CODE

CITY OF REDMOND
ORDINANCE NO.

AN ORDINANCE OF THE CITY OF REDMOND,
WASHINGTON, AMENDING THE REDMOND ZONING CODE,
TO PROVIDE CONFORMANCE WITH STATE LEGISLATIVE
UPDATES REGARDING PERMIT PROCESS AND DESIGN

REVIEW STREAMLINING, PROVIDING FOR
SEVERABILITY AND ESTABLISHING AN EFFECTIVE
DATE

WHEREAS, on May 8, 2023, Second Substitute Senate Bill (SSSB)
5290 and Engrossed Substitute House Bill (ESHB) 1293 were approved
by the Washington state legislature; and

WHEREAS, SSSB 5290 addresses the Local Project Review Act
project permits with the intent to consolidate, streamline, and
further improve the local permit review process, and ESHB 1293
addresses the Growth Management Act design review with the intent
to streamline development regulations; and

WHEREAS, the City will amend Redmond Zoning Code chapter 21.44
Signs, 21.58 Introduction (Article III Design Standards), 21.76
Review Procedures, and chapter 21.78 Definitions for conformance
with the requirements of SSSB 5290 and ESHB 1293; and

WHEREAS, state agencies received 60-day notice of the
proposed amendments on May 2, 2024 and notice of an addendum to

the proposed amendments on July 8, 2024; and
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WHEREAS, the amendments regard local governmental procedures,
contain no substantive standards respecting use or modification of
the environment, and have been addressed by the Redmond 2050 Final
Environmental Impact Statement, and are therefore exempt from
requiring a SEPA threshold determination; and

WHEREAS, the Technical Committee reviewed and approved the
proposed amendments and on May 1, 2024, made a recommendation for
approval of the amendments to the Planning Commission, and on July
10, 2024, reviewed and made a recommendation for approval of an
addendum to the amendments to the Planning Commission, and

WHEREAS, the Planning Commission conducted a public hearing
on the proposed amendments on May 29, 2024, to receive public
comment, and held the public hearing open through June 12, 2024,
to receive additional written comment; and

WHEREAS, the Planning Commission received testimony from one
individual regarding a separate topic, not within the scope of the
proposed amendments, that was subsequently deferred to the
respective amendment effort; and

WHEREAS, upon completion of the public hearing the Planning
Commission issued findings, conclusions, and recommendations in a

report to the Redmond City Council dated June 26, 2024; and
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WHEREAS, the Planning Commission conducted a public hearing
on an addendum to the proposed amendments on July 31, 2024, to
receive public comment; and

WHEREAS, no testimony was received by the Planning Commission
regarding the addendum to the original proposal; and

WHEREAS, upon completion of the public hearing the Planning
Commission issued findings, conclusions, and recommendations in a
report to the Redmond City Council dated July 31, 2024; and

WHEREAS, the City Council held public meetings on
July 2, 2024; July 16, 2024, and September 10, 2024, to consider
the proposed amendments and the Planning Commission’s
recommendation; and

WHEREAS, notice of City Council action on this proposed
amendment was provided on September 24, 2024; and

WHEREAS, the City Council desires to adopt the amendments set
forth in this ordinance.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND,
WASHINGTON, DOES ORDAIN AS FOLLOWS:

Section 1. Classification. The amendments set forth by

this ordinance are of a general and permanent nature and shall
become a part of the Redmond Zoning Code.

Section 2. Findings and Conclusions. In support of the

proposed amendments to the Redmond Zoning Code, the City Council
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hereby adopts the findings and conclusions contained in the
Planning Commission Report dated June 26, 2024 and the Planning
Commission Report Addendum dated July 31, 2024, including all
related attachments and exhibits.

Section 3. Amendments to Redmond Zoning Code (RZC)

Chapter 21.44 Signs. The provisions of RZC Chapter 21.44 Signs are

hereby amended to read as follows:
Chapter 21.44 Signs.

21.44.010 Signs and Street Graphics.

C. Administration. All sign permits shall be reviewed under
the procedures set forth in this chapter. The Administrator
shall review all sign permit applications under the design
criteria of this chapter and shall approve those applications
found to comply with the criteria. Applications found to
conflict with the review criteria and requests to deviate
from sign program requirements will be referred to the [PESESN

REVIEW—ROARD] Technical Committee for consideration of

approval. The Administrator and [PESEFSN—REVIEWN—ROARD]

Technical Committee shall not place greater restraints on

signs than provided by this chapter.
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G. General Sign Requirements. The following are general
requirements for various types of signage. Please refer to
RZC 21.44.010.D, Exemptions, of this chapter for signs that
are exempt from needing a permit, and RZC 21.44.010.E,
Prohibited Signs, of this chapter for signs that are

prohibited.

11. Multiple-Building Complexes and Multiple-Tenant
Buildings. Each multiple-building complex is permitted
one freestanding sign on each street on which it adjoins
and has access. However, the Technical Committee may
permit one additional sign per street frontage when the
respective frontage 1is at least 300 1lineal feet in
length. Individual businesses and buildings in such a
complex are not permitted individual freestanding or
monument signs. Each multiple-tenant building, unless it
is a part of a multiple-building complex, is permitted
one freestanding sign on each street on which it adjoins
and has access. Individual businesses in such a building
are not permitted individual freestanding or monument
signs. Signs shall be based on a uniform sign concept
approved by the [ PESEFON—REVIFEW—PROARD] Technical

Committee that shall be known as the approved “Sign
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”

Program.” All subsequent tenant signs must conform to
the approved sign program in addition to the sign review
criteria defined in the 21.44.010.I, Sign Program,

section of this chapter, unless a modification from the

sign program has been requested by the property owners.

H. Permitted Temporary Portable and Temporary Freestanding
Signs. Temporary portable signs which are exempt from the
requirement of a sign permit, unless otherwise provided, are

permitted in any zone subject to the following requirements:

6. Temporary Uses and Secondary Uses of Schools,
Churches, or Community Buildings. Temporary signs
relating directly to allowed temporary uses under these
regulations and secondary uses of schools, churches, or
community buildings may be permitted for a period not to
exceed the operation of the use. The signs need not be
processed through the [PESEFSN—REVIEW—BOARB] Technical

Committee and are subject to the following requirements:

I. Sign Program.
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3. Approval Authority. A Sign Program shall be reviewed
and approved, modified, or denied by the [PESESN-REVIEW

BOoARP] Technical Committee using the Type I process set

forth in the Zoning Code.

21.44.020 Sign Design Standards.

B. Applicability.

3. Signs not consistent with the Standards stated herein
may be subject to [BESESN—REVIEW—BOARB] Technical

Committee review.

D. Administrative Design Flexibility. If the Administrator
[OR—DESESN—REVIEW—ROARP] makes a recommendation to allow a
Sign Permit or Sign Program to deviate from the Sign Design
purpose and intent requirements, the recommendation shall be

based on the following:

Section 4. Amendments to Redmond Zoning Code (RZC)

Chapter 21.58 Introduction. The provisions of RZC Chapter 21.58

Introduction are hereby amended to read as follows:

Chapter 21.58 Introduction.
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21.58.010 Purpose and Intent.

A. Purpose and Intent. The purpose of this section is to:
1. Establish design standards for site design,
circulation, building design, and landscape design to
guide preparation and review of all applicable
development applications;
2. Ensure that development adheres to the desired form
of community design in Redmond as expressed by goals,
policies, plans, and regulations of the Redmond
Comprehensive Plan and the Zoning Code;
3. Supplement land use regulations which encourage and
promote public health and safety of the citizens of
Redmond;
4. Promote sustainable development projects that will
provide long-term community benefits and have a high
environmental and visual quality;
5. Ensure that new buildings are of a character and
scale that is appropriate to their use and to the site.
6. Encourage building variety while providing for
designs that reflect the distinctive local character,
the context of the site, and the community’s historical

character and natural features; and
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7. Assist decision making by the Administrator,
Technical Committee [—BPESESN—REVIEEWN—ROARDP], Hearing
Examiner, and City Council in the review of development
applications.

21.58.020 Scope and Authority.

E. [ADMINISTRATIVE] Alternative Design [ FEEEBR Y]

Compliance.

1. Purpose. Allow [FEEXFBFEEFY] alternative compliance

in the application of this article in order to promote
creativity in site and building design. Departures from
the design standards shall still maintain the intent of
the applicable standard.

2. Applicability. Proposals [SHBIECTF—Fo—FHE—PESESN
REVIEH—BOARPD-S— REVIEW—AUTFHORTTY ] can seek

[APDMINESTRATIVE] alternative design [FEEXEBEEETY]

compliance from the [BPESEFSN—REVIEW—BOARD] Technical
Committee. [THE DBESIGN—REVIEW BOARBLIS DECISTION—ON—AN

APMINESTRAT IV E—DPESTFoN—F B - T—REQUEST—FROM—TFHE

PESEOGN—STANDARDS—N—THIS—ARTICEE—SHALE—HAVE—THE—EFFECT
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3. Criteria. If the [PESFSN-REVEEW-BOARP] Administrator

or its assigned designees makes a recommendation to vary

the site requirements, 1t shall be Dbased on the
following:
a. The application of certain provisions of the
design standards in this article would result in
practical difficulties or unnecessary hardships
inconsistent with the general purpose and intent of
the underlying zone and of the design standards;
b. Permitting a minor wvariation will not be
materially detrimental to the public welfare or
injurious to the property or improvements in the
area;
C. Permitting a minor wvariation will not be
contrary to the objectives of the design standards;
d. Permitting a minor variation in design better
meets the goal and policies of the Comprehensive
Plan and neighborhood goals and policies;
e. Permitting a minor variation in design results

in a superior design in terms of architecture,
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building materials, site design, landscaping, and
open space;

f. The minor variation protects the integrity of
a historic landmark or the historic design subarea;
and

g. Granting of the minor variation is consistent
with the Shoreline Master Program, if applicable.

4. The applicant seeking [ABMINESTRATIVE] alternative

design [ FEEXTIBFEFTY] compliance from the design

standards in this article must demonstrate, in writing,
how the project meets the above listed criteria by
providing:
a. Measurable improvements, such as an increase in
tree retention or installation of native
vegetation, glazing, pedestrian and bicycle
connectivity, and increase usable open space;
b. Objective improvements such as screening of
vehicle entrances and driveways or mechanical
equipment, reduction in impervious surface area, or
retention of historic features; and
c. Conceptual architectural sketches showing the
project as code compliant and with proposed

variation to site requirements, indicating the
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improvements gained by application of the

[APMINISTRATIVE] alternative design [FEEXIRILETY]

compliance.

Section 5. Amendments to Redmond Zoning Code (RZC)

Chapter 21.76 Review Procedures. The provisions of RZC Chapter

21.76 Review Procedures is hereby amended to read as follows:
Chapter 21.76 Review Procedures.
21.76.010 User Guide.
A. How to Use This Chapter. This chapter sets forth the
procedural steps for each of the six processes which the City
of Redmond uses to review development applications. 1In
navigating this chapter, the user should:
1. [FERST+—P] Determine the application that is required
for the proposed development [FHEUSER—FS—INTERESTEDIN]
by either reviewing descriptions of the wvarious permit
types found in RZC 21.76.050, Permit Types and
Procedures, or by contacting the Redmond Development
Services Center.
2. [SBECONB+—>P] Determine which process applies to the
development application [FHEUBSER—FS—INFERESTED—IN] by
using the table set forth in RZC 21.76.050.C,

Classification of Permits and Decisions - Table.
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3. [FHERB+—P] Determine the steps involved in processing
the development application by consulting [FHE—FEOW
CHART—FOR] the selected process type in [FEGHRES—F63

FHROUGH—F6-8] RZC 21.76.050 Permit Types and Procedures.

4. [FOURTH;—DP] Determine the application submittal
requirements by consulting RZC 21.76.030, Application
Requirements.
5. [FFFH—REVIEE—THEDBPEFATLED EBEXRPEANATIONS—OF—THE—STERS
SEFFORTH—IN—THEFIOWCHART BY REVIEWING RAC 2176060+
—FINAEEY—R] Review the land use actions and decision
criteria set forth in RZC 21.76.070, Land Use Actions
and Decision Criteria, in order to determine whether any
of the criteria for any of the specific uses described
in that section must be met.
21.76.020 Overview of the Development Process.
A. Purpose. The purpose of this chapter 1is to provide a
general overview of the development application review
process. Detailed administrative review ©procedures for
applications and land use actions classified as Type I through
Type VI are outlined in RZC 21.76.050, Permit Types and

Procedures.
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APPETCATIONS

Optional Pre-Application Review

— { Pre-Review Options }» —

Pre-Application Applicant may opt for PREP after
Review ogier B Apptication &

See RZC 21.76.020.8'

Application Review ‘
Application for Land Use Permit(s)
B ‘When required as noted in RZC 7
21.76.020.0"
> ¥ -
v —
Technical Review Environmental Revie Design Review

See RZC 21.76.060.E° and (SEPA) When required as noted in
RZC 21.76.060.F* When required as ngled in RZC 21.76.020.€'
Occurs concurrently with

Qecurs conei Ty with Land Use Permit(s) Review;
Land Use Perngift(s) Review; separate application not
required

Civil Permit A
Application When required as noted in RZC
e required as noted in REC 21.76.020H'
21.76.020.6" Application can be made at any time

v ¥

Civil Cs Iding Permit Review ‘

Review Completed Completed

) "-{Bulbdlng Permit Issuance}(" g
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B—EFINK—TOoRZC21-76-060]
B. Pre-Application Conferences.

1. Purpose. The purpose of a pre-application conference
is to provide applicants with the opportunity to meet
with technical review staff prior to submitting an
application, in order to review the proposed action, to
become familiar with City ©policies, plans, and
development requirements. Pre-application conferences
are optional, but recommended for Type II-VI land use
permits. Pre-application conferences may be requested
for Type I applications. Pre-application procedures and
submittal requirements shall be determined Dby the
Administrator and available in the Redmond Development

Services Center. Pre-application procedures and

submittal requirements are determined by the

Administrator and available at the Redmond Development

Services Center.

