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Metropolitan King County Council
Growth Management and Natural Resources Committee

Staff Report

	Agenda Item Nos.:
	11, 12 and 13
	Name
	Rick Bautista

	Ordinance Nos.:
	2006 King County Comprehensive Plan Update:
-  2006-0112 (KCC 21A – Zoning Code)
-  2006-0113 (KCC 2.1 – Code Interpretations)
-  2006-0114 (KCC 20.12 - Planning)
	Date:
	April 25, 2006

	Attending:
	Paul Reitenbach, DDES
	
	


committee review schedule:


	Tuesday, April 4
	· GMNRC meeting

· Discussion of 2006 Comprehensive Plan Update (transmittal package includes proposed ordinances 2006-0112, 2006-0113 and 2006-0114)

· Public Testimony

· 

	Tuesday, April 25 
	· GMNRC meeting 

· Review amendments 

· Public Testimony 



	Tuesday, May 9 
	· GMNRC meeting (if needed to continue review of amendments)

· Review amendments 

· Public Testimony 



	April and May 
	· Transportation Committee review of Transportation Needs Report and Arterial Classifications Map

· Public Testimony


	Monday, May 22
	· Transportation Committee recommendation on Transportation Needs report and Arterial Classifications Map transmitted to GMNRC



	Tuesday, June 6
	· GMNRC meeting 

· Transportation Committee recommendation presented to GMNRC

· Review and vote on final amendments 

· Public Testimony 

· Discussion and Possible Action 



	Tuesday, June 13
	· GMNRC meeting (tentative overflow day for amendment review if needed)

· Public Testimony (if this is action date) 

· Discussion and Possible Action (if needed)




overview OF upcoming committee amendments (FOR DISCUSSION PURPOSES ONLY)
I.     Proposed Ordinance 2006-0114 

Lambert Amendment (Attachment 1):  Amends policy F-245 to add short subdivisions to the types of applications that may be exempt from the requirement for public sewers in the urban area, when sewers are not yet available.  The exemption would allow for interim use of on-site septic systems, provided that infrastructure is constructed to allow for connection to future sewers and the applicant commits to the future connection.
Lambert Amendment (Attachment 2):  Amends policy T-207 in several ways.
· The first states that “urban connector” roadways (i.e. roads connecting urban areas but going through rural lands) should also include roads connecting urban areas to Rural Town.
· The second would revise a statement regarding capacity improvements on urban connector roadways to eliminate text stating that such improvement should discourage development on adjacent rural and natural resource areas.

Lambert Amendment (Attachment 3):  Adds a new policy T-208A stating that of roadways separating urban and rural areas be classificatied as an urban roadway.  Committee staff has been told that this proposed policy amendment stems from safety concerns due to proposed improvements to a portion of the Issaquah-Fall City Road adjacent to the Klahanie Master Plan Development (urban) and the unincorporated rural lands on Grand Ridge.  The roadway is to be widened to four lanes and constructed with curb, gutter and sidewalks on the Klahanie side of the roadway, but with gravel shoulders, open ditch and no sidewalks on the other (rural)side.
Constantine Amendment (Attachment 4):  Amends KCC 20.08.140(5) which provides that “Upon receipt of the docket report, the council shall mail written notice to all proponents of docketed requests containing the council review process for the current year, and informing proponents that they may petition the council to consider docketed changes that were not recommended by the executive.  This notice shall include the schedule of dates for public hearings, committee meetings, and any other opportunities for public testimony on the current year’s Comprehensive Plan update.”

The amendment would reflect the current practice of including docket applicants on the mailing lists for committee meetings and council hearings related to the next available KCCP update.   Proposed review schedules are developed and provided to all interested parties once the update legislation is received.

II.    Proposed Ordinance 2005-0112 
The executive-proposal contains KCC chapter 2.100 to allow code interpretations relating to code enforcement cases to be appealed to the hearing examiner and repeal a requirement for a one-time report that was satisfied in 2003.  Currently, an appeal of the code interpretation is appealed to court, while the code enforcement action is appealed to the hearing examiner.  The amendment will allow all issues relating to a code enforcement action to be heard in one proceeding.  

