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Sustainable Development Study: R-1 Zone
Executive Summary

Issue

The City of Woodinville determined that a review of zoning densities needed to occur on lands
currently classified as R-1, where the minimum size for new parcels is one unit per acre. Under
current Woodinville Municipal codes, the R-1 zone density can be increased to R-4 only upon
approval of a rezone. R-1 to R-4 in the Woodinville’s Comprehensive Plan is considered Low
Density. This document is called the Sustainable Development Study and includes four individual
studies: environmental, neighborhood character, transportation, and capital facilities. The study was
initiated after a Moratorium was established to limit development until the results of the study were
available. The Moratorium is anticipated to end in March 2007.

The residential zones in the city make-up approximately 60% of the city’s 3,500 acres, with the R-1
zone encompassing approximately 30% or 1,100 acres. One of seven major neighborhoods, the R-1
neighborhood is located on the northeastern uplands of the city (see Figure ES-1), and is referred to as
the Leota and Wellington Neighborhoods. R-4, R-6, R-8, and five multifamily residential
designations comprise the remainder of the city’s residential area.

Viewed in the abstract, R-1 zoning has been inconsistent with past decisions by the Central Puget
Sound Growth Management Hearings Board (Board) regarding minimum urban densities, but recent
Court and Board decisions indicate that such densities are not necessarily required in all urban areas
as an absolute rule. The Board and related case law guide decisions where densities may be allowed
other than those the Board considers “compact urban.” In addition, the GMA calls for ensuring “the
vitality and character of established residential neighborhoods,” and past Board decisions have
explicitly authorized lower urban densities when they provide added or necessary protection for
critical areas that are large in scope, complex in structure and function, and of a high rank order.
(These criteria are known as the “Litowitz test,” following the name of the plaintiff in the case where
they were first identified'.) Factors used in supporting lower densities are the same as those evaluated
in this Sustainable Development Study:

»  Environmental — what levels of density can the land support and maintain and protect important
critical areas?

1 Litowitz v. Federal Way, CPSGMHB Case No. 96-3-005 (July 22, 1996).
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» Neighborhood Character — what areas of the R-1 zoned land have a distinct character that requires
recognition through zoning?

* Transportation — how would growth at different densities affect transportation systems?

= (apital Facilities and Services — are infrastructure systems and public services capable of growth
at different densities?

In addition to the above, the following are relevant contextual factors that must be evaluated when
determining densities and are specifically discussed in the neighborhood character report of this
study:

= The percentage of the overall land in the City where lesser densities may be permitted,

= Whether the City is meeting its assigned growth target, the City’s overall average density, what
density and designations are applied to undeveloped/unplatted areas of the City, and whether,
overall, the City’s planning record indicates that it is meeting its obligations under the Growth
Management Act (GMA).

The Sustainable Development Study examines each individual factor, and then based on a range of
these factors, provides zoning alternatives/options for consideration by City decision-makers. Four
options are proposed in this study. Policy and code amendments will be prepared supporting the
City’s preferred option. Such policy and code amendments could include adding environmental,
design, road, and capital facility based development standards.

Introduction and Background

The City of Woodinville is one of thirty-nine cities in King County and is adjacent to Snohomish
County’s boundary. In 2002, the City compared its demographics to King County as a whole and
several Eastside and other nearby cities. Compared with Seattle, Mill Creek, Bothell, Kirkland,
Redmond, Bellevue, and Issaquah, the City had the largest household size, the most population under
age 19, the least growth between 1990 and 2000, and the smallest population. The City, since its
inception has promoted the desire to maintain a “Northwest Woodland Character,” identifying that
desire in numerous places, including its Comprehensive Plan goals, Land Use LU-1, Community
Design Goal CD-2, and Environmental Goal ENV-6. Houses in the R-1 zone are mostly homes built
in the 1960’s through the 1980’s on large lots, but in other R-zoned areas they are newer homes on
smaller lots.

Growth Management Act Goals

The GMA established 13 goals for the comprehensive planning process. Per RCW 36.70A.020, the
following goals are not listed in order of priority and shall be used exclusively for the purpose of
guiding the development of comprehensive plans and development regulations:

L= | February 2007
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= Urban growth. Encourage development in urban areas where adequate public facilities and
services exist or can be provided in an efficient manner.

= Reduce sprawl. Reduce the inappropriate conversion of undeveloped land into sprawling, low-
density development.

= Transportation. Encourage efficient multi-modal transportation systems that are based on
regional priorities and coordinated with county and city comprehensive plans.

= Housing. Encourage the availability of affordable housing to all economic segments of the
population of this state, promote a variety of residential densities and housing types, and
encourage preservation of existing housing stock.

