City of Tukwila

Allan Ekberg, Mayor

INFORMATIONAL MEMORANDUM

TO: Community Development and Neighborhoods Committee
FROM: Jack Pace, Community Development Director

BY: Nora Gierloff, Deputy DCD Director

CC: Mayor Ekberg

DATE: March 6, 2018

SUBJECT: Accessory Dwelling Unit Code Amendments

ISSUE
Should development regulations for Accessory Dwelling Units be changed to allow more
flexibility and encourage the development of this housing type?

BACKGROUND

In March 2017 the City Council held a Housing Policy Work Session and considered a variety of
housing related actions. One of the items that the Council prioritized for policy consideration
was an update to Accessory Dwelling Unit (ADU) zoning standards to be followed by an
amnesty program for existing units. The intention was to create additional housing options and
address the life safety issues in the many illegal ADU conversions in the City.

Staff began public outreach and education about this issue in mid-July 2017 by developing a
survey about possible changes to current ADU standards. The intent was to give the Council a
general sense of the public support for or opposition to the possible changes. The survey was
publicized at “See You in the Park” events, emailed to Tukwila boards and commissions,
emailed to 468 single family and duplex landlords with rental housing licenses, published in the
July Tukwila Reporter and posted on the City’s Facebook account.

We received 165 responses to the survey, and overall a majority supported making changes to
all of Tukwila’s current standards, though for some questions such as maintaining the owner
occupancy requirement there was less than a 10% spread. Staff took the survey results and
policy options to the Community Development and Neighborhoods Committee and City
Council, see Attachment E for links to prior packets.

Notice of the October 26, 2017 public hearing before the Planning Commission was mailed to
all LDR property owners and renters. The PC chose from a variety of proposed policy changes
related to Accessory Dwelling Units (ADUs). Staff prepared a draft of the code changes to codify
those policy choices along with other suggested edits. On February 15 the Planning Commission
reviewed the draft edits and forwarded a recommendation to Council. There are currently 120
addresses in our email interest list, see Attachment C for public comments on this issue.
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The City performed an environmental review (SEPA analysis) on this non-project action to
amend the Zoning Code with the proposed ADU changes and issued a Determination of Non-
Significance (DNS) on January 24, 2018.

DISCUSSION '
The policy direction set by the PC is reflected in the draft ordinance at Attachment A and

summarized as follows:

1. Add a definition of ADU to the Zoning Code for clarity.

2. Remove ADUs as an accessory use in non-residential districts (MUO, O, RCC, NCC, TVS
and TSO) because they must be accessory to an owner-occupied single-family house.
Allowing additional residential uses in these zones would increase incompatible uses
and environmental impacts such as noise.

3. Allow detached ADUs under the following conditions:

¢ Not allowed if there is an attached ADU on site (only 1 ADU per parcel)

e Unit may be up to 1,000 square feet (must still meet the existing standards for total
building footprints of 2,275 sf and maximum impervious area of 4,875 sf for a 6,500 sf
lot.

e Detached units must be set back at least as far from the street as the main house. This
would not apply to the second front of a through or corner lot, where the unitis
incorporated into an existing structure such as a detached garage or where the main
house is set back at least 60 feet from the front property line, see Attachment B.

e Limit height to 20 feet except for apartments built over a garage which may be up to 25
feet tall. Building height is calculated from the mid-point of any elevation change
across the footprint of the house to the mid-point of the pitched roof.

4. Allow exceptions to the single family design standards for ADUs built with non-
traditional siding materials and for ADU additions that don’t reflect the design of the
main house. These would be administrative decisions with criteria requiring high
quality design and durable materials.

5. Increase the percentage of the house that can be occupied by an attached ADU from
33% to 40% up to a maximum of 1,000 SF, whichever is less. An attached garage would
not count toward the overall square footage of a house when calculating the maximum
square footage of an attached ADU. For example, in a house with 2,000 square feet of
living area and a 400 square foot garage only the living area would be used to calculate
that an ADU could occupy 800 square feet (40%) of the total house.

6. Reduce the lot area requirement from 7,200 square feet to 6,500 square feet for both
attached and detached ADUs.

7. Retain the owner occupancy requirement for one unit on site, either the house or ADU.
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8. Retain the requirement that ADUs up to 600 SF are required to have 1 off-street parking
space while units over 600 SF are required to have 2 additional spaces. However, waive
the second space for ADUs over 600 SF if the ADU is accessed from a block with on-
street parking.

9. Limit ADUs to rental periods of 30 days or more and apply the Residential Rental
Business License requirements. This is consistent with the current standard for multi-
family units and meets the policy goal of creating additional housing options for
Tukwila residents rather than short term rentals for tourists.

10. Provide a 1-year amnesty period for registration of illegal ADUs and allow owners to
request flexibility from the Director for the following standards:

e Exceeding the permitted height for a detached ADU

e Exceeding the permitted area for an attached or detached ADU

e Not providing a second parking space for an ADU over 600 sf in area, if required
e Roof pitch of less than 5:12

e Location of the ADU on the lot.

Owner occupancy, providing at least 1 parking space per ADU, and meeting the 6,500
SF minimum lot size would not be waived.

FINANCIAL IMPACT

Construction of additional dwelling units would result in modest increases to permit revenue,
rental license revenue and property taxes. Conducting outreach and inspections for existing
unpermitted ADUs would require building and code enforcement staff time.

RECOMMENDATION
The Council is being asked to hold a public hearing on the proposed ordinance at the April 9"
Committee of the Whole meeting and consider it at the subsequent April 16" Regular Meeting.

