
Chapter 1

Summary



1.1  Purpose

Seattle’s industrial and maritime policies are more than 35-years old, and during that time, the 
trends and technologies impacting industrial and maritime users have experienced significant 
change. To reflect those changes as part of a comprehensive strategy to strengthen and grow 
Seattle’s industrial and maritime sectors for the future, the City of Seattle is studying a proposal 
to update its industrial and maritime policies and industrial zoning. The proposal is informed 
by recommendations from community input, including an Industrial and Maritime Strategy 
Council, which resulted in an Industrial and Maritime Strategy Report (Appendix B) that the City 
of Seattle released in June 2021. 

This Environmental Impact Statement (EIS) studies four alternatives illustrating different 
potential futures for the city’s industrially-zoned lands. The four alternatives evaluate the 
effects of potential changes to Comprehensive Plan policies and changes to zoning over a 
22-year time horizon (to 2044).

The first alternative is a No Action Alternative 
that is required by the State Environmental Policy 
Act (SEPA) and is a basis for comparison. The 
three Action Alternatives (alternatives 2, 3, and 
4) all apply proposed “future of industry” land 
use concepts that are based on community input 
and intended to respond to issues, challenges, 
and opportunities for the maritime and industrial 
sectors and adjacent communities. Those future 
of industry land use concepts consist of three 
proposed new industrial zones: 
	� Maritime Manufacturing and Logistics 

(MML)—This zone would focus on 
strengthening land use protections for core and 
legacy industrial and maritime areas to better 
prevent the encroachment of development that 
is incompatible with industrial and maritime uses. This zone is particularly applicable within 
Seattle’s Manufacturing/Industrial Centers (MICs), near the shoreline or deep-water port, rail 
and freight infrastructure, and around existing clusters of industrial or maritime suppliers 
and services.

	� Industry / Innovation (II)—This zone aims to encourage new development in multi-story 
buildings that accommodate industrial businesses mixed with other dense employment 
uses such as research, design, offices, and technology. By creating density bonuses for 
employment uses (i.e., office, R&D, etc.) if coupled with industrial uses in the same project, 
this type of modern industrial development would support high-density employment near 
transit stations and near existing industrial-commercial areas.

What is an Alternative?

Alternatives are different ways of achieving 
objectives that allow decisionmakers to 
compare the effects of different options. The 
No Action Alternative is based on current 
plans, policies, and regulations and is a 
benchmark against which other alternatives 
can be measured. Action Alternatives can 
test a range of ideas, implications, and 
benefits. The Alternatives in the EIS consider 
Comprehensive Plan policy amendments 
and different configurations for possible 
zoning changes and development standards 
to achieve the Maritime and Industrial Land 
Strategy objectives.
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	� Urban Industrial (UI)—This zone is designed to foster increased employment and 
entrepreneurship opportunities with a vibrant mix of affordable, small-scale places for light 
industry, makers, and creative arts, as well as industry supporting ancillary retail or housing 
spaces to create better, integrated, and healthier transitions at the edges between industrial 
areas and neighboring urban villages, residential, and mixed-use areas.

To implement the future of industry land use concepts in each of the Action Alternatives the 
City of Seattle would:
	� Amend the comprehensive plan to add new text policies describing the intent and vision for 

how these concepts would be applied, including land use, environment, and transportation;
	� Amend the industrial zoning section of the land use code to create a new zone designations 

and corresponding development standards replacing the existing industrial zones; 
	� Apply new industrial zone classifications to industrial land; and
	� Adopt new subarea plans for both the Ballard Interbay Northend and Greater Duwamish 

MICs.

However, each of the alternatives evaluated in this EIS pose different percentages of the future 
land use concepts in industrial and manufacturing lands for the purpose of strengthening and 
growing Seattle’s industrial and maritime sectors in the future. The multi-faceted objectives of 
the proposal are listed in Section 1.5.1 below. 

The following is a summary of the four alternatives, which are described further in Section 1.5 
below. 
	� Alternative 1—No Action: The SEPA-required alternative that would retain current 

Comprehensive Plan policies, development standards, or zoning maps. 
	� Alternative 2—Future of Industry Limited: Alternative 2 retains current MIC boundaries. 

Alternative 2 would implement future of industry land use concepts with a greater emphasis 
on strengthening protections for core and legacy industrial and maritime activities. The 
proposed MML zone, would cover approximately 90% of industrial lands. Application of the 
proposed II and UI zones would be limited in scope, covering approximately 10% of current 
industrial areas. II zoning would be focused on existing Industrial Commercial (IC) zones 
and areas within approximately ¼ mile of light rail stations. UI zoning would be focused on 
existing Industrial Buffer (IB) zones and the existing Stadium Transition Area Overlay. There 
are no changes to housing allowances in Alternative 2.

	� Alternative 3—Future of Industry Targeted: Alternative 3 would strengthen protections 
for core industrial uses in the MML zone on approximately 86% of industrial lands. It applies 
a mix of the proposed II and UI zones in targeted geographies covering 14% of industrial 
lands. Compared to Alternative 2, II zoning is expanded to include areas an estimated ½ 
mile from light rail stations and UI zoning would be applied in additional areas in Ballard 
and the north shore of Lake Union. Alternative 3 creates limited flexibility for additional 
industry-supportive housing in the UI zone that would result in an estimated 610 new 
homes in industrial zones. Alternative 3 removes focused land in Georgetown/South Park 
from the MIC and converts it to a non-industrial mixed-use zone.
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	� Alternative 4—Future of Industry Expanded: Alternative 4 would also strengthen 
protections for core industrial uses in the MML zone on approximately 87% of industrial 
lands. Similar to Alternative 3, Alternative 4 would mainly apply II zoning in existing IC zones 
and within a ½ mile from light rail stations, though with a greater expansion of the II zone 
in areas in Ballard and SODO. Compared to Alternative 3, the UI zone would be applied to 
a larger area in SODO, but to fewer areas in Ballard. This alternative includes additional 
flexibility for industry-supportive housing that could result in an estimated 2,195 new 
homes in industrial zones. Just like Alternative 3, Alternative 4 removes focused land in 
Georgetown/South Park from MICs and convert it to a non-industrial mixed-use zone.

