
 
PLANNING COMMISSION AGENDA 

October 26, 2010, 7:00 p.m. 
Multipurpose Room/Council Chamber   
Burien City Hall, 400 SW 152nd Street 

Burien, Washington 98166 
This meeting can be watched live on Burien Cable Channel 21 or  

streaming live and archived video on www.burienmedia.org 
 

I.  ROLL CALL 

 

 
 

II.  AGENDA CONFIRMATION 
 

 
 

III. PUBLIC COMMENT 
 
 

Public comment will be accepted on topics not scheduled for a public 
hearing.   

IV. APPROVAL OF MINUTES a.  September 28, 2010 
 

V. PUBLIC HEARING 
 

 

VI. OLD BUSINESS  
 

a.    2010 Proposed Comprehensive Plan Amendments, Discussion and 
Recommendation to City Council  

 
VII. NEW BUSINESS 

 
 

a.   El Dorado West Retirement Community Rezone Request, Introduction 
and Discussion 

VIII.  PLANNING COMMISSION 
COMMUNICATIONS 

 

 
 
 

IX.  DIRECTOR’S REPORT 
 

 

X.  ADJOURNMENT 
 

 

Future Agendas (Tentative) 
 

November 9: 
-  El Dorado West Retirement Community Rezone Request, Public Hearing, 

Discussion and possible Recommendation 
 

 

 Planning Commissioners  
 Jim Clingan (Chair)  

Nancy Tosta (Vice Chair) Greg Duff Joe Fitzgibbon 
Ray Helms Rachel Pizarro John Upthegrove 
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CITY OF BURIEN, WASHINGTON 

MEMORANDUM 
 
DATE: October 26, 2010 
 
TO: Planning Commission 
 
FROM: Charles W. “Chip” Davis, AICP, Planner 
 
SUBJECT: Discussion and Recommendation on 2010 Comprehensive Plan Amendments. 
 
 
PURPOSE/REQUIRED ACTION: 
The purpose of this agenda item is for the Planning Commission to discuss and make a final recommendation 
to the City Council regarding the proposed 2010 Comprehensive Plan map and text amendments.   
 
BACKGROUND: 
The Planning Commission recommended the 2010 docket to the City Council on June 8, 2010.  The City 
Council adopted the 2010 Comprehensive Plan Docket on July 19, 2010. 
 
On September 28th the Planning Commission received a presentation from staff which included a brief 
summary of each item accompanied by recommendations for each of the Comprehensive Plan amendments.  
The commission also received information for Amendment 2010-2 (Lake Burien Neighborhood) from the 
applicant and public comments regarding the proposed Comprehensive Plan Map amendment and rezone 
request. 
 
A Public Hearing was conducted on the proposed 2010 Comprehensive Plan amendments at the October 12th 
Meeting and the Commission received public comments regarding both proposed amendments.  A copy of all 
written comments received has been attached for your review (Attachment E).  Following the hearing, the 
Commission requested clarification for a map included in the staff presentation, which has also been attached 
for your review (Attachment D). 
 
COMPREHENSIVE PLAN AMENDMENTS: 
Attached you will find a staff recommendation for each of the proposed Comprehensive Plan amendments 
that was originally provided in your September 28, 2010 meeting packet.  The recommendation reports 
include a brief description of the amendments and an analysis of the applicable review criteria.  Attached to 
this memo is a copy of the decision criteria (Attachment C) which must be addressed as the Commission 
makes a recommendation to the City Council.  The staff report and the applicant’s application both contain 
information to address these criteria. 
 
NEXT STEPS 
When the Planning Commission takes action on the 2010 Comprehensive Plan amendments, staff 
recommends the Planning Commission make separate motion to recommend to the City Council approval or 
denial of each item.  Following your discussion the Commission may: 
 

a. Move to adopt the staff recommendation as presented; or 
 

b. Make modifications to the recommendation and outline the findings and conclusions in support 
of the modifications; or  

 

c. Move to deny the proposed amendments. 
 

Staff recommends the Planning Commission make a motion for each of the proposed amendment 
recommendation then discuss and make a recommendation to the City Council.  
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Suggested Motion:  I move that the Planning Commission recommend to the Burien City Council approval 
of Comprehensive Plan Reference number ___________ as set forth in attachment _______ of the staff 
recommendation report.  
 
If you have any questions before the meeting, please contact me at (206) 248-5501 or by e-mail at 
chipd@ci.burien.wa.us.   
 
Attachments: 

A. Staff Recommendation 2010-1, Property Acquisition Areas Goal and Policy Text Amendment 
B. Staff Recommendation 2010-2, Lake Burien Neighborhood Plan Map Amendment and Rezone Request 
C. Comprehensive Plan Amendment and Rezone Decision Criteria 
D. Amended Staff PowerPoint Presentations from October 12th Meeting 
E. Written Comments Received at October 12th Public Hearing 

 

mailto:chipd@ci.burien.wa.us�
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CITY OF BURIEN 
Dept. of Community Development 
400 SW 152nd Street, Suite 300  

Burien, WA  98166 
(206) 248-5510 

 
2010 Comprehensive Plan Text Amendment 

 
AMENDMENT REFERENCE NUMBER: 2010-1 
 
APPLICANT(S): City of Burien 
 
LOCATION: Comprehensive Plan Text Amendment 
 
REQUEST: 
 

Repeal all or part of “Property Acquisition Areas” (Goal PA-1 and Policies PA 1.1 – PA 1.9 on pages 2-36 and 2-
37 of the Burien Comprehensive Plan. 
 
