Background on Seattle Building Code (SBC) Section 510.10

In July 2015, the advisory committee for Seattle’s Housing Affordability and Livability
Agenda (HALA) provided a multi-pronged package of recommendations to then Mayor
Murray and City Council to address the housing affordability crisis in Seattle.

Multiple HALA recommendations were implemented including increasing the height limit in
certain zones to 85 feet. However, developers were unable to maximize the potential for
new housing in these zones given the code limits on wood frame construction types.
Typical multifamily residential construction consisting of 5 stories of Type VA wood
construction above a two-story Type IA concrete base is only permitted to 70 feet.

To bring down the cost of construction, an additional HALA recommendation was for the
city to consider building and fire code modifications to allow six stories of wood frame
construction. Cost statements at the time placed construction costs at $15/sf for wood
frame levels and $60-$70/sf more per floor of concrete. Combining 6 stories of Type IIIA
construction with podium provisions would allow wood frame construction to go taller. A
charette was held including developers, architects, engineers, fire code officials

and building code officials from Seattle and neighboring jurisdictions. Our directive was to
develop a code package that balanced structural system height limits, fire and life safety,
and cost.

IBC Section 510.5 contains special provisions requiring additional compartmentation as a
tradeoff to allow an increase in allowable height by 10 feet and allowable stories by one for
Groups R-1 and R-2 buildings in Type IlIA construction. IBC 510.5 requires the first floor
assembly above the basement to have a 3-hour rating and for the building to have 3,000
square foot compartments divided by fire walls.

SDCI started with the model code concepts in IBC 510.5 and provided additional
enhancements to allow larger compartments. The SBC 510.10 provisions can further be
combined with the 510.2 podium provisions resulting in 6 stories of Type IlIA wood frame
construction over 2 stories of Type IA concrete construction. The resulting SBC 510.10
provisions were adopted in July 2018.

Can the Single Exit provisions of SBC 1006.3.4 Item #7 be used in an

SBC 510.10 building?

Yes, you can. The SBC 510.10 and the “Seattle Special” single exit provisions (SBC
1006.3.4 #7) were developed independently. Nothingin our code prohibits design of a
510.10 building as a single exit. Compliance must be shown with all the single exit
provisions and all the 510.10 provisions.

Ardel Jala, SDCI Building Official
March 3, 2026


https://www.seattle.gov/documents/departments/hala/policy/hala_report_2015.pdf
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The buildings are separated with a horizontal assembly having a fire-resistance rating of not less than 2 hours.
The occupancies in the building below the horizontal assembly are limited to Groups B and M.
The occupancy above the horizontal assembly is limited to a Group S-2 open parking garage.
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The building below the horizontal assembly is of Type IA construction.

Exception: The building below the horizontal assembly shall be permitted to be of Type IB or II construction, but
not less than the type of construction required for the Group S-2 open parking garage above, where the building
below is not greater than one story in height above grade plane.

5. The height and area of the building below the horizontal assembly does not exceed the limits set forth in Section 503.

The height and area of the Group S-2 open parking garage does not exceed the limits set forth in Section 406.5. The
height, in both feet and stories, of the Group S-2 open parking garage shall be measured from grade plane and shall
include the building below the horizontal assembly.

7. Exits serving the Group S-2 open parking garage shall discharge at grade with direct and unobstructed access to a ||
street or public way and are separated from the building below the horizontal assembly by 2-hour fire barriers
constructed in accordance with Section 707 or 2-hour horizontal assemblies constructed in accordance with Section
711, or both.

((546-9)) 510.8 Multiple buildings above a horizontal assembly. Where two or more buildings are provided above the Aori-
zontal assembly separating a Group S-2 parking garage or building below from the buildings above in accordance with the
special provisions in Section 510.2, 510.3 or ((548-8)) 510.7, the buildings above the horizontal assembly shall be regarded as
separate and distinct buildings from each other and shall comply with all other provisions of this code as applicable to each
separate and distinct building.

[W]IS] ((548-5)) 510.9 Group R-1 and R-2 bu1ld1ngs of Type IIIA construction. For buildings of Type IIIA construction 1n * %k
Groups R-1 and R-2, the max1mum allowable he1ght in Table 504.3 shall be increased ((

3 ¢ at-b eased)) by one story where the first-floor assembly above the
basement has a f ire-resistance rating of not less than 3 hours and the floor area is subdivided by 2-hour fire-resistance-rated

fire walls into areas of not more than 3,000 square feet (279 m?).

