City of Kenmore

City of Kenmore - 18120 68th Avenue NE - Kenmore, WA 98028
Phone: 425-398-8900 - E-mail: cityhall@kenmorewa.gov

Planning Commission Meeting
ON-SITE
TUESDAY, FEBRUARY 18, 2025 - 7:00 PM

In addition, we try to provide access to the meeting virtually:
ZOOM LINK: https://kenmorewa-qov.zoom.us/j/82442645802

Or Telephone: Dial US: + 12532050468,,82442645802#
Callers please dial *9 to Raise/Lower Hand
Webinar ID: 824 4264 5802

Technical Difficulties - If the virtual component of the meeting disconnects, and we cannot resolve technical difficulties to
reconnect the virtual component, the in-person meeting will continue at City Hall if there is a quorum of the body to conduct
business.

If you have technical difficulties accessing the meeting virtually, please contact the Deputy City Clerk at
mkang@kenmorewa.gov.

Planning Commission Virtual Public Comment Request Form
Land Acknowledgement to Honor First Peoples
We acknowledge that the City of Kenmore is situated upon the ancestral lands of the Snohomish,

Snoqualmie, Sauk-Suiattle, Duwamish, Stillaguamish, Tulalip, Suquamish, Muckleshoot, and other

tribes who are part of the Coast Salish Peoples. We recognize and express our deepest respect for

their enduring stewardship and profound relationship with this land, which they have cherished and
protected since time immemorial. We honor the First Peoples, acknowledge their vibrant cultures, and

commit ourselves to learning from their wisdom in our journey to promote justice, equity, and mutual
understanding. We pledge to stand alongside these communities in acknowledging past injustices and

working towards a future that respects and celebrates the diverse heritage of this land.

1. CALL TO ORDER

2, ROLL CALL

3. LAND ACKNOWLEDGEMENT

4, FLAG SALUTE

5. PUBLIC COMMENTS

We welcome our community members to the Planning Commission meeting. In this forum,
the Commission does not engage or dialogue with the public; the primary role is to listen.
We will hear from our on-site guests first, followed by our pre-registered virtual guests. All
guests must address comments to the Commission. The Clerk will acknowledge your
request and call your name when it is your turn. Your time will start when we confirm that
we can hear you. Please state your name and city of residence for the record and keep
your comments to 3 minutes. We will not split your time with others or reset your time
except by express approval of the Chair. You can submit materials to the Clerk in


mailto:cityhall@kenmorewa.gov
https://kenmorewa-gov.zoom.us/j/82442645802
mailto:mkang@kenmorewa.gov
https://www.kenmorewa.gov/government/city-planning-commission/planning-commission-virtual-public-comment
https://www.kenmorewa.gov/our-city/about-kenmore/history-of-kenmore/land-acknowledgement

City of Kenmore - Planning Commission Meeting Agenda for February 18, 2025

advance. This meeting is being recorded. Thank you for taking the time to express your
comments.

VIRTUAL PARTICIPATION PROCESS: To provide public comments virtually, please fill
out the Virtual Public Comment Request Form in advance of the meeting. The form closes
at 12:00 Noon on the day of the meeting. You will be confirmed by the Clerk. If you are
having difficulty, please reach out to the Clerk at mkang@kenmorewa.gov.

6. CONSENT AGENDA
Approval of Previous Meeting Minutes
Planning Commission Meeting Minutes from February 4, 2025

Planning Commissioner Excusals
(] none

7. AGENDA ITEMS
Presentation by Mike Stanger, A Regional Coalition for Housing (ARCH) - Middle Housing
Affordability
Presentation
Review Draft Middle Housing and ADU Regulations, presented by Kimley-Horn
Consultants and City Staff
Kenmore Middle Housing Briefing Memo
City of Kenmore Municipal Code Update for Middle Housing and ADUs
Kenmore Draft Map

8. ADJOURNMENT

UPCOMING MEETINGS:

Tuesday, March 4, 2025 at 7:00 PM
Tuesday, March 18, 2025 at 7:00 PM


https://www.kenmorewa.gov/government/city-planning-commission/planning-commission-virtual-public-comment
mailto:mkang@kenmorewa.gov

City of Kenmore
Planning Commission Meeting Minutes
February 4, 2025 @ 7:00 PM

Planning Commission Members — In Attendance (the meeting was held onsite
and virtually using the Zoom online platform)

Tracy Banaszynski, Chair

Dwight Thompson, Vice Chair

Mike Vanderlinde

Chris Olson

David Dorrian (virtual)

Edouard Lassalle

Kara Macias

Staff

Debbie Bent, Community Development Director
Todd Hall, Principal Planner

Michelle Kang, Planning Commission Clerk

Elly Gallo, Co-Clerk

1. CALL TO ORDER

The meeting was called to order by Chair Banaszysnki at 7:00 PM.
2. LAND ACKNOWLEGDEMENT

The Land Acknowledgement was read.

3. FLAG SALUTE

The Flag Salute was done.

4. PUBLIC COMMENTS

Elizabeth Mooney, Kenmore Resident

5. CONSENT AGENDA - APPROVAL OF MINUTES

The Planning Commission Meeting Minutes from January 7, 2025, were
approved by unanimous consent.

6.Approval of Previous Meeting Minutes



Planning Commission
Meeting Minutes
February 4, 2025

Page 2

6. AGENDA ITEMS

Middle Housing Regulations: January 27 Joint Meeting with City Council,
Continued discussion

Director Debbie Bent and Principal Planner Todd Hall opened the floor to the
Commission for open discussion.

Questions/Comments:
Commissioner Vanderlinde - How are ADUs taxed?

Commissioner Olson - Difference between tiny home and DADU? How would they
be defined. Taxed on the improvements; once it's "condominium-ized”, should they
be taxed separately?

Commissioner Lasalle - If ADUs are like a SFR rather than accessory to the
property how is this addressed? Would be good to have visioning on what we could
have that would fit Kenmore;

Commissioner Macias - Do we have code that allows for stacked flats?
Commissioner Vanderlinde - What are the objectives of middle housing? Without
an overarching vision, how are we going to know what types to allow in Kenmore;
In past discussions of middle housing, we wanted to have more higher types in
transit areas

Commissioner Olson - Middle housing is about making the best of what they have
at a particular point in life; As long as it's one owner, one property, should
encourage people to redevelop; Allow people have flexibility; Middle housing won't
be something that drives density

Commissioner Macias - Middle housing won't increase density, we have more than
enough capacity in downtown as shown in the land capacity analysis

Commissioner Lasalle - How can we encourage to build up not wider? Need code
that encourages minimizing footprint to preserve trees and green spaces

Commissioner Dorrian - Need to encourage a diversity of housing types, not just

condos or slot homes/townhomes. These should not be the only type of
development that comes out of middle housing; Need to write code that this isn't

6.Approval of Previous Meeting Minutes
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the only type of housing; we can't force what developers what they built but can
help encourage; Can impact fees be used to encourage diversity of type?

Vice Chair Thompson - DADU in backyard, are those counted toward density? Are
they considered in housing totals? How do we distinguish DADU if sold or under
what conditions can they be sold? Concern on allowing flats that could be turned
into SFR. If we have given them a impact fee benefit, how do we make them pay if
converting back to SF home; taxes/fees - cost to city on increased density;
subsidizing developers for doing this type of developers; why should middle
housing not pay same impact fees as everyone else?

Commissioner Olson - Incentives e.g. setback areas same but flexibility on where
they would apply, not requiring a driveway or garage; Impact fees/utility
connections - those costs should be tied to the action of increasing utility size. If
you are able to make do with the existing infrastructure or is it reconstruction by
developer. Flexibility in code is fundamental and important for missing middle to
work. Not against impact fees and should pay for schools.

Commissioner Dorrian - Understand that we can't have a code that is more
restrictive than sf homes. What if it's less restrictive than SF home, more
impervious surface, smaller setbacks? Do we say allow as same as sf home or
allowing middle to have slightly different footprint?

Commissioner Vanderlinde - Allowing missing middle is going to allow for great
profit for developers. Need to be as compatible as possible with existing SF; GMA
is going to create increase of rents/increase property values/taxes; More density,
more population, etc. Should not subsidize MH development

Commissioner Macias - Keep existing regulations on setbacks and impervious
surface; Don't want to see any changes

Commissioner Olson - How can we ensure types of MH that don't increase
impervious surfaces? Want to allow flexibility in types of housing

Chair Banaszynski - Reduce sprawling developing, impervious surfaces, keep
viewsheds; Want to make sure we see all these types built, but try to encourage
some but discourage others; Preapproved plans will this be considered? Suggest
would be a future work program item to consider as an incentive for DADU. How
to discourage lot sprawl and how this relates to building height? Six housing types
feasibility? How change code to encourage smaller footprint? Remodeling vs new
construction

6.Approval of Previous Meeting Minutes
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Commissioner Lasalle - End product, whether conversion or new construction,
should be a smaller footprint

Commissioner Dorrian - Existing building height is 35' allowance for ADU, but is
that feasible based on other code requirements?

Vice Chair Thompson - What is the definition of a house, does it have a separate
kitchen? One or two families. Concern about townhomes/slot homes in
neighborhoods

Commissioner Olson - ADU amnesty policies, some cities have some who have
built without permits; Options for pre-approved ADU plans; Concerns on setbacks
and privacy

Commissioner Olson - Is it possible to have restrictions in certain areas with the
intent that it incentivizes certain type of the six allowable types?

9. ADJOURNMENT

Chair Banaszynski adjourned the meeting at 9:09 PM.

Planning Commission Clerk
Approved by Planning Commission on:

6.Approval of Previous Meeting Minutes
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HB 1110 (RCW 36.70A.635) a4

* Tier 2 cities must allow 4 units Dept of Commerce Guidance:

per lot: + “Cities may adopt additional affordable

* Near major transit, and ... housing incentives that are part of other
* Anywhere the builder agrees to affordable housing programs (authorized by
make one unit affordable. state law).”

* “The affordable housing requirements of
RCW 36.70A.635(3) do not preclude cities
from requiring any development to provide
affordable housing, either on-site or
through an in-lieu payment, nor limit the
city’s ability to expand such a program or
modify its requirements.”

e Cities are not confined to this.
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A Regional Coalition for Housing

A partnership of east King County cities for
creating & preserving affordable housing
by:

* Investing public resources and
attracting private investment into
affordable housing.

e Sharing staff between jurisdictions to
create a sound base of housing policies
and programs.

» Stewarding affordable housing created
through local programs and investment.

* Providing one clear point of contact for
affordable housing development.

 Engaging the community with
information and expertise.
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ARCH
What’s affordable to whom? (2024) ARSH

_ Household Income Limits Housing Expense Limits

pctof A | Lperson | 2people | 3 people | #people | Studio | L-bedrm | 2-bedrm | 3bedrm
80% $82,544 $94,336 $106,128 $117,920 $2,193 $2,211 $2,653 $3,066
60% $61,908 $70,752 $79,596 $88,440 $1,548 $1,658 $1,990 $2,299
50% $51,590 $58,960 $66,330 $73,700 $1,290 $1,382 $1,658 $1,916
30% $30,954 $35,376 $39,798 $44,220 S774 $829 $995 $1,150

All derived from U.S. Housing and Urban Development’s 4-person median family income of $146,500.
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)
Employment & Wages RC
Average Wages, King County, 2024 (source: Washington ESD)

Public Education 566 $140,000 AMI l
80 , 4 people
Retail Trade 486 $7120,000 QR e e e e —————
Construction 425 $100,000
: ; IR = B O B B

Health Care & Social Assistance 361 60 AMI, 1 person
Professional, Scientific, & Technical 359 $60000 N B E EE = = B T
Services $40,000
Accommodation & Food Services 295 $20,000 I
Wholesale Trade 270 $0

q ; X N Q,G-’ ‘b\ (\G-’ @9 NG og’

P> ) 3 & B Q ) & N X X &
Arts, Entertainment, & Recreation 182 é& o‘{\\o e {\\%‘\& %y&o c’,\’b\\ < Q‘Z’Qg) o &) $o& \,\qfv 8 QQJ@O i Xe Ofoé‘{\\ @$
. ) . NN 2 @ ° N . > O o Q S
Public sector, excluding education 144 & Q‘Z’*éo <@ <& & & S & \Q}\@ & o & RN &
3 i o SR R O N SRR CMEENCEIS N
& O A QL & P& Y
(Bottom 7 categories with jobs) 624 AR & N & & & \$rz§“ ORI
o & Q%Q} OANS O &° & ,bob
Y < 9
Total Covered Employment 3,712 & ,@6 %OQQ’ &e} & @«a“ {§§\
Qo (QQ)Q < =) (QQ %OQQJ \QO&Q) 2 \zg)
: . ® s &P S Vv &
Source: Puget Sound Regional Council. 2 é“\\ NS
\
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Who would qualify for 80% AMI housing? r<.

Health Care and Social Assistance
Sector Public Education Sector

* Family of 4 ($188,000): - Family of 4 ($188,000):
Occupatlonal/PhyS|calTherapy Assistant.

. MedicalRecords Specialist. * Elementary, Middle, and Secondary School
* Health/Rehabilitation Counselor. Teachers.
 Medical/Dental Assistant. o
« Community Health Worker. * Living alone ($83,000):
* Medical/Optical/Pharmacy Technician. e Preschool and Childcare Teachers and
* Living alone ($83,000): Administrators.
* Medical Secretary/Admin Asst. * School Bus Drivers.

 Medical Equipment Preparer.
* Nursing Assistant.
* Home Health Aide/Pharmacy Aide.

* School Social Workers.

Source: Washington Employment Security Department
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ARC
RC
RC
RCH

Feasibility Study (2024)

8+ Middle Housing Prototypes:
*  Number of units.
* Sitesize.
* Total project floor area.

Feasibility Analysis for each Prototype:
* Site acquisition cost.
* New construction (“hard” and “soft”) costs.
* Developer profit threshold.

Potential Affordable Housing Policy:
* A portion of profits above the threshold
goes for affordable housing.
* Affordability requirement (e.g., 10% of units
affordable at 80% AMI) converted to fee per
square foot of new housing.

Tier 1 Jurisdiction

Middle Housing Middle Housing Middle Housing
Scenario 3 Scenario 4 Scenario 7
Cottage Housing Townhouses Sixplex Stacked

Cottage Housing Twnhouse-s . s : xR
Development Program
Number of Units 3 4 6
Total Site Size (SF) 10,000 10,000 10,000
Total Project SF 5,250 6,400 6,600
Average Unit Size (SF) 1,750 1,600 1,100
Total Parking Spaces 5 5 6
Spaces per Unit 1.67 1.25 1.00

Feasibility Analysis

Development Cost

Site Acquistion Cost $1,193,756 $1,193,756 $1,193,756
Construction Costs $1,816,811 $2,010,650 $3,206,598
Developer Required Profit Threshold $441,530 $469,533 $642,306
Total Development Cost $3,452,097 $3,673,938 $5,042,659
Cost per Unit $1,150,699 $918,485 $840,443
Net Sales Proceeds $3,666,600 $3,973,120 $3,969,240
Sale Price per Unit $1,222,200 $993,280 $661,540
Residual Project Profit $214,503 $299,182 ($1,073,419)
Residual Profit per Unit $71,501 $74,795 ($178,903)
Comparison Baseline Scenario Low Density Low Density Moderate Density
Net Economic Benefit of Upzoning $676,460 $761,139 ($1,231,278)
Affordable Housing Policy

Affordability Level of Units (% AMI) 80% 80% 80%
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Key Finding

* East King County is avery
attractive market for
middle housing
development, and ...

* Any market rate, for-sale
housing is unlikely to be
affordable to middle- and
lower-income families.

ARC
KC

»
RC

RCH

Estimated Sale Prices and Household Income Needed to Afford Market Rate Middle Housing
by City and Housing Type|

Detached Attached Stacked
Sammamish | Etimated = $475 - $650 / SF $450-$550 / SF $450 - $550 / SF
lssaquah | price Range  $850k - $1.2M $750k - $1.0M $500k - $600k
Woodinville
Newcastle | pousehold = $295,000 / year $250,000 / year $160,000 / year
Kenmore | hcome 240% AMI 200% AMI 140% AMI
Bothell

*Note: The household income ranges shown above are based on a typical buyer profile, including a
downpayment of 10%, mortgage interest rate of 6.0% (below current rates), and expenditure of 30%
of gross household income on housing expenses.
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New Condo & Townhouses, last 12 months

Sales in
last 12 Avg Sale Price Avg Price Income
months (rounded) Avg Sq Ft per Sq Ft Needed*
Condos (all) 24 $707,300 1,381 $516
1 bedroom 2 $574,000 955 $601 $195,000 176%
2 bedrooms $719,400 1,419 $508 $243,000 181%
——————
Condo-All3 BRs $811,700 1,747 $465 $268,000 175%
Townhouses (all) 124 $863,007 1,669 $501
2 bedrooms 15 $710,100 1,453 $489 $236,000 178%
3 bedrooms 84 $822,800 1,636 $503 $272,000 177%
4 bedrooms 25 $955,900 1,908 $500 $325,000 190%

* Adjusted for household size by number of bedrooms. $400 monthly HOA dues. 7.5% interest. Source: ARCH.
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Key Finding

* Adding density in single-
family areas creates
significant value.

* Inclusionary zoning
captures some of the
new value for the public’s
benefit; can ensure some
units are affordable and
allow projects to remain
feasible.

Infeasible (before
affordability
requirement)

/ l— Feasibility mark
$2.47M -

($0.08M) ($0.25M)

($2.64M)

Total Dev  Total Profits Total
Costs Incl Proceeds Reduced
Min by FIL AARC

Profit F“C

Low-density, single-family detached
RCH
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Key Finding

* Adding density in single-
family areas creates
significant value.

* Inclusionary zoning
captures some of the
new value for the public’s
benefit; can ensure some
units are affordable and
allow projects to remain
feasible.

Infeasible (before
affordability
requirement)

/ l— Feasi

$2.47M -

($0.08M) ($0.25M)

($2.64M)

Total Dev  Total Profits Total
Costs Incl Proceeds Reduced

Min by FIL

Profit

Low-density, single-family detached

l

Feasible; expected
residual profits support
affordability requirement
(in-lieu fee).

bility marks /

$0.2M

($3.6M)

Total Dev  Total Profits Total
Costs Incl Proceeds Reduced
Min by FIL AAR‘C
Profit kq
RC
RCH

Triplex
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Compare HB 1110
to existing Residential Density Incentive (RDI)

HB 1110 Residential Density Incentive
* Base “lot density” of 2 units. * Base “lot density” of 1 unit.
« Outside major transit areas: * In mostresidential zones:

« Two bonus units if one is affordable * Voluntary.
at 80% AMI.* * Two bonus units if one is affordable

at 50% AMI;**

one bonus unit if one is affordable
at 80% AMI.

* Voluntary in all residential zones.

* If owner-occupied; 60% AMI if renter- ** |If owner-occupied; 70% AMI if renter-
occupied. occupied.



“* (HDYY) BuIsnoH Joj uonifeo) feuoibay v 4abuels axIN Ag uoneluasald:/

Policy and project
examples
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City of Kirkland Inclusionary Zoning Policy

Summary

Applicability: 4+ unit projects in middle- and high- B
density zones. ot

Affordability: Generally, 10% at 80-100% AMI. (sliding
scale options at other levels)

Incentives: Bonus density, other incentives depending
on the zone/project.

Affordable Housing

Rounding/Fee in Lieu: Fractional units over 0.66 [ |
rounded up to the nearest whole number. Fee in lieu of S
for units that are less than 0.66.

Affordable unit requirements:
* Size/type may differ from market rate units.

* Proportionate bedroom mix.
 Comparable exterior materials and design.
* Entry level interior finishes.
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ARC
L] . ‘ﬂ‘
Kirkland Results: RC
{3 . 1} . . .
Affordable “Middle” Homeownership Production RCH
All Projects The following includes projects that provide on-site *
9_ 136 total units, in-lieu fees, or both. Some projects have ;
U more than one housing type. In-lieu fees have been ®
invested through the ARCH Trust Fund, providing a 3 TS
significant supplement to the city’s general fund n
contributions. — K ”.
No. of Lake Washington E o
Housing Project ‘ ‘""w‘"‘f
Types ) : |
Flats 4 0 28 2 30 0.6 $54,085 ° fons g x
Detached 2 0 0 4 4 0.6 $168,479 Kirkl;‘m :
Homes o | o®
Townhomes 14 5 7 12 24 6.4 $1,653,589
Fee-in-lieu 14 0 0 0 0 11.4 $3,274,707

Location of for sale projects with

on-site units (excludes in-lieu fee
Total 34 5 30 18 53 19.0 $5,150,860 only projects)

only



i

Magnol

7.Presentation by Mike Stanger, A Regional Coalition for Housing (ARCH) ...
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Magnolia at Moss Bay, Kirkland

Project Detail

Developer:

Total Site:
SF/Lot:

Lot coverage:
Buildings

Max Height:
Setbacks:
Parking:

Total Units:

Average Unit SF:

FAR:

Shelter Homes

24,757 SF
1,800 SF/Unit

60% (14,845 SF)
9,510 SF

30’
20’ Front, 10’ Rear, 5’ Side
1.8 stalls/unit + 10% visitor

13 townhomes
2,157 SF
1.13

ARC
KC

RC
RCH

Affordable Housing

City Policy:

AH Requirement:
On-Site Units:

Fee-in-lieu:

Flexibility:

Median sale prices

(2024):
Market:

100 AMI:

10% at 100% AMI
(4+ unit developments)

1.3 units
1 unitat 100 AMI

$199,000 in lieu of 0.3 units.

Affordable unit smaller than
market-rate 3-BRs (1,423 SF)

2-BR 3-BR

$1,000,000 $1,909,000

n/a $448,000
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City of Redmond Inclusionary Zoning Policy

Summary

* Applicability: 10+ unit residential and mixed-use
developments in most neighborhoods.

* Affordability: 10% affordable at 80% AMI.

* Incentives: 1 bonus market unit for each
affordable unit.

* Affordable unit requirements:

e Size/typology may differ from market rate units.

 Generally proportionate bedroom mix.
« Comparable exterior materials and design.
* Entry level interior finishes.

e Trails
e Park

[520]

Areas with inclusionary zoning
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ARC
° S
Redmond Results: RC
13 . ” . . .
Affordable “Middle” Homeownership Production RCH
Policy has resulted in affordable ownership housing in 29 for sale developments. Duplexes and
townhomes are the most common housing type. Total results shown below.
Housing No. of 80 AMI | Total York % - s
Types PI‘OjeCtS Units Affrd 0o ©° X
@ ndale
12 - 184 total units Carriage ” 2
Homes
Some projects Cottages 4 2 3 5 u! ®
have more than Homes : o
one housing type. Duplex 13 8 26 34 P ) RSN ¢
Homes O g2 o
“Size-limited” 1 1 0 1 ®
Townhomes 5 25 30
[s]
Triplex Homes 2 8 9
Total 29 27 62 89 =R

Location of for sale developments
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City of Redmond

Previous Policy

* Citywide requirement: 10% at 80%
AMI.

* Applies to 10+ unit projects.

* Fractional units rounded to nearest
whole number.

* Bonus density available in zones
outside downtown.

ARC
RC

RC
RCH

NEW Middle Housing Regulations
e 12.5% at 80% AMI in new NR zones.

Applies to 1+ unit projects.

Density of up to 8 units per lot.

FAR incentives to build more units.

Fee in lieu payments for fractional
units.
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Benjamin Estates, Redmond

Project Detail

Developer: Benjamin 13 LLC

Base Density: 13 units

Bonus Units: 1 for affordable housing

Total Units: 14 units

Affordable Units: 1 at 80 AMI

Median sale prices (2017): 3-BR 4-BR
Market $696,200 $858,800
Affordable $289,740 N/A

2024 Assessed Values: 3-BR 4-BR
Market $1.2M $1.4M

Affordable $418,000 N/A
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Soleil, Redmond RCH

Affordable

Project Detail Duplex

Developer: Terrene Homes
Base Density: 12 units
Bonus Units: 1 for affordable housing
1 for Green Building
Total Units: 14 units
Affordable Units: 1 at 80 AMI
Median sale prices: 3-BR 4-BR
Market $1,770,000  $2,175,000

Affordable n/a $376,200
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Conover Commons, Redmond

Project Detail
Developer:
Flexibility:

Total Units:
Affordable Units:

Median sale prices:

Market:
Affordable:

Cottage Housing

The Cottage Company Placed in Service 2003 -
2004

Market-rate homes are 3-BR,
detached cottages;
affordable home is a 2-BR
carriage unit, above garages
belonging to other

homeowners.
13 (Phase ll)
1 at 50 AMI
2-BR 3-BR
n/a $812,000

$110,000 n/a
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T

City of Sammamish

Adopted middle housing regulations:

* 3 middle housing overlays (12 to 18 units per acre).
10% at 80% AMI.

Applies to 1+ unit projects.

* Fee in lieu payments of fractional units.
* Priorities to invest funds in City of Sammamish.

Exemptions for 1000 SF units.
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TO:  Debbie Bent, Community Development Director
Todd Hall, Principal Planner

FROM: Clay White, Director of Planning and Nick Chen, AICP
DATE: February 11,2025

RE: February 18, 2025, Kenmore Planning Commission Study Session — Middle Housing
Policy and Code Update

On behalf of the Kimley-Horn team, we look forward to the opportunity to provide an update
to the Kenmore Planning Commission on February 18", regarding the initial draft of the Middle
Housing Policy and Code update project. This provides an opportunity to brief the Planning
Commission through a follow up to the January 27%, 2024, joint City Council and Planning
Commission meeting, including an overview of proposed code amendments and discussion
questions which will help tailor the code to the City of Kenmore. We've also prepared a map
where the Alternative to Density Requirements may be applicable based on feedback received
during the January 27" meeting.

Draft Code Amendments (HB 1110 — Middle Housing and 1337 — Accessory Dwelling Units
(ADUs))
The draft code amendments included in the agenda packet address the minimum
requirements needed to meet compliance with HB 1110 and HB 1337 as well as
incorporated feedback received at the January 27" meeting. Graphically depicted on the
next page , amendments include:
e Added definitions and new terms relating to middle housing types and unit lot
density
e Addition of a new Section for Fee Simple Unit Lot Subdivisions
e Updates to the applicable sections of KMC 18.21.020 (R-1, R-4, and R-6 — Use
Allowances) and KMC 18.21.030 (R-1, R-4, and R-6 — Development Standards) to
account for middle housing development.
Note: These are currently drafted to primarily follow bulk standards for single-
family. Our discussion will cover potential modifications to those for middle
housing.
e Addition of KMC 18.21.035 (R-4 and R-6 - Middle Housing)
e Modifications to KMC 18.40 (Development Standards — Parking and Circulation)
e Modifications to KMC 18.73 (Accessory Dwelling Units, Home Occupation, Home
Industry) to meet requirements of HB 1337.
e Addition of KMC 18.75 which includes a preliminary cottage housing code.
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4 Set Minimum Requirements

- Add middle housing type definitions -+ Update parking requirements within
and permitted uses ¥ mile of a major transit stop and to

- Update “unit per lots” density meet lot size requirements

approach and base lot density + Unit Lot Subdivision requirements

-
+ Determine what types of others) and design standards

development the community wants
to promote

« Amend development regulations
\ (setbacks, building height, and

Tailor Code to Kenmore

- Explore potential development
incentives

= Consider development of a cottage
housing code

Departmental Coordination & Planning \
» Address related Public Works » Garbage/Recycling/Yard Waste
standards Service
« Parks and Open Space - Fire and emergency access

considerations

» Updates to Land Use and Housing
Elements of the Comprehensive Plan

Public street improvements
» Tree retention and replacement
« Water/sewer provider coordination

» Updates to Zoning and Land Use
- Stormwater and impervious surfaces Maps

Electrical service /
7 |

Alternative to Density Requirements

As permitted in RCW 36.70A.635(4), cities are permitted to exempt up to 25% of eligible
single-family lots from the middle housing requirements, pursuant to specific findings. This
would permit Kenmore to exempt lots with highly sensitive environmental areas if desired.
At the January 27" meeting, City Council and Planning Commission expressed interest in
excluding all R-1 areas and R-4 areas which abut critical waterways. The map below shows
where those parcels are located within the city. As currently identified, R-1 parcels and R-4
parcels adjacent to the Sammamish River and two large sloughs constitute approximately
15% of the total applicable single-family parcels, which is under the 25% threshold and does
not need Department of Commerce certification.
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Exhibit 1: Potential Alternative to Density Exempted Parcels
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0
one guare rootage 4 o O g

R-1 9,565,661 219.60 10%

R-4 (Total) 21,285,967 488.66 22%
R-4
(Sammamish
River) 1,452,261 33.26 2%
R-4 (Slough
Areas) 3,150,104 72.59 3%
R-6 64,249,836 1,474.97 68%
Total 95,101,464 2,183.23 100%
R-1 and R-4
Waterway
Adjacent 14,168,026 325.45 15%

The Project Team is requesting confirmation of these areas from Planning Commission to
finalize the applicable area within the draft code amendments.

Relationship between Middle Housing and ADUs

At the January 27" meeting, the City Council and Planning Commission decided to allow
duplexes, triplexes, fourplexes, townhouses, stacked flats, courtyard apartments, and
cottage housing. In practice, many of these housing types will look alike and may be virtually
indistinguishable from each other and from ADUs once constructed. The current zoning
code, primarily driven by state law and the City of Kenmore's current practices, does have
slightly different requirements for middle housing and ADUs which may lead a developer to
choose one type over the other. Planning Commission could choose to modify these
requirements further (provided they meet state law) to further incentivize a mixture of future

use types.

Requirement Middle Housing Accessory Dwelling Units

Units Permitted No difference, both are required to allow 2 units per lot with an ADU
counting as a unit and the existing single-family unit not counting in
either scenario.

Unit Size Consistent with single-family 10% of the lot area up to a
development, unit size is maximum of 1,500 square feet on
constricted development lots equal to or greater than 6,000
standards including square feet.
impervious surface, setbacks,
and height.
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Requirement

Middle Housing

Page 5

Accessory Dwelling Units

Up to 1,000 square feet on lots
less than 6,000 square feet.

Height

35' (45’ in certain
circumstances within R-6
areas)

35’, however, a detached ADU may
not exceed one story over a
detached garage or two stories if
built at ground level.

Setbacks

Consistent with single-family
development:

Consistent with single-family,
however detached accessory
dwelling units may be sited at a lot
line if the lot line abuts a public
alley.

Frontage
Improvements

May require improvements to
impacted areas or to provide
access to an acceptable
street.

Public street improvements are
not required as a condition of
permitting accessory dwelling
units.

Impact Fees

To be determined. Senate Bill
5258 Sec.10 (chapter 337,
laws of 2203) amended RCW
82.02 to require local
jurisdictions

that apply impact fees that
produce proportionately lower
impact fees for smaller
housing units.

No impact fees assessed in
Kenmore.

Neighborhood Benefits and Development Incentives

The City of Kenmore’s current development code includes a section relating to public
benefits in relation to density incentives. While this primarily looks at providing affordable
housing and open space opportunities, the same concept could be applied to middle
housing as a way to incentivize a mixture of housing types and building design. The table
below explores potential neighborhood benefits and corresponding development incentives
that could be included within the City’s code. The list below is not exhaustive, and incentives
are generally aligned to correspond with the benefit in that row.
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Decreased setbacks (primarily rear and City could require lower building height or

side yard) second story building stepbacks as this
would allow for a larger ground floor plate.

Increased height Promotes smaller building footprints and

could be permitted if impervious surface
minimums were increased

Increased unit density State law ties this to affordability
requirements. As long as the City met the
four

Decreased parking for Cottage Housing Could allow for additional units or common

open space or units potentially

Discussion Questions
At the meeting, we will discuss the following topics to comprehensively address the City’s
development code updates:

1. “Footprint” of a single-family home: The consultant team would like to ensure we
understand what the Planning Commission desires to see regarding unit size.

2. Alternate Density and Critical Areas: Confirm areas to be included based on the map
provided.

3. Building height for ADUs: Does the Planning Commission want to keep a 35’ height
limit for ADUs? If lowered, this could potentially be a benefit for building some middle
housing types over ADUs.

4. Development Incentives/Neighborhood Benefits: Which benefits would you like to see
standards/incentives created for?

5. Impact fees for middle housing types: What impact fees would the City assess to
Middle Housing. SB 5258 requires the jurisdictions adopt a fee schedule that reflects
the “proportionate” impact of new smaller housing units based on a few methods.

Next Steps
Following the February 18" Planning Commission meeting, we will revise the draft

amendments to the applicable code sections and bring those back to Planning Commission
in early March for recommendations to Council as they consider adoption of the proposed
amendments in late March or early April. The City is required to adopt amendments relating
to HB 1110 and 1337 by June 30, 2025, or the State’s model ordinance becomes applicable.
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Chapter 17.20
SUBDIVISIONS AND SHORT SUBDIVISIONS
Sections:
17.20.010 Purpose.
17.20.020 Preliminary subdivision — Approval time.
17.20.030 Revisions of preliminary subdivisions.

17.20.040 Preliminary short subdivision — Approval time.

17.20.050 Limitations for short subdivisions.
17.20.060 Revisions of preliminary short subdivisions.
17.20.070 Traffic analysis required.

17.20.080 Adequacy of access.

17.20.100 Public street rights-of-way.

17.20.105 _Street signage.

17.20.107 Street lighting.

17.20.110 _Limitations within future street corridors.
17.20.120 General layout standards.

17.20.125 Lot segregations — Zero-lot-line development.
17.20.130 Lot segregations — Clustered development.

17.20.140 Maintenance of private streets, tracts, easements and utilities required.

17.20.150 Preliminary subdivision and short subdivision approval.
17.20.010 Purpose.

The purpose of this chapter is to specify additional requirements for the segregation of land

into short subdivisions, which are nine or fewer lots, and subdivisions, which are 10 or more lots, in
accordance with applicable Washington State and City laws, rules and regulations, including
permit processing procedures required by Chapter 19.25 KMC. [Ord. 11-0329 § 3 (Exh. 1).]

17.20.020 Preliminary subdivision - Approval time.

A. A preliminary subdivision approval issued on or before December 31, 2014, shall be effective for
a period of seven years, and a preliminary subdivision approval issued on or after January 1, 2015,
shall be effective for a period of five years; provided, that a preliminary subdivision approval issued
on or before December 31, 2007, that is not expired as of July 28, 2013, and that is not subject to
the Shoreline Master Program, shall be effective for a period of 10 years.

The Kenmore Municipal Code is current through Ordinance 24-0624, passed December 9, 2024.
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B. Preliminary subdivision approval shall be considered the basis upon which the applicant may
proceed toward development of the subdivision and preparation of the final plat subject to all the
conditions of the preliminary approval.

C. If the final plat is being developed in divisions, and final plats for all of the divisions have not
been recorded within the time limits provided in this section, preliminary subdivision approval for
all unrecorded divisions shall become void. The preliminary subdivision for any unrecorded
divisions must again be submitted to the department with a new application, subject to the fees
and regulations applicable at the time of submittal. [Ord. 14-0378 § 1 (Att. A); Ord. 12-0344 § 1 (Att.
A); Ord. 11-0329 8§ 3 (Exh. 1).]

17.20.030 Revisions of preliminary subdivisions.
Applications to revise subdivisions that have received preliminary approval shall comply with the

following:

A. Revisions that result in any substantial changes as determined by the department shall be
treated as a new application for purposes of vesting and shall be reviewed as a Type 3 land use
decision pursuant to KMC 19.25.020. For the purpose of this section, substantial change always
includes the creation of additional lots, the elimination of open space or significant changes to
conditions of approval on an approved preliminary subdivision. Other factors to be considered by
the department when identifying substantial change include:

1. Streetimpacts, such as a change in access location(s) of internal streets; change from a
public to a private street; relocation of a street within the subdivision; request for a street
standards variance; and/or elimination of a right-of-way dedication;

2. Areorientation of lots that would change impacts to neighboring properties;

3. Changes in proposed housing types;

4. Changes to critical area impacts; and/or

5. Changes to utility locations that would result in new impacts on neighboring properties.
B. Approval of the following modifications by the department shall not be considered revisions:

1. Engineering design, unless the proposed design alters or eliminates features specifically
required as a condition of preliminary subdivision approval or that results in a
substantial change as described in subsection A of this section;

2. Changes in lot dimensions that are consistent with KMC Title 18;

3. Adecrease in the number of lots to be created so long as the decrease allows for future
compliance with the minimum density provisions of KMC Title 18, if applicable. [Ord. 11-
0329 § 3 (Exh. 1).]
17.20.040 Preliminary short subdivision - Approval time.

A preliminary short subdivision approval issued on or before December 31, 2014, shall be effective
for a period of seven years, and a preliminary short subdivision approval issued on or after January
1, 2015, shall be effective for a period of five years; provided, that a preliminary short
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subdivision approval issued on or before December 31, 2007, that is not expired as of July 28, 2013,
and that is not subject to the Shoreline Master Program, shall be effective for a period of 10 years.
[Ord. 14-0378 § 1 (Att. A); Ord. 12-0344 § 1 (Att. A); Ord. 11-0329 § 3 (Exh. 1).]

17.20.050 Limitations for short subdivisions.

A. A maximum of nine lots may be created by a single application.

B. An application for further segregation may not be submitted within a period of five years after
recording, except through the filing of a subdivision application, or unless the short plat contains
fewer than four lots, in which case an alteration application may be submitted to create a
cumulative total of up to four lots within the original short plat boundary. [Ord. 11-0329 § 3 (Exh. 1).]
17.20.060 Revisions of preliminary short subdivisions.

Applications to revise short subdivisions that have received preliminary approval shall comply with

the following:

A. Revisions that result in any substantial changes as determined by the department shall be
treated as a new application for purposes of vesting and shall be reviewed as a Type 2 land use
decision pursuant to KMC 19.25.020. For the purpose of this section, substantial change always
includes the creation of additional lots, the elimination of open space or significant changes to
conditions of approval on an approved preliminary short subdivision. Other factors to be
considered by the department when identifying substantial change include:

1. Streetimpacts, such as a change in access location(s) of internal streets; change from a
public to a private street; relocation of a street within the short subdivision; request for a
street standards variance; and/or elimination of a right-of-way dedication;

2. Areorientation of lots that would change impacts to neighboring properties;

3. Changes in proposed housing types;

4. Changes to critical area impacts; and/or

5. Changes to utility locations that would result in new impacts on neighboring properties.
B. Approval of the following modifications by the department shall not be considered revisions:

1. Engineering design, unless the proposed design alters or eliminates features specifically
required as a condition of preliminary short subdivision approval or results in a
substantial change as described in subsection A of this section;

2. Changes in lot dimensions that are consistent with KMC Title 18;

3. Adecrease in the number of lots to be created so long as the decrease allows for future
compliance with the minimum density provisions of KMC Title 18, if applicable. [Ord. 11-
0329 8§ 3 (Exh. 1).]
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17.20.070 Traffic analysis required.

All subdivision applications, excluding short subdivisions of four lots or less, shall include a traffic
analysis in a format prescribed by the department. The city manager may, upon review of

the applicant’s proposal, waive or modify this requirement. [Ord. 11-0329 § 3 (Exh. 1).]

17.20.080 Adequacy of access.

Each lot within a subdivision or short subdivision shall have acceptable access to a street
conforming to City street standards or to a different level of improvement acceptable to
the development engineer. The circulation system of a proposed subdivision or short
subdivision shall intersect with existing and anticipated streets abutting the site at safe and
convenient locations, as determined by the department and the development engineer.
Individual lots may be served by access panhandles established either by fee ownership

or easement, subject to approval of the development engineer. In order to assure safe and
adequate access, the development engineer:

A. May approve private streets, provided the private street requirements contained in the City street
standards of Chapter 12.50 KMC are met;

B. May limit direct access to certain streets and require on-site public or private streets in lieu of
individual driveways or access panhandles, in accordance with the City street standards;

C. Shall require off-site improvements to public or private streets needed to provide access from
the subdivision or short subdivision to an acceptable street; and

D. Shall assure that the number of lots to be served by the street system complies with the street
standards. [Ord. 11-0329 § 3 (Exh. 1).]

17.20.100 Public street rights-of-way.

As aresult of the impact created by a proposed development, dedication or deeding to the City of
right-of-way or a portion thereof for public streets in accordance with City street standards shall be
required within or along the boundaries of all subdivisions and short subdivisions or of

any lot or lots within them:

A. Where the six-year capital improvement plan indicates the necessity of a new right-of-way or
portion thereof for street purposes;

B. Where necessary to extend or to complete the existing or future neighborhood street pattern as
shown on the City street map (see KMC Title 12);

C. Where necessary to provide additions of right-of-way to existing City right-of-way;
D. Where necessary to conform to City street standards or City street improvement projects; or

E. Where necessary to provide a public transportation system that supports future development of
abutting property consistent with the City comprehensive plan. [Ord. 11-0329 § 3 (Exh. 1).]

17.20.105 Street signage.

Street signage is required for all new short subdivisions and subdivisions unless otherwise
approved by the city manager. The city manager will determine the appropriate location, size and
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type of motor vehicle and pedestrian traffic signs, as well as street name signs, for every public or
private street associated with a short subdivision or subdivision. The City or its designee will
manufacture and install such signs, at the cost and expense of the applicant. The applicant shall
reimburse the City for the cost of these signs prior to final plat or final short plat approval. [Ord. 11-
03298 3(Exh.1).]

17.20.107 Street lighting.

Street lighting is required for all new short subdivisions or subdivisions unless otherwise approved
by the city manager. The city manager will determine the appropriate location, size and type of
street lighting for every public or private street associated with a short subdivision or subdivision.
The City or its designee will design, procure materials and install such lighting, at the cost and
expense of the applicant. The applicant will be invoiced directly for the design, materials and
installation costs associated with these lights by the City or its designee. The applicant shall pay
the invoice(s) prior to final plat or final short plat approval. [Ord. 11-0329 § 3 (Exh. 1).]

17.20.110 Limitations within future street corridors.

In order to allow for the development of future street corridors that would complete the public
circulation system or that would provide a sole source of access for an abutting property,

the City may limit improvements within specific areas of a proposed subdivision or short
subdivision. These limitations may preclude the construction of buildings, driveways, drainage
facilities or other improvements within specified areas as identified in KMC 17.20.100(A) through
(E). [Ord. 11-0329 8 3 (Exh. 1).]

17.20.120 General layout standards.

For residential developments in the R zones:
A. The maximum length of blocks shall be 1,320 feet; and

B. Except for corner lots, lots for single detached dwellings shall not have street frontage along two
sides unless one of said streets is a neighborhood collector street or an arterial street.

C. Lots shall be designed to avoid unusual configurations or narrow extensions that could make
use difficult or confusing for future property owners. No portion of a lot shall be narrower than 25
feet, with the exception of cul-de-sac lots at the street frontage or an access panhandle approved
by the development engineer. The lot width standards in KMC Title 18 also apply. Exceptions for
unusual conditions may be considered on a case-by-case basis by the city manager. [Ord. 11-0329
§ 3 (Exh. 1).]

17.20.125 Lot segregations — Zero-lot-line development.

In any R zone or in the NB zone, interior setbacks may be modified during subdivision or short
subdivision review as follows:

A. If a building is proposed to be located within a normally required interior setback:

1. An easement shall be provided on the abutting (ot of the subdivision that is wide enough
to ensure a 10-foot separation between the walls of structures on adjoining lots, except
as provided for common wall construction;
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2. The easement area shall be free of permanent structures and other obstructions that
would prevent normal repair and maintenance of the structure’s exterior;

3. Buildings utilizing reduced setbacks shall not have doors that open directly onto the
private yard areas of abutting property. Windows in such buildings shall not be oriented
toward such private yard areas unless they consist of materials such as glass block,
textured glass, or other opaque materials, and shall not be capable of being opened,
except for clerestory-style windows or skylights; and

4. The final plat or short plat shall show the approximate location of buildings proposed to
be placed in a standard setback area.

B. In the R zones, setbacks on existing individual lots may be modified; provided, that the standards
set forth in subsection (A)(1) of this section are met. [Ord. 11-0329 8§ 3 (Exh. 1).]

17.20.130 Lot segregations — Clustered development.

When residential lot clustering is proposed, the following provisions shall be met:

A. Any open space resulting from lot clustering shall not be altered or disturbed except as specified
on recorded documents creating the open space. Such open spaces may be retained under
ownership by the subdivider, conveyed to residents of the development, or conveyed to a third
party. When access to the open space is provided, the access shall be located in a separate tract;

B. In the R-1 zone, open space tracts created by clustering required by KMC 18.21.030 shall be
located and configured to create urban separators and greenbelts as required by the
comprehensive plan or open space functional plans; to connect and increase protective buffers for
critical areas; to connect and protect wildlife habitat corridors designated by the comprehensive
plan; and to connect existing or planned public parks or trails. The City may require open

space tracts created under this subsection to be dedicated to an appropriate managing public
agency or qualifying private entity such as a nature conservancy;

C. Open spaces created through (ot clustering are encouraged to include retained native
vegetation;

D. Landscape-based stormwater management practices may be located within open spaces
created through lot clustering, provided they are not located within critical areas. [Ord. 16-0428
§ 12 (Att. H); Ord. 11-0329 § 3 (Exh. 1).]

17.20.140 Maintenance of private streets, tracts, easements and utilities required.

As a condition of subdivision and short subdivision approval, all private streets, tracts, easements,
community utilities and properties shall be maintained by the owners of the property served by
them and kept in good repair at all times. In order to ensure continued good repair, it must be
demonstrated to the department at the time of plat recording that:

A. There will be a workable organization to guarantee maintenance with a committee or group to
administer the organizational functions; and

B. There is a means for assessing maintenance costs equitably to property owners served by the

private streets, tracts, easements, community utilities and properties. [Ord. 11-0329 § 3 (Exh. 1).]
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17.20.150 Preliminary subdivision and short subdivision approval.

A proposed subdivision or short subdivision shall not be approved unless the decisionmaker makes
written findings that:

A. Appropriate provisions are made for the public health, safety, and general welfare and for such
open spaces, drainage ways, streets or roads, alleys, other public ways, transit stops, potable
water supplies, sanitary wastes, parks and recreation, playgrounds, schools and school grounds
and all other relevant facts, including sidewalks and other planning features that assure safe
walking conditions for students who only walk to and from school; and

B. The public use and interest will be served by the platting of such subdivision or short subdivision.
[Ord. 11-0329 § 3 (Exh. 1).]

17.20.160 Fee Simple Unit Lot Subdivisions
. The primary purpose of these provisions is to allow for the creation of fee simple unit lots for

developments with more than one dwelling unit and attached ADUs while applying only those site
development standards applicable to the parent site as a whole.

B. Overall development of the parent lot shall meet the bulk development and design standards of
the underlying land use district applicable at the time the permit application is vested. As a result

of the subdivision, development on individual unit lots may be nonconforming as to some or all of

the development standards of this title based on analysis of the individual unit lot, provided that

development standards for the parent lot are met.

C. Unit lot subdivisions and subsequent platting actions, additions or modifications to the
structure(s) may not create or increase any nonconformity of the parent lot.

D. Private access drives are allowed to provide access to dwellings and off-street parking areas
within a unit lot subdivision. Access, joint use and maintenance agreements shall be executed for
use of common garage or parking areas, common open area and other similar features, as
recorded with King County.

E. Within the parent lot, required parking for a dwelling unit may be provided on a different unit lot
or tract other than the lot with the dwelling unit, if the right to use that parking is formalized by an
easement or otherwise defined on the final plat, as recorded with King County.

G. Unit lot subdivisions shall be processed as a subdivision or short plat, based upon the number
of lots created through the unit lot subdivision process. The approval process and criteria for fee

simple unit lot subdivisions shall be consistent with the requirements for subdivisions and short
plats established in KMC17.20,

The Kenmore Municipal Code is current through Ordinance 24-0624, passed December 9, 2024.

7.Review Draft Middle Housing and ADU Regulations, presented by Kimley-H...

[ Formatted:

Heading 2

[ Formatted:

Font: Not Bold

[ Formatted:

Font: Not Bold

[ Formatted:

Font: Not Bold

[ Formatted:

Font: Not Bold

Formatted:

Font: Not Bold

Formatted:

Font: Not Bold

Formatted:

Not Highlight

Font: Not Bold

Formatted:

Not Highlight

Formatted:

[
{
(
[ Formatted:
(
(

Font: Not Bold

(D Y/ Y N W




Chapter 18.15
ZONES, MAPS AND DESIGNATIONS
Sections:
18.15.010 Zones and map designations established.
18.15.020 Zone and map designation purpose.
18.15.040 Residential zones.
18.15.045 Neighborh in zone.
18.15.050 Community business zone.
18.15.055 Downtown residential zone.
18.15.065 Downtown commercial zone.
18.15.067 Urban corridor zone.
18.15.069 Waterfront commercial zone.

18.15.070 Regional business zone.

18.15.080 Public and semi-public zone.

18.15.090 Parks zone.

18.15.100 Golf course zone.

18.15.110 Map designation — Property-specific development or P-suffix standards.
18.15.120 Map designation — Special district overlay.

18.15.150 Zoning maps and boundaries.

18.15.010 Zones and map designations established.

In order to accomplish the purposes of this title, the following zoning designations and zoning map
symbols are established:

ZONING DESIGNATIONS [MAP SYMBOL

Residential R (base density in
dwellings per acre)

Manufactured Housing |MHC
Community

Neighborhood Business |NB

Community Business CB

Downtown Residential DR
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ZONING DESIGNATIONS [MAP SYMBOL

Downtown Commercial [DC

Urban Corridor uc

Urban Residential UR

Waterfront Commercial |WC

Regional Business RB

Public and Semi-Public PSP

Parks P
Golf Course GC
Property-Specific P-suffix

Development Standards

Special District Overlay [SO

[Ord. 23-0574 § 2 (Exh. A); Ord. 19-0481 § 2 (Exh. A); Ord. 14-0391 § 2 (Exh. 1); Ord. 11-0329 § 3
(Exh. 1).]

18.15.020 Zone and map designation purpose.

The purpose statements for each zone and map designation set forth in the following sections shall
be used to guide the application of the zones and designations to all lands in Kenmore. The
purpose statements also shall guide interpretation and application of land use regulations within
the zones and designations, and any changes to the range of permitted uses within each zone
through amendments to this title. [Ord. 11-0329 § 3 (Exh. 1).]

18.15.040 Residential zones.

A. The purpose of the residential zones (R and MHC) is to implement comprehensive plan goals and
policies for housing quality, diversity and affordability, and to efficiently use residential land, public
services and energy. These purposes are accomplished by:

1. Providing, in the R-1 through R-6 zones, for a mix of predominantly single detached

dwelling units and middle housing dwellings, with a variety of densities and sizes in [ Formatted: Font: Not Italic

locations appropriate for residential use;

2. Providing, in the R-12 through R-48 zones, for a mix of
predominantly apartment and townhouse dwelling units, with a variety of densities and
sizes in locations appropriate for residential use;

3. Providing, in the MHC zone, for continuation of existing manufactured housing
communities;

4. Allowing only those accessory and complementary nonresidential uses that are
compatible with residential communities; and
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5. Establishing density designations to facilitate advanced area-wide planning for public
facilities and services, and to protect environmentally critical sites from
overdevelopment.

B. Use of this zone is appropriate as follows:

1. The R-1zone on or adjacent to lands with area-wide environmental constraints where
development is required to cluster away from critical areas;

2. The R-4 through R-6 zones on lands that are predominantly environmentally
unconstrained and are served at the time of development by adequate public sewers,
water supply, streets and other needed public facilities and services;

3. The R-12 through R-48 zones next to commercial centers, in areas that are served at the
time of development by adequate public sewers, water supply, streets and other needed
public facilities and services; and

4. The MHC zone on existing manufactured housing communities planned for either short-
term or long-term preservation. [Ord. 19-0481 § 2 (Exh. A); Ord. 11-0329 § 3 (Exh. 1).]

18.15.045 Neighborhood business zone.

A. The purpose of the neighborhood business zone (NB) is to provide convenient daily retail and
personal services for a limited service area, to minimize impacts of commercial activities on
nearby properties, and to provide for limited residential development. These purposes are
accomplished by:

1. Limiting nonresidential uses to those uses which can serve the everyday needs of a
surrounding urban residential area;

2. Allowing for automotive service uses, subject to approval of a conditional use permit;

3. Allowing for mixed use (housing and retail/service) developments and for townhouse
developments as a sole use on properties; and

4. Excluding industrial and regional business-scaled uses.

B. Use of this zone is appropriate in neighborhood business centers on sites which are served at
the time of development by adequate public sewers, water supply, streets and other needed public
facilities and services. [Ord. 18-0454 § 2 (Exh. 1); Ord. 11-0329 § 3 (Exh. 1).]

18.15.050 Community business zone.

A. The purpose of the community business zone (CB) is to provide retail and personal services for
local service areas which exceed the daily convenience needs of adjacent neighborhoods but
which cannot be served conveniently by larger activity centers. These locations are not appropriate
for extensive outdoor storage or industrial uses. Automotive service businesses may be
appropriate in the Juanita subarea of this zone subject to approval of a conditional use permit. In
the west subarea, auto-related uses are not appropriate and are prohibited. These purposes of the
zone are accomplished by:
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1. Providing for offices as well as a wide range of small-scale retail, educational, and
personal service uses;

2. Allowing residential use, with a focus on mixed use (housing and
retail/service/office) developments; and

3. Excluding commercial uses with extensive outdoor storage, as well as automotive sales
and industrial uses.

B. Use of this zone is appropriate in areas that are designated by the comprehensive plan and that
are served at the time of development by adequate public sewers, water supply, streets and other
needed public facilities and services. [Ord. 18-0454 § 2 (Exh. 1); Ord. 11-0329 § 3 (Exh. 1).]

18.15.055 Downtown residential zone.

The downtown residential zone provides higher density residential development in support of the
downtown commercial zone. Limited retail and office uses are also allowed as part of mixed use
developments. The zone represents an opportunity to provide a range of housing types in the
community with attention to appearance and scale. [Ord. 11-0329 § 3 (Exh. 1).]

18.15.065 Downtown commercial zone.

A. The downtown commercial zone features a mix of private and public uses designed to create a
small-town feel and pedestrian-friendly environment. Public places, sidewalks,

extensive landscaping, transit orientation, shared or structured parking, protection of critical
areas, and high quality design and signage are key features. Permitted uses emphasize mixed or
multiple use developments, and include high-density housing, civic and governmental offices,
small-scale commercial and retail, and locally oriented professional and personal services.

B. Uses not compatible with the downtown commercial zone intent such as those which require
vehicle or materials storage, service bays, wide curb cuts, expanses of exterior product display or
storage, or produce little customer or visitor activity are not permitted. Park-and-ride/transit
centers are promoted along SR-522, particularly in the northwest quadrant of the 68th Avenue
NE/SR-522 intersection. [Ord. 11-0329 § 3 (Exh. 1).]

18.15.067 Urban corridor zone.

The purpose of the urban corridor zone (UC) is to convert SR-522 from a commercial strip, focused
on the automobile, to a more pedestrian- and transit-friendly urban corridor. West of downtown,
the north side of the highway would continue to be a mix of restaurant, retail and service uses, with
additional opportunities for office and mixed use multifamily development. The south side of the
highway in this area would convert to office and multifamily development, taking advantage of lake
views and proximity to transit.

East of downtown, an “enterprise zone” west of 80th Avenue NE would allow for a wide range of
commercial uses, including bulk retail, as well as standalone multifamily development. Farther to
the east, near the city limits, office and multifamily uses are envisioned.

New auto-oriented uses are not compatible with the intent of the urban corridor zone. [Ord. 14-
039182 (Exh. 1).]
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18.15.069 Waterfront commercial zone.

The purpose of the waterfront commercial zone (WC) is to support water-dependent uses while
allowing eating and drinking places, temporary lodging and other uses complementary to marina
and air harbor development. Compatible light manufacturing is appropriate. Office and mixed use
multifamily development are desirable for the future. [Ord. 14-0391 § 2 (Exh. 1).]

18.15.070 Regional business zone.

The purpose of the regional business zone (RB) is to provide for the broadest mix of retail sales,
office, wholesale, and service uses, with compatible storage and light manufacturing uses, serving
regional market areas and offering significant employment opportunities. These purposes are
accomplished by supporting existing businesses and encouraging compact and mixed use
development that is supportive of transit and pedestrian travel for the future. [Ord. 14-0391 § 2
(Exh. 1); Ord. 11-0329 § 3 (Exh. 1).]

18.15.080 Public and semi-public zone.

The public and semi-public zone (PSP) is applied to properties currently owned or operated by a
public entity or private institution. The purpose of the public and semi-public zone is to recognize
that public and semi-public facilities and institutions provide necessary services to the community
and have their own unique set of circumstances. The public and semi-public zone is applied to
lands designated as public and private facilities on the comprehensive plan land use map. [Ord.
11-0329 8 3 (Exh. 1).]

18.15.090 Parks zone.

The parks zone (P) provides for parks, recreational, open space, and resource uses within publicly
owned lands, and establishes standards that allow for such uses to continue or be established
while ensuring compatibility with surrounding uses. The parks zone is applied to lands used for
public parks, recreation, and open space purposes and designated as public and private facilities
on the comprehensive plan land use map. [Ord. 11-0329 § 3 (Exh. 1).]

18.15.100 Golf course zone.

The golf course zone (GC) provides for golf course activities and the protection and preservation
of open space qualities of lands that are developed for golf course uses. The golf course zone is
applied to lands used for golf course related purposes and designated as public and private
facilities on the comprehensive plan land use map. [Ord. 11-0329 § 3 (Exh. 1).]

18.15.110 Map designation - Property-specific development or P-suffix standards.

The purpose of the property-specific development standards or P-suffix designation is to indicate
that conditions beyond the minimum requirements of this title have been applied

to development on the property, including but not limited to increased development standards,
limits on permitted uses or special conditions of approval. Property-specific development
standards are maintained by the department and are available for public inspection and copying
during regular business hours. [Ord. 11-0329 § 3 (Exh. 1).]

The Kenmore Municipal Code is current through Ordinance 24-0624, passed December 9, 2024.

7.Review Draft Middle Housing and ADU Regulations, presented by Kimley-H...



18.15.120 Map designation - Special district overlay.

The purpose of the special district overlay or SO designation is to carry out comprehensive plan
and subarea or neighborhood plan policies that identify special opportunities for achieving public
benefits by allowing or requiring alternative uses and development standards that differ from the
general provisions of this title. Special district overlays are generally applied to a group of individual
properties or entire subarea or neighborhood planning areas. Special district overlay development
standards are maintained by the department and are available for public inspection and copying
during regular business hours. [Ord. 11-0329 § 3 (Exh. 1).]

18.15.150 Zoning maps and boundaries.

A. The location and boundaries of the zones defined by this chapter shall be shown and delineated
on zoning maps adopted by ordinance.

B. Changes in the boundaries of the zones shall be made by ordinance adopting or amending a

zoning map.

C. The zoning map labeled “Official Zoning Map of the City of Kenmore,” dated March 2019, and as
subsequently amended, is hereby adopted as the official zoning map and shall be kept on file by
the City and will be on display for public review at Kenmore City Hall. [Ord. 18-0454 § 3; Ord. 14-
0391 8 2 (Exh. 1); Ord. 11-0329 § 3 (Exh. 1).]
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Chapter 18.20
TECHNICAL TERMS AND LAND USE DEFINITIONS
Sections:
18.20.010 Scope of chapter.
18.20.020 Abandoned vehicle.
18.20.030 Accessory living quarters.
18.20. Al r
18.20.040 Agricultural activities, existing and ongoing.
18.20.045 Repealed.
18.20.050 Repealed.
18.20.060 Repealed.
18.20.090 Adult entertainment business.

18.20.095 Adult family home.

18.20.098 Affordable housing unit.
18.20.100 Repealed.

18.20.105_Air transportation service.
18.20.120 Repealed.

18.20.130 Repealed.

18.20.140 Alley.

18.20.145 Alteration.

18.20.147 Alternative transmission support structure.
18.20.149 Amateur (ham) radio facility.
18.20.150 Ambulatory surgery center.
18.20.1 R l

18.20.160 Repealed.

18.20.165 Anadromous fish.
18.20.168 Animal kennel/shelter.

18.20.170 Animal, small.

18.20.1 Antenna.
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18.20.190 Applicant.

18.20.195 Arbor.

18.20.200 Arcade.

18.20.205 Architectural elements.
18.20.206.1 Area of special flood hazard.
18.20.207 Articulation.

18.20.210 Repealed.

18.20.212 Repealed.

18.20.214 Arts, entertainment, indoor.

18.20.215 Arts, entertainment, outdoor.
18.20.216 Assisted living.

18.20.218 Attach ry dwelling unit.
18.20.220 Auction house.

18.20.224 Automotive sales and service, marine.

18.20.227 Automotive sales and service, nonmarine.
18.20.228 Bankfull width.

18.20.2. B fl

18.20.240 Base flood elevation.

18.20.243 Base station.

18.20.245 Basement.

18.20.250 Repealed.

18.20.2 Beehive.

18.20.270 Berm.

18.20.272 Best available science.

18.20.274 Best management practices (BMPs).
18.20.280 Billboard.

18.20.290 Billboard face.

18.20.300 Biologist.
18.20.302 Blank walls.
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18.20.305 Repealed.

18.20.308 Bonus unit.
18.20.310 Repealed.

18.20.320 Broadleaf tree.
18.20.330 Buffer or buffer area.
18.20.340 Building.

18.20.350 Building envelope.
18.20.360 Building facade.
18.20.370 Repealed.

18.20.380 Bulk gas storage tank.

18.20.390 Business service, intensive.

18.20.394 Busin rvi tandard.
18.20.395 Caliper.

18.20.400 Repealed.

18.20.410 Capacity, school.

18.20.420 Capital facilities plan, school district.
18.20.422 R l

18.20.425 Categorically excluded.

18.20.430 Cattery.

18.20.440 Cemetery, columbarium or mausoleum.
18.20.450 Channelrelocation and stream meander areas.
18.20.4. hannel width and gradient.

18.20.460 Repealed.

18.20.465 City.

18.20.468 City manager.

18.20.470 Classrooms, school.

18.20.480 Clearing.
18.20.485 Clustered.

18.20.4 neration.
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18.20.492 College/university.
18.20.494 Collocation.

18.20.495 Commercialnursery or tree farm.
18.20.498 Repealed.

18.20.500 Repealed.

18.20.510 Repealed.

18.20.520 Community residential facility (CRF).
18.20.530 Commuter parking lot.
18.20.540 Compensatory storage.
18.20.550 Conditional use permit.
18.20.560 Conference center.

18.20.57 nfinement area.

18.20.580 Repealed.

18.20.590 Construction and trade.
18.20.610 Courtyard.

18.20.612 Critical areas.

18.20.614 Critical area tract.

18.20.630 Critical facility.

18.20.632 Critical root zone (CRZ).
18.20.633 Crown.

18.20.635 Repealed.

18.20.640 Dail re.

18.20.650 Day care.

18.20.655 Debris flow.

18.20.660 Deciduous.

18.20.665 Degraded wetland buffer.
18.20.670 Density credit, transfer of (TDC).
18.20.680 Department.

18.20. R l
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18.20.695 Designated manufactured home.
18.20.697 Designation, critical area.
18.20.700 Repealed.

18.20.705 Detached accessory dwelling unit.
18.20.710 Developer.

18.20.715 Development.

18.20.730 Development agreement.
18.20.735 Development permit.
18.20.740 Development proposal.
18.20.750 Development proposal site.
18.20.752 Diameter at breast height (d.b.h.).
18.20.7 Differential settlement.
18.20.760 Distributed antenna system (DAS).
18.20.765 Disturbance.

18.20.772 Repealed.

18.20.775 Domiciliary care.

18.20.7 R l

18.20.785 Drive-through service.
18.20.790 Repealed.

18.20.800 Repealed.

18.20.805 Durable materials.

18.20.810 Dwelling unit.

18.20.820 Dwelling unit, accessory.
18.20.830 Dwelling unit, microhousing.
18.20.832 Dwelling, middle housing.
18.20.835 Dwelling, multiple-family.
18.20.840 Dwelling unit, single detached.
18.20.860 Repealed.

18.20. Eating and drinking pl.
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18.20.865 Repealed.

18.20.867 Educational service.
18.20.870 Effective radiated power.
18.20.880 Electrical substation.
18.20.885 Emergent wetland.
18.20.890 Emergency.
18.20.900 Repealed.

18.20.910 Enhancement.
18.20.920 Equipment, heavy.
18.20.930 Erosion.

18.20.940 Erosion hazard areas.
18.20. Evergreen.
18.20.965 Existing legal uses.
18.20.967 FAA.

18.20.970 Repealed.
18.20.1000 Repealed.
18.20.1010 Family.

18.20.1012 Family child-care home.

18.20.1015 FCC.
18.20.1020 Repealed.
18.20.1040 Fence.

18.20.1 Financial rant

18.20.1051 Fire or police facility.

18.20.1052 First floor facades.

18.20.1055 Fish habitat.

18.20.1056 Fish and wildlife habitat conservation areas.
18.20.1057 Flood or flooding.

18.20.1059 Flood elevation study.
18.20.1 R l
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18.20.1070 Flood hazard areas.
18.20.1080 Flood insurance rate map (FIRM).
18.20.1090 Flood insurance study (FIS).
18.20.1100 Flood protection elevation.
18.20.1110 Floodplain.

18.20.1120 Floodproofing.

18.20.1125 Floodway.

18.20.1130 Repealed.

18.20.1135 Floor area ratio (FAR).
18.20.1140 Repealed.

18.20.1150 Forest practice.

18.20.11 R It

18.20.1170 Repealed.
18.20.1180_Frequently flooded areas.
18.20.1185 Functions and values.
18.20.1187 Funeral home/crematory.
18.20.11 R It

18.20.1200 Repealed.

18.20.1202 Repealed.

18.20.1203 General services land uses.
18.20.1205 Geologically hazardous areas.
18.20.121 logist.

18.20.1230 Repealed.

18.20.1233 Government/business services land uses.
18.20.1235 Repealed.

18.20.1240 Grade span.

18.20.1250 Grading.

18.20.1260 Grazing area.
18.20.127 round cover.
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18.20.1272 Ground floor.

18.20.1273 Grove.

18.20.1275 Hazard areas.

18.20.1280 Hazardous household substance.
18.20.1290 Hazardous liquid and gas transmission pipelines.
18.20.1300 Hazardous substance.

18.20.1301 Headwater stream.

18.20.1302 Health care and social assistance.
18.20.1305 Repealed.

18.20.1307 Hearing examiner.

18.20.1310 Heavy equipment and truck repair.
18.20.1312 Habitat man ment.
18.20.1314 Habitats of local importance.
18.20.1320 Helistop.

18.20.1330 Historic resource.

18.20.1340 Historic structure.

18.20.1 R It

18.20.1360 Home industry.

18.20.1370 Home occupation.

18.20.1372 Hospital.

18.20.1375 Hotel.

18.20.1 H hol ts.

18.20.1381 Human-scaled elements.
18.20.1382 Hydraulic project approval (HPA).
18.20.1390 Hydroelectric generation facility.
18.20.1400 Impervious surface.

18.20.1420 Repealed.

18.20.1430 Infiltration rate.

18.20.14 In-kind.
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18.20.1437 Intentionally created stream.

18.20.1438 Intermittent stream.
18.20.1440 Repealed.

18.20.1470 Repealed.

18.20.1480 Repealed.

18.20.1490 Repealed.

18.20.1500 Joint use driveway.
18.20.1510 Kennel.

18.20.1520 Kitchen or kitchen facility.
18.20.1525 Laboratory.
18.20.1530 Repealed.

18.20.1540 Lan water featur
18.20.1550 Landscaping.
18.20.1560 Landslide.

18.20.1570 Landslide hazard areas.
18.20.1572 Large woody debris (LWD).
18.20.1575 Lattice tower.
18.20.1580 Level of service (LOS).
18.20.1590 Light equipment.
18.20.1600 Livestock.

18.20.1610 Livestock, large.
18.20.1620 Livestock, small.
18.20.1630 Repealed.

18.20.1640 Loading space.
18.20.1650 Repealed.

18.20.1660 Lot.

18.20.1661 Lot, parent.

18.20.1662 Lot, unit.

18.20.1670 Lotline, interior.
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18.20.1671 Low impact development (LID).
18.20.1673 Lowest floor.

18.20.1675 Manufactured home.

18.20.1675.1 Manufactured housing community.
18.20.1676 Manufacturing, heavy.

18.20.1677 Manufacturing, light.

18.20.1678 Manufacturing land uses.
18.20.1679.1 Cannabis.
18.20.1679.2 Cannabis business.
18.20.1679.2.5 Cannabis cooperative.
18.20.1679.3 Cannabis processor.
18.20.1679.4 nnabis pr r.
18.20.1679.4.5 Cannabis researcher.
18.20.1679.5 Cannabis retailer.
18.20.1680 Marina.

18.20.1683 Mass wasting.

18.20.1 Master plan.

18.20.1690 Median income.

18.20.1695 Repealed.

18.20.1700 Repealed.

18.20.1705 Repealed.

18.20.1710 Mitigation.

18.20.1720 Mitigation bank.
18.20.1730 Mitigation banking.
18.20.1740 Mixed use development.
18.20.1745 Repealed.

18.20.1747 Mobile food service.

18.20.1750 Mobile home.

18.20.17 R It

The Kenmore Municipal Code is current through Ordinance 24-0624, passed December 9, 2024.

7.Review Draft Middle Housing and ADU Regulations, presented by Kimley-H...


https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1671
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1673
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1675
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1675.1
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1676
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1677
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1678
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1679.1
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1679.2
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1679.2.5
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1679.3
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1679.4
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1679.4.5
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1679.5
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1680
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1683
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1685
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1690
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1695
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1700
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1705
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1710
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1720
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1730
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1740
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1745
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1747
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1750
https://www.codepublishing.com/WA/Kenmore/#!/Kenmore18/Kenmore1820.html#18.20.1760

18.20.1761 Mobility unit.

18.20.1762 Repealed.

18.20.1765 Modulation.

18.20.1770 _Monitoring.

18.20.1775 Repealed.

18.20.1785 Motel.

18.20.1790 Repealed.

18.20.1800 Repealed.

18.20.1810 Mulch.

18.20.1820 Repealed.

18.20.1830 Native vegetation.

18.20.1 Natural waters.

18.20.1840 Negative externality.

18.20.1850 Net buildable area.

18.20.1860 Nonconformance.

18.20.1870 Nonhydroelectric generation facility.
18.20.1875 Nonindi

18.20.1880 Nonionizing electromagnetic radiation (NIER).
18.20.1890 Noxious weed.

18.20.1900 Repealed.

18.20.1905 Office.

18.20.191 n

18.20.1920 Open-work fence.

18.20.1930 Ordinary high water mark.
18.20.1940 Repealed.

18.20.1945 Outdoor retail display/sidewalk sale.
18.20.1960 Park.

18.20.1995 Parking management plan.

18.20.2 Parkin
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18.20.2030 Peak hour.

18.20.2035 Pedestrian walkway.

18.20.2040 Permanent school facilities.
18.20.2050 Repealed.

18.20.2055 Personal service.

18.20.2060 Repealed.

18.20.2070 Repealed.

18.20.2102 Practical alternative.

18.20.2104 Priority habitat/species or priority wildlife habitat/species.
18.20.2110 Private.

18.20.2120 Private stormwater management facility.
18.20.21 Professional office.

18.20.2135 Repealed.

18.20.2140 Public agency.

18.20.2150 Repealed.

18.20.2160 Public agency archive.

18.20.2170 Publi n r utility offi
18.20.2180 Public agency or utility yard.
18.20.2190 Repealed.

18.20.2195 Public space/public open space.
18.20.2202 Public view.

18.20.22 Lifi rofessional.

18.20.2207 Qualified tree protection professional.
18.20.2208 uality habitat areas.

18.20.2210 Radio frequency.

18.20.2220 Reasonable use.

18.20.2230 Receiving site.

18.20.2231 Reclassification.

18.20.2232 R nstruction.
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18.20.2233 Recreational/cultural land uses.
18.20.2234 Recreational facility, indoor.
18.20.2237 Recreational facility, outdoor.
18.20.2240 Recreational vehicle (RV).
18.20.2250 Repealed.

18.20.2260 Recyclable material.
18.20.2265 Regional land use.
18.20.2275 Regional land uses.
18.20.2280 Repealed.

18.20.2290 Regional utility corridor.
18.20.2292 Rehabilitation.

18.20.22! Religious institution.
18.20.2310 Relocatable facility.
18.20.2320 Relocation facilities.
18.20.2325 Residential land uses.
18.20.2326 Resource land use.
18.20.2327 R rce lan

18.20.2330 Restoration.

18.20.2350 Repealed.

18.20.2362 Retail land uses.

18.20.2364 Retail sales.

18.20.2. Retail sal, k.
18.20.2367 Repealed.

18.20.2370 Retaining wall.

18.20.2375 Riparian stream corridor.
18.20.2380 Riparian management zone (RMZ).
18.20.2385 Riparian zone.

18.20.2410 Salmonid.

18.20.241 tellite dish.
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18.20.2420 School bus base.

18.20.2430 School district.

18.20.2440 Repealed.

18.20.2450 Repealed.

18.20.2460 Repealed.

18.20.2461 Seasonal low flow and seasonal low water.
18.20.2462 Section 404 permit.

18.20.2465 Secure community transition facilities (SCTF).
18.20.2468 Secure facility.

18.20.2470 Seismic hazard areas.

18.20.2480 Self-service storage.

18.20.24 nding site.

18.20.2500 Senior citizen.

18.20.2524 Repealed.

18.20.2527 Repealed.

18.20.2530 Setback.

18.20.254 helters for temporary pl. ment.
18.20.2550 Repealed.

18.20.2560 Sign.

18.20.2570 Sign, awning.

18.20.2580 Sign, changing message center.
18.20.2: ign mmunity bulletin
18.20.2600 Sign, directional.

18.20.2610 Sign, freestanding.

18.20.2620 Sign, fuel price.

18.20.2630 Sign, incidental.

18.20.2640 Sign, indirectly illuminated.

18.20.2650 Sign, monument.

18.20.21 ign, off-premi irectional.
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18.20.2670 Sign, on-premises.

18.20.2680 _Sign, permanent residential development identification.
18.20.2690 Sign, portable.

18.20.2700 _Sign, projecting.

18.20.2710 Sign, time and temperature.
18.20.2720 Sign, wall.

18.20.2730 Significant tree.

18.20.2740 Site.

18.20.2750 _Site area.

18.20.2765 Small cell.

18.20.2782 Social card game.

18.20.2784 ial servi

18.20.2790 Repealed.

18.20.2810 Special use permit.
18.20.2820 Specialized instruction school.
18.20.2822 Species.

18.20.282 i ndidate.
18.20.2824 Species, endangered.
18.20.2825 Species of concern.
18.20.2826 Species, threatened.
18.20.2840 Repealed.

18.20.2 rts cl

18.20.2860 Stable.

18.20.2865 Standalone parking.
18.20.2870 Standard of service, school districts.
18.20.2875 Start of construction.
18.20.2884 Repealed.

18.20.2887 Storage, outdoor.

18.20.2 tream functions.
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18.20.2900 Stream.

18.20.2905 Stream reconnaissance report.
18.20.2910 Street.

18.20.2920 Street frontage.

18.20.2925 Street tree.

18.20.2930 Structure.

18.20.2935 Structural diversity.
18.20.2945 Subdrainage basin or sub-basin.
18.20.2955 Substantial damage.
18.20.2960 Substantialimprovement.
18.20.2963 Supportive living facility.
18.20.2 R It

18.20.2968 Temporary lodging.
18.20.2970 Repealed.

18.20.2980 Repealed.

18.20.2990 Tower.

18.20. Trails.

18.20.3010 Repealed.

18.20.3020 Transit bus base.

18.20.3022 Transit, high capacity.
18.20.3023 Transit center.

18.20.3025 Transit stop, major.
18.20.3030 Transitional housing facilities.
18.20.3040 Repealed.

18.20.3060 Repealed.

18.20.3065 Recodified.

18.20.3067 Repealed.

18.20.3070 Repealed.
18.20.3075 Tran rtation.
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18.20.3077 Transportation concurrency.
18.20.3082 Tree.

18.20.3083 Tree, exceptional.
18.20.3084 Tree, hazard.
18.20.3088 Tree, remove or removal.

18.20.3090 Tree windthrow.

18.20.3095 Unavoidable impact.
18.20.3100 Unit Density.

18.20.3110 Use.

18.20.3111 Uses, classified.

18.20.3112 Uses, permitted.
18.20.3114 rohibited.
18.20.3117 Uses, unclassified.
18.20.3118 Utility.

18.20.3120 Utility facility.

18.20.3130 Vactor waste.

18.20.3140 Vactor waste r iving facility.
18.20.3150 Variance.

18.20.3155 Repealed.

18.20.3160 Vegetation.

18.20.3165 Vehicle or equipment rental.
18.20.31 Vehicle refueling station.

18.20.3170 Vocational school.

18.20.3180 Warehousing.
18.20.3190 Repealed.

18.20.3200 Repealed.
18.20.3220 Water-dependent use.

18.20.3225 Water resource inventory area (WRIA).
18.20.3227 Weather protection.
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18.20.3240 Wetland edge.

18.20.3245 Wetland, establishment (creation).
18.20.3250 Wetland, forested.

18.20.3260 Wetland functions.

18.20.3280 Wetlands.

18.20.3282 Wetland class.

18.20.3284 Wetland determination.
18.20.3286 Wetland delineation manual.
18.20.3288 Wetland mitigation banking.
18.20.3290 Wholesale trade.

18.20.3295 Wildlife report.

18.20. R It

18.20.3305  Wind-firm.

18.20.3306 Wireless communication facility (WCF).
18.20.3307 Repealed.

18.20.3310 Repealed.

18.20.3320  Wreck ismantl rin rative vehicle.
18.20.3330 Repealed.

18.20.3340 Zero-lot-line development.
18.20.3350 Zero-rise floodway.

18.20.010 Scope of chapter.

This chapter contains definitions of technical and procedural terms used throughout this title.
Defined terms are shown in italics in the text of the title. [Ord. 11-0329 § 3 (Exh. 1).]

18.20.020 Abandoned vehicle.

“Abandoned vehicle” means any vehicle left upon the property of another without the consent of
the owner of such property for a period of 24 hours or longer, except that a vehicle shall not be
considered abandoned if its owner or operator is unable to remove it from the place where it is
located and so notifies law enforcement officials and requests assistance. [Ord. 11-0329 § 3 (Exh.

1).]
18.20.030 Accessory living quarters.
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“Accessory living quarters” means living quarters in an accessory building for the use of the
occupant or persons employed on the premises, or for temporary use of guests of the occupant.
Such quarters have no kitchen and are not otherwise used as a separate dwelling unit. [Ord. 11-
03298 3(Exh.1).]

18.20.035 Accessory use.

“Accessory use” means a use typically subordinate in size to the principal use; that would not
contribute significantly to traffic generation, noise, or nuisance; and that supports the

primary use operation without displacing it. An accessory use may appear as an otherwise
permitted, conditional or prohibited use in the use allowances for a given zone. Accessory uses are
typically located upon the same lot occupied by a principal use. Examples of accessory uses
include: equipment rental (bikes or skis) at a retail bike and ski shop, a secure facility required at an
airport, and boat parking at a marina. [Ord. 14-0391 § 2 (Exh. 1); Ord. 11-0329 § 3 (Exh. 1).]

18.20.040 Agricultural activities, existing and ongoing.

Those activities conducted on lands defined in RCW 84.34.020(2), and those activities involved in
the production of crops and livestock, including but not limited to operation, maintenance and
conservation measures of farm and stock ponds or drainage ditches, irrigation systems, changes
between agricultural activities, and normal operation, maintenance or repair of existing serviceable
structures, facilities or improved areas. Activities that bring an area into agricultural use are not
part of an ongoing activity. An operation ceases to be ongoing when the area in which it was
conducted is proposed for conversion to a nonagricultural use or has lain idle for a period of longer
than five years, unless the idle land is registered in a federal or state soils conservation program.
[Ord. 24-0624 § 4 (Exh. B).]

18.20.045 Accessory use, parks.

Repealed by Ord. 17-0438. [Ord. 11-0329 § 3 (Exh. 1).]
18.20.050 Accessory use, residential.

Repealed by Ord. 17-0438. [Ord. 11-0329 § 3 (Exh. 1).]
18.20.060 Accessory use, resource.

Repealed by Ord. 17-0438. [Ord. 11-0329 § 3 (Exh. 1).]
18.20.090 Adult entertainment business.

“Adult entertainment business” means a sexually oriented business engaging in adult
entertainment, such as an adult cabaret, adult retail business or an adult panoram, as those terms
are defined in K