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SUMMARY OF PROPOSED ACTION

Council Land Use Action to Rezone 34,366 0. ft. of areafrom L-2 to L-4. Property isbounded on
the South by S Kenyon &., East by 39th Avenue S, the North by 3951 and 3957 S Chicago &., and
the West by 3925 S Bozeman St
The following gpprovals are required:

Rezone - Chapter 23.34, Seeitle Municipa Code

SEPA - Environmental Deter mination - Chapter 25.05, Seattle Municipal Code.

SEPA DETERMINATION: [ ] Exempt [ ] DNS [ ] MDNS [ | EIS

[X] DNSwith conditions

[ 1T DNSinvolving non-exempt grading or demalition or involving
another agency with jurisdiction



Application No. 3003886
Page 2

BACKGROUND DATA

Site and Vicinity Description

The 34,366 square foot subject siteislocated at
the northeast corner of South Kenyon Street
and Holly Park Drive South. Thesteis
bordered by the Seettle Housing Authority Holly

Park development to the north, a Sesttle City i
Light transmission line right of way to the west, a = @ COMMUNITY CENTER

duplex to the eadt, and alarge 2-story apatment -+ |t W= |
complex (Martin Luther King Way Apartments) . [RAtsMssIon =
to the south. The Steiszoned Lowrise 2 and

- HOLLY PARK

— 39THAVES

THRINGIRWAY S

developed with vacant single family homes, \ . S KENYON ST

Most of the site is undeveloped, highly vegetated | :

and seemsto be used asanillegad dumping \ ML KING WAY |
APARTMENTS A

ground.

The site does not contain any mapped Environmentaly Critica Areas, but the northwest corner of the
Ste contains a moderate dope according to applicants information The remainder of the Steis
generdly flat with agentle dope. There are many mature trees on the north portion of the Site.

Holly Park Drive South is unimproved but is passable since it has been used as a construction road for
the Holly Park development. South Kenyon Street is partially improved with curb, gutter and sidewak
on the south side of the roadway, but no improvements exist on the north side of the roadway.

The character of the areaisin trangition because of the new development taking place a Holly Park.
Most of the development on South Kenyon Street between the transmission linesto Martin Luther King
Jr. Way conssts of poor kept multifamily housng.

The South Othello light rail station islocated within walking distance to the north and excdlent bus
sarviceis provided dong Martin Luther King Way Jr. South with stops a South Kenyon Street.

Project Description

The project congists of a Land Use Map Amendment (rezone) to change the zone from Lowrise 2 to
Lowrise 4. The applicant has stated agoa to consiruct 40 dwelling units for low income residentia but
no formd plansfor this project have been submitted with this gpplication. The applicant has requested a
change to Lowrise 4 development standards with Lowrise 3 density to accommodate their proposed
development goa of 40 units.
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Public Comments

Two written public comments were received during the comment period which ended on February 13,
2006. The letters are from Homesight, a non-profit community development corporation and the Chair
of the Othello Neighborhood Association; both letters support the rezone request and the project. The
file dso contains three more letters of support; from the Seettle Housing Authority (property owner),
and two neighboring organizations- Lao Highland Association of King County and Lu Mien American
Association

ANALYSIS- REZONE

The rezone procedures are described in SMC 23.76, procedures for Master Use Permits and Council
Land Use decisons. The gpplicable requirements for this rezone proposd are stated in SMC Sections
23.34.007 (rezone eval uation), 23.34.008 (general rezone criteria), 23.34.018 (Lowrise 2 (L2) zone,
function and locationd criteria), and 23.34.022 (L owrise 4(L4) zone, function and locationd criteria).
The pattern below is to quote gpplicable portions of the rezone criteriain itaics, followed by andysisin

regular typeface.
A. SMC 23.34.008 (Gener al Rezone Criteria)

A. To be approved a rezone shall meet the following standards:

1 In urban centers and urban villages the zoned capacity for the center or
village taken as a whole shall be no less than one hundred twenty-five
percent (125%) of the growth tar gets adopted in the Comprehensive Plan
for that center or village.

