
 
PLANNING COMMISSION AGENDA 

November 9, 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. October 12, 2010 
b. October 26, 2010 
 

V. PUBLIC HEARING 
 

a. El Dorado West Retirement Community Rezone Request 

b. OLD BUSINESS  
 

a. El Dorado West Retirement Community Rezone Request, Discussion 
and Possible Recommendation to City Council 

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

 
c. NEW BUSINESS 

 
 

    

d.  PLANNING COMMISSION 
COMMUNICATIONS 

 

 
 
 

e.  DIRECTOR’S REPORT 
 

 

f.  ADJOURNMENT 
 

 

Future Agendas (Tentative) 
 

To be determined 
 
 

 

 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 
 

BURIEN PLANNING COMMISSION 
REGULAR MEETING 

October 12, 2010 
7:00 p.m. 

Multipurpose Room/Council Chambers 
          MINUTES 

 
To hear the Planning Commission’s full discussion of a specific topic or the complete meeting, the following 
resources are available: 

• Watch the video-stream available on the City website, www.burienwa.gov 
• Check out a DVD of the Council Meeting from the Burien Library 
• Order a DVD of the meeting from the City Clerk, (206) 241-4647 

 
CALL TO ORDER 

Chair Jim Clingan called the October 12, 2010, meeting of the Burien Planning Commission to order at 
7:00 p.m. 
 

ROLL CALL 
Present:  Jim Clingan, chair; Greg Duff, Ray Helms, Rachel Pizzaro, Nancy Tosta, John Upthegrove 
Absent:  Joe Fitzgibbon 
Administrative staff present

  
:  Chip Davis, planner, and David Johanson, senior planner 

  AGENDA CONFIRMATION 

Motion was made by Commissioner Tosta, seconded by Commissioner Pizarro, and passed unanimously 
to approve the agenda for the October 12, 2010, meeting.  

Direction/Action 

 
PUBLIC COMMENT 
 None. 
 
APPROVAL OF MINUTES 

September 28, 2010 
It was noted that the draft minutes incorrectly state the public hearing on proposed Comprehensive Plan 
amendments would be on October 26, 2010. The draft minutes were amended. 

Motion was made by Commissioner Tosta, seconded by Commissioner Helms and passed unanimously 
to approve the September 28, 2010, meeting minutes as amended. 

Direction/Action 

 
PUBLIC HEARING 

Chair Clingan opened the hearing at 7:14 p.m.  Testimony was received first on proposed Comprehensive 
Plan amendment 2010-1, Northeast Redevelopment Area. 

 Chestine Edgar, 1811 SW 152nd Street, Burien 
Ms. Edgar voiced her opposition to the proposed amendment, stating that it would give the Port of Seattle 
carte blanche to do whatever it wants to in Northeast Burien without any oversight by the City.  
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 Don Warren, 15702 13th Ave SW, Burien 
Mr. Warren said he hasn’t heard much about this proposed amendment and therefore has had little time to 
study it. He told the commissioners he hoped they would wait to make any decision on it until he has had 
time to determine if staff’s assessment of the proposed amendment is accurate. 
Chair Clingan then said testimony would be accepted on proposed Comprehensive Plan amendment 
2010-2, Lake Burien Neighborhood Comprehensive Plan map amendment and rezone. 

 Chestine Edgar, 1811 SW 152nd Street, Burien 
Ms. Edgar demonstrated her understanding of determining housing density per acre using two 9 x 13 
cakes. She said staff is wrong in its calculation of the density of the land surrounding Lake Burien.  

 Robert Howell, 15240 20th Ave SW, Burien 
Mr. Howell said the density of housing around the lake is less than 3 units per acre, using the net site 
density method found in the 2005 Burien Comprehensive Plan.  

 Bob Edgar, 12674 Shorewood Dr. SW, Burien 
Mr. Edgar said there is a conflict between the Comprehensive Plan policies and the Comprehensive Plan 
map and the Growth Management Act requires that the map must match the Comprehensive Plan policies, 
with the policies taking precedence. 