Constantine Amendment (Attachment 5):  Makes the following additional revisions:
· Eliminate the distinction between preliminary and final code interpretations.  The current code requires DDES to issue a preliminary interpretation and then a final one when the department makes the decision on the underlying permit.  This has proven to be a cumbersome process.  The goal to ensure that the interpretation and underlying permit decision are appealed at the same time by eliminating the preliminary code interpretation.

· Change the term "development project" to "development proposal".  The latter is a defined term in the zoning code.  One recent case, involving a preapplication meeting on a CUP, caused some confusion.  K.C.C. 20.20.030B. provides a procedure for an appeal of decisions to the hearing examiner coming out of a pre-app.  Since there was not actually a "project" before the county, there was uncertainty whether a code interpretation could be appealed together with the decision coming out of the pre-app.  DDES concluded it could, but using the defined term clarifies this point.

III.   Proposed Ordinance 2006-0113 
Design Requirements

The executive-proposal contains an amendment to KCC 21A.14.180 to require subdivisions of greater than 8 dwelling units per acre to provide 300 square feet per unit for on-site recreation space and to require a ten-foot wide, Type III landscape buffer along any street fronting any on-site recreation space.
Lambert Amendment (Attachment 6):  Retains the staus quo by deleting this section of the ordinance,

Home Occupations and Home Industries

The executive-proposal contains an amendment to a subsection of KCC 21A.30.080 to read “No more than one nonresident who comes to the site of the home occupation shall be employed by the home occupation or occupations”.
Lambert Amendment (Attachment 7):  Moves standards for  home occupations outside the UGA, into a new section and makes the following changes:
· Adjusts area limits for outdoor storage to allow a minimum of 1,000 square feet and retains the current 5,000 square feet maximum,
· Increases the limit on the number of non-resident employees to 3, 
· Specifies that the non-resident employees limit only applies to employees remaining on the site full-time, and 
· Eliminates vehicle weight limit 

Constantine Amendment (Attachment 8):  Clarifies that the term "urban residential zones" used in KCC 21A.30.080 includes both the Urban Reserve (UR) and Residential (R) zones designations.  

Modification of existing permits

The executive-proposal contains an amendment to add a new subsection “B” to KCC 21A.42.190 to establish standards for an administrative review of a minor modification of a conditional use or special use permit.  
Constantine Amendment (Attachment 9):  Corrects a grammatical error as follows:  “B.  The department may review and approve, in accordance with the code compliance process of K.C.C. 21A.42.030, a modification of a use or a development authorized by an existing conditional use, special use or unclassified use permit that does not make a substantial change, as determined by the department, to the of substantial change to the conditional use, special use or unclassified use.  For the purposes of this subsection, a "substantial change" includes, but is not limited to, a change to the conditions of approval or the creation of a new use.”
jackson property (renton-maple valley highway 

At the April 4 committee meeting, testimony was received regarding a small RA 2.5 zoned parcel located at the intersection of Renton-Maple Valley Highway and Jones Road/196th Ave SE.  The property is on the tip of a “peninsula” of land bounded on the east by the Renton-Maple Valley Highway and on the north and west by Jones Road/196th Ave SE.  The property contains a house which currently is used as a salon.