ATTACHMENTS

Draft Ordinance with ADU Code Changes in Strikeout/Underline
Deep Lot Examples

Public Comments

Photo of Incompatible Addition to Existing House

Background Material Links

mooOw e
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AN ORDINANCE OF THE CITY COUNCIL OF THE CITY
OF TUKWILA, WASHINGTON, AMENDING VARIOUS
ORDINANCES AND TABLE 18-6, “LAND USES
ALLOWED BY DISTRICT,” AS CODIFIED IN TITLE 18,
“ZONING,” OF THE TUKWILA MUNICIPAL CODE AND
ADDING NEW SECTIONS TO TITLE 18 PERTAINING TO
ACCESSORY DWELLING UNIT REGULATIONS;
PROVIDING FOR SEVERABILITY; AND ESTABLISHING
AN EFFECTIVE DATE.

WHEREAS, the City of Tukwila’s Zoning Code, codified at Tukwila Municipal Code
Title 18, contains provisions pertaining to accessory dwelling units (“ADU”); and

WHEREAS, the Tukwila City Council desires to update the Zoning Code to make
modifications to the City’s regulations for ADUs; and

WHEREAS, the Zoning Code includes a “Definitions” section and the City wishes to
update it to include a definition of accessory dwelling unit; and

WHEREAS, the Zoning Code includes standards for the design of single family
dwellings and the City wishes to update them to address accessory dwelling units; and

WHEREAS, the City wishes to provide exceptions to the single-family design
standards for high-quality, innovatively-designed ADUs; and

WHEREAS, the City wishes to adopt a new section of the Zoning Code with
standards for the location, size, height, and use of accessory dwelling units; and

WHEREAS, the City wishes to adopt a new section of the Zoning Code with new
requirements for the registration of accessory dwelling units; and

WHEREAS, the City wishes to encourage the registration of existing accessory
dwelling units by offering additional flexibility during a one-year amnesty period; and

WHEREAS, the City wishes to remove accessory dwelling units as accessory uses in
non-residential zones; and

W: Word Processing\Ordinances\ADU regulations updated strike-thru 3-7-18.doc
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WHEREAS, on October 18, 2017, the City was informed by the Washington State
Department of Commerce that it had met the Growth Management Act notice
requirements under RCW 36.70A.106; and

WHEREAS, on October 26, 2017, the Tukwila Planning Commission, following
adequate public notice, including notice mailed to all owners and tenants of Low Density
Residential-zoned parcels, held a public hearing to receive testimony concerning
amending the Tukwila Municipal Code as described herein; and

WHEREAS, on January 24, 2018, the City’s State Environmental Policy Act (SEPA)
Responsible Official issued a Determination of Non-Significance on these proposed
amendments; and

WHEREAS, on February 15, 2018, the Tukwila Planning Commission adopted a
motion recommending the proposed amendments; and

WHEREAS, on April 9, 2018, the Tukwila City Council, following adequate public
notice, held a public hearing to receive a testimony concerning the recommendations of
the Planning Commission; and

WHEREAS, the City Council finds that the proposed amendments serve to further
implement the planning goals of the adopted Comprehensive Plan and the Growth
Management Act, bear a substantial relation to the public health, safety or welfare, and
promote the best long-term interests of the Tukwila community;

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF TUKWILA,
WASHINGTON, DO ORDAIN AS FOLLOWS:

Section 1. TMC Section Adopted. A new section is hereby added to Tukwila
Municipal Code (TMC) Chapter 18.06, “Definitions,” to read as follows:

Accessory Dwelling Unit

“Accessory dwelling unit (ADU)” means a dwelling unit that is within or attached to a
single-family dwelling or in a detached building on the same lot as the primary single-
family dwelling. An ADU is distinquishable from a duplex by being clearly subordinate
to the primary dwelling unit, both in use and appearance.

Section 2. Ordinance Nos. 2518 §7, 1971 §4, and 1758 §1 (part), as codified at
TMC Section 18.10.060, “Basic Development Standards,” are hereby amended to read

as follows:
18.10.060 Basic Development Standards

Development within the Low-Density Residential District shall conform to the
following listed and referenced standards:

W: Word Processing\Ordinances\ADU regulations updated strike-thru 3-7-18.doc
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LDR BASIC DEVELOPMENT STANDARDS

Lot area, minimum

6,500 sq. ft.

Average lot width (min. 20 ft.
street frontage width), minimum

50 feet

Development Area, maximum
(only for single family
development)

75% on lots less than 13,000 sq. ft.
up to a maximum of 5,850 sq. ft.

45% on lots greater than or equal to

13,000 sq. ft.
Setbacks to yards, minimum:
* Front 20 feet
* Front, decks or porches - 15 feet
» Second front 10 feet
» Sides 5 feet
* Rear 10 feet
Height, maximum 30 feet
Off-street parking:

* Residential

See TMC Chapter 18.56, Off-street
Parking & Loading Regulations

» Accessory dwelling unit

See TMC Section 18.50.220
48140030

» Other uses

See TMC Chapter 18.56, Off-street
Parking & Loading Regulations

Section 3. Ordinance Nos. 2199 §12, 1976 §23, and 1758 §1 (part), as codified at
TMC Section 18.12.070, “Basic Development Standards,” are hereby amended to read

as follows:

18.12.070 Basic Development Standards

Development within the Medium Density Residential District shall conform to the

following listed and referenced standards:

MDR BASIC DEVELOPMENT STANDARDS

Lot area, minimum

8,000 sq. ft. (Applied to parent lot
for townhouse plats)

Lot area per unit
(multi-family)

one unit per 3000 sq. ft. of parent lot area.

include the common access easements).

