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Project Name:

Sunridge Townhomes

Owner: VY Properties, 15012 SE 253rd PI, Covington, WA 98042

Applicant/Contact: Imad Bahbah, IHB Architects, 21620 84th Ave S, Ste. 200, Kent, WA 98032

File Number: LUA14-001332, SA-A, VAR

Project Manager: Clark H. Close, Associate Planner

Project Summary: The applicant is requesting Administrative Site Plan Review and an Administrative

Variance for the construction of two 3-story multi-family structures containing a total of
nine {9) townhome units. The site is located at 12228 SE Petrovitsky Road. The existing
parcel is 19,889 square feet (sf) and is zoned Residential Multi-Family (RM-F). The
proposed buildings would include 6,263 square feet of impervious area and a
residential density of 23.3 net dwelling units per net acre (du/ac). The applicant is
proposing two affordable housing units and is requesting bonus density in order to
achieve a density above the maximum 20 du/acre. The two buildings have a combined
area of 18,752 square feet. Access to the site would be gained from SE Petrovitsky Rd
via a single driveway from an existing access and utility easement with Stonebrook
Apartments to the west. The applicant is proposing one (1) surface stall and 12 garage
stalls and associated utility improvements, such as water service, sanitary sewer, and
gas connections. The applicant is requesting a variance from residential setback
development standards of the Renton Municipal Code (RMC} 4-2-110A. Specifically, a
rear yard setback variance of three feet (3") from the required rear yard setback of 15
feet and a variance from the west side yard setback requirement of 13 feet for a 5-foot
and 11-foot reduction from the side yard setback measured from the 30-foot private
access easement. There are five (5) significant trees onsite and the applicant is not
proposing to retain any of the existing trees. There are no critical areas located on the
site. A Geotechnical Study was conducted by GEO Group Northwest, Inc. in April 2009,
and a Small Site Technical Information Report by Anstey Engineering in February 2014
indicates that the site will add less than 0.5 cfs of storm water runoff during a 100 year
storm {0.38 cfs}); thus, storm water detention is not required. The property will have
3,591 sf of new pollution generating surface, so water quality treatment for the asphalt
area is proposed through a bio-swale.

Project Location:

12228 SE Petrovitsky Rd (APN 0739000055)

Site Area:

19,889 SF (0.46 acres) Proposed New Bldg. Area (gross): 18,752 SF

Project Location Map
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A. EXHIBITS: If the exhibit is more than five pages the first page is included as an attachment to the report and
the full exhibit can be made available upon request.

Exhibit 1:
Exhibit 2:
Exhibit 3:
Exhibit 4:
Exhibit 5:
Exhibit 6:
Exhibit 7:
Exhibit 8:
Exhibit 9:

Exhibit 10:
Exhibit 11:
Exhibit 12:
Exhibit 13:
Exhibit 14:
Exhibit 15:

Neighborhood Detail Map

Site Plan

Elevations (Colored), Buildings 1 & 2

Building Floor Plans with Elevations, Buildings 1 & 2

Landscape, Irrigation Plan and Irrigation Schedule

Tree Inventory Plan

Geotechnical Engineering Study by Geo Group Northwest, Inc., dated April 20, 2009
Drainage Report by Benjamin P. Anstey, P.E., dated February 12, 2014

Storm Drainage Technical Information Report by Benjamin P. Anstey, P.E., dated October
24,2014

Road and Grading Plan
Drainage Plan

Utilities Plan

Renton School District Email
Existing Photos, pages 1 and 2
Advisory Notes to Applicant

B. GENERAL INFORMATION:

VY Properties
1. Owner(s) of Record: 15012 SE 253rd PI, Covington, WA 58042
2. Zoning Designation: Residential Multi-Family (RM-F)
3. Comprehensive Plan Land Use Designation: Residential Multifamily (RM)
4. Existing Site Use: Vacant Residential
5. Neighborhood Characteristics:
a. North: Residential Multi-Family (RM-F)
b. East: Residential Multi-Family (RM-F)
c. South: Residential Low-Density single-family residential use and vacant land in R-4 zone
d. West: Residential Multi-Family (RM-F)
6. Site Area: 19,889 SF (0.46 acres)

C. HISTORICAL/BACKGROUND:

Action

Comprehensive Plan

Zoning

Annexation

Land Use File No. Ordinance No. Date
N/A 5099 11/01/04
N/A 5100 11/01/04
N/A 5327 03/01/2008

Administrative Site Plan Report & Variance Report & Decision
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SEPA and Site Plan LUAO9-112 N/A Expired

Review

D. PUBLIC SERVICES:

1.

Existing Utilities
a. Water: Water service will be provided by Soos Creek Water and Sewer District. A water availability
certificate will be required to be submitted to the City prior to building permit application.

b. Sewer: Sewer service will be provided by Soos Creek Water and Sewer District. A sewer availability
certificate will be required to be submitted to the City prior to building permit application.

c. Surface/Storm Water: There are private storm drainage improvements within the project location.
There are storm improvements in SE Petrovitsky Road and in 110th Ave SE (Exhibits 12 & 15).

Streets: There are existing frontage improvements in SE Petrovitsky Rd. Access to the site is provided
via an existing driveway off of SE Petrovitsky Rd.

Fire Protection: City of Renton Fire Department.

E. APPLICABLE SECTIONS OF THE RENTON MUNICIPAL CODE:

1.

Chapter 2 Land Use Districts

a. Section 4-2-020: Purpose and Intent of Zoning Districts

b. Section 4-2-060: Zoning Use Table — Uses Allowed in Zoning Designations
c. Section 4-2-110: Residential Development Sténdards

d. Section 4-2-115: Residential Design and Open Space Standards
Chapter 3 Land Use Districts

a. Section 4-3-100: Urban Design Regulations

Chapter 4 Property Development Standards

a. Section 4-4-030: Development Guidelines and Regulations — General
b. Section 4-4-070: Landscaping

c. Section 4-4-090: Refuse and Recyclables Standards

d. Section 4-4-130: Tree Retention and Land Clearing Regulations
Chapter 6 Streets and Utility Standards

a. Section 4-6-060: Street Standards

Chapter 9 Procedures and Review Criteria

a. Section 4-9-200: Site Plan Review

b. Section 4-9-250: Variances, Waivers, Modifications, and Alternates

Chapter 11 Definitions

Administrative Site Plan Report & Variance Report & Decision
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F. APPLICABLE SECTIONS OF THE COMPREHENSIVE PLAN:

1.
2,

Land Use Element (Amended 2011)
Community Design Element (Amended 2011)

G. ADMINSTRATIVE SITE PLAN REVIEW FINDINGS OF FACT:

1.

10.

11.
12.

13.

14.

The applicant, Imad Bahbah, is requesting Administrative Site Plan Review and an Administrative
Variance for for Sunridge Townhomes, LUA14-001332, SA-A, VAR. The proposed project includes the
construction of two 3-story multi-family townhomes containing a total of nine (9) townhome units with
a combined building size of 18,752 gross square feet. The applicant is requesting a variance from
setback development standards including a rear yard setback variance of three feet (3’) from the
required rear yard setback of 15 feet and a variance from the west side yard setback for both buildings.
Building #1 includes a side yard setback variance of five feet (5’) and Building #2 includes a side yard
setback variance of 11 feet from the required 13 feet due to the 30-foot private access easement on
the west side of the property.

The proposed townhomes would have a max height of 36 feet and 10-inches at the tallest point of the
ridgeline for each structure and an average height of 31 feet and 9-inches for the pitched roof lines.

The redevelopment of the subject site includes a total of 13 parking spaces (1 surface stall and 12
garage stalls) and associated utility improvements, such as water service, sanitary sewer, and gas
connections. Associated drainage improvements include a 112 LF bioswale along SE Petrovitsky Rd.

The subject property is located at 12228 SE Petrovitsky Rd.

The 19,889 square foot (0.46 acres) property is located within the Residential Multifamily (RM)
Comprehensive Plan land use designation, the Residential Multi-Family (RM-F) zoning classification, and
Design District ‘B’.

The site previously contained a single family residence which was demolished in 2008.

The applicant is proposing to maintain vehicular access to the site from SE Petrovitsky Rd via a single
driveway from an existing access and utility easement with Stonebrook Apartments to the west.

The site is bordered to the south by SE Petrovitsky Rd, to the west and north by Stonebrook
Apartments, and to the east by a vacant residential multi-family property (Exhibit 14).

The massing of the proposed structures are most prominently visible from SE Petrovitsky Rd.

Both proposed structures have varied roof elements including gable roofs, extended eaves, and two
foot (2’) height variations from unit-to-unit along the ridgeline.

Building materials include: lap wood siding, stucco and metal railings (Exhibit 3).

Both buildings have their primary entrance proposed along the southern facade with an orientation
toward SE Petrovitsky Rd. An additional vehicular access is provided along the north facing facade of
Building #1.

The site is fairly level and slopes north to south with an approximate 3 to 4 foot high rockery along the
north property line and another of similar height on the south property line. The project would not
impact steep slopes or result in extensive grading.

The site contains five (5) significant trees onsite of which all are proposed for removal.

Administrative Site Plan Report & Variance Report & Decision
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15. The Planning Division of the City of Renton accepted the above master application for review on
September 25, 2014 and determined it complete on October 1, 2014. The project complies with the
120-day review period.

16. No public comments were received.

17. Representatives from various city departments have reviewed the application materials to identify and
address issues raised by the proposed development. These comments are contained in the official file,
and the essence of the comments have been incorporated into the appropriate sections of this report
and the Departmental Recommendation at the end of this report.

18. The proposal requires Site Plan Review. The following table contains project elements intended to
comply with Site Plan Review decision criteria, as outlined in RMC 4-9-200E:

v Objective LU-MM: Encourage the development of infill parcels with quality projects in
existing multi-family districts. '

Policy LU-173. Residential Multi-family designations should be in areas of the City where
v projects would be compatible with existing uses and where infrastructure is adequate to
handle impacts from higher density uses.

Policy LU-174. Land within the Residential Multi-family designation areas should be used to
v meet multi-family housing needs. Residential Multi-family designations have the highest
priority for development or redevelopment with multi-family uses.

Policy LU-175: Expansion of the Residential Multi-family designation is limited to properties
meeting the following criteria:

1) Properties under consideration should take access from a principal arterial, minor
arterial, or collector. Direct access should not be through a less intense land use designation
v area;

2) Properties under consideration must abut an existing Residential Multi-family land use
designation on at least two (2) sides and be on the same side of the principal arterial, minor
arterial, or collector serving it; and 3) Any such expansion of the Residential Multi-family
land use designation should not bisect or truncate another contiguous land use district.

Policy LU-179. Residential Multi-Family (RMF) projects should include landscaped open
v space common areas for residents, and other amenities compatible with existing buildings
on adjacent and abutting lots.

7 Policy CD-20: Orient site and building design primarily toward pedestrians through master
planning, building location, and design guidelines.

Policy CD-21: In areas developed with high intensity uses, circulation within the site should
v be primarily pedestrian-oriented. Internal site circulation of vehicles should be separated
from pedestrians wherever feasible by dedicated walkways.

o Policy CD-23: Development should have buildings oriented toward the street or a common
area rather than toward parking lots.

Administrative Site Plan Report & Variance Report & Decision
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Density: Per RMC 4-2-110A the allowed density range in the RM-F zoning classification is a minimum of
10 dwelling units per net acre (du/ac) up to a maximum of 20 du/ac. Net density is calculated after public
rights-of-way, private access easements, and critical areas are deducted from the gross acreage of the
site.

After deducting 1,567 square feet for public street dedication and 1,508 square feet for private access
easements from the 19,889 gross square footage of the site, the net square footage would be 16,814
square feet (0.386 net acres). The nine (9) unit proposal would arrive at a net density of 23.3 dwelling
units per acre (9 units / 0.386 acres = 23.3 du/ac), which exceeds the permitted density range for the
RM-F zoning designation without bonus density. Based on the net area of the lot, the maximum net
density of the site is 7 dufac (7 units / 0.386 acres = 18.1 du/ac) and both 8 du/ac (8 units / 0.386 acres =
20.7 du/ac) and 9 du/ac (9 units / 0.386 acres = 23.3 du/ac) exceed the maximum density of the zone.

Renton Municipal Code (RMC) allows density bonuses per RMC 4-9-065 using the density bonus review
process concurrent with the site plan review land use permit. The maximum additional units per acre
within the RM-F zone are up to five (5) dwelling units per net acre. Densities greater than 25 dwelling
units per net acre are prohibited. Thus the maximum density allowed under the bonus review criteria
would be up to 9 du/ac. '

In order to qualify for the density bonus, the applicant shall first provide one (1) affordable housing unit,
either for sale or rental (per net acre). Additional bonus units (per net acre) may be achieved on a 1:1
ratio for either: (i) affordable housing units, either for sale or rental, or (ii) units built to Built Green 3 Star
{(at minimum) building standards. Affordable housing is defined as “Housing used as a primary residence
far any household whose income is less than eighty percent (80%) of the median annual income adjusted
for household size, as determined by the Department of Housing and Urban Development (HUD) for the
Seattle Metropolitan Statistical Area, and who pay no more than thirty percent (30%) of household
income for housing expenses.” Affordable housing used to satisfy zoning requirements, whether for
inclusionary or bonus pravisions, must be secured to remain affordable in perpetuity, as determined by
the City Attorney” (RMC 4-11-010 Definitions A).