= Economic development. Encourage economic development throughout the state that is consistent
with adopted comprehensive plans; promote economic opportunity for all citizens of this state,
especially for unemployed and for disadvantaged persons; promote the retention and expansion of
existing businesses and recruitment of new businesses; recognize regional differences impacting
economic development opportunities; and encourage growth in areas experiencing insufficient
economic growth, all within the capacities of the state's natural resources, public services, and
public facilities.

= Property rights. Private property shall not be taken for public use without just compensation
having been made. The property rights of landowners shall be protected from arbitrary and
discriminatory actions.

= Permits. Applications for both state and local government permits should be processed in a
timely and fair manner to ensure predictability.

= Natural resource industries. Maintain and enhance natural resource-based industries, including
productive timber, agricultural and fisheries industries. Encourage the conservation of productive
forestlands and productive agricultural lands, and discourage incompatible uses.

= Open space and recreation. Retain open space, enhance recreational opportunities, conserve fish
and wildlife habitat, increase access to natural resource lands and water, and develop parks and
recreation facilities.

= Environment. Protect the environment and enhance the state's high quality of life, including air
and water quality, and the availability of water.

= Citizen participation and coordination. Encourage the involvement of citizens in the planning
process and ensure coordination between communities and jurisdictions to reconcile conflicts.

= Public facilities and services. Ensure that those public facilities and services necessary to support
development shall be adequate to serve the development at the time the development is available
for occupancy and use without decreasing current service levels below locally established
minimum standards.

= Historic preservation. Identify and encourage the preservation of lands, sites and structures that
have historical or archaeological significance.

4
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Of particular interest in the R-1 study are goals to reduce sprawl, protect the environment, and
provide housing choices.

Growth Management and Urban Densities

In 1995, the Central Puget Sound Growth Management Hearings Board established a “general rule”
of four net dwelling units per acre as a minimum density for urban areas under the GMA. Calling this
standard a “bright line,” the Board stated:

Any residential pattern at that density, or higher, is clearly compact urban development and
satisfies the low end of the range required by the Act. Any larger urban lots will be subject to
increased scrutiny by the Board to determine if the number, locations, configurations and
rationale for such lot sizes complies with the goals and requirements of the Act, and the
jurisdiction’s ability to meet its obligations to accept any allocated share of County-wide
population. Any new residential land use pattern within a UGA [Urban Growth Area] that is
less dense is not a compact urban development pattern, constitutes urban sprawl, and is
prohibited.

The next year, the Central Board identified the criteria it would use to determine whether
environmental factors could justify a lower density in urban areas:

The Board holds that when environmentally sensitive systems are large in scope (e.g. a
watershed or drainage sub-basin), their structure and functions are complex and their rank
order value is high, a local government may also choose to afford a higher level of protection
by means of land use plan designations lower than 4 du [dwelling units]/acre.

These criteria have come to be known as “the Litowitz test,” following the name of the plaintiff in the
case. The criteria have not changed, nor have they been substantially clarified, under subsequent
Growth Board decisions. This leaves many important details somewhat ambiguous. Watersheds and
drainage sub-basins can be identified across a wide range of sizes, from a large river system like the
Columbia River to an individual wetland or small stream. To some degree, the structure and
functions of nearly all natural systems are complex. The meaning of “rank order value” is also
unclear and depends on scale. A particular stream or wetland, for example, could rank of high
importance within a small jurisdiction or small drainage basin but of much less importance when
considered at larger geographic scales. Nevertheless, it is clear that critical areas that are not of high
relative value within the larger natural systems in the surrounding vicinity or within an individual
jurisdiction would be unlikely to pass the Litowitz test.

In a later case, Fuhriman v. Bothell, the Board acknowledged “a possible expansion of Litowitz
analysis,” where lower densities might be allowed to protect critical areas that do not, strictly
speaking, meet the Lifowitz test. It noted that critical areas that are linked hydrologically could have
“unique geologic or topographical features that would also require the additional level of protection
of lower densities in those limited geologically hazardous landscapes.” Such areas might, for
example, provide sources of cool water for streams and rivers, wildlife habitat, and other ecological

L= | February 2007
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functions. The Board has never explicitly addressed whether it would support reduced densities
solely to reduce the public safety threat of geologic hazards, which generally can be addressed
through other means (e.g., setbacks, vegetation retention, appropriate stormwater management, and
site-specific conditions on development).