This Chapter is the first of a series of chapters contained in the Draft EIS that provide a 
summary and more in-depth environmental review of the proposal and alternatives. The Draft 
EIS is organized as follows:
	� Chapter 1	 Summary
	� Chapter 2	 Proposal & Alternatives
	� Chapter 3	 Environment, Impacts, & Mitigation Measures
	� Chapter 4	 Acronyms & References
	� Chapter 5	 Appendices

1.2  Study Area

Most industrial land in Seattle is located within two Manufacturing Industrial Centers (MIC): 
Seattle’s Greater Duwamish Manufacturing and Industrial Center (Greater Duwamish MIC) and 
Ballard Interbay North Manufacturing Industrial Center (BINMIC). Within the MICs, subareas 
are defined—Ballard, Interbay Dravus, Interbay Smith Cove, SODO/Stadium, and Georgetown/
South Park. The Greater Duwamish MIC and BINMIC contain 12% of Seattle’s total land area. 
Other industrially zoned land that is outside a MIC is included in the study area, most of which 
is on shorelines of Lake Union and by Judkins Park. See Exhibit 1.2-1.
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Exhibit 1.2-1	 Study Area

Source: BERK, 2021.
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1.3  Planning Context & Outreach

1.3.1 Emerging Factors Affecting Seattle’s MICs
MICs are regional designations and are defined in the City’s Comprehensive Plan as home 
to the city’s thriving industrial businesses. Like urban centers, they are important regional 
resources for retaining and attracting jobs and for maintaining a diversified economy. Seattle’s 
manufacturing and maritime sectors generate middle-wage jobs that are cornerstones of a 
thriving and livable city. There are currently around 98,500 industrial jobs (2018) or about 15% 
of total jobs in the city—about two-thirds of these jobs are available with only a high school 
diploma, and over half of the jobs in the maritime sector are available to persons with no 
formal educational training. Average earnings per worker are over 70% of the Area Median 
Income (AMI) in the construction, aerospace/aviation, and logistics sectors, and a high number 
of jobs in logistics, maritime, and manufacturing sectors remain unionized and provide high 
quality benefits.

Since MICs were established in 1994 there have not been largescale alterations to their 
geographic boundaries. Today, zoning within MICs must be one of four industrial zones in the 
Seattle Municipal Code (SMC). Those zones regulate the uses and activities that can take place 
in industrial areas, limiting them to prioritize manufacturing and industrial activities envisioned 
by the comprehensive plan. While manufacturing and maritime sectors today are strong, 
emerging factors affecting them include those listed below. See Chapter 2 for a description of 
each of the emerging factors:
	� Pressures to convert Industrial lands
	� Emerging technologies and processes
	� Unintended development
	� Pending port, transportation, and new industrial building typology
	� Environment and climate change
	� Equity and accessibility

1.3.2 Equity & Environmental Justice
The study area includes territories of indigenous tribes; Euro-American settlement and 
industrial development altered the natural character of this area and impacted tribal treaty 
rights. Since settlement the study area has had a growing industrial and maritime economy 
connected to the Puget Sound Region and West Coast. 

Current conditions information indicates that the study area contains few housing units but 
is bordered by residential areas and nearby schools; the study area also contains parks that 
visitors use. These residents and users of the study area have a higher relative exposure to air 
emissions, noise, and light and glare. Some lands in the study area contain hazardous waste or 
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cleanup sites. These environmental conditions also affect the large numbers of workers that 
come every day to the study area and then commute to homes either elsewhere in Seattle or in 
King County and beyond.

Equity and environmental justice are considered throughout the EIS. Chapter 2 describes 
existing environmental justice principles and actions that are under consideration as the 
alternatives are reviewed.

Section 1.7 addresses findings of the alternatives and relationship to environmental justice 
and equity. Chapter 3, Section 3.8 addressing land use includes an overview of past land use 
policies and other actions that had inequitable outcomes. 

1.3.3 Mayor’s Industrial & Maritime Strategy
In 2019 Mayor Durkan convened an Industrial and Maritime Strategy Advisory Council to chart 
a blueprint for the future of industrial land in Seattle with a focus on providing equitable access 
to high-quality, family-wage jobs and entrepreneurship opportunities. The Advisory Council 
included representation from citywide stakeholders and stakeholders from four neighborhood 
subareas. Stakeholders represented a diverse range of interests including maritime and 
industrial businesses, labor, residents of adjacent neighborhoods, developers, and industry 
groups. 

In May 2021 the Advisory Council recommended 11 broad strategy statements to guide future 
actions to support the maritime and industrial sectors, and advance equitable access to family-
wage employment, particularly for Black, Indigenous, and people of color (BIPOC) youth. 
Chapter 2 describes the Advisory Council process and recommendations, and the Mayor’s 
Industrial and Maritime Strategy Report is at Appendix B. 

The key land use recommendations of the stakeholders informed the EIS alternatives.

1.4  SEPA Process

1.4.1 Environmental Review 

Process
Under SEPA agencies conduct environmental review of actions that could affect the 
environment. For actions that have the potential for significant impacts, preparation of an EIS 
is required. An EIS is a useful tool that provides detailed information to the public, agencies, 
tribes, and City decision-makers about the environmental effects of a plan or project before a 
decision is made.
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The EIS process involves the following steps: (1) scoping the contents of the EIS with agencies, 
tribes, and the public; (2) preparing a draft EIS with a comment period; (3) responding to 
comments and developing a preferred alternative; and (4) developing legislation. With the 
issuance of the Draft EIS, the EIS process is in phase 2. See Exhibit 1.4-1.