2. Applicability.

a. Pre-application conferences may be requested for

Type I applications.

b. Pre-application conferences are required for

Type II Site Plan Entitlement applications

proposing new floor area comprising a total area of
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3.

more than 20,000 square feet. Preapplication

conferences are optional but recommended for all

other Type II applications.

c. Pre-application conferences are required for

Type III-VI land use permits. Pre-application

procedures and submittal requirements shall are

determined by the Administrator and available in

the Redmond Development Services Center.

d. The Administrator may waive the requirement for

a pre-application conference when any of the

following criteria are met:

i. The impacts of the project have been

demonstrated to be no greater than the current

conditions within the project limits; or

ii. The applicant is employing an alternative

approach whereby the City is providing

technical review in a manner that is more

comprehensive than the pre-application

process.

Design Review. When design review 1s required, a

pre-application conference [WEFH—FHE—PESTEN—REVIEW

BOARP] 1s recommended.
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[3] 4. Limitations. It is impossible for the conference
to be an exhaustive review of all potential issues. The
discussions at the conference [SHAEL] must not bind or
prohibit the City’s future application or enforcement of
all applicable regulations.

C. PRE-REVIEW ENFIFEEMENT PROCESS{PREP)- Repealed.
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PREP Submittal

Kick-Off Meeting

I

PREP Review

Development Team and Review Staff
work one-on-one vig e-mail, fax, etc. to

get plans code compliant

and . Neighborhood Meeting (if

Development Team attends Pre- required)

Application Conferences with Design
Review Board as necessary to
determine complionce with design ¢
regulations /
Coordination Meetings

Allows review of consolidated

plan sets

No

v

Pre-Submittal Meeting

Held when plan sets appear
to be code compliant

Plans Determined Code
ompliant?

Submit Land Use
Application(s)

D. Land Use Permit Review [GENERALLY].
1. Purpose. The purpose of this section is to establish
general procedures for reviewing all land use permit
applications. The purpose of the land use permit review

process 1s to determine compliance with the City’s
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applicable development regulations, Comprehensive Plan
provisions, as well as applicable RCW (Revised Code of
Washington), and WAC (Washington Administrative Code)
regulations. This section is not intended to include:
a. Requirements for compliance with the City’s
building and construction codes, RMC Title 15,
Buildings and Construction, determined during
building permit review, or
b. Requirements for c¢ivil construction drawing
approval as described in RZC 21.76.020.G, Civil
Construction Drawing Review.
2. Applicability. Review and approval of one or more
land use permits is generally required for any public,
semipublic or private proposal for new construction or
exterior modification to a building or site, including
multifamily, commercial, industrial, utility
construction, expansion or exterior remodeling of
structures, parking, or landscaping. Other actions
requiring a land use permit include some interior tenant
improvements [FHAFT—PROPOSE—APPIFFONALT—SQUARE—FOOTAGE

+SUCH-AS A MEZZANINE)Y] as described in RZC 21.76.020.D.3

below, master plans, proposed development within the

Shoreline Jurisdiction, subdivision of land or
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modification to property boundaries, construction of
telecommunication facilities, modifications to historic
landmarks and proposed variances or modifications from

adopted code standards, such as site requirements,

critical area regulations and shoreline regulations.

Land use permit approval 1is not required for the
following:
a. Signs not associated with a historic landmark
or a historic design district;
b. Tenant 1improvements not associated with a
historic landmark and not encompassing or
triggering modification to the exterior of an

existing building or requiring a site plan pursuant

to RZC 21.76.020.D.3 below.

WETFH—THE—INFORMATION —REQUIRED —IN—RZC—21-76-030-Db+

SUBMITTALREQUIREMENTS-] The submittal requirements for
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Land Use Permits are specified in RZC 21.76.030

Application Requirements. Additional information may be

required to conduct an adequate review. Each application

[SHAELEL] must be reviewed for completeness and compliance

with the requirements in this chapter. [SEFFEPEANS—SHALL
BEREVIEWEDAS—PARTOF THEAPRPRLICATION-APRPPROVAL—PROCESS
ONEESS—OTHERWESE—PROVIEDEDIN—TFHESCHARPTERS]

a. Project permits for interior alterations are

exempt from site plan review, provided the

application does not result in the following:

i. Additional sleeping quarters or bedrooms;

ii. Nonconformity with federal emergency

management agency substantial improvement

thresholds; or

iii. Increase the total square footage or

valuation of the structure thereby requiring

upgraded fire access or fire suppression

systems.

4., Procedures. All applications [SHAEE] must Dbe
reviewed using the procedures set forth for the Type I
through Type VI review processes in RZC 21.76.050,
Permit Types and Procedures.

5. Decision.
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a. The approval authority shall approve, approve
with conditions, or deny the application based upon
the applicable decision criteria. The approval
authority may grant final approval subject to any
conditions it feels necessary to protect and
promote the health, safety, and general welfare of
the community.

b. Such conditions may include, but are not limited
to the following: the requirement of easements,
covenants, and dedications; “fees-in-lieu-of”; the
installation, maintenance and bonding of
improvements, such as streets, landscaping, sewer,
water, storm drainage, underground wiring,
sidewalks, and trails; and the recording of any
conditions to achieve the objectives of the Redmond
Zzoning Code with the King County [BERPARTMENTOF

RECORBS—AND—EEECTIONS] Recorders Office or its

successor agency.

E. Design Review.

1.

[ BESFON-—REVIEW-—BOARDUSER—GUIPE]
Purpose. The purpose of design review is to:
a. Encourage and promote the public health,

safety, and general welfare of the [EFFHZENS—OF
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REPMONP] community, including the development and
coordination of municipal growth and services;

b. Supplement the City’s land use regulations in
order to promote [#A] coordinated City development
[ 6F—FHE—ONDEVERORPED—AREAS—OF —TFHE—CFFY ], and
conserve and restore natural beauty and other
natural resources;

c. Encourage originality, flexibility, comfort,
and innovation 1in site planning and development,
including the architecture, landscaping, and
graphic design of proposed developments in relation

to the City or design area as a whole;

ENHANCEMENTOFPROPERTYVALRUESFOR—THECOMMUONETY—AS
A—WHOLE—AND—AS—THEY REIATE—TO—EACHOTHER] Provide

clear and objective development regulations

governing the exterior design and site design of

new development;

e. Aid in ensuring that structures, signs, and

other improvements are accessible and properly

related to their sites and the surrounding sites
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and structures, with due regard to the aesthetic
qualities of the natural terrain and landscaping
and ensuring that proper attention is given to
exterior appearances of structures, signs and other
improvements;

f. Protect the heritage of the City and retain the

integrity of its [BY—ENSURING—TFHAT] historic

resources [REFAIN—INTEGREFY;] by ensuring that
developments adjacent to historic landmarks are

[COMPATIRBEE] sensitive to the adjacent structure

and site design, and by encouraging design that is

[APPROPRIATE] complementary to historic design

districts;

g. Protect and enhance the City’s pleasant
environments for 1living and working, and thus
support and stimulate business and industry, and
promote the desirability of investment and
occupancy in business and other properties;

h. Stabilize and improve property values and
prevent blight areas to help provide an adequate
tax base to the City to enable 1t to provide

required services to its citizens; and
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AND—FFS—CITIZENS-] Celebrate and

respect community diversity, equity, and inclusion

through the design of structures, sites, and other

improvements through the implementation of

universal design principals, flexibility for

cultural design preferences, and other inclusive

design techniques; and

j. Promote sustainability and resiliency through

adaptive reuse, material selection, green building

techniques, and inclusive design.

2. Applicability. Compliance with RZC Article 1III,
Design Standards, [SHAEE—BE] is required for all
applications requiring a building permit for exterior
modifications, new construction [ANB—SEENS], projects
requiring a Level IT or I1T Certificate of
Appropriateness, and any private or public development
within the Shoreline Jurisdiction. The following are
exempt from this requirement:

a. [ONE—AND—FWo-UNEF] Eight or less residential

[STRUCTURES] units on a lot unless [FHE—STRUCTURE
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3.

IS] a historic landmark is located on the lot. These

applications are subject to compliance with RZC

21.08.180; and

b. Tenant improvements not associated with a
historic landmark or not encompassing modifications

to the exterior of an existing building.

Review Authority.

a. The [Pesiga Review Board] Code Administrator

shall have design review authority [6¥ER] for all
applications not exempt under subsection E.2 above
[ FHAT REQUIRE—A—RUF LB ING—PERMIT—AND—FHAT—HAVE—A

TOPAL—VALHATION—OF —S${5056004+ 250,000. OSR—MORE—F

SHEHASARFERFALS]
b. The Landmark[S—ANB—HERFFAGE] Commission shall
have design review authority [©¥ER] for designated
historic landmarks as outlined in RZC 21.76.060.H,

21.76.060.J, and 21.76.060.M. For Level I

Certificates of Appropriateness, the Administrator
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may consult with or use the authority of the King

County Historic Preservation Officer or other

preservation expert with similar qualifications.

c. The Administrator shall have design review
authority [©N] for all building permit applications
that have a total valuation of less than $[5659068]
250,000 and are not specifically exempted from
design review in subsection E.2 above.

d. For projects reviewed by the Administrator that
are not in compliance with the applicable design
standards, the Administrator may refer the
application to [FHE DPESFSN-REVIEW—ROARB] a third-

party design consultant for consultation.

OFFICER—OR—OTHERPRESERVATION—EXPERTWEFTH—SIMILAR

SQUALTFICATIONS<]

The Administrator may refer the application for

high-density development to a third-party design

consultant for additional technical consultation.

4. Procedure. Design review requiring review by a third-

party design consultant, and decision by the [BESEGN
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REVIEW—RBOARD—SHATLE] Technical Committee must be

conducted [AS—PROVEPEP—IN] pursuant to RZC 21.76.060.G.

F. State Environmental Policy Act (SEPA) Review.
All applications [SHAEL] must be reviewed under the
State Environmental Policy Act wunless categorically
exempt. The City’s environmental review procedures are
set forth in RZC 21.70, State Environmental Policy Act
(SEPA) Procedures.

G. Coordinated Civil [CONSTRUCTION-DPRAWEING] Review.

1. Purpose. The purpose of this section is to establish
procedures for reviewing civil construction drawings for
site improvements. Civil construction drawings are
detailed engineering documents that are required for
improvements to a particular site. Civil construction
drawings are reviewed through the Coordinated Civil
Review [PROCESS] process.

2. Applicability. The Coordinated Civil [CONSTRUCTION

PRAWENG] Review process shall be required for all
proposals that require construction or modification of
streets, sidewalks, storm drainage, utilities, or any
other surface or subsurface improvements that may be
required.

3. Procedures.
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a. After approval of the land use permit, civil
construction drawings, if required, shall Dbe
submitted for review and approval, prior to
issuance of a building permit or clearing and
grading permit. Civil construction drawings may be
submitted prior to approval of the land use permit,
subject to Technical Committee approval.

i. The Administrator may allow the approval of

building permits for residential structures

within the Neighborhood Residential zoning

district in advance of the approval of civil

construction drawings, when the applicant has

executed an agreement with the City of

Redmond.

b. The submittal requirements for the Coordinated Civil

Review process [PV E—CONSTRUCTION—DPRAWINGS] are

[AVATEAREEAT THE DEVELOPMENT SERVICES CENTER;—AS—WELL
AS—IN—TFHE—DEVELOPMENT —PERMIT —APPROVAL—DOCUMENTS |

specified in RZC 21.76.030 Application Requirements.

c. Civil construction drawings [SHAEL] may be approved
only after review and approval of a land use permit
application has been issued by the appropriate decision

making body. Civil construction drawings [SHALL] must be
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reviewed to determine compliance with the approved land
use permit.
d. Civil construction drawings [SHALE] may be approved
only upon completion of the environmental review process
required wunder the State Environmental Policy Act
(SEPA) .
H. Building Permit Review.
1. Purpose. The purpose of this section is to establish
procedures and requirements for administering and
enforcing building and construction codes.
2. Applicability. A building permit shall be obtained
whenever required under the International Building Code
or International Residential Code, as adopted in RMC
Chapter 15.08, Building Code.
3. Scope. This section shall govern all building and
construction codes procedures and shall control in the
event there are conflicts with other administrative,
procedural and enforcement sections of the Redmond
Zoning Code.
4. Procedures.
a. All land use permits required by the RZC must
be obtained before any building or construction

permit may be issued.

Page 32 of 131 Ordinance No.

AM No.



b. The Administrator shall review building permit
applications for signs and may, at the
Administrator’s option, submit such applications to
the Technical Committee [ANBD—THE—DESIGN—REVIEW
BOoARP] for review.

c. All building and construction permits shall
comply with the approved land use permit(s), 1if a
land use permit is required.

d. Building permits may only be approved when the
approval of the civil construction drawings, if
required, has been granted.

i. The Administrator may allow the approval of

building permits for residential structures

within the Neighborhood Residential zoning

district in advance of the approval of civil

construction drawings, when the applicant has

executed an agreement with the City of

Redmond.
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[€] 5. Preconstruction Conference. Prior to undertaking

any clearing, grading or construction, or any other
improvements authorized by preliminary or final
approval, the applicant or [HES] their representative
shall meet with the [FTECHNICALCOMMITTERE,—6OR] individual
departments, regarding City standards and procedures,
conditions of approval, and the proposed scheduling of
development.
[F+] §. Performance Assurance. Performance assurance may
be required as provided in RZC 21.76.090.F, Performance
Assurance.
21.76.030 Application Requirements.
A. Purpose. The purpose of this section is to describe the
requirements for making application for review, including
pre-application conferences, submittal requirements, and
fees.
B. Where to Apply. Applications for development permits and
other land use actions [SHALL] must be made to the Redmond

Development Services Center.
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C. Who May Apply. The property owner or [AN—AGENT] a

representative of the owner, with [AUFHOREZED] proof of

[AGENCY¥] authorization to act on the owner’s behalf, may apply

for a permit or approval under the type of process specified.

D. Submittal Requirements.

1.

The Administrator shall specify submittal

requirements needed for an application to be complete.

