Planning Commission Agenda
Wednesday, January 9, 2018 at 7:00 PM
City Hall Council Chambers
700 Highway 2, Leavenworth, WA

1. Call Meeting to Order, 7:00 pm
2. Roll Call
Planning Commission Chair: Larry Hayes (2022)
Planning Commission Commissioners: Joel Mainez (2022), Anne Hessburg (2022), Andy
Lane (2020), Chuck Reppas (2019), Pete Olson (2021), Scott Bradshaw (2021)
3. Review and approval on December 5, 2018 Planning Commission Minutes
4. Public Hearing Comprehensive Plan Map Amendments
5. Public Hearing Zero Lot Line Code
6. Workshop Residential Flexibility Code – materials will be handed out
7. Upcoming Meetings
a. January 22, 2019, Joint Meeting with City Council – materials will be handed out
b. February 6, 2019
8. Open Discussion Items, at the Chair’s discretion
9. Adjournment

All Planning Commission meetings are open to the public
Next Meeting: January 22, 2019 (Joint-Council meeting)

Staff Report
2018 Comprehensive Plan Map Amendments

To:

Leavenworth Planning Commission

From:

City of Leavenworth Development Services Department

Date of Report:

December 12, 2018 for the January 9, 2019 Hearing

Subject:

2018 Comprehensive Plan Map Amendment Requests:
(1) Three parcels, 9139, 9125 and 9111 Icicle Road (parcel numbers 241711440851,
-852 and -853), owned by the City of Leavenworth, are proposed to change from
Recreation Public District to Residential Low Density 6,000 District (RL 6)
designation matching the property to the west of Icicle Road.
(2) One parcel, 1440 Commercial Street (parcel number 241701440150), owned by
the City of Leavenworth is proposed to change from Multifamily District to Light
Industrial District (LI).

OVERVIEW
The Planning Commission is requested to review the proposed Map Amendments, take public
testimony/comment at a public hearing and make a recommendation to the City Council. The amendments
are summarized as:
(1) The City of Leavenworth owns three parcels of land near the Golf Course accessed from Icicle Road
within the City limits. The property has been classified as surplus. In order to surplus the land, the
current land use designation Recreation Public District, which permits public recreation, needs to
be changed. The City is requesting Residential Low Density 6,000 District (RL 6) designation which
matchs the property to the west of Icicle Road
(2) The City of Leavenworth purchased 1400 Commercial Street, within the City limits, to provide
additional land for the Public Works facility. Redevelopment of the site will require a change in the
current land use designation of Multifamily District to Light Industrial.
SUMMARY OF DATES
60-day Agency review:

December 6, 2018; Material ID# 25569

SEPA Determination

DNS signed/issued on December 12, 2018

Notice of Planning Commission Public
Published in the Echo: December 26, 2018
Hearing:
Planning Commission Public Hearing:

January 9, 2019

City Council Public Hearing:

Tentatively Scheduled for February 26, 2019

PUBLIC/AGENCY COMMENTS
There were no public or agency comments received, at the time of drafting this staff report. The public is
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encouraged to attend the Planning Commission Hearing and provide testimony before a recommendation
is forwarded to the City Council. The Planning Commission may incorporate comments and testimony into
the recommendation. Additionally, the City Council will have an opportunity for public testimony at the
Council Public Hearing.
CODE CRITERIA REVIEW
The Leavenworth Municipal Code provides the following criteria for evaluating amendments, LMC
21.31.040(H):
1. The amendment is necessary to resolve inconsistencies in the provisions of the comprehensive
plan and/or development regulations or to address state or federal mandates.
Staff Finding: The proposed map amendments reflect the desire to change use and develop the land.
Conclusion: The amendments are not necessary to resolve inconsistencies in the provisions of the
comprehensive plan or address regulations or mandates.
2. The amendment is consistent with the overall intent of the existing comprehensive plan and
the other documents incorporated therein.
Staff Finding: The Comprehensive Plan provides several goals and policies related to increasing
housing options, such as Housing Goal 1 Policy 4, 6 and 8. Contrasting goals related to increasing
the amount of publicly-owned park properties (Capital Facilities Goal 4 Policy 1). The contrasting
goals may be weighed against the existing park facilities within the surrounding area, including the
Golf Course and Enchantment Park.
The Icicle Road property, along with other properties, were annexed into the City by
Ordinance 629 as a noncontiguous land to be used for the city park or other municipal
purposes in 1979, see Attachment C. In 1981, all the properties were zoned residential, which
outright permitted parks, as the City did not have a recreation zoning district at the time. In
1996, the City, as part of the Growth Management Act, adopted an Interim Comprehensive
Plan and map showing the Icicle Property as Recreational. In 2001, the City adopted a
Comprehensive Plan which shows the Icicle Property as Recreation Public.
It may be worth noting that in 1997, the City’s Park and Recreation Plan projected a
population of 5,000 people in 2012 and a need to expand recreational facilities. Since that
time, the population has not increase to that degree, rather the current 2017 Comprehensive
Plan projects a population of 2,624 in the year 2035.
In addition to a decrease in projected demand and the change of community needs for housing, the
Icicle Road property may provide a residential buffer between the road and the existing developed
Golf Course.
The Icicle Road amendments would provide an additional three residential building lots, on
approximately 1.0 acre of undeveloped recreation land, adjacent to existing residential uses.
The Commercial Street amendment would provide additional light industrial land, approximately
0.33 acres with an existing single-family residence, in an area surrounded by industrial uses (City
Public Works properties).
Conclusion: The amendments are consistent with the overall intent of the existing comprehensive
plan.
3. The amendment is consistent with the assumptions and/or other factors such as population,
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employment, land use, housing, transportation, capital facilities, economic conditions, etc.,
contained in the comprehensive plan.
Staff Finding: The proposed amendments balance the loss of residential with a slightly higher
potential gain for residential, as documented below:
Area of Proposed Change

