January 20, 2025

5:30 pm

Hybrid Meeting

Planning Commission Agenda

The Planning Commission consists of seven members appointed by the Mayor and confirmed
by the City Council. The Commission primarily considers plans and regulations relating to the

physical development of the city, plus other matters as assigned. The Commission is an

advisory body to the City Council.

Members: Alyne Hansen (Chair), Bandhanijit Singh (Vice Chair), Andrew Barker, Damiana

Merryweather, Dee Abasute, Karin Ellis, Tony Zuniga Sanchez.

Staff Coordinator: Jenn Kester, Planning Manager

A quorum of the Council may be present.

ITEM | TOPIC PROCESS WHO TIME

1 Call to Order / Roll Call Chair 5:30

(2 min)

2 Approval of the minutes of December 16, | Review and Members 5:32
2025, meeting. Approve (3 min)

3 Public Comment on items not on the Chair 5:35
agenda. (5 min)
Comments on agenda items occur after
the staff presentation and Commission
discussion on each item below.

See Public Comment Process below.

4 23-Hour Crisis Center Code Public Hearing Staff and 5:40
Amendments Public Hearing Members (30 min)
Public Hearing Order:

1. Public Hearing Opened

2. Staff Presentation

3. Public Comment

4. Planning Commissioner
Questions

5. Public Hearing Closed

6. Direction to Staff or
Recommendation

5 Industrial and RBX Code Amendments: Presentation and Staff and 6:10
Cargo Containers Discussion Members (20 min)

6 CED Staff Report Briefing Staff 6:30

(3 min)

7 Planning Commission Comments Discussion Members 6:33
(including suggestions for next meeting (2 min)
agenda)

8 Adjourn 6:35




This meeting will be conducted in a hybrid format with in-person and remote options for public
participation. The meeting will be broadcast on SeaTV Government Access Comcast Channel
21 and live-streamed on the City’s website https://www.seatacwa.gov/seatvlive.

Public Comment Process: The commission will hear in-person public comments and is also
providing remote oral and written public comment opportunities. All comments shall be
respectful in tone and content. Providing written comments and registering for oral comments
must be done by 3:30 pm, the day of the meeting. Registration is required for remote comments
and encouraged for in-person comments. Any requests to speak or provide written public
comments which are not submitted following the instructions provided or by the deadline will not
be included as part of the record.

e Instructions for providing remote oral public comments are located at the following
link: Council Committee and Citizen Advisory Committee Virtual Meetings.

e Submit email/text public comments to PCPublicComment@seatacwa.gov. The comment will
be mentioned by name and subject and then placed in the committee handout packet
posted to the website.



https://www.seatacwa.gov/seatvlive
https://www.seatacwa.gov/home/showpublisheddocument?id=29226
mailto:PCPublicComment@seatacwa.gov
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CITY OF SEATAC _
PLANNING COMMISSION MEETING DATE: 01/20/2026
Minutes of December 16, 2025, Meeting

Members present: Commissioner Andrew Barker, Vice Chair Bandhanjit Singh, Commissioner
Damiana Merryweather, Commissioner Karin Ellis, Commissioner Dee
Abasute- (Arrived after minutes approval)

Members absent:  Chair Alyne Hansen, Commissioner Tony Zuniga Sanchez

Staff & Others

Present: Planning Manager Jenn Kester, Senior Planner Ramon Rodriguez, Associate
Planner Laura Stilwell, Principal Planner Kaelene Nobis, Admin Asst 3 Barb
Mailo

1. Call to Order/Roll Call
e (5:37 pm) (Acting Chair) Vice Chair Singh called the meeting to order and roll call.

2. Approval of December 2, 2025, meeting minutes.
(Review and approve)

e (5:38 pm) Commissioner Merryweather motioned to approve the meeting minutes.
e (5:38 pm) Second by Commissioner Ellis.

Motion passed: 4-0
3. Public Comment on items not on the agenda.
None

4. Industrial and RBX Code Amendments
(Presentation and Discussion)

Presented by Associate Planner Stilwell
The purpose of the presentation was to:
1. Present draft amendments to:

e Landscaping standards

e Parking Requirements
e Performance standards

2. Share rationale behind the proposed changes.

3. Request Planning Commission feedback.

Re: Cargo Containers
Commissioner Merryweather made an inquiry

Re: Parking
Discussion commenced with Commissioner Merryweather and Associate Planner Stilwell

5. 23-Hour Crisis Center Code Amendments

Presented by Senior Planner Rodriguez
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Th fth tati to:
e purpose of the presentation was to DATE- 01/20/2026

1. provide an overview of proposed changes to development standards.

2. Gain direction on where to situate 23-Hour Crisis Relieve Centers.
Comment by Commissioner Barker
Comment by Commissioner Merryweather

6. CED Staff Report
(Briefing)

¢ 3 new department heads — City Attorney Cindy Corsellis, Public Works Director, and HR Director

e Planning Manager Kester briefed the Commission on the Public Hearing for Primary Surface
Parking & Park & Fly Moratorium that occurred are council

o 2" meeting in January will be Public Hearing on the 23-hour Crisis Relief Centers

7. Planning Commission Comments (including suggestions for next meeting agenda)
(Discussion)

None

8. Adjournment

e (6:11 pm) Commissioner Merryweather motioned to adjourn the meeting.
e (6:11 pm) Second by Commissioner Abasute.

Motion passed: 5-0

The meeting adjourned at 6:12 pm.



