REGULATORY REVI EW COWM TTEE

- MNUTES -

MEETING DaTE:  June 11, 1999
TO Building Services Division Staff Land Use Services
Di vision Staff

Lynn Baugh Mar k Car ey

Nat han Br own Lisa Pringle

Pam Dhanapal Greg Borba

Ken Di nsnore Lanny Henoch

Chris Ricketts Gordon Thomson

G eg Kipp, Director
Kevin Wight, Prosecuting Attorney’'s Ofice

FM  Sophia Byrd, Code Devel opnent Coordi nat or

Present: Connie Blunen (DNR-W.RD), Sophia Byrd, Pam Dhanapal
Lanny Henoch, Priscilla Kaufmann, Karen Scharer, Gordon Thonson,
Harol d Vandergriff

| ssue:

1. Under K. C.C. 21A 12.230, can two different owners of two
parcel s | ocated across the street from each other apply
and be considered for conditional use permts at the same
time (or inthe sane tine frame)? What if the second
applicant applied for a rezone; would we del ay processing

either of the sites until the other was resolved? (Gordon
Thomson)

D scussi on:

We cannot preclude a second applicant fromsubmtting an
application; however, it is nost likely that only one may be
approved unl ess both applicants propose conti guous devel opnent
totaling no nore than 15,000 sq. ft. as provided by K C C
21A.12. 230A. Approval of the first request for 15,000 sq. ft.
of commerci al devel opnent would justify denial of subsequent
applications proposed within one mle of the first devel opnent.
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Concl usi on:

Under K. C.C. 21A 12.230, comercial establishnments permtted by
this provision are required to be contiguous to each other (up
to 15,000 sq. ft.). The code requires that they either be

| ocated on the sanme property or on an adjoi ning (contiguous)
property. Properties separated by a street would not neet the
criteria of contiguous.

The Conmm ttee observed that should the second applicant instead
choose to apply for a rezone, he would be required to al so
obtain a Conprehensive Plan anmendnent requiring a | engthy
review process. W would likely finish reviewing the first CUP
application prior to the Conprehensive Plan anendnent being
consi dered by the County Council.

| ssue:
2. Two itens relating to the Transfer of Devel opnent Credits
(TDC) Program

A. The TDC Program states that "the nunber of residential
devel opnent credits that a rural area sending site is
eligible to send to an urban area receiving site shall be
determ ned by applying twi ce the base density of the zone
in which the rural area sending site is located..."

(K.C.C. 21A.55.150.B). A property owner has 20 acres and
it is zoned RA10. The site qualifies because it is
|ocated in the Rural Forest district; they nust encunber a
m ni mum of 15 acres and cannot have nore than one dwelling
per 20 acres (K. C.C. 21A.55.150.1.3). If a conservation
easenent is placed over 15 of the 20 acres and the

remai ning five acres is used for a residential building
site, how many credits may be transferred to an urban
receiving site?

B. The Fl oodplain Density SDO SO 230 (21A. 38.240) states:
"B. The follow ng devel opnment standards shall be applied
to all devel opment proposals on RA-5 zoned parcel s | ocated
within a floodplain density special district overlay:
1. Density is limted to one hone per 10 acres for any
property that is located within a sensitive area; and
2. Al devel opnment shall be clustered outside of the
identified sensitive areas, unless the entire parcel is a
mapped sensitive area.”
The TDC program uses the phrase "base zoned density" when
di scussing the rules for transferring density. Does
property with RA-5 zoning that is subject to the
Fl oodpl ain Density SDO, SO 230 have a "base zoned density"
of one dwelling unit per five acres or one dwelling unit
per 10 acres?
(Priscilla Kaufmann)

Di scussi on:




A Only one credit is available for transfer to an urban
receiving site. The second potential credit is "used" by the
five acre residential building site. NOIE: The one credit
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avai l able for transfer is doubled to two at the receiving site,
as provided by K C.C. 21A 55.150.B. (If two credits were
avai l abl e for transfer, they would double to four at the
receiving site.)

B. The Conmmttee believed either approach was supported by

strong argunents but for the purposes of inplenenting the TDC
Program it is reasonable to allow only one dwelling unit per

10 acres because that is the density for properties devel oping
under the SDO

Wil e the TDC Program does provide additional density credits
(doubl e what coul d develop on site) for rural to urban
transfers, this is specifically provided for in K C C
21A. 55. 150.

Unl ess such extra incentives are specifically provided, the TDC
Program does not allow transfer of nore density than could be
achi eved on site.

Concl usi on:

Transferring Credits froma Rural Forest District Sending Site

e TDC transfer rules (K C.C. 21A 55.150.B) state that the
nunber of credits a rural sending site has avail able for
transfer is determ ned by applying base zoned density to the
sending site after subtracting subnerged | ands, other
conservation easenents and | and area used for cal cul ating
residential density within the sending site if the receiving
site is within urban unincorporated King County.

If the receiving site is within rural unincorporated King
County, the nunber of credits available for transfer is
determ ned by applying tw ce base zoned density after the
above listed excepted areas are subtracted.

If the receiving site is within incorporated King County (a
city), the nunber of credits available for transfer is
determ ned by applying base zoned density after the above
listed excepted areas are subtracted, and a conversion ratio
set by the city shall be applied to that nunber.

e Al of the transfer rules above include a provision stating
that any fraction of devel opnent credits which result from
the cal cul ations shall not be included in the final
determ nation of total devel opnent credits avail able for
transfer.

e K CC 21A 55.150.L states that the determ nation of the
nunber of credits a sending site has available for transfer
is valid for transfer purposes only.
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SDOs and TDC

TDC transfer rules (K C. C. 21A 55.150) state that a sending
site's unbuil dabl e sensitive areas (defined for TDC purposes
as class 1 and 2 wetl ands, streans, slopes 40% and steeper,
and their buffers) are discounted when determ ning the
nunber of credits available for transfer only if the sending
site is within urban unincorporated King County.

Because K. C.C. 21A 55.150.L states that the determ nation of
t he nunber of credits a sending site has avail able for
transfer is valid for transfer purposes only, the nunber of
transferable credits was not intended to reflect the actual
(or even potential) nunber of credits that could be built
on-site.

SB: sm