Submittal requirements for each permit application

[SHAEEPRE] are available [FN] at the Redmond Development

Services Center. At a minimum the following [SHAEL] must

be submitted:

a. [ GENERAL] Applicable application form,

including signature Dby the property owner, or
person having authorization to sign on behalf of
the property owner;

b. Applicable fees;

c. Environmental checklist (if not exempt):;

d. Applicable signatures, stamps or
certifications;

e. All required items stated in the applicable

application [SEBMITTAL—REQUIREMENTS — HANDOUT |

checklist.
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2. Specific submittal requirements may be waived if
determined to be unnecessary for review of an
application. Alternatively, the Administrator may
require additional material [WHEN—FHE—APMINISTRATOR
DETERMINES—AFTER—A—DETERMINATION—OF COMPLETENESS—IS
I SSUEBD—FHAT SUCH—INFORMATION—FLS—NEEDED—TO—ADEQUATELY

ASSESS—THE—PROPOSED—PROIECT] or studies either at the

time of the notice of completeness or subsequently if

new information is required to adequately assess the

proposed project, or substantial changes in the proposed

project occur, as determined by the Administrator.

[—"SUBMITTAL—REQUIREMENT S —FOR—SHORT —SUBDIVISTION—AND

ARTICEE V- ANDBEVESTON-]
E. Application and Inspection Fees.
1. Fee Schedule.

a. The schedule of fees adopted pursuant to this
section shall govern assessment of fees to cover
costs incurred by the City in considering action on
land use and development applications. This
schedule is available [EN] at the Redmond

Development Services Center.
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is hereby authorized to promulgate fee schedules

and to revise periodically the same as needed in
light of «costs of administering said permit
systems, subject to approval of the City Council by
resolution. [WEFFH RESPECTTOo—CEHEARINGANDGRAPDINGS,
AND—SEFTFE—CONSTROCTION—AND—INSPECTION—PERMIT FEES,

THE—DIRECTOR—OF—THE DEPARTMENT OFPUBEIC—WORKS—ES

O T TN COIINCTT RV
i o T T & A A g p

RESOEUTION-—4 The Administrator is hereby authorized

to administratively adjust fees adopted by City

Council resolution on an annual basis to reflect

changes in the consumer price index. As an

alternative to the adoption of fees by City Council

resolution, [SAIBP—PBIRECTORS] the Administrator may

[ARPERNATEIVELRY] elect to utilize the fee schedule
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2.

set forth in the applicable uniform code when such
code has been adopted by ordinance.
Fee Administration.
a. An application fee consisting of the
appropriate itemized costs from the fee schedule
[SHAEL] must be collected from the applicant and
receipted by the City prior to taking any action on
an application. A final inspection fee, consisting
of the appropriate components from the fee
schedule, [SHAEE] must be collected from the
applicant and receipted by the City prior to
undertaking any steps to check plans or
construction drawings, 1inspect improvements, or
authorize final project approval or occupancy.
b. If at any time an applicant withdraws an
application from the approval process prior to

final approval, those itemized costs determined by

the Administrator not to have been incurred [ES—ANY

EXFENTE] by the City [SHAEE] must be refunded [AS

PETERMINEDRYTFHEAPDMINEISTRATOR] to the applicant.

c. In the event that actions of an applicant result
in the repetition of the reviews, inspections, and

other steps in the approval process, those items
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repeated [SHAEE] must be charged to and paid by the
applicant according to the fee schedule prior to
any further ©processing of the application,

inspections, and other steps in the approval

process by the City.

d. Applicants seeking approval of multiple
applications which are processed simultaneously,
whereby single review costs are reduced, [SHAEE]
must be charged the larger of the itemized costs
from the fee schedule or as determined by the
Administrator. The fee for any inspection [SHAERE]
must be the larger of the totals computed on a per
lot, per acre, or per application basis. The fee
for any single application [SHAELE] must be the
smaller of the totals computed on a per lot, per
acre, or per application basis.

3. Fee Exemptions.

21.76.040 Time Frames for Review.

[ PERMIFTPROCESSINGTFEMELINES USER—GUEDE]

A. Purpose. The purpose of this chapter is to comply with
RCW 36.70B.070 and 36.70B.080, which require that a time frame

be established to ensure applications are reviewed in a timely
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and predictable manner. This chapter establishes the time

frame and procedures for a determination of completeness and

final decision for Type II, III, IV and V reviews [—EXEERE

time frames are established by this chapter for [F¥RPE—TFOR]

Type VI [REVEEWS] legislative actions [OR—FOR—TFHE REVIEW—OF

PEVELOPMENT AGCREEMENT TIS—REQUIREB] . See also, RZC 21.68.200,

Shoreline Administration and Procedures.
B. Computing Time. Unless otherwise specified, all time
frames are indicated as calendar days [+—NOFT WORKING—DBAYS—

FOR—THEPURPOSESOFCOMPUTING—THME—THE DAY THE DETERMIENATION

NEXTBUSENESS—DBAY] pursuant to RCW 36.70B.080(1) (g) as now

exists and subsequently amended.

C. Complete Application Review Time Frame. The following

procedures shall be applied to new applications to which this
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chapter applies, except for Wireless Communication
Facilities.
1. Applications [ SHAEE—ONEY—RE—ACCERTED—PEBRING—A

SCHEDUEED—APPOINTMENT—ANDB] must be deemed procedurally

complete only when all materials are provided in
accordance with the applicable application submittal

requirements [BROCHURE] established by the Administrator

(RZC 21.76.030.D Submittal Requirements) . [FOR

a. Within 28 days after receiving a project permit

application, pursuant to RCW 36.70A.040, the City

must mail or provide in person a written
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determination of completeness to the applicant if

it determines that the application is complete. The

determination of completeness may include or be

combined with the following as optional
information:
i. A preliminary determination of those

development regulations that will be used for

project mitigation;

ii. A preliminary determination of

consistency, as provided under RCW 36.70B.040;

iii. Other information the Administrator or

their designee chooses to include; or

iv. The notice of application pursuant to the

requirements in RCW 36.70B.110.

b. For applications deemed incomplete, a

determination of incompleteness will be issued

identifying the items necessary to complete the

application.

c. The written determination must state either:

i. That the application is complete; or

ii. That the application is incomplete and

that the application submittal requirements

have not been met. The determination shall
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outline what is necessary to make the

application procedurally complete. The

written determination will also state that if

the applicant is not responsive, pursuant to

RCW 36.70B.080, for more than 60 consecutive

days after the City has notified the applicant

that additional information is required to

further process the application, an additional

30 days may be added to the time periods for

the City’s action to issue a final decision

for each type of project permit applicable to

the project permit application.

2. If a determination of completeness or a determination
of incompleteness is not issued within [FHE] 28 days,

the application [SHAEE] must Dbe deemed procedurally

complete [AT—THEENDOF THE TWENTY-EIGHTH {(28FTH)—DPAY¥] on

the 29t day after receiving a project permit

application.

3. When a determination of incompleteness has been
issued advising an applicant that additional items must
be submitted before an application can be considered
complete, the applicant shall be notified within 14 days

after receipt of such additional items whether the
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application is then complete or whether additional items

are still needed.

4.

Upon the submittal of all required documents and

fees for application, construction, or final application

approval, the appropriate City department will review

such submittals to determine if the application is

complete.

a. An application 1is procedurally complete for

purposes of this section when it meets the
submittal requirements established by the
Administrator and 1is sufficient for continued
processing even though additional information may
be required or project modifications may Dbe
undertaken subsequently.

b. The determination of completeness shall not
preclude the Administrator from requesting
additional information or studies either at the
time of the determination of completeness or
subsequently, 1if [NEW] the information is required
to complete review of the application or
substantial changes in the permit application are

proposed.
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5.

To the extent known by the City, other agencies with

jurisdiction over the project permit application shall

be

identified in the City’s determination of

completeness required by subsection C.1 of this section.

D. Application Review and Decision Time Frame. The following

procedures shall be applied to new applications to which this

chapter

applies, except for applications for wireless

communication facilities.

1.

Additional Information. When additional information

is determined by the Administrator to be necessary:

a. The applicant [SHAEE] must update and resubmit
corrected information; [ WHEFHIN-ANENOFEXEERD NG5G
PAYS—FROM—THE—DATE—OF—THE—APPFTFONALT—INFORMATION

NOFFFFEATTON] If the applicant is not responsive,

pursuant to RCW 36.70B.080, for more than 60

consecutive days after the City has notified the

applicant that additional information is required

to further process the application, an additional

30 days may be added to the time periods for the

City’s action to issue a final decision for each

type of project permit applicable to the project

permit application;
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2.

AND—FFF—PERMIFS] The City and the applicant may

mutually agree in writing to extend the deadline

for issuing a decision for a specific project

permit application for any reasonable period of

time; and
c. Once the time period and any extensions have
expired, approval [SHAEE] must terminate; and the

application is void and deemed withdrawn.

Time Frames for Issuing Final Decisions.

a. Decisions on Type I applications must be issued

as a final decision within 65 days of the

determination of completeness.

b. Decisions on Type II applications must be issued

as a final decision within 100 days of the

determination of completeness.

c. Decisions on Type [#&] III, IV or V applications

[—EBXCERT—APPLICATIONS —FOR—SHORT —PLAT APPROVAL,
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WHFH REAIEW—OF THE APPEICATION] must be issued as

a final decision within 170 days of the

determination of completeness.
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3.

Appeals. The time period for consideration and

decision on appeals [SHAEE] must not exceed:

4.

a. Ninety days for an open record appeal hearing;
and

b. Sixty days for a closed record appeal;

c. The parties may agree in writing to extend these
time periods. Any extension of time must be
mutually agreed upon by the applicant and the City
in writing.

Exemptions. The time [EHMEFS] periods established in

this title do not apply [FFAPROJECTPERMITAPPLICATION]

in the event of the following conditions:

a. [REQUIRES] A project permit application

requires approval of the siting of an essential
public facility as provided in RCW 36.70A.200;
b. [ Fs—SERSTFANT ALY REVESEDRY—TFHEAPPEICANT—N

WHEcH—CcASE—THE] The time [PERFSP] periods to

process a permit [SHALL] must start [FROMTHEDATE

AT—WHIFCH—THE—REVESED—PROIECT—APRREICATION—TIS

PEFERMINED—Fo0—RE—COMPEETE] over if an applicant

proposed a change in use that adds or removes

commercial or residential elements from the

original application that would make the
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application fail to meet the determination of

procedural completeness for the new use;

c. Once the time period and any extensions have

expired, approval [SHARETFERMINATE] terminates; and

the application is void and deemed withdrawn;

d. If, at any time, an applicant informs the City,

in writing, that the applicant would 1like to

temporarily suspend the review of their project for

more than 60 days, or if an applicant is not

responsive for more than 60 consecutive days after

the city has notified the applicant, in writing,

that additional information is required to further

process their application, an additional 30 days

may be added to the time periods for the City of

Redmond's action to issue a final decision for each

type of project permit that is subject to RZC

Chapter 21.76 Review Procedures.

i. Any written notice from the city to the

applicant that additional information |is

required to further process the application

must include a notice that nonresponsiveness

for 60 consecutive days may result in 30 days

being added to the time for review.
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5.

e. Limit on number of review cycles. The Technical

Committee may issue a decision after two requests

for the same additional information have remained

unaddressed by materials submitted by the

applicant. The city shall provide written

notification to the applicant, informing them that

a decision will be issued and providing the

opportunity for one set of information to be

submitted before the decision is issued. The intent

of this provision is to allow the Technical

Committee to issue a decision when the content of

submittal materials demonstrates an inability or

unwillingness to meet applicable code requirements

after repeated requests by the city. It is not the

intent of this section to limit good faith efforts

to meet code requirements by submitting new

information in pursuit of approval.

See also RZC 21.68.200, Shoreline Administration and

Procedures.

E. Calculating Decision Time Frame. In determining the number

of days that have elapsed after the City has notified the

applicant that the application is complete for purposes of

Page 50 of 131

Ordinance No.

AM No.



calculating the time for issuance of the decision, the
following periods shall be excluded:
1. Any period during which the applicant has been
requested by the City to correct plans, perform required
studies, or provide additional required information. The
period shall be calculated from the date the City

notifies the applicant, in writing, of the need for

additional information [ONTEE—FHE—FEAREIER—OF—TFTHE—DATE
THE—CIF T Y—DETERMINES—WHETHER—THE—ADBITTONALT—INFORMATION
SATESEFIES THE REQUEST FOR—INFORMATION OR—14 DAYS AERTER
THEPATE—THE—INFORMATIONHAS BEEN—PROVIDEDTO—THECITY]

and the day when responsive information is resubmitted

by the applicant;

2. If the City determines that the information submitted
by the applicant is insufficient, it shall notify the
applicant of the deficiencies, and the procedures under
subsection E.1 of this section shall apply as if a new
request for information had been made;

3. Any period during which an Environmental Impact
Statement is being prepared following a Determination of
Significance pursuant to RCW Chapter 43.21C, or if the

City and the applicant [FN—WREFFENG] mutually agree in
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writing to a time period for completion of an
Environmental Impact Statement;

4. Any period [FOR—APMINISTRATIVE—APPEALS OF PROJECT
RECORD—APPEAL;—OR—BOTH;—ARE—ALLOWED] after an

administrative appeal is filed until the administrative

appeal is resolved and any additional time period

provided by the administrative appeal has expired; and

5. Any period after an applicant informs the City of

Redmond, in writing, that they would like to temporarily

suspend review of the project permit application until

the time that the applicant notifies the City of Redmond,

in writing, that they would 1like to resume the

application. The City of Redmond may set conditions for

the temporary suspension of a permit application.

F. Wireless Communications Facilities. In order to comply
with Federal law and FCC guidelines, applications for the
following wireless communications facilities and systems
[SHAEL] will be finally approved, denied or conditionally
approved within the following timeframes.
1. For all WCF applications, other than applications
for Eligible Facilities Requests as described below, the

City [SHAEE] will approve, deny or conditionally approve
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the application within the timeframes fixed by Federal

or State law, unless review of such application is tolled

by mutual agreement.

2.