City of SeaTac

Community and Economic Development

Public Hearing Staff Report

Project Name: “23-hour Crisis Relief Center Code Amendments”

Project Summary: This package includes amendments to the SeaTac Zoning Code pertaining to 23-hour
Crisis Relief Centers (CRC) and related uses in the Urban Center. The intent of these revisions is to adhere
to the requirements of Ordinance number 25-1004. On April 8th, 2025, the city adopted ordinance number
25-1004. Ordinance 25-1004 established a Moratorium on the permanent establishment of 23-hour Crisis
Relief Centers and similar uses in the designated Urban Center of the City of SeaTac. The ordinance also
established action deadlines concluding that city council review and action shall be taken by April 2026. The
proposed amendments include changes to the hospital definition, associated land use charts and
development standards. The changes to the hospital definition allow for the establishment of 23-hour CRC,
urgent care, emergency rooms and same-day surgery facilities.

Applicant: City of SeaTac

I. Background and Analysis

23-Hour Crisis Relief Centers can be considered essential public facilities and therefore cannot be prohibited
city-wide. The city is taking a progressive approach and is making recommendations on how the use should
be defined and where it can be allowed. Since the referenced moratorium specifically prohibited 23-hour
CRCs in the Urban Center, staff analyzed the urban center using four criteria. The four major criteria that
was used when determining if 23-hour CRCs are appropriate in a specific area are as follows:

1) the sites proximity to public transportation

2) are there existing large quantities of incompatible land uses

3) is there opportunity for development and

4) are there any existing development standards that would make development difficult.
Staff propose to amend the hospital definition to capture the 23-hour CRCs. That approach had some
unattended consequences which allowed the city to capture other medical related uses that are not currently
addressed in the municipal code. These medical uses include urgent care, emergency rooms and same-day
surgery facilities.

23-Hour Crisis Relief Centers

23-hour Crisis Relief Centers are a type of short-term crisis stabilization or mental health treatment center
designed to provide care for up to 23 hours and 59 minutes. These facilities are often used as alternatives to
hospitalization for individuals experiencing a behavioral health crisis, such as severe anxiety, depression,
suicidal ideation, or psychosis.

e Hospital Category 1 includes the traditional hospital uses of inpatient care. This category is limited
to inpatient care.

e Hospital Category 2 includes 23-Hour Crisis Relief Centers and emergency rooms. This category
limits services to outpatients providing health services to outpatients and operates more than 12
hours per day.

e Hospital Category 3 includes urgent care and same-day surgery facilities. This category limits
outpatient care, up to 12 hours per day.

01/20/2026 Page 1 of 3
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CRCs should be allowed under the new proposed Hospital Category 2 land use -An institution
providing health services to outpatients and operates more than 12 hours per day.

The use would be allowed in the Urban Center outside of any overlay district.

It would require 1 off-street parking stall per 275 square feet of building.

It will require the following landscaping standards — street frontage 10-foot buffer comprise of type
IIT landscaping, building fagade (if greater than 30 feet in height or greater than 50 feet wide.) 5-foot
wide type v landscaping, side/rear yards 5-foot-wide type 111 and side/rear buffer for noncompatible
zones 10-foot wide type 11

ummary of Amendments
The following amendments related to 23-hour Crisis Relief Centers, as detailed in Exhibit A, the draft

code, are proposed.
. 23-hour Crisis Relief Centers

SMC 15.105.080 “H” Definitions

a. New definition for “hospital” to create three subcategories hospital category 1, hospital
category 2 and hospital category 3 to include the following land uses 23-hour Crisis Relief
Center, urgent care, emergency rooms and same-day surgery facilities.

SMC 15.205.040 Use Chart

a. Hospital category 1, hospital category 2, and hospital category 3 are introduced into the use
chart.
SMC 15.300.055 City Center Overlay District Use Chart
a. Hospital category 1, hospital category 2, and hospital category 3 are introduced into the use
chart.

SMC 15.305.055 S 154" Street Area Overlay District Use Chart

a. Hospital category 1, hospital category 2, and hospital category 3 are introduced into the use
chart.

SMC 15.310.055 Angle Lake Station Area Overlay District Use Chart

a. Hospital category 1, hospital category 2, and hospital category 3 are introduced into the use
chart.

SMC 15.445.210 Landscaping Chart

a.Revised to include landscaping standards for hospital category 1, hospital category 2 and
hospital category 3.

SMC 15.455.120 Parking Chart for Required Off-Street Spaces

a.Revised to include parking standards for hospital category 1, hospital category 2 and hospital
category 3.

II1.Planning Commission Review

A. The Planning Commission reviewed the topic at its November 4, 2025 and December 16, 2025,
meetings.

IV. Regulatory Requirements

01/20/2026

A. SEPA Review
The City served as SEPA Lead Agency for this proposal and issued a Determination of
Nonsignificance (DNS) January 6, 2026. The comment period for the SEPA action will expire on
January 20, 2026, at 5 pm. No public comments have been received to date.

Page 2 of 3
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B. Washington State Department of Commerce Review
The City submitted for expedited review to Commerce with Notice to Intent to Adopt
Amendments on January 8, 2026. No comments from Commerce have been received to date.

C. Public Hearing Notice
Notice of this public hearing was posted on SeaTac’s Public Notices website on January 6, 2026.

V. Staff Recommendation
Staff believes these proposed regulations comply with Federal Law, State Law, serve the present needs
of the community, and are consistent with the City of SeaTac Comprehensive Plan.

VI. Planning Commission Consideration
Planning Commission should hold a public hearing, take testimony, and provide City Council a

recommendation to approve or deny the proposed amendments, approve with specific modifications.
The Planning Commission recommendation is requested by February 3, 2026, but may provide its
recommendation after the public hearing on January 20, 2026.

VII. Exhibits

A. Proposed Code Amendments
B. SEPA Determination of Nonsignificance (IDNS)

Prepared by: Ramon Rodriguez, Senior Planner
Prepared on: 01/13/2026

01/20/2026 Page 3 of 3
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Planning Commission EXHIBIT 4b: Page 1 of 4
Public Hearing — 1/20/26 DATE: 01/20/2026

Proposed Code Amendments

15.105.080  “H” Definitions.