TAX PARCEL NUMBER(S): Not applicable 
 
STAFF RECOMMENDATION:  
 

Repeal all of Goal PA-1 Property Acquisition Areas and Policies PA 1.1 – PA 1.9 as set forth in Attachment 1. 
 

 
FINDINGS 
HISTORY: 
 
In 1995, the Burien City Council adopted Ordinance No. 133 which established Chapter 18.130 of the interim 
zoning code to regulate property acquisition by public entities.  The newly established chapter was directed 
primarily at airport affected properties in the northeast portion of Burien which were being acquired by the Port 
of Seattle. 
 
In 1997, the City’s initial Comprehensive Plan recognized the impact of airport operations on the northeast 
portion of Burien.  The Plan created the “Northeast Special Planning Area” to provide policy guidance for future 
redevelopment to airport-compatible uses.   
 
In 2001-2003, the City created a “Joint Advisory Committee” of interested area residents, property owners, Port 
of Seattle and business interests to create a more specific plan for facilitating such redevelopment in the newly 
named “Northeast Redevelopment Area” (NERA).  Following preparation of a Supplemental Environmental 
Impact Statement (SEIS), the City Council adopted new Comprehensive Plan policies and zoning regulations for 
“Special Planning Area 4” (SPA-4).  The new SPA-4 was designed to encourage redevelopment of the entire 
NERA with business park uses.  The Council established a 2 acre minimum parcel size for redevelopment and 
prohibited new residential uses.   
 
Since 2003, SeaTac Airport’s third runway opened, and the economy entered a recession and with little 
redevelopment over the intervening years, the City Council authorized a new effort to redefine the NERA which 
culminated in 2009 with the adoption of Ordinance No. 529.  The adopted amendments encourages creation of 
an airport-compatible business park in a new “Airport Industrial” (AI) zoning designation, with new residential 
uses and small businesses allowed in a new “Professional-Residential” (PR) zoning designation in the northwest 
part of the area along 8th Avenue South.  The amendment also eliminated the 2 acre minimum required for 
redevelopment and allows auto sales and retail uses in the southern portion of the AI zoned area. 
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Ordinance No. 529 also repealed BMC 18.130 providing planning and zoning guidance for property acquisition 
by public entities.  The language in Comprehensive Plan Goal PA.1 mirrors that language which was eliminated 
from the Burien Zoning Ordinance by Ordinance No. 529 and adoption of the proposed Comprehensive Plan 
amendment would ensure the two documents are consistent.  
 
REVIEW OF CRITERIA FOR COMPREHENSIVE PLAN AMENDMENT 
 
Zoning Code section 19.65.095.4 contains the criteria for review of a proposed Comprehensive Plan 
amendment.  To be approved, the proposed amendment must meet all of the following criteria: 
 
A.  The request has been filed in a timely manner. 
 
The request to amend the Comprehensive Plan for elimination of Comprehensive Plan Goal PA.1 and Plan 
Policies PA 1.1 – PA 1.9 was made prior to June 1, 2010, as required in BMC 19.65.095. 
 
B. There is a public need for the proposed amendment.   
 
The public need for the amendment is to complete land use actions which were initiated by Ordinance No. 529 
to provide for the orderly transition of land uses in the Northeast Redevelopment Area (NERA) and ensure the 
Comprehensive Plan and Zoning Ordinance are consistent with one another.   
 
C. The proposed amendment is the best means for meeting the identified public need. 
 
The proposed amendment will eliminate language in the Comprehensive Plan which has been removed from 
the Zoning Ordinance by the Burien City Council and will ensure consistency between the two documents. 
 
D. The proposed amendment is consistent with the overall intent of the goals and policies of the Burien 
Comprehensive Plan, Growth Management Act and Countywide Planning Policies; and 
 
Approval of the proposed amendment will ensure consistency between the goals and policies of the Burien 
Comprehensive Plan and Zoning Ordinance in conformance with the stated intent of the Growth Management 
Act requiring consistency.  
 
There are no applicable policies in the King County Countywide Planning Policies relating to the proposed 
amendment. 
 
E. The proposed amendment will result in a net benefit to the community. 
 
The proposed amendments will facilitate redevelopment of land impacted by airport operations, providing 
additional revenues to the community and more flexibility for property owners in the area. 
 
F.  The revised Comprehensive Plan will be internally consistent. 
 
The proposed amendments will be consistent with the remaining portions of the Comprehensive Plan.   
 
G.  The capability of the land can support the projected land use. 
 
Approval of the proposed amendment will not impact the ability of the land to support projected land use. 
 
H.  Adequate public facility capacity to support the projected land use exists or can be provided by the 
property owner(s) requesting the amendment, or can be cost-effectively provided by the City or other 
public agency. 
 
Approval of the proposed amendment will not impact public facility capacities. 
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I. The proposed amendment will be compatible with nearby uses. 
 
NERA development standards are already in place as a result of Ordinance No. 529, and will result in adequate 
protections for publically acquired properties.  
   
J. The proposed amendment would not result in the loss of capacity to meet other needed land uses, 

such as housing. 
 
Approval of the proposed amendment will not impact the capacity to meet other needed land uses, such as 
housing. 
 