The applicant is proposing the first unit (Unit 2E) as an affordable housing unit. In order to achieve the
maximum density allowed on the subject property (9 du/ac), the applicant must provide either two (2)
affordable housing units or one affordable housing unit and one Built Green 3 Star building. Following
the initial application where one unit was identified to be provided, communication with the applicant
about the above requirements resulted in the applicant electing to provide two (2) affordable housing
units and contends that the proposed new buildings will enhance the neighborhood and create a more
vibrant residential community. The design and elevations will provide a value-added component to the
street-side pedestrian experience and will be an attractive development addition to the vicinity.
Pedestrian friendly pathways allow occupants of both buildings to get to the street sidewalk easily, with
landscaping dispersed along the way and throughout the development. The applicant states that the
project has frontage landscaping, front door orientation and roof modulation all in concert with the
standards outlined in the Urban Design Regulations — B Checklist.

As a condition of approval the applicant must show that two units are secured to remain affordable
housing as part of the granting of the density bonus and remain affordable in perpetuity, as determined
by the City Attorney.

Administrative Site Plan Report & Variance Report & Decision
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Lot Dimensions: Per RMC 4-2-110A the lot dimensions, in the RM-F zone, is n/a.
Not applicable.

Setbacks: Defined as the minimum required distance between the building footprint and the property line
and any private access easement or tract. For lots containing private access easements, setbacks are the
minimum required distance between the building footprint and the easement. Per RMC 4-2-110A the RM-
F zoning classification requires a minimum front yard setback of 20 feet, @ minimum side yard setback of
12 feet (plus additional 1 ft. for each 10 ft. of height in excess of 30 ft. to @ maximum cumulative setback
of 20 ft), and a minimum rear yard setback of 15 feet. The following table contains setbacks for the
proposed structures:

o s Front Yard East Side Yard West Side Yard
Building setback setback sethiati Rear Yard Setback
Building #1 20 13" - 2 62’
Building #2 70 13’ g’ 12

The proposed buildings are not compliant with the west side yard setback and building #2 is not
compliant with the minimum 15-foot rear yard setback of the zone. There is an existing 30-foot access
easement on the west part of the property significantly reducing the building envelope of the site
(Exhibit 2). Per the setback definition, setbacks are measured from any private access easement and thus
the easement would preclude compliance with the west side yard setback to each structure. In addition
to the property line setbacks, the applicant is also required to locate the buildings far enough back to
accommodate the existing easement.

The applicant is requesting a variance from setback development standards including a rear yard setback
variance of three feet (3’) from the required rear yard setback of 15 feet and additionally a variance is
required from the west side yard setback for both buildings. Setbacks are defined as the minimum
required distance between the building footprint and the property line and any private access easement '
or tract. Building #1 would include a side yard setback variance of five feet (5’) and Building #2 would
include a side yard setback variance of 11 feet from the required 13 feet due to the 30-foot private
access easement on the west side of the property. There is no parking proposed in-between the public
street and the proposed structures. The applicant is proposing pedestrian pathways from the street to
the primary entrances. The private access easement could be modified between the applicant the
adjacent property owner to conform to the built-out environment, thus only covering the minimum
required access required for both properties. Without a revision of the private access easement, the
west side yard setbacks would also require a variance from the code. Staff will consider all
nonconforming setbacks as part of the applicant’s variance request. If the sethack variance is approved
the project would comply with all setbacks of the zone.

Building Height: Per RMC 4-2-110A building height is restricted to 35 feet. In the ‘F’ District, an additional
ten feet (10') height for a residential dwelling structure may be obtained through the provision of
additional amenities such as pitched roofs, additional recreation facilities, underground parking, and
additional landscaped open space areas; as determined through the site development plan review process
and depending on the compatibility of the proposed buildings with adjacent or abutting existing
residential development. in no case shall the height of a residential structure exceed forty five feet (45°).

Building height is defined as the vertical distance from grade plane to the average height of the highest
roof surface. The height of the proposed structures would be 31 feet and 9-inches in height of the 6:12
pitched roof, which complies with the height requirements of the zone (Exhibits 3 & 4).

Building Standards: Per RMC 4-2-110A the allowed lot coverage is 35 percent (35%) for proposals within
the RM-F classification. The maximum impervious area alfowed in the RM-F zoning designation is 75
percent (75%).

The proposed buildings have a combined area of 6,263 square feet, resulting in a building coverage of

Administrative Site Plan Report & Variance Report & Decision
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31.5%. The proposed impervious area of the site would be 9,854 square feet, on the 19,889 square foot
project site, resulting in an impervious cover of 49.5%. The proposal complies with the building coverage
and impervious cover requirements of the zone.

Landscaping: Per RMC 4-4-070 ten feet of on-site landscaping is required along all public street
frontages, with the exception of areas for required walkways and driveways or those projects with
reduced setbacks.

The applicant is proposing 12 feet of landscaping along SE Petrovitsky Rd at the property line. Between
the property line and existing sidewalk is approximately 15 feet of additional landscaping. A conceptual
landscape plan was submitted with the project application (Exhibit 5).

The site contains five (5) significant trees (trees over 6” in diameter) none of which are proposed to be
retained. Renton Municipal Code (RMC) requires that 10 percent of the significant trees onsite be
retained. Because the applicant is not proposing to retain any of the existing trees, RMC requires a 6:1
tree replacement value ratio. The applicant is proposing three (3) replacement trees that are 2 inches
(2”) in caliper. As proposed, the applicant would comply with the tree retention/replacement
requirements of the code.

The RM-F zone requires ten feet (10') of onsite landscaping along the public street frontage, except
where reduced through the site plan development review process. The landscaping requirements apply
to the subject site’s SE Petrovitsky Rd frontage. The applicant is proposing a 112 LF bioswale, that
measures 12 foot wide along SE Petrovitsky Rd at the property line, with landscaping as part of the site
plan application. The landscape plan includes a planting plan; the proposed tree species within the
bioswale consists of Golden Leyland Cypress and Oregon Blue Lawsons Cypress trees and the shrubs are
Mexican Orange, Gulf Stream Heavenly Bamboo, Forest Flame Pieris, and Portugal Laurel.

All shrubs shall be at least 12 inches tall at planting and have a mature height between three and four
feet. Shrubs must also be at least a 2 gallon container size at planting. Based on the provided landscape
plan the shrubs were proposed to be between 1 and 5 gallon in size. Staff recommends as a condition of
approval that the applicant use at least two gallon (2-GAL) container shrubs that are at least 12 inches
(12"} tall at planting. The revised landscaping plant schedule shall be submitted to and approved by the
Current Planning Project Manager prior to construction permit approval.

Between the property line and existing sidewalk there is approximately 15 feet of additional lawn, as
shown in the landscaping plan. Additional landscaping would improve the aesthetic quality of the
development and soften the appearance of the building along the streetscape. RMC 4-4-070 requires
street trees and landscaping within the right-of-way. Spacing standards shall be as stipulated by the
Department of Community and Economic Development. Therefore, staff recommends the applicant be
required to revise the site and conceptual landscaping plan to provide two (2) trees, of small-maturing
species, between the bio-swale and rockery in the public right-of-way. The revised site and landscaping
plan shall be submitted to and approved by the Current Planning Project Manager prior to construction
permit approval. During the construction of the bio-swale, if it is determined that a fence is required
around the perimeter of the bio-swale, the fence shall be constructed of a black rod iron fence (or
equivalent) and not of chain link, plastic, or wire fencing. All fencing material will be reviewed at the time
of construction permit for consistency with the overlay district requirements.

The landscaping plan also includes Green Arrow Alaskan Cedar and “Glen’s Form” Evergreen Pear trees.
The shrubs and groundcover would also include White Rock Rose, Emerald Green Arborvitae,
Massachusetts’s Kinnickinnick, Diamond Grass, and Red Wind Ornamental Grass. The landscape plan
would provide visual relief, define areas of pedestrian circulation, and adds to the aesthetic enjoyment of
the area. Underground sprinkler systems are required to be installed and maintained for all landscaped
areas and the proposed sprinkler system shall provide full water coverage of the planted areas specified
on the plan.

Administrative Site Plan Report & Variance Report & Decision
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Refuse and Recyclables: Per RMC 4-4-090 for multi-family development o minimum of one and one-half
(1-1/2) square feet per dwelling unit in multi-family residences shall be provided for recyclables deposit
areas and a minimum of (3) square feet per dwelling unit shall be provided for refuse deposit areas. A
total minimum area of eighty (80) square feet shall be provided for refuse and recyclables deposit areas.

Based on the proposed 9 units, the minimum 80 square feet of refuse deposit areas would be required.
The applicant has proposed a 117 square foot area to be dedicated to refuse and recyclables. As
proposed, the refuse and recyclable area satisfies the minimum size requirements.

The applicant is proposing a refuse and recycle station that would be constructed of six foot (6") high
CMU walls and a seven foot (7') wide gate. The minimum gate opening for outdoor refuse and recycle
stations is twelve feet (12’) wide for haulers per RMC 4-4-090C.9. The applicant has minimized the
negative impact to the street and tenants by locating the refuse and recycle station away from the drive
isle to the units. The location is easily accessible and provides adequate screening from the public. The
applicant will be required to comply with minimum gate opening for outdoor refuse and recycle station
of 12’ or request a modification to the Refuse and Recycling standards identified in RMC 4-4-090F.

In addition to standard enclosure requirements, garbage, recycling collection, and utility areas shall be
enclosed on all sides, including the roof and screened around their perimeter by a wall or fence and have
self-closing doors due to site being located within the Urban Design District ‘B’ Overlay District. The
proposed trash enclosure does not have a roof as part of the required enclosure standard of the overlay
district. Staff recommends as a condition of approval that the applicant add a roof to the trash enclosure.
The revised refuse and recycle station plan shall be submitted to and approved by the Current Planning
Project Manager prior to construction permit approval.

Critical Areas: There are no critical areas located on the site.

Parking: The parking regulations, RMC 4-4-080, require a specific number of off-street parking stalls to
be provided based on the number of residential units. The following ratios would be applicable to the site:

Use Number of Units | Ratio Required Spaces
Attached dwellings 5 Min and Max: 1.4 spaces / 2 bedroom Min: 7

in RM-F zone unit; Max: 7
Attached dwellings 2 Min and Max: 1.6 spaces / 3 bedroom or | Min: 3.2

in RM-F zone large unit; Max: 3.2
Attached dwelling 2 Min: 1.0 per spaces / unit Min: 2

for low income Max: 2

Based on these use requirements, a maximum of 13 parking spaces would be allowed. The applicant is
proposing to provide a total of 13 parking spaces (1 surface stall and 12 garage stalls), which is within the
allowable range. The parking conforms to the minimum requirements for drive aisle and parking stall
dimensions. Accessible parking shall be provided per the requirements of the Washington State Barrier
Free Standards as adopted by the City of Renton.

Based on the proposal for nine (9) residential units, five (5) bicycle parking stalls are required to be
provided. Each of the nine (9) proposed garage units would allow for sufficient onsite bicycle parking,
complying with the standards outline in RMC 4-4-080F.11.

Sidewalks, Pathways, and Pedestrian Easements: Pedestrian sidewalks, as well as private pedestrian
connections, throughout the property, are proposed for safe and efficient pedestrian access throughout
the site. Pedestrian connections are provided from the SE Petrovitsky Rd to each structure. The applicant
has included in the site plan a primary pathway, 4 feet in width, to be used to connect the public
sidewalk and parking lot to the twao buildings (Exhibit 2).Connections have also been provided between
the two new proposed structures. The site also shares an access easement with Stonebrook Apartments.

Administrative Site Plan Report & Variance Report & Decision
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Standard The avarlabmty of nutuml hght (both drrect and ref!ected) and direct sun
exposure to nearby buildings and open space (except parking areas) shall be considered
when siting structures.

Standard: Buildings shall be oriented to the street with clear connections to the
sidewalk.

Not
compliant

Standard: The front entry of a building shall be oriented to the street or a landscaped
pedestrian-only courtyard.

Staff Comment: The proposed Building #1, closest to the public right-of-way, establishes
a potential active use along sidewalks and pedestrian pathways, provides a street
presence, allows for natural light and solar access along the principal arterial street,
enhances the visual character of the district. The front entries have clear connections to
the public sidewalk along the arterial SE Petrovitsky 5t where the sidewalk connects to a
larger network of pedestrian connections within the area.

The front entry, or south elevation of Building #2, is oriented to a two-way drive aisle.
The applicant is proposing a pedestrian sidewalk to the north elevation or back of the
building. No entrance or exit doors are proposed on the north elevation of Units 2A-2E
of Building #2. Staff recommends as a condition of approval that the applicant relocate
the pedestrian connection sidewalk, currently proposed on the north side of the
Building #2, to the south side of the Building #2 for Units 2A-2E. The sidewalk shall
measure a minimum of 48” in width. The concrete sidewalk shall be flush with the
driveway aisle to allow vehicular access to the garages, accessible pedestrian
movements from the public sidewalk to the front entry doors, and provide sufficient
two-way travel lanes for vehicles between the two buildings.

Administrative Site Plan Report & Variance Report & Decision
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Standard: Buildings with residential uses located at the street level shall be:

0. Set back from the sidewalk a minimum of ten feet {10') and feature substantial
landscaping between the sidewalk and the building (illustration below); or

b. Have the ground floor residential uses raised above street level for residents’ privacy.

3 Butldmg Entne5'

_ of the pedestnan expenence on the s.'te

| Standard The primary entrance of each building shall be located on the fagade facmg a

street, shall be prominent, visible from the street, connected by a walkway to the public
sidewalk, and include human-scale elements.

Staff Comment: Primary entrances for each unit of Building #1, with its facade facing
south towards SE Petrovitsky Rd, is prominent and visible from the street. All building
entries are connected by a walkway to the public sidewalk on SE Petrovitsky Rd and
each contains human-scale elements such as canopies over the front entrances.

