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  Issue Statement

Current Code (OMC 18.04.060 N) : 

LARGE MULTIFAMILY HOUSING PROJECTS

To ensure that large multifamily housing project provide a transition to adjoining lower density development, multifamily projects shall be subject to the following requirements: 

1. Mix of Dwelling Types

a. In the RM-18 and RMU districts, no more the seventy (70) percent of the total housing units on sites of ten (10) or more acres shall be of a single dwelling type (e.g., detached single family units, duplexes, triplexes, multi-story apartment buildings, or townhouses.).  

Proposed Change in Recommended Update: 
PL 16.2 (p. 83): 

Require a mix of single-family and multi-family structures in villages, mixed residential density districts, and apartment projects when these exceed five acres; and use a variety of housing types and setbacks to transition to adjacent single-family areas. 

Staff Clarification (Agenda Notes for 2/10/2014) 
Despite the language in PL 16.2 that refers to villages, mixed residential districts and apartment projects, PL 16.2 is limited in fact to RM18 and RMU districts for the following reasons: (p. 17 of 51 in Agenda Notes for 2/10/2014) 

· Villages are guided by specific regulations in Olympia Municipal Code which provide for mix of housing types. 

· RM 7-13 and RM 10-18 have specific criteria for mix housing in Olympia Municipal Code. 

· RM-24 has a minimum density of 18 du/acre.  It would be exceedingly difficult to achieve this required density along with parking, height, and other requirements.

-The RMU zone exists in only one area of the City and the parcel size there renders the 5 acre provision non-applicable. 

- Conclusion:  the proposed policy  PL 16.2 applies to only only one zoning district: RM-18. 

(For additional detail, see Notes cited above)  

Note: It appears that in light of the above qualifications, the language in PL 16.2 must be revised to replace the words “villages, mixed residential density districts, and apartment projects” with the words “in RM-18 Districts” .  It would read: 

Require a mix of single-family and multi-family structures in RM 18 districts when these exceed five acres; and use a variety of housing types and setbacks to transition to adjacent single-family areas. 

Additional Provision in Olympia Municipal Code Affecting PL 16.2
18.04.060 N

2. Transitional Housing Types.  In the RM 18, RM 7-13 and MR 10-18 districts, detached single family houses or duplexes shall be located along the perimeter (i.e., to the depth of one lot)  of multifamily housing projects over five (5 acres) in size which are directly across the street and visible from existing detached single family houses. Townhouses, duplexes, or detached houses shall be located along the boundary of multifamily housing sites over five (5) acres in size which adjoint but do not directly face, existing detached single family housing (e.g. back to back or side to side).

(Note: The above provision is interpreted to mean that the only distinction between the requirement for buffering of RM 18 districts of over five acres is that where there is no street between the RM 18 district and existing single family housing, townhouses may be included in the buffer.) 

Analysis of PL 16.2 from a Spatial Perspective
Residential Development Standards Governing RM-18

RM-18 allows 18 DU/acre.  The minimum requirement is 8 DU/acre  (OMC 18.04.080 Table 4.04)

(For five acres, the maximum is is 90 DUs.  The minimum is 40 DUs.) 

Minimum lot size for duplex in RM-18 is 6,000 sf. *  (Table 4.04

Front yard set back in RM -18 is 10’; Rear yard set back for RM -18 for multi-family 15’ ; side yard set back  in RM-18 is 5’ (10’ where abuts flanking street.) 

Note: these standards are for RM-18. This analysis assumes these standards apply for duplexes built in the buffer.  

*Duplexes rather than single family homes are used in this analysis on the assumption this would be logical way to meet density standards for RM-18.

Maximum building height in MR-18 is 35’. (Table 4.04)

Maximum impervious surface (buildings, road, sidewalks, parking) in RM-18 is 70%  (Table 4.04) 

Maximum building coverage in RM -18 is 50% (Table 4.04)

Minimum open space in RM-18 is 30%  (Table 4.04) 

Application of Residential Development Standards to a Five Acre Parcel

(On assumption all units in the required buffer are duplexes.)

1. Five (5) acres is equal to 217,800 square feet.(sf). (43,560 sf/acre X 5 acres)

2. Allowable impervious surface on five acres is 152,460 sf. (70% of 217,800) 

3. Buildable land on five acres is 108,900 sf. (50% of 217,800) 

4. Required open space is 65,340 sf. (30% of 217,800)

5. Land available for streets, sidewalks, parking, and other non-buildable impervious surface is 43,560 sf. (152,460 sf - 108,900 sf)   

6. The total pervious surface for a five acre parcel is 30% or 65,340 sf.

Calculation of Compliance of Proposed Ordinance with Current Residential Development Standards 

(The following analysis is focused on two provisions in the current residential development standards that would not be changed by the proposed ordinance: the provision for a maximum building coverage of 50% and of a maximum impervious surface coverage of 70% (Table 4.04).  Further analysis to address the feasibility of achieving the intended density of 18 DU/acre in 5 acre parcels zoned for RM - 18 would likely lead to the same conclusion but that analysis is not included herein. ) 

If the five acre parcel abuts single family houses, the five acre parcel must have single family or duplexes one lot deep around the perimeter. (See above: OMC 28.04.060 N (2))

It does not appear to matter whether the five acre parcel is surrounded by streets or whether it abuts adjacent land with single family houses.  The only difference appears to be that where there is not a street, townhouses are permitted in the buffer.  

For this analysis, it is assumed that development of the buffer will be in duplexes so that a maximum density can be achieved.  The minimum lot size for a duplex is 6,000. (Table 4.04)  

The configuration of the five (5) acre parcel in an RM-18 district will determine the amount of that parcel that must be devoted to a buffer.  

