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City of Duvall

Small Town. Real Life.

FINALMEMORANDUM

TO: 2015 Comprehensive Plan Update File

FROM: Boyd BensonPublic Works
Ben Swanson, Planniif@riginal Memo)

REVISION DATE: June 14, 2017 (revised totgrowth trips, Table 7)

REVISION DATE: September 192016

REVISION DATE: January 15, 2016

ORIGINAL DATE: February 10, 2015

RE City of Duvall2015 Capacityand TransportationAnalysis StudfIlS
Alternatives

INTRODUCTION

The City of Duvall Public Works and Planning Departments compldiaddable landsand Transportation
Analysis Zone (TAZjudy to support development of th2015Comprehensive Plaamendment The study
includes baseline measurements of residential and commercial uses within thes@ifyJanuary 1, 20Emd

forecastdfor future growth used to suppontesidential population growth estimatesansportation planning

and modeling effortdor a period of 20 year$o the horizon yeanof 2035

The information generated by this studly intended fora variety of planning purposedcluding impacts
evaluated underthe Environmental Impact StatemenfElS)as®ciated with the Comprehensive Plan
Amendment The2015residential count and the future residential estimate will assist in better understanding
current residential uses, projecting potential additional residential and commercial development, and
estimating future populion. ¢ KS Ay F2NX I GA2Yy gAff | fa2 o6S dzaSR o0&
updating the Transportation Plavilodel and to forecast traffic, level of service, and requiteahsportation
improvements based on existing and future residential and corcraleeds

Prior to this analysis, ldousingAnalysisStudywas completed for the 2004 Comprehensive Plan update by the
Planning Department (June 3, 200%his information was usetb developthe 2004 Comprehensive Plan
update and the 2006 Transportation Comprehensive Rtdementupdate. The information was further
updated as part of the 2008 Transportation Elemefhe 2004 an@008 studies assumedl horizon year of
2022. The currentanalyss assumes a 2035 horizon year but is otherwieasistent withthe previousplans

and updates

Saff also completed a Transportation Analysis Zone (TAZ) study to support development of the 2008
Transportation Plamand 2015update. Staff subdivided the City into a total of @ographicT AZswithin the
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Citybased on zoning, transportation linkages, travel patterns, and other physical and modeling fabtors.

2015 analysis used the same TAZs developed for the 2008 amvditysibe addition of sixnew TAZs used to
evaluategrowth alternatives associated with the UGA and UGAR aBxseline measurements of residential

and commercial uses were developed for each TAZ by CityAStaff O2 y2dzy O A2y A G K (KS
consultant.The remainder of this memorandum documents the approaches and resuhes @)15study.

This study alsincludes analysis ofive ElSalternatives proposeas part of the Comprehensive Plan Update
City limits, Urban Growth Areas (UGA), andbadur Growth Area Reserve (UGAR) areas considered in this
evaluation are depicted on Figure 1.

BASELINE 2015 RESIDENTIAL AND COMMERCIAL USE RESULTS

Residential

City of Duvall staff completed a buildable lands analysis using a geographic information systewe(G8yn

that included 2012 air photo images, King County parcel/assessor data, sensitive areas data, and current Duvall
infrastructure information.n addition, staff completed field visits and utilized City records (building permits

land use permiténcluding entitled andrested projectsand plats) to update the data.

Residential counts include existing singlad multifamily unitswithin City limis and UGAas ofJanuary 2015

Pipeline projects and entitled undeveloped lots rmmpletedby January 201%vere included in the future
residential calculationTotal residential countfor the 2015, 2008and 2004analysesare presented in Table
1, Existing Residential Countithin 2015 City Limitand Urban Growth Areas (UGA)

Table 1: Existing Residential Countithin 2015 City Limitand Urban Growth Areas (UGA)

Date Multi-family Units SingleFamily Units
June 2004 256 1,765

July 2008 186° 2,1543

January 2015 213 2,3733

1004numberscorrected to remove residencesuntedin the planning process but nabmpletedat that time.
2IncludesMobile Homes
3Does not include UGAR area (2008 value recalculated to remove UGAR residences).