Exhibit 1.4-1	 EIS Process

(4) PROPOSED 
LEGISLATION

Summer/
Fall 2022

(2) DRAFT EIS
December 2021

45-Day
Comment Period

(1) SCOPING
Summer 2021

30-Day 
Comment Period

(3) FINAL EIS
Spring/

Summer 2022
Responds to Comments

Evaluates Preferred 
Alternative

Source: BERK, 2021.

Non-Project EIS
This document is a non-project EIS that analyzes the proposals and alternatives broadly across 
the study area. See Exhibit 1.4-2 below for features of a non-project EIS. SEPA identifies that 
a non-project EIS is more flexible and studies a range of alternatives comparatively to support 
the consideration of plans, policies, or programs (WAC 197-11-442). A non-project EIS does not 
provide site-specific detailed analysis.

Exhibit 1.4-2	 Comparison of Project and Non-Project Environmental Review

Feature Project Environmental Review
Non-Project Environmental Review 
(WAC 197-11-442, -774)

Location Site-specific Areawide 

Analysis Level of Detail Detailed Broad / order-of-magnitude

Alternatives Specific construction proposals Conceptual based on vision

Mitigation Specific, alters project, project 
proponent responsibility

Broader; changes policies, plans, or code. 
City or future developer responsibility.

Future Environmental Review No additional SEPA review Subject to additional SEPA Review

Source: WAC 197-11-442, 2021; BERK, 2021.
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1.4.2 Public Comment Opportunities

Scoping 
The scoping process is intended to identify the range of potential significant impacts on the 
built and natural environment that should be considered and evaluated in the EIS. The City 
issued a Scoping Notice on July 8, 2021 with a 30-day public comment period that ran through 
August 9, 2021. Virtual scoping meetings were held during the comment period at 9:00 a.m. 
on July 21 and 6:00 p.m. on July 26, 2021. The City also published an information website and 
online survey as part of scoping. 

The input received during the scoping period included:
	� Written Comments: 105 letters and emails by 103 commenters
	� Survey: 46 participants
	� Public meeting participants: 7 participants 

See Appendix A for the scoping report. 

As part of scoping, the City identified a range of topics to explore in the EIS:
	� Natural and Biological Resources and Resiliency: Soils/Geology, Air Quality/Greenhouse 

Gas, Water Resources, Plants and Animals 
	� Environmental Health and Compatibility: Contamination, Noise, Light and Glare
	� Working, Living, and Mobility: Land and Shoreline Use, Housing, and Transportation
	� Cultural and Recreational Resources: Historic, Archaeological & Cultural Resources, Open 

Space and Recreation
	� Public Services and Utilities: Police, Fire, Schools, Libraries, Wastewater, Stormwater, and 

Power

Scoping comments indicated that air quality/greenhouse gas, contamination, transportation, 
and land and shoreline use were most important to address in the EIS. Commenters also gave 
input on alternatives to be studied, typically by indicating which of the scoping alternatives fit 
their views of the area or properties, or requesting adjustments. In response to the scoping 
comments one alternative was modified to include an evaluation of potentially increasing the 
size of use limit on indoor recreation facilities from 10,000 square feet to 50,000 square feet. A 
full response to scoping comments can be found in the Scoping Report. 

Draft EIS
This Draft EIS identifies environmental conditions, potential impacts, and measures to reduce 
or mitigate any unavoidable adverse impacts that could result from an update to policies and 
zoning for Seattle’s maritime and industrial sectors. The Draft EIS alternatives and topics were 
developed based on a review of scoping comments and prior Industrial and Maritime Strategy 
engagement results.
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Port of Seattle

Public and agency comments are invited on this Draft EIS. Written and verbal comments are 
invited during the 45-day public comment period following issuance of this Draft EIS. The City 
will hold future public engagement events during or following the 45-day comment period to 
help refine its preferred alternative. Public comments will be considered and addressed in the 
Final EIS. Please see the Fact Sheet at the beginning of this Draft EIS for the dates of the public 
comment period and public meeting. Meetings and comment periods regarding the proposals 
are described on the City’s project webpage: Industrial and Maritime Strategy—OPCD | seattle.
gov.

Final EIS & Proposed Legislation
A Final EIS will be issued in 2022 and will include responses to public comments received during 
the Draft EIS comment period. Following the EIS process, the City will develop specific policy 
and zoning proposals that will be the subject of public meetings and public hearings by the City 
Council.
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1.5  Objectives, Proposal, & Alternatives

1.5.1 Objectives
The State Environmental Policy Act (SEPA) requires a statement of proposal objectives and the 
purpose and need to which the proposal is responding. Alternatives are different means of 
achieving the objectives.

The proposal would update Comprehensive Plan policies concerning industrial land and update 
the city’s industrial zoning. The objectives behind this proposal are multi-faceted and seek to 
address the City’s industrial and maritime sectors holistically. The objectives are informed by 
the recommendations of an Industrial and Maritime Strategy stakeholder process. Objectives 
are identified in four overlapping categories of people, place, and production and process. See 
Exhibit 1.5-1.

Exhibit 1.5-1	 Objectives of the Proposal

People

A. Increase the quantity of living wage jobs generated from activity on Seattle’s currently designated industrial lands. 

B. Improve equitable access to the living wage jobs from these lands by increasing the proportion of the jobs held by: 
racial minorities, women, and persons without traditional 4-year college diplomas.

C. Improve environmental health for people who live or work in or near industrial areas—especially at transitions to 
residential areas or urban villages.

Place

D. Provide long-term predictability to stakeholders that will support renewed investment in facilities, buildings, and 
infrastructure.

E. Promote mutually reinforcing mixes of activities at the transitions between industrial areas and urban villages or 
residential neighborhoods.

F. Support industrially compatible employment dense transit oriented development at existing and future high 
capacity transit stations. 

G. Increase access to workforce and affordable housing for employees in industrial maritime sectors, without creating 
land use conflicts that displace industrial uses. 

Production

H. Position Seattle’s industrial areas to respond competitively to new industrial and manufacturing processes and 
practices.

I. Ensure available and adequate locations for components of regional and statewide supply chains and regional 
economic clusters.