Acres/Sqft

Current Residential
Density

Icicle Road – 3 lots

1.05/45,738

n/a – public recreation has
no residential density

0.33/14,375

2-4 dwellings – min. lot
size of 6,000 may hold
single-family or duplex
development

Commercial Street – 1 lot

Proposed Residential
Density
3-6 dwelling lots; zoning
would permit application for
dividing each lot into two.
n/a – excluding potential
incubator planned
development

The amendments are consistent with existing land use patterns and would have no change on
existing transportation system and capital facilities, as documented below:
Area of Proposed Change

Surrounding Land Uses

Existing Access

Icicle Road – 3 lots

Residential and public
recreation

Icicle Road

Commercial Street – 1 lot

Public Works Yard and
Sewer Treatment Plant

Hwy 2

City Water and Sewer
Water is available from
Icicle Road with connection
permits
Existing water and sewer
connections are provided to
the residential structure

Conclusion: The amendments are consistent with the assumptions and/or other factors such as
population, employment, land use, housing, transportation, capital facilities, economic conditions,
etc., contained in the comprehensive plan.
4. The amendments are consistent with the requirements of the Growth Management Act and
the county-wide planning policies.
Staff Finding: The existing Comprehensive Plan is compliant with the Growth Management Act and
the County-Wide Planning Policies. The proposed map amendments do not change the substance of
the Comprehensive Plan.
Conclusion: The amendments are consistent with the requirements of the Growth Management Act
and the county-wide planning policies.
5. The amendment is consistent with and does not adversely affect the supply of land for various
purposes which are available to accommodate projected growth over a twenty-year period.
Staff Finding: As noted above, the overall land available for residential development will increase
based on the proposed amendments.
Conclusion: The amendments are consistent with and does not adversely affect the supply of land
for various purposes which are available to accommodate projected growth over a twenty-year
period.
6. Where applicable, conditions have changed such that assumptions and/or other factors such
as population, employment, land use, housing, transportation, capital facilities, economic
Staff Report
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conditions, etc., contained in the comprehensive plan have been revised and/or enhanced to
reflect said conditions;
Staff Finding: There are no notable changes in conditions rather the changes reflect surrounding
uses.
Conclusion: Not applicable.
7. Amendments to the comprehensive plan land use designation map(s) are either consistent
and/or compatible with, or do not adversely affect, adjacent land uses and surrounding
environment;
Staff Finding: For the Icicle Road properties, the surrounding land uses are residential and
recreational. For the Commercial Street property, the surrounding land is used by City Public Works.
Conclusion: The proposed land use designations are consistent and compatible with the surrounding
land uses.
8. The proposed amendment is consistent with and does not negatively impact public facilities,
utilities and infrastructure, including transportation systems, and any adopted levels of
service.
Staff Finding: For the Icicle Road properties, the future development of the sites will require public
facilities and utilities. It is estimated that each of the three lots may be developed with a single
residence and possible accessory dwelling unit. The City has capacity for this level of development.
For the Commercial Street property, the future development has not been determined but the use
will be related to the Public Works facility.
Both sites have existing access to public right-of-way.
Conclusion: The proposed amendments do not negatively impact public facilities, utilities and
infrastructure, including transportation systems, and any adopted levels of service.
9. The proposed amendment does not adversely affect lands designated resource lands of long
term commercial significance or critical areas.
Staff Finding: The proposed land use designations are within the City’s urban area; there are no
designated resource lands within the City limits.
Based on current critical area data, none of the sites have known critical areas.
Conclusion: This amendment does not adversely affect lands designated resource lands of long term
commercial significance or critical areas.
Staff Recommendation
Staff recommends approval of Map Amendments based on the finding and conclusions above.
Attachment A: Map Amendment
Attachment B: SEPA checklist and DNS
Attachment C: 1981 Rezoning Documents
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Staff Report
Code Amendment – Zero Lot Line

To:

Leavenworth Planning Commission

From:

City of Leavenworth Development Services Department

Date of Report:

December 21, 2018 for the January 9, 2019 Hearing

Subject:

Zero Lot Line development options; LMC 21.90 Definitions and LMC 18.24.090
Supplemental Residential Regulations, Yard requirement – Modification.