Standard: The primary entrance of each building shall be made visibly prominent by
incorporating architectural features such as a facade overhang, trellis, large entry doors,
and/or ornamental lighting.

Compliant
with
Guideline

Standard: Building entries from a street shall be clearly marked with canopies,
architectural elements, ornamental lighting, or landscaping and include weather
protection at least four and one-half feet (4-1/2') wide (illustration below). Buildings
that are taller than thirty feet (30') in height shall also ensure that the weather
protection is proportional to the distance above ground level.

Staff Comment: The proposed building fronting the public street (Building #1) has
weather protection over 4-1/2 feet wide over the entrances and limited weather
protection over the garage entrances. The building located towards the rear of the lot
(Building #2) has limited weather protection, through horizontal modulation between
the first and second stories, above the front entry along the drive aisle. No other
weather protection is provided on Building #2. Any new entrances will also be required
to provide weather protection at least 4-1/2 feet wide over all pedestrian entrances.

Standards: Building entries from a parking lot shall be subordinate to those related to
the street.

N/A

Standard: Features such as entries, lobbies, and display windows shall be oriented to a
street or pedestrian-oriented space; otherwise, screening or decorative features should
be incorporated.

Standard: Multiple buildings on the same site shall direct views to building entries by
providing a continuous network of pedestrian paths and open spaces that incorporate
landscaping.

Staff Comment: The buildings have a continuous network of pedestrian paths and open
spaces to building entries. A clearly designated pedestrian path along the front of
Building #2 would provide for additional safety between vehicular and pedestrian
traffic. Additional pedestrian pathways, along the open space located to the east of the

Administrative Site Plan Report & Variance Report & Decision



City of Renton Department of Community & Economic Development Environmental Review Committee & Administrative Site Plan Report

SUNRIDGE TOWNHOMES LUA14-001332, SA-A, VAR

Report of November 24, 2014 Page 12 of 32

buildings, would provide better pedestrian connections to and from the garages and
front doors of the easternmost units.

Standard: Ground floor residential units that are directly accessible from the street shall
include: '

i a. Entries from front yards to provide transition space from the street; or

b. Entries from an open space such as a courtyard or garden that is accessible from the
street.

Standard At least one of the foHowmg des;gn eiements shaH be used to promote a
transition to surrounding uses:

1. Building proportions, including step-backs on upper levels in accordance with the
surrounding planned and existing land use forms; or

2. Building articulation to divide a larger architectural element into smaller increments;
or

3. Roof lines, roof pitches, and roof shapes designed to reduce apparent bulk and
transition with existing development.

Additionally, the Administrator may require increased setbacks at the side or rear of a
building in order to reduce the bulk and scale of larger buildings and/or so that sunlight
reaches adjacent andfor abutting yards.

Staff Comment: A variety of building articulations and roof lines are proposed as part of
each structure. The three story townhome design matches the 3-story height of the
existing Stonebrook Apartments (Exhibit 14). The fluctuation in roof lines serves to
reduce apparent bulk and transitions well with existing development. Roof eaves may
encroach up to two feet into the required setback or two feet beyond the permitted
setback allowed through the variance process.

Standard Serwce elements shaﬂ be Iocated and desrgned to minimize the Impacts on
the pedestrian environment and adjacent uses. Service elements shall be concentrated
and located where they are accessible to service vehicles and convenient for tenant use.

Not Staff Comment: The locations of each heat pump with the corresponding 6" pads are
located where they are accessible and convenient for tenant use near the buildings. The
landscaping shows trees and shrubs in the exact or near exact locations of the heat
pumps. Staff recommends as a condition of approval that the applicant provide
landscaping and screening that serves to minimize the visual and acoustic impacts
created by the heat pumps. Additionally the applicant shall revise the landscaping plan

compliant
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such that the plantings are not in direct conflict with the heat pumps.

Not

compliant

Staff Comment: The location of the refuse and recyclables would be located within a 6-

Standard: In addition to standard enclosure requirements, garbage, recycling collection,
and utility areas shall be enclosed on all sides, including the roof and screened around
their perimeter by a wall or fence and have self-closing doors.

foot tall CMU split face wall enclosure on the northwest portion of the site. The location
is screened using arborvitae along the north and west sides facing the high visibility
areas. The location is easily accessible and provides basic screening from the public. The
gate is turned slightly to face towards the southeast, or towards the development, in
order to minimize visibility to the existing apartments. The minimum gate opening for
outdoor refuse and recycle stations is twelve feet (12’) wide for haulers per RMC 4-4-
090C.9. The applicant has minimized the negative impact to the street and tenants by
locating the refuse and recycle station away from the drive isle serving the units. Staff
recommends as a condition of approval that the applicant comply with minimum gate
opening for outdoor refuse and recycle station by providing a gate opening of at least
12 feet (12’) or request a modification to the Refuse and Recycling standards identified
in RMC 4-4-090F. The trash enclosure does not have a roof as part of the required
enclosure standard. Staff recommends as a condition of approval that the applicant add
a roof to the trash enclosure.

Unknown

Standard: Service enclosures shall be made of masonry, ornamental metal or wood, or
some combination of the three (3).

Staff Comment: If the bio-swale requires safety protection fencing, the applicant shall
construct a black rod iron fence (or equivalent) around the perimeter of the bioswale. A
revised landscape or fence detail plan shall be submitted to and approved by the
Current Planning Project Manager prior to or concurrent with the building permit
approval.

Not

compliant

Standard: If the service area is adjacent to a street, pathway, or pedestrian-oriented
space, a landscaped planting strip, minimum three feet (3') wide, shall be located on
three (3) sides of such facility.

Staff Comment: The applicant is proposing 7 feet (7') of landscaping on the west

elevation and 23’ of landscaping on the north elevation of the refuse and recycle
station. Staff recommends as a condition of approval that the applicant add a 3-foot
wide planter island with landscaping along the east facing elevation of the refuse and
recycle station. :
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Standard: Parking shall be located so that no surface parking is located between a

v building and the front property line or the building and side property line (when on a
corner lot).
Standard: Parking shall be located so that it is screened from surrounding streets by
- huildings, landscaping, and/or gateway features as dictated by location.

Staff Comment: Parking is either screened from surrounding streets via landscaping, the

trash enclosure, a retaining wall, or by the buildings.

Standafd Access to parkmg !ots and gamges shah’ be from alleys when avmlab!e J'f not
available, access shall occur at side streets.

v’
Staff Comment: Access to the individual garages of the townhomes is through a 24’-1"
to 25’-6" wide drive aisle between the two buildings.
Standard: The number of driveways and curb cuts shall be minimized, so that pedestrian
~ circulation along the sidewalk is minimally impeded.

Staff Comment; The applicant will utilize a shared driveway access with the neighboring
parcel.

Standard Archttectura! elements that mcorporate p!ants parncular!y at bu:ldmg
entrances, in publicly accessible spaces and at facades along streets, shall be provided.

Standard: Amenities such as outdoor group seating, benches, transit shelters, fountains,
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and public art shall be provided.

a. Site furniture shall be made of durable, vandal- and weather-resistant materials that
do not retain rainwater and can be reasonably maintained over an extended period of
time.

b. Site furniture and amenities shall not impede or block pedestrian access to public
spaces or building entrances.

Staff Comment: Common open space is not required within District B and the project
only consists of nine (9) residential townhomes; therefore, none of the aforementioned

1. Landscaping:

Intent: Landscaping is intended to reinforce the architecture or concept of the area; provide visual and
climatic relief in areas of expansive paving or structures; channelize and define logical areas of pedestrian
and vehicular circulation; and add to the aesthetic enjoyment of the area by the community.

Guidelines: Landscaping should be used to soften and integrate the bulk of buildings. Landscaping should
be provided that appropriately provides either screening of unwanted views or focuses attention to
preferred views. Use of low maintenance, drought-resistant landscape material is encouraged. Choice of
materials should reflect the level of maintenance that will be available. Seasonal landscaping and
container plantings are encouraged, particularly at building entries and in publicly accessible spaces.
Window boxes, containers for plantings, hanging baskets, or other planting feature elements should be
made of weather-resistant materials that can be reasonably maintained. Landscaping should be used to
screen parking lots from adjacent or neighboring properties. Front yards should be visible from the street
and visually contribute to the streetscape. Decorative walls and fencing are encouraged when
architecturally integrated into the project.

v’ Standard: All pervious areas shall be landscaped.

Standard: Street trees are required and shall be located between the curb edge and
building, as determined by the City of Renton.

Not Staff Comment: The applicant has proposed lawn between the bio-swale and the
existing rockery in the public right-of-way. Additional landscaping has been proposed
within the bio-swale and near the tenant entrances along the building. Staff
recommends as a condition of approval that the applicant plant two (2) trees, of small-
maturing species, between the bio-swale and rockery in the public right-of-way.

compliant

Standard: On designated pedestrian-oriented streets, street trees shall be installed with
N/A tree grates. For ail other streets, street tree treatment shall be as determined by the City
‘ of Renton.

Standard: The proposed landscaping shall be consistent with the design intent and
program of the building, the site, and use.

Standard: The landscape plan shall demonstrate how the proposed landscaping,
v’ through the use of plant material and nonvegetative elements, reinforces the
architecture or concept of the development.
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Standard: Surface parking areas shall be screened by landscaping in order to reduce
views of parked cars from streets (see RMC 4-4-080F7, Landscape Requirements). Such

Not landscaping shall be at least 10 feet in width as measured from the sidewalk.

, Staff Comment: Onsite parking is either screened from the surrounding access road via
compliant

a seven foot (7’) wide landscaping strip followed by an eight foot (8') wide trash
enclosure. Staff recommends as a condition of approval that the applicant add three (3)
feet of additional landscaping on the west side of the proposed surface parking stall.

Standard: Trees at an average minimum rate of one tree per 30 lineal feet of street
frontage. Permitted tree species are those that reach a mature height of at least 35 feet.
Minimum height or caliper at planting shall be eight feet or two inch caliper (as

Not measured four feet from the top of the root ball) respectively.

2 Staff Comment: The applicant has proposed lawn between the bio-swale and rockery in
compliant

the public right-of-way. Staff recommends as a condition of approval that the applicant
plant a minimum of two (2) trees, based on size and spacing, between the bio-swale
and rockery in the public right-of-way. Standard planting should include trees that are
at least a minimum of two inches (2") in diameter at breast height for multi-family uses.

Standard: Shrubs at the minimum rate of one per 20 square feet of landscaped area.
v Shrubs shall be at least 12 inches tall at planting and have a mature height between
three and four feet.

Standard: Ground cover shall be planted in sufficient quantities to provide at least 90
v percent coverage of the landscaped area within three years of installation.

Standard: The applicant shall provide a maintenance assurance device, prior to
occupancy, for a period of not less than three years and in sufficient amount to ensure
required landscape standards have been met by the third year following installation.

Staff Comment: Prior to occupancy, the applicant will be required to provide a
maintenance assurance device for a period of three years to ensure required
landscaping thresholds will be met by the third year.

Standard: Surface parking with more than 14 stalls shall be landscaped as follows:
(1) Required Amount:

Total Number of Spaces Minimum Required Landscape Area*

15to 50 15 square feet/parking space

51to99 25 square feet/parking space

100 or more 35 square feet/parking space

* Landscape area calculations above and planting requirements below exclude
perimeter parking lot landscaping areas.

N/A (2) Provide trees, shrubs, and ground cover in the required interior parking lot landscape
areas.

(3) Plant at least one tree for every six parking spaces. Permitted tree species are those
that reach a mature height of at least 35 feet. Minimum height or caliper at planting
shall be eight feet or two inch caliper (as measured four feet from the top of the root
ball) respectively.

{4) Plant shrubs at a rate of five per 100 square feet of landscape area. Shrubs shall be
at least 16 inches tall at planting and have a mature height between three and four feet.
(5) Up to 50 percent of shrubs may be deciduous.

(6) Select and plant ground cover so as to provide 90 percent coverage within three
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vears of planting; provided, that muich is applied until plant coverage is complete.
(7) Do not locate a parking stall more than 50 feet from a landscape area.

v

Standard: Regular maintenance shall be provided to ensure that plant materials are
kept healthy and that dead or dying plant materials are replaced.

v’

Standard: Underground, automatic irrigation systems are required in all landscape
areas.

2. Recreation Areas and Common Open Space:

Intent: To ensure that areas for both passive and active recreation are available to residents, workers,
and visitors and that these areas are of sufficient size for the intended activity and in convenient
locations. To create usable and inviting open space that is accessible to the public; and to promote
pedestrian activity on streets particularly at street corners.

Guidelines: Developments located at street intersections should provide pedestrian-oriented space at the
street corner to emphasize pedestrian activity. Recreation and common open space areas are integral
aspects of quality development that encourage pedestrians and users. These areas shall be provided in an
amount that is adequate to be functional and usable; they shall also be landscaped and located so that
they are appealing to users and pedestrians.

Not
compliant

Standard: Attached housing developments shall provide a minimum area of private
usable open space equal to 150 square feet per unit of which 100 square feet are
contiguous. Such space may include porches, balconies, yards, and decks.

Staff Comment: Units 1A, 1B, and 1D include third floor balconies at roughly 75 square
feet each, covered porches between 32 square feet and 45 square feet, and roughly 500
square feet of community yard on the east elevation of the building. Units 2A, 2B, 2C,
2D, and 2E only have community yard space totaling roughly 500 square feet. Staff
recommends as a condition of approval that the applicant provide private usable open
space equal to 150 square feet per unit. Staff suggests adding a back door with a porch
and fencing in-between each of the units for Building #2. Increased balcony sizes,
porches and adding a balcony to Unit 1C should provide the minimum area of private
usable open space required per unit.

