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SUBJECT:

An ordinance relating to zoning; allowing lot clustering in agricultural zones.

BACKGROUND:

The King County Comprehensive Plan (KCCP) defines clustering as developing a subdivision in a way that reduces the individual lot areas to create permanent open space or a reserve for future development while maintaining the zoned residential density.
In King County, clustering is currently allowed:

· In Urban areas, to preserve natural features and sensitive areas within a development;
· In Rural areas, to create permanent open space and/or resource land tracts within a development; and
· In Urban Reserve areas, to allow reasonable interim use of properties designated for future growth, while ensuring the possibility of future development at urban level densities.

The Washington State Growth Management Act (RCW 36.70A.177b) states that a county or a city may use a variety of innovative zoning techniques to preserve agricultural lands and encourage the agricultural economy, including “cluster zoning, which allows new development on one portion of the land, leaving the remainder in agricultural or open space uses.”
SUMMARY:

Proposed Ordinance 2002-0262 would amend KCC 21A.14.040 to allow lot clustering in the A-10 and A-35 zones.  Currently, the minimum lot sizes in the A-10 and A-35 zones are 10 acres and 35 acres respectively, which prevent lot clustering from occurring.  The RA (Rural Area) zones also have minimum lot sizes; however those provisions have been amended to indicate that the minimum lot sizes do not apply to lot clustering proposals.  Proposed Ordinance 2002-0262 would create a similar allowance for the Agriculture zones.
AMENDMENTS:
There are two amendments attached to this staff report:
Amendment #1 would add conditions under which lot clustering may occur in the A zones.  The conditions are the same as those currently required by KCC 21A.14.040 for clustering in Rural Area zones:

1. No more than eight lots less than 2.5 acres in size shall be allowed in a cluster.

2. No more than eight lots less than 2.5 acres in size shall be served by a single cul-de-sac street.

3. Clusters containing two or more lots of less than 2.5 acres in size shall be separated from similar clusters by at least 120 feet.

4. The overall amount of clustering shall be limited to a level that can be served by rural facilities and services.

5. A landscaping screen shall be provided along the frontage of all public roads.
6. Open space tracts created by clustering shall be designated as permanent open space. 

7. Resource land tracts created by clustering may be used as a working farm or forest if the subdivider prepares a farm or forest management plan.
Amendment #2 is a title amendment that will be required if Amendment #1 is adopted.
ATTACHMENTS:
1. Amendment #1 to Proposed Ordinance 2002-0262

2. Amendment #2 to Proposed Ordinance 2002-0262

3. Proposed Ordinance 2002-0262.
4. Policy Direction from the Washington State Growth Management Act, the King County Countywide Planning Policies, and the King County Comprehensive Plan 2000.
POLICY DIRECTION

Washington State Growth Management Act

RCW 36.70A.177  Agricultural lands -- Innovative zoning techniques.
    (1) A county or a city may use a variety of innovative zoning techniques in areas designated as agricultural lands of long-term commercial significance under RCW 36.70A.170. The innovative zoning techniques should be designed to conserve agricultural lands and encourage the agricultural economy. A county or city should encourage nonagricultural uses to be limited to lands with poor soils or otherwise not suitable for agricultural purposes. 
    (2) Innovative zoning techniques a county or city may consider include, but are not limited to: 
     (a) Agricultural zoning, which limits the density of development and restricts or prohibits nonfarm uses of agricultural land; 
    (b) Cluster zoning, which allows new development on one portion of the land, leaving the remainder in agricultural or open space uses; 
     (c) Large lot zoning, which establishes as a minimum lot size the amount of land necessary to achieve a successful farming practice; 
     (d) Quarter/quarter zoning, which permits one residential dwelling on a one-acre minimum lot for each one-sixteenth of a section of land; and 
     (e) Sliding scale zoning, which allows the number of lots for single-family residential purposes with a minimum lot size of one acre to increase inversely as the size of the total acreage increases.
King County Countywide Planning Policies

FW-9 A fundamental component of the Countywide planning strategy is the maintenance of the traditional character of the Rural Area with its mix of forests, farms, high-quality natural environment, rural cities, unincorporated Rural Centers, and variety of low-density residential uses.