OVERVIEW
The purpose of proposed amendments are to expand the range of housing types and increase the number
of dwelling units while retaining older housing stock, see Housing Affordability Task Force
Recommendations report, dated June 15, 2017.
Review History: The City Council appointed a Housing Task Force in April 2016 to evaluating programs
and initiatives to produce affordable units and preserve existing ones. The Task Force provided
recommendations to the City Council which were included on the 2018 Docket, including item “4. LMC Creation of Code to allow Sub-lot, Common wall construction and /or zero lot line building standard.”
Throughout 2018 the Planning Commission has discussed housing related issues and drafted proposed
codes amendments. The zero-lot line amendment was presented at the October 3, 2018 Public Hearing
where public comments were taken. Additionally, staff presented the hearing draft amendments to the
City Council at their regular meeting October 9, 2018. The City Council had several comments and
questions which were discussed with the Planning Commission at the November 7, 2018 meeting.
The current draft amendments are significantly modified from the October hearing draft to reflect
comments and to simplify implementation. Additionally, the current attachment was modified from the
SEPA review to permit front porches in the front yard setback for all zoning districts.
At this time, the Planning Commission is requested to review the proposal, take public
testimony/comment at a public hearing and make a recommendation to the City Council.
PUBLIC HEARING NOTICE COMPLIANCE
60-day Agency review

Expedited review requested on: December 13,2018,
Material ID# 25595

SEPA Determination

DNS signed/issued on December 17, 2018 with
extended comment period to January 9, 2019

Notice of Planning Commission Public
Hearing

Published in the Echo: December 26, 2018

Planning Commission Public Hearing

January 9, 2019

Staff Report

Zero Lot Line Amendments
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City Council Public Hearing:

Tentatively Scheduled for February 12, 2019

PUBLIC/AGENCY COMMENTS
There were no public or agency comments received, at the time of drafting this staff report. The public is
encouraged to attend the Planning Commission Hearing and provide testimony before a recommendation
is forwarded to the City Council. The Planning Commission may incorporate comments and testimony into
the recommendation. Additionally, the City Council will have an opportunity for public testimony at the
Council Public Hearing.
RECOMMENDATIONS AND FINDINGS
Staff recommends approval of new zero lot line code provisions, Attachment A based on the following
findings of fact and conclusions of law:
1. The amendment is necessary to resolve inconsistencies in the provisions of the comprehensive
plan and/or development regulations or to address state or federal mandates.
Staff Finding: The proposed amendments are proposed to provide alternative building setbacks and
encourage diversity of housing types.
Conclusion: The amendments are not necessary to resolve inconsistencies in the provisions of the
comprehensive plan or address regulations or mandates but rather provide diversity of housing
development.
2. The amendment is consistent with the overall intent of the existing comprehensive plan and
the other documents incorporated therein.
Staff Finding: The Comprehensive Plan provides several goals and policies related to increasing
housing options, including Housing Goal 1 “Encourage the availability of affordable housing to all
economic segments of the population, promote a variety of residential densities, and housing types,
and encourage preservation of existing housing stock.”
Conclusion: The amendments are consistent with the overall intent of the existing comprehensive
plan.
3. The amendment is consistent with the assumptions and/or other factors such as population,
employment, land use, housing, transportation, capital facilities, economic conditions, etc.,
contained in the comprehensive plan.
Staff Finding: The proposed amendments provide for alternative setbacks and are consistent with
the Comprehensive Plan, as noted below:
Comprehensive Plan
Element or Factors

Goal/Policy or Assumption

Consistency

Land Use Element

Goal 5: Encourage infill development on
suitable vacant parcels and redevelopment
of underutilized parcels. Ensure that the
height, bulk and design of infill and
redevelopment projects are compatible
with their surroundings.
Also see Goal 4

The zero lot line may
encourage existing infill and
new small lot development.
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Housing Element

Policy 12: Evaluate existing land use
designations and regulations which may
be presenting barriers to the development
of an adequate supply of affordable
housing for all economic segments of the
population.

Transportation

Policy 9: Seek to establish or maintain a
reasonable interval between local access
streets and collector streets in residential
areas to promote improved circulation and
access for all modes of travel.