The gteislocated in the Martin Luther King & Holly Street Residentid Urban
Village. The request would increase housing capacity and not decreaseit. The
Comprehensive Plan Urban Village appendix states a growth target of 590
more households per acre by 2024.

2. For the area within the urban village boundary of hub urban villages and
for residential urban villages taken as a whole the zoned capacity shall be
within the density ranges established in Section Al or the Land Use
Element of the Comprehensive Plan.

The request would result in an increase of 11 dwelling units; therefore it' slikely
to be within the dendty ranges.

B. Match Between Zone Criteria and Area Characteristics.

The most appropriate zone designation shall be that for which the provisions for
designation of the zone type and the locational criteria for the specific zone match
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the characteristics of the area to be rezoned better than any other zone
designation.

The character of the areais changing with the completion of the Holly Park
redevelopment and the light rail Sation at South Othello Street. In light of that, the
Lowrise 4 zone is an appropriate zone based on the area characteristics.

C. Zoning History and Precedential Effect.

Previous and potential zoning changes both in and around the area proposed for
rezone shall be examined.

A large areato the north was part of alegidative rezone related to Othello light rail
gation (Ordinance 120457). As part of that rezone, property abutting to the north was
rezoned from Lowrise 2 to Lowrise 4, but the density was restricted to Lowrise 2.

The subject site and most of the surrounding property was rezoned to Lowrise 2 from
RM inJune 1982. The RM zone dlowed adensty of 1 unit per 800 square feet of lot
areawhich is comparable to Lowrise 3 density. Mogt of the surrounding properties
were likdy developed under the RM zoning with the exception of the Holly Park
redevel opment.

D. Neighborhood Plans.

1 For the purposes of thistitle, the effect of a neighborhood plan, adopted
or amended by the City Council after January 1, 1995, shall be as
expressly established by the City Council for each such neighborhood
plan.

The City Council adopted portions of the Martin Luther King Jr. at Holly Street Neighborhood Plan as
amendments to the Seettle Comprehensive Plan by Ordinance 119298 on December 14, 1998. These
portions constitute the adopted Neighborhood Plan. Other portions of the Neighborhood Plan
congdtitute the vison and desires of the community but have not been adopted as City policy.

2. Council adopted neighborhood plans that apply to the area proposed for
rezone shall be taken into consideration.

The proposal is consistent with the adopted Neighborhood Plan. The adopted Neighborhood Plan
does not establish policies expressy for the purpose of guiding future rezones. The gods and policies of
the Neighborhood Plan generdly focus on cresting housing opportunities for adiverse people. The
proposa will contribute towards meeting the following goas and policies of the Neighborhood Plan

“Land use & housing goals- MLK-G1, a neighborhood that has a broad range of land uses to
respond to the diver se needs of the community and to encourage neighborhood sustainability,
including residential, commercial, retail, service, cultural, and open space uses; MLK-G2 a
balance of both for rent and owner-occupied.
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Land use & housing policiess MLK-P1, Encourage well designed residential infill development to
increase the housing supply;

Transportation goals- MLKG10 there are safe and convenient pedestrian and bicycle
transportation alternatives to and from residential areas, parks, schools, civic buildings, and
commercial and employment areas

Community building goals- MLK-G12 develops a clear identity of the MLK@Holly Street
Residential Urban Village that reflects the diverse cultural and ethnic mix of residents and
businesses.

Community building policies- MLK-P22 encourage property and business owners to enhance and
maintain the cleanliness and appearance of residential and commercial areas’ .

3. Where a neighborhood plan adopted or amended by the City Council after
January 1, 1995 establishes polices expressly adopted for the purpose of
guiding future rezones, but does not provide for rezones of particular sites
or areas, rezones shall be in conformance with the rezone polices of such
neighborhood plan.

The adopted Neighborhood Plan does not establish policies expressy for the purpose of guiding future
rezones.

