
 

December 19, 2024 
 
Mayor Bruce Harrell 
600 4th Ave, Floor 7 
Seattle, WA 98104 
 
Subject: Complete Communities Coalition Letter on Draft One Seattle Plan - Zoning Maps & Proposed 
Development Standards 
 
CC: Director Rico Quirindongo 
CC: Deputy Director Christa Valles 
CC: Seattle City Council 
 
Dear Mayor Harrell:   

As the members of the Complete Communities Coalition steering committee, we write to reinforce 
the Coalition’s appreciation for your Administration’s and OPCD’s attention and commitment to 
community input on the critical work of the latest One Seattle Plan draft. The revised plan lays 
promising groundwork for increased housing affordability and the growth of a true fifteen-minute city 
in the years and decades ahead. 

In addition to our Coalition Comment Letter reflecting requested modifications to the Draft Growth 
Strategy, and to further respond to your call for public comment in the period ending December 20, 
we are writing with the following specific requests for amendments to the proposed development 
standards and draft zoning maps. We believe these could be effectively and seamlessly 
implemented into the final drafts that your office transmits to the City Council. 

1. Allow for Mixed-Use Development More Broadly 

We are strongly supportive of the increased development capacity for multifamily and mixed-use 
housing proposed in this Draft Growth Strategy, particularly the creation of 30 Neighborhood Centers 
across the city and the expansions of Urban Centers like Upper Queen Anne, Greenwood, and the 
Admiral District. 

However, the current proposal leaves substantial potential for mixed-use redevelopment on the 
table. The Final Plan should more consistently apply Neighborhood Commercial–55 and -65 zoning to 
parcels that are within or abutting proposed Neighborhood Centers and adjacent to arterials. The 
development standards of NC zoning make mixed-use midrise development feasible in many more 
locations, as well as creating space for small businesses, childcare, and grocery stores. Specific 
examples are in Appendix 1, but can be seen on the outskirts of many Urban Centers and proposed 
Neighborhood Centers, along transit arterials. 
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2. Ensure Parking Standards Do Not Prevent Transit-Oriented Development in Neighborhood 
Centers and Along Transit Arterials 

We appreciate your Administration’s work to reform parking standards through this plan. We strongly 
support the removal of parking mandates in Urban Centers near frequent transit, and the general 
limitation of parking mandates to one space per two units. Excessive parking mandates drive up the 
cost of building affordable and market housing alike. For smaller lots, parking requirements can make 
the development of multifamily homes infeasible if there is insufficient space to supply the required 
parking aboveground, or if there is insufficient project budget to excavate underground parking 
garages. 

However, the Plan’s current standards do not provide for reduction of parking requirements in 
Neighborhood Centers or along transit arterials, beyond the general reduction to one parking space 
required per two units. These standards thus remain overly prescriptive, reducing the feasibility of 
transit-oriented, mixed use and multifamily development in these areas.  

We request the simple following modification to the standards at Table B for 23.54.015: Required 
parking for residential uses to read: 

"II. Residential use requirements for specific areas 

G. All residential uses within urban centers or within the Station Area 
Overlay District 

No minimum 
requirement 

H. All residential uses ((in commercial, RSL, and multifamily zones)) 
within urban villages that are not within urban center or the Station 
Area Overlay District if the residential use is located within a frequent 
transit service area or within ½ mile of a major transit stop 

No minimum 
requirement 

Additionally, full compliance with HB1110 would require the inclusion of any areas served by Sound 
Transit intercity buses as well as planned Rapid Ride stops as meeting the definition of Major Transit 
Stops for the purposes of parking minimums. Currently the neighborhood residential off street parking 
minimum is waived for centers near transit within a ¼ mile, and it is to be expanded to a wider range 
of a half mile from major transit as defined in HB 1110. While the guidance no longer includes trolley 
buses, the definition of major transit does extend beyond BRT (Rapid Ride) to include intercity Sound 
Transit routes (such as the 522 and 550). This appropriately reflected within the zoning mapping itself 
(right) than the proposal included in the October Zoning Update Presentation (left). As such, we 
affirm that parking requirements should be lifted in accordance to the map on the right.  
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3. Implement Standards that Facilitate Stacked Flats for Accessible Middle Housing  

We strongly support your administration’s proposal to create a stacked flats bonus for lots near 
frequent transit larger than 6,000 square feet. Stacked flats offer a novel opportunity for creating 
accessible middle housing, and are especially helpful for young, elderly, and disabled residents. 

To maximize the potential for this strategy, the final One Seattle development standard should allow 
this stacked flat bonus for all lots near frequent transit, regardless of lot size, to maximize accessible 
housing opportunities in transit-rich areas. Seattle is full of lots smaller than 6,000 square feet–by our 
count, of the total 56,958 Neighborhood Residential parcels that are near frequent transit, over 34,000 
are smaller than 6,000 square feet, and over 22,000 are smaller than 5,000 square feet. Moreover, 
these parcels are disproportionately concentrated in Seattle’s highest-opportunity neighborhoods.  