K. For a Comprehensive Plan map change, the applicable designation criteria are met and either of the 

following is met: 
 

i. Conditions have so markedly changed since the property was given its present Comprehensive 
Plan designation that the current designation is no longer appropriate; 
 
ii. The map change will correct a Comprehensive Plan designation that was inappropriate when 
established. 

 
Not Applicable.  No change is proposed for the Comprehensive Plan map.  

 
 
ATTACHMENTS 
1—Proposed Comprehensive Plan Text Amendments 
2—Eliminated Chapter 18.130 Property Acquisition by Public Entities  
 



City of Burien 

 
Comprehensive Plan Text Amendment 

 
Property Acquisition Areas 
 
Goal PA.1 
 
Continue to maintain control over land use within the City in order to prevent degradation of economic 
vitality, property values, essential infrastructure and the natural environment. 
 
Pol. PA 1.1 All land acquired within the City for public purposes by public entities is subject to the 

City’s zoning and planning jurisdiction and shall be developed in a manner consistent 
with City regulations (planning, zoning, development standards, health, and safety 
requirements) to the extent allowed by law. 

 
Pol. PA 1.2 Except as provided by state law, including RCW 36.70A.200, all land acquired within the 

City for public purposes by public entities shall be designated for use as open space land 
or for public facilities designed to benefit the City and its residents (e.g. fire station, 
school building) and shall be subject to the zoning requirements applicable to open space 
and or public facilities. The open space land use and open space zoning designation shall 
allow only parks, recreational, and open space areas, or other public land uses. 

 
Pol. PA 1.3 Except to the extent otherwise provided in state law, property within the City acquired for 

public purposes by public entities may not be used for new commercial activities, unless 
the City makes a finding that such land uses are of value to the City and should be 
permitted. All commercial land uses of property shall be subject to City land use 
regulations and shall be restricted in accordance with the City’s land use plans, zoning 
ordinances and development regulations to the extent allowed by law. 

 
Pol. PA 1.4 Modification, demolition, and relocation of buildings and structures on land acquired 

within the City for public purposes by public entities shall require City approval and 
permits to the extent allowed by law. 

 
Pol. PA 1.5 The City Department of Community Development shall adopt and implement permitting 

procedures for building, health, and safety regulations to be administered by the City. 
 
Pol. PA 1.6 Public entities acquiring areas within the City for public purposes shall perform a SEPA 

environmental checklist and an environmental survey to investigate soil and site 
contamination before the City will allow site preparation, construction or demolition 
activities. All identified soil and site contamination shall be remediated as a condition of 
site modification. 

 
Pol. PA 1.7 Any site development activity on land acquired within the City for public purposes by 

public entities shall meet City zoning regulations. 
 
Pol. PA 1.8 To the extent allowed by law, the City shall retain full authority over the management, 

operation, and maintenance of streets and street right of ways in land acquired within the 
City for public purposes by public entities. 

 
Pol. PA 1.9 The City shall develop a permit process whereby public streets may be vacated. 



City of Burien 

 
Zoning Ordinance Text Removed by Ordinance No. 529 

Chapter 18.130 
PROPERTY ACQUISITION BY PUBLIC ENTITIES 
Sections: 
18.130.010 Planning and zoning jurisdiction on lands acquired by public entities. 
18.130.020 Limits on use of land acquired by public entities. 
18.130.030 Requirements for development on lands acquired by public entities. 
18.130.040 Management of streets and street rights-of-way within and adjacent to land 
acquired by public entities. 
 
18.130.010 Planning and zoning jurisdiction on lands acquired by public entities. 
(1) All land acquired within the city of Burien for public purposes by public entities is subject to 
the city's zoning and planning jurisdiction. 
(2) All land acquired within the city of Burien for public purposes by public entities shall be 
developed in a manner consistent with city planning, zoning, development, health, and safety 
requirements. [Ord. 133 § 1, 1995] 
 
18.130.020 Limits on use of land acquired by public entities. 
(1) Except to the extent otherwise provided in state law, all land acquired within the city of 
Burien for public purposes by public entities shall be designated for use as parks and recreation 
land or for community facilities designed to benefit the city and its residents (e.g. fire station, 
school building) and shall be subject to the zoning requirements applicable to parks and 
recreation and/or public facilities. The open space land use and open space zoning designation 
shall allow only parks, recreational areas, or other public land uses. 
(2) Except to the extent otherwise provided in state law, property within the city of Burien 
acquired for public purposes by public entities may not be used for new commercial activities, 
unless the city makes a finding that such land uses are of value to the city and should be 
permitted. All commercial land uses of property shall be subject to city land use regulations and 
shall be restricted in accordance with the city's land use plans, zoning ordinances and 
development regulations. 
(3) Modification, demolition, and relocation of buildings and structures on land acquired within 
the city of Burien for public purposes by public entities shall require city approval and permits. 
(4) The city of Burien shall adopt and implement permitting procedures for building, health, and 
safety regulations. [Ord. 133 § 1, 1995] 
 
18.130.030 Requirements for development on lands acquired by public entities. 
(1) Public entities acquiring areas within the city of Burien for public purposes shall perform a 
SEPA environmental checklist and an environmental survey to investigate soil and site 
contamination before the city of Burien will allow site preparation, construction or demolition 
activities. All identified soil and site contamination shall be remediated as a condition of site 
modification. 
(2) Any site development activity on land acquired within the city of Burien for public purposes 
by public entities shall meet city of Burien zoning regulations. [Ord. 133 § 1, 1995] 
 