1. Five acres is equal to 217,800 sf. 

2. Assume the five acre parcel is square.  (Without sophisticated mathematical proofs, it is assumed that a square provides less area in the required buffer than a does an elongated rectangle.) 

3. In a square five acre parcel, each side is 466.7 feet.  (This is the square root of the total number of square feet in the parcel.) 

4. Assume that there is just a street on one side of the five acre parcel. (This is the most “generous” assumption with respect to overall development potential. The area required for access to the duplexes in the other three sides of the buffer and the R-18 project behind the buffer is not considered but would be significant.)   For purposes of this analysis, no deduction from the allowable impervious surface of 152,460 sf is made to reflect the street abutting the five acre parcel nor any streets within the development.  

5. Assume the 6,000 sf lot required by the residential development standards for a duplex is square.  This means each side would be 77.5 feet. (The square root of 6,000) 

6. Under these assumptions regarding the length of each side of the five acre parcel and the length of each duplex lot,  6 duplexes can be sited on each side of the 5 acres. (466.7 feet / 77.5 feet = 6)

7. The total land required for the buffer is 144,000 sf. (6,000 sf/lot X 24 lots)  (This includes both the land on which the duplexes are built and the set backs required by code.) 

8. This leaves 73,800 sf for development of the RM 18 (217,800 sf  - 144,000 sf.)

(Note:  in this and subsequent analysis, “RM -18” refers to a multi-family structure, not to the entire 5 acre parcel.) 

9. For each lot required for duplexes, the buildable area must be set back 10 feet on front, 5 feet on each side, and 10 feet in back (Table 4.04)  This amounts to a total of  2,075  sf.    (((10 + 10) X 77.5 = 1,550 sf) +  (5 + 5) X (77.5 - 25) = 525) 

10. This means that the buildable area per lot is 3,925   (6,000 sf - 2,075 sf = 3,925 sf) 

11. For 24 duplex lots, this means that 49,800 sf. must be undeveloped (24 lots X 2,075 ) and a maximum of 94,200 sf can be built upon (24 X 3,925 sf). 

12. This reduces the building coverage land for the R-18 development to 14,200 sf.   (108,900 sf  - 94,200 sf where 108,900 sf is the total maximum building coverage for the entire five acre parcel, i.e. 50% of the total five acres and 94,200 sf is the total building coverage in the buffer area. See # 11 above) 

13. If it is assumed that there are no roads to access the five acres and no parking or walkways and that 94,200 sf of the five acres has been built upon in the buffer,  a total of 58,260  sf of impervious surface is available for the R-18 development.  (152,460 sf - 94,200 sf = 58,260 sf) (Maximum impervious surface = 70% of parcel (Table 4.04). 70% of 217,800 sf = 152.460 sf. From this, the amount of building coverage in the buffer area, 94,200 sf is subtracted.) 

14. Again, it is assumed that the remaining land for the R-18 development is 73,800 sf. (The total sf of the 5 acre parcel is 217,800. Deduct from this the land that must be in the buffer, i.e. 144,000 sf. (See #7 above) 

      (Note:  this is the total size of the remaining parcel, including set-backs) 

15.  Given the size of the R-18 parcel (see #14) each side of this remaining R-18 parcel is 271 feet long. (This is the square root of 73,800 sf.) 

16. On the remaining 73,800 sf in the five acre parcel available for R-18 development, setback required under the existing residential development standards reduces the amount of buildable land.  This means a total land available for building is 64,295 sf.   ((271 feet X 25 feet = 6,775 sf)  + (10 feet X 271 feet = 2,710 sf)  for a total of 9,505 sf.

      73,800 sf - 9,505 sf = 64,295 sf.)

17. Under the assumption of no roads, no sidewalks, and no parking, the total impervious development on the five acre parcel is the sum of the permitted building in the buffer and the permitted building in the remainder of the parcel. This is 158,495  sf (94,200 sf  (see #11) + 64,295 sf (#16)) 

18. The total impervious surface allowed for the entire 5 acre parcel under the residential building standards (Table 4.04) is 152, 460 sf. (70% of 217,800 sf.) 

19. If buildings in the buffer area and in the remaining RM 18 land are built out to the allowable coverage under set-back provisions, the amount of impervious surface will exceed the total impervious surface allowed under the residential building standards. (Table 4.04)

      This analysis did not include any impervious surface for parking or roads or  sidewalks. 

20.  The amount of building coverage under the residential building standards is 108,900 sf.(217,800 X 50%)  Full use of the allowable building coverage portions of the five acre parcel as determined by the set-back requirements and lot sizes in the residential building standards would allow for a building coverage total of 162,864 sf.  ( 94,200 sf (#11) + 64,295 sf. (#16) = 158,495 sf. This is in excess of the amount allowed for the full five acres, i.e. 108,900 sf. 

21. If buildings in the buffer are and in the remaining RM 18 land are built out to the allowable coverage under set-back provisions, the total amount of building coverage will exceed the total building coverage allowed under the residential building standards (Table 4.04) 

Conclusion

If accurate, the above analysis indicates that if minimum lot size and set-back provisions in the current residential building standards and the requirement for a buffer around all sides of the five acre parcel are taken into account, development on a five acre parcel under the proposed ordinance will require a considerable increase in open space and a reduction in the allowable building coverage.

To determine if meeting the intended density of 18 DU/acre on a five acre parcel while conforming to the residential development standards will require consideration of parking requirements and roads within a five acre parcel.  This analysis has not been done.  However, given the excess in impervious surface on the assumption of building coverage to the limits of required set-backs, it would appear that major reductions in building coverage would be necessary to meet the needs for parking and roads.  Whether such a reduction in building coverage is possible while still meeting the intended density of 18 DU acre appears unlikely.  


