regulations there could be an increased amount of 
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noise from resident activities – such as entering and exiting the building, verbal 
communication, music, and access by vehicles or other methods.  These types of 
increases to noise and light and glare could create an adverse impact in the immediate 
vicinity of potential pilot program developments. The increases to noise, light and glare 
impacts would be incremental as compared to development that could occur in the 
absence of the proposal, and the impacts would be in isolated locations limited to a 
maximum of 35 across the city.  For these reasons impacts to noise and light and glare 
would not be more than minor.  
 
Transportation and Parking 
 

The proposed legislation will have minor adverse impacts on transportation and parking 
that would be confined to isolated specific locations where potential future 
developments that participate in the pilot program are located.  Pilot program projects 
could include a greater number of residents and a greater amount of floor area in 
equitable development uses than would occur in potential development on the same 
sites in the absence of the proposal.  As a result there are likely to be a greater number 
of trips by residents to and from the site, and there is potential for equitable development 
uses to attract pulses of activity by visitors and patrons.  The increased trips could be 
vehicle trips, trips by transit or nonmotorized transportation.  The impact from these trips 
could manifest as incremental congestion on adjacent roadways or sidewalks during peak 
times of activity such as commute hours.  Since pilot projects are likely to be individual 
projects in an area these congestion impacts would only be likely if the pilot project is 
located on a narrow or non-arterial roadway and even in that case would not be more 
than minor.  The vicinity of pilot projects could see an adverse impact to the availability of 
on-street parking if residents possess vehicles and park them on the street. A factor that 
mitigates the potential for impact to transportation and parking is that many of the pilot 
projects would be located in areas well-served by transit because eligible organizations 
have a preference for transit-served sites.  Due to the limited pilot nature of the proposal, 
it is not likely that the overall magnitude of impact would be large enough to materially 
impact the city’s transportation level of service.  The type of localized transportation 
impacts described above would not result in more than a minor impact.     
 
Public Services and Utilities 
 

The proposed legislation will have minor adverse impacts on public services in and 
around the specific locations of potential future developments that participate in the pilot 
program.  Pilot program projects could include a greater number of residents and a 
greater amount of floor area in equitable development uses than would occur in 
potential development on the same sites in the absence of the proposal.  As a result 
there is likely to be an incrementally greater demand on public services such as 
emergency services, usage of nearby parks and opens space, libraries etc. than would 
occur in the absence of the proposal.  The additional demand could cause an very small 
increases to the crowding of public spaces or the time needed to wait for service by a 
librarian or similar effects of an incrementally increased number of people in a localized 
area.  However, the degree of the potential impact on services from the maximum of 35 
pilot projects would not be large enough to materially affect the city’s level of service.  
With respect to utilities the increased load on utility infrastructure from a maximum of 35 
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pilot projects distributed across the city would not be large enough to create a perceptible 
adverse impact on those systems – such as the electrical grid, or sanitary sewer system.  
 
 
DECISION – SEPA 
 

This decision was made after review by the responsible official on behalf of the lead 
agency of a completed environmental checklist and other information on file with the 
responsible department. This constitutes the Threshold Determination and form. The 
intent of this declaration is to satisfy the requirements of the State Environmental Policy 
Act (RCW 43.21C), including the requirement to inform the public agency decisions 
pursuant to SEPA. 
 

[X]   Determination of Non-Significance.  This proposal has been determined to not 
have a significant adverse impact upon the environment.  An EIS is not required 
under RCW 43.21C.030(2)(c). 

    

[   ]  Determination of Significance.  This proposal has or may have a significant 
adverse impact upon the environment.  An EIS is required under RCW 
43.21C.030(2)(c). 

 

The limited number and eligibility timeframe of the proposal factors prominently in this 
environmental determination.  Adverse impacts to localized areas of potential pilot 
program projects are identified and disclosed, however these impacts are not determined 
to rise to the level of significant impact because they would be isolated to specific 
locations that are most likely to be dispersed throughout the city.  
 
 
RECOMMENDED CONDITONS--SEPA 
 

If adopted into law, evaluate the degree of environmental impact of resulting pilot program 
development projects before renewing or expanding the pilot program. 
 
 
 
Signature:  __[On File]_______________________________ 
  
Geoffrey Wentlandt, Land Use Policy Manager  
Office of Planning and Community Development 
 
Date:       January 12, 2024 
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LAND USE COMMITTEE
FEBRUARY 7, 2024
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Outline
• Equitable Development Zoning: Past and Current Phases

• Evolution of Council work on the Connected Communities Pilot

• Connected Communities Pilot:
 Purpose and intent
 What the legislation would do
 Incentives

• Where We Are Now & Next Steps
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Equitable Development Zoning: Past & Current Phases
Problem: we fund equitable development through EDI, but regulate development in ways that 
can hinder, delay, complicate, and add cost to these projects

Purpose: align land use policy with our equitable development goals

Informed by: interviews with EDI applicants & grantees and ongoing ED stakeholder group

2

ongoing

Permitting support for EDI 
projects

code changes (August 2023)

Legislation to remove code 
barriers to EDI projects

current phase

Flexibility for equitable 
development
Opportunity: Projects that meet 
definition & criteria for equitable 
development could unlock 
alternative standards and capacity
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Evolution of Council work on the Connected Communities Pilot
Stakeholder convening since January 2022

• 35+ community organizations working in housing development, architecture, equitable land use, healthcare, 
food systems advocacy, tenant rights, homelessness services, arts, cultural anchors, and more.