18.130.040 Management of streets and street rights-of-way within and adjacent to land 
acquired by public entities. 
The city shall retain full authority over the management, operation, and maintenance of streets 
and street rights-of-way in land acquired within the city of Burien for public purposes by public 
entities. [Ord. 133 § 1, 1995] 
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CITY OF BURIEN 
Department of Community Development 

400 SW 152nd Street, Suite 300 
Burien, WA  98166 

(206) 248-5510 
 

2010 Comprehensive Plan Amendment and Rezone Request 
 
 

AMENDMENT REFERENCE NUMBER   

2010-2 
 
APPLICANT  

Chestine and Robert Edgar for Lake Burien Neighborhood 
 
TAX PARCEL NUMBER    

Various (See Vicinity Map) 
 
REQUESTS 

1. Change Comprehensive Plan designation of Lake Burien Neighborhood, as defined by 
applicant, from Moderate Density Single-Family Residential to Low Density Single-Family 
Residential. 

2. Rezone Lake Burien Neighborhood, as defined by applicant, from RS-7,200 (Residential 
Single-Family) to RS-12,000 (Residential Single-Family).  

 
STAFF RECOMMENDATIONS  

1. Deny Comprehensive Plan designation change of Lake Burien Neighborhood, as defined by 
applicant, from Moderate Density Single-Family Residential to Low Density Single-Family 
Residential. 

2. Deny rezone of Lake Burien Neighborhood, as defined by applicant, from RS-7,200 
(Residential Single-Family) to RS-12,000 (Residential Single-Family).  

 
 
FINDINGS 
 
HISTORY  

Comprehensive Plan Land Use Designations: 

1993: The City of Burien Interim Land Use Plan and Map (Ordinance 27) designated the subject 
properties as Single Family (RS-7,200). 

1997: The City of Burien Comprehensive Plan Map designated the subject properties as Single-Family 
(3 units per acre).  

1999:  The Burien Comprehensive Plan map designated the subject properties as Moderate Density 
Single-Family (5 – 6 units per acre).  
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Zoning Designations: 

1981:  The King County Zoning Map designated the subject parcels RS-7,200 Single-Family 
Residential. 

1994 - Ordinance 87 map attachment shows the subject parcels zoned R-6 Single-Family Residential 
(Six units per acre).   

1997 - Ordinance 252 map attachment shows the subject parcels zoned RS-7,200 Single-Family 
Residential.   

1999 - Ordinance 264 map attachment shows the subject parcels zoned RS-7,200 Residential Single-
Family.   

 

CURRENT LAND USE: Single-family residences are the predominant land use. 

 
ADJACENT COMPREHENSIVE PLAN/ZONING DESIGNATIONS  

Direction Comp. Plan 
Designation 

Zone Current Uses 

North Moderate Density 
Residential 

Neighborhood  

RS-7,200 (Single-
Family Residential)  

Single-Family Residences  

Northwest Neighborhood 
Commercial and  

Low Density Multi-
Family Residential 

Neighborhood 

CN (Neighborhood 
Center) and RM-12 

(Multi-Family 
Residential) 

Neighborhood Commercial and 
Multi-Family Residences 

South  Moderate Density 
Residential 

Neighborhood 

RS-7,200 (Single-
Family Residential) 

Single-Family Residences 

West Low Density 
Residential 

Neighborhood 

RS-12,000 (Single- 
Family Residential)  

Single-Family Residences and 
Private Elementary School  

East  Special Planning 
Area 2 (Ruth 

Dykeman 
Children’s Center) 
and High Density 

Multi-Family 
Neighborhood 

Special Planning 
Area 2 (Ruth 

Dykeman Children’s 
Center) and RM-18 
Residential Multi-

Family  

Juvenile Treatment Facility and 
Multi-Family Residences  

 

DISCUSSION 

The current Comprehensive Plan and Zoning designations for the Lake Burien Neighborhood, as 
defined by the applicant (see Attachment 3), allow for single-family uses with minimum lot sizes of 
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7,200 square feet.  Of the approximately 135 lots, the majority of the lots are developed with single-
family residences (see Attachments 1 and 2).  The applicant indicates that Lake Burien is a critical area 
and warrants extra protection a more environmentally compatible comprehensive plan map 
designation.  The applicant also contends that there is a conflict between the comprehensive plan text 
and map for the area surrounding Lake Burien.  The requested Comprehensive Plan amendment and 
rezone request from Moderate Density Residential to Low Density Residential and from RS-7,200 
Single-Family Residential to RS-12,000 Single-Family Residential is proposed to address both of these 
concerns. 
 
The area surrounding Lake Burien has been delineated as a moderate density residential area since the 
incorporation of the City of Burien.  With the exception of a brief period in 1997, the zoning 
designation for the area has been 6-units per acre since 1981 when King County controlled the zoning.  
The overall density of development in the area is more reflective of the Moderate Density Residential 
Neighborhood platted lot pattern of five to six units per acre and exceeds the Low Density Residential 
Neighborhood pattern of four units per acre or less.  There is no apparent conflict between the text and 
the plan map in this regard. 
 
In regard to the protection of critical areas, the requested change would have far less effect on 
generation of surface water runoff and other aspects for protection of water quality.  Regulations are 
already in place, as part of the Critical Areas portion of the zoning code or targeted low impact 
development measures could be pursued through the permitting process to better achieve 
environmental protection.  The requested change would impact only the relatively small number of lots 
that could be developed in the future and the difference in maximum impervious surface coverage and 
other development standards in the RS-7,200 and RS-12,000 could create non-conforming properties 
with regard to impervious surface coverage.  There are provisions in the zoning code to address lots 
which exceed this development standard.  
 