3,000 sq. ft. (For townhouses the
density shall be calculated based on

The “unit lot” area shall be allowed to

Average lot width
(min. 20 ft. street frontage width),
minimum

60 feet
(Applied to parent lot

for townhouse plats)

W: Word Processing\Ordinances\ADU regulations updated strike-thru 3-7-18.doc
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Setbacks, minimum:

Applied to parent lot for townhouse plats

* Front - 1st floor 15 feet
* Front - 2nd floor 20 feet
* Front - 3rd floor 30 feet

(20 feet for townhouses)
» Second front - 1st floor 7.5 feet
» Second front - 2nd floor 10 feet
» Second front - 3rd floor 15 feet

(10 feet for townhouses)
» Sides - 1st floor 10 feet
» Sides - 2nd floor 20 feet

(10 feet for townhouses
unless adjacent to LDR)

» Sides - 3rd floor

20 feet

(30 feet if adjacent to LDR,;
10 feet for townhouses
unless adjacent to LDR)

» Rear - 1st floor

10 feet

* Rear - 2nd floor

20 feet
(10 feet for townhouses
unless adjacent to LDR)

* Rear - 3rd floor

20 feet

(30 feet if adjacent to LDR,;
10 feet for townhouses
unless adjacent to LDR)

Townhouse building separation, minimum

* 1 and 2 story buildings 10 feet
* 3 story buildings 20 feet
Height, maximum 30 feet

Landscape requirements (minimum):
See Landscape, Recreation, Recycling/
Solid Waste Space requirements
chapter for further requirements

Applied to parent lot for townhouse plats

. Front(s) 15 feet
» Sides 10 feet
* Rear 10 feet

Development area coverage

50% maximum (75% for townhouses)

Recreation space

400 sq. ft. per dwelling unit
(1,000 sq. ft. min.)

Off-street parking:

* Residential

See TMC Chapter 18.56,
Off-street Parking & Loading Regulations.

» Accessory dwelling unit

See TMC Section 18.50.220
; e
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» Other uses

See TMC Chapter 18.56,
Off-street Parking & Loading Regulations

Section 4. Ordinance Nos. 2199 §14, 1976 §27, 1830 §3, and 1758 §1 (part), as
codified at TMC Section 18.14.070, “Basic Development Standards,” are hereby

amended to read as follows:

18.14.070 Basic Development Standards

Development within the High-Density Residential District shall conform to the

following listed and referenced standards:

HDR BASIC DEVELOPMENT STANDARDS

Lot area, minimum

9,600 sq. ft. (Applied to parent lot
for townhouse plats)

Lot area per unit
(multi-family, except
senior citizen housing)

2,000 sq. ft. (For townhouses the

density shall be calculated based on

one unit per 2000 sq. ft. of parent lot area.
The “unit lot” area shall be allowed to
include the common access easements).

Average lot width
(min. 20 ft. street frontage width),
minimum

60 feet
(Applied to parent lot
for townhouse plats)

Setbacks, minimum:

Applied to parent lot for townhouse plats

* Front - 1st floor

15 feet

* Front - 2nd floor

20 feet

* Front - 3rd floor

30 feet (20 feet for townhouses)

* Front — 4th floor

45 feet (20 feet for townhouses)

» Second front - 1st floor

7.5 feet

» Second front - 2nd floor

10 feet

» Second front - 3rd floor

15 feet (10 feet for townhouses)

» Second front — 4th floor

22.5 feet (10 feet for townhouses)

» Sides - 1st floor

10 feet

» Sides - 2nd floor

20 feet
(10 feet for townhouses
unless adjacent to LDR)

» Sides - 3rd floor

20 feet

(30 feet if adjacent to LDR)
(10 feet for townhouses
unless adjacent to LDR)

» Sides — 4th floor

30 feet
(20 feet for townhouses

unless adjacent to LDR)

W: Word Processing\Ordinances\ADU regulations updated strike-thru 3-7-18.doc

NG:bjs

Page 5 of 18

27



28

* Rear - 1st floor

10 feet

* Rear - 2nd floor

20 feet
(10 feet for townhouses
unless adjacent to LDR)

* Rear - 3rd floor

20 feet

(30 feet if adjacent to LDR;
10 feet for townhouses
unless adjacent to LDR)

* Rear — 4th floor

30 feet
(20 feet for townhouses
unless adjacent to LDR)

Townhouse building separation, minimum

* 1 and 2 story buildings 10 feet
* 3 and 4 story buildings 20 feet
Height, maximum 45 feet

Development area coverage

50% maximum (except senior citizen
housing), (75% for townhouses)

Landscape requirements (minimum):
See Landscape, Recreation, Recycling/
Solid Waste Space requirements
chapter for further requirements

Applied to parent lot for townhouse plats

. Front(s) 15 feet
» Sides 10 feet
« Rear 10 feet

Recreation space

400 sq. ft. per dwelling unit
(1,000 sq. ft. min.)

Recreation space,
senior citizen housing

100 sq. ft. per dwelling unit

Off-street parking:

* Residential (except senior citizen
housing)

See TMC Chapter 18.56,
Off-street Parking & Loading Regulations.

» Accessory dwelling unit

See TMC Section 18.50.220
: e PEE

» Other uses, including senior citizen
housing

See TMC Chapter 18.56,
Off-street Parking & Loading Regulations

Performance Standards: Use, activity and operations within a structure or a site shall
comply with (1) standards adopted by the Puget Sound Air Pollution Control Agency
for odor, dust, smoke and other airborne pollutants, (2) TMC Chapter 8.22, "Noise",
and, (3) adopted State and Federal standards for water quality and hazardous
materials. In addition, all development subject to the requirements of the State
Environmental Policy Act, RCW 43.21C, shall be evaluated to determine whether
adverse environmental impacts have been adequately mitigated.