Eligible Facilities Request.

a. Type of Review. Upon receipt of an application
for an Eligible Facilities Request, the City
[SHAEL] will review such application to determine
completeness.

b. Approval; Denial. An Eligible Facilities
Request [SHAELL] will be approved upon determination
by the City that the proposed facilities
modification does not substantially change the
physical dimensions of an eligible support
structure. An Eligible Facilities Request [SHAEEL]
will be denied upon determination by the City that
the proposed facilities modification will
substantially change the physical dimensions of an
eligible support structure.

c. Timing of Review. The City [SHAEL] will issue
its decision within sixty (60) days of receipt of
an application, unless the review period is tolled
by mutual agreement by the City and the applicant

or according to subsection F.2.d.
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d. Tolling of the Timeframe for Review. The 60-day
review period begins to run when the application is
filed, and may be tolled only by mutual agreement
by the City and the applicant, or in cases where
the City Administrator determines that the
application is incomplete. The timeframe for review
is not tolled by a moratorium on the review of
applications.
i. To toll the timeframe for incompleteness,
the City must provide written notice to the
applicant within 30 days of receipt of the
application, specifically delineating all
missing documents or information required in
the application.
ii. The timeframe for review begins running
again when the applicant makes a supplemental
submission in response to the City’s notice of
incompleteness.
iii. Following a supplemental submission, the
City will notify the applicant within 10 days
that the supplemental submission did not
provide the information identified in the

original notice delineating missing
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information. The timeframe is tolled in the
case of second or subsequent notices pursuant
to the procedures identified in this section.
Second or subsequent notices of incompleteness
may not specify missing documents or
information that were not delineated in the
original notice of incompleteness.
e. Failure to Act. In the event the City fails to
approve or deny an Eligible Facilities Request
within the timeframe for review (accounting for any
tolling), the request [SHAEE] will be deemed
granted. The deemed grant does not become effective
until the applicant notifies the City Administrator
in writing after the review period has expired
(accounting for any tolling) that the application
has been deemed granted.
f. Remedies. Any action challenging a denial of an
application or notice of a deemed approved remedy,
[SHAEE] must be brought in King County Superior
Court or Federal Court for the Western District of
Washington within thirty (30) days following the
date of denial or following the date of

notification of the deemed approved remedy.
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3. The Administrator is hereby authorized to take
appropriate administrative action, such as the hiring of
a special hearing examiner, as well as expedited
processing of applications, review and appeals, if any,
in order to meet Federal or State time limits.
21.76.050 Permit Types and Procedures.
A. Purpose. The purpose of this chapter 1is to provide
detailed administrative review procedures for applications
and land use permits classified as Types I through VI.
B. Scope. Land use and development decisions are classified
into six processes based on who makes the decision, the amount
of discretion exercised by the decision maker, the level of
impact associated with the decision, the amount and type of

input sought, and the type of appeal opportunity generally as

follows:

Table 21.76.050A

Permit Types

Permit Type
. Type IV . Type VI
Type | Type Il Type lll Quasi- . Type V Quasi- .
. . ,, . i Quasi- . Legislativ
Administrative Administrative Judicial e Judicial
Judicial e
Level of Least level of Potential
Impact and |impact or .( ). for
Level of change to greatest
Discretion |policy/regulati level of
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Table 21.76.050A

Permit Types

Permit Type

Type |

Type Il

Administrative Administrative

Type Il Quasi-

Judicial

Type IV
asi-
Judicial

Type V Quasi-
Judicial

Type VI

Legislativ

e

Exercised on. Least level impact
by decision |of discretion. due to
maker changes
in
regulation
or policy.
Greatest
level of
discretion
Input Minimal- Notice of Notice of Notice of [NOHCEOF |Notice of
Sought generally no  |Application Application Application |ARPRPHEATHON |Public
public notice |provided. No |provided. provided. |PROVIDED- Hearing
required. No |public hearing. |Neighborhood |Neighborho |NEIGHBORHO |provided.
public hearing. | Neighborhood |meeting may be |od meeting |OB-MEEHNG
meeting only  [required. Public |may be MAY-BE
required for hearing is required. |REQUHRED-
short plats required. Public PUBHIC
meeting hearingis |HEARINGIS
certain criteria. required. |REQUHRED:]
Public No No Yes, Hearing Yes, [YES Y Yes,
Hearing Examiner (or Hearing COUNCH] Planning
prior to Landmark([s] Examiner Commissi
Decision? Commission)? on
Decision Appropriate  |Technical Hearing City Council [City Council |City
Maker Department |Committee Examiner (or Council
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Table 21.76.050A

Permit Types
Permit Type
. Type IV . Type VI
Type | Type Il Type Il Quasi- . Type V Quasi- L
Administrative  Administrative | Judicial QU?S,I_ Judicial Legislativ
Judicial e
Landmark][s]
Commission)?
Administrati | Hearing Hearing None (decision |[None None None
ve Appeal |Examiner Examinerl(Hear |appealable to  |(decision (decision (decision
Body (Hearing ing Examiner  |Superior Court)!|appealable |appealable to |appealabl
Examiner decision on to Superior |Superior eto
decision on appeal may be |Hearing Court) Court) Superior
appeal may be |appealed to Examiner® (Hear Court)
appealed to Superior ing Examiner
Superior Court.) decision
Court.) appealable to
Superior Court)

TABLE NOTES:

1. Shoreline Substantial Development Permits, Shoreline Variances, and Shoreline Conditional Use

Permits are appealable directly to the State Shorelines Hearings Board. Use Permits are appealable

directly to the State Shorelines Hearings Board.

2. Landmarks Commission makes decisions for Certificate of Appropriateness Level lll permits.

3. Only for decision by Landmark[s] Commission

C. Classification of Permits and Decisions -

Table.

The

following table sets forth the various applications required

and classifies each application by the process used to review

and decide the application.
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Type | - RZC Administrative Approval, Appropriate Department is Decision Maker
21.76.050.F:

Type Il - RZC Administrative Approval, Review and Decision by Technical Committee [AND
21.76.050.G: DESIGN-REVHEW - BOARD] or Landmarks Commission*

Type Ill - RZC Quasi-Judicial, Decision by Hearing Examiner or Landmarks [ANB-HERIFAGE]
21.76.050.H: Commission*

Type IV - RZC Quasi-Judicial, Recommendation by Hearing Examiner, Decision by City Council
21.76.050.1:

Type V - RZC Quasi-Judicial, Decision by City Council

21.76.050.J:

Type VI - RZC Legislative, recommendation by Planning Commission, Decision by City Council
21.76.050.K:

*for properties with a Designation of Historic Significance, [please] refer to RZC 21.76.060.H,
Landmarks [ANB-HERITAGE] Commission Determination/Decisions.

Table 21.76.050B
Classification of Permits and Decisions

. Process . . )
Permit Type RMC Section (if applicable)

Type

Administrative Interpretation I

Administrative Modification 1]

Alteration of Geologic Hazard Areas [}

Binding Site Plan Il

Boundary Line Adjustment I

Building Permit | RMC [45-06] 15.08
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Certificate of Appropriateness Level |

Certificate of Appropriateness Level Il

Certificate of Appropriateness Level lll

Clearing and Grading Permit

RMC 15.24

Comprehensive Plan Map and/or Policy Amendment

Vi

Conditional Use Permit

Development Agreement

Electrical Permit

RMC 15.12

Essential Public Facility

Extended Public Area Use Permit

RMC 12.08

Flood Zone Permit

RMC 15.04

Historic Landmark Designation

Home Business

Hydrant Use Permit

RMC 13.16.020

International Fire Code Permit

RMC 15.06

Master Planned Development See RZC 21.76.070.P

11, 111, IV or
Vv

Mechanical Permit

RMC 15.14

Plat Alteration

Plat Vacation
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Plumbing Permit

RMC 15.16

Preliminary Plat

Reasonable Use Exception See RZC 21.76.070.U

LIL I, 1V
orV

Right-of-Way Use Permit

RMC 12.08

Sewer Permit

RMC 13.04

Permit Type

Process
Type

RMC Section (if applicable)

Shoreline Conditional Use Permit

Shoreline Exemption

Shoreline Substantial Development Permit

Shoreline Variance

Short Plat

Sign Permit/Program

Site Plan Entitlement

Special Event Permit

RMC 10.60

Structure Movement Permit |-V

RMC 15.22

Temporary Use Permit (Long-Term)

Temporary Use Permit (Short-Term)

Tree Removal Permit
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Variance

Water Permit

RMC 13.08

Willows Rose Hill Demonstration Project

Wireless Communication Facility Permit |

Wireless Communication Facility Permit |

Zoning Code Amendment-Zoning Map (consistent with v
Comprehensive Plan)

Zoning Code Amendment (text) VI
Zoning Code Amendment (that requires a Comprehensive Plan | VI

Amendment)

D. Permits and Actions Not Listed.
action 1s not 1listed 1in the table
Classification of Permits and Decisions,

shall make a determination as to

If a permit or land use

RZC 21.76.050.C,

the Administrator

the appropriate review

procedure based on the most analogous permit or land use

action listed.

E. Consolidated Permit and Appeal Process.

1. Where this Code requires more than one land use

permit for a given development,

all permit applications

(except Type I applications) may be submitted for review
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collectively according to the consolidated review
process established by this section.

2. Where two or more land use applications for a given
development are submitted for consolidated review, the
review shall be conducted using the highest numbered
process type applicable to any of the land use
applications, provided that each land use application
shall only be subject to the relevant decision criteria
applicable to that particular development application.
For example, a development proposal that includes a Type
IT application and a Type III application shall be
reviewed using the Type III process, but the Type II
application shall be decided based on the relevant
decision criteria applicable to the Type II application.
If two or more land use applications are consolidated
for review, the highest application review and decision
timeframe as outlined within RZC 21.76.040.D shall
apply.

3. When the consolidated process established by this
section is used, the City shall issue single,
consolidated notices, staff reports, and decision
documents encompassing all of the land use applications

under review. Except as provided in subsection E.5
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below, the applications shall be considered in a single,
consolidated open record public hearing and shall be
subject to no more than one consolidated closed record
appeal.

4. Where a development requires more than one land use
permit but the applicant elects not to submit all
applications for consolidated review, applications may
be submitted and processed sequentially, provided that
the permit subject to the highest numbered process type
must be submitted and obtained first, followed by the
other permits in sequence from the highest numbered type
to the lowest.

5. Where a development proposal requires a zoning map
amendment, the zoning map amendment must be considered
and approved by the Hearing Examiner and City Council
before any hearing is held or decision is made on any
related application for a conditional wuse permit,
subdivision, variance, master planned development, site
plan entitlement, or other similar quasi-judicial or
administrative action. This subsection is intended to be
a “procedural requirement” applicable to such actions as

contemplated by RCW 58.17.070.
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6. All appeals of project permit decisions for a single
project shall be consolidated and heard together in a
single appeal, using the highest-level appeals process,
except for appeals of environmental Determinations of
Significance. Where a Determination of Significance (DS)
is appealed, the appeal shall be heard by the Hearing
Examiner using the Type II review process prior to any
consideration of the underlying application. Where a
Determination of Non-Significance (DNS) or the adequacy
of an Environmental Impact Statement (EIS) is appealed,
the hearing on the appeal shall be consolidated with any
open record public hearing to be conducted on the
underlying application.
F. Type I Review.

1. Overview of Type I Review. A Type I process 1is an
administrative review and decision by the appropriate
department director or designee. These are applications
which are categorically exempt from review under the
State Environmental Policy Act (SEPA) or permits for
which environmental review has been completed in
connection with another application. Appeals of Type I
decisions are made to the Hearing Examiner in an open

record hearing. Appeal decisions of the Hearing Examiner
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may be appealed to the King County Superior Court. [F¥PE

VARY—FOR—IND I PUALE—PERMITS —PRASED—ON—FHE—NATORE—AND
COMPILEXTTY OF THE I SSUES —INVOILVED-—THIS—FLOW—CHART IS
THEREFORE—PROVIDED—FOR—GENERAL—REFERENCE—ONLY] More
detail on each of the steps is provided in RZC 21.76.060,

Process Steps and Decision Makers.
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[Figure—21.76.050A
How Chart for Typet-Process]

Land Use Permit Typel
Application Submittal

When required, submission of o SEPA
Application

h 4

Request for Additional
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Required?
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¥

r"'-\
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Applicant Resubmittal

Resubmittals are evaluated to
determine if further information is
needed fo issue a SEPA threshold
determination and/or decision

period

vired; 14-calendaor-day appeal

!

Department Decision Issued
See RZC 21.76.060.D"

14-Cal

ar-Day Appeal Period to

earing Examiner
See RZC 21.76.060.1"

Public Heari
See RZC

RZC 21.76.060.14*
5 days reconsigeration period

[

lendar-Day Appeal Period to
Superior Court
See RZC 21.76.060.R"

Final Decision

[FIGURE NOTES:

|
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G. Type II Review.

1. Overview of Type II Review. A Type II process 1is an
administrative review and decision by the Technical
Committee and, when required, by [FHE—PESISN—REVIEW
BOARP—6OR] the Landmark[s] [AND—HERFFAGE] Commission.
Depending on the application, the Technical Committee
may require a neighborhood meeting to obtain public
input. Except for Certificates of Appropriateness
related to historic structures, public notification is
provided at the application and decision stages of
review. Environmental review is conducted, when
required. Appeals of Type II decisions are made to the
Hearing Examiner 1in an open record hearing. Appeal
decisions of the Hearing Examiner may be appealed to the
King County Superior Court.

[ 2+—PROCESS—FEOW—CHART —TFHE FHOW—CHART REFOW—N—FIGURE

21760508 GCGENERALLY DBERICTS —THE—PROCESS—THAT WEEE—BE

NATURE—AND—COMPEEXTTY—OFTHEITSSUES—INVORED-—THES—FEOW
CHART I S—THEREFOREPROVIDED FORGENERALT REFERENCE ONLY ]

More detail on each of the steps is provided in RZC
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21.76.060, Process Steps and Decision Makers, and RZC

21.76.080, Notices.

Land Use Permit Typell
Application Submittal
Submission of o SEPA Application
1
h 4
Notice of Application
See RZC 21.76.080.8°
Posted within 14-calendar-days;
21-calendar-day comment period
v
Neighborhood Meeting (if
required)
SeeRZC2176.050.C7
|
v
Technical Committee or
Design Review Request for
__—" Additional information
-~ Required?
/ ———NE— T————NO—yf—_
i/ ¥ h |
f Applicant Resubmittal SEPASetermination lssued
Resubmittals are evaluated to & RZC 2176.060.8°
determine if further information is 14-calfndar-day comment period may
needed to issue aSEPA threshold be gquired; 14-calendar-doy copeal
determination and/or decision period
14-Calendar-Day Appeal Period to ¥
:
Hearing Examiner Technical Committee Decision and
See RZC 21.76.060.1 Design Review Board
Appeals of Shoreline Substontiol 7 Determination
Development Permits go directly to the SeeRZC 21.76.060E and 21.76.060.6°
Shoreline Monogement Hearings L
Appealed?