REVIEW OF CRITERIA FOR COMPREHENSIVE PLAN AMENDMENT 

Zoning Code section 19.65.095.4 contains the criteria for review of a proposed Comprehensive Plan 
amendment.  To be approved, the proposed amendment must meet all of the following criteria 
(shown in bold italics, followed by staff response): 

 
A. The request has been filed in a timely manner. 
 

The request was made by a resident of the area under consideration.  The request was received 
by the City of Burien on June 1, 2010 consistent with the June 1, 2010 deadline date, as 
required in BMC 19.65.095.   

 
B. There is a public need for the proposed amendment.   
 

It has not been adequately demonstrated that the current map designation of the area for 
Moderate Density Residential Development is in conflict with the Comprehensive Plan text.  
Additionally, it has not been demonstrated that the requested change would more effectively 
address the public need than could be addressed using existing Critical Area protective 
regulations based on existing policies in the Comprehensive Plan which are related to 
environmental protection. 
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C. The proposed amendment is the best means for meeting the identified public need. 
 

The proposed amendment is not the best means for addressing the environmental issues for the 
subject area properties surrounding Lake Burien.  There are better means such as Critical Area 
regulations, storm water regulations and targeted low impact development measures 
implemented during the permitting process would be more effective.   

 
D. The proposed amendment is consistent with the overall intent of the goals and policies of the 

Burien Comprehensive Plan, Growth Management Act and Countywide Planning Policies. 
As stated in the Burien Comprehensive Plan (Policy RE 1.5), the intent of the Low Density 
Residential Neighborhood Designation is to provide for low density residential development.  
Development in this designation includes existing neighborhoods that are zoned for four units 
per acre or less. 
 
Properties designated Low Density Residential neighborhood should reflect the following 
criteria (shown in italics, followed by staff response): 
 
1. The area is already generally characterized by single family residential development at four 
units per acre or less; and 
 
The neighborhood is generally characterized by residential development of greater than four 
units per acre. 
 
2. Relative to other residential areas within the City, the area is characterized by lower 
intensity development as shown on Map LU-2 (page 2-3). 
 
The neighborhood is designated for suburban intensity development as shown on Map LU-2. 
 
3. The land is designated as a potential landslide hazard area, steep slope area, or wetland on 
the City of Burien’s Critical Area Map, 
 
A portion of the neighborhood immediately adjacent to the lake is designated wetland on the 
Critical Areas Map. 
 
4. The existing and planned public facilities for the area cannot adequately support a higher 
density. 
 
There are sufficient existing and planned public facilities to support the current density. 
 
5. The area is subject to existing impacts from high levels of airport-related noise. 
 
The area is subject to airport-related noise but is not subject to high levels of airport-related 
noise. 
 
The area subject to the requested amendment is more reflective of its current designation when 
one reviews the criteria in Policy RE 1.6, Moderate Density Residential Neighborhood.  This 
designation is characterized by single family residential uses at greater than four units per acre, 
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existing public facilities adequate to support residential development at current density, does 
not have significant amounts of critical areas and if located outside the area designated as 
Urban, is limited to five units per acre.   
 

E. The proposed amendment will result in a net benefit to the community. 
 

The applicant has not demonstrated that the proposed amendment will result in a net benefit to 
the community from increased protection of water quality and critical areas as more targeted 
and efficient measures are already in place as a result of other Comprehensive Plan policies, 
Critical Area and storm water regulations.  

 
F.  The revised Comprehensive Plan will be internally consistent. 
 

The applicant has not demonstrated any existing inconsistency in the Comprehensive plan that 
would warrant the proposed amendment and approval of the proposed amendment would be 
inconsistent with existing policies. 

 
G. The capability of the land can support the projected land use. 
 

The proposed amendment, contrary to the applicant’s claim, will not have an impact on existing 
density and since the benefits of changing the designation from moderate to low density will be 
minimal the capability of the land to support the projected land use classification will not be 
appreciably affected.  

 
H. Adequate public facility capacity to support the projected land use exists, or, can be provided 

by the property owner(s) requesting the amendment, or, can be cost-effectively provided by 
the City or other public agency. 

 
Adequate public facility capacity exists to support the requested amendment. 

 
I. The proposed amendment will be compatible with nearby uses. 

The proposed amendment will be compatible with the properties located on a small portion of 
the north boundary and a small portion of the west boundary of the subject area.  The proposed 
amendment will not necessarily be compatible with properties located on a portion of the west 
boundary that are designated Multi-Family and Neighborhood Commercial and on a portion on 
the east boundary that are designated Special Planning Area 2 and Multi-Family.   
 

J. The proposed amendment would not result in the loss of capacity to meet other needed land 
uses, such as housing. 

 
The proposed amendment would result in the loss of capacity to meet other needed land uses 
such as housing, as the applicant acknowledges in the application.  Measures cited by the 
applicant, such as transfer of development rights, are not currently included in the 
Comprehensive Plan and could not be used to mitigate this impact.  The shifting of 
responsibility for meeting housing capacity requirements cannot be accomplished through the 
proposed amendment.  
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K. For a Comprehensive Plan map change, the applicable designation criteria are met and 

either of the following is met: 
 

i. Conditions have so markedly changed since the property was given its present 
Comprehensive Plan designation that the current designation is no longer appropriate; 
or,  

 
ii. The map change will correct a Comprehensive Plan designation that was inappropriate 

when established. 
 