%k sk ok

Hospital

An institution providing primary health services and medical or surgical care to persons, primarily inpatients, or outpatients, suffering from illness, disease,
injury, deformity and other abnormal physical or mental conditions, and including, as an integral part of the institution, related facilities such as laboratories,
outpatient facilities, extended care facilities or training facilities. This use includes the following categories:

Hospital Category 1 - An institution providing health services to inpatients.

Hospital Category 2 - An institution providing health services to outpatients and operates more than 12 hours per day.

Hospital Category 3 - An institution providing health services to outpatients.

SMC 15.205 General Land Use Chart

ADDITIONAL STANDARDS
LAND USE RL | RM | URM | MHP | RH URH |UrRE-Mu| cr |NYMINVH | gl egc| RBX | T p (1) See SMC 15.520.400 for ground
1 1) floor active use requirements in

NVM and NVH zones.

HEALTH AND HUMAN SERVICES

Hespital Hospital - Category 1 P P P p
Hospital - Category 2 P P

Hospital - Category 3 P P P P



rrodriguez
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Public Hearing — 1/20/26 DATE: 01/20/2026

15.300.055  City Center Overlay District Use Chart

UVH UVM Additional Regulations
LAND USE MHP URM URH |URH-MU| CB-C ) ) (1) See ground floor active use standards in SMC 15.300.730(F), Ground Floor
Active Uses in Village Zones.

HEALTH AND HUMAN SERVICES

Hespital Hospital Category 1 P C

Hospital Category 2

Hospital Category 3 P

(@}

15.305.055  South 154th Street Station Area Overlay District Use Chart

Additional Standards
LAND USE URM URH (URH-MU| CB-C [See mixed-use development standards in SMC
15.305.700, Mixed Use Development Standards.

HEALTH AND HUMAN SERVICES

Hespital Hospital Category 1 P

Hospital Category 2
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Public Hearing — 1/20/26 DATE: 01/20/2026

Additional Standards
LAND USE URM URH |URH-MU| CB-C |See mixed-use development standards in SMC
15.305.700, Mixed Use Development Standards.

Hospital Category 3 p

15.310.055  Angle Lake Station Area Overlay District Use Chart

Additional Regulations
LAND USE URM URH |URH-MU| UVH RBX | CB-C 1 P See ground floor active use standards in SMC 15.310.730, Ground Floor Uses in
Mixed Use Projects.

HEALTH AND HUMAN SERVICES

Hespital Hospital Category 1

Hospital Category 2

Hospital Category 3

15.445.210  Landscaping Standards Chart

BUILDING SIDE/REAR Pl‘f‘flf%gg ALP%T
STREET | FACADE IF>30 | SIDE/REAR BUFFER FOR STANDARDS
LAND USE FRONTAGE | FT. HIGH OR YARDS NONCOMPATIBLE | 'ho Dors ADDITIONAL REGULATIONS
(Type/Width) | >50 FT. WIDE | (Type/Width) ZONES
(Type/Width) (Type/Width) (See SMC
15.445.250)

HEALTH AND HUMAN SERVICES

(1) Adjacent to residential low density or medium density
Hespital Hospital Category | 110 ft. V/5 ft. s ft. /10 ft. (1) Yes (RL, RM, or URM) zones for buffering purposes.
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BUILDING SIDE/REAR P]iml)gg Ali,%T

STREET FACADE IF >30 | SIDE/REAR BUFFER FOR STANDARDS
LAND USE FRONTAGE FT. HIGH OR YARDS NONCOMPATIBLE APPLICABLE ADDITIONAL REGULATIONS
(Type/Width) | >50 FT. WIDE (Type/Width) ZONES
. q (See SMC
(Type/Width) (Type/Width) 15.445.250)
o . o o . i (1) Adjacent to residential low density or medium density
Hospital Category 2 [I/10 fi. VIS ft. LIUS ft /10 ft. (1) Yes (RL, RM, or URM) zones for buffering purposes.
(1) Adjacent to residential low density or medium density
Hospital Category 3 111/10 ft. V/5 fi I1/5 ft II/10 ft. (1) Yes

(RL, RM., or URM) zones for buffering purposes.

15.455.120

Parking Chart for Required Off-Street Spaces

LAND USE

MINIMUM SPACES REQUIRED

ADDITIONAL REGULATIONS

HEALTH AND HUMAN SERVICES

Hespital Hospital Category |

1 per bed plus 5 per each 2 employees

Hospital Category 2

1 per 275 sf of building

Hospital Category 3

1 per 275 sf of building
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City of SeaTac Sallihl
Exnhibit - B

Community and Economic Development

DETERMINATION OF
NONSIGNIFICANCE (DNS)

PROJECT NAME: 23-hour Crisis Relief Centers Code Amendment

PROJECT LOCATION: Citywide

PROJECT DESCRIPTION: The City of SeaTac is proposing amendments to the SeaTac Zoning Code to
address 23-hour Crisis Relief Centers. The proposed amendments include changes to the hospital definition,
associated land use charts and development standards.

PROPONENT: City of SeaTac, Community and Economic Development
LEAD AGENCY: City of SeaTac

STAFF CONTACT: Ramon Rodriguez, Senior Planner; Department of Community and Economic Development;
4800 South 188" Street, SeaTac, WA 98188; rrodriguez@seatacwa.gov; 206-973-4837

RESPONSIBLE OFFICIAL: Jennifer Kester, Planning Manager; Department of Community and Economic
Development; 4800 South 188" Street, SeaTac, WA 98188; 206-973-4750

The City of SeaTac, as lead agency for this proposal, has determined that the proposal will not have a probable
significant adverse impact on the environment, and an environmental impact statement (EIS) is not required under
RCW 43.21C.030(2)(c). This decision was made after review of a completed Environmental Checklist and other
information on file with the City of SeaTac.