CommerciaFloor Area

City of Duvall staff documented existing Commercial Floor Aidain City Limitsbased on King County
parcel/assessor datalong with City updates based on building permit data and measuremEmése was no
significant commercial delopment between 2008 and 2015 and little change in the total commercial floor
area agresented in Table& Commercial Floor Areaithin 2015 City LimitdDetails of existing commercial
developmentwithin eachzone are presented in Table 26ommerciaFloor Areaby Zonewithin 2015 City
Limits

Table2a: Commercial Floor Areaithin 2015 City Limits

Date Commercial Floor Area (SF)
June 2004 NA (poor Data)

July 2008 425,72%

January 2015 426,221
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15008 to 201Flifferencesresultfrom updated King County Glfsilding areadata

Table 2b: Commercial Floor Area by Zaithin 2015 City Limits

Existing Commercial Development
Total FA | Max FA/Gross Min FA/Gross| Ave. FA/ Gross
Zone (SF) Lot Area Lot Area Lot Area
uTt 12,259 31% 14% 18%
oT 101,908 191% 27% 65%
MT 138,715 88% 15% 42%
MU12 25,960 18% 16% 18%
LI 56,200 54% 15% 18%
CO 91,179 43% 1% 18%
Total 426,221
Employment

The City of Duvall uses Puget Sound Regiogatzf OAf Q&4 S&adGA Yl GSa (i Phesdl NI O]
employment estimates are based on the Washington State Employment Security Department's (ESD) Quarterly
Census of Employment and Wages (QCEW) series (formerly known282)EShis series consists of
employment for those firms, organizations and individuahose employees are covered by the Washington
Unemployment Insurance Act. Covered employment excludessgifoyed workers, proprietors, CEOs, and

other noninsured workers. Typically, covereemployment has represented 85 @0 percent of total
employment. Note that this includes patime and temporary employment, and if a worker holds more than

one job, each job would appear in the datababetal employmentvithin City limitsfor 2004 2008,2013,and

2014 is presented in Table Existing Employmemnvithin 2015City Limits

Table3: Existing Employmentithin 2015City Limits

Source Count
Total PSRC Count (2004) 1,023
Total PSRC Count (2008) 1,165
Total PSRC Count (2013) 1,298
Total Employment Security Department (2014) 1,169

lCity of Duvalanalysis oBrd Quarter2014 Employment Security Department parbaked data.

FUTURE RESIDENTIAL AND COMMERCIAL USE RERIWA0LS ZONING

General

There are currently a total of 14 zoning types within the (2045) The zoning types includesidential mixed
residential and commercial/lighhdustrial, commercial/lightndustrial, and public facilitieslhe residential
zones are separated intoRfour units per acre), .5 (4.5 units per acre) & (sixunits peracre), R8 (eight
units per acre) and-R2 (12 units per acre].he mixeduse zones include zones with specific requirements and
characteristics within different portions of the Gignd include Old TowfOT) Ugown (UT1), Midtown (MT),
RiversideVillage (R, MixedUsel2 (MU12, and MixedUse Institutional(MUI). The commercial zones
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include CommerciglCO)and Lightindustrial (LI} The Public Facilitie@®F)zone includes parks, open space,
and public facility buildings and other facilitieBxisting Zoning is presented in Tabl@@15EXisting Zoning.

Table4: 2015Existing Zoning

Zoning Descriptiort

R4 4 units per acre

R4.5 4.5 units per acre

R6 6 units per acre

R8 8 units per acre

R12 12 units per acr€20% attached minimum)

oT Retail, office, residential (100% attached)

UT-1 Retail, office, residential (100% attached)

MT Commercialoffice, residential (100% attached)

RIV Retail, office, residential (100% attached)

MU12 Commercial and residential (20% attached minimum)
MUI Mixed-use and institutional (100% attached)

Cco Retail,office, and residential (100% attached)

LI Lightindustrialand office (no residential allowed)

PF Parks, schools, City facilities (no residential allowed)

1Percent attached is the minimum percentage of attachesidential units with respect to the total residential units.