The applicant has not demonstrated that conditions have so markedly changed since the 
previous designation that the current designation is no longer appropriate or that the map 
change is required to correct a designation that was inappropriate when established.  The 
existing designation as Moderate Density Residential Neighborhood was established as a 
result of a public planning process and has been in place since Burien’s incorporation in 
1993.  

 
REVIEW OF CRITERIA FOR REZONE 

Zoning Code section 19.65.090.3 contains the criteria for review of a proposed rezone.  To be 
approved, the proposed amendment must meet all of the following criteria (shown in bold italics, 
followed by staff response): 
 

A. The rezone is consistent with the Comprehensive Plan. 
 

The proposed rezone to RS-12,000 Single-Family Residential would be consistent with the 
proposed Comprehensive Plan if the Comprehensive Plan designation is changed.  Staff is 
recommending that the Comprehensive Plan change be denied (see discussion above).  

 
B. The rezone bears a substantial relation to the public health, safety or welfare. 

 
The rezone would not provide significant protection for critical areas in regard to water quality, 
given the relatively minor difference in impervious surface coverage requirements as a result of 
the requested rezone.  More effective avenues already exist for addressing critical area 
protection and surface water impacts on Lake Burien (see discussion above).  Consequently, 
the rezone will not significantly contribute to the public’s health, safety and welfare.   

 
C. The rezone will not be materially detrimental to uses or property in the immediate vicinity of 

the property. 
 

There is no evidence to support that a rezone would be materially detrimental to uses in the 
immediate vicinity of the subject area. 
 

D. The rezone has merit and value for the community as a whole. 
 

The rezone does not have merit and value for the community as a whole (see discussion above). 
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ATTACHMENTS 

1- Vicinity Zoning and Land Use Map 
2- Aerial Photo, dated 2009 
3- Comprehensive Plan Amendment Request, June 1, 2010 
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DECISION CRITERIA 
 
BMC 19.65.095  Comprehensive Plan Amendments. 
 
4.   Criteria. The City may approve or approve with modifications a Comprehensive Plan 

amendment if: 
 

A.   The request has been filed in a timely manner; and 
 
B.   There is a public need for the proposed amendment; and 
 
C.   The proposed amendment is the best means for meeting the identified public need; and 
 
D.   The proposed amendment is consistent with the overall intent of the goals and policies of 

the Burien Comprehensive Plan, Growth Management Act and Countywide Planning 
Policies; and 

 
E.   The proposed amendment will result in a net benefit to the community; and 
 
F.   The revised Comprehensive Plan will be internally consistent; and 
 
G.   The capability of the land can support the projected land use; and 
 
H.  Adequate public facility capacity to support the projected land use exists, or, can be 

provided by the property owner(s) requesting the amendment, or, can be cost-effectively 
provided by the City or other public agency; and  

 
I.   The proposed amendment will be compatible with nearby uses; and 
 
J.   The proposed amendment would not result in the loss of capacity to meet other needed 

land uses, such as housing; and  
 
K.  For a Comprehensive Plan map change, the applicable designation criteria are met and 

either of the following is met: 
 

i. Conditions have so markedly changed since the property was given its present 
Comprehensive Plan designation that the current designation is no longer appropriate; 
or,  

 
ii.  The map change will correct a Comprehensive Plan designation that was inappropriate 

when established. 
 
BMC 19.65.090  Rezones. 

 
3.   Criteria.  The City may approve or approve with modifications an application for a rezone of 

property if: 
 

A.   The rezone is consistent with the Comprehensive Plan; and 
 
B.   The rezone bears a substantial relation to the public health, safety, or welfare; and  
 
C.  The rezone will not be materially detrimental to uses or property in the immediate 

vicinity of the property; and 
 
D.   The rezone has merit and value for the community as a whole. 





 Staff Initiated
 Repeals all of Goal PA-1 and Policies PA 1.1 – PA 1.9 on Pages 2-36 & 37
 Ordinance 529, adopted December 2009 revised zoning designations 

for NERA and repealed BMC 18.130 Property Acquisition by Public 
Entities

 Comprehensive Plan language in support of BMC 18.130 was 
overlooked during the 2009 revision process

 Removal of the goal and policies will ensure consistency between 
Comprehensive Plan and Zoning Code



 Property Owner Initiated
 Comprehensive Plan change from Moderate Density Residential 

Neighborhood to Low Density Residential Neighborhood
 Zoning Map change from RS-7,200 to RS-12,000 Single-Family Residential 

zone
 Applicant indicates that Lake Burien is a critical Area and warrants a more 

environmentally compatible comprehensive plan map designation
 Applicant contends that there is a conflict between the Comprehensive 

Plan text and the Comprehensive Plan map designation for the area



2010-2  Chestine and Bob Edgar for Lake Burien 
Neighborhood Amendment and Rezone



 October 12th

◦ Planning Commission Public Hearing/Possible Recommendation 

 October 27th

◦ Planning Commission Recommendation (if needed)

 November 8th

◦ City Council review and discussion of 2010 Comprehensive Plan 
Amendments

 November 22nd

◦ City Council possible adoption of 2010 comprehensive plan 
amendments.















































































 

CITY OF BURIEN, WASHINGTON 
MEMORANDUM 

 
DATE: October 26, 2010 
 
TO: Planning Commission 
 
FROM: Stephanie Jewett, AICP  

Planner 
 
SUBJECT: Introduction and Discussion - El Dorado West Retirement Community Rezone 

Request 
 
 
PURPOSE: 

The purpose of this agenda item is to share the staff recommendation on a request to rezone 
two parcels of land from Residential Multifamily-18 to Residential Multifamily-24 in order to 
redevelop the existing 68-unit El Dorado West Retirement Community at a higher density.   