Public Hearing on Appeal
See RZC 21.76.060.1.3"

¥

Hearing Examiner Decision on

Decision on Appeal (within 10 business days)
See RZC 21.76.050.1.4°

10 business days reconsideration period

L Reconside ration requested?

1 NO
k g !

S .[ 21-Calendar-Day Appeal Period to

Superior Court
See RZC 21.76.060.8°

[Figure-Notes:
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[Figure—21-76.0508
Fow Chart for Type H-Process]

2-tink-teo-RZE21-76-060]

H. Type III Review.
1. Overview of Type III Review. A Type III process is
a quasi-judicial review and decision made by the Hearing
Examiner or, in the case of Level III Certificates of
Appropriateness on which a hearing is to be held under

70-090(4) (b) and in the case of Historic Landmark

Designations for removal of Historic Landmark
Designations, by the Landmarks [AND—HERITAGE]
Commission. Environmental review 1is conducted when

required. The Hearing Examiner (or the Landmarks [ANB
HERFFAGE] Commission on the applications described in
the preceding sentence) holds an open record public
hearing on a Type III application after receiving a
recommendation from the Technical Committee [ANDBD—WHEN
REQUIRED—FPHE DBESTEN—REVIEWN—BOARB] . Depending on the
application, the Technical Committee may require a
neighborhood meeting to obtain public input. Public

notification is provided at the application, public
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hearing, and decision stages of application review. The
Hearing Examiner (or the Landmarks [ANBD—HERFFAGE]
Commission on the applications described above) makes a
decision after considering the recommendation of the
Technical Committee [ANB—BESEFSN—REVIEW—BOARP] and the
public testimony received at the open record public
hearing. Decisions of the Hearing Examiner are
appealable to the King County Superior Court, which
considers the appeal in a <closed record appeal
proceeding. Decisions by the Landmarks [AND—HERIFAGE]
Commission are appealable to the Hearing Examiner, that
considers the appeal 1in a <closed record appeal
proceeding. The decision of the Hearing Examiner,
regarding appeals of a Landmarks [AND—HERETFAGE]
Commission decision, are appealable to the King County
Superior Court, which considers the appeal in a closed
record appeal proceeding.

[Z=—PROCESS—FLOW—CHART—THEFLOWCHART BELOWIN—FIGURE

21760 50C—GCENERALLY DBERPICTS THE PROCESS—THAT WILL—BE
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More detail on each of the steps is provided in RZC
21.76.060, Process Steps and Decision Makers, and RZC

21.76.080, Notices.

[Figure—21-76-050€C
How Chart for Type H-Process]
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¥
Technical Committee i datien and Design
Review Board Determinat]
See RZC 2176.060.F srdd 21.76.060.G7
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AT N——— |
- - == E s = o
: AZC21.76.060.° R A e Ol
L
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Sew B2 21760600 & B
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[Figure—21-76-050C
How Chartfor Type H-Process]

[Figure-Notes:

2-tink-to-RZE21-76-060]

I. Type IV Review.
1. Overview of Type IV Review. A Type IV review is a
quasi-judicial review and recommendation made by the
Hearing Examiner and a decision made by the City Council.
Environmental review is conducted when required. At an
open record public hearing, the Hearing Examiner
considers the recommendation of the Technical Committee
[ AND—WHEN-—REQUIRED—FHE—PESTFON-—REVIERH—BOARP], as well
as public testimony. Depending on the application, the
Technical Committee may require a neighborhood meeting
to obtain public input. The Hearing Examiner makes a
recommendation to the City Council, which considers the
recommendation in a closed record proceeding and makes
a final decision. Public notification is provided at the
application, public hearing, and decision stages of

application review. There is no administrative appeal.
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The City Council’s decision may be appealed to the King
County Superior Court.
[ Z+——PROCESS—FLOW—CHART-—TFHEFLOW—CHART RELOW—IN—FIGURE

21760500 GCGENERALLY DBERPICTS THE PROCESS—THAT WILL—BE

More detail on each of the steps is provided in RZC

21.76.060, Process Steps and Decision Makers, and RZC

21.76.080, Notices.
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[HGYRE21-76-056D
FLOW-CHARTFORTFYPE-N-PROCESS]

Land Use Permit Type IV
Application Submittal

Subwmission of o SEPA

Y
Motice of Application
See RIC 21.76.0808°

Posted within 14 cole ndar days; 21-
ealendar-day camment period

¥
Neighborhood Meeting (if

required)
See RZC 21 76.050.C°
Y
Technical Committes or Design
Review Board Request for
Additional Infermation
R i o
— My——" T .
SEPA Determination ksued nt Resubimittal
See RZC 21.76.050.8° ittals ore evaluoted to
14-cale ndar-day comment period ine if furthe r information i
moy be required; 14-cole ndor-day ded fo issue & SEPA thre shald
appeol period inabion and/or decision
Y

Technical Committes

H
Recommendation and Design G a1
Review Board Determination ¥
See RIC 21 76.060.F and Hearing Examiner ssues
217606051 Recommendation
[
See REC 21.76.060.K"
Motice of Public Hea
rlig Becommendotion iszued within 10
See RIC 21 76.080.0 ’ business days of hearing 10-business
Notice sent 21 calendar day reconsideration period
Reconside ration reque sted?
T
— |ves
kA
Hearing Examiner's Decision on
Reconsideration Request
Decision iz issued within 10 business
days of hearing

2 -Calendar-Day Appeal Period to
Superior Court
See RZC 21 76.060M° | See RIC 21 7608007

[FHHGURENOTFES:
T HNKTFORZE21-76-080

2-HNKFORZE21-76-060]

J. Type V Review.
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1. Overview of Type V Review. A Type V review 1is a
quasi-judicial review and decision made by the City
Council. Environmental review is conducted  when
required. The Technical Committee [AAND—DPESESN—REVIEW
BOARB—FF REOQUIRED)] makes a recommendation to the City
Council. Depending on the application, the Technical
Committee may require a neighborhood meeting to obtain
public input. The City Council shall hold a public
hearing on the application prior to making a decision.
Public notification i1is provided at the application,
public hearing, and decision stages of application
review. There is no opportunity for an administrative
appeal. Appeals of City Council decisions are made to
King County Superior Court.

[ 2+—PROCESS—FEOWCHART —TFHE FHOW—CHART REFOW—N—FIGURE

2176050 GCENERALLY DBERPICTS THE PROCESS—THAT WILL—BE

NATOREANDCOMPLEXTTY OF THE I SSUES INVOLVED-—THISFLOW
CHART IS TFHEREFOREPROVIDEDFOR GENERAL REFERENCEONEY—]
More detail on each of the steps is provided in RZC
21.76.060, Process Steps and Decision Makers, and RZC

21.76.080, Notices.
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[HGYRE21.76-050F
FLOW-CHARTFORTYPEVPROCESS]

Land Use Permit Type W
Application Submittal
Submission of o SEPA Application
¥
Notice of Application
See RIC 21.76.080.8"
Posted within 14 calendar days; 21-
colendor-day comment period
¥
Neighborhood Meeting (if
required)
See RZC 21.76.060.C°

¥
| Technical Committee or Design
Review Board Request for
Additional Information

Required?

——fp—— fs —
¥ ¥

SEPA Determination lssued Applicant Resubmittal
See RZC 21.76.060.6’ Resubmittals are evoluated to
14-colendar-day comment period may determing if further information is

be required: 14-colendar-day appeal neaded to isswe o SEPA thrashold
periad determination and/or decision

¥ yd
Technical Committes
Recommendation and i
Review Board Determ on
Soe RZC 21.76.060.F and gh.76.060.6°

Public jearing Held,/City Council
Decision
See RIC 21.76.060.P"

¥ i ¥ .

lendar-Day Appeal Perlod to
Superior Court
See RIC 21.76.060,R°

[HGYRENOTES:

2-HNKFORZE21-76-060]
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K. Type VI Review.

1. Overview of Type VI Review. A Type VI review is for
legislative land use decisions made by the City Council
under its authority to establish policies and
regulations regarding future private and public
development and management of public lands.
Environmental review 1is conducted when required. The
Planning Commission holds at least one open record
public hearing and makes a recommendation to the City
Council. The City Council may hold an additional public
hearing or hearings at its option. The City Council makes
a final decision. The City Council’s decision may be
appealed to the Central Puget Sound Growth Management
Hearings Board. Type VI reviews are exempt from the
procedures of RZC 21.76.040, Time Frames for Review.

[ 2+—PROCESS—FEOWCHART —TFHE FHOW—CHART REFOW—N—FIGURE

216 050F GENERALLY DBERPICTS—THE—PROCESS—THAT WELE—BE

NATURE—AND—COMPEEXTTY—OFTHEITSSUES—INVORED-—THES—FEOW
CHART I S—THEREFOREPROVIDED FORGENERALT REFERENCE ONLY ]

More detail on each of the steps is provided in RZC
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21.76.060, Process Steps and Decision Makers,

21.76.080, Notices.

and RZC

[FHGURE21-76-050F
FLOW CHARTFORTFYPEVH-PROCESS]

Land Use Permit Type VI
Application Submittal
Submission of o SEPA Application

) ¥
Technical Committee or Design
Review Board Request for
Additional Information
g Required?
e N— T YEs——
¥
SEPA Determination Issued Appl
see RIC 21.76.060.8" Resubmgiftals are evaluated to
14-calendar-day comment period deter) if further infermation is
may be required; 14-calendar-doy ne to issue a SEPA threshold
appeal period rmination and/or decision
v Vi
Technical Committee
Recommendation to the Planning

A

Study Session(s) (if necessany)

Commission
See RIC 21.76.060.F"
L | ¥
Study Session(s) | Planning Commission
Typically at least one study sesfonis | | Recommendation
held prior to public he See RZIC 21.76.060.L.3"

v

MNotice of City Council Proceeding
See RZC 21.76.080.°
Naotice provided 21 calendar days in

| advance of meeting
.'I ¥
| f )
Pyblic Hearing Held S City Council Proceeding/Decision
@ RZC 21.76.060.L.2" See RZC 21.76.060.0"
L
) ¥
60-Calendar-Day Appeal Period
to Growth Management Hearings
Board

See RZC 21.76.060.5"

[FHHGURENOTES:
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[HGYRE21-76-0506F

2-HINKTFORZE21-76-080]

21.76.060 Process Steps and Decision Makers.

A. Purpose. The purpose of this section is to provide an

explanation of each of the procedural steps set forth [FN—TFHE

PROCESS—FEOW—CEHARTS] 1in RZC 21.76.050, Permit Types and

Procedures.

B. Environmental Review Under the State Environmental Policy

Act (SEPA).
1. All applications shall be reviewed under the State
Environmental Policy Act (SEPA) unless categorically
exempt under SEPA. The City’s environmental procedures
are set forth in RZC 21.70, State Environmental Policy
Act (SEPA) Procedures.
2. Threshold Determinations. The Administrator shall
issue the threshold determination after the minimum
comment period for the Notice of Application and prior
to the decision on the application. The threshold
determination shall be mailed and posted in the same
manner as the Notice of Application. The threshold

determination shall also be sent to agencies with
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jurisdiction, if any, and the Washington State
Department of Ecology. There is a l4-day comment period
for certain threshold determinations as provided in WAC
197-11-340. Any comments received shall be addressed in
the Technical Committee decision or recommendation on
the application, which shall include the final threshold
determination (DNS or DS) issued by the Administrator.
3. Optional DNS Process. For projects where there is a
reasonable basis for determining that significant
adverse impacts are unlikely, a preliminary DNS may be
issued with the Notice of Application. The comment
period for the DNS and the Notice of Application shall
be combined. The Notice of Application shall state that
the City expects to issue a DNS for the proposal and
that this may be the only opportunity to comment on the
environmental impacts of the proposed project. After the
close of the comment period, the Technical Committee
shall review any comments and issue the final DNS in
conjunction with its decision or recommendation on the
application.

4. Determination of Significance. If a Determination of
Significance (DS) is issued, and an Environmental Impact

Statement (EIS) is required, the EIS will be completed
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prior to issuance of the Technical Committee [/BESESN
REVAIEW—BOARD] decision or recommendation. If the
requirement to prepare an EIS or a Supplemental EIS is
appealed by the applicant, that appeal must be resolved
prior to issuance of the Technical Committee [/BESESN
REVEEW-—PROARD] decision or recommendation.
C. Neighborhood Meetings.
1. The purpose of neighborhood meetings is to:
a. Provide a forum for interested individuals to
meet with the applicant to learn about the proposal

and the applicable process early in the review

process;

b. Provide an opportunity for meaningful public
input;

c. Provide a dialogue between the applicant,

[citizens] the community, and City whereby issues

can be identified and discussed; and
d. Provide an opportunity for applicants to
address concerns generated by individuals and
incorporate possible changes.
2. Required Neighborhood Meeting: A neighborhood
meeting [SHAEE—SBE] is required for the following:

a. Essential Public Facility.
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b. Master Planned Development.
C. [ PRELIMINARY—PLAT -
D—SHORT—PIATS—THAT MEET ANY—OF —THE—FOLTOWING

SREFEREAS

H—HAVE—CRIFICALT—AREASON-STTFE—0OR
HI-—AREFORESTED{F5—PERCENT TREE—CANORY ]
[E=] As otherwise required within the RZC.
[(#] d. In addition, the Technical Committee may
require a neighborhood meeting on any Type III, IV
or V application.
3. Where a neighborhood meeting is required, it [SHAELE]
must be conducted by the applicant within 45 days of the
termination of the Notice of Application comment period.
The applicant [SHAEL] must notify the City of the date
and time of the meeting. At least one representative
from City staff shall be in attendance. The applicant
[SHAEL] must mail notice of the neighborhood meeting to
the same individuals to whom notice is required for the
Notice of Application, a minimum of 21 days in advance
of the meeting. The applicant [SHALL] must provide the
City with an affidavit of mailing. The neighborhood

meeting shall be required to take place prior to the
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Technical Committee decision or recommendation. In
certain circumstances, the Technical Committee may
choose to hold the neighborhood meeting, in which case
the City shall mail the notice of neighborhood meeting
as described above. A sign-in sheet [SHALL] must be
provided at the meetings, giving attendees the option of
establishing themselves as a party of record.