COMMENT PERIOD: This DNS is issued under WAC 197-11-340(2); the lead agency will not act on this
proposal for 14 days from the date of issuance. Comments must be submitted by 5:00 P.M. on Tuesday, January
20, 2026. Detailed information is available to the public upon request.

APPEAL PERIOD: Any person wishing to appeal this determination may file such an appeal to the SeaTac City
Clerk within 10 days from the end of the comment period. All appeals of the above determination must be filed by

5:00 P.M. on Friday, January 30, 2026. There is a fee to appeal this determination (see City of SeaTac fee
schedule).

M W 01/06/2026

]e@r Keseer, Planning Manager Date Issued
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23 —HOUR CRISIS RELIEF CENTERS CODE AMENDMENTS -
PUBLIC HEARING SCHEDULE

PUBLIC HEARING ORDER OF ACTIVITIES

1. Public Hearing Opened

2. Staff Presentation

3. Public Comment

4. Planning Commissioner Questions
5. Public Hearing Closed

6. Direction to Staff or Recommendation




23-HOUR CRISIS RELIEF CENTERS CODE AMENDMENTS
PLANNING COMMISSION
January 20, 2025




PRESENTATION OVERVIEW

PURPOSE OF PRESENTATION WHY IS THIS ISSUE IMPORTANT?

* Provide an overview of e SeaTac Municipal Code does not address 23-hour
proposed changes to Crisis Relief Centers.
development standards. * Ordinance no. 25-1004 was adopted on April 8,

* Planning Commission to hold 2025, creating a moratorium on the permanent
public hearing, review the establishment of 23-hour Crisis Relief Centers and
proposed changes, and provide similar uses in the designated Urban Center of
recommendation to City the City of SeaTac.

Council. * Ordinance no. 25-1004 requires Planning

Commission to hold a public hearing on any
proposed code amendment(s) by January 2026.




WHAT IS A 23-HOUR CRISIS RELIEF CENTER?

23-hour Crisis Relief Centers are a type of short-term crisis stabilization or mental
health treatment center designed to provide care for up to 23 hours and 59 minutes.

These facilities are often used as alternatives to hospitalization for individuals

experiencing a behavioral health crisis, such as severe anxiety, depression, suicidal
ideation, or psychosis.

23-hour Crisis Relief Centers can be considered an Essential Public Facility and cannot
be prohibited city wide.




WHY WE NEED TO UPDATE THE MUNICIPAL CODE TO ADDRESS

23-HOUR CRISIS RELIEF CENTERS (CRC)

e SeaTac Municipal Code does not address 23-hour Crisis Relief Centers.
* Ordinance no. 25-1004 was adopted on April 8, 2025, creating a moratorium on the
permanent establishment of 23-hour Crisis Relief Centers and similar uses in the

designated Urban Center of the City of SeaTac.

e By April 2025 City Council needs to review proposed changes and take action




HOSPITAL DEFINITION

Hospital

An institution providing primary health services and medical or surgical care to
persons, primarily inpatients, suffering from illness, disease, injury, deformity and other
abnormal physical or mental conditions, and including, as an integral part of the
institution, related facilities such as laboratories, outpatient facilities, extended care
facilities or training facilities.

Hospital

An institution providing primary health services and medical or surgical care to
persons, inpatients or outpatients, suffering from illness, disease, injury, deformity
and other abnormal physical or mental conditions, and including, as an integral part of
the institution, related facilities such as laboratories, outpatient facilities, extended
care facilities or training facilities. This use includes the following categories:

Hospital Category 1- An institution providing health services to inpatients.

Hospital Category 2- An institution providing health services to outpatients
and operates more than 12 hours per day.

Hospital Category 3- An institution providing health services to outpatients.




WHAT AREAS/ ZONES WILL BE AFFECTED

WHERE TO SITE HOSPITALS.
HOSPITALS — PROPOSED ALLOWED ZONES IN THE URBAN CENTER

Hospital Type Allowed Zones within the Urban Center | Proposed
Change

Hospital Category 1 - CB-C, RBX, City Center Overlay District No
Inpatient (CB-C, UVH) South 154t Street Station
Area Overlay District (CB-C)

Hospital Category 2 - CB-C, RBX Yes, outside of
outpatient operates < 12 overlay districts
hours a day (23-hr CRC, only

emergency room)

lererielfes -l g E S fe i CB-C, RBX, City Center Overlay District No
outpatient (urgent care, (CB-C, UVH) South 154t Street Station
day surgery) Area Overlay District (CB-C)

A



CHANGES TO THE HOSPITAL ASSOCIATED LANDSCAPING

STANDARDS

ADDITIONAL REGULATIONS

BUILDING SIDE/RE SIDE/REAR PARKING LOT
STREET FACADE IF >30 AR BUFFER FOR LANDSCAPE
LAND USE FRONTAGE FT. HIGH OR YARDS NONCOMPATIB STANDARDS
(Type/Width) >50 FT. WIDE (Type/W LE ZONES APPLICABLE (See SMC
(Type/Width) idth) (Type/Width) 15.445.250)
(1) Adjacent to residential low
Hespital Hospital density or medium density (RL,
11/10 ft. V/5 ft. /5 ft. 11/10 ft. (1 Yes
Category 1 / / / / @) RM, or URM) zones for buffering
purposes.
(1) Adjacent to residential low
Hospital Cat 2 111/10 ft V/5 ft /5 ft 11/10 ft. (1) Y density or medium density (RL,
R ' ' ' e RM, or URM) zones for buffering
purposes.
(1) Adjacent to residential low
. density or medium density (RL,
Hospital Category 3 I11/10 ft. V/5 ft. /5 ft 11/10 ft. (1) Yes

RM, or URM) zones for buffering

purposes.
S



CHANGES TO THE HOSPITAL ASSOCIATED PARKING STANDARDS

MINIMUM SPACES ADDITIONAL
LAND USE

REQUIRED REGULATIONS
Heospital Hospital 1 per bed plus 5 per each 2
Category 1 employees

Hospital Category 2 1 per 275 sf of building

Hospital Category 3 1 per 275 sf of building




REGULATORY REVIEW

» SEPA: Determination of Nonsignificance (DNS) on January 6, 2026. The
comment period for the SEPA action will expire on January 20, 2026, at 5 pm.