Not
compliant

Standard: All building facades shall incfude modulation or urticu!ation at intervais of no
more than 20 feet.

Staff Comment. Building #1: The north, west and south elevations are visually
interesting with elements of building modulation and articulation. The east elevation
has somewhat less modulation and articulation than the rest of the building (Exhibit 3).

Building #2: The south elevation includes horizontal modulation between the first and
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second floor, different colors and materials to reduce the apparent bulk and scale of the
building, distinctive window patterns and rooflines, and articulation of the building top,
middle and bottom. The west, north and east elevations have no vertical or horizontal
modulation and limited articulation to reduce the apparent size and bulk of the new
building located near the apartments to the north. Staff recommends as a condition of
approval that the applicant add elements of building modulation and/or additional
elements of articulation to the north elevation of Building #2, such that it is similar in
scale and design of that found on Building #1 (Exhibit 3).

Standard: Modulations shall be a minimum of two feet (2') in depth and four feet (4') in

v ,
width.
Standard: Buildings greater than one hundred sixty feet (160°) in length shall provide a
N/A variety of modulations and articulations to reduce the apparent bulk and scale of the

facade; or provide an additional special feature such as a clock tower, courtyard,
fountain, or public gathering areo.

, and horizontal wood
nt by incorporating
' doors, and/or ornamental lighting.
ti y paving, street furniture

Not

compliant

Standard: Provide human-scaled elements such as a lighting fixture, trellis, or other

landscape feature along the facade’s ground floor.

Staff Comment: An onsite lighting plan was not provided with the application; therefore
staff recommends as a condition of approval the applicant be required to provide a
lighting plan prior to construction permit approval. The lighting plan will need to depict
the direction of the light and the foot candles, such that the lights would not result in
light trespass or have a considerable impact on the apartment complex to the north.

Not

compliant

Standard: Any facade visible to the public shall be comprised of at least fifty percent
(50%) transparent windows and/or doors for at least the portion of the ground floor
facade that is between four feet (4') and eight feet (8') above ground (as measured on
the true elevation). '

Staff Comment: The current percent of transparent windows and/or doors is roughly
around 20%. Staff recommends as a condition of approval that the applicant increase
the percentage of transparent windows and/or doors on the north elevation of Building
#1 to at least fifty percent between four feet {4') and eight feet (8') above ground
elements (Exhibit 3).

Standard: Upper portions of building facades shall have clear windows with visibility
into and out of the building. However, screening may be applied to provide shade and
energy efficiency. The minimum amount of light transmittance for windows shall be fifty
percent (50%).

N/A

Standard: Display windows shall be designed for frequent change of merchandise,
rather than permanent displays.
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N/A Standard: Where windows or storefronts occur, they must principally contain clear

glazing.

Not

compliant

Standard: Untreated blank walls visible from public streets, sidewalks, or interior
pedestrian pathways are prohibited. A wall (including building facades and retaining
walls) is considered a blank wall if:

{a) It is a ground floor wall or portion of a ground floor wall over 6 feet in height, has
a horizontal length greater than 15 feet, and does not include a window, door,
building modulation or other architectural detailing; or

(b) Any portion of a ground floor wall has a surface area of 400 square feet or
greater and does not include a window, door, building modulation or other
architectural detailing.

Staff Comment: The entire ground floor fagcade on the north elevation of Building #2
qualifies as an untreated blank wall with no windows, doors, building modulation or
other architectural detailing. Staff recommends as a condition of approval that the
applicant add elements of building modulation, articulation and/or additional elements
of architectural detailing to the north elevation, ground floor facade, of Building #2
(Exhibit 3).

Standard: If blank walls are required or unavoidable, blank walls shall be treated with
one or more of the following:

(a) A planting bed at least five feet in width containing trees, shrubs, evergreen
ground cover, or vines adjacent to the blank wall;

(b) Trellis or other vine supports with evergreen climbing vines;

(c) Architectural detailing such as reveals, contrasting materials, or other special
detailing that meets the intent of this standard;

(d) Artwork, such as bas-relief sculpture, mural, or similar; or

(e) Seating area with special paving and seasonal planting.

_eliminate mon
materials shall
varigtion and e

th ol app

Staﬁdar&: All'sidéé of bu:fdmgs visible frbm a street, pathway, parking areaq, o}‘ open

v space shall be finished on all sides with the same building materials, detailing, and color
scheme, or if different, with materials of the same quality.
Standard: All buildings shall use material variations such as colors, brick or metal
banding, patterns, or textural changes.

s Staff Comment: Building materials include Hardie panels in multicolor, Hardie Board

and Batten in light grey, Hardie-Plank Siding in grey/blue, 12” Cedar or Hardie lap siding,
metal finished canopies, stucco in light grey and rust brown, and aluminum railing in
charcoal black.
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v Standard: Materials, individually or in combination, shall have texture, pattern, and be

detailed on all visible facades.

Standard: Materials shall be durable, high quality, and consistent with more traditional
v’ urban development, such as brick, integrally colored concrete masonry, pre-finished
metal, stone, steel, glass and cast-in-place concrete.

Standard: If concrete is used, walls shall be enhanced by technigues such as texturing,
reveals, and/or coloring with a concrete coating or admixture.

Standard: If concrete block walls are used, they shall be enhanced with integral color,
v textured blocks and colored mortar, decorative bond pattern and/or shall incorporate
other masonry materials.

Structures: Restricting overscale structures and overconcentration of development on a particular portion
of the site.

The subject site would contain two structures evenly spaced across the site with parking provided on the
first floor of the units or to the west of the north building. Both buildings are set back from the front
property line in order to incorporate a bio-swale along the front of the property. There is not a
overconcentration of development on the site. The surrounding uses on the north side of SE Petrovitsky
Rd are also zoned Residential Multi-Family (RM-F) and are similar in scale.

The proposed residential development is expected to enhance and increase property values in the
vicinity of the site. Adding residential population would also improve the customer base for commercial
businesses in the area.

Circulation: Providing desirable transitions and linkages between uses, streets, walkways and adjacent
properties.

Frontage improvements are required to be constructed in the right-of-way fronting the site on SE
Petrovitsky Rd. Existing right-of-way width in SE Petrovitsky Rd is 84 feet. In order to meet the City's
complete street standards, street improvements including 33 feet of paving from centerline, curb and
gutter, 8-foot planter strip, 8-foot sidewalk, and storm drainage improvements are required to be
constructed in the right of way fronting the site per City code 4-6-060. To build this street section,
approximately 9 feet 6 inches (or 9.5 feet) of right-of-way will be required to be dedicated to the City.
This will provide for a future right-of-way width of 103 feet. Should the applicant formally apply for a
street modification, staff has indicated that that the City would support a modification allowing the
existing concrete walk to remain matching the alignment on the entire road, additional street trees may
be required to be planted behind the sidewalk and right-of-way dedication will still be required.

Street lighting is also required to be installed along the frontage of SE Petrovitsky Rd if lighting levels do
not meet city code. The applicant is required to demonstrate compliance with the street and lighting
standards outlined in the Renton Municipal Code at the time of construction permit application.

Pedestrian sidewalks, as well as private pedestrian connections, throughout the property, are proposed
for safe and efficient pedestrian access throughout the site. The applicant has included in the site plan a
primary pathway, 4 feet in width, to be used to connect the public sidewalk and parking lot to the two
buildings (Exhibit 2). Staff recommends as a condition of approval that the applicant relocate the
concrete pedestrian connection, from the north elevation to the south elevation of Building #2, for Units
2A-2E. The sidewalk shall measure a minimum of 48” in width. The concrete sidewalk shall be flush with
the driveway aisle to allow vehicular access to the garages, accessible pedestrian movements from the
public sidewalk to the front entry doors, and sufficient two-way travel lanes between the buildings. The
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applicant shall submit to, and have approved by, the Current Planning Project Manager, the revised site
plan prior to building permit approval.

Loading and Storage Areas: Locating, designing and screening storage areas, utilities, rooftop
equipment, loading areas, and refuse and recyclables to minimize views from surrounding properties.

The overall development would be screened via the landscaping required along the site frontage and
within the parking lot if conditions are complied with. No rooftop equipment was identified in the
building elevation so it is unclear if there would be any required screening from the public. Should
rooftop equipment be allowed, the applicant would be required to provide a screening plan for the
mechanical equipment.

The trash enclosure for the building would be located at the northwest corner of the site. The applicant’s
submittal did not include the refuse and recyclable enclosure elevations. The refuse and recyclables
deposit area is enclosed on all sides by a 6-foot tall CMU split face wall with landscaping on the west and
north sides. The trash enclosure does not have a roof as part of the required enclosure standard. Staff
recommends as a condition of approval that the applicant add a roof to the trash enclosure. Therefore,
staff has recommended a condition of approval requiring the applicant to submit revised elevations of
the refuse and recyclable enclosure with a gate opening of at least 12 feet (12’) wide and a roof that has
a minimum vertical clearance of at least fifteen feet (15'), as identified in RMC 4-4-090, or receive an
approved modification in accordance with the procedures and review criteria in RMC 4-9-250D, prior to
building permit approval.

Views: Recognizing the public benefit and desirability of maintaining visual accessibility to attractive
natural features.

The landscape of the areas is relatively flat with large trees and heavy vegetation restricting visibility
from the site. The apartments to the north also restrict views to the north. Therefore, the proposed
heights of the structures are appropriate for this situation. The applicant has proposed to limit the height
to more than three feet less than that allowed by municipal code which serves to mitigate view impacts
from surrounding properties.

Landscaping: Using landscaping to provide transitions between development and surrounding properties
to reduce noise and glare, maintain privacy, and generally enhance the appearance of the project.

See Landscaping discussion under Findings of Fact, Section 18.b.

Lighting: Designing and/or placing exterior lighting and glazing in order to avoid excessive brightness or
glare to adjacent properties and streets.

As stated above, a lighting plan was not provided with the project materials. Staff recommended, as a
condition of approval, the applicant be required to provide a lighting plan that adequately provides for
public safety without casting excessive glare on adjacent properties at the time of building permit
review. The lighting plan will need to depict the direction of the light and the foot candles, such that the
lights would not result in light trespass or have a weighty impact on the apartment complex to the north.
The lighting plan shall be submitted to, and approved by, the Current Planning Project Manager prior to
building permit approval.

Structure Placement: Provisions for privacy and noise reduction by building placement, spacing and
orientation.

The project is located in an area of multi-family uses. All parcels immediately surrounding the subject
property are zoned RM-F with the exception of the properties to the south across SE Petrovitsky Rd
which are zoned R-4. The proposed multi-family residential use is anticipated to be compatible with
existing and future surrounding uses as permitted on the north half of SE Petrovitsky Rd in the RM-F
zone.
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The proposed two 3-story structures would be located on the north and south sides of the site with a
drive aisle central to the site (Exhibit 2). The buildings would have an orientation to the street frontage
(SE Petrovitsky Rd).

The projects size, location, lot dimensions, improvement requirements, and right-of-way dedication
dictate the project layout and limits. The applicant is proposing a rear yard setback and a west side yard
setback in order to retain viability/marketability and achieve a net density of 23.3 du/ac. The applicant is
proposing a total of 13 parking stalls. The buildings will meet the front and east side yard setbacks and a
variance is required for the west side yard and north rear yard setbacks. See Setback discussion under
Findings of Fact, Section 18.b for more information.

The applicant is providing ground floor heat pumps on the south side of Building #1 and the north side of
Building #2. Staff recommended, as a condition of approval, the applicant be required to provide
landscaping and screening that serves to minimize the visual and acoustic impacts created by the ground
floor heat pumps and not be in direct conflict with the proposed landscape plan. The applicant shall
submit to, and have approved by, the Current Planning Project Manager, the revised landscaping plan
prior to building permit approval.

Structure Scale: Consideration of the scale of proposed structures in relation to natural characteristics,
views and vistas, site amenities, sunlight, prevailing winds, and pedestrian and vehicle needs.

The design of the townhomes is modern in appearance. The building uses a variety of building materials,
such as lap wood siding, stucco and metal railings. Simple edges, detailing and color schemes are used to
reflect the modern design the townhomes.

The scale, height and bulk of the proposed buildings are appropriate for the site. The roof ridgelines
between each unit are off-set by two feet (2"} in height. The third floor balconies, on the street facing
building, creates open space in the design and aids in the reduction of the building’s overall scale and
massing. The roofs are also articulated with semi-steep pitches (6:12) that scale down the building size.
Front porches with overhead canopies contribute to the human scale of the building (Exhibits 3 & 4).

The scale and bulk of the buildings are also reduced through the use of differing materials. The buildings
are comprised of cement plaster, lap wood siding, stucco, exposed posts, windows, garage doors, metal
railings, and canopies. A mixture of siding material, changes in color palettes, window placement and
sizes are all used to break up the massing and enhance the surface design. The primary pedestrian
entrance for the street-facing building (Building #1) is proposed from the south elevation. The primary
pedestrian entrance for the building along the north property line (Building #2) is also proposed from the
south elevation through the paved drive aisle between the buildings. Each unit has a shared private
vehicular access in-between the two buildings.

Natural Features: Protection of the natural landscape by retaining existing vegetation and soils, using
topography to reduce undue cutting and filling, and limiting impervious surfaces.

The site contains five (5) significant trees (trees over 6” in diameter) none of which are proposed to be
retained. Renton Municipal Code (RMC) requires that 10 percent of the significant trees onsite be
retained. Because the applicant is not proposing to retain any of the existing trees, RMC requires a 6:1
tree replacement value ratio. The applicant is proposing three (3) replacement trees that are 2 inches
(2”) in caliper. As proposed, the applicant would comply with the tree retention/replacement
requirements of the code.