W: Word Processing\Ordinances\ADU regulations updated strike-thru 3-7-18.doc
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Section 5. Ordinance Nos. 2251 §22, 1976 §30, 1872 §1, 1865 §18, 1830 §7, and
1758 §1 (part), as codified at TMC Section 18.16.080, “Basic Development Standards,”
are hereby amended to read as follows:

18.16.080 Basic Development Standards

Development within the Mixed Use Office District shall conform to the following
listed and referenced standards. In the Tukwila International Boulevard corridor, there
are circumstances under which these basic standards may be waived (see TMC
18.60.030). Certain setback and landscaping standards may be waived by the Director
of Community Development as a Type 2 decision when an applicant can demonstrate
that shared parking is provided. If a project requires a Type 4 approval process, certain
setbacks and landscaping may be waived by the BAR when an applicant can
demonstrate that the number of driveways is reduced, efficiency of the site is increased,
joint use of parking facilities is allowed or pedestrian oriented space is provided.
Landscaping and setback standards may not be waived on commercial property sides
adjacent to residential districts. (See the Tukwila International Boulevard Design
Manual for more detailed directions.)

MUO BASIC DEVELOPMENT STANDARDS

Hot area per unit, 3,000 sq. ft.
multi-family (except senior citizen
housing), minimum

Setbacks to yards, minimum:

* Front 25 feet
» Second front 12.5 feet
» Sides o 10 feet
« Sides, if any portion of the yard is Ratio of 1.5:1 setback

within 50 feet of LDR, MDR, HDR (for every 1.5 feet of bldg. height,

setback 1 foot from property line)
min. of 10 feet and a max. of 30 feet

* Rear 10 feet
* Rear, if any portion of the yard is Ratio of 1.5:1 setback
within 50 feet of LDR, MDR, HDR (for every 1.5 feet of bldg. height,

setback 1 foot from property line)
min. of 10 feet and a max. of 30 feet
Height, maximum 4 stories or 45 feet
Landscape requirements (minimum): See Landscape, Recreation,
Recycling/Solid Waste Space requirements chapter for further requirements

* Front 15 feet

» Second front 12.5 feet

» Sides 5 feet

« Sides, if any portion of the yard is 10 feet
within 50 feet of LDR, MDR, HDR

* Rear 5 feet

* Rear, if any portion of the yard is 10 feet
within 50 feet of LDR, MDR, HDR

W: Word Processing\Ordinances\ADU regulations updated strike-thru 3-7-18.doc
NG:bjs Page 7 of 18

29



30

Recreation space

200 sq. ft. per dwelling unit
(1,000 sq. ft. min.)

Recreation space,
senior citizen housing

100 sq. ft. per dwelling unit

Off-street parking:
* Residential (except senior citizen See TMC Chapter 18.56, Off street
housing) Parking & Loading Regulations
Acecassory-Uses

» Office, minimum

3 per 1,000 sq. ft.
usable floor area

* Retail, minimum

2.5 per 1,000 sq. ft.
usable floor area

» Other uses, including senior
citizen housing

See TMC Chapter 18.56, Off-street
Parking & Loading Regulations

mitigated.

Performance Standards: Use, activity and operations within a structure or a site
shall comply with (1) standards adopted by the Puget Sound Air Pollution Control
Agency for odor, dust, smoke and other airborne pollutants, (2) TMC Chapter
8.22, "Noise", and, (3) adopted State and Federal standards for water quality and
hazardous materials. In addition, all development subject to the requirements of
the State Environmental Policy Act, RCW 43.21C, shall be evaluated to
determine whether adverse environmental impacts have been adequately

Section 6. Ordinance Nos. 1976 §35, 1872 §2, and 1758 §1 (part), as codified at
TMC Section 18.18.080, “Basic Development Standards,” are hereby amended to read

as follows:

18.18.080 Basic Development Standards

Development within the Office District shall conform to the following listed and

referenced standards:

OFFICE BASIC DEVELOPMENT STANDARDS

Setbacks to yards, minimum:

* Front 25 feet
» Second front 12.5 feet
 Sides 10 feet
« Sides, if any portion of the yard is within 50 feet of LDR, MDR, HDR
- 1st Floor 10 feet
- 2nd Floor 20 feet
- 3rd Floor 30 feet
* Rear 10 feet
* Rear, if any portion of the yard is within 50 feet of LDR, MDR, HDR
- 1st Floor 10 feet
- 2nd Floor 20 feet
- 3rd Floor 30 feet
W: Word Processing\Ordinances\ADU regulations updated strike-thru 3-7-18.doc
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Height, maximum

3 stories or 35 feet

Landscape requirements (minimum): See Landscape, Recreation,
Recycling/Solid Waste Space requirements chapter for further requirements

yard is within 50 feet of LDR,
MDR, HDR

* Front 15 feet
» Second front 12.5 feet
» Sides 5 feet
« Sides, if any portion of the 10 feet
yard is within 50 feet of LDR,
MDR, HDR
* Rear 5 feet
* Rear, if any portion of the 10 feet

Off-street parking:

* Residential

See TMC 18.56, Off-street
Parking/Loading Regulations

. ‘ 5
e e
» Office, minimum 3 per 1,000 sq. ft.
usable floor area

* Retail, minimum

2.5 per 1,000 sq. ft.
usable floor area

e Other uses

See TMC 18.56, Off-street
Parking & Loading Regulations

Performance Standards: Use, activity and operations within a structure or
a site shall comply with (1) standards adopted by the Puget Sound Air
Pollution Control Agency for odor, dust, smoke and other airborne
pollutants, (2) TMC 8.22, "Noise", and, (3) adopted State and Federal
standards for water quality and hazardous materials. In addition, all
development subject to the requirements of the State Environmental Policy
Act, RCW 43.21C, shall be evaluated to determine whether adverse
environmental impacts have been adequately mitigated.

