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SUBJECT
Ordinance amending development conditions of the Commercial-Industrial Special District Overlay in the area of White Center.

BACKGROUND
The building of State Highway 509 in the 1950’s reduced the traffic through White Center and many businesses moved out of the area.  Since that time, the White Center area, which includes the Top Hat and Salmon Creek neighborhoods, has not experienced the benefits of redevelopment and has suffered from a lack of investment. 

Concerned about the lack of economic vitality of the commercial and industrial zoned properties, beginning in 1994, King County has sought to reverse that trend.  

In November 1994, the County adopted the White Center Community Action Plan and Area Zoning. This document was a six to ten year action plan for the area and focused on three areas of concern:

· Health and Human Services

· Economic Vitality
· Environmental Protection.

In regards to economic vitality, the County sought to identify and eliminate regulations that were viewed as impediments to attracting economic investments to the area.  To that end, the County adopted a new Commercial/Industrial Special District Overlay ("SDO") that was placed on much of the commercial and industrial zoned properties in the White Center area.  See attachment 2.
The SDO amended the King County Code to:

· Allow the uses of the Community Business and Industrial zones on properties within the SDO, regardless of the underlying zoning.  Note:  The SDO does have a short list of uses that are either limited or prohibited out right.

· Provides for waivers from the standard code requirements for the following:

· Parking,
· Landscaping,
· Setbacks, and
· Building heights

SUMMARY

The Proposed Ordinance contains three substantive changes:
1. A new subsection C.2.r. would not permit Interim recycling facilities on lots that directly abut properties outside of the SDO.
2. Text in subsection C.2.q(4) related to screening of outdoor storage areas for outdoor advertising services is deleted.  Note:  This concept is broadened to apply to all outdoor storage (see change 3 below).
3. Text is added to subsection C.5.b to require areas of a lot used for outdoor storage of equipment or materials to be screened from adjacent R zone properties by use of no less than ten feet of Type 1 landscaping or a totally view obscuring fence or structure.
In addition, the Proposed Ordinance makes what staff would consider to be two technical changes:

1. The lead-in to subsection C.2 is shortened to simplify text and provide clarity of intent.
2. Unnecessary lead-in text to subsection D is deleted. 
ANALYSIS

In regards to the limitations on interim recycling facilities on SDO parcels abutting parcels outside of the SDO, staff notes that this is a land use that did not exist at the time of the creation of the SDO.  The impacts of this land use on abutting homes could not have been anticipated.  
Interim recycling facilities generate a substantial amount of noise from truck traffic bringing in materials, as well as, from materials sorting and processing.  There is usually an impact on nearby properties from increased particulate levels and air quality if there is any composting of material on-site.  
Note:  Such facilities are more typically found conducted by larger companies and on large sites located in industrial or rural areas that provide sufficient buffer, not located on small lots in developed commercial areas and adjacent to developed urban neighborhoods.   In the case of the SDO area, most of the properties, especially on the fringes of the SDO, are on smaller parcels wherein the impacts of this activity on abutting homes could be much greater.

This proposed change is intended to address the concerns of residential property owners that abut the SDO and restrict a use that is less than compatible with residential neighbors.  
As to the screening of outdoor storage areas, the SDO currently requires such screening only for an outdoor advertising sign business, but not on other commercial or industrial uses.  It would be reasonable to expand the screening requirement to all outdoor storage areas on SDO parcels abutting residential zoned areas that are located outside of the SDO.

ATTACHMENTS: 
1. Proposed Ordinance 2010-0602
2. SDO maps 
· SDO zoning

· Property aerial 
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