Topographically, the site is relatively flat. A geotechnical report for the site was submitted. Four test pits
were dug on site at depths from 2.5 feet to 4.5 feet. In all cases topsoil or fill was found at the top layer
(.5 feet to 2 feet deep) and glacial till soils or ‘hardpan” was encountered in all four test pits 2.5 feet and
below. Based on the soils encountered during the subsurface exploration, glacial till soils will not support
onsite infiltration of stormwater (Exhibit 7).

The project would not impact steep slopes or result in extensive grading. The applicant estimates
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earthwork quantities at 500 cubic yards, limited to standard clearing, grubbing and sub-grade prep for
the structures and pavement areas (Exhibit 10). The cutting and filling will be generally balance with
some export of material.

Landscaping: Use of landscaping to soften the appearance of parking areas, to provide shade and privacy
where needed, to define and enhance open spaces, and generally to enhance the appearance of the
project. Landscaping also includes the design and protection of planting areas so that they are less
susceptible to damage from vehicles or pedestrian movements.

The landscaping is used to provide a transition between the proposed development, SE Petrovitsky Rd,
the abutting apartments, and the future development parcel to the east. The applicant is proposing
landscaping around the perimeter of the site and surface parking lot which includes 15 trees, 117 shrubs,
along with 2,810 square feet of lawn and kinnickinnick groundcover (Exhibit 5). The proposed
landscaping would provide visual relief, define areas of pedestrian circulation, and add to the aesthetic
enjoyment of the area year-round. In addition, the landscaping will also soften the appearance of the
surface parking, refuse and recycling enclosure and generally enhances the appearance of the project if
all conditions of approval are complied with.

Location and Consolidation: Providing access points on side streets or frontage streets rather than
directly onto arterial streets and consolidation of ingress and egress points on the site and, when feasible,
with adjacent properties.

The proposed residential development is expected to utilize the existing 37-foot ingress/egress driveway
approach, currently being used by Stonebrook Apartments. The access point within the applicant’s 30
access easement includes the following improvements: an entrance lane from SE Petrovitsky Rd, a
dedicated right turn out and a left turn out onto SE Petrovitsky Rd. No additional ingress or egress curb
cuts are proposed.

The proposed development is expected to maintain the safety and efficiency of pedestrian and vehicle
circulation on the site if all conditions of approval are complied with.

Internal Circulation: Promoting safety and efficiency of the internal circulation system, including the
location, design and dimensions of vehicular and pedestrian access points, drives, parking, turnarounds,
walkways, bikeways, and emergency access ways.

The internal circulation of the site has been simplified with the consolidation of one drive aisle to serve
both buildings, access through the 30’ shared private access easement on the west side of the property,
and shared access to SE Petrovitsky Rd with the apartments. Internal pedestrian connections to the
existing public sidewalk network and across the proposed drive aisle are proposed in order to provide
safe and efficient pedestrian access throughout the site and to other abutting sites.

The site development would include only one surface parking stall within the surface lot and 12 garage

spaces on the first floor of the units. This brings the total required parking for the site to 13 stalls,
thereby complying with the parking requirements for the proposed use.

Loading and Delivery: Separating loading and delivery areas from parking and pedestrian areas.

There are no dedicated loading or delivery areas proposed on site.

Transit and Bicycles: Providing transit, carpools and bicycle facilities and access.

Based on the proposal for nine (9) residential units, five (5) bicycle parking stalls are required to be
provided. Each of the nine (9) proposed garage units would allow for sufficient onsite bicycle parking,
complying with the standards outline in RMC 4-4-080F.11.

Pedestrians: Providing safe and attractive pedestrian connections between parking areas, buildings,
public sidewalks and adjacent properties.

The existing sidewalks within the right-of-way along SE Petrovitsky Rd are proposed to be retained by the
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applicant. Should the applicant formally apply for a street modification, staff has indicated that that the
City would support a modification allowing the existing concrete walk to remain matching the alignment
on the entire road, additional street trees may be required to be planted behind the sidewalk and right-
of-way dedication will still be required.

The applicant is proposing a pedestrian sidewalk to the north elevation or back of the building. No
entrance or exist doors are proposed on the north elevation of Units 2A-2E of Building #2. Staff
recommends as a condition of approval that the applicant relocate the pedestrian connection sidewalk,
currently proposed on the north elevation, to relocate the sidewalk to the south elevation of Building #2
for Units 2A-2E. The sidewalk shall measure a minimum of 48” in width. The concrete sidewalk shall be
flush with the driveway aisle to allow vehicular access to the garages, accessible pedestrian movements
from the public sidewalk to the front entry doors, and sufficient two-way travel lanes between the
buildings. The applicant shall submit to, and have approved by, the Current Planning Project Manager,
the revised site plan prior to building permit approval.

te areas for passive a eq an

The applicant is proposing various amounts of private usable open space equal per unit, none of which
are equivalent to the minimum requirement of 150 square feet per unit. The applicant must provide
private usable open space equal to 150 square feet per unit. This may include porches, balconies, decks,
or fenced rear yards to individual units. This may include, but is not limited to, adding a back door with a
porch and fencing in-between each of the units for Building #2. Increased balcony sizes, porches and
adding a balcony to Unit 1C should provide the minimum area of private usable open space required per
unit. The applicant shall submit to, and have approved by, the Current Planning Project Manager, the
revised elevation plans, floor plan and/or site plan prior to building permit approval.

The proposed structure is proposed to be more than three feet (3’) less than the allowed building height
which allows the opportunity for view corridors to Mt. Rainier to be retained, where applicable. The
public access requirement is not applicable as the site is not adjacent to a shoreline.

There are no natural systems located on site with the exception of drainage flows. See Drainage
discussion under Findings of Fact, Section 18.M.

Police and Fire: Fire and Police Department staff has indicated that their existing facilities are adequate
to accommodate the subject proposal. Approved fire sprinkler systems are required throughout the
building due to insufficient available fire flow in this area. Separate plans and permits are required by the
fire department. Sprinkler systems may be installed per NFPA 13D for single family residential type
systems. No fire alarm systems are required. The preliminary fire flow is 1,500 gpm based on fully fire
sprinklered buildings and Type VA 1-hour construction. A minimum of two fire hydrants are required
(Exhibit 15). The applicant would be required to pay an appropriate Fire Impact Fee. Currently this fee is
assessed at the rate of $418.42 per multi-family unit. This fee is paid at the time of building permit
issuance.

Parks and Recreation: The applicant would be required to pay an appropriate Parks Impact Fee.
Currently this fee is assessed at the rate of $706.95 for multi-family units (3 or 4 units) per unit or
$649.62 for multi-family units (5 or more units) per unit. This fee is paid at the time of building permit
issuance.

Administrative Site Plan Report & Variance Report & Decision



City of Renton Department of Community & Economic Development Environmental Review Committee & Administrative Site Plan Report
SUNRIDGE TOWNHOMES LUA14-001332, SA-A, VAR

Report of November 24, 2014 Page 25 of 32

Drainage: The drainage report, technical information report and drainage plans were submitted with the
site plan application (Exhibits 8, 9 & 11). The drainage report dated October 24, 2014 was submitted by
Anstey Engineers. The 0.45 acre site located in the RM-F zone is subject to full drainage review in
accordance with the 2009 King County Surface Water Manual and City of Renton Amendments to the
KCSWM, Chapters 1 and 2. Based on the City’s flow control map, this site falls within the Flow Control
Duration Standard, Forested Condition. The engineer proposes to use pervious pavement onsite for
sidewalks and portions of the driveway there by reducing the total impervious surface to 9,724 square
feet, which is under the threshold for the flow control requirement. A bioswale is proposed for the
project. All core and six special requirements have been discussed in the report. The report shows
preliminary compliance with the 2009 King County Surface Water Manual and City of Renton
Amendments to the KCSWM, Chapters 1 and 2, subject to engineering review with the construction
plans.

Transportation: The subject site fronts onto SE Petrovitsky Rd. Existing right-of-way width in SE
Petrovitsky Rd is 84 feet. In order to meet the City’s complete street standards, street improvements
including 33 feet of paving from centerline, curb and gutter, 8-foot planter strip, 8-foot sidewalk, and
storm drainage improvements are required to be constructed in the right of way fronting the site per
City code 4-6-060. To build this street section, approximately 9 feet 6 inches (or 9.5 feet) of right-of-way
will be required to be dedicated to the City. This will provide for a future right-of-way width of 103 feet.
Should the applicant formally apply for a street modification, staff has indicated that that the City would
support a modification allowing the existing concrete walk to remain matching the alignment on the
entire road, additional street trees may be required to be planted behind the sidewalk and right-of-way
dedication will still be required.

In order to mitigate impacts the City’s street system the applicant would be required to pay
Transportation Impact Fees. Current traffic impact fees are $498.75 per unit for apartments or $435.75
unit for owner occupied townhomes. These fees are payable prior to issuance of the building permit.

Schools: The Renton School District has provided assurance that students living in the proposed
residences can be accommodated at existing facilities (Exhibit 13). Students would attend Renton Park
Elementary (within walking distance — no busing), Nelsen Middle School (busing provided), and
Lindbergh High School (within walking distance — no busing). The proposal would be responsible for all
applicable school impact fees.

Water and Sewer: Soos Creek services the site with water and sewer utilities. There are storm
improvements in SE Petrovitsky Road and in 110th Ave SE. There is a drainage conveyance system
running north and south along the west side of the property line. There is a flow spreader fronting the
site that appears to be picking up flows from the roadway to the parcel to the west.

H. CONSISTENCY WITH VARIANCE CRITERIA:

Section 4-9-2508B.5 lists four (4) criteria that the Planning Director is asked to consider, along with all other
relevant information, in making a decision on an Administrative Variance application. These include the
following:

The Planning Director shall have authority to grant an administrative variance upon making a
determination, in writing, that the conditions specified below have been found to exist:

a. That the applicant suffers practical difficulties and unnecessary hardship and the variance is
necessary because of special circumstances applicable to subject property, including size, shape,
topography, location or surroundings of the subject property, and the strict application of the Zoning
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Code is found to deprive subject property owner of rights and privileges enjoyed by other property
owners in the vicinity and under identical zone classification:

The applicant contends that the narrowness of the site, the need for a bio-swale along the front,a 9
foot 5 inch (9.5’) right-of-way dedication at the public street and the need for a central driveway
dictates the project layout and limits the buildable dimensions of the project. The rear yard setback
requirement of the RM-F zone is 15 feet. The applicant is proposing to reduce the required rear yard
setback requirement from 15 feet down to 12 feet which is a 3-foot reduction. The applicant has
indicated that compliance with rear yard setbacks of 15 feet required along the north property line
would make the project not viable or marketable, since the buildings would have to be narrower,
thereby eliminating garage space, square footage and the applicant’s ability to sale the product.

Staff has reviewed the applicant’s justifications and concur that strict application of the zoning code
would deprive the subject property owner of rights and privileges enjoyed by other property owners in
the vicinity and under identical classification. The applicant’s lot is the smallest multifamily parcel in the
area. The multifamily lots in the area are larger, allowing more flexibility within the lot to accommodate
the density of the zone.

The three-foot reduction in the setback is the minimum needed in order to construct adequately sized
townhomes (that range in size from 1,828 square feet to 2,521 square feet), meet minimum width of
the two lane driveway aisle, provide adequate pedestrian connection, provide onsite water quality
treatment for the asphalt area through a bio-swale, and provide the minimum amount of right-of-way
dedication necessary along SE Petrovitsky Rd. The applicant would also need a side yard setback
variance from the west property line due to the 30-foot shared private access easement on the west
side of the property. The side yard sethack is measured from the easement by definition and would
therefore require a 5-foot reduction for Building #1 and an 11-foot reduction for Building #2. Should the
applicant modify the shared private access easement, on the west side of the property, to the
functional as-built environment the applicant would be able to meet the west side yard setbacks of the
zone. Additionally, a revision to the existing easement would also move the applicant towards
compliance with the maximum density of the zone without a density bonus. Staff concurs with the
applicant that special circumstances apply to the subject property and that by adhering strictly to the
west side yard and rear yard setback requirements the development potential of the lot would be
restricted.

Requiring the applicant to comply with the required rear yard and west side yard setback regulation
would impose an unnecessary and undue hardship on the applicant. The applicant would adhere to
front and east side yard setback requirements.

b. That the granting of the variance will not be materially detrimental to the public welfare or injurious
to the property or improvements in the vicinity and zone in which subject property is situated:

The applicant contends that the granting of the requested variance, by allowing for the three foot (3')
adjustment to the rear yard setback, would not be materially detrimental to the public welfare or
injurious to the property or improvements in the vicinity and zone in which the subject property is
situated. The applicant identifies the apartment building to the north as being 10" from the applicant’s
north property line and that a 12-foot rear yard setback from the north property line would be
comparable to Saddlebrook Apartments along the shared property line. The applicant proposes to
retain the existing rockery walls along the north and south property lines as part of the project. The two
existing fences located to the north and east of the property will also be retained. The applicant claims
that the existing rockery walls and wood fences at this property lines provides and maintains privacy
and screening between the existing residence development, future residence of the site and future
residence development to the adjoining property. Landscaping along the rear yard will provide
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additional screening between the apartments and the townhomes. No public pathway or access on the
north property line is proposed.

The applicant would adhere to the required front yard and east side yard setbacks, as well as providing
vegetative screening between the neighboring properties and public right-of-way (Exhibits 2 & 5). Eaves
and cornices may project up to twenty four inches (24") into any required setback. It should also be
noted that the 30’ shared private access easement on the west side of the property and the required
9°-6" right-of-way dedication requirement along SE Petrovitsky Rd limits the building area and overall
development potential of the lot.