4, If it isintended that rezones of particular sites or areasidentified in a
Council adopted neighborhood plan are to be required, then the rezones
shall be approved simultaneously with the approval of the pertinent parts
of the neighborhood plan.

The adopted Neighborhood Plan does not specifically address the rezone of the project site.

E. Zoning Principles. The following zoning principles shall be considered:

1. The impact of more intensive zones on |ess intensive zones or industrial
and commercial zones on other zones shall be minimized by the use of
transitions or buffers, if possible. A gradual transition between zoning
categories, including height limits, is preferred.

The only impact to less intensve zones would be on the east side where the Site abuts property zoned
L-2. The planned multifamily development could be conditioned either as a condition of the rezone or
viathe Neighborhood Design Review program to provide appropriate trangition. Concept plans for the
development show alandscaped buffer and the structures setback from the property line.

Property to the north is aready zoned L-4, property to the south is separated from the site by South
Kenyon Street and property to the west is zoned Single Family 5000 but is mostly within the
transmission lineright of way. Thereisasmal odd shaped parcd, owned by SHA which is adjacent to
the transmission line right of way, but will likely never be developed because of its sSize and topography.
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2. Physical buffers may provide an effective separation between different
uses and intensities of development. The following elements may be
considered as buffers:

a. Natural features such as topographic breaks, lakes, rivers,
streams, ravines and shorelines,

b. Freeways, expressways, other major traffic arterials, and railroad
tracks;

C. Distinct change in street layout and block orientation;

d. Open space and green spaces.

Physical buffers do exigt to the south and the west. South Kenyon Street is a 60 foot right of way and
provides an adequate transition from the subject Site to the properties across the street. Holly Park
Drive South isa40 foot right of way and abuts a 200 foot wide right of way for transmisson lines. The
sngle family homes west of the Site are about 66 feet higher in devation as compared to the Site
elevation and about 240 feet away.

3. Zone Boundaries.
a. In establishing boundaries the following elements shall be
considered:

1) Physical buffers as described in subsection E2 above;

2 Platted lot lines.

The zone boundary would be established dong a platted lot line and/or aong the centerlines of rights of
way, whichistypicd throughout the city.

b. Boundaries between commercial and residential areas shall
generally be established so that commercial uses face each other
across the street on which they are located, and face away from
adjacent residential areas. An exception may be made when
physical buffers can provide a mor e effective separation between
uses.

Not Applicable

F. Impact Evaluation.

The evaluation of a proposed rezone shall consider the possible negative and positive
impacts on the area proposed for rezone and its surroundings.
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1 Factors to be examined include, but are not limited to, the following:

a. Housing, particularly low-income housing;

The rezone would have a positive impact on the availability of low-income housing aswel as
contributing to the diversity of housing type.

b. Public services,
No impacts to public services are anticipated.

C. Environmental factors, such as noise, air and water quality,
terrestrial and aquatic flora and fauna, glare, odor, shadows, and energy
conservation;

Environmentd impacts will be fully analyzed and gppropriate mitigation imposed in connection with
SEPA review of the project.

d. Pedestrian safety;

Pededtrian infrastructure would be improved in connection with the construction of a future project.
e Manufacturing activity;

The proposa will not impact manufacturing activity.
f. Employment activity;

The proposa will not impact employment activity.
0. Character of areas recognized for architectural or historic value;

The areais not recognized for architectural or historic vaue.
h. Shoreline view, public access and recreation.
The proposdl is not located in the shoreline area.

2. Service Capacities. Development which can reasonably be anticipated
based on the proposed devel opment potential shall not exceed the service
capacities which can reasonably be anticipated in the area, including:

a. Street accessto the area;

The proposa will not impact sireet capacities and will likely result in one curbeut from South Kenyon
Street.

b. Street capacity in the ares;
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Street capacity will not be adversdly affected by the anticipated development based on the traffic
impacts discussed in the SEPA andyss.

