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Summary

On May 10, 2011, the King County Council adopted Motion 13475, which calls for the Executive to conduct an area zoning study for the following parcels 1526059056, 1526059052,

1526059051, 1026059031, 1026059171, 1026059094, 1026059166, 102605TRCT,

1026059032, 1026059158, 1026059099, 1026059166, and 102605UNKN in the Sammamish Valley.  These parcels are designated Rural on the King County Comprehensive Plan (KCCP) land use map and are being studied to determine whether any or all should be changed to Urban and added to the Urban Growth Area (UGA) for the purpose of annexation by the City of Woodinville and subsequent urban development. 
The parcel numbers listed above comprise two property groups in the Sammamish Valley.  One property group is located south of NE 171st Street, west of 140th Place NE.   This northern property group has been the subject of three recent area zoning studies, including the most recent 2005 study, which was completed in response to a Growth Management Hearings Board decision.  A portion of one parcel (1026059031) in this property group is within the Agricultural Production District (APD).  All of the remaining property in this group is designated and zoned Rural.
The other property group is located to the south, on the west side of 148th Ave. NE, just north of NE 145th Street.  This is a group of three parcels each under 2 acres in size that is designated Rural on the land use map and zoned Agriculture.  These parcels are outside and adjacent to the APD, which at this location is developed with Northshore athletic fields.  The south margin of parcel 1526059051 abuts the City of Woodinville.  Parcel 1526059056 includes Derby Creek, which is proposed for restoration by King County.
Both property groups are outside of the Urban Growth Area and both are adjacent to the Agricultural Production District (APD) – please see the attached land use and zoning maps.

Background – History
Motion 11697, passed by the King County Council on April 28, 2003, established the scope of work for the 2004 King County Comprehensive Plan (KCCP) Update.  This Motion called for an Area Zoning Study to review RA-zoned property within the Sammamish Valley APD.   Staff prepared a report for the 2004 update of the King County Comprehensive Plan that addressed rural-zoned land within the APD, but did not recommend any changes to the APD or conversion of land use or zoning designations from Rural or Agricultural to Urban.

In 2003, several property owners filed docket requests to change the land use and zoning for land within the northern property group from Rural and Agriculture to Urban as part of the 2004 update of the KCCP.  Seven of the property owners pursued site-specific land use amendments.  These requests were combined into a single proposal for consideration by the Hearing Examiner.  The staff recommendation was to deny the site specific request. The Hearing Examiner also did not recommend approval of these proposed land use amendments.
In 2005, the Growth Management Hearings Board found that by including some land designated and zoned Rural within the APD, the County had “double-designated” these lands as Rural and as Resource lands. This map issue affected about 129 acres of land within the APD.  In short, the County was directed to eliminate the double designation by either removing rural land from the APD or changing the designation from Rural to Agriculture for parcels within the APD.  In November of 2005, the King County Council approved a subarea plan that implemented the directive of the Hearings Board.   
This 2011 area zoning study addresses essentially the same northern property group that was addressed in the three previous area zoning studies, including one parcel that the western portion is within the APD.  This area zoning study also looks at three parcels in the vicinity of NE 145th Street and 148th Ave. NE that is referred to as the southern property group.   The purpose of this study is to determine whether any of the parcels listed above should be added to the Urban Growth Area.
Applicable Countywide Planning Policy

FW-1, STEP 8a.  The citizens and jurisdictions of King County are committed to maintaining a permanent rural area. The Growth Management Planning Council or its successor shall review all   Urban Growth Areas ten years after the adoption and ratification of Phase II amendments to the Countywide Planning Policies. The review shall be conducted utilizing monitoring reports and benchmark evaluation and be coordinated with evaluation and reporting requirements of state law. As a result of this review the Growth Management Planning Council or its successor may recommend to the Metropolitan King County Council amendments to the Urban Growth Area. Alternatively, King County may initiate consideration of Urban Growth Area amendments. Amendments shall be based on an evaluation of the following factors:

· the criteria in policies LU-26 and LU-27;

· the sufficiency of vacant, developable land and redevelopable land to meet projected needs;

· the actual and projected rate of development and land consumption by


category of land use including both development on vacant land and redevelopment projects;

· the capacity of appropriate jurisdictions to provide infrastructure and


 service to the Urban Growth Areas;

· the actual and projected progress of jurisdictions in meeting their


adopted 20-year goals and targets of number of households and


employees per acre;

· the actual and projected rate of population and employment growth

compared to adopted 20-year goals and target ranges, and compared to revised projections from the Washington State Office of Financial Management;
· the actual and projected trend of economic development and affordable


housing indicators, as reported annually through the adopted monitoring and benchmarks program;

· indicators of environmental conditions, such as air quality, water quality, wildlife habitat, and others. 
Applicable King County Comprehensive Plan Policies and text:
R-202
The Rural Area designations shown on the King County Comprehensive Plan Land Use Map include areas that are rural in character and meet one or more of the following criteria:

a.
Opportunities exist for significant commercial or noncommercial farming and forestry (large-scale farms and forest lands are designated as Resource Lands);

b.
The area will help buffer nearby Resource Lands from conflicting urban uses;

c.
The area is contiguous to other lands in the Rural Area, Resource Lands or large, predominantly environmentally critical areas;

d.
There are major physical barriers to providing urban services at reasonable cost, or such areas will help foster more logical boundaries for urban public services and infrastructure;

e.
The area is not needed for the foreseeable future that is well beyond the 20-year forecast period to provide capacity for population or employment growth;

f.
The area has outstanding scenic, historic, environmental, resource or aesthetic values that can best be protected by a Rural Area designation; or

g.
Significant environmental constraints make the area generally unsuitable for intensive urban development.