 
BACKGROUND: 

A site specific rezone, in contrast to an area-wide rezone request, is a “Quasi-Judicial” 
proceeding.  Because the El Dorado West rezone request is “Quasi-Judicial” you should not 
discuss the pending land use application with opponents or proponents of the proposal outside 
of the public hearing.  This type of contact is called “Ex Parte Contact” and it may violate the 
Appearance of Fairness doctrine, which was created to ensure that decision makers act without 
bias when deciding land use requests.   
 
PLANNING COMMISSION ACTION:  

No action is necessary at the meeting.  Questions and discussions are welcome. 
 
NEXT STEPS: 

A public hearing and possible recommendation to City Council on the El Dorado West 
Retirement Community Rezone Request is scheduled for November 9, 2010.  
 
If you have any questions before the meeting, feel free to contact me at (206) 439-3152 or by e-
mail at stephaniej@burienwa.gov .   
 
 
Attachment:   

PLA 10-0780, El Dorado West Retirement Community Rezone Request Staff Recommendation 
 

 

mailto:stephaniej@burienwa.gov�


CITY OF BURIEN, WASHINGTON 
Department of Community Development 
400 SW 152nd Street, Suite 300, Burien, Washington 98166 
Phone: (206) 241-4647   Fax: (206) 248-5539 

 
 

Rezone Request 
PLA 10-0780 

 
  
APPLICANT:   Dave Baus with Village Concepts for El Dorado West Retirement Community 
 
LOCATION:   1010 SW 134th Street (see Attachment 1-Vicinity Map) 
 
CURRENT LAND USE:   El Dorado West Retirement Community 
 
TAX PARCEL #s:   1823049011 & 1823049037 
 
REQUEST:   Rezone two parcels of the existing El Dorado West Retirement Community site 

from Residential Multifamily-18 to Residential Multifamily-24. 
 
STAFF  
RECOMMENDATION: Approve Rezone Request 
 
 
 

FINDINGS & CONCLUSIONS 
 
DISCUSSION:  The Applicant is requesting to rezone two parcels of land from Residential Multifamily- 
18 to Residential Multifamily-24 in order to redevelop the existing 68-unit El Dorado West Retirement 
Community at a higher density.  The Applicant’s intent is to provide 102 assisted living units.  Phase 1 
is planned to replace the existing building’s east wing with 61 units, a kitchen and a dining room.  
Phase 2 is planned to replace the existing building’s west wing with 41 units, a social room, and 
offices.  Preliminary project plans are included in the Applicant’s submitted materials (see 
Attachment 5).   
 
The zoning for the site consists of two designations, Residential Multifamily-24 on the western 
portion of the site and Residential Multifamily-18 on the eastern portion (see Attachment 2).  In order 
for the site to be redeveloped at the desired higher density, the Applicant is requesting that the 
eastern portion of the site be rezoned from Residential Multifamily-18 to Residential Multifamily-24.   
 
REZONE REVIEW CRITERIA: The City of Burien Zoning Code (Burien Municipal Code 19.65.090) 
contains the criteria for review of a proposed rezone.  To be approved, the proposed rezone must 
meet all of the following criteria.   

 
A. The rezone is consistent with the Comprehensive Plan. 
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1. Facts:  The Comprehensive Plan designates the entire El Dorado West site as High Density 

Multi-family Neighborhood (see Attachment 3).  As noted in Policy RE 1.7 of the 
Comprehensive Plan, the High Density Multi-family Neighborhood  land use designation is 
intended to provide for the location of stable and attractive multi-family development near 
transit, employment, shopping and recreation facilities at densities of up to 24 units per acre.  
Consistent with this policy direction, the proposed rezone to Residential Multifamily-24 allows 
for maximum densities of 24 units per acre.  

 
This same policy also specifically calls out “assisted living units for seniors or disabled persons” 
as a use that should be allowed in areas designated for High Density Multifamily Use and 
makes allowances for these types of uses to be developed at densities greater than 24 units 
per acre when the proposed development is appropriate for the site.  Consistent with this 
policy direction, the City’s zoning code allows for “Senior Citizen Assisted Dwelling Units” in 
the RM-24 zone with densities greater than 24 dwelling units per acre allowed as long as the 
development is consistent with the City’s Development Standards.  Development standards 
include requirements such as parking, impervious surface and building coverage maximums, 
height maximums and landscaping. 
 
The Comprehensive Plan also includes the following goal and policy encouraging the 
development of housing for seniors: 
 

Goal HS.3 Develop and preserve a variety of housing options for Burien citizens with 
special needs due to age, disability, or personal circumstance. 
 
Policy HS 3.3 The City should encourage the dispersal of special needs and senior 
housing throughout the City.  However, special needs and senior housing must still 
meet the development requirements of the underlying zone.  Some clustering of 
special needs and senior housing may be appropriate if proximity to public 
transportation, medical facilities or other essential services is necessary. 