C. Transit service;
The proposa will not impact trangt service,
d. Parking capacity;

The proposa will result in the congtruction of street infrastructure which will include curbs and street
parking.

e Utility and sewer capacity;

Utility and sawer service are available to serve the proposa and are not expected to be exceeded as a
result of this proposal.

f. Shoreline navigation.
The proposd is not located in the shoreline area.
G. Changed Circumstances.

Evidence of changed circumstances shall be taken into consideration in reviewing
proposed rezones, but is not required to demonstrate the appropriateness of a proposed
rezone. Consideration of changed circumstances shall be limited to elements or
conditions included in the criteria for the relevant zone and/or overlay designationsin
this chapter.

Holly Park has been rezoned from Lowrise 2 to Lowrise 4 as described under the zoning history section
in this document.

H. Overlay Districts

If the area islocated in an overlay district, the purpose and boundaries of the overlay
district shall be considered.

The gteisnot located in an overlay didrict. The Steislocated about 2 block south of the boundary of
thelight rail station overlay.

[ Critical Areas.

If the area islocated in or adjacent to a critical area (SMC Chapter 25.09), the effect of
the rezone on the critical area shall be considered.

The gteisnot located in a critical area and should have no impact on the adjacent steep dope.
SM C 23.34.018 Lowrise 2 (L2) zone, function and locational criteria.
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A. Function. Theintent of the Lowrise 2 zone is to encourage a variety of multifamily housing
types with less emphasis than the Lowrise 1 zone on ground-related units, while remaining at
a scale compatible with single-family structures.

The surrounding housing is generdly compatible with L2 housing with the exception of the Martin
Luther King Way gpartments. The Holly Park redevelopment includes ground related housing units
that are generally compatible with Sngle-family; athough many of the structures are near 42 feet in

height.

B. Locational Criteria. Lowrise 2 zone designation is most appropriate in areas generally
characterized by the following:

1. Development Characteristics of the Areas.

a. Areas that feature a mix of single-family structures and small to medium multifamily

structures generally occupying one (1) or two (2) lots, with heights generally less than
thirty (30) feet;

The areafeatures amix of sngle-family structures and smal to medium multifamily structures
but there is more prevaence of multifamily structures. In Holly Park, the dlowed height limit
is 42 feet to the top of a pitched roof.

. Areas suitable for multifamily devel opment wher e topographic conditions and the

presence of views make it desirable to limit height and building bulk to retain views
from within the zone;

Topography of the siteis predominantly lower than adjacent streets, and the rezone would
not impact views from other within the area.

. Areas occupied by a substantial amount of multifamily devel opment where factors

such as narrow streets, on-street parking congestion, local traffic congestion, lack of
alleysand irregular street patterns restrict local access and circulation and make an
intermediate intensity of development desirable.

South Kenyon Street which provides access within 1 block to the mgor arterial of MLK
Way South iswider than City of Seettle standards and congestion is not aproblem. The
proposed project will require street improvements that will complete recent Streetscapes
including widening Holly Park Drive to maich the Street pattern crested by New Holly. The
Holly Park area has recently been redeveloped to expand the grid to improve access and
circulaion.

2. Relationship to Surrounding Areas.

a. Propertiesthat are well-suited to multifamily development, but where adjacent

single-family areas make a transitional scale of development desirable. Itisdesirable
that there be a well-defined edge such as an arterial, open space, change in block
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pattern, topographic change or other significant feature providing physical
separation from the single-family area. However, thisis not a necessary condition
wher e existing moder ate scale multifamily structures have already established the
scale relationship with abutting single-family areas,

Thereis awell-defined edge between this property and single family zoned property in that
the transmission lineright of way and sgnificant topographic change abuts this Ste to the
west. The sngle family properties are located uphill towards the west.

b. Propertiesthat are definable pockets within a more intensive area, whereitis
desirable to preserve a smaller scale character and mix of densities;

The areaiis not a definable pocket.

c. Propertiesin areas otherwise suitable for higher density multifamily development but
whereit is desirable to limit building height and bulk to protect views from uphill
areas or from public open spaces and scenic routes,

The gteissuiteble for higher dengty multifamily devel opment without limiting height and
bulk, as there are no views to protect and the topography benefits sngle family housing and
public open space uphill to the west.

d. Propertieswhere vehicular accessto the area does not require travel on “ residential
access streets’ in lessintensive residential zones.