* The City submitted a 14-day Request for Expedited Review for Notice of Intent
to Adopt Amendments to Commerce on January 8, 2026.




STAFF RECOMMENDATION

Staff finds that the proposed updates:

* Amends the Hospital definition to allow establishment of 23-hour CRC, urgent
care, emergency rooms and same-day surgery facilities.

 Situates 23-hour Crisis Relief Centers in an area where its least impactful to
neighboring land use while creating feasible development.

* Are consistent with SeaTac’s Comprehensive Plan.

* Serve the long-term needs of the community.




POTENTIAL COMMISSION ACTION

ACTION REQUESTED:

Planning Commission should hold a public hearing, take testimony, and provide City
Council a recommendation to approve the proposed amendments, deny them, or
approve them with specific modifications. The Planning Commission recommendation is
requested by February 3, 2026, but may provide its recommendation after the public
hearing on January 20, 2026.

REVIEWS TO DATE:

 December 16, 2025, Recommendations on where to situate 23-hour Crisis Relief Centers

* November 4 2024, Introduction to 23-hour Crisis Relief Centers




PUBLIC HEARING ORDER OF ACTIVITIES

1. Public Hearing Opened

2. Staff Presentation

3. Public Comment

4. Planning Commissioner Questions
5. Public Hearing Closed

6. Direction to Staff or Recommendation
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MEMORANDUM
COMMUNITY & ECONOMIC DEVELOPMENT

Date: 1/20/2026

To: Planning Commission (PC)

From: Laura Stilwell, Associate Planner

Subject: Proposed Amendments to Cargo Container Standards (RBX/I Code Update)
Purpose

The purpose of this memo is to present draft amendments to Chapter 15.410, Cargo Containers. These
amendments are being developed as part of the broader RBX/I code update project and are intended to
clarify how cargo containers may be used, where they may be located, and under what conditions.

Background

Cargo containers in SeaTac are used for a variety of purposes, including construction-related storage,
temporary operational needs, and long-term site features. Staff identified that the existing code did not
clearly distinguish between:

e Temporary vs. permanent cargo containers;
e Cargo containers used for storage vs. buildings or occupiable structures; and
e Appropriate placement of containers relative to buildings, streets, parking, and residential areas.

As a result, the current code is difficult to administer and creates uncertainty for applicants and staff. The
proposed amendments are intended to establish a clear framework that improves predictability while
maintaining safety and compatibility with surrounding uses.

Proposed Code Amendments Summary

e Applicability and Allowed Installations: The draft code clarifies that the cargo container standards
apply citywide. Cargo containers are regulated as site elements, not land uses.

o Temporary cargo containers may be placed in nonresidential and mixed-use zones, subject
to time limits and permit requirements.

o Inresidential zones, the draft code limits temporary cargo containers to narrow
construction-related exemptions and separately clarifies that short-term moving/relocation
units are not regulated as cargo containers.

o Permanent cargo containers are proposed to be allowed only in the Industrial (I) zone, and
only on sites developed with a nonresidential primary use.

e General Use Restrictions: The draft amendments include baseline restrictions applicable to all
cargo containers. These provisions are intended to prevent cargo containers from operating as
retail, food service, office, or self-storage facilities without appropriate review.

o Cargo containers may not be used for human occupancy, distinguishing them from
buildings subject to the IBC.

o Cargo containers may not function as independent commercial storage businesses,
including self-service storage uses.
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o Cargo containers are not permitted as a primary or standalone land use in any zone.

e Placement Standards: A key focus of the amendments is to clearly regulate where cargo containers
may be placed on a site to ensure safety, functionality, and compatibility with surrounding
development. When a cargo container is located on a lot adjacent to a residential zone, the draft
code requires screening to reduce visual impacts on nearby residential properties.

Cargo containers must be located so that they:

o Do not occupy any required setbacks, parking areas, landscape areas, fire lanes, emergency
access routes, or critical areas and buffers;

o Do notinterfere with required site operations or infrastructure, including vehicle
circulation, fire apparatus access, utilities, or hydrants; and

o Remain subordinate to the primary development on the site, rather than functioning as a
prominent or standalone site feature.

o Temporary Cargo Containers: Temporary cargo containers are regulated through time limits,
permit thresholds, and operational standards:

o A Temporary Use Permit (TUP) is required when a container remains on a site for more
than 30 consecutive days in a nonresidential or mixed-use zone.

o Containers placed for 30 days or fewer do not require a TUP in those zones.

o Construction-related storage containers are exempt from TUP requirements, and short-
term moving and relocation units are expressly excluded from regulation under this
chapter.

o Screening is required only when a temporary container is placed under a TUP, and may be
accomplished through temporary materials rather than permanent landscaping.

o Clear duration and removal requirements ensure containers do not become permanent
installations.

e Permanent Cargo Containers: The draft amendments introduce standards for permanent cargo
containers, which are not clearly addressed in the existing code. This approach allows flexibility for
industrial operations while ensuring safety, code compliance, and orderly site design. Permanent
cargo containers would:

o Be permitted only in the Industrial (1) zone;

o Be limited to sites with a nonresidential primary use;

o Be placed on a permanent foundation or engineered base;

o Require appropriate building permit review, with stacking allowed only when structurally
engineered and approved.

Key Policy Questions for Planning Commission

Staff is seeking Planning Commission feedback on the following policy questions to help refine the draft
standards prior to the public hearing:

e Temporary Containers in Residential Zones: Are there specific land uses (such as schools, religious
institutions, or community facilities) where limited use of temporary cargo containers in residential
zones may be appropriate beyond the construction and moving-related exemptions currently
proposed?