J. Increase the amount and accessibility of space for prototyping, entrepreneurship, and business incubation. 

K. Strengthen economic resiliency with the capacity to produce products locally and ensure stable distribution networks.

Process

L. Develop Comprehensive Plan policies based on the Industrial and Maritime Strategy. 

M. Develop a subarea plan for the MICs that supports VISION 2050, accommodates growth targets, and the Puget 
Sound Regional Council Regional Centers Framework for MICs.

Source: City of Seattle, 2021.
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1.5.2 Proposal
The proposal considers Comprehensive Plan policy amendments and changes to zoning and 
development standards that could help meet the objectives defined in Section 1.5.1. The EIS 
includes three future of industry alternatives (alternatives 2, 3, and 4) that would make different 
geographic combinations of zoning changes and degrees of change to development standards 
in industrial zones. A No Action Alternative with no changes to policies or zoning is also 
considered. The EIS addresses land use compatibility, and consistency with City and State plans 
and regulations.

1.5.3 Land Use Concepts
The future of industry alternatives (alternatives 2, 3, and 4) would apply proposed new land use 
concepts that are based on community input and intended to respond to issues, challenges, and 
opportunities for the maritime and industrial sectors and adjacent communities. The application 
of the concepts in the study area is provided in areawide maps in Section 1.5.5 through 1.5.8. 
Close ups of the land use/zoning maps are in Appendix C Alternative Future Land Use Zoning 
Maps.

Three proposed land use concepts are integrated to different degrees in the future of industry 
alternatives and include:

Maritime, Manufacturing, 
and Logistics (MML) 	

Industry and  
Innovation (II) �

Urban  
Industrial (UI)

A description of concept is provided below and following that a full description of each 
alternative and how it assimilates the land use concepts.
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 Maritime, Manufacturing, and Logistics (MML)
The Maritime, Manufacturing, and Logistics (MML) land use concept would intend to strengthen 
established economic clusters and expand equitable access to jobs. Seattle’s industrial areas 
host valuable economic clusters including fishing, logistics, maritime, aerospace, brewing 
and distilling, and others that depend on access to water or other irreplaceable supporting 
infrastructure. MML would be applied in locations near such infrastructure and would 
strengthen the policy and zoning protections for maritime and industrial uses. See Exhibit 1.5-2.

Exhibit 1.5-2	 Maritime Manufacturing and Logistics Proposed Land Use Concept

Challenges Addressed Features/Development Standards

	� Market pressure for conversion away 
from industrial land.

	� Vulnerabilities due to the 
interdependence of business within 
clusters.

	� A pattern of “one off” zoning decisions 
that have removed industrial land.

	� Encroachment of non-industrial uses 
in industrial zones.

	� Strictly limit allowable uses to industrial, manufacturing, maritime and 
similar uses.

	� Do not allow new residential uses.
	� Strict maximum size of use limits on non-industrial uses such as retail, 

office, and restaurants.

Source: City of Seattle, 2021.
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 Industry and Innovation (II) 
The Industry and Innovation (II) land use concept would intend to support economic innovation 
and capitalize on emerging opportunities including expanded or new light rail stations in 
industrial areas. It would intend to support emerging formats for industrial activity that are more 
design and research oriented than traditional industrial uses. It would intend to introduce nodes 
of high-density employment and multi-modal access near transit. Industry and Innovation would 
also intend to encourage new investment in high quality industrial space. See Exhibit 1.5-3.

Exhibit 1.5-3	 Industry and Innovation Proposed Land Use Concept

Challenges Addressed Features/Development Standards

	� Industrial zoning hasn’t been updated 
to reflect contemporary industrial 
methods.

	� Lack of new investment (buildings & 
infrastructure) in industrial areas.

	� Integration of high-capacity transit in 
industrial areas (ST3).

	� High rent for office and tech uses 
make it difficult for industrial 
businesses to find space affordable to 
them.

	� Lower density of jobs in distribution / 
warehouse uses.

	� An incentive structure allowing some non-industrial office or 
technology uses if a new bona-fide industrial space is included in the 
same development. Industrial uses would be likely to locate on the 
ground floor and/or second floor.

	� A substantial increase in allowed floor area and height limits compared 
to existing industrial zones that would allow dense multi-story 
buildings.

	� Minimum construction standards for bona-fide industrial space such 
as freight elevators, minimum clear ceiling heights, and load-bearing 
floors.

	� Standards for pedestrian and cyclist-oriented frontage improvements.
	� Vehicle parking maximums and strong commute trip reduction 

program requirements.

Source: City of Seattle, 2021.
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 Urban Industrial (UI) 
The Urban Industrial (UI) land use concept would intend to foster vibrant districts that support a  
mix of local manufacturing, production, arts, and a sense of place. Urban Industrial would 
be located in areas adjacent to Seattle’s designated urban villages. UI would intend to create 
thoughtful integration between the edges of Seattle’s MICs and adjacent neighborhoods. It would 
seek to improve environmental health, walkability, and comfort in these areas. The UI concept 
would seek to leverage the industrial aesthetic, including adaptive reuse of buildings. In some 
alternatives, UI could allow a limited amount of new industry-supportive housing. See Exhibit 1.5-4.

Exhibit 1.5-4	 Urban Industrial Proposed Land Use Concept

Challenges Addressed Features/Development Standards

	� Environmental health impacts that 
affect residents near industrial areas.

	� Uncomfortable conditions for 
pedestrians, cyclists, and transit riders.

	� Strong demand for worker housing 
near jobs.

	� Lack of small or affordable space for 
makers, creatives, and artists.

	� Strict maximum size of use limits for stand-alone non-industrial uses.
	� Flexibility for larger size of use for retail or office space that is 

combined with a production or making use on-site.
	� A moderate increase in allowed floor area compared to existing 

industrial zones.
	� Development standards such as setbacks and landscaping that are 

more urban in nature, compared to the existing industrial buffer 
zones.