Section 7. Ordinance Nos. 2518 §8, 1976 §39, 1872 §3, and 1758 §1 (part), as
codified at TMC Section 18.20.080, “Basic Development Standards,” are hereby

amended to read as follows:

18.20.080 Basic Development Standards

Development within the Residential Commercial Center District shall conform to the
following listed and referenced standards:

W: Word Processing\Ordinances\ADU regulations updated strike-thru 3-7-18.doc
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RCC BASIC DEVELOPMENT STANDARDS

Lot area, minimum 5,000 sq. ft. |
Lot area per unit (multi-family), 3,000 sq. ft.
minimum
Setbacks to yards, minimum:
* Front 20 feet
 Second front - 10 feet
+ Sides 5 feet
« Sides, if any portion of the yard is 10 feet
within 50 feet of LDR, MDR, HDR
* Rear 10 feet

Height, maximum

3 stories or 35 feet

Landscape requirements (minimum): All setback areas shall be landscaped.
Required landscaping may include a mix of plant materials, bioretention
facilities, pedestrian amenities and features, outdoor cafe-type seating and
similar features, subject to approval. See Landscape, Recreation,
Recycling/Solid Waste Space chapter for further requirements

|
|
|

* Front 20 feet

» Second front 10 feet

« Sides, if any portion of the yard is 10 feet
within 50 feet of LDR, MDR, HDR

* Rear, if any portion of the yard is 10 feet

within 50 feet of LDR, MDR, HDR

Recreation space

200 sq. ft. per dwelling unit
(1,000 sq. ft. min.)

Off-street parking:

» Residential

See TMC Chapter 18.56,
Off-street Parking & Loading
Regulations

; .

See-AccassorrUse section
e

» Office, minimum

3 per 1,000 sq. ft.
usable floor area

* Retail, minimum

2.5 per 1,000 sq. ft.
usable floor area

» Other uses

See TMC Chapter 18.56, Off-street
Parking & Loading Regulations

W: Word Processing\Ordinances\ADU regulations updated strike-thru 3-7-18.doc
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Performance Standards: Use, activity and operations within a structure or a
site shall comply with (1) standards adopted by the Puget Sound Air Pollution
Control Agency for odor, dust, smoke and other airborne pollutants, (2) TMC
Chapter 8.22, “Noise”, and (3) adopted State and Federal standards for water
quality and hazardous materials. In addition, all development subject to the
requirements of the State Environmental Policy Act, RCW 43.21C, shall be
evaluated to determine whether adverse environmental impacts have been
adequately mitigated.

Section 8. Ordinance Nos. 1976 §42, 1872 §4, 1865 §25, 1830 §13, and 1758 §1
(part), as codified at TMC Section 18.22.080, “Basic Development Standards,” are
hereby amended to read as follows:

18.22.080 Basic Development Standards

Development within the Neighborhood Commercial Center District shall conform to
the following listed and referenced standards: In the Tukwila International Boulevard
corridor, there are circumstances under which these basic standards may be waived
(see TMC Section 18.60.030). Certain setback and landscaping standards may be
waived by the director of Community Development as a Type 2 decision when an
applicant can demonstrate that shared parking is provided. If a project requires a Type
4 approval process, certain setbacks and landscaping may be waived by the BAR when
an applicant can demonstrate that the number of driveways is reduced, efficiency of the
site is increased, joint use of parking facilities is allowed or pedestrian space is
provided. Landscaping and setback standards may not be waived on commercial
property sides adjacent to residential districts. See the Tukwila International Boulevard
Design Manual for more detailed directions.

NCC BASIC DEVELOPMENT STANDARDS

Lot area per unit for senior citizen housing, 726 sq. ft. (senior housing)
minimum

Setbacks to yards, minimum:

* Front 6 feet (12 feet if located along

Tukwila International Blvd. S.)

» Second front 5 feet

 Sides 10 feet

« Sides, if any portion of the yard is Ratio of 1.5:1 setback

within 50 feet of LDR, MDR, HDR (for every 1.5 feet of bldg.

height, setback 1 foot from
property line) min. of
10 feet and a max. of 20 feet

* Rear 10 feet
* Rear, if any portion of the yard is Ratio of 1.5:1 setback
within 50 feet of LDR, MDR, HDR (for every 1.5 feet of bldg.

height, setback 1 foot from
property line) min. of
| 10 feet and a max. of 20 feet

W: Word Processing\Ordinances\ADU regulations updated strike-thru 3-7-18.doc
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Height, maximum 3 stories or 35 feet
(4 stories or 45 feet in the NCC of
the Tukwila International Boulevard,
if a mixed use with a residential
and commercial component)
Landscape requirements (minimum): See Landscape, Recreation,
Recycling/Solid Waste Space requirements chapter for further requirements
* Front 5 feet
* Front(s) if any portion of the yard is 10 feet
within 50 feet of LDR, MDR, HDR
» Sides None
 Sides, if any portion of the yard is 10 feet
within 50 feet of LDR, MDR, HDR
* Rear none
* Rear, if any portion of the yard is 10 feet
within 50 feet of LDR, MDR, HDR
Recreation space 200 sq. ft. per dwelling unit
(1,000 sq. ft. min.)
Recreation space, 100 sq. ft. per dwelling unit
senior citizen housing
Off-street parking:
* Residential (except senior citizen See TMC 18.56, Off-street
housing) Parking/Loading Regulations
I—A-Gee-sswd%&e’lﬁgg—w 3 Seenggggv ECESS0 ? Qses
» Office 3 per 1,000 sq. ft.
usable floor area
* Retail 2.5 per 1,000 sq. ft.
usable floor area
* Manufacturing 1 per 1,000 sq. ft.
usable floor area minimum
» Warehousing 1 per 2,000 sq. ft.
usable floor area minimum
» Other uses, including senior citizen See TMC 18.56, Off-street
housing Parking & Loading Regulations
Performance Standards: Use, activity and operations within a structure or a site
shall comply with (1) standards adopted by the Puget Sound Air Pollution Control
Agency for odor, dust, smoke and other airborne pollutants, (2) TMC 8.22, "Noise",
and, (3) adopted State and Federal standards for water quality and hazardous
materials. In addition, all development subject to the requirements of the State
Environmental Policy Act, RCW 43.21C, shall be evaluated to determine whether
adverse environmental impacts have been adequately mitigated.