4. Additional ©Neighborhood Meetings. In order to
provide an opportunity for applicants to address
concerns generated by interested parties, applicants are
encouraged to hold an additional neighborhood meeting
(or meetings) to provide 1interested ©parties with
additional information, proposed changes to plans, or
provide further resolution of issues. If the applicant
holds additional meetings, there shall be no specific
requirements for notice or City attendance. However, the
City shall make effort to attend meetings where
appropriate and when the applicant has notified the City
that additional meetings are taking place. Any persons
attending additional neighborhood meetings who have not
established themselves as a party of record, and who
wish to do so, must contact the City directly.

D. Director Decisions on Type I Reviews.
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1. Type I Decision Makers. Decisions on Type I
applications are made by the appropriate department
director or designee.

2. Decision Criteria. The decision of the department
director shall be Dbased on the <criteria for the
application set forth in this code, or in the applicable
uniform or international code in the case of building
and fire-related permits. The decision shall include any
conditions necessary to ensure consistency with the
applicable development regulations. The department
director may consult with the Technical Committee[+—FHE
BESTFON-—REVIEW—BOSARD+] or the Landmarks [ANBD—HERIFAGE]
Commission on any Type I application, but the final
decision-making authority on such applications remains
with the department director.

3. Decision. A written record of the director’s decision
shall be prepared in each case and may be in the form of
a staff report, letter, the permit itself, or other
written document indicating approval, approval with
conditions, or denial. The decision shall be mailed as
provided in RZC 21.76.080.G, Notice of Final Decision.
See RZC 21.68.200.C.7.a for decisions on Shoreline

Exemptions.
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4. Appeal. Type I decisions may be appealed to the
Hearing Examiner as provided in RZC 21.76.060.I, Appeals
to Hearing Examiner on Type I and II Permits. All
decisions are final upon expiration of the appeal period
or, i1f appealed, upon the date of issuance of the Hearing
Examiner’s final decision on the appeal. Appeal
decisions of the Hearing Examiner may be appealed to the
King County Superior Court as provided RZC 21.76.060.M.
E. Technical Committee Decisions on Type II Reviews.

1. Decision. Decisions on Type II applications are made
by the Technical Committee. The decision of the
Technical Committee shall be based on the criteria for
the application set forth in the RZC, and shall include
any conditions necessary to ensure consistency with the
applicable development regulations.

2. Record. A written record of the Technical Committee’s
decision shall be prepared in each case and may be in
the form of a staff report, letter, the permit itself,
or other written document indicating approval, approval
with conditions, or denial. All parties of record shall
be notified of the final decision.

3. Design Review [BSARB] Consultation and Landmarks

[AND—HERFFAGE] Commission Review. When design [REVEEW]
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consultation or review of a Certificate of

Appropriateness is required, the [ PECFSTON]

recommendation of the Design Review Consultant [—BOARD

OR—EANDMARKS—AND—HERTTAGE—COMMESSTION] shall be included

with the Technical Committee decision as public comment.

Landmark Commission recommendations shall be included

with the Technical Committee decision.

4. Appeal. Type II decisions (except shoreline permits)
may be appealed to the Hearing Examiner as provided in
RZC 21.76.060.I, Appeals to Hearing Examiner on Type I
and Type II Permits. All decisions are final wupon
expiration of the appeal period or, if appealed, upon
issuance of the Hearing Examiner’s final decision on the
appeal. Appeal decisions of the Hearing Examiner may be
appealed to the King County Superior Court as provided
in RZC 21.76.060.M.

F. Technical Committee Recommendations on Type II, IV, V,

and VI Reviews.
1. Decision. The Technical Committee’s recommendation
shall be Dbased on the decision criteria for the
application set forth in the RZC. Based upon its analysis

of the application, the Technical Committee may
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recommend approval, approval with conditions or with
modifications, or denial.

2. Recommendations. The Technical Committee shall
transmit the following recommendations:

a. Recommendations involving Type III and Type IV
permits shall be transmitted to the Hearing Examiner.
b. Recommendations involving Type V permits shall be
transmitted to the City Council.

c. Recommendations involving Type VI permits shall be
transmitted to the Planning Commission.

3. Record. A written record of the Technical Committee’s
recommendation shall be prepared 1in each case. The
recommendation shall summarize the Technical Committee’s
analysis with respect to the decision criteria and
indicate approval, approval with conditions or
modifications, or denial.

4., Recommendations of the [PESISGN-—REVIEW—BOARD—ANDAOR]
Landmark Commission. A written report of the Technical
Committee’s recommendation shall be ©prepared and
transmitted to the Hearing Examiner along with the
recommendation of the [BESIFSN—REVIEWN—BOARD—AND/AOR]

Landmarks [ANB—HERFIFAGE] Commission where applicable.
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G. [ BESEGN-—REVIEW—BOARDDETERMINATIONS] Consultation with a

Third-Party Design Professional on Type II, III, IV and V

Reviews. When [PESEFSN-REVIEWTIS—REQUIREDBY] consultation is

sought by the City from [THEDESIGN-REVIEW—BROARD—FHEDESTECN

REVIEW—ROARD] a third-party design professional, the design

professional shall consider the application [AF—AN—OPEN

PURLICMEETINGOFTHEBOARP] in order to [PEFERMINEWHETHER

THE] provide feedback on whether the application complies

with Article III, Design Standards. All third-party reviews

shall be paid for by the applicant. The [BESESN—REVEEW

BOARBLS] design professional’s [BPEFERMINATION] comments shall

be given the effect of [AFINAL DECESIONONDESIGN——STANDARD

COMPEIANCEFOR—TYPETT APPLICATIONS] public comment(s) for

all permit types. [SHALE—RE—GFVEN—FHEF—FFFECT—OF—2A

BOARPLS—PEFERMINATION] design professional’s comments shall

be included with the written report that contains the

Technical Committee recommendation [ORDPECESTON]. [FHEDBESESN
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H. Landmark [S AND HERFFACE ] Commission
Determination/Decisions. The Landmark [S—AND—HERITFAGE]
Commission as specified below shall review all applications
requiring a Level IT or Level ITI Certificate of
Appropriateness and all applications for Historic Landmark
Designation.
1. When review of a Level II Certificate is required,
the Redmond Landmark [S—ANPD—HERFFAGE] Commission shall
consider the application at an open public meeting using
the review process for the application in RZC
21.76.050.C in order to determine  whether the
application complies with the criteria set forth in RZC
21.30, Historic and Archeological Resources, and King
County Code Chapter 20.62. Based upon its analysis of
the application, the  Landmark [S—AMND—HERFFAGE]
Commission may approve the application, approve it with
conditions or modifications, or deny the application.
The Landmark [SANBHERIFAGE] Commission’s determination
shall be included with the written report that contains
the Technical Committee recommendation or decision.
Conditions Dbased on the Landmark [S—ANPD—HERIFACE]

Commission’s determination may be appealed to the

Page 90 of 131 Ordinance No.
AM No.



Hearing Examiner in the same manner as the Technical
Committee decision.

2. When review o0of a Level II Certificate of
Appropriateness requiring a public hearing (see RZC
21.30.050.D.2) or review of a Level III Certificate of
Appropriateness is required, the Redmond Landmark [S—ANB
HERFFAGE] Commission shall hold an open record public
hearing on the application using a Type III process as
provided 1in RZC 21.76.060.J. The Landmark [S—ANP
HERIFAGE] Commission shall determine whether the
application complies with the criteria set forth in RZC
21.30.050.E of the RZC. Based upon its analysis of the
application, the Landmark [S—ANP—HERFFAGE] Commission
may approve the application, approve it with conditions
or modifications, or deny the application. The decision
of the Landmark [S—ANBD—HERFFAGE] Commission may be
appealed to the Hearing Examiner. The Hearing Examiner's
decision on the appeal may be further appealed to the
King County Superior Court.

3. The King County Landmarks Commission, acting as the
Redmond Landmark [S—ANBD—HERFFAGE] Commission, shall
review and make determinations on all applications for

Historic Landmark Designation or removal of a Historic

Page 91 of 131 Ordinance No.

AM No.



Landmark Designation. When the King County Landmarks
Commission reviews a Historic Landmark Designation
nomination or the removal of a Historic Landmark
Designation, the King County Landmarks Commission will
follow the procedures set forth in King County Code
Chapter 20.62, including the holding of an open record
hearing on the application. Applications shall be
decided based on the criteria in King County Code Chapter
20.62. The decision of the King County Landmarks
Commission on a Historic Landmark Designation or removal
of a Historic Landmark Designation shall be a final
decision appealable to the Hearing Examiner. The Hearing
Examiner's decision on the appeal may be further
appealed to the King County Superior Court.

I. Appeals to Hearing Examiner on Type I and Type II Permits.
1. Overview. For Type I and Type II permits, the Hearing
Examiner acts as an appellate body, conducting an open
record appeal hearing when a decision of a department
director (Type I) or the Technical Committee (Type II)
is appealed. The Hearing Examiner’s decision on the
appeal may be further appealed to the King County

Superior Court.
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2.

Commencing an Appeal. Type I and II decisions may be

appealed as follows:

a. Who May Appeal. Any party of record may appeal
the decision.
b. Form of Appeal. A person appealing a Type I or
IT decision must submit a completed appeal form
which sets forth:
i. Facts demonstrating that the person 1is
adversely affected by the decision;
idi. A concise statement identifying each
alleged error of fact, law, or procedure, and
the manner in which the decision fails to
satisfy the applicable decision criteria;
iii. The specific relief requested; and
iv. Any other information reasonably
necessary to make a decision on the appeal.
C. Time to Appeal. The written appeal and the
appeal fee, if any, must be received by the Redmond
City Clerk's Office no later than 5:00 p.m. on the
fourteenth day following the date the decision of
the Technical Committee [ A BESESN—REVIEW—PBOARD

BECEISTION] 1s issued.
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d. Shoreline Permit Appeals must be submitted to

the Shoreline Hearings Board. See RZC

21.68.200.C.6.b.
3. Hearing Examiner Public Hearing on Appeal. The
Hearing Examiner shall conduct an open record hearing on
a Type I or Type II appeal. Notice of the hearing shall
be given as provided in RZC 21.76.080.H. The appellant,
applicant, owner (s) of property subject to the
application, and the City shall be designated parties to
the appeal. Only designated parties may participate in
the appeal hearing by presenting testimony or calling
witnesses to present testimony and by providing
exhibits. Interested persons, groups, associations, or
other entities who have not appealed may participate
only if <called by one of the parties to present
information, provided that the Examiner may allow
nonparties to present relevant testimony 1if allowed
under the Examiner’s rules of procedure. The Hearing
Examiner shall create a complete record of the public
hearing, including all exhibits introduced at the
hearing and an electronic sound recording of each

hearing.
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4. Hearing Examiner Decision on Appeal. Within 10
business days after the close of the record for the Type
I or II appeal, the Hearing Examiner shall issue a
written decision to grant, grant with modifications, or
deny the appeal. The decision on appeal shall be mailed
to all parties of record. The Hearing Examiner shall
accord substantial weight to the decision of the
department director (Type I) or Technical Committee
(Type II). The Hearing Examiner may grant the appeal or
grant the appeal with modifications if the Examiner
determines that the appellant has carried the burden of
proving that the Type I or II decision is not supported
by a preponderance of the evidence or was clearly
erroneous.

5. Request for Reconsideration. Any designated party to
the appeal who participated in the hearing may file a
written request with the Hearing Examiner for
reconsideration within 10 business days of the date of
the Hearing Examiner’s decision. The request [SHALE]
must explicitly set forth alleged errors of procedure or
fact. The Hearing Examiner shall act within 10 business
days after the filing of the request for reconsideration

by either denying the request or issuing a revised
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decision. The decision on the request for
reconsideration and/or issuing a revised decision shall
be sent to all parties of record.
6. Appeal. A Hearing Examiner Decision on a Type I or
Type II appeal may be appealed to the King County
Superior Court as provided in RZC 21.76.060.M.

J. Hearing Examiner and Landmark [S—ANBD—HERFFAGE] Commission

Final Decisions on Type III Reviews.
1. Overview. For Type III reviews, the Hearing Examiner
(or the Landmark [S—ANPDHERFFAGE] Commission on Level I1I
Certificates of Appropriateness that require a public
hearing under RZC 21.30.050.D.2 and on Level 1III
Certificates of Appropriateness) makes a final decision
after receiving the recommendation of the Technical
Committee and holding an open record public hearing. The
Hearing Examiner’s decision may be appealed to the King
County Superior Court. Landmark [S—ANPD—HERFFACE]
Commission's decisions may be appealed to the Hearing
Examiner.
2. Public Hearing. The Hearing Examiner (or Landmark [&
ANPD—HERFFAGE] Commission on the applications specified

above) shall hold an open record public hearing on all
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Type III permits. The open record public hearing shall

proceed as follows:

a. Notice of the hearing shall be given as provided

in RZC 21.76.080.D.

b. Any person may participate in the Hearing
Examiner’s (or Landmark [S—AND—HERIFAGE]
Commission’s) public hearing on the Technical

Committee’s recommendation by submitting written
comments prior to or at the hearing, or by providing
oral testimony and exhibits at the hearing.

c. The Administrator shall transmit to the Hearing
Examiner (or Landmark [S—ANBD—HERFFACE] Commission)
a copy of the department file on the application,
including all written comments received prior to
the hearing and information reviewed by or relied
upon by the Administrator. The file shall also
include information to verify that the requirements
for notice to the public (Notice of Application and
Notice of SEPA Threshold Determination) have been
met.

d. The Hearing Examiner (or Landmark [S—AND
HERFFAGE] Commission) shall c¢reate a complete

record of the public hearing, including all
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exhibits introduced at the hearing and an

electronic sound recording of each hearing.
3. Authority. The Hearing Examiner (or Landmark [S—AND
HERFFAGE] Commission) shall approve a project or approve
with modifications if the applicant has demonstrated
that the proposal complies with the applicable decision
criteria of the RZC. The applicant bears the burden of
proof and must demonstrate that a preponderance of the
evidence supports the conclusion that the application
merits approval or approval with modifications. In all
other cases, the Hearing Examiner (or Landmark [S—ANP
HERFFAGE] Commission) shall deny the application.
4. Conditions. The Hearing Examiner (or Landmark [S—AND
HERFFAGE] Commission) may include conditions to ensure
a proposal conforms to the relevant decision criteria.
5. Decision. The Hearing Examiner (or Landmark [S—ANDB
HERFFAGE] Commission) shall 1issue a written report
supporting the decision within 10 business days
following the close of the record. The report supporting
the decision shall be mailed to all parties of record.
The report shall contain the following:

a. The decision of the Hearing Examiner (or

Landmark [S—ANPD—HERIFAGE] Commission); and
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b. Any conditions included as part of the decision;

and

C. Findings of fact upon which the decision,

including any conditions, was Dbased and the

conclusions derived from those facts; and

d. A statement explaining the process to appeal

the decision of the Hearing Examiner to the King

County Superior Court or in the case of Landmark [&

ANPD—HERFFAGE] Commission to the Hearing Examiner.
6. Request for Reconsideration. Any party of record may
file a written request with the Hearing Examiner (or
Landmark [S—AND—HERITAGE] Commission) for
reconsideration within 10 business days of the date of
the Hearing Examiner’s decision. The request shall
explicitly set forth alleged errors of procedure, law,
or fact. No new evidence may be submitted in support of
or in opposition to a request for reconsideration. The
Hearing Examiner shall act within 10 business days after
the filing of the request for reconsideration by either
denying the request or issuing a revised decision. The
decision on the request for reconsideration and/or the

revised decision shall be sent to all parties of record.
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7. Appeal. Except for Shoreline Conditional Use
Permits, Shoreline Substantial Development Permits, or
Shoreline Variances, a Hearing Examiner decision may be
appealed to the King County Superior Court. Landmark [&
ANB—HERFFAGE] Commission decisions may be appealed to
the Hearing Examiner. Shoreline Conditional Use Permits,
Shoreline Substantial Development Permits, and Shoreline
Variances may be appealed to the Shoreline Hearings
Board as provided for in RZC 21.68.200.C.6.b and RZC
21.68.200.C.6.c.
K. Hearing Examiner Recommendations on Type IV Reviews.