Access to this area does not require travel through single family zoned areas in thet the Site
isonly about 500 feet away from amagjor arterid street (MLK).

SMC 23.34.022 Lowrise 4 (L 4) zone, function and locational criteria.

A. Function. An area that provides moderate density multifamily infill development in
residential neighborhoods already characterized by moderate density residential structures,
with good vehicular circulation, adequate alleys, and on-street parking.

The Hally Park redevelopment once complete will provide 1,392 units of housing with most
development congtructed to Lowrise 4 development standards which can reach aheight of 42 fedt.
However, the dengity in the Holly Park redevelopment is limited to Lowrise 2 levels (1 unit per
1200 square feet). The Hally Park redevel opment includes both Seattle Housing Authority renta
housing and for sdle market rate housing.

The gpartments south of the subject site were devel oped under RM zoning which permitted
densities comparable to Lowrise 3 levels (1 unit per 800 square feet). The gpartment buildingsto
the south do not likely meet current bulk development standards for Lowrise 2 zones, and they
certainly do not reflect a developmert that participated in the Design Review Process. However,
the height of the structures would seem to meet the limits set for Lowrise 2.

The area provides good vehicular circulation, but no dleys service properties on South Kenyon
Street. On-street parking is available on South Kenyon Street and would be increased as a result
of this development because street improvements are required.
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B. Locational Criteria.

1. Threshold Conditions. Subject to subsection B2 of this section, properties that may be
considered for an L4 designation are limited to the following:

a Properties already zoned L4;
Not gpplicable.

b. Propertiesin areas already developed predominantly to the permitted L4 density and
where L4 scaleiswell established; Holly Park is developed to aL4 scale but not L4
dengity.

c. Propertieswithin an urban center or urban village, except in the Wallingford
Residential Urban Village, in the Eastlake Residential Urban Village, in the Upper
Queen Anne Residential Urban Village, in the Morgan Junction Residential Urban
Village, in the Lake City Hub Urban Village, in the Bitter Lake Village Hub Urban
Village, or in the Admiral Residential Urban Village; or

The property islocated within the MLK @ Holly Street Residentia Urban Village.

d. Propertieslocated in the Delridge Neighborhood Revitalization Area, as shown in
Exhibit 23.34.020 A, provided that the L4 zone designation would facilitate a mixed-
income housing development initiated by a public agency or the Seattle Housing
Authority; a property use and development agreement is executed subject to the
provisions of SMC Chapter 23.76 as a condition to any rezone; and the devel opment
would serve a broad public purpose.

Not applicable.

2. Properties designated as environmentally critical may not be rezoned to an L4
designation, and may remain L4 only in areas predominantly developed to the intensity of
the L4 zone.

Not applicable.

3. Other criteria. The Lowrise 4 designation is most appropriate in areas generally
characterized by the following:

a. Development Characteristics of the Area.

(1) Either:
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(a) Areasthat are already devel oped predominantly to the permitted L4 density
and where L4 scale iswell established;

The areaiis not developed to L4 dengity but the New Holly area directly to the
north of the Siteis zoned L4 with an L2 dengty limit. Within the New Holly areato
the north, L4 height and bulk limits are well established. The L3 density that this
project requests would only dightly increase the density beyond the adjacent L2
limits and within a design scheme that is gppropriate to the Site and entirely
consstent with New Holly design characterigtics.