W: Word Processing\Ordinances\ADU regulations updated strike-thru 3-7-18.doc
NG:bjs Page 12 of 18

34



Section 9. Ordinance Nos. 2500 §23, and 2098 §2, as codified at TMC Section
18.50.050, “Single-Family Dwelling Design Standards,” are hereby amended to read as
follows:

18.50.050 Single-Family Dwelling Design Standards

All new single-family dwellings, inrclading-as well as accessory dwelling units and
other accessory structures that require a building permit, must:

1. Be set upon a permanent concrete perimeter foundation, with the space
from the bottom of the home to the ground enclosed by concrete or an approved
concrete product that can be either load bearing or decorative.

2. If a manufactured home, be comprised of at least two fully-enclosed
parallel sections, each of not less than 12 feet wide by 36 feet long.

3. Be thermally equivalent to the current edition of the Washington State
Energy Code with amendments.

4. Have exterior siding that is residential in appearance including, but not
limited to, wood clapboards, shingles or shakes, brick, conventional vinyl siding, fiber-
cement siding, wood-composite panels, aluminum siding or similar materials. Materials
such as smooth, ribbed or corrugated metal or plastic panels are not acceptable.

5. Have the front door facing the front or second front yard, if the lot is at least
40 feet wide. This requirement does not apply to ADUs or accessory structures.

6. Have a roofing material that is residential in appearance including, but not
limited to, wood shakes or shingles, standing seam metal, asphalt composition shingles
or tile, with a minimum roof pitch of 5:12.

Section 10. Ordinance Nos. 2368 §52 and 2098 §3, as codified at TMC Section
18.50.055, “Single-Family Design Standards Exceptions,” are hereby amended to read
as follows:

18.50.055 Single-Family Design Standard Exceptions

A. The design standards required in TMC Section 18.50.050 (4), (5) and (6) may
be modified by the Community Development Director as a Type 2 Special Permission
decision.

1. The criteria for approval of use of unconventional exterior siding are as

follows:

a. The structure exhibits a high degree of design quality, including a mix
of exterior materials, detailing, articulation and modulation; and

b. The proposed siding material is durable with an expected life span
similar to the structure; and

c. The siding material enhances a unigue architectural design.
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42. The criteria for approval of a roof pitch flatter than 5:12 are as follows:

a. The proposed roof pitch is consistent with the style of the house (for
example modern, southwestern);

b. If aflat roof is proposed, the top of the parapet may not exceed 25 feet
in height;

c. If asloped roof is proposed, it must have at least 24-inch eaves; and

d. The house exhibits a high degree of design quality, including a mix of
exterior materials, detailing, articulation and modulation.

23. The criteria for approval of a house with a front door that faces the side or
rear yard are as follows:

a. The topography of the lot is such that pedestrian access is safer or
more convenient from the side or rear yard;

b. The house will be set back at least twice the minimum front yard
setback;

c. The entrance is oriented to take advantage of a site condition such as
a significant view; or

d. The entry feature is integral to a unique architectural design.

B. The design standards required in TMC Section 18.50.050 (5) and (6) may also
be modified by the Community Development Director as a Type 2 Special Permission
decision if the proposal includes a replacement of a single wide manufactured home
with a double wide and newer manufactured home. The property owner can apply for
this waiver only one time per property starting from the date of adoption of this
ordinance. Additionally, the proposal should result in aesthetic improvement to the
neighborhood.

C. The design standards required in TMC Section 18.50.220.A (4) may be
modified by the Community Development Director as a Type 2 Special Permission
decision. The design of an attached ADU that does not reflect the design vocabulary of
the existing primary residence may be approved if the new portion of the structure
exhibits a high degree of design quality, including a mix of durable exterior materials,
detailing, articulation and modulation.

Section 11. TMC Section Adopted. TMC Section 18.50.220, “Accessory Dwelling
Unit (ADU) Standards,” is hereby established to read as follows:

18.50.220 Accessory Dwelling Unit (ADU) Standards

A. General Standards.

1. ADUs may only be built on lots that meet the minimum lot size required in
the Zoning District they are located within.
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2. Only one ADU, either attached or detached, is permitted per parcel
containing a single-family dwelling.

3. Attached ADUs may occupy a maximum of 40% of the square footage of
the primary single-family dwelling (excluding the area of any attached garage) or up to
1,000 square feet, whichever is less.

4. Attached ADUs created through additions to the primary single-family
dwelling shall be consistent with the roof pitch, materials and window type of the
existing structure.

5. Detached ADUs may be a maximum of 1,000 square feet. If built over a
detached garage, the detached garage would not count toward the area limit for the
ADU.

6. Detached ADUs may be up to 20 feet in height, except that an ADU built
over a detached garage may be up to 25 feet in total height.

7. Detached ADUs must be set back at least as far from the street as the
primary single-family dwelling. This does not apply to the second front of a through or
corner lot, where the unit is incorporated into an existing structure, or where there is at
least 60 feet between the existing single-family dwelling and the front property line.

8. The ADU may not be sold as a condominium or otherwise segregated in
ownership from the primary single-family dwelling.

9. ADUs may not be rented for periods of less than 30 days.

B. Parking.

1. One off-street parking space must be provided for ADUs less than 600
square feet in area, and two spaces for ADUs over 600 square feet.