 
2. Conclusion:  Criteria met. 

 
B. The rezone bears a substantial relation to the public health, safety or welfare. 
 

1. Facts:  As indicated by the Applicant’s submitted materials (Attachment 5), the rezone is being 
requested in order to develop an increased supply of clean, safe, housing that provides health 
care services for the needs of the next generation of seniors.   

 
The redevelopment of the site will also address several public health, safety and welfare 
issues at the site, including – 

• Aging heating and plumbing systems in need of constant repair.   

• Doorways not wide enough to accommodate wheelchairs and walkers. 



Page 3 of 5 
 

 
 

• Bathrooms which are not designed to provide for bathing without assistance. 
 
2. Conclusion:  Criteria met. 

 
C. The rezone will not be materially detrimental to uses or property in the immediate vicinity of 

the property. 
 

1. Facts:  The following Table summarizes the comprehensive plan land use designations, zoning 
designations and existing land uses adjacent to the site. 

 
Table - 1 

Direction Comp. Plan Designation Zone Current Uses 

North Moderate Density 
Residential Neighborhood 

RS 7,200 
 (Single-Family 

Residential) 

Single Family Residential  
 

Northwest High Density Multi-Family 
Neighborhood 

RM-24 
(Multi-Family 
Residential) 

Multi Family Residential 

South  High Density Multi-Family 
Neighborhood 

RM-18  
(Multi-Family 
Residential) 

Multi Family Residential 

East Moderate Density 
Residential Neighborhood 

RS 7,200  
(Single- Family 

Residential)  

Single Family Residential 

West  High Density Multi-Family 
Neighborhood 

RM-24  
(Multi-Family 
Residential) 

El Dorado West 
Retirement Community 

 
The proposed rezone will be compatible with the properties located directly to the west, 
northwest and south of the site, which are all zoned for multi-family use.  The property 
located to the west of the site is currently designated for High Density Residential use in the 
Comprehensive Plan, is zoned RM-24 Residential Multi-Family, and is currently developed as 
part of the existing El Dorado West Retirement Community.  The property to the northwest 
of the site is currently designated for High Density Residential use in the Comprehensive 
Plan, is zoned RM-24 Residential Multi-family, and is currently developed as the “Squire of 
Ambaum” apartment complex.  The property to the south of the site across SW 134th Street 
is designated for High-Density Residential use in the Comprehensive Plan, is zoned RM-18 
Multi-family Residential and is developed as the “Quiet Maple Townhomes”.  
 
The properties to the east and directly north of the site are designated Moderate Density 
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Residential Neighborhood, are zoned RS-7,200 Residential Single-Family, and are developed 
with single family homes.  These properties may experience some visual impacts given the 
planned redevelopment of the site.  However, any future redevelopment on the site will be 
required to comply with the City’s Transition Area requirements, which are designed to 
provide standards for creation of a buffer between multi-family and single-family zones, 
including the following provisions – 

 
• Installation of a 20 ft. wide “full screen” landscape buffer along the property line 

between the site and the adjacent single-family zoned properties to the east and the 
north of the site.  The “full screen” is achieved through specific requirements including 
the requirement that the buffer consist of primarily evergreen trees and shrubs, with 
the trees spaced no more than 25 feet on center and the shrubs spaced no more than 
four feet apart.  See Attachment 4 for the location and extent of the required 20 ft. 
landscape buffer.  The purpose of the landscaping buffer is to screen the buildings and 
activities in order to decrease any impacts to adjoining single-family uses.  Landscaping 
helps mitigate visual impacts and to some degree noise impacts between land uses.  
It’s also important to note that the existing single-family residences adjacent to the 
eastern and northern boundary of the site currently have existing landscaping screens 
(see Attachment 1). 

 
• Building Façade and roofline modulation will be required on any facades and rooflines 

that exceed 60 feet in length and face the adjacent single-family zoned properties to 
the east and the north of the site.  The purpose of building façade and roofline 
modulation is to reduce the visual bulk and mass of buildings to adjacent single-family 
uses.  

 
• Truck loading spaces, refuse collection areas and mechanical equipment will be 

required to be located as far away as possible from the adjacent single-family zoned 
properties to the east and the north of the site.  The purpose of this requirement is to 
limit noise and odor impacts, commonly created by these building components, to 
adjacent single-family uses.   

 
Given these requirements, possible visual and noise impacts to the single-family zoned 
properties to the north and east of the site from future redevelopment of the site will be 
mitigated. 
 
In addition, changes to traffic generated from the proposed redevelopment of the El Dorado 
West site is estimated to be minimal.  As stated in the Applicant’s submitted Traffic Impact 
Analysis (Attachment 5) only 4 new AM peak-hour trips and 7 new PM peak hour trips are 
estimated. 

   
2. Conclusion:  Criteria met. 
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D. The rezone has merit and value for the community as a whole. 
 

1. Facts: The rezone has merit and value for the community as a whole given 34 more housing 
units to serve the needs of senior citizens will be able to be developed compared to what the 
existing zoning allows.   

 
2. Conclusion:  Criteria met. 

 
 
 
ATTACHMENTS 

1- Vicinity Map 

2- Current Zoning Designations 

3- Comprehensive Plan Land Use Designations 

4- Twenty Foot Landscape Buffer 

5- Submitted Application Materials  
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