(b) Areasthat are within an urban center or urban village, except in the
Wallingford Residential Urban Village, in the Eastlake Residential Urban
Village, in the Upper Queen Anne Residential Urban Village, in the Morgan
Junction Residential Urban Village, in the Lake City Hub Urban Village, in
the Bitter Lake Village Hub Urban Village, or in the Admiral Residential
Urban Village, or

The property islocated within the MLK @ Holly Street Residentid Urban Village.

(o) Areasthat arelocated within the Delridge Neighborhood Revitalization Area,
as shown in Exhibit 23.34.020 A, provided that the L4 zone designation would
facilitate a mixed-income housing devel opment initiated by a public agency or
the Seattle Housing Authority; a property use and development agreement is
executed subject to the provisions of SMC Chapter 23.76 as a condition to
any rezone; and the development would serve a broad public purpose.

Not applicable.

(2) Areas of sufficient size to promote a high quality, higher density residential
environment where there is good pedestrian access to amenities;

The property at 34,366 square feet would promote a high qudity, higher density
residentia environment with excellent pedestrian access to amenities including the light
rall gation a MLK and Othdllo and dl of the amenities and services within New Hally,
in addition to schools, city parks, and a p-patch.

(3) Areas generally platted with alleys that can provide access to parking, allowing
the street frontage to remain uninterrupted by driveways, thereby promoting a
street environment better suited to the level of pedestrian activity associated with
higher density residential environments;

While the property does not have dley accessto parking, the future project will be
designed to provide only one driveway on South Kenyon Street to access the project
parking. The project dso would include pedestrian and street improvements ong
South Kenyon Street and Holly Park Drive which will foster pedestrian activity and
connect the site to pedestrian improvements associated with the New Hally
development to the north.
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(4) Areaswith good internal vehicular circulation, and good accessto sites,

preferably fromalleys. Generally, the width of principal streetsin the area should
be sufficient to allow for two (2) way traffic and parking along at least one (1)
curbside.

The widths of dtreetsin the areaare of sufficient width to alow for two way traffic and
on-street parking. The future project as described by the gpplicant would require street
improvements that will complete recent streetscapes including widening Holly Park
Drive to match the street pattern created by New Holly. The area has recently been
redevel oped with regular street patterns to improve access and circulation.

b. Relationship to the Surrounding Areas.

(1) Propertiesin areas adjacent to concentrations of employment;

The property is hot adjacent to concentrations of employment but is close to the large
commercid node around the intersection of Martin Luther King Way and South Othello
Street.  Thiscommercid area likely has some concentration of employment.

(2) Propertiesin areasthat are directly accessible to regional transportation

facilities, especially transit, providing connections to major employment centers,
including arterials where transit service is good to excellent and street capacity is
sufficient to accommodate traffic generated by higher density development.
Vehicular access to the area should not require use of streets passing through less
intensive residential areas;

The property iswithin walking distance of the MLK @ Hoally light rail sation and isone
block from MLK Way South, amgjor arterid with excellent Metro bus service. Street
capacity dong South Kenyon Street and Holly Park Drive which accessthe siteis
aufficient to accommodate the proposed project density. Vehicular access to the site
does not require use of dreets passng through less intensive residentid areas. Vehicles
would ether access the site via South Kenyon Street which dready servesthe large
gpartment complex just to the south or via Holly Park Drive which leads through New
Holly which is zoned L4 and has amix of multifamily and Sngle family housing types.

(3) Propertieswith close proximity and with good pedestrian connections to services

in neighborhood commercial areas, public open spaces and other residential
amenities;

The property isin close proximity to services and neighborhood commercid areas
including the developing MLK @ Othdllo town center, the MLK @ Othdllo light rail
station, Metro service along MLK Way South, schools, and public open spaces
including city parks, open spaces within New Holly and a p-patch. The property lies
directly across the street from open space and a pedestrian/bicycle trail connecting to
New Hoally amenities, the light rail station, and beyond. The proposed devel opment
includes pedestrian sireet improvements that will connect with and extend pedestrian
improvementsin New Hally.
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(4) Properties with well-defined edges providing sufficient separation from adjacent
areas of small scale residential development, or where such areas are separated
by zones providing a transition in the height, scale and density of development.