The following presents the approach used in this sfumbnsistentwith the 2008 updateto estimate future
residential and commercial development

Vacant andRedevelopabldresidentialPropertyand Capacity Analysis

Vacant and redevelopabtesidentialproperties within the City were identified by examining parcel maps with
respect to existing uses to determine which properties are available for future development or redevelopment
basedon the existing zoning and code requiremef(gseFigure 22015Vacant and Redevelopable Propérty
Development within the southwegBurhen) UGA and east UGAR was included as part of the baseline
calculation.

Identification of Vacan Pipelineand Redevelopable Residential Property

Properties within the Rl through R12 zones were evaluated with respect to development or redevelopment
potential based on the following:

1 All vacaniparcelswere identified as developable.
1 All pipeline parcels werelentified as developable.

1 Redevelopable parcels were identified as those parcels which would accommadiditeonal lots
assuming that the parcels were of sufficient area to provide additional lots based on the zoning
classificationPer DMG the unit caunt for a parcel is rounded from the number resulting from the
parcel acreage multiplied by the residentimdunt per acre (for example,@3 acre parcel in R4 yields
(0.3) X (4 units per acre) = 1.2 units rounded down to 1 unit ahd:acre parcel iR4 yield .45) X
(4 units per acre) = 1.8 units rounded up to 2 units).

1 Nonredevelopable lots that have adequate area for additional unit(s) bueaceimbered bynapped
sensitive area tracts

1 Nonredevelopable lots that have adequate area for addigibunit(s) but are encumbered laccess
constraints including insufficient frontage width and/or existir@me location.
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Capacity of VacanPipelineand Redevelopable Residential Property

Properties identified as vacant or redevelopable within thé fRrough R12 zones were evaluatedith an
approachgenerally consistent with that of th2004and 2008 studies Pipelineprojects including existing
entitled and preliminary projects, weresad to forecast anticipated residential and commercial development.
The method used to estimate future residential and commercial uses in areas with unknown development
plans are presented in the following sections and are sumnialeg with Existing Zung presented in Table

4, 2015 Kisting Zoningand Table & FAR and Residential Development Assumptiand Table 5b2015
Vacant and Redevelopable Land within City Limits & North UGA.

As in2008 the 2015capacity evaluation included revised assumptions that better reflect actual development
trends.The 2008 and 2015 capacity evaluations are based on the following:

1 Vacant and pipelingesidentialpropertieswere anticipated to develop at 90 percent of maxim
development potentiato account foranyyield reductions associated with critical areas.

1 Redevelopableresidential properties were anticipated to redevelop at 45 percent of maximum
development potential to account for any yield reductiobhecauseof site constraints and the
associated costs of redevelopment.

1 TheNorth UGAwasestimated R4 densityconsistent with the land use designation

Vacant and Redevelopable Commercial and MixXgde Property

The 2008 and 2015 commercial, light industrial anicteduse capacity evaluations are based @xisting
commercial Floor Area data summarized in Table tBb, information inTable &, FAR and Residential
Development Assumptioysnd the following

1 Pipelinecommercial, light industrial, and mixage properties were anticipated to develop at 90
percent of maximum development potential.

1 Vacant commercial, light industrial, and mixese properties were anticipated to develop @b
percent of maximum development potential to account for any yield reductions associated with
development costs ocritical areas.

1 Redevelopable commercial, light industrial, and mixsé properties were anticipated to develop at
45 percent of maximum de&lopment potential to account for any yield reductions associated with
existing structures, development costs, or critical areas.

Mixed-Use 121U12)
Based on the requirements in DMC 14.18.080, the Mi¥ed12 Zoneallowsboth commercial and residential
uses Based ormproposed and pasievelopment within the Citydevelopmenwithin this zone is estimatedit:

1 25 percent commercial site area based on the gross site area.

1 20percent commercial FAR based on tmenmercial site area

1 8 units pemon-commercialgross acreincluding20 percent attached per DMC 14.18.020

1 One residential unit per 1,006quare feef mixeduse floor area.
Old TownOT) Upgown (UTL), Midtown (MT), Riverside VillagdRIV) Commercib(CO)
There are no minimum FARquirements for these zoneslowever, based on past development within the
City and the preapplication submittal for the Copper Hill Square Building D project, future use within these
zones is estimated as:

1 75percent commercial FAR based on the grossasea.

