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SUBJECT:  An ordinance adopting the Uniform Codes for application in King County, in accordance with RCW 19.27 and adopting supplemental amendments, additions and deletions to the Code necessary  for its application in King County.
BACKGROUND: 
Building codes are promulgated and published by three different model code organizations, each of which reflect the unique conditions of a particular region (i.e. the Northeast, the Southeast and the West).  The International Conference of Building Officials (ICBO) publishes the Uniform Building Code which is used in the western half of the U.S., and is the basis for the Washington State Building Code.  

The State Building Code (the Code) consists of the:  

· Uniform Building Code, 

· Uniform Mechanical Code, 

· Uniform Fire Code, and 

· Uniform Plumbing Code (please see Note below).

The State Building Code was first adopted by the State Legislature in 1975, based upon ICBO’s 1973 publication.  Prior to 1975, building codes were not state mandated and were left to the discretion of local jurisdictions (King County adopted by resolution its first uniform building code in 1947).  

Revised editions of the Uniform Building Code are published by ICBO approximately every three years, with new editions incorporating the changes approved since the last edition.  Since 1975, the State has updated the Uniform Building Code seven times (1987, 1989, 1990-1992, 1994 and 1997), and established the Washington State Building Code Council as the lead agency for the review and adoption of the State Uniform Building Code.  

The 1997 State Building Code was adopted on November 14, 1997, and has been in effect since July 1, 1998.   An effort to merge the three regional building code models has been underway since 1998 but thus far has not been completed.

The State Building Code provides minimum standards that must be met and enforced at local levels throughout the state.  Pursuant to RCW 19.27.040, King County may amend the State Building Code, provided the amendatory language maintains the minimum standards set by the State Building Code Council.  In other words, the local standards can be more restrictive but may be less restrictive only if it can demonstrated that minimum safety standards set by the state are maintained.  An example of this is in Section 64 (alternate braced wall panels) where the proposed ordinance would amend the statndard to allow for more flexibility in building design while maintaining structural safety.   

If the amendatory language affects single family or small (less than 4 units) multi-family residential buildings, the State Building Code Council must approve the language, prior to its implementation.

In addition to the State Building Code, Proposed Ordinance 2000-0602 also adopts and amends the 1997 editions of:

· the Uniform Housing Code (UHC)

· the Uniform Building Security Code (UBSC)

· the Uniform Code for the Abatement of Dangerous Buildings (UCADB)

While the adoption of these three codes is not required by the State Building Code Council, King County has historically adopted these codes in addition to the State Building Code.  The UHC, UBSC and UCADB are also published by the International Conference of Building Officials.

The State Building Code (all components) and the UHC, UBSC and the UCADB are referred to as “the Uniform Code” for King County. 

Note:  The state has adopted the 1997 version of the Uniform Plumbing Code.  Amendments to the state 1997 Uniform Plumbing Code were transmitted to the council by the Department of Health, Seattle-King County in 1999 via Proposed Ordinance 1999-0648.  That proposed ordinance was adopted as Ordinance 13665.  However, Ordinance 13665 adopted only revisions to fees and did not adopt the state 1997 version of the Uniform Plumbing Code.  A review of the county code (KCC 16.32) indicates that the 1991 Uniform Plumbing Code remains in effect.

SUMMARY: 
The modifications to the Uniform Codes proposed by Proposed Ordinance 2000-0602 are essentially similar to those adopted by King County for the 1994 Uniform Codes.  This ordinance will be codified in King County Code (K.C.C.) Title 16, Building and Construction Standards, and Title 17, Fire Code.  This ordinance also directs the clerk to re-codify K.C.C. Title 16 and place the separate uniform codes in their own chapter.

The following is a general summary of the proposed ordinance.  A more detailed summary matrix of the ordinance sections with substantive amendments is included as Attachment 2.  Note:  The attached summary does not contain information relative to the Uniform Mechnical Code or Uniform Building Security Code since these are proposed to be merely recodifed. 

Uniform Building Code (UBC) – administrative requirements:

· Added residential submerged mechanical boat lifts to items exempt from building permits. 

· Authorizes DDES to carry out:

· concrete slab and under floor inspections (UBC 108.5.3).

· lath or gypsum board inspections (UBC 108.5.5).

· Establishes Pre-Issuance Construction Authorization (PICA) program. 

· Provides code references for “General Use Pools” and “Limited Use Pools” and establishes the Department of Public Health as the regulatory authority.

· Updates Standard:

· 9-1 installation of Sprinkler systems to NFPA 13-1999.

· 9-2 Standpipe systems to NFPA 14-1996.