The property is separated from the single family zone to the west by the transmission
line R.O.W., the open space benegth the transmission lines, and by steep topography.
The future building plan shows a buffer (landscaping and surface parking lot) between
the future buildings and the existing homesin the L2 zone. Smdler facadeslines are
planned aong the northern edge of the Ste adjacent to single family homes within New
Holly which is zoned L4.

Summary

The proposed rezone meets the generd rezone criteriain that the growth targets in the Comprehensive
Plan will not be compromised, it does not conflict with the gods of the neighborhood plan, the future
buildings will be designed to fit within the neighborhood and service and utility cgpacities will not be
adversdy affected.

The height, bulk and scale of the buildings in the area most closdy match Lowrise 4 zoning. However,
there could be adverse impact on Lowrise 2 properties abutting this Ste to the east. In light of that, the
Director recommends that a condition of approval be imposed requiring appropriate setback,
landscaping, massing or other design solution be provided and reviewed by the Southeast
Neighborhood Design Review Board to address the trangition from this Ste to the less intense Lowrise
2 zone towards the east.

The Holly Park development is zoned Lowrise 4 with aLowrise 2 densty whereas the request is for
Lowrise 4 zoning with Lowrise 3 dengty. Because the Steis rdaively smdl the net increase in number
of unitsis not substantial and is dightly less than Lowrise 3 density levels as described in the fallowing
table:

Zond. Lowrise 2 Requested Lowrise 3 Lowrise4

Request

Densty 1 unit per 1200 lunit per 859 S. | 1 unit per 800 1 unit per 600
SF. of lot area F. of lot area SF.of lotaea | SF. of lot area

No. of Units | 29 40 43 57

Differenceas | - 11 14 28

compared to

L2 Density

The future project will provide housing to low-income persons as compared to the Holly Park
development which provides housing to both low-income and median income persons. Impeacts related
to dengty that are most prevaent in the City, traffic and parking would not be as severe in that census
data suggests low income househol ds have lower rates of vehicle ownership. This meansthat vehicle
trips and parking demands would not be as great as compared to market rate housing. In light of that
and consdering the modest increase of only 11 dwelling units, the Lowrise 3 dendity is gppropriate.
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However, the Director recommends that a condition be imposed that the future development consists of
only low-income housing (less than 100% of median income).

It should be noted that this gpplication is not linked to a pecific project. It ispossble that future
owners would attempt to proceed with a proposal that is under the thresholds for design review and
would not be subject to full street improvements. In light of that the Director recommends that any
future project built in compliance with L4 zoning be subject to design review and thet full street
improvements be required. These conditions should ensure high quality design and adequate
infragtructure desired in the L4 zone.

RECOMMENDATION —REZONE

The proposd to rezone from Lowrise 2 to Lowrise 4 (with Lowrise 3 dengity) is sufficiently congstent
with applicable criteriato warrant approval. Accordingly, it is recommended that the rezone proposa
be CONDITIONALLY APPROVED.

ANALYSIS—SEPA

Theinitid disclosure of the potentia impacts from this proposal was made in the environmental checklist
submitted by the applicant dated November 21, 2005 and annotated by the Department. The
information in the checkligt, supplementa information provided by the gpplicant and the experience of
the lead agency with review of smilar projects form the basis for this analysis and decision.

This action is not specificaly addressed as a Categorica Exemption (SMC 25.05.800); therefore it
must be analyzed for probable sgnificant adverse environmental impacts. A threshold determination is
required for any proposal, which meets the definition of action and is not categoricaly exempt.

Short-term Impacts

As anon-project action, the proposa will not have any short-term impact on the environment in that
congruction is not adirect result of this action.

Long-term | mpacts

The proposa would modify development standards and density on the subject property. Ultimate
impacts would only be redlized through the specific project action. SEPA regulationswill be gpplied on
aproject basis, and appropriate mitigation required where necessary. However, land use impacts and
density related impacts resulting from the rezone, such as height, bulk and scale, traffic and parking are
discussed further below.