Page 2 of 3
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e Permanent Cargo Containers: Does Planning Commission support allowing permanent cargo
containers as a regulated site feature in the Industrial (I) zone? Are there additional limitations or
placement considerations the Commission would recommend?

e Placement Standards: Do the proposed placement standards appropriately balance operational
flexibility with visual quality, safety, and residential compatibility?

Next Steps

Staff will use Planning Commission feedback to refine and finalize the cargo container standards. These
amendments are intended to move forward as part of the broader RBX/I code update project.

PC Direction

Staff is seeking Planning Commission questions, comments, and concerns to continue preparing further
code revisions for the Planning Commission public hearing on February 17, 2026.

Packet Materials
e Memo
e Presentation
e Proposed code amendments
e Proposed code amendments tracking matrix
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PRESENTATION OVERVIEW

PURPOSE OF PRESENTATION WHY IS THIS ISSUE IMPORTANT?

e Present draft amendments to 1. Cargo containers are being used across SeaTac
cargo container standards in a variety of ways.

« Explain how containers are 2. Unclear standards lead to inconsistent review
regulated, placed, and and enforcement.
permitted 3. Need clear rules to help balance operational

* Highlight key policy questions needs with neighborhood compatibility.

for Planning Commission

* Request Planning Commission
feedback prior to public
hearing




PROJECT BACKGROUND: WHY AMEND THESE STANDARDS?

e Cargo containers are used for:
e Construction storage
* Temporary operations
* Long-term site features

* Existing code does not clearly
distinguish:

* Temporary vs. permanent
containers

* Storage containers vs.
occupiable buildings

* Appropriate placement on a
site

e Result: Inconsistent
interpretation and uncertainty




CARGO CONTAINER STANDARDS UPDATE OVERVIEW

What This Code Update Does

* Regulates cargo containers as site elements

 Clarifies where containers may be used

» Establishes placement, safety, and screening standards
What This Code Update Does Not Do

* Does not treat cargo containers as a land use

* Does not allow retail, food service, or human occupancy

* Does not regulate moving/relocation pods as cargo containers




APPLICABILITY & ALLOWED INSTALLATIONS

e Standards apply citywide

* Regulated as site features, not land uses

* Residential zones: limited to narrow exemptions (e.g. construction-
related storage)

* Moving pods excluded from cargo container regulation

Temporary Cargo Permanent Cargo
Containers Containers

Allowed in nonresidential Proposed only in the
and mixed-use zones Industrial (1) zone

Subject to time limits and  Only on sites with a
permits nonresidential primary use




GENERAL USE RESTRICTIONS

* Cargo containers may not:
* Be used for human occupancy

* Function as independent commercial storage
businesses

* Including self-storage uses
 Serve as a primary or standalone land use




PLACEMENT STANDARDS

Must not be Must not interfere
located in: with:

landscaping

-

Required Vehicle circulation
setbacks
Fire lanes, ! Fire
emergency access
_access routes :
) _ _ Utilities or
Required parking or} hydrants

\.

Critical areas or
buffers




PLACEMENT STANDARDS

Allowable Cargo Container Placement

Allowed Aragy T

—
¢

CARGO CONTAIMERS PERMITTED
B Allowed Area P8 Prohibited Area




RESIDENTIAL ADJACENCY

* When located on a lot
adjacent to a residential
Zone:

* Screening or
enclosure is required

* Purpose is to
reduce visual
Impacts on
nearby homes




TEMPORARY CARGO CONTAINERS

Is the container placed for
30+ consecutive days?

Il

YES

J J

TUP Required TUP Not
* Regulated through time limits, permit Required
thresholds, operational standards
e Allowed in nonresidential and mixed-use
zones

NO




TEMPORARY CONTAINER EXEMPTIONS & SCREENING

e Construction-related storage
* Exempt from TUP requirements

* Moving and relocation units
* Not regulated as cargo containers under this
chapter
* Screening

* Required only when a container is placed under
a TUP

* May use temporary materials (not permanent
landscaping)




PERMANENT CARGO CONTAINERS

* Allowed only in the
Industrial (I) zone

* Limited to sites with a
nonresidential primary
use

* Must:

* Be on a permanent
foundation or
engineered base

e Obtain appropriate
building permits

* Meet structural
requirements if
stacked




WHY ADDRESS PERMANENT CONTAINERS?

* They already exist in industrial contexts
* Current code lacks clear standards

* Proposed approach:
* Allows flexibility for industrial operations
* Ensures safety and consistent review

* Prevents expansion into residential or
pedestrian-oriented areas




NEXT STEPS IN PLANNING COMMISSION REVIEW

NEXT STEPS

* Planning Commission Public Hearing: February 17, 2026

LATER STEPS

e Conduct SEPA and Department of Commerce review

* Bring recommendation to PED

* Bring ordinance to City Council




FOR PC CONSIDERATION

* Are there limited uses (schools, churches,
community facilities) where temporary containers
should be allowed beyond current exemptions?

* Does PC support allowing permanent cargo
containers in the Industrial (1) zone?

* |f so, are additional limitations or placement
standards needed?

* Do the placement standards appropriately balance
flexibility, safety, and compatibility?
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Chapter 15.410

CARGO CONTAINERS

Sections:

15.410.005  Purpose

15.410.010  Authority and Application

15.410.020  Allowed Installations

15.410.100  General Standards

15.410.200  Aeeessory-Use-Cargo-Containers Temporary Cargo Containers
15.410.250  Permanent Cargo Containers

15.410.300  Cargo Containers — Loss of Nonconforming Status

15.410.005 Purpose
The purpose of this chapter is to elearhdelineate regulations-that apply-te-earge-containers—establish standards for

the placement, use, safety, and screening of cargo containers.