 Sandy Gledhill-Young, 1936 SW 168th St., Burien 
Ms. Gledhill-Young said the Lake Burien area always has been low density in character and has a 
significant amount of critical areas, therefore the neighborhood should be designated low density to 
protect the lake. 
John Ball, 1602 SW 156th St., Burien 
Mr. Ball said an error was made in 1999 when the Comprehensive Plan was amended and asked the 
Planning Commission to designate the Lake Burien area low-density residential.  
Bob King, 1626 SW 152nd St., Burien 
Mr. King said it appears there is an inconsistency between the Comprehensive Plan and the 
Comprehensive Plan map with regard to the Lake Burien area.  He requested the area be designated low-
density residential.  
Kathi Skarbo, 1621 SW 152nd St., Burien 
Ms. Skarbo handed out presented the Planning Commission with 132 signatures on petitions from Lake 
Burien residents requesting the City change the Lake Burien area land use designation to low-density 
residential.  She outlined four options she said the commissioners have before them, three of which 
include changing the designation and the fourth to agree with the staff recommendation.  
Don Warren, 15702 13th Ave SW, Burien 
Mr. Warren said the Lake Burien area currently is built at low density and is a critical area and therefore 
should be designated low density in order to protect the water quality of the lake. He said the lake needs 
every legal protection that can be put upon it. 

 Burrita Perry, 15407 11th Ave SW 
Mrs. Perry said she and her family consider the Lake Burien area to be low density. She said that although 
the Comprehensive Plan calls for neighborhoods to have a plan, the City of Burien has not allowed it 
because of the disorganized formal planning. She said the City has never tried to find out the character of 
the Lake Burien area, which became obvious to her during the Shoreline Master Program process. She 
asked that the Lake Burien area be designated low density. 

 Robbie Howell, 15240 20th Ave SW, Burien 
Mrs. Howell said the City has not treated Lake Burien as a critical area in city planning and has not used 
“Best Available Science” to develop protections for the lake. She asked the commissioners to designate 
the Lake Burien area low-density residential. 

 Tanya Engeset, 1449 SW 152nd St., Burien 
Ms. Engeset said the net benefit to the community that would result from approval of the proposed 
Comprehensive Plan amendment is protection of water quality, which is important to her because she 
regularly swims in the lake. She said the Lake Burien area should be designated low density. She gave the 
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commissioners copies of articles from the B-Town Blog about the toxic algae bloom the lake currently is 
experiencing.  

 Suzanne Konecny, 15732 14th Pl. SW, Burien 
Mrs. Konecny said she opposes the proposed Lake Burien Comprehensive Plan amendment because it 
would limit people’s options during the current economic crisis. 

 Linda Plein, 1600 SW 156th St., Burien   
Ms. Plein suggested that the properties touching the water could be designated 12,000 and the upper lands 
could stay at 7,200. She said designating the area touching the water as low density would give the 
wildlife a place to go. 
Len Boscarine, 1600 SW 156th St., Burien 
Mr. Boscarine said he doesn’t understand staff’s reluctance to fix the inconsistency between the 
Comprehensive Plan and the Comprehensive Plan map if it is out of compliance.  
There being no other testimony, Chair Clingan closed the public hearing at 7:48 p.m. 
 

OLD BUSINESS 
2010 Proposed Comprehensive Plan Amendments, Discussion and Possible Recommendation 

Chip Davis provided additional information about the proposed Lake Burien amendment as requested by 
commissioners at the September 28th meeting. First, he said he has found no Comprehensive Plan policy 
requirements that critical areas be designated low-density residential areas. He said critical areas are, in 
fact, found in both low-density and moderate-density neighborhoods and gave several examples 
throughout the city.  Secondly, using a series of illustrations, Mr. Davis explained the process the City 
used to calculate the buildable lands around Lake Burien.  

The commissioners discussed the proposed Lake Burien amendment and asked for additional information 
from staff and people who testified in the hearing. 

The commission will continue its discussion, and possibly make its recommendation, at the October 26, 
2010, meeting. 

Follow-up 

   
NEW BUSINESS 

None. 
    
PLANNING COMMISSION COMMUNICATIONS 

None. 
 