Capital Facilities

Economic
Development

Employment
Population

Goal 6: Ensure that those public facilities
and services necessary to support
development are adequate to serve the
development at the time the development
is available for occupancy and use,
without decreasing current service levels
below locally established standards.
Policy 3: The economic development
element of the Comprehensive Plan
should be based upon the following
factors within the community: Land
suitable for development of commercial
and industrial use. Infrastructure including
transportation (air, rail, roads) and
utilities. Housing to support economic
growth.
Not applicable
The City is expected to grow by
approximately 196 residents by the year
2037.

Existing setback
requirements provide
limited building spaces,
especially on smaller
(generally infill) lots. The
zero lot line provides an
option for development.
Development will be from
existing roads or new
developments and is not
anticipated to be
inconsistent with
transportation.
Existing facilities have been
planned to meet a minimum
20 years growth. The
proposed amendment is not
expected to change density
but provide for infill and
diversity of housing.
Zero lot line development is
intended to promote infill
and small lot development
which may diversify
housing and support
employee housing.
Not applicable
The zero lot line may
encourage existing infill and
new small lot development.

Conclusion: The amendments are consistent with the assumptions and/or other factors such as
population, employment, land use, housing, transportation, capital facilities, economic conditions,
etc., contained in the comprehensive plan.
4. The amendments are consistent with the requirements of the Growth Management Act and
the county-wide planning policies.
Staff Finding: The existing Comprehensive Plan is compliant with the Growth Management Act and
the County-Wide Planning Policies. The proposed code amendments do not change the substance
or intent of the Comprehensive Plan.
Conclusion: The amendments are consistent with the requirements of the Growth Management Act
and the county-wide planning policies.
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5. The amendment is consistent with and does not adversely affect the supply of land for various
purposes which are available to accommodate projected growth over a twenty-year period.
Staff Finding: The overall land available for residential development will not change; however, new
infill or new small lot development may occur based on the proposed amendments.
Conclusion: The amendments are consistent with and does not adversely affect the supply of land
for various purposes which are available to accommodate projected growth over a twenty-year
period.
6. Where applicable, conditions have changed such that assumptions and/or other factors such
as population, employment, land use, housing, transportation, capital facilities, economic
conditions, etc., contained in the comprehensive plan have been revised and/or enhanced to
reflect said conditions;
Staff Finding: There are no notable changes in conditions.
Conclusion: Not applicable.
7. Amendments to the comprehensive plan land use designation map(s) are either consistent
and/or compatible with, or do not adversely affect, adjacent land uses and surrounding
environment;
Staff Finding: The proposed code amendments will not change the Comprehensive Plan maps.
Conclusion: Not applicable.
8. The proposed amendment is consistent with and does not negatively impact public facilities,
utilities and infrastructure, including transportation systems, and any adopted levels of
service.
Staff Finding: Future residential development is planned for within the Comprehensive Plan and
Utility Plans.
Conclusion: Not applicable.
9. The proposed amendment does not adversely affect lands designated resource lands of long
term commercial significance or critical areas.
Staff Finding: The proposed land use designations are within the City’s urban area; there are no
designated resource lands within the City limits.
Review of known critical areas will occur at the time of future building permit applications.
Conclusion: This amendment does not adversely affect lands designated resource lands of long term
commercial significance or critical areas.
Staff Recommendation
Staff recommends approval of Zero Lot Line Amendments based on the findings and conclusions above.
Attachment A: Code Amendments – Zero Lot Line
Attachment B: DNS and SEPA checklist
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Attachment A

PROPOSED NEW LEAVENWORTH MUNICIPAL CODE
Definitions, Chapter 21.90 Common Definitions.
“Zero lot line development” means the location of a building in such a manner that any portion of
one or more of the building’s walls rests directly on a lot line.
Supplemental Residential Regulations
18.24.090 Yard requirements – Modification.
D. Zero Lot Line Design Standards. Notwithstanding any other provision in LMC, a zero lot line
development may be permitted when developed in conformity with the following design standards:
1. Structures shall be constructed to share a single common side or rear yard property line
with a zero-foot setback.
2. The two structures shall be constructed simultaneously.
3. The design of the structures shall include, at least one, articulation of the facade (vertical
articulation) or multi-planed roofs to soften the appearance of the structure.
a. When a structure is greater than two stories horizontal articulation shall be
included.

E. Front porches may be extended up to 8’ into the front yard setback.

December 2018

Page 1 of 1

Attachment B

Attachment B

Attachment B

Attachment B

Attachment B

Attachment B

Attachment B

Attachment B

Attachment B

Attachment B

Attachment B

Attachment B

Attachment B

Attachment B

Attachment B