	� Standards for pedestrian and cyclist-oriented frontage improvements.
	� Expanded allowances for limited industry-supportive housing such as 

caretakers’ quarters and maker studios (alternatives 3 and 4 only).

Source: City of Seattle, 2021.
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Comprehensive Plan Policy Amendments
The Action Alternatives include new goals and policies relating to the industrial and maritime 
sectors that would be adopted into the City’s Comprehensive Plan. The proposed amendments 
would establish a new land use framework to implement the concepts discussed above, and 
new policies concerning transition to clean fuels. 

Below is a summary for how the new policies would be integrated into the existing 
Comprehensive Plan. Specific draft goal and policy language can be found in Appendix D.
	� Add two new land use Goals in the industrial areas section, in addition to existing Land Use 

Goal 10:
	à Support employment-dense activities and emerging industries that require greater 

flexibility in the range of on-site uses and activities.
	à Develop transitions between industrial areas and adjacent neighborhoods that support 

healthy communities, reduce adverse environmental impacts, and minimize land use 
conflicts.

	� Introduce new land use Policies that would support implementation of the new goals. 
Policy amendments would include a new land use framework for the MML, II, and UI zones, 
establishing their intent and purpose and locational guidance.

	� Introduce a new policy to limit changes in MIC boundaries to major updates of the 
Comprehensive Plan or following a comprehensive city-led study.

	� Establish the city’s intent to work with owners or future owners of the Washington Oregon 
Shippers Cooperative Association (WOSCA) and Interbay Armory sites on a master planning 
process for future reuse according to the goals and policies for MICs.

	� Introduce new or strengthened policies into chapters of the Comprehensive Plan that 
may include the Transportation, Environment, or Container Port elements encouraging 
transitions to clean fuels and decarbonization of industrial and maritime activities.
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Port of Seattle

Manufacturing Industrial Center Subarea Plan
The Puget Sound Regional Council’s VISION 2050 and the Regional Centers Framework calls 
for jurisdictions to adopt subarea plans for regional centers. The City of Seattle anticipates 
updating existing subarea plans for the two MICs that were prepared in the late 1990s.

The subarea plans should provide or address:
	� A Center Plan Concept/Vision and be the product of Regional Collaboration
	� Demonstrate Environmental Protection, Climate Change Adaptation and Mitigation, and 

Vulnerable Community Protection
	� Center Size and Boundaries and Land Use / Development Patterns

	à Industrial Employment Centers should have at least 10,000 existing jobs and plan for at 
least 20,000 jobs.

	à Regional manufacturing/industrial centers must retain a minimum 50% industrial 
employment.

	à The plan should include policies and identify programs that retain at least 75% of 
industrially zoned land for core industrial uses (e.g., manufacturing, transportation, 
warehousing, and freight).

	� Economy and Market Potential
	� Multimodal and Intermodal Transportation 
	� Public Services
	� Innovation, Engagement, and Racial Equity	

More information and evaluation are included in Section 3.8 Land & Shoreline Use addressing 
the relationship of the alternatives to plans and policies.
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1.5.4 Regulatory Concepts
In the Action Alternatives, the proposal would implement the land use concepts by applying 
new Maritime Manufacturing and Logistics (MML), Industry and Innovation (II), and Urban 
Industrial (UI) zones. The new zones would replace existing industrial zones on the official land 
use map, and the new zones would be new development standards in the text of the Seattle 
Municipal Code. The new zones would have the intention of achieving the features of the 
proposed land use concepts. 

Exhibit 1.5-5 is a brief overview of the proposed zones. A more complete description of the 
zones and how they would work to a level of detail sufficient for assessing environmental 
impacts is found in Chapter 2.

Exhibit 1.5-5	 Development Standards by Land Use Concept

Development 
Standard

Maritime Manufacturing 
and Logistics (MML)

Industry and  
Innovation (II)

Urban  
Industrial (UI)

Locational 
Criteria

	� Within a M/IC.
	� Large parcel sizes.
	� Proximate to water and 

port facilities.
	� Proximate to rail or other 

freight infrastructure.
	� Buffered from urban 

villages and residential 
zones.

	� Within ¼–½ mile walkshed 
of an existing or planned 
high capacity transit 
station.

	� Within a MI/C or land 
previously in an industrial 
zone outside a MI/C.

	� Within a designated M/
IC, or an area with existing 
industrial/manufacturing/
maritime uses.

	� Proximate to an urban 
village, or an existing 
agglomeration of 
residential uses.

Summary 	� Wide range of light and 
heavy industrial uses 
permitted.

	� Strict size of use and 
maximum FAR limits for 
non-industrial uses.

	� Maximum FAR of 2.5, 
similar to existing 
industrial zones.

	� An incentive bonus system 
allowing dense non-
industrial employment 
uses contingent on the 
construction of bona-fide 
new light industrial space. 

	� Substantially higher height 
limits and FAR limits than 
existing industrial zones.

	� No expansion of housing 
allowances in any 
alternative.

	� Increased allowances 
for ancillary retail and 
restaurant spaces with on-
site industrial uses. 

	� Higher FAR limits than 
existing industrial zones, 
and decreased setback 
requirements for more 
urban structures.

	� Increased multi-modal 
frontage improvement 
requirements and urban 
landscaping requirements.

	� Expansion of some limited 
industry-supportive 
housing allowances in alts. 
3 and 4 only.

Source: City of Seattle, 2021.
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1.5.5 Alternative 1—No Action
The No Action Alternative is required by SEPA. No change to current Comprehensive Plan 
policies, development standards, or zoning maps are included under this alternative. The 
existing zone classifications established in 1987—the Industrial General (IG1 and IG2) zones, 
the Industrial Commercial (IC) zone, and the Industrial Buffer (IB) zone—would remain. IG 
is the core industrial zone that prioritizes industrial and maritime uses and covers most of 
the MICs. IC allows for a mix of industrial and commercial activities, but in recent years has 
been developed primarily with office and commercial uses. IB offers development standards 
intended to buffer industrial uses from adjacent neighborhoods and includes a focus on 
setbacks, limited heights, and landscaping. See Exhibit 1.5-7. The No Action Alternative retains 
the following: 
	� No change to IG zones that cover 90% of industrially zoned areas. 
	� No change to IC zone that cover 5% of industrially zoned areas.
	� No change to IB zone that cover 5% of industrially zoned areas.
	� Residential uses are prohibited with the exception of one caretaker quarters per industrial 

business, artist studio housing in existing structures, and housing that predates industrial 
zoning.