S1510.10 Group R-2 buildings of Type IIIA construction. The height limitation for buildings of Type IIIA construction in
Group R-2 shall be increased to six stories where all of the following conditions are met:

1. The first story of Type IITA construction is separated from stories above with a horizontal assembly having a fire-resis-
tance rating of not less than 2 hours. Fire-resistance rated mass timber is permitted in the horizontal assembly and its
supporting structure.

All stories of Type IIIA construction greater than 6,000 gross square feet shall be subdivided into compartments, by 2-
hour fire-resistance rated fire walls, with areas of not more than 12,000 gross square feet.

Each compartment shall have an enclosed exit stairway, and a standpipe in accordance with Section 905.

Unprotected vertical openings. including unenclosed interior exit access stairways, shall not penetrate floor/ceiling
assemblies between stories of Type IITA construction or between stories of Type IITA and Type IA construction.

Mezzanines shall not be allowed in any story of the Type IITA construction.
The maximum total design dead load shall be 50 psf for all roof areas above the sixth story of Type IIIA construction.
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Note: The dead load shall be calculated as specified in Chapter 2 and Section 1606 of this code. | |

Note: The maximum total design dead load of 50 psf is permitted to be applied over the entire roof area above the sixth
story of Type IIIA construction.
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504.3 Height in feet. The maximum height, in feet, of a building shall not exceed the limits specified in Table 504.3.

Exception: Towers, spires, steeples and other rooftop structures shall be constructed of materials consistent with the
required type of construction of the building except where other construction is permitted by Section 1511.2.4. Such struc-
tures shall not be used for habitation or storage. The structures shall be unlimited in height where of noncombustible
materials and shall not extend more than 20 feet (6096 mm) above the allowable building height where of combustible
materials (see Chapter 15 for additional requirements).

[W][S] TABLE 504.3!
ALLOWABLE BUILDING HEIGHT IN FEET ABOVE GRADE PLANE?
TYPE OF CONSTRUCTION

C&%%?;é:?I)N See Type | Type I Type lll Type IV Type V
Footnotes A B A B A B A B c HT A B
NSP UL 160 65 55 65 55 65 65 65 65 50 40
A,B,E,F, M, S, U
S UL 180 85 75 85 75 270 180 85 85 70 60
c,d
H-1, H-2, H-3, H-5 NSS UL 160 65 55 65 55 120 90 65 65 50 40
Hod NS d UL 160 65 55 65 55 65 65 65 65 50 40
S UL 180 85 75 85 75 140 100 85 85 70 60
. NS§d-© UL 160 65 55 65 55 65 65 65 65 50 40
1-1 Condition 1, I-3
S UL 180 85 75 85 75 180 120 85 85 70 60
» Nséef | UL 160 65
1-1 Condition 2, 1-2 . 55 65 55 65 65 65 65 50 40
St UL 180 85
L4 NS € UL 160 65 55 65 55 65 65 65 65 50 40
S UL 180 85 75 85 75 180 120 85 85 70 60
NS¢ UL 160 65 55 65 55 65 65 65 65 50 40
R S13D 60 60 60 60 60 60 60 60 60 60 50 40

S13R 60 60 60 60 60 60 60 60 60 60 60 60

S UL 180 85 75 85 75 270 180 85 85 70 60

For SI: 1 foot = 304.8 mm.

UL = Unlimited; NS = Buildings not equipped throughout with an automatic sprinkler system; S = Buildings equipped throughout with an automatic sprinkler
system installed in accordance with Section 903.3.1.1; S13R = Buildings equipped throughout with an automatic sprinkler system installed in accordance
with Section 903.3.1.2; S13D = Buildings equipped throughout with an automatic sprinkler system installed in accordance with Section 903.3.1.3.

. See Chapters 4 and 5 for specific exceptions to the allowable height in this chapter.

. See Section 903.2 for the minimum thresholds for protection by an automatic sprinkler system for specific occupancies.

. New Group H occupancies are required to be protected by an automatic sprinkler system in accordance with Section 903.2.5.

The NS value is only for use in evaluation of existing building height in accordance with the International Existing Building Code.

. New Group I-1 and I-3 occupancies are required to be protected by an automatic sprinkler system in accordance with Section 903.2.6. For new Group I-1
occupancies Condition 1, see Exception 1 of Section 903.2.6.

New and existing Group I-2 occupancies are required to be protected by an automatic sprinkler system in accordance with Section 903.2.6 and Section
1103.5 of the International Fire Code.

. For new Group I-4 occupancies, see Exceptions 2 and 3 of Section 903.2.6.

. New Group R occupancies are required to be protected by an automatic sprinkler system in accordance with Section 903.2.8.

