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SUBJECT

Proposed Ordinance 2017-0338 would modify the zoning code provisions for the “pedestrian-oriented commercial development” special district overlay.

SUMMARY

The “pedestrian-oriented commercial development” special district overlay (SDO) applies to the Skyway Business District in unincorporated West Hill – Skyway.  This SDO has a restriction that prohibits “drive-through retail and service uses”.  Proposed Ordinance 2017-0338 would allow drive-throughs for eating places, in buildings that existed before July 2017.

BACKGROUND 

K.C.C. 21A.38.050 establishes a special district overlay (SDO) for “pedestrian-oriented commercial development.”  As this section of code states, the “purpose of the pedestrian-oriented commercial development special district overlay is to provide for high-density, pedestrian-oriented retail/employment uses. Pedestrian-oriented commercial district shall only be established in areas designated within a community, subarea, or neighborhood plan as an urban activity center and zoned CB, RB or O.”  

This SDO lists the uses that are permitted in the underlying zoning but are not permitted within the SDO, and has alternative development standards for properties within the SDO.  

This SDO has been in place since at least 1993, when the current structure of the Zoning Code was adopted.[footnoteRef:1]  The restriction on “drive-through retail and service uses” was adopted as part of the creation of the SDO in 1993.  The text of the SDO has been modified twice;[footnoteRef:2] neither of these Ordinances modified the restriction on drive-throughs. [1:  Ordinance 10870]  [2:  Ordinance 12823 and Ordinance 13022] 


The West Hill Community Plan and Area Zoning was adopted in 1993.  As part of this plan, the SDO was applied to an area in the Skyway Business District.  The SDO was called out in the plan to implement policies regarding:

· Development compatible with existing character and accessible to surrounding areas (WH #14)
· Creating compact, pedestrian-friendly commercial and industrial development (WH #15)
· Arrangement of buildings to create compact centers with access to public transit (WH #22)
· Provision of pedestrian access and circulation, lighting and landscaping within the Skyway Business District (WH #24)
· Access to Skyway Park (WH #33)
· Increasing pedestrian safety and mobility on Renton Avenue South and in the Skyway Business District (WH #34), and
· Establishing the SDO (WH #35)

The boundary of the SDO was modified in 2012, to include one additional parcel.[footnoteRef:3] [3:  Ordinance 17485, Map Amendment 1] 


ANALYSIS

The West Hill Community Plan has not been updated since 1993.  In 2014, the Council adopted Motion 14221, which called for a comprehensive update to the West Hill Community Plan. At the same time, there was a community-led effort to develop a Skyway-West Action Plan (SWAP), which the Executive transmitted with the 2016 King County Comprehensive Plan (KCCP) update as an addendum to the existing West Hill Community Plan. The SWAP was not adopted with the 2016 KCCP, as additional work was needed to finalize its recommendations.  Also adopted as part of the 2016 KCCP was a new Community Service Area planning program.  A review of the West Hill Community Plan, consistent with Motion 14221 and the community-led effort on the SWAP is currently underway by the Executive. 

The SDO only applies to one area within unincorporated King County currently, the Skyway Business District (see map in Attachment 2).  While the Executive’s work on the West Hill Community Plan update is ongoing, there has been requests from the community to address one aspect of the SDO development regulations. The County has received comments from Skyway residents that the prohibition on any drive-throughs is precluding the development of new businesses that would have a positive impact on the community.

Proposed Ordinance 2017-0338 would modify one provision of the SDO.  Under existing code, “drive-through retail and service uses” are not permitted within the SDO.  Under the Proposed Ordinance, an exception would be added that would allow “eating places” to have drive-throughs in buildings that existed before July 2017.

This narrow exception to the SDO language would allow any existing building within the SDO area to have a drive through in conjunction with operating an eating place, that falls under a Standard Industry Classification (SIC) 5812, which includes “establishments primarily engaged in the retail sale of prepared food and drinks for on-premise or immediate consumption.” A complete description of SIC 5812 is in Attachment 3.

All the other provisions of the SDO would remain in place, and any new development would be required to comply with them.  These provisions include:

· Limitations on auto-oriented uses (vehicle sales, gas stations, car washes, repair); on uses that require outdoor storage; equipment repair businesses; and most manufacturing and resource uses;
· Orientation of new buildings towards the street (location of building entrances, maximum setbacks)
· Provision for windows and overhead protection on pedestrian streets
· Limitations on vehicle access on pedestrian streets
· Maximum floor area ratio
· Waiver of setbacks, height, landscaping
· Increased sidewalk widths on pedestrian streets, and
· Modifications to the parking requirements, including parking ratios and location of parking lots

ATTACHMENTS

1. Proposed Ordinance 2017-0338
2. [bookmark: _GoBack]Map of Skyway Business District Pedestrian-Oriented Commercial Development SDO
3. SIC 5812 description

INVITED

· John Starbard, Director, DPER
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