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SUBJECT:

An ordinance relating to zoning; allowing lot clustering in agricultural zones.

BACKGROUND:

The King County Comprehensive Plan (KCCP) defines clustering as developing a subdivision in a way that reduces the individual lot areas to create permanent open space or a reserve for future development while maintaining the zoned residential density.

In King County, clustering is currently allowed:

· In Urban areas, to preserve natural features and sensitive areas within a development;

· In Rural areas, to create permanent open space and/or resource land tracts within a development; and

· In Urban Reserve areas, to allow reasonable interim use of properties designated for future growth, while ensuring the possibility of future development at urban level densities.

The Washington State Growth Management Act (RCW 36.70A.177b) states that a county or a city may use a variety of innovative zoning techniques to preserve agricultural lands and encourage the agricultural economy, including “cluster zoning, which allows new development on one portion of the land, leaving the remainder in agricultural or open space uses.”

SUMMARY:

Proposed Ordinance 2002-0262 would amend KCC 21A.14.040 to allow lot clustering in the A-10 and A-35 zones.  Currently, the minimum lot sizes in the A-10 and A-35 zones are 10 acres and 35 acres respectively, which prevent lot clustering from occurring.  The RA (Rural Area) zones also have minimum lot sizes; however those provisions have been amended to indicate that the minimum lot sizes do not apply to lot clustering proposals.  Proposed Ordinance 2002-0262 would create a similar allowance for the Agriculture zones.
AMENDMENTS:
There are two amendments attached to this staff report:

Amendment #1 would add conditions under which lot clustering may occur in the A zones.  The conditions are the same as those currently required by KCC 21A.14.040 for clustering in Rural Area zones:

1. No more than eight lots less than 2.5 acres in size shall be allowed in a cluster.

2. No more than eight lots less than 2.5 acres in size shall be served by a single cul-de-sac street.

3. Clusters containing two or more lots of less than 2.5 acres in size shall be separated from similar clusters by at least 120 feet.

4. The overall amount of clustering shall be limited to a level that can be served by rural facilities and services.

5. A landscaping screen shall be provided along the frontage of all public roads.

6. Open space tracts created by clustering shall be designated as permanent open space. 

7. Resource land tracts created by clustering may be used as a working farm or forest if the subdivider prepares a farm or forest management plan.

Amendment #2 is a competing amendment that would also add conditions under which lot clustering may occur in the A zones.  Some of the conditions are the same as those currently required by KCC 21A.14.040 (and contained in Amendment #1) for clustering in Rural Area zones, and some are different.  Amendment #2 differs from Amendment #1 in the following ways:

1. Eliminates the option of creating a permanent open space tract on the non-buildable portion of the site; 

2. Requires the non-buildable portion of a clustered development in the A zones to be a designated resource land tract; 

3. Requires a visual barrier (fence or fence/berm combination) between a clustered development and the non-buildable portion of the site;

4. Requires the criteria for management of resource tracts created by clustered developments to be set forth by ordinance instead of by public rule;

5. Eliminates the requirement that non-buildable tracts be reviewed for appropriateness for forestry or agriculture by the King County Department of Natural Resources and Parks;

6. Eliminates the allowance for passive recreation and passive recreational facilities in the non-developed portion of the site.
Amendment #3 is a title amendment that will be required if either Amendment #1 or #2 is adopted.
COMMENTS:

The King County Agriculture Commission transmitted a letter to GMUAC Chair Jane Hague on Friday, September 27th, stating their position on the proposed ordinance (see Attachment 4).  In summary, the letter states that the Proposed Ordinance is not in the best interest of the County’s Agricultural Production Districts, for the following reasons:

· Allowing open space tracts in the Agriculture zones would eliminate farming in those areas, because the only human activity allowed in the open space tract would be trails.

· Leaving a large tract with no home-site could have serious ramifications because it provides the opportunity for future development pressures to allow another home-site on that tract.

· Allowing agricultural land to be deemed “farmable” or “non-farmable” could be counter-productive to farming in the Agriculture zones because it could set neighboring property owners with different land-use goals (farming vs. non-faming) at cross-purposes.
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