1 One residential unit per 1,006quare feetof mixedusefloor area.
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Mixed-Use Institutiona(MUI)

Mixed-Use Institutional is locatednlywithin the southportion of the Cityalong NE Big Rock Raattlincludes
the proposedrolle BrothersGamWes)Lake Washington Technical Collggeject Data from the2014 Duvall
Urban Villagesite planwas used testimatepotential commercial, residential, aneducationalgrowthin this
zone:

1 15 percent commercial FAR based on the gross site area (DuvallUHbge Proposal).

1 Total of 91,00Gquare feebf education useRiverview School District Property, based on previously
proposedLake Washington Technical College Parseél

1 No residential use WaldenDuvall Urban Village Proposalesidential use mayoccur above
commercial uses

LightIndustrial(LI)
There are no minimum FAR requirements for these zoHesvever, based on past development within the
City use withirthis zone is estimated as:

1 30 percent commercial FAR based on the gross site area.

Table5a: FAR and Residential Development Assumptions

Zone | CommerciaFloor Area (FA Residential Portion

oT (gross acreagel®.75) (FAX(L unit/ 1,000SF

UT1 | (gross acreag&(0.75) (FA)X(1unit/1,000SF)

MT (gross acreage(0.75) (FA)x(1unit/1,000SF)

RIV (gross acreage(0.75) (FA)x(1unit/1,000SF)

MU12 | (gross acreag&(0.25%(0.20) (gross acreagej®.75)%(8 units/acre) +(FAX(1
See above text unit/1,000SIr

MUI (gross acreage(0.3) See above text

CcoO (gross acreage(0.3) (FA)x(1unit/1,000SF)

LI None

Table 5b2015Vacant and Redevelopable Land within City Limits & North UGA

Vacant Redevelopable Total Vacan&
Residential Commercial Residential Commercial Redevelopable
Total (City
and North % of % of % of % of % of
UGA} Value | Total | Value | Total | Value | Total Value | Total | Value | Total

Number of
Parcelq#) 2541 65 2.6% 44 1.7% 87 3.4% 30 1.2% 226 8.9%
ParcelArea
(Acres) 1412 117 | 8.3% 87.7| 6.2% 185 13% 50.3| 4.2% 449 31.8%

lIncludes Commercial, Residential, and Public Facilities Parcels

RESULTS OF THE LAND USE FORECARSTHAORING

Land Use
The 2008 and 2015 Land Use Forectstgurrent zoningvere completed using the same methodology and
had similar results with the following differences:

1 Duval Municipal Code change from 60 percent attached to 20 percent attached residential within the
MU12 district lecreasan attached units).

1 Removal of the UGAIRoM the 2015 analysis.
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1 The southwestBurhen) UGA was not included in either analysis.

Both maximum and anticipated growthere calculated for the 2035 horizon yedlaximum growth is based

on thepenultimatedevelopmentredevelopmentpotential of the property as allowed by the@prehensive
Plan and Zoning regulationsAnticipated growth was calculated using the 90 percent, 75 percent, and 45
percent modifiers agarlier described in the Residential and Commercial capamlculations Anticipated
growth, as opposed to Maximum Growth, wasethed a more realistic proxy for growth and was utilized for
this study.Table 6,Land Use Forecastr City Limits andNorth UGA 2015 Zoningsummarizeghe land use
forecastfor the City Limits/UGAIsing existing Comprehensive Plan and Zofonghe period betweer2015

and 2035

Table 61.and Use Forecagir City Limits andNorth UGA 2015 Zoning

2035 Anticipated
USE 2015
TOTAL Changdrom 2015
SFR (Units) 2,373 3,213t 840 (135%)
MFR (Units) 213 491 278(231%)
Commercial FA (SF) 370,021 964,790 5%,769(261%)
Light Industrial FA (SF) 56,200 89,685 33,485(160%)

Lincludes Mobile Homes

EIS ALTERNATIVES

General

Fourland use alternativesalong with a fifth preferred alternativevere evaluatedas part of the EIS associated

with the 2015 Comprehensive Plan Updafehe EIS alternatives evaluate the proposal, theaation
alternative, and other "reasonable alternatives" [WAC-197786, 19711-440(5)]. A reasonable alternative is

a feasible altemate course of action that meets the proposal's objective at a lower environmental cost. The EIS
examines all areas of probable significant adverse environmental impact associated with the various
alternatives. The AdoptedAlternative of the final Comprehesive Plarnwas adopted as part of the 2015
Comprehensive Pla@idopted June 7, 2016).