The proposal Project-level impacts of the particular development would be mitigated by application of
Land Use Code standards of the new zone during specific project review. Specific project impacts
subject to environmentd review could be additionally mitigated through SEPA if the Code does not
sufficiently mitigete adverse impacts.

Height, Bulk and Scale
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The SEPA Height, Bulk and Scale Policy (Section 25.06.675.G., SMC) statesthat “ the height, bulk
and scale of devel opment projects should be reasonably compatible with the general character of
development anticipated by the goals and policies set forth in Section B of the land use element
of the Seattle Comprehensive Plan regarding Land Use Categories, ...and to provide for a
reasonabl e transition between areas of |ess intensive zoning and more intensive zoning.”

In addition, the SEPA Height, Bulk and Scale Policy statesthat “ (a) project that is approved
pursuant to the Design Review Process shall be presumed to comply with these Height, Bulk and
Scale policies. This presumption may be rebutted only by clear and convincing evidence that
height, bulk and scale impacts documented through environmental review have not been
adequately mitigated.”

The future project gpplication will be subject to the Design Review Process and conditions, if necessary,
will be imposed to mitigate for height, bulk and scae impacts.

The development standards for side setbacks account for the depth and height of buildings so that a
building taller and with more depth (longer) requires a greater setback. In this case, the future plans
indicate a building depth of 70 feet and anticipated height would be in the range of 31 to 37 fest;
therefore, the side setback requirement would be 8 feet. A building in aLowrise 2 zone of the same
depth could only obtain a height of 25 feet S0 that setback requirement would be 6 feet. The standards
do not specifically address the juxtaposition of a Lowrise 4 zone abutting a Lowrise 2 zone o this
condition should be addressed through the design review process.

Traffic and Parking

The traffic and parking impacts of the rezone would be the difference between the existing Lowrise 2
density and the proposed density of 40 units which resultsin anet increase of 11units.

The parking impacts cannot be evauated without knowing the parking supply and demand, but can be
auffidently analyzed under the future project action.

The amount of additiond vehicle trips generated and impact to the traffic network would likely be very
minor for an increase of 11 units and no mitigetion is necessary.

Additiondly, census data indicates that low income residents generate less parking demand because
they have lower rates of vehicle ownership.  Asaresult, the number of vehicletripsislikely to beless.

DECISION - SEPA

This decison was made after review by the respongible officid on behdf of the lead agency of a
completed environmenta checklist and other information on file with the responsible department. This
condtitutes the Threshold Determination and form. The intent of this declaration isto satisfy the
requirements of the State Environmental Policy Act (RCW 43.21C), including the requirement to inform
the public agency decisions pursuant to SEPA.

[X]  Determination of Non-Significance. This proposa has been determined to not have a
sgnificant adverse impact upon the environment. An EISis not required under RCW
43.21C.030 2c.

[ ] Determination of Sgnificance. This proposa has or may have a Sgnificant adverse impact
upon the environment. An EISis required under RCW 43.21C.030 2c.
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CONDITIONS —SEPA

None

RECOMMENDED CONDITION —REZONE

1 Any future development proposed under the Lowrise 4 zone is subject to Neighborhood Design
Review as described in SMC 23.41.

2. Any future development proposed under the Lowrise 4 zone is subject to provide full street
improvements as describe in SMC 23.53 and the Street Improvement Manual.

3. To mitigate impacts of traffic and parking, future development shal consst of only low-income
housing (less than 100% of median income).

4, To mitigate height, bulk and scale impacts, appropriate setback, landscaping, massing or other
design solution must be provided and reviewed by the Southeast Neighborhood Design Review
Board.

5. Any future development proposed under the Lowrise 4 zoneislimited to a Lowrise 3 density.

Signature: (sgnature on file) Date: April 3, 2006

Jess E. Harris, AICP, Senior Land Use Planner
JEH:bg
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