· 9-3 installation of sprinkler systems in R-3 Occupancy; four stories or less, to NFPA 13R-1999.

Uniform Building Code (UBC) – construction requirements:

· Clarifies requirements for infant daycare occupancies. 

· Defines infant as less than 30 months old. 

· Not allowed above the second floor.

· One hour separation from other uses.

· Fire alarm and sprinkler systems required.

· Exit doors equipped with panic hardware and open in the direction of travel.   

· Clarifies requirements for modified E (Educational) occupancies designated for non-ambulatory students.

· Install monitored sprinkler systems. 

· One hour separation from other uses.

· Provide at least two exits with loads of seven or more.

· Provide accessible exits.

· Install a fire alarm system throughout.

· Authorizes the building official to exempt emergency egress window or door in residential basement not containing a habitable space.   

· Buildings with sleeping units located higher than the reach of a fire truck ladder (35 feet) will have to meet code requirements for a true 4-story building, as defined in the code.  Examples:  emergency exiting and fire suppression.

· Ordinance 13564 created conflicts with the intent of the UBC as it pertains to the fire sprinkler requirements for licensed care facilities (LC).  The proposed ordinance establishes requirements for sprinklers in other LC occupancies as well as boarding homes. 

· Requires automatic sprinklers for all buildings located above 55 feet from fire department vehicle access and occupied by people. 

· Authorizes the Fire Marshal to impose additional conditions for fire protection to address unusual hazards to single family homes. 

· Clarifies code reference for boarding home fire-protection systems.

· Establishes handrail, landing and guardrail requirements for stairways.  

· Clarifies what an exterior exit stairway perimeter is and how to measure it.

· Establishes Exterior Insulation and Finishing Systems (E.I.F.S.) as an item to be inspected by a special inspector. 

· Limits alternate brace wall panels to single story residential homes and its attached garages.

· Clarifies that unisex toilets are to be included in the total fixture counts. 

· Establishes minimum requirements for moved building within King County. 

· Moved buildings must meet all code requirements.

· Provides an exemption for R-3 Occupancy (single-family homes). 

· Establishes requirements for a separation fence when the wall of any building containing a door or window is used as a barrier for an outdoor pool. 

Uniform Mechanical Code (UMC):

· Adopts and directs the clerk to recodify the UMC in K.C.C. Title 16.04.

Uniform Housing Code (UHC):

· Adopts and directs the clerk to recodify the UHC in K.C.C. Title 16.04.

· Allows the building official and health official to determine what a nuisance is.

· Expands authority to deem neighboring properties as unsafe.  

· Adds building official to the enforcement of the UHC.

· Allows building official to determine unsafe fire hazards. 

· Provides requirements for dangerous building to be secured from entry immediately.

· Provides guidance for the placement of notice to vacate postings. 

Uniform Code for the Abatement of Dangerous Buildings (UCADB):

· Adopts and directs the clerk to recodify the UCADB in K.C.C. Title 16.04.

· Change reference from “children” to “persons.”

· Allows building official to determine unsanitary conditions and fire hazards that are unsafe for occupants. 

· Establish Title 23 for all enforcement provisions.  

Uniform Building Security Code (UBSC):

· Adopts and directs the clerk to recodify the UBSC in K.C.C. Title 16.04.

Uniform Fire Code (UFC):

· Clarifies Fire Marshal’s authority to render interpretations of the fire code. 

· Establishes nine (9) members for the fire appeals board. 

· Authorizes the King County Fire Marshal’s Office to enforce Title 17.04 (fire code).

· Relieves the Fire Marshal’s Office from asbestos removal. 

· Updated Standard 10-2 and 10-3 to 1999 version.

· Establishes load requirement for fire apparatus access roads at 25 ton.

· Establishes fire department access turning radius at 20 foot inside and 40 foot outside. 

· Establishes requirements for a hammerhead like turn around for fire fighting equipment.

· Establishes load requirements for bridges at 25 tons. 

· Establish gradient for fire access road shall not exceed 15 percent. 

· Requires all R-1 Occupancy required rescue windows to be accessible by a 35 foot ground extension ladder. 

· Establishes the chief responsible for fire suppression services is authorized to require a key box. 

· Clarifies requirements for fire hydrant systems found in K.C.C. chapter 17.08. 

· Clarifies all items needed for a complete plan submittal.  Added the call out of water-mains.

· Clarifies requirements needed for final installation acceptance testing.   Added “watermains supplying required fire flow.”

· Updates reference standard for water based fire protection to NFPA 25, 1998 edition. 