See Exhibit 1.5-6 with acres and percent of zones.

Exhibit 1.5-6	 Alternative 1—No Action Zoning Districts (Acres)

Zoning Districts Acres Share

Industrial General (IG1/IG2) 6,273 90.4%

Industrial Buffer (IB) 316 4.6%

Industrial Commercial (IC) 347 5%

Total 6,936 100%

Source: WAC 197-11-442; BERK, 2021.
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Port of Seattle

The City of Seattle will be planning for total citywide job growth of 169,500 jobs over the 20-year 
planning horizon. Employment growth of 23,500 projected under Alternative 1 in the study area 
would represent about 14% of total citywide job growth. The study area contains the MICs and 
additional industrial zoned areas outside of MICs. The 14% share of total citywide job growth 
under Alternative 1 is an increase to the share of job growth planned for industrial areas during 
the previous Seattle 2035 20-year planning horizon, which estimated 8% of the city’s job growth 
in MICs (and not including industrial zoned lands outside of MICs). 

Current jobs are majority industrial (55%). The total number of jobs is expected to increase by 
23,500 with just over half of that industrial. When added to base jobs, the share of industrial 
jobs in 2044 would slightly decrease (54%). The current number of dwellings is small and is only 
projected to increase by 75 units, assumed to be caretakers’ units and artist/studio quarters. 
Detailed summaries of projected employment mix and housing by sub-areas are included in 
Chapter 2. 

Under Alternative 1—No Action, most industrial jobs as well as total jobs are located in the 
SODO/Stadium and Georgetown/South Park subareas, with less in the Ballard, Interbay Dravus, 
and Interbay Smith Cove subareas.
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1.5.6 Alternative 2—Future of Industry Limited
Alternative 2—Future of Industry Limited applies the proposed land use concepts with relatively 
less Industry and Innovation and Urban Industrial than the other two Action Alternatives. See 
Exhibit 1.5-9.

Alternative 2 proposes the following:
	� Updates industrial land use policies to anticipate future innovations and trends. 
	� Strengthens protections for industrial uses in MML zone covering 90% of industrial lands.
	� Applies a mix of II and UI zone concepts in 10% of current MIC areas, including an estimated 

¼ mile from light rail stations.
	� No expansion of housing allowances.
	� Does not remove any land from MICs.

See zoning district acres in Exhibit 1.5-8.

Exhibit 1.5-8	 Alternative 2—Future of Industry Limited Zoning Districts (Acres)

Zoning Districts Acres Share

 Maritime, Manufacturing, and Logistics (MML) 6,251 90.1%

 Urban Industrial (UI) 222 3.2%

 Industry and Innovation (II) 463 6.7%

Total 6,936 100%

Source: WAC 197-11-442; BERK, 2021.

The total number of jobs is expected to increase by 34,400 with 72% of that industrial in nature; 
the total share of industrial jobs in 2044 would increase from 55% in 2018 to 60% in 2044. 
Employment growth of 34,400 projected under Alternative 2 in the study area would represent 
about 20% of total citywide job growth that the City would be planning for during the 20-year 
planning horizon. This would represent a shift of a moderately greater share of the city’s 
expected employment growth into industrial areas compared to past trends and the previous 
20-year Comprehensive Plan planning horizon.

The number of dwellings is projected to increase by 80 units and assumed to be caretakers’ 
quarters and some artist/studios.
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1.5.7 Alternative 3—Future of Industry Targeted
Alternative 3—Future of Industry Targeted applies the proposed land use concepts with a 
greater share of Industry and Innovation and Urban Industrial than Alternative 2. See Exhibit 
1.5-11.

Alternative 3 proposes the following:
	� Updates industrial land use policies to anticipate future innovations and trends. 
	� Strengthens protections for industrial uses in MML zones covering 86% of industrial lands.
	� Applies a mix of II and UI zone concepts in 14% of current MIC areas, including an estimated 

½ mile from light rail stations.
	� Expansion of limited industry-supportive housing in UI zone concept.
	� Removes focused land in Georgetown/South Park from MICs.

Acres by zoning are shown in Exhibit 1.5-10.

Exhibit 1.5-10	 Alternative 3—Future of Industry Targeted Zoning Districts (Acres)

Zoning Districts Acres Share

 Maritime, Manufacturing, and Logistics (MML) 5,968 86.0%

 Urban Industrial (UI) 426 6.1%

 Industry and Innovation (II) 516 7.4%

 Mixed-Use Commercial 26 0.4%

Total 6,936 100%

Source: WAC 197-11-442; BERK, 2021.

The total number of jobs would increase by 57,400 with 60% of those industrial jobs; the total 
share of industrial jobs in 2044 would slightly decrease from 55% in 2018 to 54% in 2044. This 
level of employment growth would shift a sizeable share of Seattle’s total employment growth 
into MICs compared to historic growth rates in MICs. Employment growth of 57,400 projected 
under Alternative 3 in the study area would represent about 34% of total citywide job growth that 
the City is planning for during the 20-year planning horizon. This would represent a substantial 
shift of the total share of the city’s expected employment growth into MICs and industrial areas 
compared to past trends and the previous 20-year Comprehensive Plan planning horizon.

The number of dwellings is projected to increase by 610 units, with a combination of caretakers’ 
quarters and makers studios under modified allowances for industry-supportive housing in the 
UI zone. 