2. The second ADU parking space is not required if the parcel containing the
ADU can be accessed from a street that has legal on-street parking.

3. These ADU parking spaces are in addition to any parking spaces required
for the primary single-family dwelling.

4. Tandem spaces are permitted.

C. Owner Occupancy Requirement.

1. A person who owns at least 50% of the property must physically reside in
either the ADU or the primary single-family dwelling. The owner’s unit may not be
rented to another party for any period of time.

2. The owner must provide documentation of their occupancy such as a
vehicle or voting reqistration. Falsely certifying owner occupancy or failure to comply
with the residency requirement shall result in the loss of ADU reqistration and penalties
per TMC Chapter 5.06.

3. The owner or owners must sign and record an affidavit on forms provided
by the City acknowledging that this requirement shall run with the land.
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4. If the owner occupancy requirement is violated an owner shall either:

a. Re-occupy one of the units, or

b. Remove the elements of the accessory dwelling unit that make it a
complete, separate dwelling unit.

D. Failure to comply with any of the requirements of this section shall be subject to
enforcement and penalties as prescribed in TMC Chapter 8.45 and the issuance of a

Notice of Violation and Order in accordance with TMC Section 8.45.070.

Section 12. TMC Section Adopted. TMC Section 18.50.230, “Accessory Dwelling
Unit (ADU) Registration Procedures,” is hereby established to read as follows:

18.50.230 Accessory Dwelling Unit (ADU) Registration Procedures

A. To gain the City's approval to establish an ADU, a property owner shall submit
a regqgistration form, sign and record an affidavit of owner occupancy, and obtain a

building permit for any necessary remodeling or construction.

B. All ADUs existing prior to the enactment of these requirements shall apply for
reqistration within one year after the effective date of Ordinance No. . Within the

one-year amnesty period existing ADUs may be reqistered without meeting one or more

of the following standards:

1. Exceeding the permitted height for a detached ADU.
2. Exceeding the permitted area for an attached or detached ADU.

3. Not providing a second parking space for an ADU over 600 square feet in
area, if required.

4. Having a roof pitch of less than 5:12.
5. Location of the ADU on the lot.

C. lllegally-created ADUs must be brought into compliance with the life safety
requirements of the Tukwila Municipal Code, International Residential Code and

International Property Maintenance Code or they must be removed.

D. If either the primary single-family dwelling or the ADU will be rented, a
Residential Rental Business License per TMC Chapter 5.06 must be obtained prior to

occupancy of the unit by a tenant.
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Section 13. Table 18-6: “Land Uses Allowed by District,” as codified in TMC Title
18, relating to “Dwelling unit—Accessory,” and footnote 17, are hereby amended as set
forth below. The amended Table 18-6 is attached as Exhibit A.

P = Permitted outright; |
‘A = Accessory (customarily appurtenant .
d incidental to a permitted use) ;

{ ondmonal (subject to TMC

);U Unclassified (subjectto
TMC 18, 66),S—Specnal Permission
| (Administrative approval bythe .
‘Dlrector) .

| DR | MDR |

PRO

5[ 750 |

17
Dwelling unit — Accessory A

Section 14. Corrections by City Clerk or Code Reviser. Upon approval of the
City Attorney, the City Clerk and the code reviser are authorized to make necessary
corrections to this ordinance, including the correction of clerical errors; references to
other local, state or federal laws, codes, rules, or regulations; or ordinance numbering
and section/subsection numbering.

Section 15. Severability. If any section, subsection, paragraph, sentence, clause
or phrase of this ordinance or its application to any person or situation should be held to
be invalid or unconstitutional for any reason by a court of competent jurisdiction, such
invalidity or unconstitutionality shall not affect the validity or constitutionality of the
remaining portions of this ordinance or its application to any other person or situation.

Section 16. Effective Date. This ordinance or a summary thereof shall be
published in the official newspaper of the City, and shall take effect and be in full force
five days after passage and publication as provided by law.
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PASSED BY THE CITY COUNCIL OF THE CITY OF TUKWILA, WASHINGTON, at

a Regular Meeting thereof this day of , 2018.
ATTEST/AUTHENTICATED:
Christy O'Flaherty, MMC, City Clerk Allan Ekberg, Mayor
APPROVED AS TO FORM BY: Filed with the City Clerk:
Passed by the City Council:
Published:
Effective Date:
Rachel B. Turpin, City Attorney Ordinance Number:

Attachment: Exhibit A., Table 18-6: Land Uses Allowed by District
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Proposed Lanquage to Address Deep Lots:

7. Detached ADUs must be set back at least as far from the street as the primary

single-family dwelling. This does not apply to the second front of a through or corner
lot, where the unit is incorporated into an existing structure, or where there is at least 60

feet between the existing single-family dwelling and front property line.
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Examples of deep lots with existing houses set back from the street where adding a
detached ADU in front of the primary residence would be consistent with the

neighborhood development pattern.
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Public Comments on ADU Changes

From: William C. Holstine
Sent: Thursday, March 1, 2018 7:19 AM
Subject: Re: PC Changes to ADU Draft Regulations

Thanks Nora! Have mixed emotions with item 2 of recent ADUs being allowed in front of main home
structures because of potential degradation of aesthetics in neighborhoods some of which are already
very marginal in appearance. | can live with it but have reservations....Thanks again....Bill

Sent: Thursday, February 22, 2018 11:56 AM
To: Verna Seal
Subject: PC Changes to ADU Draft Regulations

Verna:

As Seattle, and by extension Tukwila, grow rapidly, alternatives to traditional housing is
imperative. ADUs are a wonderful alternative.