15.410.010 Authority and Application
The prov1s1ons of th1s chapter shall apply to all cargo contamers W%haﬂ—th%fel-lewmg—zeﬂes—eemmﬂﬂ*}hB&smess—

- within

the Cltv of SeaTac

15.410.020 Allowed Installations
A. Permanent Cargo Containers. Permanent cargo containers are permitted only in the Industrial (I) zone and
only as provided in SMC 15.410.250.

B. Temporary Cargo Containers. Temporary cargo containers may be placed in nonresidential and mixed-use
zones when consistent with SMC 15.410.200. In residential zones, temporary cargo containers are allowed only as
provided in this chapter.

15.410.100 General Standards
A. Loecation. Use Restrictions.

1. Cargo containers sha

leea&eﬂ—must—eemply—wﬁh—aﬂ—setbaelﬁeﬁufeme% shall not be used for human occupancy.

Bua-}d-mg—Bi%eﬂ— Cargo contamers shall not functlon as mdependent commerc1a1 storage bus1nesses
including uses that constitute Storage, Self-Service as defined in SMC 15.105.

3. Cargo containers are not permitted as a primary or standalone land use in any zone.

B.  AdjacenttoResidential Zone: Placement.

peaked-roof-constructed-to-completelyenelose the-container- Cargo containers shall not be placed within:

a. Required setbacks;

b. Required landscape areas;

C. Required parking spaces;

d. Fire lanes or emergency access routes;

e. Critical areas or buffers.
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2. s ructure-shall-berequired-if the cargo-containeristotally copee s ey
residential properties-as-determined-by-the Direetor- Containers shall not obstruct circulation, hydrants, utilities,

or internal drive aisles.

C.  Stacking. Stacking of cargo containers is prohibited except as expressly allowed for permanent installations
under SMC 15.410.250.

D.  Screening. Cargo containers shall be screened only where landscaping or buffering is otherwise required
under SMC 15.445, Landscaping and Tree Retention, as part of a permitted use, development activity, or site
improvement, unless otherwise provided in SMC 15.410.200(E)(1).

E. Fire and Life Safety.

1. Containers shall not obstruct required fire apparatus access.

2. Fire-separation distances required by applicable codes shall be maintained.

3. Containers storing hazardous materials must comply with the International Fire Code.

F. Moving and Relocation Units. Portable moving or relocation storage units used for short-term household
moving are not considered cargo containers for purposes of this chapter and are exempt from its requirements.
Nothing in this chapter authorizes the obstruction of fire lanes, public rights-of-way, or required emergency access.
Placement of such units for more than thirty (30) consecutive days may constitute a nuisance or obstruction
enforceable under other provisions of the SMC, but shall not be regulated as cargo containers under this chapter.

G. Structures Incorporating Cargo Containers. Cargo containers that are permanently altered, used as a
building material, or reviewed under the International Building Code are not considered cargo containers for

purposes of this chapter and shall be reviewed as buildings.

15.410.200

. ciod :

A. Allowance. Temporary cargo containers may be placed subject to the requirements of this section where

Temporary Cargo Containers
0 ATh aVa A ho fo

.
d 1cted 1n SN Vi
d d > 0

G S O

allowed under SMC 15.410.020.
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1. A Temporary Use Permit (TUP) is required when a cargo container is placed on a site for more than
thirty (30) consecutive days in a nonresidential or mixed-use zone, unless exempt under subsection (C).

2. Temporary cargo containers are not permitted on sites where residential use is permitted as a primary use,
except as expressly exempted under subsection (C).

3. A TUP is not required for temporary cargo containers that remain on a site thirty (30) days or fewer in a

nonresidential or mixed-use zone.

aﬁg—pedesm&ﬂ—ﬁaeﬂ}t&e& Exemptions. A TUP is not required for:

1. Cargo containers placed on a site with an active building, grading, or demolition permit, when used solely
for construction-related storage.

2. Moving and relocation pods exempt under SMC 15.410.100(F).

€D. Stacking Prohibited—Cargo-containers-shall-notbestacked- Standards. All temporary cargo containers
shall comply with the General Standards in SMC 15.410.100, except that compliance with screening or setback-
related placement standards may be modified for containers exempt under subsection (C)(1), as determined by the

Director. Fire and life safety requirements in SMC 15.410.100(E) shall always apply.

f@qu@d—é@rd—lé—l—(—)—l%@—l& Screﬂg_
1. Screening is required only for temporary cargo containers placed under a TUP.

2. When required under subsection (E)(1). screening shall consist of fencing, panels, screening fabric, or
other temporary materials that provide a minimum of seventy-five percent (75%) visual opacity and are
positioned to screen the container from view from adjacent public rights-of-way or residentially zoned
properties. Permanent landscaping consistent with SMC 15.445 is not required unless specifically determined
necessary by the Director due to the length or visibility of the installation.

F. Duration.

1. Containers exempt under subsection (C)(1) may remain for the duration of the associated construction
permit.

2. Containers authorized under a TUP shall comply with the duration specified in the permit.

G. Removal. Temporary cargo containers shall be removed immediately upon:

1. Final inspection approval or issuance of a certificate of occupancy for the associated building, grading, or
demolition permit, or expiration of that permit, whichever occurs first;

2. Expiration of the TUP; or

3. The conclusion of the thirty-day exemption period for containers not requiring a TUP.

15.410.250 Permanent Cargo Containers

A. Permanent cargo containers are permitted only on sites developed with a nonresidential use permitted in the
Industrial (I) zone.

B. Permanent containers shall comply with the following standards:

1. Meet accessory structure setbacks in SMC 15.405, Accessory and Tent Structures;
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2. Be placed on a permanent foundation, slab, or engineered base;

3. Permanent cargo containers shall be subject to applicable building permit requirements as determined by
the Building Official.

4. Stacking of permanent cargo containers is permitted only when structurally engineered and approved

under applicable building permit requirements.