While the GMA, the Countywide Planning Policies and King County’s policies and regulations call for protecting the Rural Area by limiting housing densities, there are many other features besides density that characterize the Rural Area.  Some of the most important features include integration of housing with traditional rural uses such as forestry, farming and keeping of livestock; protection of streams, wetlands and wildlife habitat; preservation of open vistas, wooded areas and scenic roadways; and reliance on minimal public services.  King County is committed to maintaining these features as well; and the policies in this chapter call for continuing and expanding upon these efforts.

R-203
King County’s Rural Area is considered to be permanent and shall not be redesignated to an Urban Growth Area until reviewed pursuant to the Growth Management Act (RCW 36.70A.130(3)) and Countywide Planning Policy FW-1.

R-204
Farming and forestry are vital to the preservation of rural King County and should be encouraged throughout the Rural Area.  King County should encourage the retention of existing and establishment of new rural resource-based uses, with appropriate site management that protects habitat resources.  King County’s regulation of farming, keeping of livestock, and forestry in the Rural Area should be consistent with these guiding principles:

a.
Homeowner covenants for new subdivisions and short subdivisions in the Rural Area should not restrict farming and forestry;

b.
Agricultural and silvicultural management practices should not be construed as public nuisances when carried on in compliance with applicable regulations, even though they may impact nearby residences; and

c.
County environmental standards for forestry and agriculture should protect environmental quality, especially in relation to water and fisheries resources, while encouraging forestry and farming.
R-205
Uses related to and appropriate for the Rural Area include those relating to agriculture, forestry, mineral extraction, and fisheries, such as the raising of livestock, growing of crops, creating value-added products, and sale of agricultural products; small-scale cottage industries; and recreational and small-scale tourism uses that rely on a rural location.
R-613
Designated Forest and Agricultural Production District lands shall not be annexed by cities.
R-654
Lands can be removed from the APDs, except as provided in R-655, only when it can be demonstrated that:

a.
Removal of the land will not diminish the productivity of prime agricultural soils or the effectiveness of farming within the local APD boundaries; and

b.
The land is determined to be no longer suitable for agricultural purposes.

In addition to meeting these two tests, removal of the land from the APD may only occur if it is mitigated through the addition of agricultural land abutting the same APD of equal acreage and of equal or greater soils and agriculture value. 

R-655
Land that is zoned rural and has permanent non-agricultural structures can be removed from the Sammamish APD only when a subarea plan demonstrates that removal of the land will not diminish the productivity of prime agricultural soils or the effectiveness of farming within the APD.  Land to be removed from the APD shall retain rural zoning and shall not be rezoned to urban zoning.  The removal of land zoned rural from the Sammamish APD shall not be contingent on the addition of land to the APD.
Analysis and Conclusions:

The City of Woodinville has requested that several properties be added to the Urban Growth Area (UGA) without making an argument that the city lacks the development capacity under their existing land use plans and zoning to accommodate the household and employment targets established by the Countywide Planning Policies.  Instead, the city states in their 2010 docket request that the northern property group would compliment the existing central business district by becoming an institutional gateway developed with medical office buildings.  The city states that the southern property group would be added to their existing Tourism District, presumably for the purpose of commercial development.  
Countywide Planning Policy FW-1, Step 8 contains the factors by which proposed expansions of the UGA should be evaluated.  The City has provided no evidence that there have been reasonable measures undertaken to plan for a gateway to the existing central business district within the existing UGA, or to locate a complex of medical offices elsewhere within the UGA. 
The city makes no distinction between the three southern parcels they request be added to their Tourism District, and any other similarly situated rural properties that also abut the Tourism District.  Presumably, any rural property that abuts the City’s Tourism District would be under increased development pressure if the requested urban land use and zoning is approved.  The two southerly parcels are developed with a single family residence, a tractor parts and service business, and several outbuildings.  Derby Creek and associated wetlands are located on the northern parcel in the southern property group. 

All of the rural properties addressed by this study serve as buffers between the APD and nearby urban land within the City of Woodinville.  These Rural parcels are contiguous to other Rural and Resource lands.  
The policy issues addressed in previous studies for the Sammamish Valley APD and the adjacent Rural Area are essentially the same.  King County and its taxpayers have invested public funds to extinguish the development rights of many parcels within the APD.   Rural Areas have been designated on the eastern perimeter of the APD to buffer the APD from increasing development pressure from Redmond and Woodinville.
Protection of the APD and nearby Rural Areas is a matter of regional importance recognized by both the Countywide Planning Policies and the King County Comprehensive Plan.  Loss of any part of the adjacent rural buffer would bring additional pressure to bear on the APD and on other nearby rural properties for urban development.  Therefore, the proposal to change the rural land use designation to Urban, and to change one Agricultural parcel to Urban, is inconsistent with the CPP’s and the KCCP.
The three parcels in the southern property group are designated Rural on the KCCP land use map but are zoned Agricultural.  No change in zoning from Agriculture to Rural has been requested by the property owners.  Since the properties are each under 2 acres in size, there is no further subdivision potential under either the existing Agriculture zoning or under rural zoning.  There appears to be no reason to modify this existing zoning.
About 40 citizens responded to the public review draft by stating their opposition to the proposal by Woodinville to change the study area land use designation from Rural to Urban.

Executive Staff Recommendation:
Retain the existing King County Comprehensive Plan land use designations and zoning.