. -1, Condition 2 Assisted living facilities licensed per chapter 388-78A WAC and residential treatment facilities as licensed by Washington State under
chapter 246-337 WAC shall be permitted to use the allowable height above grade plane for R-2 occupancies.

j- A maximum of 12 inches of insulation may be added to the roof of an existing building without such additional height contributing to the building height.
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504.4 Number of stories. The maximum number of stories above grade plane of a building shall not exceed the limits speci-
fied in Table 504.4.
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[W] TABLE 504.4—continued
ALLOWABLE NUMBER OF STORIES ABOVE GRADE PLANE*®

TYPE OF CONSTRUCTION

CIS-\CS%lIJ:I’éI’:'cI':Ir)N See Type | Type I Type lll Type IV Type V
Footnotes A B A B A B A B C HT A B
X Ns¢ UL 11 4 4 4 4 4 4 4 4 )4 2
R-2 S13R 4 4 4 4 3
S UL 12 5 5 5 5 18 12 8 5 (4) 5 3
NS¢ UL 11 @n4| 3
, S13D 2 2 4 4 4 4 4 4 4 4 3 3
R3 SI3R 4 4 4 4
S UL 12 5 5 5 5 13 12 5 5 [@)s]| 4
NS¢ UL 11 3 2
Ru4b S13D 4 4 4 4 4 4 4 4 4 4 3 2
S13R 4 4 4 3
S UL 12 5 5 5 5 18 12 5 5 4 3
S-1 NS UL 11 4 2 3 2 4 4 4 4 3 1
S UL 12 5 4 4 4 10 7 5 5 4 2
S NS UL 11 5 3 4 3 4 4 4 5 4 2
S UL 12 6 4 5 4 12 8 5 6 5 3
U NS UL 5 4 2 3 2 4 4 4 4 2 1
S UL 6 5 3 4 3 9 6 5 5 3 2

UL = Unlimited; NP = Not Permitted; NS = Buildings not equipped throughout with an automatic sprinkler system; S = Buildings equipped throughout with

an automatic sprinkler system installed in accordance with Section 903.3.1.1; SI3R = Buildings equipped throughout with an automatic sprinkler system

installed in accordance with Section 903.3.1.2; S13D = Buildings equipped throughout with an automatic sprinkler system installed in accordance with

Section 903.3.1.3.

a. See Chapters 4 and 5 for specific exceptions to the allowable height in this chapter.

. See Section 903.2 for the minimum thresholds for protection by an automatic sprinkler system for specific occupancies.

. New Group H occupancies are required to be protected by an automatic sprinkler system in accordance with Section 903.2.5.

. The NS value is only for use in evaluation of existing building height in accordance with the International Existing Building Code.

. New Group I-1 and I-3 occupancies are required to be protected by an automatic sprinkler system in accordance with Section 903.2.6. For new Group I-1
occupancies, Condition 1, see Exception 1 of Section 903.2.6.
New and existing Group I-2 occupancies are required to be protected by an automatic sprinkler system in accordance with Section 903.2.6 and 1103.5 of
the International Fire Code.

. For new Group I-4 occupancies, see Exceptions 2 and 3 of Section 903.2.6.

. New Group R occupancies are required to be protected by an automatic sprinkler system in accordance with Section 903.2.8.
Group I-1, Condition 2. Assisted living facilities licensed per chapter 388-78 A WAC and residential treatment facilities as licensed by Washington State
under chapter 246-337 WAC shall be permitted to use the allowable number of stories above grade plane for R-2 occupancies.
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SECTION 505
MEZZANINES AND EQUIPMENT PLATFORMS

[W] 505.1 General. Mezzanines shall comply with Section 505.2. Equipment platforms shall comply with Section 505.3.

Exception: [ofts in Group R occupancy dwelling units and sleeping units shall be permitted to comply with Section
420.14, subject to the limitations in Section 420.14.1.

Interpretation 1505.1: Mezzanines within individual dwelling units shall not be located above other dwelling units or
common space other than corridors.

[S] 505.2 Mezzanines. A mezzanine or mezzanines in compliance with Section 505.2 shall be considered a portion of the story
below. Such mezzanines shall not contribute to either the building area or number of stories as regulated by Section 503.1. The
area of the mezzanine shall be included in determining the fire area. The clear height above and below the mezzanine floor
construction shall be not less than 7 feet (2134 mm).

505.2.1 Area limitation. The aggregate area of a mezzanine or mezzanines within a room shall be not greater than ((ene-
third)) one-half of the floor area of that room or space in which they are located. The enclosed portion of a room shall not be
included in a determination of the floor area of the room in which the mezzanine is located. In determining the allowable
mezzanine area, the area of the mezzanine shall not be included in the floor area of the room.
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