DIRECTOR’S REPORT 

Mr. Johanson noted that there will be a groundbreaking ceremony for the Transit Center parking garage at 
10 a.m. on Saturday, Oct. 23rd. 
 

ADJOURNMENT 

MOTION to adjourn the meeting was made by Commissioner Pizarro; second by Commissioner Duff. 
Motion carried unanimously.  Meeting adjourned at 8:47 p.m. 

Direction/Action 

 
APPROVED:________________________________ 
  
  
_________________________________________ 
Jim Clingan, chair 
Planning Commission  



 

1 
R:\PL\Commission\Minits2010\102610\102610DRAFTminits.docx 

City of Burien 
 

BURIEN PLANNING COMMISSION 
REGULAR MEETING 

October 26, 2010 
7:00 p.m. 

Multipurpose Room/Council Chambers 
          MINUTES 

 
To hear the Planning Commission’s full discussion of a specific topic or the complete meeting, the following 
resources are available: 

• Watch the video-stream available on the City website, www.burienwa.gov 
• Check out a DVD of the Council Meeting from the Burien Library 
• Order a DVD of the meeting from the City Clerk, (206) 241-4647 

 
CALL TO ORDER 

Chair Jim Clingan called the October 26, 2010, meeting of the Burien Planning Commission to order at        
7 p.m. 
 

ROLL CALL 
Present:  Jim Clingan, chair; Greg Duff, Joe Fitzgibbon, Ray Helms, Nancy Tosta, John Upthegrove 
Absent:  Rachel Pizzaro 
Administrative staff present

  

:  Chip Davis, planner, and Scott Greenberg, Community Development 
Department director 

  AGENDA CONFIRMATION 

Motion was made by Commissioner Tosta, seconded by Commissioner Fitzgibbon, and passed 
unanimously to approve the agenda for the October 26, 2010, meeting.  

Direction/Action 

 
PUBLIC COMMENT 
 Chestine Edgar, 1811 SW 152nd Street 

Mrs. Edgar said she spoke with staff from the Puget Sound Regional Council, King County and other 
cities and said they told her that they would calculate current density in a different manner than that 
used by the City of Burien. She said the City of Burien has a large excess of projected housing units 
to meeting its Growth Management Act requirements. She asked the commissioners to change the 
designation of the Lake Burien area to low-density residential.  

 Rob Howell, 15240 20th Ave SW 
Mr. Howell said staff from the Puget Sound Regional Council did not recognize the methodology 
used by the City of Burien to calculate the current density around Lake Burien. He said he hoped 
Council would ask City of Burien staff for the regulations authorizing the method it is using.  

 Bob Edgar, 12674 Shorewood Dr SW 
Mr. Edgar said the City of Burien is able to meet its Growth Management Act (GMA) targets without 
allowing more development in the Lake Burien area. He said the Puget Sound Regional Council does 
not have a specific model for cities to use to predict future capacity.  Mr. Edgar said the City must be 
confident about meeting GMA targets if it is planning to build a movie theater in Town Square 
instead of the 124 housing units that were planned there. He said bringing up the GMA targets in the 
discussion about changing the Lake Burien area designation is just a diversion. 
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 Sandy Gledhill-Young, 1936 SW 168th St. 
Mrs. Gledhill-Young asked that city staff be required to show every step of its work in calculating 
Lake Burien area density. She also asked for the source of the maps and model the City is using.  
Mrs. Gledhill-Young requested the commissioners direct staff to provide any information requested 
related to the proposed Comprehensive Plan amendment in a timely manner and with a good attitude, 
stating that staff works for the citizens of the City.  She also asked that a planning commissioner 
direct staff to show justification as to why a number of residential units planned for Town Square are 
being replaced by a movie theater complex. She asked that the designation of the Lake Burien area 
be changed to low-density residential and said she doesn’t understand why City staff is refusing to 
acknowledge an error occurred when the lake area was designated as moderate density. 

 Nona Deyman, 1817 SW 152nd St. 
Mrs. Deyman asked the commissioners to change the designation of the Lake Burien area to low-
density residential and submitted 20 signatures on a petition requesting the same. 