The basic elements of this rural character are:

a. NATURAL FEATURES .... Such as water bodies and significant wetlands, scenic resources and habitat areas should be afforded long-term protection, minimizing long-term environmental degradation, and enhancing environmental quality where previous degradation has occurred.

b. RESOURCE-BASED INDUSTRIES .... Commercial and non-commercial farming, forestry, primary forest products manufacturing, mining and fisheries activities shall be encouraged to continue and to expand as possible.

c. RURAL TOWNS .... Valued attributes of small towns such as: public safety; historical continuity; small, independent business; and local availability of goods and services shall be encouraged to continue.

d. RURAL INFRASTRUCTURE AND SERVICES .... Rural residents outside cities should anticipate lower levels of public services and infrastructure than those available in Urban Areas, maximizing self-sufficiency and independence.

e. OPEN SPACE SYSTEM .... Significant components of King County’s Open Space System are found in Rural Areas. Trail corridors, habitat networks, recreational areas and scenic resources should be linked wherever possible to complete the system. Active recreational facilities shall be rural in character. Where a traditional landscape of fields cleared for agricultural purposes exists, new development should be clustered at the edges of fields to minimize the consumption of agricultural land and possible conflicts with current or future farming activity.

f. RURAL HOUSING .... The Rural Areas shall offer important alternative and qualitative housing choices but shall not be considered a quantitatively significant part of the County’s residential growth capacity;

g. RURAL ECONOMY.... The Rural Areas make a unique contribution to King County’s economy.

In addition to farming, fisheries and forestry, cottage industries shall be recognized as making a significant economic contribution in Rural Areas, and should be encouraged.

h. CITIES....Rural cities shall encourage, where appropriate, business opportunities which support the full range of rural activities occurring in their adjacent Rural Areas, including support services for agriculture and forestry. Cities should also provide a place for shopping, education, social services and other community functions at a scale consistent with the maintenance of rural character as well as the cities’ household and employment target ranges.

LU-13 To maintain rural character, and to minimize the need for additional infrastructure, very large lots (five acres or more) are the preferred residential development pattern. To further the goals of rural protection, clustering of development that will sustain rural land uses, require only rural levels-of-service and be designed, scaled and sited to be consistent with Rural Area character may be required:

a. Where it would not result in a greater number of dwelling units than would be constructed under a conventional lotting pattern unless either:

1. A substantial dedication of land to King County’s Open Space System is provided and the impacts of the additional dwelling units are mitigated;

2. Permanent protection, substantially greater than that attainable through existing regulations, is secured for a significant natural resource, or

3. Substantial farming or forestry lands would be permanently protected from conversion to non-resource based uses.

b. Where clustering of development would:

1. Provide greater protection for natural resources or environmentally sensitive features;

2. Reduce the consumption of agricultural or forestry lands for residential purposes; or

3. Minimize potential conflicts between residential and resource-based activities.
King County Comprehensive Plan

	R-
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	To maintain traditional rural development patterns and assure continued opportunities for resource activities in the Rural Area, large lot development is preferred in the Rural Area. Clustering of lots is permitted when: 

a. The development provides equal or greater protection of the natural environment, Natural Resource Lands, historic resources or archaeological sites; 

b. Clusters are limited in size to be compatible with surrounding large lots or nearby agricultural and forestry uses; 

c. The clustered development is offset with a permanent resource land tract preserved for forestry or agriculture, as designated by the owner at time of subdivision or short subdivision, or a permanent open space tract. Under no circumstances shall the tract be reserved for future development; and 

d. The development can be served by rural facility and service levels (such as on-site sewage disposal and rural fire protection). 


Glossary: Clustering means developing a subdivision that reduces the individual lot areas to create permanent open space or a reserve for future development while it maintains the zoned residential density.
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