15.410.300 Cargo Containers — Loss of Nonconformlng Status

legaJ—neneenfermmg—us&ef—ﬂ%pmpeﬁy Cargo contalners shall lose legal nonconformlng status under the followmg
circumstances:

A.  Any legal nonconforming cargo container that is moved to a different location on a site shall comply with the
requirements of this chapter.

B. Ifalegal nonconforming cargo container is removed from a property, any subsequent cargo containers placed
on the property shall comply with the requirements of this chapter.

C. Ifalegal nonconforming cargo container is moved off a residential zoned property containing a residential
use, no new container may be moved onto the property. (Ord. 15-1018 § 1)
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Incorporating Cargo Containers

structures are regulated as buildings, not as
storage containers, under this chapter.

15.410.005 Purpose Text amendment Clarifying language added on placement, Previous Purpose statement did not explain what

screening, safety, and use of cargo containers. the chapter actually regulates.

15.410.010 Authority and Application Text amendment Establishes citywide applicability. Make clear that all cargo containers, regardless of
location or zoning, are subject to the same
baseline rules

15.410.020 Allowed Installations New subsection Clearly establishes where and in what form Define where cargo containers are allowed,

cargo containers may be used by distinguishing distinguish temporary from permanent
between temporary containers allowed citywide | installations, and eliminate ambiguity that
under defined conditions and permanent previously led to inconsistent review and
containers limited to the Industrial zone. enforcement.

15.410.100(A) | General Standards — Use Text amendment Cargo containers can only be used as supporting | Without clear limits, cargo containers were being

Restrictions storage on a site, not as places for people to live, | interpreted in ways the code never intended,
work, own business, and not as the main use of leading to confusion about whether they could
a property. function as buildings or standalone uses.
15.410.100(B) | General Standards — Placement Text amendment Prevents cargo containers from being placed in Prevent cargo containers from blocking required
prohibited or visually-sensitive areas such as access, encroaching into protected or regulated
setbacks, landscaping, parking, fire lanes, critical | areas, reducing required parking, or degrading
areas, or street frontages. public-facing streetscapes.
15.410.100(C) | General Standards — Stacking Text amendment Prohibits stacking cargo containers in all Prevents unsafe stacking while allowing
situations unless stacking is specifically approved | engineered, reviewed stacking only where it is
as part of a permanent installation in the appropriate and regulated.
Industrial zone.

15.410.100(D) | General Standards — Screening Text amendment Reflects that landscaping requirements apply Avoiding creating unintended new screening

only when independently triggered, not obligations and avoids implying that 15.445 has
automatically. container-specific regulations.

15.410.100(E) | General Standards — Fire and Life New subsection Makes clear that cargo containers must comply | Ensures cargo containers do not create fire

Safety with fire access, separation, and hazardous hazards or interfere with emergency response by
materials safety requirements regardless of clearly tying them to established fire and life-
where or how they are placed. safety standards.

15.410.100(F) General Standards — Moving and New subsection Exempts household moving and relocation Keeps routine moving activities out of the planning

Relocation Units storage units from the cargo container and permitting process while preserving the City’s
regulations while still prohibiting them from ability to address safety or nuisance issues through
blocking fire access, streets, or emergency other enforcement tools.
routes.

15.410.100(G) | General Standards — Structures New subsection Clarifies that cargo containers converted into Prevents the cargo container rules from being

misapplied to legitimate buildings and ensures
those projects are reviewed under the appropriate
building and zoning standards.
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Section

Name of Item/Section

Type of Amendment

What does the amendment do?

Why is the amendment needed?
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Notes

15.410.200(A) | Temporary Cargo Containers — Text amendment Confirms that temporary cargo containers are Provides clarity and consistency by allowing short-
Allowance allowed citywide, provided they meet the term container use where needed while ensuring
specific standards established in this section. impacts are controlled.

15.410.200(B) | Temporary Cargo Containers — Text amendment Establishes a clear 30-day threshold for when a Creates a simple rule that distinguishes short-

Permit Requirements TUP is required for a cargo container. term, routine container use from longer-term use.
15.410.200(C) | Temporary Cargo Containers — Text amendment Exempts construction-related storage containers | Avoids unnecessary permitting for routine
Exemptions and household moving pods from TUP construction staging and short-term moving
requirements. activities while keeping those uses regulated
through other applicable codes.
15.410.200(D) | Temporary Cargo Containers — Text amendment Requires temporary cargo containers to meet Operational flexibility for short-term or
Standards the City’s general safety and placement construction uses with the need to maintain
standards, while allowing limited flexibility for safety.
construction-related or exempt containers.
15.410.200(E) Temporary Cargo Containers — Text amendment Limits screening requirements to temporary Ensures visual impacts are addressed for longer-
Screening cargo containers that require a TUP and allows term temporary containers without imposing
those containers to be screened with temporary | permanent landscaping requirements on short-
materials rather than permanent landscaping. term containers.
15.410.200(F) Temporary Cargo Containers — New subsection Ties how long temporary cargo containers may Ensures temporary containers are removed when
Duration remain on a site to either the life of an active they are no longer needed and prevents them
construction permit or the specific time from becoming permanent.
approved through a TUP.
15.410.200(G) | Temporary Cargo Containers — New subsection Clearly identifies the specific events that require | Prevents temporary containers from remaining
Removal a temporary cargo container to be removed indefinitely.
from a site.

15.410.250 Permanent Cargo Containers New section Clearly limit permanent cargo containers to Establishes clear, zone-specific rules for
nonresidential sites in the | zone and ensure permanent containers so they can be reviewed
they are safely located, screened, integrated, and enforced consistently.
etc.

15.410.300 Cargo Containers — Loss of Text amendment Clarifies when an existing, legally conforming Prevent circumventing the updated container

Nonconforming Status

container loses its nonconforming status.

standards and ensure nonconforming containers
don’t become permanent by default.
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