Because the stacked flat bonus development standard is based on Floor Area Ratio (FAR), it 
mathematically scales development capacity up and down depending on the size of the lot. An 
arbitrary threshold will restrict the ability of homebuilders to create accessible stacked flats on 
desirable lots. 
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Below: Many Neighborhood Residential Parcels in Seattle’s Highest Opportunity Neighborhoods (in 
Red and Yellow) Would Not Be Eligible for the Stacked Flat Bonus 
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4. Create an Affordable Housing Density Bonus for Lowrise Zones & Avoid an Effective Downzone 
of Religious-Owned Properties 

The City of Seattle has been a major leader in creating the Religious-Owned Property Bonus, which 
empowers faith-based organizations to leverage their land for critically needed affordable housing. 
This program has unlocked opportunities for organizations to envision transformative projects that 
bring affordable rental and homeownership opportunities to underserved communities and combat 
displacement. We are concerned that the draft proposal would unintentionally roll back these gains, 
by effectively downzoning RSL properties. To preserve the spirit and impact of the ROP bonus, we 
strongly urge the City to establish a lowrise affordable housing density bonus, ensuring that religious 
organizations and other affordable housing developers retain the capacity to create much-needed 
housing in communities across Seattle. 

The current Section 23.44.019 allows for a religious organization to develop affordable housing on 
owned and adjacent properties at a significantly higher density than is generally allowed in 
Residential Small Lot and Neighborhood Residential zones. In particular, for lots that are 10,000 square 
feet or greater, inside an Residential Small Lot (RSL) zone, and in an urban village or near frequent 
transit, a religious organization can currently redevelop their property with a height of 50 feet and an 
FAR of 3.  

The draft proposal would extinguish current RSL standards and rezone RSL properties to LR1. LR1 only 
allows for a height of 40 feet and an FAR of 1.4. This is a substantial decrease in capacity that would 
greatly diminish the ability for religious organizations to develop affordable housing on their land.  

We are aware of at least one organization with active development plans that this situation impacts. 
Damascus International in Columbia City has interests in redeveloping their property to create 
affordable homeownership units and has engaged the Nehemiah Institute to conduct preliminary 
site planning. But absent a change to the current draft, the development potential of the church’s 
preferred site for development would get reduced by half. 

To address this unintentional downzone, we recommend creating an affordable housing density 
bonus for lowrise zones, to complement the proposed affordable housing density bonus in 
neighborhood residential zones. This lowrise affordable housing density bonus should allow for 
affordable housing development, including those undertaken by religious organizations, to benefit 
from a similar scale of development as is currently allowed for religious organizations in the RSL zone–
we recommend a height of 60 feet and a FAR of 3. 

5. Expand the Neighborhood Residential Affordable Housing Density Bonus Citywide  

An similarly critical revision to the draft One Seattle development standards would be to allow the 
affordable housing density bonus to be used citywide, without parking mandates. Additionally, the 
standards should be crafted to allow the bonus to be used by a broad range of developers—
including private, nonprofit, and social housing developers—to build mixed-income housing without 
relying on scarce public funding. 
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We believe that the changes outlined above would further the City’s goals of creating a more 
equitable, sustainable, and inclusive Seattle. The Comprehensive Plan is a generational opportunity 
to address the housing and affordability crisis, combat displacement, and lay the foundation for 
thriving, complete communities across the city. By implementing these proposed amendments, 
Seattle can continue to lead the way in building a city where everyone has the opportunity to live, 
work, and thrive. We look forward to continuing to work with your Administration on this critical effort 
and welcome the opportunity to discuss these recommendations in greater detail. Thank you for your 
leadership and partnership in this vital work. 

Sincerely, 

 

Complete Communities Coalition - Steering Committee Members 

Jesse Simpson, Housing Development Consortium 
Jazmine Smith, Futurewise 
Saghar Amini, Habitat for Humanity, Seattle-King & Kittitas Counties 
Scott Berkley, Tech4Housing 
Josh Friedmann, NAIOP-WA 
Lilly Hayward, Seattle Metropolitan Chamber of Commerce 
Rian Watt, The Urbanist 
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Appendix 1 - Maps of Potential Parcels to Rezone to Neighborhood Commercial Zoning in 
Neighborhood Centers and Urban Centers 

District 1 - Upper Fauntleroy Neighborhood Center 

 

As shown within the red box in the above sample illustration, a substantial area on 35th Avenue SW 
would remain in Lowrise zoning, maintaining development standards that often fail to help multifamily 
housing actually become viable in a transit area like this one. The wedding-cake model prevails north 
of this center’s central intersection, but not below, where Lowrise zoning is maintained instead of the 
NC zoning to the north. At the southerly terminus of the red rectangle, several property owners have 
been entirely left out, and will receive no upzones at all. 

To resolve these inconsistencies in a way that would provide the standards needed for affordable 
housing development, Neighborhood Commercial or Midrise zoning should be expanded north and 
south whenever possible to allow for additional housing capacity and maintain a wedding-cake 
model.  

 



Complete Communities Coalition Letter on Draft One Seattle Plan  
Zoning Maps & Proposed Development Standards 

 

 

District 1 - Brandon Junction Neighborhood Center 
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District 2 - Mid-Beacon Hill Neighborhood Center 
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District 3 - Madrona Neighborhood Center 
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District 3 - Montlake Neighborhood Center 
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District 3 - Madison Valley Neighborhood Center 
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District 4 - Ravenna Neighborhood Center 

 

District 4 - Gasworks Area 
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District 5 - Pinehurst-Haller Lake Urban Center (NE 130th St) 
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District 6 - Upper Fremont Neighborhood Center 
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District 7 - Upper Queen Anne Urban Center 

 

 
 