Despite not meeting the west side yard setback of 13 feet from the limits of the shared private access
easement, the applicant’s proposed Building #1 maintains a 38-foot setback from west property line
and Building #2 maintains a 32-foot setback from the west property line. A minor modification to the
shared private access easement would still allow sufficient access to both the apartments and the
townhomes and still allow enough room on the site to meet the west side yard setbacks of the zone.

Based on the above analysis, staff concurs with the applicant that the proposal would not be materially
detrimental to the public welfare or injurious to the property or improvements in the vicinity and zone.
By granting a reduction of the rear yard and west side yard setback it would allow the project to meet
the design and development standards of the zone.

c. That approval shall not constitute a grant of special privilege inconsistent with the limitation upon
uses of other properties in the vicinity and zone in which the subject property is situated:

The applicant maintains that the granting of the requested variance for rear yard setbacks along the
north property line would not constitute a grant of special privilege being granted to the property
owner. The neighboring parcel maintains a 10-foot setback from shared property line (Exhibit 2). The
applicant could also adjust the shared private access easement with the apartments to gain back
enough side yard to comply with the side yard setbacks of the zone.

Staff has reviewed the request and concurs with the applicant, that the granting of the requested
variance would not result in special rights or privileges being granted to the property owner. As
mentioned under criterion a, the subject site is constrained by shape, size, existing development
requirements to dedicated frontage, and shared access easements. In addition the landscaping along
the north property line will result in a positive impact to the apartment building to the north.
Therefore, staff believes that reduced west side yard and rear yard setbacks along the north property
line would not result in special circumstances where granting of the requested variance does not result
in a grant of special privileges. '

d. That the approval as determined by the Planning Director is a minimum variance that will accomplish
the desired purpose:

The applicant contends that the request for a 12-foot rear yard setback along the north property line
for Building #2 would be the minimum variance needed to accomplish the goal of constructing
adequately sized multifamily townhomes on the subject property.

While townhemes with smaller footprints would satisfy the required rear yard setback on the subject
site, the requested 3 foot reduction would accomplish the applicant’s desired purpose of constructing
reasonably sized townhomes which would be compatible with the market of the neighborhood and still
meet the design and developments requirements. A reduced setback will also allow for a small livable
space on the first floor that could provide for access to a back yard space or the required private usable
open space.
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Staff has reviewed the request and concurs with the applicant that the variance for a three foot rear
yard setback reduction in the RM-F zone, from 15 feet to 12 feet, is the minimum variance necessary to
accomplish the desired goal of constructing attached residential housing to current building, design and
development standards.

Staff has also found that a reduction in the west side yard setback from the required 13 feet to a 2-foot
side yard setback for Building #2 and an 8-foot side yard setback reduction for Building #1 is also the
minimum variance necessary to accomplish the desired goal of constructing attached residential
housing to current building, design and development standards without modifying the existing 30-foot
shared private access easement.

I. CONCLUSIONS:

e N oo

10.
11.

12.

13.

14,

15.

The proposal complies with the Site Plan Review Criteria if all conditions of approval are met.
The proposal is compliant and consistent with the plans, policies, regulations and approvals.

Staff does not anticipate any adverse impacts on surrounding properties and uses as long as the
conditions of approval are complied with.

The proposed use is anticipated to be compatible with existing and future surrounding uses as
permitted in the RM-F zoning classification.

The scale, height and bulk of the proposed buildings are appropriate for the site.
Safe and efficient access and circulation has been provided for all users.
There are adequate public services and facilities to accommodate the proposed use.

The proposed location would not result in the detrimental overconcentration of a particular use within
the City or within the immediate area of the proposed use. The proposed location is suited for the
proposed use.

The existing use would not result in a substantial or undue adverse effect on adjacent properties.
Adequate parking for the proposed use has been provided.

The proposed site plan ensures safe movement for vehicles and pedestrians and has mitigated
potential effects on the surrounding area if all conditions of approval are complied with.

The proposed development would not generate any long term harmful or unhealthy conditions. It is
anticipated that the most significant noise, odor, and other potential harmful impacts would occur
during the construction phase of the project. Potential noise, light and glare impacts from the proposed
use have been evaluated and mitigated if all conditions of approval are complied with.

Landscaping has been provided in all areas not occupied by the building or paving. Additional
landscaping has been provided in order to buffer adjacent properties from potentially adverse effects
of the proposed use.

The subject project complies with the policies and codes of the City of Renton, provided all advisory
notes and conditions of approval contained in this report and decision are complied with and the
Variance is granted.

The subject project complies with the Comprehensive Plan designation of Residential Multifamily (RM)
and the zoning designation of Residential Multi-Family (RM-F) if all conditions of approval are satisfied.
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16. The applicant’s proposal for density bonus is allowed per RMC 4-9-065 with the site plan review land
use permit. The proposed density of 23.3 du/ac falls within the maximum allowed units within the RM-F
zone, as the applicant shall provide two (2) affordable housing units as either for sale or rental.

17. The applicant’s proposal to reduce the rear yard setback to 12 feet (12) along the north property line
meets the four criteria to be considered in making a decision on a variance request as specified in RMC
4-9-250B.5: (a) that the applicant suffers practical difficulties and unnecessary hardship and the
variance is necessary because of special circumstances applicable to subject property, including size,
shape, topography, location or surroundings of the subject property, and the strict application of the
Zoning Code is found to deprive subject property owner of rights and privileges enjoyed by other
property owners in the vicinity and under identical zone classification; (b) that the granting of the
variance will not be materially detrimental to the public welfare or injurious to the property or
improvements in the vicinity and zone in which subject property is situated; (c) that approval shall not
constitute a grant of special privilege inconsistent with the limitation upon uses of other properties in
the vicinity and zone in which the subject property is situated; (d) that the approval is a minimum
variance that will accomplish the desired purpose.

18. The proposal to locate the structures within 2 feet (Building #2) and 8 feet (Building #1) from the
existing 30-foot shared private access easement along the west side of the parcel has been considered.
A reduction from the 13-foot west side yard setback meets the four criteria to be considered in making
a decision on a variance request as specified in RMC 4-9-2508B.5.

19. The proposed development would not generate any long term harmful or unhealthy conditions and
there would be traffic impacts that are normally associated with an increase in residential population.

20. The proposal would not result in changes to existing land uses which are multi-family residential.

21. The subject site is relatively flat. The project would not impact steep slopes or result in extensive
grading.

22. Approval of the proposal would result in the future development of nine (9) townhomes which would
comply with all development standards, except the required 15-foot rear yard setback requirement and
the 13-foot side yard side yard setback requirement along the access easement.

J. DECISION:

The proposed site plan and variance for Sunridge Townhomes, File No. LUA14-001332, SA-A, VAR is approved
and is subject to the following conditions:

1. The applicant shall comply with the complete street standard requirements of RMC 4-6-060 or request
a modification in accordance with the procedures and review criteria in RMC 4-9-250D, prior to or
concurrent with building permit approval.

2. The applicant shall be required to revise the site and landscaping plan to provide a minimum of two (2)
trees, of small-maturing species, between the bio-swale and rockery in the public right-of-way.
Additionally, the applicant shall use minimum two gallon (2-GAL) container shrubs that are at least 12
inches (12”) tall at planting. The revised site and landscaping plan shall be submitted to and approved
by the Current Planning Project Manager prior to building permit approval.

3. The applicant shall provide landscaping and screening that serves to minimize the visual and acoustic
impacts created by the ground floor heat pumps and not be in direct conflict with the proposed
landscape plan. The applicant shall submit to, and have approved by, the Current Planning Project
Manager, the revised landscaping plan prior to building permit approval.
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4. The applicant shall relocate the concrete pedestrian connection sidewalk, from the north to the south

10.

11.

12.

13.

side of Building #2, for Units 2A-2E. The sidewalk shall measure a minimum of 48" in width. The
concrete sidewalk shall be flush with the driveway aisle to allow vehicular access to the garages,
accessible pedestrian movements from the public sidewalk to the front entry doors, and sufficient two-
way travel lanes between the buildings. The applicant shall submit to, and have approved by, the
Current Planning Project Manager, the revised site plan prior to building permit approval.

The applicant shall be required to submit revised elevations of the refuse and recyclable enclosure with
a gate opening of at least 12 feet (12') wide and a roof that has a minimum vertical clearance of at least
fifteen feet (15'), as identified in RMC 4-4-090, or receive an approved modification in accordance with
the procedures and review criteria in RMC 4-9-250D, prior to building permit approval.

The applicant shall add a landscaped planting strip, minimum of 3 feet wide, between the uncovered
surface parking stall and the east facing elevation of the enclosed outdoor refuse or recyclable deposit
wall. The applicant shall submit to, and have approved by, the Current Planning Project Manager, the
revised site plan and building elevations prior to building permit approval.

The applicant shall include people deterrent plants in the bio-swale, in addition to the proposed
landscaping, unless the bio-swale is required to provide a fence around the bio-swale. The applicant
shall submit to, and have approved by, the Current Planning Project Manager, the revised landscaping
plan prior to building permit approval.

The applicant shall provide private usable open space equal to 150 square feet per unit. This may
include porches, balconies, decks, or fenced rear yards to individual units. This may also include, but is
not limited to, adding a back door with a porch and fencing in-between each of the units for Building
#2. Increased balcony sizes, porches and adding a balcony to Unit 1C should provide the minimum area
of private usable open space required per unit. The applicant shall submit to, and have approved by,
the Current Planning Project Manager, the revised elevation plans, floor plan and/or site plan prior to
building permit approval.

If the bio-swale requires safety protection fencing, the applicant shall construct a black rod iron fence
(or equivalent) around the perimeter of the bioswale. A revised landscape or fence detail plan shall be
submitted to and approved by the Current Planning Project Manager prior to building permit approval.

The applicant shall add elements of building modulation and/or additional elements of articulation to
the north elevation, ground floor fagade, of Building #2 that are similar in scale and design found on
Building #1. This may include, but is not limited to, adding doors, balconies, awnings, or bay windows.
The applicant shall submit to, and have approved by, the Current Planning Project Manager, the revised
elevation plans prior to or concurrent with building permit approval.

Staff recommends as a condition of approval that the applicant increase the percentage of transparent
windows and/or doors on the north elevation of Building #1 to at least fifty percent between the height
of four feet (4’) and eight feet (8') above the ground. The revised north building elevation for Building
#1 shall be submitted to and approved by the Current Planning Project Manager prior to building
permit approval.

The applicant shall be required to provide a lighting plan that adequately provides for public safety
without casting excessive glare on adjacent properties at the time of building permit review. The
lighting plan will need to depict the direction of the light and the foot candles, such that the lights
would not result in light trespass or have a significant impact on the apartment complex to the north.
The lighting plan shall be submitted to, and approved by, the Current Planning Project Manager prior to
building permit approval.

The applicant shall provide water and sewer certificates of availability from Soos Creek prior to building
permit application.
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14. The applicant shall provide a final detailed landscape plan pursuant to RMC 4-8-120 prior te building
permit approval.

15. The applicant shall provide an Affordable Housing Restrictive Covenant and Agreement (the
“Covenant”) upon the first two units that receive certificate of occupancy. The Covenant is designed to
satisfy the granting of the density bonus provision and shall be maintained in perpetuity as affordable
housing. The applicant shall submit to, and have approved by, the Current Planning Project Manager,
the Covenant prior to or concurrent with building permit approval.

DATE OF DECISION ON LAND USE ACTION:
SIGNATURE:

ooy Tt HW uj 2414

=

Jennifer Henning, AICP, Planning Director Date
Department of Community & Economic Development

TRANSMITTED this 24° day of November, 2014 to the Contact/Applicant/Owner{(s):

Property Owners: Applicant/Contact:

VY Properties Imad Bahbah, IHB Architects,
15012 SE 253rd Pl 21620 84th Ave S, Ste. 200
Covington, WA 98042 Kent, WA 98032

TRANSMITTED this 24° day of November, 2014 to the Parties of Record:
None

TRANSMITTED this 24° day of November, 2014 to the following:
C.E. “Chip” Vincent, CED Administrator
Steve Lee, Development Engineering Manager
Jan Conklin, Development Services
Craig Burnell, Building Official
Vanessa Dolbee, Current Planning Manager
Fire Marshal
Renton Reporter

A. LAND USE ACTION APPEALS, REQUEST FOR RECONSIDERATION, & EXPIRATION:

The Administrative Site Development Plan Review decision will become final if the decision is not appealed
within 14 days of the decision date.

Administrative Site Development Plan Approval Appeal: Appeals of the administrative site development plan'
review decision must be filed in writing to the Hearing Examiner on or before 5:00 p.m. on December 8, 2014.

APPEALS: An appeal of the decision(s) must be filed within the 14-day appeal period (RCW 43.21.C.075(3);
WAC 197-11-680). Renton Municipal Code Section 4-8-110 governs appeals the appeals process. Appeals must
be filed in writing together with the $75.00 application fee to Hearing Examiner, City of Renton, 1055 South
Grady Way, Renton, WA 98057. Additional information regarding the appeal process may be obtained from the
City Clerk’s Office, Renton City Hall - 7th Floor, (425) 430-6510.

RECONSIDERATION: Within 14 days of the decision date, any party may request that the decision be reopened
by the approval body. The approval body may modify his decision if material evidence not readily discoverable

Administrative Site Plan Report & Variance Report & Decision



City of Renton Department of Community & Economic Development Environmental Review Committee & Administrative Site Plan Report

SUNRIDGE TOWNHOMES LUA14-001332, SA-A, VAR

Report of November 24, 2014 Page 32 of 32

prior to the original decision is found or if he finds there was misrepresentation of fact. After review of the
reconsideration request, if the approval body finds sufficient evidence to amend the original decision, there will
be no further extension of the appeal period. Any person wishing to take further action must file a formal
appeal within the 14-day appeal time frame.