 John Poitras, 1248 SW 149th St. 
Mr. Poitras said City staff is not being cooperative. He said the commissioners should listen to the 
residents of Lake Burien, since they live there and know the lake is a critical area, and designate the 
area low-density residential.  

 Mary Oemcke, 1603 SW 152nd St. 
Ms. Oemcke asked that the Lake Burien area be designated low-density residential because it meets 
the criteria stated in the Comprehensive Plan. She noted there currently is a toxic algae bloom in the 
lake and said designating the lake area low-density is necessary to reduce further such incidents. 

 Linda Boscarine, 1600 SW 156th St. 
Mrs. Boscarine said the lake is a critical area and significantly increasing the number of houses 
around it would damage water quality. She asked that the area surrounding the lake be designated 
low-density residential, adding that she finds it alarming that the City is saying the lake does not need 
the protection of the low-density designation. 

 Kathi Skarbo, 1621 SW 152nd St. 
Ms. Skarbo said 27 of the 72 lots abutting the water of the lake have structures within the 
nonbuildable buffer area, making them nonconforming, but during the Shoreline Master Program 
process the lakeshore owners were told nonconformance is not an issue. She said the City can’t have 
it both ways. She asked the commissioners to direct staff to explain its definition of “significant 
amounts” of critical areas as referenced in the land use designation criteria in the Comprehensive 
Plan and why that criteria doesn’t apply to Lake Burien. Ms. Skarbo then compared the two proposed 
Comprehensive Plan amendments on the docket, asking why the NERA amendment is a 
“housekeeping” item and the Lake Burien one isn’t. She said she learned from her experience with 
the Shoreline Master Program that it is hard for the City to admit a mistake; the City only admits to a 
mistake only when it is brought to its attention by someone more powerful that a citizen. She urged 
the Planning Commission to direct staff to acknowledge the inconsistency between the 
Comprehensive Plan and the plan map and recommend to the city council that the map be changed. 

 Tanya Engeset, 1449 SW 152nd St. 
Referring to the recent toxic algae bloom in the lake, Ms. Engeset said adding more houses around 
the lake only will make the situation worse. She asked that the designation be changed to low-
density. 

 
APPROVAL OF MINUTES 

None. 
 
OLD BUSINESS 
2010 Proposed Comprehensive Plan Amendments, Discussion and Possible Recommendation 

Chip Davis summarized the additional information being provided to the commissioners at the meeting. 
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Commissioner Upthegrove moved, as read on his behalf by Commissioner Tosta, that the Planning 
Commission recommend to the City Council that the staff recommendation on item 2010-2 be modified 
to reflect that there is an inconsistency between the language in the Comprehensive Plan and the Zoning 
Map because the Zoning Map shows the property surrounding Lake Burien as moderate density; however, 
the language in the Comprehensive Plan item 3 page 2-9 states in order to be moderate density the “area 
does not have significant amounts of critical areas.”  For this reason the Planning Commission 
recommends that the property surrounding Lake Burien be designated low-density on the Zoning Map.  
Any decision regarding a zoning change should be postponed until the City Council has the opportunity 
to determine if there is an inconsistency.  Commissioner Tosta seconded the motion.  Motion failed 2-4.  
Opposed:  Commissioners Clingan, Duff, Fitzgibbon and Helms. 
 
Commissioner Fitzgibbon moved that the Planning Commission recommend to the City Council approval 
of Comprehensive Plan Reference No. 2010-1 as set forth in Attachment A of the staff recommendation 
report. Commissioner Helms seconded.  Motion carried 5-1.  Opposed:  Commissioner Upthegrove. 

For Comprehensive Plan Reference No. 2010-2, staff was directed to prepare a map and recommendation 
including only those properties abutting Lake Burien.  The commission will continue its discussion, and 
possibly make its recommendation, at the November 9, 2010, meeting. 

Follow-up 

   
NEW BUSINESS 

Planner Stephanie Jewett introduced a request by the El Dorado West Retirement Community for a 
rezone from Residential Multifamily 12 units per acre (RM-12) to Residential Multifamily 24 units per 
acre (RM-24).   

A public hearing on the rezone request is scheduled for the November 9, 2010, Planning Commission 
meeting. 