The2015EISalternativesincluded
1 Alternative#1: Roposed 2015 comprehensive plan and zoning charay@gexation of the North UGA
and the Southwes{Burhern UGA

1 Alternative #2: Redesgnating and annexation of thdJGAR(Southeast UGA), predesignating and
annexation of the North UGA.

1 Alternative#3: Relocatingsome (or all) of the existing UGAR area to a new location south of Big Rock
Road predesignating and annexation of the North UGA

1 Alternative#4 (No Action Alternative): 2015 City limits and zoning, predesignating and annexation of
the North UGA.

1 2015AdoptedAlternative Alternative 1 with the following changes

0 Support annexation ofhree parcels adjacent to the Big Rock Ballfields complex within the
UGAR.

0 The City would work with King County to remove the north portion of the UGAR from their
boundaries and add an approximately equal area south of Big Rock Road that is currently
outside of city limits andirban growth area.
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0 The City would prelesignate the Riverview School Distiagtned parcel at the northeast
corner of the UGAR to Public Facilities.

Existing and potential future residential and commercial uses for each EIS altenwvatie calculated using

the methodology earlier describe&or the purposef this analysis, an evaluation area was developed that
included the area common to all of the alternatives. This common area includes existing City Limits, North
UGA, Southwest (Bloen) UGA, the 2015 UGAR, and the potential relocated UGAR south of Big Rock Road
(see Alternative 3)This approach allows direct comparisorgodwth associated witleach alternative

without consideringlifferences irland area. The evaluation also allows direct comparison of PM Peak hour
trips, used to assess traffic impacts, for each alternative.

Employment growth for the Adopted Alternative within 2015 Comprehensive Plan was initially evaluated as a
G 620K &S¢ umyrbwih) Stenario to understand the maximyotential traffic impacts associated

with growth. However, transportation modeling completigdconjunction withthe 2015 Comprehensive
Planrevealed that there was little difference between thieansportationmprovement Program (TIP)

projects required to accommodate growth impaeissociated with maximum growth afddP projects

associated withesser, anticipated growth. The worsase employment growth was commented during
Comprehensive Plan review anertification processby Puget Sound Regional Council (PSRE)
WSAARSYGAlIt ANRgGKET GKS YIFI22NARGE 2F gKAOK Aa O2ya
preliminary plat or development agreements), was considered to be a neaiistic projection and was not
adversely commented upon during PSBGew.

The City of Duvall revised the commercial growth model in 2016 to previgter understanding of
anticipatedemployment growth. The revision included evaluatiomaimercialand employment growth

within each TAZvith respect to updated private development plans and potential sensitive area constraints.
The results of the evaluation revealed less commercial and employment growth than previously reported in
the 2015 Comprehengt Plan and associated Environmental Impact Statement (EIS) support documents.
Table 7EIS Alternativesummarizes updatedevelopment and traffic attributes faexisting 2015

development and 2035 development growth associated with the Adopted Alteratintained within the

2015 City of Duvall Comprehensive Plan.
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Table 7EIS Alternatives

PM Peak PM Peak |PM Peak HoJy Total PM
Total Commercial Hour trips | Hour trips trips Peak Hour

Scenarié Description SFR D{MFR D| DU LI (SFFA)| (SFFA) | Employees SFR MRE Commercial Trips
2015 BaselingExisting City Limits plus all other

ModeP UGA/UGAR areas within the study 2,268 | 389 | 2,657 56,200 370,021 1,169 2,268 350 2,990 5,608
(Adopted . .