· Updates reference standards for the inspection and testing requirements of the fire code. 

· Establishes requirements for out of service signs so that fire suppression crews know what to do in case of fire. 

· Establishes requirements for providing signs for fire protection systems. 

· Establishes requirement for fire department pumper connections to be located within 50 feet of a required fire hydrant. 

· Sprinkler system connection to the fire department may be omitted when approved by both the Fire Marshal and Chief. 

· When modifying an existing sprinkler system with 10 or fewer heads a permit is not required when final inspection is witnessed by the Fire Marshal.   

· Establishes requirements for installing an automatic sprinkler system in all occupancies except R-3 and U occupancies (single family home and garages).  More than 2,000 gallons per minute fire flow or over 10,000 square feet triggers sprinklers.

· Authorizes the Fire Marshal to determine adequate fire protection per the hazard or conditions involved for R-3 (single family home).
· Establishes reference standards for commercial-type cooking equipment fire suppression equipment, UL Standard 300.

· Establishes specifications for deep fat fryers and open flames. 

· Requires type K fire extinguishers to be installed within 30 feet of grease cookers. 

· Limits storage of flammable liquids for R-1 and R-3 that are 10 gallons or more. 

· Fire Marshal not responsible for inspection of asbestos removal. 

· Updates NFPA 72 standard to 1999 version.

· Updates Standard 81-1 to 1999 version.

· Updates Standard 81-2 and adoption of NFPA 13-1999 the provisions for regulation are moving from NFPA 231 to NFPA 13. 

· Updates Standard 82-1 to 1998 version.

IMPACTS ON HOUSING AFFORDABILITY:  In order to promote and sustain affordable housing, King County undertook three major efforts in the early to mid-1990s to examine how its regulatory standards and processes impact building costs and, ultimately, housing affordability.  The Benson Glen report, the Economic Vitality Task Force and the Forum for Regulatory Balance studied the County’s regulatory process and made recommendations on potential legislative efforts which could reduce building costs and thereby encourage affordable housing. 

The following is an analysis of how the key recommendations from those efforts relate to the specific provisions contained in Proposed Ordinance 2000-0602.  

I.  Benson Glen

The “Story of Benson Glen” highlighted six building regulations and procedures that add to the cost of housing:

1) the conflict between the State Energy Code and the State’s Ventilation and Air Quality Code;

2) the degree to which seismic and wind load requirements in the Northwest should conform to national UBC standards;

3) the degree to which the County’s residential fire safety requirements are prompted primarily by concerns for property protection rather than life safety;

4) the opportunity to eliminate or consolidate inspections, including the multiple electrical inspections from the State Department of Labor and Industries, water and sewer inspections from the Health Department and construction inspections from DDES;

5) the opportunity for builders to “self-certify” their compliance with specific County and state requirements; and

6) the opportunity for a greater number of plan amendments to occur on-site.

Number 1, conflict between state energy code and ventilation and air quality code - These state codes are not part of the Uniform Codes and thus beyond the scope of Proposed Ordinance 2000-0602.  Furthermore, these codes are not subject to amendment at the local level and changes to reconcile conflicts are appropriately addressed at the state level.

Number 2, seismic and wind load requirements - The UBC has identified different seismic zones throughout the U.S.  The seismic requirements that accompany each zone do not allow for local interpretation.  

However, wind load requirements may be adjusted according to a specific location.  King County has historically maintained the state wind load requirements (80 mph) for Western Washington.  Amendments to wind load requirements are not included in Proposed Ordinance 2000-0602.   

Number 3, residential fire safety requirements - Proposed Ordinance 2000-0602 readopts a number of sections addressing residential fire safety.  In discussions on this question during most recent adoption (1997) of the Uniform Fire Code, there was a consensus that protection of structures (i.e. slowing the rate of fire spread) has s direct correlation to the survival of persons within a structure on fire.  Thus, requirements for sprinklers could not be construed simple as “property saving” measures, but rather as “life saving” measures through their ability to delay the spread of fires.  Note:  The sprinkler requirements included in Proposed Ordinance 2000-0602 are similar to those requirements imposed by other jurisdictions.  Furthermore, for insurance purposes, structures with sprinklers are considered better health and safety risks and thus benefit from consistently lower insurance premiums.  These lower insurance costs should be considered when evaluating overall long-term affordability of housing, as opposed to initial construction costs.

Number 4, eliminating or consolidating inspections -   Electrical inspections remain under the jurisdiction of the state and an amendment to state standards would be required to allow inspections by local agencies.  At the local level, some construction (structural and mechanical) inspections have been consolidated whenevr possible.  Note:  County inspections are currently done in a much quicker time frame then they were at the time of Benson Glen.