1. Overview. For Type IV reviews, the Hearing Examiner
makes a recommendation to the City Council after
receiving the recommendation of the Technical Committee
and holding an open record public hearing. The City
Council considers the Hearing Examiner’s recommendation
in a closed record proceeding.
2. Hearing Examiner Public Hearing. The Hearing
Examiner shall hold an open record public hearing on all
Type IV permits. The open record public hearing shall
proceed as follows:

a. Notice of the hearing shall be given as provided

in RzZC 21.76.080.D.
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b. Any person may participate in the Hearing
Examiner’s public hearing on the Technical
Committee’s recommendation by submitting written
comments to the Technical Committee prior to the
hearing, by submitting written comments at the
hearing, or Dby providing oral testimony and
exhibits at the hearing.
c. The Administrator shall transmit to the Hearing
Examiner a copy of the department file on the
application, including all written comments
received prior to the hearing and information
reviewed by or relied upon by the Administrator.
The file shall also include information to verify
that the requirements for notice to the public
(Notice of Application and Notice of SEPA Threshold
Determination) have been met.
d. The Hearing Examiner shall create a complete
record of the public hearing, including all
exhibits introduced at the hearing and an
electronic sound recording of each hearing.

3. Hearing Examiner Authority. The Hearing Examiner

shall make a written recommendation to approve a project

or approve with modifications 1if the applicant has
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demonstrated that the proposal complies with the
applicable decision criteria of the RZC. The applicant
bears the burden of proof and must demonstrate that a
preponderance of the evidence supports the conclusion
that the application merits approval or approval with
modifications. In all other cases, the Hearing Examiner
shall make a recommendation to deny the application.
4. Conditions. The Hearing Examiner may include
conditions in the recommendation to ensure a proposal
conforms to the relevant decision criteria.
5. Recommendation. The Hearing Examiner shall issue a
written report supporting the recommendation within 10
business days following the close of the record. The
report shall contain the following:
a. The recommendation of the Hearing Examiner; and
b. Any conditions included as part of the
recommendation; and
c. Findings of fact upon which the recommendation,
including any conditions, was Dbased and the
conclusions derived from those facts.
6. Mailing of Recommendation. The office of the Hearing
Examiner shall mail the written recommendation, bearing

the date it is mailed, to each person included in the
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parties of record. The Administrator will provide notice
of the Council meeting at which the recommendation will
be considered to all parties of record.

7. Request for Reconsideration. Any party of record may
file a written request with the Hearing Examiner for
reconsideration within 10 business days of the date of
the Hearing Examiner’s recommendation. The request shall
explicitly set forth alleged errors of procedure, law,
or fact. No new evidence may be submitted as part of a
request for reconsideration. The Hearing Examiner shall
act within 10 business days after the filing of the
request for reconsideration by either denying the
request or issuing a revised decision. The decision on
the request for reconsideration and/or revised decision
shall be sent to all parties of record.

8. All Hearing Examiner recommendations on Type IV
permits shall be transmitted to the City Council for
final action, as provided in RZC 21.76.060.0.

L. Planning Commission Recommendations on Type VI Reviews.
1. Overview. For Type VI proposals, the Planning
Commission makes a recommendation to the City Council
after holding at least one open record public hearing.

The Planning Commission may also hold one or more study

Page 103 of 131 Ordinance No.
AM No.



sessions prior to making the recommendation. The City
Council considers the Planning Commission’s
recommendation and takes final action by ordinance.
2. Planning Commission Public Hearing. The Planning
Commission shall hold at least one open record public
hearing. The hearing shall proceed as follows:
a. Notice of the public hearing shall be given as
provided in RZC 21.76.080.F.
b. Any person may participate in the public hearing
by submitting written comment to the [APPEECAREE

PERPARTMENT —DIRECTOR] Planning Commission or

designated staff prior to the hearing or by

submitting written or making oral comments to the
Planning Commission at the hearing. All written
comments received by the [APPEFCAREE—PEPARTMENT

BIFRECTOR] designated staff shall be transmitted to

the Planning Commission no later than the date of
the public hearing.

C. The Administrator shall transmit to the
Planning Commission a copy of the department file
on the application, including all written comments
received prior to the hearing and information

reviewed by or relied upon by the Administrator.
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The file shall also include information to verify
that the requirements for notice to the public
(Notice of Application, as required; Notice of SEPA
Determination) have been met.
d. The Planning Commission shall record and
compile written minutes of each hearing.
3. Recommendation. The Planning Commission may
recommend that the City Council adopt, or adopt with
modifications, a proposal 1if it complies with the
applicable decision criteria in RZC 21.76.070, Land Use
Actions and Decision Criteria. In all other cases, the
Planning Commission shall recommend denial of the
proposal. The Planning Commission’s recommendation shall
be in writing and shall contain the following:
a. The recommendation of the Planning Commission;
and
b. Any conditions included as part of the
recommendation; and
c. Findings of fact upon which the recommendation,
including any conditions, was based and the
conclusions derived from those facts.
4. Additional Hearing on Modified Proposal. If the

Planning Commission recommends a modification which
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results in a proposal not reasonably foreseeable from
the notice provided pursuant to RZC 21.76.080.F, the
Planning Commission shall conduct a new public hearing
on the proposal as modified. The Planning Commission
shall consider the public comments at the hearing in
making its final recommendation.
5. A vote to recommend adoption of the proposal or
adoption with modification must be by a majority vote of
the Planning Commission members present and voting.
6. All Planning Commission recommendations shall be
transmitted to the City Council for final action as
provided in RZC 21.76.060.0Q.
M. Appeals to King County Superior Court on Type I Permit,
Type II Permit and/or Type III Landmark Commission Decision
Appeal Reviews.
1. Overview. Except for Shoreline Substantial
Development Permits, all decisions of the Hearing
Examiner on Type I permit, Type II permit and/or Type
IIT Landmark Commission decision appeals may be appealed
to the King County Superior Court.
2. Commencing an Appeal. Hearing Examiner decisions on

Type I permit, Type II permit and/or Type III Landmark
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Commission decision appeals may be appealed to the King
County Superior Court.
3. The Hearing Examiner's decision on an appeal from
the Applicable Department or Technical Committee on a
Type I permit, Type II permit and/or Type III Landmark
Commission decision appeal review is the final decision
of the City and (except for Shoreline Conditional Use
Permits and Shoreline Variances) may be appealed to the
King County Superior Court as provided 1in RZC
21.76.060.R.
4., Shoreline Substantial Development Permits and
Shoreline Variances must be appealed to the Shoreline
Hearings Board. See RZC 21.68.200.C.6.b and
21.68.200.C.6.c.

N. Appeals on Type III Reviews and from King County Landmark

Commission Decisions.
1. Overview. Except for Shoreline Substantial
Development Permits, Shoreline Conditional Use Permits,
Shoreline Variances, and King County Landmark Commission
decisions, reviews may be appealed to the King County
Superior Court. All decisions of the Hearing Examiner

may be appealed to the King County Superior Court.
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2. Commencing an Appeal. The decision of the Hearing
Examiner 1s the final decision of the City and may be
appealed to the King County Superior Court by filing a
land use petition which meets the requirements set forth
in RCW Chapter 36.70C. The petition for review must be
filed and served upon all necessary parties as set forth
in state law and within the 2l1-day time period as set
forth in RCW 36.70C.040.

3. The decision of the Redmond Landmark [S—ANBDHERIFAGE]
Commission or the King County Landmarks Commission
listed above in (N) (1) and may be appealed to the Hearing
Examiner by filing a land use petition which meets the
requirements set forth in RCW 36.70C. The petition for
review must be filed and served upon all necessary
parties within the 21-day time period.

4. Hearing Examiner decisions on a Type III review or
the Redmond Landmark [S—ANPHERFFACSE] Commission or King
Landmarks Commission on those matters specified 1in
subsection (N) (1) is the final decision of the City and
may be appealed to the King County Superior Court by
filing a land use petition which meets the requirements
set forth in RCW Chapter 36.70C. The petition for review

must be filed and served upon all necessary parties as
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set forth in state law withing the 21-day time period as

set forth in RCW 36.70C.040.

5. Shoreline Conditional Use Permits, Shoreline

Substantial Development Permits, and Shoreline Variances

must be appealed to the Shoreline Hearings Board. See

RZC 21.68.200.C.6.b and 21.68.200.C.6.c.

O. City Council Decisions on Type IV Reviews.

1. Overview. The City Council considers all Hearing

Examiner recommendations on Type IV permits in a closed

record proceeding. Decisions of the City Council on Type

IV permits may be appealed to the King County Superior

Court as provided in RZC 21.76.060.R.

2. City Council Decision.
a. The Administrator shall transmit to the City
Council a copy of the department file on the
application, including all written comments
received prior to and during the open record
hearing and information reviewed by or relied upon
by the Hearing Examiner. The file shall also
include information to verify that the requirements
for notice to the public (Notice of Application,
Notice of Public Hearing, and Notice of SEPA

Determination) have been met.
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b. The City Council shall conduct a closed record
proceeding. Notice of the closed record proceeding
shall be provided as outlined within RZC
21.76.080.J, Notice of Closed Record Appeal
Proceeding on Type IV and City Council Proceeding
on Type VI Reviews. The City Council shall not
accept new information, written or oral, on the
application, but shall consider the following in
deciding upon an application:
i. The complete record developed before the
Hearing Examiner; and
ii. The recommendation of the Hearing
Examiner.
c. The City Council shall either:
i. Approve the application; or
ii. Approve the application with
modifications; or
iii. Deny the application, based on findings
of fact and conclusions derived from those
facts which support the decision of the
Council.
d. Form of Decision. All City Council decisions on

Type IV reviews shall be in writing. All decisions
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approving a Type IV application shall require
passage of an ordinance. Decisions denying Type IV
applications shall not require ©passage of an
ordinance. Decisions on Type IV applications shall
include:
i. Findings and Conclusions. The City Council
shall include findings of fact and conclusions
derived from those facts which support the
decision of the Council, including any
conditions, in the decision on the
application. The City Council may, by
reference, adopt some or all of the findings
and conclusions of the Hearing Examiner.
ii. Conditions. The City Council may, based
on the record, include conditions in any
ordinance approving or approving with
modifications any conditional wuse permit,
essential public facilities permit, or master
planned development application in order to
ensure conformance with the approval criteria
specified in the code or process under which
the application was made. For Zoning Map

Amendments that are consistent with the
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Comprehensive Plan, conditions of approval
shall not be included in the ordinance, Dbut
shall be included in a separate development
agreement approved concurrently with the
ordinance.
iii. Required Vote. The City Council shall
adopt an ordinance which approves or approves
with modifications the application by a
majority vote of the membership of the City
Council. Decisions to deny a Type v
application shall require a majority vote of
those Council members present and voting.
iv. Notice of Decision. Notice of the City
Council Decision shall be provided as outlined
within RZC 21.76.080.G, Notice of Final
Decision
P. City Council Decisions on Type V Reviews.

1. Overview. For Type V reviews, the City Council makes

a final decision after receiving the recommendation of

the Technical Committee [ANPD—FHE RECOMMENDATION—OF THE

PESTFSN-REVIEW—BOARPD—{(FFREQUIRED)] and after holding an

open record public hearing. The City Council’s decision
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is

appealable to the King County Superior Court as

provided in RZC 21.76.060.R.

2.

City Council Open Record Public Hearing.

a. Notice. Notice of the City Council’s open record
public hearing shall be given as provided in RZC
21.76.080.E.

b. Transmittal of File. The Administrator shall
transmit to the City Council a copy of the
department file on the application, including all
written comments received prior to the City Council
open record public hearing and information reviewed
by or relied upon by the Administrator. The file
shall also include information to wverify that the
requirements for notice to the public (Notice of
Application, Notice of Public Hearing, and Notice
of SEPA Determination) have been met.

c. Participation. Any person may participate in
the City Council public hearing on the Technical
Committee’s recommendation by submitting written
comments prior to the hearing or at the hearing by
providing oral testimony and exhibits at the
hearing. The Council shall create a complete record

of the open record public hearing, including all
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3.

exhibits introduced at the hearing and an
electronic sound recording of the hearing.
City Council Decision.
a. Options. The City Council shall, at the open
record public hearing, consider and take final
action on each Type V application. The final action
may take place in the same meeting as the public
hearing. The City Council shall either:
i. Approve the application; or
idi. Approve the application with
modifications or conditions; or
iii. Deny the application.
b. Form of Decision. The City Council’s decision
shall be in writing and shall include the
following:
i. Findings and Conclusions. The City Council
shall include findings of fact and conclusions
derived from those facts which support the
decision of the Council, including any
conditions, 1n the decision approving the
application or approving the application with
modifications or conditions. The City Council

may by reference adopt some or all of the
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findings and conclusions of the Technical
Committee.
ii. Conditions. The City Council may, based
on the record, include conditions in any
ordinance approving or approving with
modifications an application in order to
ensure conformance with the approval criteria
specified in the code or process under which
the application was made.
iii. Notice of the Decision shall be provided
as outlined within RZC Notice of the Decision
shall Dbe provided as outlined within RZC
21.76.080.G, Notice of Final Decision.
Q. City Council Decisions on Type VI Reviews.