Alternativey [ doptedAlternative (EIS At with | 5 o, | 750 | 3844 | 89685 | 789,767 | 2,623 3094 675 7.414 8,987

2035 additional changes)

HOSYIFINA2 AyOfdzRSa O2dzyid T2 NJ Sydcanh&isoasibediaiedn steNdlids. 6 £ € Ll2aaAiofS ! D' k! D wQauv a
2SFR DU count differs from Table 6 (see note 1, includes 71 existing homes within UGA/UGAR located outside of Table 6 area)
3 SFR trip rate of 1.0 trips per unit.
4MFR trip rate averaged to 0.90 trips per unit.
5Commerciallrip rate varies with type of use.
6176 mobile homéncludedin MFRinstead ofSFRasreflectedin Comprehensive Plan approach (151 unitsrfrTAZ 42, 25 units from TAZ 2) based on trip generation.
7June 14, 2017 revision: Actual growth trips develofieth the Transportation Model are lower than sum of spate SFR+MFR+Commercial because of:
9 ¢20Ff GNRLA O6FOQldz-ffe& GNRALI SyRaov FFNB RAFFSNByYy( oS laghSafid/usedin thaetvViSumT
model (trips ae converted to homdo-work etc), so the comparison is to total trip ends. Table 7 has a growth of 5575 trip ends, and the Visum
model has just 3374.
1 Besides the Visum model balancing procedures, the main difference is likely due to the retail tribveateeihted average Visum model retail trip
rate was 3.83 and 2.81 for 2015 and 2035 models, respectively. The future 2035 model rate of 2.81 is much lower thanlti3<9@atathe
spreadsheet (source of Table 7). When looking at just the retail gremhloyees, the retail trip rate is 2.19
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Adopted Alternative#5 - 2015 Comprehensive Plan and Zoning Chandsth UGA annexation, Southwest
(Burhen) UGA annexationAnnexation of three parcels adjacent to the Big Rock Ballfietasnplex within
the UGAR, and prelesignate the Riverview School Distriotvned parcel at the northeast corner of the
UGAR to Public Facilities

General

Saff proposea eliminating the Riverside Village (RIV) zone eslicingthe MixedUse 12 zone (MU12),
reducing the acreage of Residential 12 (R12) units per acre zoning and creating a Residential 20 (R20) units pe
acre zoneas part of the 2015 Comprehensive Plan updafbese proposed changes are in response to
historically problematic zones, lack of hags options or unnecessary hardships created by existing?015
Comprehensive Plan ardbning designationThe proposed changes are not intended to increase or reduce

the existing population projections or change the amount of land abviaileor commeral developmentThe
proposalincludes predegnating the North UGA and SouthwedB(rher) UGAIn anticipation of annexation.

An element of thepredesgnationwould include the addition of a neapen spacéarks comprehensive plan

and zoning designation.

The results of these proposed changasd proposed actionsre summarized in Tablé EIS Alternative
SummaryFigure3, Adopted Alternative2015Comprehensive Plaand the text below.

Descriptionof Adopted AlternativeAction

Riverside Village (RIV)

Theadoptedrezone is in response to the sale of thesirg manufactured home community which represents
approximately threefourths of the Riverside Village zone. Under the terms of the sale, the parcel must remain
a manufactured home community (afforbie housing) for well beyond the 3@arComprehensive Plan cycle;
therefore, no foreseeable commercial development will take place on this parcel.

As a resulta comprehensive plan amendment arezoningof this parcel to Residential 6 units per acre \R6
was adoptedo allow the existingnanufactured homeommunity to operate as a legal conforming use. The
R6 designation was derived by averaging the existing units peraathe community The remainingeven
parcels within the RIV zomeaschangel to an Old Town (OT) zone which is compatible with surrounding land
uses.A Comprehensive Plaamendment is not required for the RIV to OT change because the RIV and OT
designationare the same.

MixedUse 12 (MU12)
The adopted rezone dihe majorityof the Mixed-Use 12vas adopted based ochallenges associated with the
I 2 yIScati@n, required commercial element, and density.

1 DMC 14.18 requires a minimum of pBrcent of the gross usable area be dedicated to commercial
development, and this commercial developmaatconstructed concurrently or phased through a
development agreementAll MU12 development within the last decade requespdthsing (delaying
the comnercial developmentihrough a developer agreemedte to a greater demand foesidential
developmentin the Duvall area.

1 A large portion of the land zoned MU12 is located along the NE! P4&ce corridor. This zoning
designation is not appropriate at ith location as it does not front a major or minor arterial and
therefore limits traffic trips, accesand circulation.