The property to the south is:
· Is under the same ownership, 
· Designated on the Comprehensive Plan land use map as “Rural Neighborhood” (but is not listed as a designated Rural Neighborhood in text following policy R-409),
· Zoned of NB (Neighborhood Business), and 
· Developed with commercial uses.
The property owner indicated that she submitted docket request in 2005 (this information is included in members folders) and the executive recommended no action be taken.  The docket process was not completed (i.e. the property owner did not opt to take the issue before the Hearings Examiner for a public hearing, as required for site-specific land use designation and zoning requests).  
Subsequently, she requested that the executive staff include her in a Subarea Plan study that council directed in the 2004 KCCP Update adopting ordinance (15028) and funded in the 2005 Operating Budget for DDES.  The study was to focus to “study non-conforming industrial uses along the Maple Valley highway for properties adjacent to and near the old King County shop site for possible redesignation to a commercial center”.  The executive declined to add the property to the study.
The committee directed committee staff to develop possible options for their consideration.  Staff has identified the following options:
· “No Action” alternative:  The option would require the property owner to initiate and complete a site-specific land use and zoning amendment through the docket process, including payment of $1500 fee and Examiner public hearing and decision, for possible council consideration in 2007.
· Amend the Zoning Code (Proposed Ordinance 2006-0113) to allow a limited expansion of uses on RA 2.5 zoned properties.  This option allows the council to control the scope and impact of such a change through the the types of conditions under which such an expansion of uses can occur.

· Direct staff to conduct an Area Zoning study to consider the appropriateness of a land use redesignation and zone reclassification.  The committee has the choice of directing committee staff to complete the study in time for consideration during the 2006 update.
· Direct the executive in the adopting ordinance (Proposed Ordinance 2006-0114) to conduct a subarea plan or area zoning study and come back with recommendation for the 2007 KCCP Update.
east redmond subarea planning study

Ordinance 15028, adopting the 2004 update of the King County Comprehensive Plan (KCCP) included additional work plan items to be completed in 2005.  One of these work items is a request to complete a subarea plan that addresses whether or not the existing rural neighborhood at the intersection of the Redmond-Fall City Road and 236th Avenue NE should be expanded.

Rural neighborhoods are small commercial developments, or in some cases, historic towns or buildings, that are too small to provide more than convenience shopping and services to surrounding residents. They generally do not have services such as water supply or sewage disposal systems any different from those serving surrounding rural development. Examples of rural neighborhoods include the store at Stillwater on the Carnation-Duvall Road, the Cottage Lake shopping area at the intersection of Avondale Road and the Woodinville . Duval Road, and the intersection of Redmond . Fall City Road and 236th Avenue NE, the subject of this subarea plan.

Only one nearby property owner has requested a change in land use in recent years. That property, tax lot 2125069019, is located about 1500 feet to the west of this rural neighborhood on the south side of the Redmond-Fall City Road.  This property has been developed with auto related nonresidential uses for many years. This property and adjacent properties are designated and

zoned “Rural”. The auto related uses are presumed to be legal nonconforming uses, that is, uses

that were legally established prior to the application of the current land use and zoning designations. Since this property filed a docketed request in 2002 for a land use change to Rural Neighborhood, it was specifically addressed in this subarea plan.

In ultimately recommending no changes to land use and zoning on properties in this area, executive staff noted that no evidence has been submitted to King County to indicate there is a shortage of shopping opportunities in this area.  That in addition to the existing commercial development within the current rural neighborhood, there is a convenience store and gas station at the intersection of Redmond – Fall City Road and 244th Avenue NE that also serves this area. Significant shopping opportunities exist to the west, within the City of Redmond. There is also a community scale shopping area to the south, within the City of Sammamish at 228th Avenue NE and Inglewood Hill Road.

NOTE:  The East Redmond Subarea Plan study was forwarded to the council without legislation attached.  The council is not obligated to act because there is no legislation before them.  However, the council may consider requests for changes for properties reviewed in this subarea plan, as part of the 2006 Update.
attachments

1. Amendment 1 (Policy F-245)
2. Amendment 2 (Policy T-207)
3. Amendment 3 (New Policy T-208A)
4. Amendment 4 (KCC 20.08.140)
5. Amendment 5 (KCC 2.100)

6. Amendment 6 (KCC 21A.14.180)

7. Amendment 7 (KCC 21A.30.080)

8. Amendment 8 (KCC 21A.30.080)

9. Amendment 9 (KCC 21A.42.190)
_1002374490.doc


�












