Commission Meeting Date: September 15, 2005 Agenda Item: 10.a

PLANNING COMMISSION AGENDA ITEM
CITY OF SHORELINE, WASHINGTON

AGENDA TITLE: Continued Deliberations to Cottage Housing Regulations
DEPARTMENT: Planning and Development Services Department

PRESENTED BY: Paul Cohen, Senior Planner

BACKGROUND

On September 1, 2005 the Planning Commission made a recommendation to staff to
draft a process for the Planning Commission to conduct design reviews through the
authority of Municipal Code 2.20.060.D and the existing Type B process for cottage
housing applications. This draft includes proposed cottage code amendments (italics),
process, additional information, additional criteria, and staff time/expenses. The
Commission asked staff to address the city’s strategy for housing and recommendations
for distributing cottages in the city more equitably.

DISCUSSION

City Housing Strategy

The City’s housing strategy is comprised of its housing policies of the Comprehensive
Plan and to work with developers to facilitate the construction of housing per the
Development Code. The Development Code has specific provisions to allow housing
bonuses through accessory dwelling units, cottage housing, unlimited density in RB,
NCBD, and Industrial zones, and affordable housing. Rob Beem of the City’s Human
Services Department will be meeting with the Council in early October of this year to
decide whether or not to pursue a housing strategy.

Cottage Distribution

The Planning Commission discussed the issue of equitable distribution of cottage
housing in the City. Staff attempted to address this issue because of the
unpredictability of where cottage projects might locate and the possibility of an over-
concentration of projects in any one neighborhood. The intent was to assure that the
separation of projects was adequate, simple to administer, and to force a more even
distribution of cottages. As drafted, the code amendment reads:

“No more than 8 cottage housing units shall be located within 1,000 feet from
any single point in the City. A proposed cottage development application shall
meet this requirement from the property of a previously vested application, issued
permit, or built cottage development under the SMC.”




Using this amendment staff applied as many 1,000 foot radii circles over the City on R6
and R 8 zones (map will be displayed at meeting). The Highlands and Innis Arden were
subtracted because of their covenants would prohibit cottages. The existing 55 cottage
units were also subtracted. The potential total is approximately 78 8-unit projects or 569
more cottages. This potential assumes that there are lots available at these select
points, all build 8-units projects, and align themselves efficiently throughout the City.
Because this is unlikely and theoretical the City’s target of 350 cottage units for the
State GMA is more realistic.

Design Review

Currently, the City relies on the Type B - Conditional Use Permit (CUP) process and the
Index Supplemental Use regulations to review cottage housing (Attachment B). The
CUP does not have any specific design criteria and is administered entirely by the City
staff. However, the Supplemental Index regulations for cottage housing does contain
some specific design requirements.

The Planning Commission can authorize the Director to refer a proposed project to the
Planning Commission, which may create a subcommittee acting as a design review
board (DRB). The projects could continue to be applied for under a Type B permit. For
example, new language might be added to Section 20.40.300 such as “To authorize the
Director to refer a Cottage Housing Development Proposal to the Planning Commission for
design review, if the Director determines that the community would benefit from such review.
The Planning Commission’s design review recommendations shall then be considered by the
Director in issuing administrative or ministerial permits. The target timeline for projects subject
to design review shall be extended by 60 days.”

Process- The process would begin with the standard Type B pre-application meeting,
neighbor meeting, notice of application, public comment period. Staff and Commission
should be noticed and can attend the neighborhood meeting. After the public comment
period and based on comments made, the Director will decide whether the proposal
should be reviewed by the Commission. The proposal will be scheduled for a hearing
with the Commission and a hearing notice will go out to all those who commented and
the applicant.

This step will add 1 to 3 months to schedule assuming there is only one hearing. If it
takes two hearings, especially if the Commission wants to see revisions to the proposal,
then this could greatly add to the review time. The Commission should consider visiting
the site prior to the hearing. The impact of this approach would add staff time to attend
and cause other Commission issues and work to increase and shift further out on the
calendar. The hearing should minimally include applicant presentation, public
comment, review board deliberations and decision.

Alternatively, the Commission, as a Design Review Board, could hold separate and
additional meetings only to hear and review cottage proposals. On average there have
been about 2 cottage proposals a year. The formation of a Design Review Board can
be comprised of some or all Planning Commissioners.



Once the Commission decides to deny, approve or approve with conditions the proposal
staff will write the decision for Commission signature similar to the written decision staff
currently issues. The decision will have to be publicly noticed. If appealed, an appeal
hearing before the Hearing Examiner is required. The following required construction
permits can be reviewed entirely by staff implementing the Commission decision and
conditions.

Additional Information — Additional information above the current submittal
requirements is recommended with the application to assist the Commission decision
such as:

e lllustrative site plan and elevations from all sides of the proposal and of the
adjacent properties from within the site. These plans should include paint
schemes, landscaping, site area, floor area, lot coverage, building heights, etc.

e Public comments from neighborhood meeting and application comment period.

e Survey of adjacent properties (including across streets) for square footage of
buildings, building height, roof forms, setbacks from property lines, parking
space and location, access, screening, and lot coverage.

Code Amendments — Attachment A has cottage housing code amendments that have
been proposed by staff to the community and Planning Commission.

Additional Criteria - In addition to the existing Conditional Use Permit criteria
(Attachment B), the Commission may need more criteria to address the concerns of
cottage compatibility and quality. Additional language could be added to the proposed
20.40.300 amendments.

e The impacts of the proposed development will be no greater than the traditional
development that could be constructed on the property with respect to total floor
area of structures and structure size (Kirkland).

e The proposal is not larger in scale and is compatible with surrounding
development with respect to size of units, building heights, roof forms, building
setbacks from each other and property lines, number of parking spaces, parking
location and screening, access, and lot coverage. (Kirkland)

e The proposals provides elements that contribute to a sense of community within
the development by including elements such as front entry porches, common
open space, common buildings. (Kirkland)

e Modifications may be proposed to requirements of the SMC, other than those
specifically identified in Section 20.40.300, that are important to the success of
the proposal as cottage housing. (Kirkland)

Meeting these criteria may mean further increasing amenities and restricting
development potential of the proposal beyond the development code amendments.

Staff Time - Staff time would increase for planner(s) and the Commission Clerk
especially if a newly formed Design Review Board met separately. The cost is



approximately $1,100 for FX Video, minute writer, public noticing, and overtime for the
Commission Clerk per hearing and $1,100 for each additional meeting of the Planning
Commission.

ATTACHMENTS

Attachment A:  Conditional Use Permit Criteria

Attachment B:  Proposed Cottage Housing Amendments
Attachment C:  Comment Letters from September 1 meeting







20.30.300 _ v ATTAC_HMENTfA

Jhoreline Development Code

b. The variance is. necessary because of speCIaI ctrcumstanc%s relatmg to the size,
shape, topography, location or surrounding of the subject property in order to provide
it with use rights and privileges permltted to other properties. in the vucmtty and in the
zone in which the subject property is located;

c. The granting of such variance is necessary for the preservation and enjoyment of a
substantial property right of the applicant possessed by the owners of other properties
in the same zone or vicinity. (Ord. 238 Ch. Ill § 7(a), 2000).

20.30.300 Conditional use permit-CUP {Type B action). -

A. Purpose. The purpose 6f a conditional use permit is to locate a permltted use on a particular
property, subject to conditions placed on the permitted use to ensure compatibility with nearby
land uses.

B. Decision Criteria. A conditional use permit shall be granted by the City, only if the applicant
demonstrates that: _

1.

The conditional use is compatible with the Comprehensive Plan and designed in a manner.

which is compatible with the character and appearance with the existing or proposed
development in the vicinity of the subject property;

The location, size and helght of buildings, structures, walls and fences, and screening veg-
etation for the conditional use. shall not hinder neighborhood circulation or discourage the
perrnltted development or use of neighboring propertles

The conditional use is designed in.a manner that is compatlble with the phyS|caI charac-
teristics of the subject property; ~

Requested modifications to. standards are limited to those which will mitigate impacts in a
manner. equal to or greater than the standards of this title;

The conditional use is not in conflict with the health and safety of the community;

The proposed location shall not result in either the detrimental over-concentration of a par-
ticular use within the City. or within the immediate area of the. proposed use, unless the pro-

. posed use is. deemed a public necessity;

The conditional use is such that pedestrian_ and vehicular traffic associated with the use

- will not be hazardous or conflict with existing and anticipated traffic in the. neighborhood;

and

The conditional use will be supported by adequate public facilities. or services and will not
adversely affect public services to the surrounding area or conditions can be established
to mitigate adverse impacts on such facilities. (Ord. 238 Ch. 111§ 7(b), 2000).

. 20.30.310 2oning variance (T ype B action).

A. Purpose. A zoning variance is a mechanism by which the City may grant relief from the zoning
provisions and standards of the Code, where practical difficulty renders compliance with the

Code an unnecessary hardship.

(Revised 7/03) ' ' 56
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ATTACHMENT B

EXISTING COTTAGE HOUSING CODE WITH AMENDMENTS ADDED
20 -40. 300 Cottage houslng

A,

sy

For_the. definition of cottage housmg see SMC 20. 20 014 The intent of
‘cottage housmg is to:

Support the growth management goal of more efﬂclent use of urban
- residential land; ' '
Support development of diverse houslng in accordance with Framework
. Goal 3 of the Shoreline Comprehensrve Plan; ©
lncrease the variety of housing types available for smaller households
- Provide opportunities for small, detached dwelllng units within an exrstlng
neighborhood;

* Provide opportunities for creatlve diverse, and high quallty lnf ]
development;

“Provide development .compatible with existing nelghborhoods wrth less
overall bulk and scale than standard sized single-family detached
‘dwellings; and S

Encourage the creatioh of usable open space for resrdents through flexnblllty -
' m—denSIty and de3|gn _ .

No miore that 8 cott _ge housmg umts shall be located wrthm 1 000 feet from

1A

oo

. .any single point in the City. A proposed cottage’ development agpllcatlo

“shall meet this requirement from the property of a previously vested™
application, issued pennlt or buult cottaqe development under the SMC.

_ The tofal 'fl0or area of eac_li cottage unit shall no,t exceedffl ,000 _square -feet_.

Total floor area is the area included within the surroundlng exterior walls, but .

' -excludlng any space where the floor to ceiling, height is less than six feet.

The minimumaxirmurm main floor area for an individual cottage housmg unit
shall be 700 square feetas-follows: : :

. Up to 1.75. il‘-he—fellemng—numbeeet—cottage housing units may shall be .
- allowed in place of each smgle—famlly home allowed by the base densnty of
* the zone >

200
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' Cottage houslng dgvelopments shall have umts—shatl—be—develeped—m
. clusters—of a minimum of four units and %o a maxrmum of 42 8 units_nhot t

“including communl’_ty buildings:

. The helght limit for all ¢ ottages structures shall not exceed 18 feet Cottages

or-amenity-buildings having pitchéd roofs with a minimum slope of six and 12
may extend up to 25 feet at the ridge of the roof. All parts of the roof above
18 feet shall be- p|tched Parking structures and community burlqus shall
not exceed 18 feet . S

—.Each cGottage housnng umts shall be onented around and have the covered
. porches or main entry from the common open space. Units fronting on -

streets .shall have an additional entry facing those streets. The common

.open space shallmust be at least 250 square feet per cottage housing unit _—

and landscaged primarily with ground cover. Open space with a dimension
of less than 220 feet shall not be included: in the calculated common open

. space, Coftage units and’ community - buﬂdlng shall be separated at Ieast 40
. feetwhen separated by regurred open space.

Each cottage housmg unit shall be provrded W|th a minimum_private use
open space of 250 square feet, Private open space with a dimension of less
than 10 feet shal not be included. in. the area calculation.-with-no-dimension -

‘ofless-than-10-feet-on‘one-side. It should be contiguous to each cottage for

the exctuswe use of the cottage resident; and oriented toward the common
open space.__Fencing or hedges borderlnq pnvate open space shaII ‘not
exceed 2 feet in erght




~ Property line
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I*‘lgure 20. 40.300(G) Private use open space should be contlguous to each cottage, for the :
exclusnve use of the cottage resident, and onented towards the common open space:

| H Cottage housmg units shall have a covered porch or entry at least 60 square '
feet in size wrth a mlnlmum dlmenswn of six feet on any side.

l All structures shall malntaln no less than 10 feet of separatlon WIthln the .
cluster Pro;ectlons may extend into the required separatlon as follows: -

Eaves may extend up to 12 inches;

Gutters may extend up to four inches;

Fixtures not exceeding three square feet in area (e.g., overﬂow plpes for
sprinkler and hot water tanks, gas and electric meters, alarm systems,
and air duct termination; i.e., dryer, bathroom and kltchens) or

On-site drainage systems

a——Umts—that—dweet—exeeed—%O—square—feet—emuam—ﬂeer—
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20
8  Parking shall be:

t

+  Two parking stalls for each cottage housing unit and | guest stall for
every 2 ui umts shall Q_provrded Tandemparkmg is allowed. '

___ Clustered and separated from the private and common area nd cottage
units by Iandscaprng and/or architectural wall under 4 feet in"height with -

trellis above 6 feet in height sereen—Ne—sehd—beard—fenemg—allewed—as- o

drchitectural-screen:

Screened from public streets and adjacent resrdentral uses by .
landscaping and/er architectural screen. No solid board fencrng allowed .
as architectural screen. '

Set back a mrmmum of 40~feet—£rem-a—pubhs—street—exeept—feran—area

have—a—mrmmum—setbaek—ef 15 feet from a publlc street
_ Located in clusters of not more than fi v_e_abuttrng spaces.
_:A minimum of 0% of the parking space shall be covered.

. [ °

. Setbacks for all structures. frorn the property lmes shall be an average of 10“

feet, but not less than five feet, except 15 feet’ from a pubhc street— Rrght—of—
Way or Q_plrc sidewalk, whrchever |s greater

Archtlectural Fenees— screens along the property lme may be up to six feet rn

“height subject to the sight clearance” provisions of SMC 20.70. 170

20.70.180 and 20 70. 190(C) No chain link or solrd board fences allowed
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- Flgnre 20.40.300: Avoid large clusters of parkmg, set back parking from the street, create
functional common and private use open space, provide for screening of parking from
cottages and common open space. The site should be desngned with a coherent concept in
‘mind.

(Ord. 321 § 1, 2003; Ord. 269 § 1, 2002; Ord. 238 Ch. IV § (), 2000),
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SHORELINE DEVELOPMENT CODE, TITLE 20
Land Use Regulations, Development Within the City

L

The Shoreline Development Code 1mplements
Shoreline's Comprehensive Plan, 1998, as required by
the :State Growth Management Act GMAS

The Code includes the followings

g Prevent overcrowdlng of land
# Avoid excessive concentration of populatlon
*

Promote efforts whiech will prevent damage
to the environment

* Provide regulations and standards that
- lessen congestion-on- the streets

* Encourage attractive, quality construction
to enhance City beautification

COTTAGE HOUSING PC 64.
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