EXPIRATION: The Administrative Site Development Plan Review decision will expire two (2) years from the date
of decision. A single two (2) year extension may be requested pursuant to RMC 4-3-200..

THE APPEARANCE OF FAIRNESS DOCTRINE: provides that no ex parte (private one-on-one) communications
may occur concerning the land use decision. The Doctrine applies not only to the initial decision, but to Appeals
to the Hearing Examiner as well. All communications after the decision/approval date must be made in writing
through the Hearing Examiner. All communications are public record and this permits all interested parties to
know the contents of the communication and would allow them to openly rebut the evidence in writing. Any
violation of this doctrine could result in the invalidation of the appeal by the Court.

Administrative Site Plan Report & Variance Report & Decision
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GEOTECHNICAL ENGINEERING STUDY
PROPOSED 7 - UNIT APARTMENT BUILDING
12228 PETROVITSKY ROAD
RENTON, WASHINGTON

G-2871

Prepared for

Mr. Vladimir Drofiak
c/o: Mr. Ruslan Lev
P.O. Box 8081
Kent, WA 98042

April 20, 2009

GEO Group Northwest, Inc.
13240 NE 20th Street, Suite 10
Bellevue, WA 98005
Phone: (425) 649-8757
E-mail: info@geogroupnw.com

EXHIBIT 7



Sunridse Townhomes . ____Febroarv 12, 2014

NARRATIVE ON DRAINAGE DESIGN FOR SUNRIDGE TOWNHOMES
SMALL SITE TECHNICAL INFORMATION REPORT by: Benjamin P. Anstey, P.E.

The site for the Sunridge Townhomes was previously designed by Anstey Engineering

for the Drofyak Apartments under permit B00445. The same desi gn concept was used
for the Sunridge Townhomes as under 10,000 sf of new impervious surface is created.
Some use of pervious pavement is used where practical and a bio-swale is used for water
quality treatment for runoff from the driveway. Only minor changes were needed to the
bio-swale and site plan to incorporate the new Sunridge Townhome layout. The point of
connection to the downstream drainage system remains the same.

The 0.46+/- acre (19.983sf) site is located on the north side of Petrovitsky Road across

from 122™ Place SE. The site slopes down 1o the south. Storm water runoff currently

sheet flows off of the vards onto the adjacent gutter of Petrovitsky Road.

The site is located on Parcel 0739000033 in the SW % of Section 28, Township 23 North.
Range 5 East. WM in the City of Renton. WA. The site address is: 12228 - SE
Petrovitskv Road, Renton, WA 98058

The proposed 6.263sf Townhome will provide a paved access drive with curbs and
gutters and underground storm drainage pipes to collect and transfer storm water nnoff
from the roof and pavements to the piped drainage system in SE Petroviisky Road via a
new piped drain to the existing catch basin. Storm water detention will not be required as
there will be less than 0.5cfs of runoff. see computer printouts. The new impervious
surface added is 9.854sf (6.263sf bldg ~ 3.5391 sf of asphalt pavement ). The property
will have 3.591sf of new pollution generating surface. so water quality treatment for the
asphalt area will be provided by a bio-swale from the Southwest corner of the parking
area to the catch basin in the Southeast comner of the site.. The site will add less than
0.3cfs of storm water runoff during a 100 vear storm (0.38¢f5), so storm water detention
is not required. The roof will drain to the existing storm drain in Petrovitsky Road and the
parking lot will drain to the bio-swale and on to the Petrovitsky Road drainage svstem.
The site will have 1,742sf of pervious pavers for use in sidewalks and parking areas.
Most parking will be provided by garages under the apartments. '

Existing Runoff Developed Runoff New Impervious Area
25t 0.09 015 Bldg = 6.263sf
10r 02 0.26 Parking =3.591 sf
25vr 0.25 0.31
100y 031 0.38 Total = 9.854sf
Page 1 of 2 Anstev Engineering Phone: 206-303-7639

8627 NE 180® Streer
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Flaw Control BMPs were considered in the fs&iﬁwmg order:
Fuli dispersion — Unable to achieve the minimurm required 100 feet of native
vegetated flowpath, Thercfore, full dispersion is not feasible.

Full infiltration The Alderwood soils do not provide a reliable infiliration CRPRCITY
for full infiltration of the site. The allowable site area is lrmited for infiltration
facilities. ‘

Partial Infiltration — Partial infiltzation is used as there is a piped drainage systers
connect to on the southeast comner of the property. Pervious pavement are used tn ik
oxtent pmi;cai (walks and parking areas) and a big-swaie is used which will.ipf
some runoffl

5
¥

Smart Site Design

Drue to the limited size of the lot Ettle couid be done to fimther reduce the impervious
area. The development was laid out 10 create minimum impact. The proposed
building is two story to minimize the footprint. The impervious area is less than
aﬁﬂ%a{i

Preserve native vegetation : _
8.293sf of the site will be landscaped (+1.73%) The site had previously been clearesd «
there 15 no native vegetation fo save.

“In order to pmvem erosion and wap sediment within the pr %\, site. the following
BMPs will be used approximatels as shown on the FSC pix

- Clearing limits will be marked by fencing or mbcrmm on the ground.

* A rocked construction entrance will be placed at the iocation of the drivewszs

+ Rumoff will me_: be affowed to concertrate and no water will be allowed (o point

+ The bio swale will be used as an intercepter ditch prior to site suabifization.

+ Muleh will be spread over all cleared areas of the site when thev are not Being
worked. Muich will consist of air-dried straw and chxppea $ite vegetation.

= Silt fencing will be installed as needed al@ngthe %ow"r edge of the site.

Page 2 of 2 Anstey Engzneersng Phone: 206-303.7/5C
8627 NE 180 Street
Botheli, WA 98011



STORM DRAINAGE
TECHNICAL INFORMATION REPORT

For
Sunridge Townhomese

Located at
12228 — SE Petrovitsky Road, Renton, WA 98058
PARCEL # 8008600095

FOR

VY Properties
Vladimir Drofyak
15012 — SE 253™ Place
Covington, WA 98042
Phone: 206-351-9289

Date: October 24, 2014
Prepared by:

Anstey Engineering
CIVIL ENGINEERING/CONSULTING
8627 NE 180" Street
Bothell, Washington 98011

Phone: (206) 303-7639
fax {425) 486-0267
e-mail: benanstey@juno.com

EXHIBIT 9

TIR Page Lof 10



OT LI9IHX3

ey e
- NVTd i TGRS IR
N, i HVHONT NG TA 9088y (G2 xd O N [ H I I NI ONI
_nH_”u.:% OZ_Q_{W_O um. D_{om D TTSALLEEd0dd A A i 6£9.-£0¢ (902} ‘INOHd F=NE m N ,q
HE —.—Dmm YM TI3HI08 ™ SNDIA3H SINGANGD [r1/08/50 [ |
n.”..__.mum.\_m—.ﬂw mm E O I Z >>O|_| m O Q _m Z Ou“maf 1S W0BL 3N £798 s thav | AB SNOSATY aiva “.g.ul

214 NOA 0498 S585-727-008~ "TIvY =ELON |

1 BEPEAOLAGAD

G§859-72r—008=1 LFPBE=CING|
90 NIOA 340438 TIVD L s e
y3dy NI SIUMIN Qane L Y v
Tl s

SOHYONTLS AL13 01 3307|1200 HD4 23173HI

AL

SIN (3K 3015)
Y30Y3YI5 MO

i
T

shi%

SNV TEYINGE M

LAY ¥ WAH
Wy

L Wm0
=g

TGS K3

L

T X3

38D NI 3did
\ SHEVNHONEE ‘.

LaEranYd %3 [
AMDIooN X3

Lo} 3oy e v
L9w) M3 000
IAWA HEVH

L=TELR =LY

LHvyaLY Fuu

0B WA

WIS FHOHAT Tl

i

“%g) > sedojs 40y
Mgl wE0jE

IO

AHETPRIOND HLW T0d MEHOd
XORITSOUT HLM 704 MBMO
2040 HLW T10d A0

o Anun

HOHONY 3904 ALTLA

MEEN AL VD
WAL B0
Lo 43

NEYE HOLYD MR MOLS
TRHA MY R0LS
TOHNYA WIS ARYLINYS

e R s
Gk (Ho Bjems LU}

\E WOROY BIEMS LOERIE0Iq

v

A @iEsng

.
N

(pepuswasal)
inpuads Mo

(N o

- .
.

LMLy

NN

N

a@aYmgigth%pn“vmxHE

DN

WOE = ol |
{ 1334 NI}

or 0z ol w ot

TVOB OHJVHD

[a]
=
i

NOLLDES LIND ONIOVA HI0H

“MALYM, SOVAUNBERS Bod CECIIN 5Y
0 THEYA KU 3 1

ATHO NDUVAYEXD
ELIFEY AVd

oty Mol

omevd

[ 34K 3d 8
W% JTND DINI o Id0TS ONY LAGHIAVG /4 0]

HSMTd TIYHS 3OVHYD HOY3 LY B¥IS 40 dOi
‘30V49 Y04 TETIIN SY NOILYONNDS 4315

ION NOILVATTI @VTS SNITIE

WM ‘IS-H 'NeZ—-L ‘s O3S ‘v/L MAS /L IS

STIAS AMMVID, -2
0 5530RIHL Nk 8

199008 T3IEYM BTN 1

DLILYIAFDS ATVAS NOLLVE O 9180 B0

Mlh_o NOILEHO A




TT LI9IHXd

B -
- qur.,:...( 25 v RO woaoun{@Asisuoueq iyW3I
il st R ONIdaSRID NS
L .‘a: m o< Z _ d\m Q 0302 \__ 086 WM J,.muI._.Om \_/ m Ih ﬂrW Z <
i L /L
nn_n_wwn.\_n_ﬁa SINOHNMOL 394l d N Dumnf IS W08l 3N (798 ady Awm mzow_.”w“ﬂﬂ“zm:zou Suwamo .cwz
el i LS A G EOR.

910 NOA 3HO43E 1IVD
V3dY NI S3LNUn o3ung

old NOA FHOHddg SS85-7<27-008-|

L BTIET=MOUREAY
LYEC=(INE|

VDO H1LON

£9 LTIHS i30T
SuBAvd TIYImd MIN

Lsaraiwd ov M

() 20134 54N KM
Ciaw) 30N34 oonM.
FAIWA HALNK

R HE

Lnende 3w

X0 Tk

3/ INCHTTEL

MSYE HALYa NIVED hELS
TIOHHAW NYHO HOLS
TIOHHYW HIH3S ARVAINYS

[aEGEY]

waw €3

s

=R e
Al3WoNS K3
Taven A3
RLELER 2 e
AH3xa0W 00

NOS oM
U304 OVIHEEAD

1ROMAROND HLW T10d E5M0d
HORLPUONO LN 70 KGN0
o040 HLWL T4 K04

Tiod ALnin

BOHONY TH04 ALMWLn

wew AL TEV 0
AMRITNYLL LMD
L8 G

Fl¥E e 0 3
188 (SN
0TI
T 3dAL 89

LV,
amod

: R i
SHAd Holy 235 - HHELS HUDLS QL vk
~\. BNLDQ4 1V NVEGSHONINS Dd ¥
/ﬂu...nh.‘_ L) z-(zaéf Ad

o 7

U Oz = wau |
(334

At

LA
#5% 0 16gi-52 MUK TVIAT ~LEAINT 10 .8 — 81 S

SOEVONYAS ALIZ OL JONYITWOT HOS D3303HD

LI AYTHZAQ J3TUS QY MallyBALSI
HONEAL LNUNG NOLNGY 6 ALID B3

38 TVHE MALLVEQUSIM HONIL TIY 2
‘MOLATNG

HALKEN 40 ALD KL 48 LIVEEEIN
QENIA0 J] SVOHYIE ALD 1T3H

Ol GEYIdEH ONY. GAONGE 38 Ol aEN
Av HIYOHGY AYHIHQ ONISI mﬂpu."