In addition to the housing in industrial zones, some more new housing would result in focused 
areas in Georgetown and South Park that would be removed from the MIC and placed in a 
mixed-use zone. This would result in a total of 1,078 housing units over the study time horizon 
on land that is removed from industrial zoning under Alternative 3. 
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1.5.8 Alternative 4—Future of Industry Expanded
Alternative 4—Future of Industry Expanded applies the proposed land use concepts with 
a greater share of Industry and Innovation and Urban Industrial than Alternative 2. This 
alternative expands limited housing allowances compared to Alternative 3. See Exhibit 1.5-13.

Alternative 4 proposes the following:
	� Updates industrial land use policies to anticipate future innovations and trends.
	� Strengthens protections for industrial uses in MML zones covering 87% of industrial lands.
	� Applies a mix of II and UI zone concepts in 13% of current MIC areas, including an estimated 

½ mile from light rail stations.
	� Expansion of limited industry-supportive housing in UI zone concept.
	� Removes focused land in Georgetown/South Park from the MIC.
	� Increases maximum size of use limit for indoor sports and recreation uses.

The zoning districts by acres is listed in Exhibit 1.5-12. 

Exhibit 1.5-12	 Alternative 4—Future of Industry Expanded Zoning Districts (Acres)

Zoning Districts Acres Share

 Maritime, Manufacturing, and Logistics (MML) 6,035 87.0%

 Urban Industrial (UI) 279 4.0%

 Industry and Innovation (II) 600 8.7%

 Mixed-Use Commercial 22 0.3%

Total 6,936 100%

Source: WAC 197-11-442; BERK, 2021.

The total number of jobs would increase by 59,200 with 49% of those industrial jobs; the total 
share of industrial jobs in 2044 would slightly decrease from 55% in 2018 to 53% in 2044. Like 
Alternative 3, this level of employment growth would shift a sizeable share of Seattle’s total 
employment growth into MICs compared to historic growth rates in MICs. Employment growth 
of 59,500 projected under Alternative 4 in the study area would represent about 35% of total 
citywide job growth that the City would be planning for during the 20-year planning horizon. 
Similar to Alternative 3, this would represent a substantial shift of the total share of the city’s 
expected employment growth into MICs and industrial areas compared to past trends and the 
previous 20-year Comprehensive Plan planning horizon. 

The number of dwellings is projected to increase by 2,195 units, with a combination of 
caretakers’ quarters and makers studios under modified allowances for industry-supportive 
housing in the UI zone.
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1.5.9 Comparison of Alternatives
Exhibit 1.5-14 below summarizes the four alternatives studied in this EIS. In summary, 
the alternatives are arranged with an increasing degree of land use change from 1 to 4, 
with Alternative 4 having the greatest degree of change. Higher number alternatives have 
larger geographic areas rezoned to the II or UI zone, and greater magnitudes of projected 
employment growth. A legislative proposal will be developed once the EIS process is complete 
which will likely be a hybrid of the alternatives described below.

Exhibit 1.5-14	 Summary of Land Use Concepts by Alternatives

No Action 
Alternative

New Land 
Use Concepts

Alt 2—Future of 
Industry Limited

Alt 3—Future of 
Industry Targeted

Alt 4—Future of 
Industry Expanded

Industrial 
General Zones: 
90% of land area

 Maritime 
Manufacturing 
and Logistics 
(MML) Zone

90% with stronger 
protections.

86% with stronger 
protections.

87% with stronger 
protections.

Industrial 
Commercial 
Zones: 5% of land 
area

 Industry 
and Innovation 
(II) Zone

7% of land area. 
Located up to 
approximately ¼ 
mile around transit 
stations and all land 
currently zoned 
industrial commercial.

7% of land 
area. Located 
approximately up 
to ½ mile around 
transit stations and 
all land currently 
zoned Industrial 
Commercial.

9% of land area. Located 
greater than ½ mile around 
transit stations and all land 
currently zoned Industrial 
Commercial. Includes land 
near potential Ballard ST3 
station and the Stadium 
ST3 station.

Industrial Buffer 
Zone: 5% of land 
area

 Urban 
Industrial (UI) 
Zone

3% of land area. 
Located generally 
in transition areas 
between MML 
or II zones and 
nonindustrial areas. 

6% of all land area. 
Expanded transition 
area in Ballard.

4% of land area. Expanded 
transition area in Stadium 
district.

Areas removed 
from MIC and 
placed in mixed-
use zone

None. Small nodes in 
Georgetown/South 
Park to advance 
community goals

Small nodes in 
Georgetown/South Park to 
advance community goals

Only new 
caretaker’s 
quarters, artist 
housing and 
existing non-
conforming: 
approx. 413 units

Housing in 
Industrial 
Zones

No expanded 
allowances. 

Expanded industry-
supportive in UI 
zones: approx. 610 
units.

Larger expansion of 
Industry-supportive in UI 
zones: approx. 2,195 units.

Lodging 
Prohibited

Stadium 
Overlay

No change. Allow lodging. All lodging with larger size 
of use limits.

Size of Use Limits Non-Industrial 
uses.

Expanded non-
industrial ancillary 
uses. Reduced stand-
alone non-industrial 
size of use limits.

Expanded non-
industrial ancillary 
uses. Reduced stand-
alone non-industrial 
size of use limits. 

Expanded non-industrial 
ancillary uses. Reduced 
stand-alone non-industrial 
size of use limits. Expanded 
size of use limit for indoor 
recreational facilities.

Ch.1	 Summary  ▪ Objectives, Proposal, & Alternatives

Seattle Industrial & Maritime Strategy ▪ December 2021 ▪ Draft Environmental Impact Statement� 1-28



No Action 
Alternative

New Land 
Use Concepts

Alt 2—Future of 
Industry Limited

Alt 3—Future of 
Industry Targeted

Alt 4—Future of 
Industry Expanded

MIC Subarea 
Plans

Current Plans Update MIC Subarea 
Plans per VISION 
2050.

Update MIC Subarea 
Plans per VISION 
2050.