Follow-up 

 
PLANNING COMMISSION COMMUNICATIONS 

Commissioner Tosta said she will not be at the November 9, 2010, meeting of the Planning Commission. 
 

DIRECTOR’S REPORT 

None. 
 

ADJOURNMENT 

MOTION was made by Commissioner Fitzgibbon, seconded by Commissioner Helms, and passed 
unanimously to adjourn the meeting at 9:10 p.m. 

Direction/Action 

 
APPROVED:________________________________ 
  
  
_________________________________________ 
Jim Clingan, chair 
Planning Commission  



CITY OF BURIEN, WASHINGTON 
MEMORANDUM 

 
DATE: November 9, 2010 
 
TO: Planning Commission 
 
FROM: Stephanie Jewett, AICP  

Planner 
 
SUBJECT: Public Hearing – El Dorado West Retirement Community Rezone Request 
 
 
PURPOSE: 

The purpose of this agenda item is to conduct a public hearing for the El Dorado West Retirement 
Community Rezone Request.   
 
BACKGROUND: 

The request is to rezone two parcels of land from Residential Multi-family-18 to Residential Multi-family-
24 in order to redevelop the existing 68-unit El Dorado West Retirement Community at a higher density.  
Staff introduced the request and reviewed staff’s recommendation to approve the request at the 
October 26, 2010, Planning Commission meeting.   
 
PLANNING COMMISSION ACTION: 

No action is required; however, following your public hearing an agenda item has been scheduled to 
allow the Planning Commission to make a recommendation to the City Council if so inclined. 
 
The Commission may: 

1) Move to recommend the City Council approve the request and adopt the staff recommendation as 
presented;  or 

2) Move to recommend the City Council approve the request with modifications to the staff 
recommendation and outline the findings and conclusions in support of the modifications; or 

3) Move to recommend that the City Council deny the request and outline the findings and 
conclusions in support of the denial.  

 
Suggested Motion:  I move the Planning Commission recommend to the City Council approval of  
the El Dorado West rezone request reference number PLA 10-0780 and adopt the findings and 
conclusions of the staff recommendation as presented. 
 
 
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. 
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• 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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CITY OF BURIEN, WASHINGTON 

MEMORANDUM 
 

DATE: November 2, 2010 
 

TO: Planning Commission 
 

FROM: Charles W. “Chip” Davis, AICP, Planner 

Scott Greenberg, AICP, Community Development Director 
 

SUBJECT: Discussion and Recommendation on 2010 Comprehensive Plan Amendment 2010-2 
 

 

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 proposed 2010 Comprehensive Plan amendment 2010-2.   

 

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 28
th
 the Planning Commission received a presentation from staff which included a brief 

summary of the proposal accompanied by a staff recommendation (Attachment A).  The commission also 

received information from the applicant and public comments regarding the proposed Comprehensive Plan 

Map amendment and rezone request. 

 

A Public Hearing was conducted on October 12.  Additional discussion occurred at your October 26
 
meeting, 

and staff was requested to prepare an alternate plan amendment map for Commission review.  

 

Please bring your previous packets if you need additional information, or access the information online. 

 

DISCUSSION 
Attachment C shows the applicant’s proposed redesignation.  Attachment D shows Alternative 1, as requested 

by the Commission—redesignation of just those parcels touching Lake Burien.  Alt. 1 excludes 71 lots from 

redesignation, including 4 lots that could be divided if not redesignated.  Alt. 1 results in an irregular, illogical 

land use designation and zoning boundary.  Generally, boundaries should follow streets, natural features or 

other logical lines.   

 

The Commission must find that the decision criteria for both the Comprehensive Plan amendment and rezone 

are met.  These are discussed in the staff report.  Part of that analysis is whether the proposed land use 

designation meets the criteria for Low Density Residential Neighborhood, or whether the current Moderate 

Density Residential Neighborhood is appropriate.   Attachment B analyzes the designation criteria for both 

Low Density Residential Neighborhood and Moderate Density Residential Neighborhood.  Using the 

designation criteria, which designation is the best fit for the neighborhood?  Neither designation is a perfect 

fit, which gives the Commission some discretion in recommending a land use designation.   