1. Overview. The City Council shall consider and take

action on all Planning Commission recommendations on

Type VI reviews. The City Council may take action with

or without holding its own public hearing. Any action of

the City Council to adopt a Type VI proposal shall be by

ordinance.

2. City Council Action.

a. Notice of City Council Proceeding. Notice shall

be provided in accordance with RZC 21.76.080.J.
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b. [FNEFFAE] Consideration by Council. The City
Council shall consider at a public proceeding each
recommendation transmitted by the Planning
Commission. The Council may take one of the
following actions:
i. Adopt an ordinance adopting the
recommendation or adopt the recommendation
with modifications; or
ii. Adopt a motion denying the proposal; or
iii. Refer the proposal back to the Planning
Commission for further proceedings, in which
case the City Council shall specify the time
within which the Planning Commission shall
report back to the City Council with a
recommendation; or
iv. Decide to hold its own public hearing to
take further public testimony on the proposal
or in order to consider making a modification
of the proposal that was not within the scope
of the alternatives that could be reasonably
foreseen from the notice of the Planning
Commission public hearing provided under RZC

21.76.080.F.

Page 116 of 131

Ordinance No.

AM No.



C. Public Hearing and Decision. If the Council
determines to hold its own public hearing, notice shall
be provided; and the hearing shall be conducted in the
same manner as was provided for the Planning Commission
hearing on the proposal. After conducting the public
hearing, the City Council shall render a final decision
on the proposal as provided in subsection Q.2.b.i or
Q.2.b.ii of this section.
R. Appeal of Council and Hearing Examiner Decisions on Types
I - V Reviews to Superior Court. The decision of the decision
maker listed in RZC 21.76.050.A for Type I - V permits or
reviews is the final decision of the City and may be appealed
to Superior Court by filing a land use petition which meets
the requirements set forth in RCW Chapter 36.70C. No action
to obtain judicial review may be commenced unless all rights
of administrative appeal provided by the RZC or state law
have Dbeen exhausted. Decision types which provide for no
administrative appeal (Types III through VI) may be directly
appealed to the King County Superior Court. The petition for
review must be filed and served upon all necessary parties as
set forth in state law and within the 21-day time period as

set forth in RCW 36.70C.040.
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S. Appeal of Council Decisions on Type VI Reviews to Growth
Board. The action of the City Council on a Type VI proposal
may be appealed together with any SEPA threshold
determination by filing a petition with the Growth Management
Hearings Board pursuant to the requirements set forth in RCW
36.70A.290. The petition must be filed within the 60-day time
period set forth in RCW 36.70A.290(2).

T. Appeal of Shoreline Master Plan Amendments and Decisions.
Appeal of Shoreline Master Plan amendments and decisions must
be made to the Shoreline Hearings Board.

21.76.070 Land Use Actions and Decision Makers.

21.76.080 Notices.

21.76.090 Post-Approval Actions.

A. Purpose. The purpose of this chapter is to detail actions
that a development applicant or the City may take after
approval of the development application.

B. Commencement of Activity. [EXCERPF—FOR—MASTER—PEANNED
PEVELOPMENT-APPROVALS—4A] Approvals for Shoreline Substantial
Development, Shoreline Conditional Use, and Shoreline
Variance approvals, approval of a Type I, Type II, Type III,

Type IV, and Type V permits are assumed valid wunless

Page 118 of 131 Ordinance No.
AM No.



overturned by an appeal decision. Project activity commenced
prior to the end of any appeal period, or withdrawal of, or
final decision on, an appeal, may continue at the sole risk
of the applicant; provided, however, that:
1. Where the applicant begins project activity prior to
the end of any applicable appeal period, site
restoration performance assurance in an amount
sufficient to restore the site to the predevelopment
state shall be required.
2. Where the applicant begins or continues project
activity after an appeal has been filed, only project
activity that will be unaffected in any way by the
outcome of the appeal will be allowed.
3. If the appeal concerns project activities that alter
or affect a natural or undeveloped area, such activities
shall not be allowed pending withdrawal of, or final
decision on, the appeal.
4. If the appeal concerns project activities that alter
or affect a historic landmark, such activities shall not
be allowed pending withdrawal of, or final decision on,
the appeal. If project activity has begun and is
subsequently discontinued pending the withdrawal of or

final decision on an appeal, then proper erosion control
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measures shall be maintained in accordance with the
provisions of 1local, state, and federal law. Project
infrastructure improvements in progress at this time
shall Dbe secured and shall be maintained in a safe
condition pending withdrawal of, or final decision on,
the appeal. For Shoreline Substantial Development Permit
approvals, Shoreline Conditional Use Permit approvals,
and Shoreline Variance approvals, see RzC 21.68,
Shoreline Master Program.

C. [ FERMINATION—OFAPPROVAL—OF] Expiration of Vested Status

of Type I, II, [ANBP] III, IV and V Permits and Approvals.

1. Type I, II, and III Permits and Approvals:

a. The vested status of a Type I, II, or III permit

or approval will expire as provided in subsection

C.2 of this section; provided, that:

i. Variances run with the land in perpetuity

if recorded with the King County Recorder’s

Office, or its successor agency, within 90

days following the final decision of the City;

ii. Preliminary plats are subject to

expiration under the terms of RZC 21.74.030.E

Preliminary Subdivision Procedures;
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iii. Shoreline Substantial Development

Permits, Shoreline Conditional Use Permits,

and Shoreline Variances are subject to

expiration under the terms of RZC

21.68.200.C.9 Termination of Approval; and

iv. When permit expiration timelines apply

pursuant to the terms of Redmond Municipal

Code Title 15 Buildings and Construction, the

provisions of this Section C do not apply.

b. Approval of a Type I, II, or III application
shall expire two years from the date approval was
final unless: [STEGNEFICANT ACTION PROPOSED—IN—THE
APRPLICATION—HAS—REEN—PHYSTCALLY —COMMENCED—AND
REMAINS—IN—PROGRESS—THIS—EXPIRATION—EXCETDES
PREEIMINARY PIATS —SUBJECT TO—EXPIRATIONUONDER—RZC

21 74 NN T ]
T e U OU e LT .

T o

i. A complete Building Permit application is

filed before the end of the two-year term. In

such cases, the vested status of the Type I,

II, or III permit or approval shall be

automatically extended for the time period

during which the Building Permit application

is pending prior to issuance; provided, that
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if the Building Permit application expires

pursuant to RMC 15.08.050 Amendments to the

International Building Code, the vested status

of a Type I, II, or III permit or approval

shall also expire;

ii. For short plats and binding site plans,

the final plat or approved binding site plan

is recorded;

iii. For projects which do not require a

Building Permit, the use allowed by the permit

or approval has been established prior to the

expiration of the vested status of the Type I,

II, or III permit or approval and is not

terminated by abandonment or otherwise;

iv. When a Building Permit is issued, the

vested status of a Type I, II, or III permit

or approval shall be automatically extended

for the life of the Building Permit. If the

Building Permit expires or is revoked or

canceled ©pursuant to RMC 15.08.050 or

otherwise, then the vested status of a Type I,

II, or III permit or approval shall also

expire, or be revoked or canceled.
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[2] v. [THEPRERIODMAY REFEXTENDEDON-AYEAREY

BASES] A single one year extension may be

granted Dby the [ARPPROVAL—AUTHORITY—UJPON

SHOWING] decision maker of the permit if the

applicant documents proper justification and

a good faith effort. Proper Jjustification

consists of one or more of the following
conditions:

[A] A. Economic hardship;

[B] B. Change of ownership;

[€] C. Unanticipated construction and/or

site design problems;

(B] D. Other circumstances beyond the

control of the applicant determined

acceptable by the Technical Committee.
(3] wvi. Once the time ©period and any
extensions have expired, approval shall

terminate; and the application is wvoid and

deemed withdrawn.

Poarm-a + o 1 r 13~ O~ A2+ 4 n ] I Poarm-a + o
ps LT Coy [ Y S g [ S § A\ Y 5\ S S Ui S N R I €5 a Ao ae) ps LT T oy
S Al Q el a2~ M aoxrianoaa Q nR7O
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21-68-200-c<9-] Type IV and V Permits and
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Approvals. Type IV and V permits and approvals

are subject to expiration under the terms of

the City Council Final Decision.

D. Administrative Modifications.

1. Purpose. The purpose of this section is to establish

a procedure to allow modification to an approved

project.

2. Scope. This section governs requests to modify any

final approval on a project granted pursuant to this

chapter of the RZC, excluding all approvals granted by

passage of an ordinance or resolution of the City

Council. For Shoreline Substantial Development Permits,

Shoreline Conditional Use Permits, and Shoreline

Variances, see RZC 21.68.200.C.8.

3. Procedure.
a. Applications that seek administrative
modification that meet the criteria below shall
follow the procedures established in RZC
21.76.050.G for a Type [+] I permit processty
WETHOUT —THE REQUIREMENT FORPUBEEC NOTEFICATION] .
b. Applications that seek administrative
modification for additional square footage shall

follow the procedures established in RZC
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4.

21.76.050.G for a Type II permit process, without

the requirement for public notice.

Decision Criteria.

a. The Administrator may determine that an
addition or modification to a previously approved
project or decision will require review as a new
application rather than an administrative
modification, if 1t exceeds the <criteria in
subsection D.4.b below.
i. If reviewed as a new application rather
than an administrative modification, the
modification shall be reviewed by the same
body (ies) that reviewed the original
application. [FF—FHEAPPEFCATION-RESUEFING—IN
THE—APPROVAL—WHICH T Ss—THE—SUBJECT—OF —THE
REQUEST FORMODITFICATIONWAS REVIEWED BY THE
DESTFON—REVIEWN—BOARD—FHEN—FHE—BOARD—SHALL
REVIEWN—THE—REQUOEST —AND—MAKE—ITS
RECOMMENDATIONS—FO—TFHEAPPROPRIATEROPY-] The
criteria for approval of such a modification
shall be those criteria governing original
approval of the permit which is the subject of

the proposed modification.
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b. A proposed modification or addition will be

decided as [AN] a Type I administrative

modification, if the modification meets the

following criteria:

FEOOR—SPACEWIEEBEADBDED. ]

i. The modification requires upgraded fire

access or fire suppression; or

ii. No increase in the total square footage of

structures to be developed is proposed; and
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iii. All changes to land use(s) comply with

the requirements of the underlying zone; and

iv. All changes to the existing building and

site comply with the requirements of the

underlying zone; and

v. All changes to the location or number of

access points comply with applicable

standards; and

vi. All modifications to landscaping and/or

removal of trees comply with applicable

standards; and

vii. Any changes to the amount of parking

comply with applicable standards; and

viii. Any increase in height of structures

complies with applicable standards.

5. A modification that [BPOESNOGT] meets the criteria in

subsection D.4.b.iii through D.4.b.viii of this section,

but [PSESNOFTABP] increases the total square footage of

existing structures by [MORE—FHAN] the lesser of 10

percent or 6,000 gross square [FOOFEACE] feet, may be
reviewed as [AN] a Type II administrative modification,

[AS—APPROVED—RY—THE—ADMINISTRATOR] without the

requirement for public notice.

Page 127 of 131 Ordinance No.
AM No.



6. A modification that increases the total square

footage of existing structures by more than the lesser

of 10 percent or 6,000 gross square shall be reviewed as

a new Type II Site Plan Entitlement application.

Section 6. Amendments to Redmond Zoning Code (RZC) Chapter

21.78 Definitions. The provisions of RZC Chapter 21.78 Definitions

are hereby amended to read as follows:
Chapter 21.78 Definitions.
D Definitions.

Development Services Center. The Development Services

Center is located at Redmond City Hall. Resources such

as applications, forms, and fee schedules are also

available at the City of Redmond’s webpage. Additional

information may be obtained by contacting the

Development Services Center in person and by telephone.

M Definitions.

Must (or Shall). Refer to RMC 1.01.025 Definitions.

N Definitions.

Nonresponsiveness. An applicant is not making

demonstrable progress on providing additional requested

information as a complete resubmittal to the city, or

there is no ongoing communication from the applicant to
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the city on the applicant's ability or willingness to

provide the additional information.

P Definitions.

Project permit or project permit application. Any land

use or environmental permit or license required from the

City of Redmond for a project action, including but not

limited to building permits, subdivisions, binding site

plans, master planned developments, conditional uses,

shoreline substantial development permits, site plan

review, permits or approvals required by critical area

ordinances, site-specific rezones authorized by a

comprehensive plan or subarea plan which do not require

a comprehensive plan amendment, but excluding the

adoption or amendment of a comprehensive plan, subarea

plan, or development regulations except as otherwise

specifically included in this subsection. (RCW

36.70B.020 and as hereafter amended)

S Definitions.

Shall (or Must). Refer to RMC 1.01.025 Definitions.

Means a mandate; the action must be taken. (SMP)

Section 7. Severability. If any section, sentence,

clause,

or phrase of this ordinance should be held to be invalid

or unconstitutional by a court of competent jurisdiction, such
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invalidity or unconstitutionality shall not affect the validity of
any other section, sentence, clause, or phrase of this ordinance.

Section 8. Effective Date. This ordinance shall become

effective on January 1, 2025, after its publication, or publication
of a summary thereof, in the city’s official newspaper, or as
otherwise provided by law.

ADOPTED by the Redmond City Council this = day of

, 2024.

CITY OF REDMOND

ANGELA BIRNEY, MAYOR

ATTEST:

(SEAL)
CHERYL XANTHOS, CMC, CITY CLERK
APPROVED AS TO FORM:
DANTEL KENNY, CITY ATTORNEY
FILED WITH THE CITY CLERK:
PASSED BY THE CITY COUNCIL:
SIGNED BY THE MAYOR:
PUBLISHED:
EFFECTIVE DATE:
ORDINANCE NO.
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