Update MIC Subarea Plans 
per VISION 2050.

Comprehensive 
Plan Policies 

Current 
Policies 

Amend 
Comprehensive Plan 
Policies to establish 
new land use 
framework, limit MIC 
boundary changes 
to Periodic Update, 
establish City’s intent 
to work with State 
of Washington on a 
masterplan for the 
Armory and WOSCA 
Sites.

Amend 
Comprehensive Plan 
Policies to establish 
new land use 
framework, limit MIC 
boundary changes 
to Periodic Update, 
establish City’s intent 
to work with State 
of Washington on a 
masterplan for the 
Armory and WOSCA 
Sites.

Amend Comprehensive 
Plan Policies to establish 
new land use framework, 
limit MIC boundary 
changes to Periodic 
Update, establish City’s 
intent to work with State 
of Washington on a 
masterplan for the Armory 
and WOSCA Sites.

Source: City of Seattle, 2021; BERK, 2021.

A comparison of zoned acres is listed below. In all alternatives, the majority of the study area 
would be dedicated for industrial and manufacturing uses (IG or MML). Some areas zoned for 
industrial and manufacturing uses today would be designated instead for transitional zoning 
(UI) or dense employment (II) under the Action Alternatives. See Exhibit 1.5-15.

Exhibit 1.5-15	 Comparison of Alternatives by Land Use/Zoning Acres

Zoning Districts Alt 1 Land Use Concept Alt 2 Alt 3 Alt 4

Industrial General (IG1/IG2) 6,035  Maritime, Manufacturing, and Logistics (MML) 6,251 5,968 6,035

Industrial Buffer (IB) 279  Urban Industrial (UI) 222 426 279

Industrial Commercial (IC) 600  Industry and Innovation (II) 463 516 600

 Mixed-Use Commercial 22  26 22

Total 6,936  6,936 6,936 6,936

Source: WAC 197-11-442; BERK, 2021

Exhibit 1.5-16 summarizes total projected employment growth in the study area for the base 
year and by alternative, with a breakout of industrial1 and non-industrial employment. The 
No Action Alternative and all three of the Action Alternatives result in employment growth. 
Overall employment growth is strongest under alternatives 3 and 4, which would result in 58% 
and 60% employment growth from the base year of 2018 over the time horizon to 2044. This 

1 Industrial employment estimated based on the 2019 share of industrial employment by sector based on the 2015 PSRC Industrial 
Lands Study NAICs-based definition of industrial activities. This uses classification of what counts as an industrial job consistent with 
Puget Sound Regional Council criteria, including jobs in Information Computer Technology (ICT). Projections show strong job growth in 
ICT under the Action Alternatives. Consistency with PSRC classifications is appropriate given the need to fit VISION 2050 and Regional 
Centers Framework. A more conservative classification of which jobs are industrial, especially in ICT would show a steeper decline in the 
% of industrial jobs under most studied alternatives.
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would be substantially more job growth in Seattle’s MICs than has occurred in the last 20-year 
period due to the proposed changes. The overall number of industrial jobs would grow in all 
of the alternatives—ranging from +11,900 under No Action to +28,800 under Alternative 4. The 
percentage of the jobs that are industrial however would decrease incrementally from 55% in 
the base year to 53% under Alternative 4. See Exhibit 1.5-17.

Exhibit 1.5-16	 Industrial and Non-Industrial Job Share
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Source: City of Seattle, 2021; BERK, 2021.

Exhibit 1.5-17	 Share of Industrial and Non-Industrial Jobs
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Exhibit 1.5-18 shows percentage of employment growth by subarea to display which subareas 
would have relatively greater employment growth over the base amount. The north subareas 
of Ballard, Interbay Dravus, and Interbay Smith Cove would have the highest employment 
growth on a percentage basis, most notably under alternatives 3 and 4 where employment 
growth is projected to increase by over 70% for each of these three northern areas. 

While the greatest percent change in jobs is in the northern BINMIC subareas, the number of 
new jobs is greater in the Greater Duwamish MIC southern subareas.

Exhibit 1.5-18	 Percent Growth in Employment by Subarea
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1.5.10 Alternatives Considered & Not Carried Forward
Following scoping, the City made some adjustments to the alternatives (see Appendix A for the 
scoping report) such as considering the sizing of recreation uses in some zones. Other ideas 
were considered but not carried forward.

The City considered scoping comments requesting more extensive changes to MIC boundaries, 
or requests for zoning allowing residential or mixed-uses across the study area at particular 
sites, and considered an alternative that would have de-designated the BINMIC as a MIC. 
However, the city determined that these approaches would not be likely to advance towards 
the proposal’s objectives and would not be in keeping with the intent of City decisionmakers 
and policymakers. Therefore, the City largely retained the focus of alternatives on industrial 
and maritime purposes.
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	� The EIS represents an implementation action of the recently completed Industrial and 
Maritime Strategy and the alternatives are heavily informed by the recommendations of 
that strategy, including adding no significant new housing in industrial areas, and rather 
focusing primarily on industrial uses consistent with regional and city plans.

	� The proposal includes a policy change calling for collaborative master planning of the 
Armory site. The site is within the MIC, and the proposal is that updated MIC policies and 
industrial zone designations will apply to the site. Should the State and partners wish to 
pursue non-industrial future uses, that would have to be determined in the master plan in 
partnership with the City and other entities.

The EIS does consider a policy to allow for individual MIC boundary adjustments during the 
periodic review or during the annual amendment process.

1.6  Key Issues & Options

The key issues facing decision makers are summarized below:
	� Adjustments to land use regulation that will affect future industrial job growth, including the 

amount of growth and mix of job types.
	� The extent of industry-supportive housing—such as caretakers’ quarters and maker 

studios—and the best location for such housing.
	� Revisions to the MIC boundary in focused areas of Georgetown and South Park.
	� Level of investment in transitions between the MICs and adjacent residential neighborhoods 

or urban villages.
	� Level of investment within the MICs to address equity and environmental justice.
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