• Stakeholders identified 3 needs:
1. Removal of barriers for small community-based organizations to develop housing in order to stop 

displacement of their communities.
2. More need for a broad range of incomes in developments in every neighborhood to build and improve 

community cohesion, and opportunity.
3. Leverage for low or fixed-income homeowners to fight off predatory homebuying.

Inclusion of EDZ/EDI priorities and OPCD collaboration since June 2023
• Addresses community demands to build a Seattle Within Reach, where services and commerce that meet 

everyone's needs are abundant and available within a 15-minute walk or roll of a home affordable to them.

Presentation in Neighborhoods, Education, Civil Rights, and Culture Committee (September 2023)
• First public discussion. Councilmembers and the public were briefed on the potential scope and benefits of the 

proposed pilot.
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Connected Communities Pilot Program: Purpose and Intent

Demonstrate the social benefits of equitable development with community-
serving uses and housing available to a spectrum of household incomes 
through onsite affordability standards and incentives for housing and equitable 
development uses through partnership between public, private, and/or 
community-based organizations.

4
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Connected 
Communities:
Where would it apply?
In zones that allow 
residential uses 
throughout the city 
(except downtown) with 
additional development 
capacity available in Office 
of Housing Community 
Preference area census 
tracts (left) and areas with 
historical racially 
restrictive covenants 
(right).

5
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Connected Communities: 
Eligibility and Affordability Requirements
• Pilot period: applications submitted for 35 projects or through 2029

• Eligible projects: applicant must be, or include a partnership with, a 
community development organization or Public Development Authority that 
has as its mission development of affordable housing or equitable 
development uses

• Residential affordability requirements: 30 percent of units must be affordable 
to households at 80 percent of AMI for rental or 100 percent AMI for 
ownership

6
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Connected Communities: Incentives
Base Bonuses and Exemptions:

1. Bonuses: Floor Area Ratio, Extra Height, Less restrictive physical 
development standards like setback  and façade requirements

2. Exemptions:  Design Review, parking, Mandatory Housing Affordability

Additional bonuses for:

1. Equitable development uses, 
2. Location in an area with historically racially restrictive covenants or OH 

Community Preference Area, and/or
3. Provision of a unit to a property owner who might otherwise be displaced

7
109



Connected Communities: Development Capacity Bonus –
Neighborhood Residential Examples

Current Standards Proposed Standards

NR and RSL 
Zones FAR Lot 

coverage
Yards and 
setbacks

Height 
(feet) FAR Density Lot 

coverage
Yards and 
setbacks

Heigh
t 

(feet)

Incentive 
for Owner 

Unit

NR1, NR2, 
NR3 0.5 35%

20 feet front
25 feet rear
5 feet side

30 1.0
1 unit / 1,500 
sq. ft. of lot 

area
50% 5 from any 

lot line 30 
0.25 FAR
60% lot 

coverage

Residential 
Small Lot 
(RSL)

0.75 50%
10 feet front
10 feet rear
5 feet side

30 1.2
5

1 unit / 1,200 
sq. ft. of lot 

area
65% 5 from any 

lot line 30 
0.25 FAR
75% lot 

coverage

8
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Connected Communities: Development Capacity Bonus –
Multifamily and Commercial Examples

9

Current standards Proposed standards FAR exemption and owner unit 
incentive

Multifamily & 
Commercial 

Zones

Height 
(feet) FAR Height 

(feet) FAR

FAR in Racially 
Restrictive Covenant and 
Community Preference 

Areas

Maximum additional 
exempt FAR 

FAR with 
owner unit 
incentive

Multifamily Residential zones

LR1 30 1.3 40 1.6 1.7 0.5 0.3

LR2 40 1.4-1.6 50 1.8 1.9 1.0 0.5

LR3 40-50 1.8-2.3 65 3 3.3 1.0 0.5

Commercial & Neighborhood Commercial zones

NC-30 / C-30 30 2.50 55 3.00 3.25 1.0 0.5

NC-40 / C-40 40 3.00 75 3.75 4.00 1.0 0.5

NC-55 / C-55 55 3.75 85 4.75 5.00 1.0 0.5

NC-65 / C-65 65 4.50 95 5.50 5.75 1.0 0.5
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Where We Are Now & Next Steps
• OPCD issued SEPA Determination of Non-Significance in January.

• SEPA comment period closed on February 1, appeal period ends on February 8.

• Legislation referred to committee early February.

• Public Hearing and second committee discussion February. 

• Third committee discussion and possible committee vote March 6th.

10
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11

Questions? 

2/2/2024
113


	Agenda
	Inf 2388 - Text File
	Inf 2388 - Presentation
	Inf 2389 - Text File
	Inf 2389 - Draft Legislation
	Inf 2389 - Central Staff Memo
	Inf 2389 - SEPA Checklist
	Inf 2389 - SEPA Determination of Non-Significance
	Inf 2389 - Presentation