 

The land use designation criteria discuss existing neighborhood density.  The chart shows that existing 

neighborhood density is between 3.0-4.3 dwelling units per acre, depending on which density calculation 

method is used.  We believe that the “buildable lands” methodology is the correct methodology, as explained 

on Attachment B.  The data and maps supporting the “buildable lands” calculation as well gross and net 

density methods are provided on Attachments E, F and G. 
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NEXT STEPS 
On November 9, staff recommends that the Commission discuss the criteria for amending the Comprehensive 

Plan, and the land use designation criteria, and provide specific direction to staff on what findings you would 

like prepared for your recommendation to City Council.  We will then prepare your draft findings for review 

and recommendation at your Nov. 23 (or Nov. 16?) meeting.  If the Commission agrees with the staff 

recommendation, you can choose to act on November 9. 

 

If you have any questions before the meeting, please contact Chip Davis at (206) 248-5501 or by e-mail at 

chipd@ci.burien.wa.us.   

 
Attachments: 

A. Staff Recommendation 2010-2, Lake Burien Neighborhood Plan Map Amendment and Rezone Request 

B. Low Density and Moderate Density Comparison 

C. Applicant-proposed Redesignation and Rezone 

D. Alternative 1—Redesignation and Rezone 

E. Density Calculations—Base Configuration 

F. Density Calculations—Buildable Lands Method 

1. Submerged Lands 

2. Wetlands 

3. Easements and Encumbrances 

4. Wetland Buffers and Final Calculations 

G. Density Calculations—Gross Density Method 

1. Submerged Lands and Final Calculations 

H. Density Calculations—Net Density Method 

1. Submerged Lands 

2. Easements and Encumbrances & Final Calculations 
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 COMPARISON OF POLICY AND CRITERIA FOR  

LOW DENSITY AND MODERATE DENSITY RESIDENTIAL NEIGHBORHOOD DESIGNATIONS 

LOW DENSITY Low Density 
Criteria Met 

MODERATE DENSITY Mod Density 
Criteria Met 

Pol. RE 1.5: “Development within this designation 
includes existing neighborhoods that are zoned for four 
units per acre or less.” (emphasis added) 
 
Analysis: The area is currently zoned RS-7,200 (7,200 
square foot minimum lot area).  This calculates to 6.05 
units per acre: 
1 acre=43,560 square feet 
43,560/7,200=6.05 
 

No Pol. RE 1.6: “Development within this designation 
includes existing neighborhoods that have been 
platted at an average of five to six units per acre.” 
(emphasis added) 
 
Analysis:  The area contains 2,129,506 square feet of 
land (the area of Lake Burien is excluded from this 
figure) and has 134 lots.  Therefore, average platted 
lot area is 15,892 square feet, or, 2.74 units per acre 
(43,560 square feet divided by 15,892). 
 

No 

Designation Criteria 

Properties designated Low Density Residential 
Neighborhood should reflect the following criteria: 

 Properties designated for Moderate Density 
Residential Neighborhood uses should generally 
reflect all of the following criteria: 

 

1. The area is already generally characterized by single 
family residential development at four units per acre or 
less. 
 
Analysis: There are several methods we can use to 
calculate existing developed density (see attached for 
detailed explanation) 
 
“Buildable lands” method: 4.3 units/acre 
 
“Net Density” method: 3.1 units/acre 
 
“Gross Density” method: 3.0 units/acre 
 

 
 
 
 
 
 
 
 

No 
 

Yes 
 

Yes 

1. The area is already characterized by primarily 
single family residential development at greater 
than four units per acre. 
 
Analysis: There are several methods we can use to 
calculate existing developed density (see attached 
for detailed explanation) 
 
“Buildable lands” method: 4.3 units/acre 
 
“Net Density” method: 3.1 units/acre 
 
“Gross Density” method: 3.0 units/acre 
 

 
 
 
 
 
 
 
 

Yes 
 

No 
 

No 



LOW DENSITY Low Density 
Criteria Met 

MODERATE DENSITY Mod Density 
Criteria Met 

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). 
 