91 Density for the residential portion of MU12 development requires a minimur@ wiits per acre and
a maximum of 12 units per acre, slarito the R12 zoneDevelopers have repeatedyyatedthat this
density is too high fosinglefamily development (difficult to meet design guidelines and open space
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requirements) andoo low formulti-family development (not profitable for a developer to build based
on number of allowed units).

Saff proposal and Council adoptethat areas currently zorseMU12 and contiguous to arterial roads be
zoned CommerciaMU12 propertiemeararterial road andadjacent to residential areasere rezoned tdhe
new R20 zonelescribed belowThe remaining MUl12djacent to lower density residential areeezoned to
the R8zone or other transitional zoning that allows a gradual increasesitentialdensity or use.

The Duvall Village and Duvall Urban Villpggperties remaied under the MU12 zoning designatiohhese
properties have preliminary platthat are approved or pending approvalpon final plat approval, these
properties willundergo comprehensive plaamendment andrezone in accordance with their established uses.

Residentiall2 R12)

TheR12 zondnas the same challenges described for thgidential portion of the MU12 zon&he majority of
the R12 zones build tthe minimum requirement ofeight units per acre lased on existingpreliminary plats
andresidential developmentsSeveral existing developments are currgnbuilt at greater than RStandards
and technically meet th®12 densitystandards Staffproposel and Council adoptethat such develoments

are retained in theR12 zone to avoid créag legal nonconforming lotAll othervacantand redevelopable
R12 propertiesvererezoned toan R8to create a smoother transition between zones.

Residential 20 (R20)

Saff propoed and Councédopteda new R20 comprehensive plan designation and zorsatisfy the multi
family need in Duvall, specifically small unit condominiums and apartntleatsvere not feasible in the R12
and MU12 zonesAdditionally, the R20 zone will aid in compliance with the Growth Management Act by
promotinga variety of residential densities and housing typese new R20 zones provitieusing options for
existingresidentslooking to downsizgeretirement communitiesand potential affordable housgin Duvall.

Predesignatiomf Burhen Annexation Arend New Parks and Open Space

TheBurhenannexation area consists of a-88re are south of Safeway on the corner of NE 14treet and
SR203.The area is currentlglesignated UGARtough an agreement betweehe City and King Countyhe
agreement stipulates the comprehensive plan and zowgiegignations that include a commercial allowance
and a new open space/park designatidihe new open space/park designatiom iquirement of King County

and is intended to limit the allowed uses to recreation. The County feels the existing Public Facilities
designation is too liberal with the allowed uses. In accordance with the agreethentwo northern parcels

are predesignated commercialand the southern two parcelsre designated open space/parks with a floating
one-acre commercial designation to be determined at time of annexation.

Development within this area was estimated to include the following based on King Cpigtpning
designation:

1 North parcel: Full commercial development.

1 South portion of propertyOneacre of floating commercial with the remaining to be open space or
parkland.

Additional Annexation Areas
1 The City would support annexation of two parasdsth of Big Rock Ball Fields on Big Rock Road located
in the UGAReserve South. The two parcels would receive adpsggnation of Residential4l5 units
per acre.

1 The City would support annexation of one parcel south of Big Rock Ball Fields on Btgé&bidcated
in the UGAReserve South. The parcel would receive adasignation of Residentiat4l5 units per
acre and/or Public Facilities to support expansion of the Big Rock Ball Fields recreational complex.
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1 The City would work with the County to rene the north portion of the UGReserve from their

boundaries and add an approximately equal area south of Big Rock Road that is currently outside of
OAGe fTAYAGA YR y20G LINIL 2F 5dz@0FffQa dz2NBFy 3TN
Twenty-five percent of the area south of Big Rock Road would be assigned-agegigmation of
Commercial and 75 percent would be assigned adasignation of Residential 6 units per acre.

1 The City would prelesignate the Riverview School Distidetned parcé at the northeast corner of
the UGAReserve to Public Facilities.

List of Figures:
Figure 1:Adopted2015Zoning MapDuvallCity Limits, UGA, and UGAR

Figure 22015Vacant and Redevelopable Residential Property
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City of Duvall

Small Town, Real Life.
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