Yet, as we plan for the future let us not forget the past. Regarding #3 (Allow exceptions to the single
family design standards for ADUs built with non-traditional siding materials and for ADU additions that
don’t reflect the design of the main house) an ADU should reflect design of original house. Thisis
especially important with historical homes such as those on Foster Hill.

Drive through Wallingford to see a monstrosity in middle of block of Craftsman bungalows.

Richard McLeland-Wieser
Tukwila, Washington 98168

Sent: Monday, January 15, 2018 9:05 PM
Subject: Mother-in-law dwelling

Hi Nora,
| am for the new ordinance allowing mother-in-law dwellings.

Best regards, Charlene

From: Nora Gierloff

Sent: Friday, January 12, 2018 8:42 AM
To: 'William C. Holstine'

Cc: Robin Tischmak

Subject: RE: ADU Regulation Update
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Hi Bill,

Thanks for your comments. | am forwarding them on to our City Engineer Robin Tischmak who is in
charge of roadway design. The addition of an ADU would not trigger frontage improvements
(construction of curb, gutter, sidewalk) along a lot as they are only required for short plats of 5 or more
lots or commercial development.

Nora Gierloff

From: William C. Holstine
Sent: Friday, January 12, 2018 7:03 AM
Subject: Re: ADU Regulation Update

Nora:

Not related to the environmental issues but general comments concerning on street parking of which
I'm not a fan but well aware of the inevitable in high density areas near apartments, etc.:

Let’s limit on street parking to one side of the street whenever possible and make sure there are street
lights on the street. Safer for foot traffic and provides visibility for auto drivers to see such traffic at night
and vice versa and would be a positive measure for drivers to better see children who are likely to dart
into the street between parked cars.

One side parking gives less impediments to emergency responders, much greater visual surveillance of
the neighborhood by fellow neighbors such that the residents collectively can see both sides of parked
cars, greater prevention of crime and burglaries of homes and autos and a greater deterrent to crime
simply because the neighborhood is more open, lighted and eliminates would be cover provided by both
sides street parking for the criminal element prevalent in our society. Aesthetically much more
appealing and a lot less like a used car lot. All in the interest of safety for foot traffic, safer homes, less
crime, potentially less liability for auto drivers and better aesthetics for the neighborhood and our city.

Bill Holstine

Sent: Tuesday, January 9, 2018 10:43 AM
Subject: Re: ADU Regulation Update

Nora,
My comments regarding the proposed ADU regulation update for the City of Tukwila as follows:

1. Detached ADU's should be limited to 800 SF in size per the Council's original recommendation in the
Staff Report to the Planning Commission prepared October 18th, 2017.

2. Detached ADU's should be limited to a height of 25' to allow (2) 10' floors and a pitched roof. A 20'
height limit will encourage flat roofs which do not fit the character of any neighborhood in Tukwila.

3. Unrelated to ADU's - Minimum lot area requirements should be reduced to 5,000 SF for LDR zones.
There are many 10,000 SF lots that could be easily short platted and developed into another
independent residence. Residential development in Tukwila is stagnant and this change would
reinvigorate the development market and increase land values. Tukwila is a short commute to Seattle



and should be considered a up and coming neighborhood for home buyers looking in Seattle but cannot
quite afford it.

4. Remove the requirement for owner occupancy of the primary residence or the ADU. Residential
property owners should have the right to use their property as they see fit.
Please keep me in the loop on this as it progresses.

Thank you.

Tyler Wilcox
City of Tukwila Resident

From: Brian Kennedy
Sent: Monday, January 8, 2018 12:15 PM
Subject: Re: ADU Regulation Update

Hi Nora,
All 1 can say is that it may be a good idea, but | don't want to see my neighbor put one close to my
property line, I don't want them to move the person that is living in a motorhome, with kids and a

dangerous pit bull, in their driveway to live next door and [ don't want to see any garbage buildup.

Thank You

Sent: Monday, November 27, 2017 12:19 PM
Subject: Backyard Cottages

If I'm not too late to chime in, | support the concept of backyard cottages wholeheartedly, assuming the
property has the open space to handle it. Low income housing is vital, but so is leaving breathable green
space without too much pavement.

Todd Rudge
Allentown resident

Sent: Friday, November 3, 2017 12:03 PM
Subject: Tukwila backyard cottages and M-I-L apartments

Hello, Nora --

I'm responding to a halfsheet mailing | received recently about a public hearing for backyard cottages,
etc. It said you were the person to contact on this subject.

Anyway, I'm a longtime resident (since 1979) and | am very MUCH in favor of changing the regulations to
make it possible/easier to have an additional dwelling.

Would you please include me in your email updates or surveys?

Y
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Thank you in advance,

Alison MaclLeod



Photo of an addition to an existing house where the architectural designs do not match.
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Accessory Dwelling Unit Background Material Links

8/28/17 Community Development and Neighborhoods Packet

http://records.tukwilawa.gov/WeblLink/1/fol/291473/Rowl.aspx

8/28/17 CDN Minutes

http://records.tukwilawa.gov/WebLink/1/doc/291530/Pagel.aspx

10/9/17 Committee of the Whole packet

http://records.tukwilawa.gov/WeblLink/1/edoc/294963/pagel.aspx

10/9/17 COW minutes

http://records.tukwilawa.gov/WebLink/1/doc/295356/Pagel.aspx

10/26/17 Planning Commission Packet

http://records.tukwilawa.gov/WeblLink/1/fol/295293/Rowl.aspx

10/26/17 Planning Commission minutes

http://records.tukwilawa.gov/WebLink/1/doc/295599/Pagel.aspx

2/15/18 Planning Commission Packet

http://records.tukwilawa.gov/WeblLink/1/fol/303440/Rowl.aspx

2/15/18 Planning Commission Minutes

http://records.tukwilawa.gov/WebLink/1/doc/303980/Pagel.aspx
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