Analysis: The neighborhood is designated for suburban 
intensity development as shown on Map LU-2. 
 

No 4. The area is designated Urban on Figure 2 LU-2 
(Application of this designation outside of the area 
designated as Urban, shall be limited to five units 
per acre). 
 
Analysis: The neighborhood is designated for 
suburban intensity development as shown on Map 
LU-2. 
 

No 

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. 
 
Analysis: Approximately 36,438 square feet of land 
adjacent to the lake is designated wetland on the Critical 
Areas Map.  This is less than 2% of the area proposed for 
redesignation.  While Lake Burien itself is shown as a 
wetland, it is open water and cannot be a wetland. 
 
 

No 3. The area does not have significant amounts of 
critical areas. 
 
Analysis: Approximately 36,438 square feet of land 
adjacent to the lake is designated wetland on the 
Critical Areas Map.  This is less than 2% of the area 
proposed for redesignation.  This is not a significant 
amount of critical area.  While Lake Burien itself is 
shown as a wetland, it is open water and cannot be 
a wetland. 
 

Yes 

4. The existing and planned public facilities for the area 
cannot adequately support a higher density. 
 
Analysis: There are sufficient existing and planned public 
facilities to support the current density. 

No 2. The existing or committed public facilities are 
adequate to support residential development at this 
density. 
 
Analysis: There are sufficient existing and planned 
public facilities to support the current density. 
 

Yes 

5. The area is subject to existing impacts from high levels 
of airport-related noise. 
 
Analysis: The area is subject to airport-related noise but 
is not subject to high levels of airport-related noise. 

No Not applicable  



 

1. “Buildable lands” method: In 1997, the Washington State legislature adopted the Buildable Lands amendment to the Growth Management 

Act, (RCW 36.70A.215). The amendment requires six Washington counties (including King) and their cities to determine the amount of land 

suitable for urban development, and evaluate its capacity for growth, based upon measurement of five years of actual development activity.  

The report is due every five years (2002, 2007, 2012, etc.). The buildable lands report and its methodology was accepted and added as an 

appendix to the King County Countywide Planning Policies via King County Ordinance 16056 on April 20, 2008. 

This method has been used by all 40 jurisdictions in King County for about 10 years (prior to the 2002 report) to comply with the GMA buildable 

lands requirement.  The full 2007 report is available online at http://your.kingcounty.gov/budget/buildland/bldlnd07.htm.  Chapter III—

Technical Framework and Methodology, and Appendix B—Deductions are both attached to help explain the detail behind the methodology.   

The buildable lands method is used for calculating existing development densities as well as future development capacity.  The capacity figure is 

also used in the King County Countywide Planning Policies to determine whether we have enough developable capacity to accommodate our 20-

year projected growth in population and jobs.  Calculations of existing neighborhood density should follow the buildable lands methodology—

the same methodology we must use in showing compliance with the GMA. 

2. Net or Gross Density method: Our Comprehensive Plan contains several related definitions (Section 1.4): 

Density:  The number of families, persons, or housing units per unit of land usually expressed as “per acre”. There are several different ways of measuring 

density, including: 

a. Net site density:  Units per site area after allowing for or excluding streets, parks, open space or a public facility. 
b. Gross density:  Units per gross site area before dedication, covenants or designation of a portion of the site as unbuildable or open space. 
 
Net Acre:  A measure of horizontal area for calculating development potential.  At the area-wide planning level, net acre refers to the gross acre less the 

estimated area to be transferred (e.g., sale, dedication or donation) to public ownership from individual parcels. Net acreage is typically 67-75 percent of gross 

acreage, and depends largely on the amount of road right-of-way.  At the site development level, this is the total acreage of a parcel less the area transferred 

to public ownership. The remaining net acreage is the basis for determining development density and potential. Net acre typically includes easement areas.  

Policy RE 1.5 (Low Density) does not specify which calculation is to be used—net or gross density.  However, Policy RE 1.6 (Moderate Density) 

states under “Allowed Use and Description”—“The maximum residential density shall not exceed six units per net acre.” (emphasis added)   

 

http://your.kingcounty.gov/budget/buildland/bldlnd07.htm
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