{ea Lz a0 T35

NOIIDAS-X HIVMS—0Id

UOS BAUYH L9
OLNI @31
Lsodnoa 2

GZLZL "ON 3SNOH

40 N 08 ANSLAOHL3d 40 30IS HLNOS 1Y
WT¥M ONDD HEW HSMTH 138 HSIa WANIANTY
BB9'[8F = AFTd

L8C Ldd3H MHYWHONIE 2

NI WAMOd

3TIAINNOE ONY LS HLSZL 38 ONI-X 1Y
3SYD NIl 3did WI3KW 40 doL N YR

T 28

A e s 157868 = ‘AZTd
3 \ f E9BLON M¥WNHONIE “¥'0)
w Y simn 3t Liin a Lwn LI ¢ SHYIWHON=E

B TEZES BYIS 44 L giding

BOTAYN

i K
G i o lmn & 1 2 LINn _V A\
ﬁ A'L6T) avs 44 T ONIJINE { -
(i SN | i

) CN—

SIN
R NOLLOES
SYAAV] TIGVINIAS

ekt e

MO G NS B

el M A 2 ATy
T 3 53 ORI S ey

LITEIvEs

P — e sl

IV MO ONNAS 3HL NI QILNY I 38 LSTW S1005 34vd HOLINDG
000D ¥ NI GINIVLHWH KW GIMOK ATWYIr0a) 3 LSMN LNsnaAd SHL

'BHNG00 SIL Il '030Y 38 Al T AVA ONY 3AUS3E0 SI WLISAS IHL
LYHL KOS ¥ | J0YAuNG LNFCAYd 3HL KO Y31V SNICYLS 40 SHioNod
(35H010Hd A TMEd0HG HNINHOM BI LI 3HNS I9YA OL UY2L HOY3 WHOLE
¥OCYH 300 LY QEOTJENI 36 1SN LNIHAVG OO HYINCON Q35S

‘ALHNOD ONIN HOKY LI LNGAJGTIA3A 3UMIAL ¥ HONONHL
LsnW STIv130 NGO TN NY1d 3L dE TNINGD MO 3HL A8 @Lalon
5¥ LNZNIAYS O3 UvINOOW GEsevds 20 vy ONY NOLSodhoa JHL
VUG

JHL 40 35N HYINGHEA 4B OILYIGIEO BLNYLITIOM ¥4 GL 413K

L "ALUNYOD JONNH ST2INIA ATHO LON SOv38nS (SSSVD 3K 'INGHIAVE
ALITN0T 40 ALI¥AYS ONIVIE=LHOIIM L ONIGKOEA TIIHY v

S OHINGD MO LHEYESYNWH MELYMABOLS ¥ SMYLNOG ALS<ONd ¥i0k

"ELINN SHIVe
H3NONA HO/OHY “NOUWNHOA 'ELN TIV 30 EVE3H KL Bad TUESHoLEI

HoW3 MEGiS BoCYH 2M0 MILSY MUOTSNI 38 LSNA SLNAAZAYS TIEvamdd
"ALNTIOD 9N WOKd LINK3d LNIWOTIATD JUALNS W HONGEHL 5O KOISID
SIANAGEIL NV ONY 3w ALNNGD ONY HL HOKJ 1SHLG WWAGHAdY
A0 3HL A8 0TUAIE0 S¥ (NGHAAYS TIEVSHYIE A8 0IUZACT VANV 3HL
LAY A MYINOON B0 SUTAYA TIBVIWGS

‘2UIWINCD JUTYHESY STHOS 'LIHON0D SNOYC DHMATIAS 3HL 4D

383 38 AV JaT40Md KNOA WO GIEN LIGNIAYd TIEWINEIS 40 34 3L
"QNAOBO IHL CUHI QALYELYNI 38 NY3 41 3UIHK 'mE ONYS O TAYES

S =0 T2WHIA AL 0aTivL
Lovid JKINGOWYI 1538,
NG CULNGS WO2 1GHSOYAYH Lo YMRALS ¥ SHIVINGD ALEI4OHd NNGA

{ ) AV TIBRB e

T HYLTE
v 1 FIA T WA TRV &

OL LS THTED BT 41
SHRY S0 LA £ W QTS RY Tl

A FITRLS a0
/L 38 O NOIL-"OJd

WM '3s-H ‘NEesS—L1 ‘82 'O3S ‘v/L MS

WAV ETA—NON 803 SROLTMEISHT H.zd.zqu_ﬂ__

X0l
L¥HL WIS S3409 MO O20%1d 38 LON TIVRS SLIGHGAYA TlavaGd  ©

WA

W0 MW VIS ALNGD ONIN 9003 JHL J0 O NIOKIdY 40 87
HONOUHL 2'8'2'9 ENOLLOEE NI HLMAL 156 35oHL rivhl LNSSHINLS S6T1

INIATVA QD BOOH  +
Sulvd TaVIRE3E -

UMD SNOND
£ 3NN 36 157 LHEHGAY TUVIMO S0 T4 SNWMOTIH SHL 40 30 71
TEALON LNSW3AYd T1EY3NEId




CT LIGIHX3

AV OHEST
ALY

DT TSHILYEIOUI A A
AUNIITD

SANOHNMOL F9AIINNS

1L03rodd

woa-aun/gAajsuouag i3
£920-98% (5T7) ‘X4
6994-50¢ (90Z) ‘INOHd
11086 WM "13HLOE

1S 4ioel 3N L1298

NV1d S3ILITILN

ONId3IINIOINI
AdLSNYVY

ob

14 SNOISIATY SLNIWWOD
QAdY | AB SNOISIAIY

"HLE30 ¥ HOLYOT Zall 326 LOVIG
3HL QL §Y 30WA 8l IEAMNND ON
MY ROUYHHOLN! TIBYWVAY 1638 JHL
oM FMY NMORS SELLNILN BHLSOE
SESS—PZP—008— |

PEI el
la NOA 3d0438 TIVD

».éunimzﬁ,
. crmeeca ozl
VaEy N s3ALNLn a3iEng Ve =(ys 4 ..oh.r.nmnmm._x

O1d NOoOA FHOHd3E SSSS-77d77-

Q08—

A8 G

1IV0 d1LON

J:.iw.nﬁ..&m...ﬁ..s H..ms.m”,. 3

ORI T

LNV T an i 3dh “.N\n i i
poi v it - IS - - -

-]
e Laramc=(en) ﬂ.\ ss300% 3tvug
azzec—h TInwa KOLNIISG
T 3dli &
anv
T eV

E =TT

RN A

dhind
P

Tva T

ot Ln ok LiNn

LNL6T gvfis 44

L LHN

NIOTING

N G
auany 3
(19} 3334 NN HivkD

MG LR
ANVEIAH 3ul
HOB WK

36 INHITEL

HOKE SNUSDG
MIABS OVEHIIAD
AHarRdoug KIA TI0d ko

@ i

8'26¢) av1s 44

L, CITe TS

a 1w & L

2 oNIgning

XOBIRAOHO HIM TI04 H3HDG

4040 WU TID 304
T4 ALNUA

HOHONY 304 ANUA
WAL TV

Lavna g
NEYE HOLY3 NYHQ PELE
TIOHNY HIVHD hEOLS

SLNBALL gy
TIOHHYH MEHIS KUVLRVE

SZLZ) 'ON 3SNOH

40 N 0H AMSLIAOHI3 40 30IS HLAOS LY
WM SN2 HLM HSMIE 138 3810 ANNINOWY

BRO/BC = AT
QLT LIy HUYNHONIE OX
3NN H3mod

ITUAINNOH ONY LS Higfl 38 SNI-X LY
3S¥0 NI 3dld WL3N J0 0L NI TN

LEZ'BBE = 'ATT3
B961'ON MUYWHONZE "¥'0"0

SHHVYINHON=E

BEROAYN

ANLYd

SUBYaY

s gial
2 o s,

VIV 7 WIGL 3§ GERE
IV G

\

FEIDY ENIEING KETT

ANEEL00: SNGTIRE “4'S £5E

57T I5NHIATI SHITTNE

WA ‘ZS-H ‘NeZ-1 ‘82 OIS /L MS /I IS =20 NOILHOd

STYVINYLS ALID OL 39HVITHWG0 HOH AINIZHD

‘390.PPY 30UV
“ON =0k

HOAZAHNS

HIINIONT

HIHOMEAS
[HINMO

NOILYWHO=NI 318




Clark Close

From: Randy Matheson <randy.matheson@rentonschools.us>

Sent: Tuesday, October 21, 2014 8:43 AM

To: Sabrina Mirante

Cc: Clark Close; Kayla Steckler

Subject: RE: City of Renton Notice of Application - Sunridge Townhomes

Students who would live at 12228 SE Petrovitsky Road would attend:
e Renton Park Elementary {(within walking distance, no busing)
¢ Nelsen Middle School {busing provided)

e Lindbergh High School {Within walking distance, no busing)

Randy Matheson, Executive Director, Community Relations Renton School District | 300 SW 7th Street, Renton WA 98057 | 425.204.2345 |

randy.matheson@rentonschools.us | www.rentonschools.us |

From: Sabrina Mirante [mailto:SMirante @Rentonwa.gov]

Sent: Monday, October 20, 2014 4:51 PM

To: Randy Matheson; Kayla Steckler

Cc: Clark Close

Subject: FW: City of Renton Notice of Application - Sunridge Townhomes

Hello Randy,

Good Monday to you. We sent the attached request over, | think when Nancy must have been leaving. We did not
receive a response back.

Would you mind replying to this email with a list of the schools impacted hy this preject?

| didn’t attach the emalil form this time, just the info we sent over in the old format. Your reply with a list of schools will
be fine.

Thank you!

Sabrina Mirante, Planning Secretary
City of Renton | CED | Planning Division

1055 S Grady Way | 6th Floor | Renton, WA 98057
Phone: 425.430.6578 | Fax: 425.430.7300 |
smirante@rentonwa.gov

EXHIBIT 13
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PLAN REVIEW COMMENTS LUA14-001332

Application Date:  September 25, 2014 Site Address: 12228 SE PETROVITSKY RD

Name: Sunridge Townhomes RENTON, WA 98058-6603
Plan - Planning Review Version 1 | November 04, 2014

Recommendations: EXISTING CON
WATER Woater service will be provided by Soos Creek Water and Sewer District. A water availability certificate will be required to be
submitted to the City prior to building permit application.

SEWER Sewer service will be pravided by Soos Creek Water and Sewer District. A sewer availability certificate will be required to be
submitted to the City prior to building permit application.

STORM There are storm improvements in SE Petrovitsky Road and in 110th Ave SE.

STREETS There are frontage improvements in SE Petrovitsky.

CODE REQUIREMENTS

STORM DRAINAGE

1. There is a drainage conveyance system running north and south along the west side of the property line. There is a flow spreader
fronting the site that appears to be picking up flows from the roadway to the parcel to the west.

2. A drainage plan and drainage report was submitted with the site plan application. The drainage report dated October 24, 2014 was
submitted by Anstey Engineers. The 0.45 acre site located in the RM F zane is subject to full drainage review in accordance with the 2009
King County Surface Water Manual and City of Renton Amendments to the KCSWM, Chapters 1 and 2. Based on the City’s flow control
map, this site falls within the Flow Centrol Duration Standard, Forested Condition. The engineer proposes to use pervious pavement
onsite for sidewalks and portions of the driveway there by reducing the total impervious surface to 9,724 square feet, which is under the
threshold far the flow control requirement. A hioswale is propased for the project. All core and six special requirements have been
discussed in the report.

3. A Geatechnical Report dated April 20, 2009 was submitted by GEO Group Northwest Inc. with the site plan application. Four test pits
were dug on site at depths from 2.5 feet ta 4.5 feet. In all cases topsoil or fill was found at the top layer (.5 feet to 2 feet deep) and glacial till
and hardpan was encountered in all four test pits 2.5 feet and below. Based on the soils encountered during the subsurface exploration,
glacial till soils will not support infiltration of onsite stormwater.

4. Surface Water System Development fees of $0.448 per square foot of new impervious surface will apply. This is payable prior to
issuance of the construction permit.

TRANSPORTATION/STREET

1. Existing right of way width in this section of SE Petrovitsky Road is 84 feet. This street has been identified as a principal arterial. To meet
the City’s new complete street standards, street improvements including 33 feet of paving from centerline, curb and gutter, 8 foot planter
strip, 8 foot sidewalk, and storm drainage improvements are required to be constructed in the right of way fronting the site per City code 4
6 060. To build this street seclion, approximately 9.5 feet of right of way will be required to be dedicated to the City. This will provide for a
future right of way width of 103 feet.

2. Staff will support a modification allowing the existing concrete walk to remain matching the alignment on the entire road. Additional
street trees may be required to be planted behind the walk. Right of way dedication will still be required.

3. Current traffic impact fees are $498.75 per unit for apartments or $435.75 per unit for owner occupied townhomes. Credit will be given
for the existing home. These fees are payable prior to issuance of the building permit.

4, Street lighting is required if lighting levels do not meet city code.

GENERAL COMMENTS

1. All construction utility permits for drainage and street improvements will require separate plan submittals. All utility plans shall conform
to the Renton Drafting Standards. Plans shall be prepared by a licensed Civil Engineer.

2. When the utility plans are complete, please submit three (3) copies of the drawings, two (2) copies of the drainage report, permit
application and an itemized cost of construction estimate and application fee at the counter on the sixth floor.

3. Paving and trench restaration will comply with the City's Trench Restoration and Overlay Requirements.

4. Rockeries or retaining walls greater than 4 feet in height will be require a separate building permit. Structural calculations and plans
shall be submitted for review by a licensed engineer. Special Inspection is required.

EXHIBIT 15

Ran: November 24, 2014
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PLAN REVIEW COMMENTS LUA14-001332

Plan - Planning Review Version 1 | November 04, 2014

Recommendations: Environmental Impact Comments:
1. Fire impact fees are applicable at the rate of $418.42 per mulli family unit. This fee is paid at time of building permit issuance.

Code Related Comments:

1. The preliminary fire flow is 1,500 gpm based on fully fire sprinklered buildings and Type VA 1 hour construction. Without fire
sprinklers and 1 hour construction, this project will not be approved for building permit. A minimum of two fire hydrants are required. One
within 150 feet and one within 300 feet of the building. Water service from Soos Creek Water District. Water availability certificate is

required.

2. Approved fire sprinkler systems are required throughout the building due to insufficient available fire flow in this area. Separate plans
and permits required by the fire department. Sprinkler systems may be installed per NFPA 13D for single family residential type systems.
No fire alarm systems are required.

3. Fire department apparatus access roadways are required within 150 feet of all painis on the building. Fire lane signage required for
the on site roadway. Required turning radius are 25 feet inside and 45 feet outside. Roadways shall be a minimum of 20 feet wide.
Roadways shall support a minimum of a 30 ton vehicle and 322 psi point loading. Access easements required from adjacent property
owners.

4. An electronic site plan is required prior to occupancy for pre fire planning purposes.

Recommendations: Estimated Calls for Service: 7
Minimal impact on police services.

Ran: November 24, 2014
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