Number 5, self-certification of compliance with requirements - King County and the state has not historically allowed builders to “self-certify” their compliance with standards for two reasons.  First, constituents often express concern over the quality of work done by contractors.  A regulatory agency cannot guarantee that all standards have been met if some inspection has not occurred.  Second, state and national insurance bureaus rate regulatory agencies based upon that agency’s performance and record in terms of ensuring compliance with health and safety standards.  If inspection requirements are eliminated in favor of self-certification, the county would be viewed as a higher risk of non-compliance.  This would likely result in lower county insurance ratings and an increase in the cost of insurance.

Number 6, on-site plan amendments -  The purpose of on-site plan amendments is to provide flexibility to the building standards in relation to a particular project, saving both time and resources by not requiring additional inspections.  King County Amendments to the State Code which allow for greater flexibility include the following:

· Stop Orders & Correction Notice - this allows correction notices to be posted, without issuing stop work orders.  This allows some work to continue, while corrections are being made.

· Work exempt from permit - this exempts certain types of work from obtaining a building permit.

· Commencing work prior to obtaining the required permit or approval - this allows limited types of work to begin prior to obtaining the required permit.

· Basics permits - this section provides application requirements for a basics permit, both residential and commercial.  These permits are issued upon submittal of a complete set of construction drawings for a “model” building which, when approved by DDES, may be used as the same drawings for subsequent portions of the project.

· Temporary certificates - this allows temporary certificates of occupancy and shell completion to be issued under certain conditions.  These are typically issued on commercial buildings.  As separate buildings are completed on a site, occupancy may be granted without requiring the remaining buildings to be finalized.

· Field change process – this allows inspectors to accept field changes on issued permits.

II. Economic Vitality Task Force

This Task Force was organized to examine ways that could improve the economics of this region.  One of the Task Force’s goals included:

 Create the means by which citizens can be assured of an adequate supply of housing, affordable to all economic segments of the community, with safe neighborhoods, adequate schools, roads, parks and public facilities.

Proposed Ordinance 2000-0602 adopts an updated set of uniform codes to comply with this objective and also incorporates the consolidated application and permit requirements already established by KCC 20.20 (Ordinance 12196).  The consolidation of these requirements reduces applicant’s time and costs, which is ultimately reflected in housing prices.
III. Forum for Regulatory Balance
The Forum for Regulatory Balance also made recommendations that directly relate to building regulations and their impact on housing costs.

1. Carry out a “reasonableness review” of regulations impacting affordable housing.  This recommendation seeks to make the regulatory process more efficient, and to keep housing costs low by:  

· subjecting new building regulations to a variety of tests to determine their necessity, and 

· reviewing existing regulations on a regular and consistent basis.

2. Create user choices within the regulatory system.  The Forum seeks to make the regulatory process predictable, yet flexible.

3. Streamline the technical design and review of work already done by developers or home builders.  This recommendation would reduce the amount of time it takes the County to review and/or inspect a project proposal by allowing “certification of licensed professionals to relieve developers and jurisdictions of costly, unnecessary and duplicative review”.

Recommendation 1 calls for a reasonableness review of regulations. This ordinance is a regular update of existing regulations.  King County updates the UBC approximately every three years, providing for a regular and consistent regulatory review process.  However, King County is required to adopt the State Building Code, or some version of the State’s standards.  Therefore, a “reasonableness review” of the county Uniform Code is limited by State mandate.  King County has limited authority to amend the State Building Code because the State Building Code Council must approve any amendment to the State Building Code affecting single family or small multi-family residential buildings.

Recommendation 2 calls for the creation of user choices within the regulatory system.  Proposed Ordinance 2000-0602 creates user choice by providing builders with acceptable alternative methods.  Examples of this include:

· Portable classrooms - this section provides the applicant with a cookbook alternative to the UBC requirements.  School districts and manufacturers have been supportive of this arrangement.

· Optional foundation table - this provides a concrete foundation wall reinforcement method for small congregate housing as an alternative to an engineered design.

· Alternative braced wall panels - this allows for 16” wide plywood shear wall panels with additional bracing (as opposed to the specified 24”) to meet the prescriptive lateral design requirements for wood frame construction.

Recommendation 3 calls for streamlining the technical design and review work that is done by the County.  The Forum recommends allowing licensed professionals to certify their compliance with King County standards.  However, King County has not historically allowed this practice, as noted above in the rationale for Benson Glen recommendation number 5.
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