Complicating this legal context further, in 2005 the Washington State Supreme Court held that the
Growth Boards do not have the legal authority to set “bright line” rules that are not contained within
the GMA. And, it suggested that local conditions, such as the existence of private covenants
restricting density, could be taken into account by local governments in planning under the GMA. In
March 2006, a King County Superior Court judge cited this Supreme Court ruling in voiding a
Central Board decision against the City of Normandy Park, where the City had adopted a GMA plan
which retained the existing zoning which is generally well below four units per acre. Judge Bruce
Hilyer found that, both under the Supreme Court case and under his own independent reading of the
GMA, Growth Boards do not have the authority to impose “bright line” rules of their own
construction, heightened scrutiny tests, or uniform minimum residential densities. Judge Hilyer
emphasized that, under the GMA, deference must be given to a local government’s decision regarding
appropriate urban densities, based on local circumstances. The fact that the City’s plan met its growth
allocations and that the City had no UGA appear to have been among key factors in the Normandy
Park case.

Several parties have appealed and asked the Supreme Court to accept direct review of Judge Hilyer’s
decision. Thus, it is not absolutely certain what criteria might be applied to judge the validity of
Woodinville’s R-1 zoning, should it be challenged to the Central Board or the courts. It is worth
noting, however, that the GMA provides for a “broad range of discretion” in local planning. The
Act’s housing goal explicitly promotes “a variety of residential densities and housing types, and
encourage[s] preservation of existing housing stock.” (RCW 36.70A.020(4)) The Act also calls for
housing elements in local Comprehensive Plans that ensure “the vitality and character of established
residential neighborhoods” (RCW 36.70A.070(2)).

While there may be less certainty about urban and rural densities, the GMA goals that must be
balanced remain. By reviewing a range of important planning issues — environmental, neighborhood
character, transportation, and capital facilities — the City intends to achieve a balance of GMA goals
appropriate to local conditions in Woodinville.

Growth Targets

In addition to meeting GMA goals, the City must plan for its fair share of population growth in
accordance with GMA provisions. Under the King County population allocation process performed
under the GMA, the City of Woodinville is required to provide up to 1,869 new housing units by the
year 2022. In an extensive public process, the City has strategically evaluated where and how it could
locate its population growth with the goal of preserving its woodland community character. The City
did this through creation of a Central Business District zone for the downtown, which allows a base
density of 36 units per acre, up to a maximum of 48 units per acre. With development standards that

City of Woodinville L |
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high density housing and transit- oriented design, the City’s buildable land analysis shows

that the City has sufficient capacity under its current zoning to accommodate at least 1,947 new
housing units, 78 more than are needed to meet its 2022 population allocation (see Attachment B for

more information). Therefore, during review of the R-1 zone, the primary concern is protecting

critical areas without concern for the City’s ability to meet its growth forecast.

Public Participation

Another GMA goal involves ensuring public participation. To that end, a citizen’s advisory panel

was appointed. In addition, the Planning Commission conducted meetings. As of February 20, 2007,

the follow

ing meetings have been conducted:

CAP Meetings

July 12, 2006: Discussion of Issues & Scope of Work; Develop Tentative Meeting Schedule

July 19, 2006: Introduction of Subject Experts; Technical Expert Presentations; Stormwater, Hydrogeology, Limnology,
Other

August 2, 2006: Legal Issues; Technical Experts Continued; Data Needs; Critical Areas Definitions; Goals Discussion
August 23, 2006: Goals Discussion; Data Needs; Critical Areas; Neighborhood Character

September 6, 2006: Discussion Of One Sentence Purpose of Being a Member; Continuation of Goals Discussion
September 14, 2006: Continuation Of Goals Discussion

September 19, 2006: Continuation of Goals Discussion

October 12, 2006: Environmental Studies Presentation, Consultants; Miscellaneous; Continuation of Goals Development;
Transportation Issues Mailed

November 15, 2006: Draft Environmental Report Presentation; CAP Final Goals and Policies Recommendation

December 27, 2006: Draft Environmental Report Status; Housing-Neighborhood Character Study; Comp. Plan & Regulatory
Amendment Strategies

January 3, 2007: Draft Environmental Report Status; Housing-Neighborhood Character Study; Comp. Plan & Regulatory
Amendment Strategies

January 10, 2007: Open House Sustainable Development

January 18, 2007: Open House Sustainable Development: ‘Schedule Of Sustainable Development Project: Housing-
Neighborhood Character Study: Other Reports of Project

January 24, 2007: Review Draft Sustainable Development Report with Consultants
January 30, 2007: Review Draft Sustainable Development Report

Planning Commission Meetings

June 7, 2006: Appointment of CAP Members

August 16, 2006: Status Report On Environmental Studies

September 20, 2006: Status Report On Sustainable Development

November 15, 2006: Joint Meeting With CAP & Consultants Re: Environmental Report

January 3, 2007: Comprehensive Plan, Zoning Code And Regulatory Amendment Proposal Discussion
January 18, 2007: Open House Sustainable Development

January 24, 2007: Joint Meeting with CAP and Consultants; Review Draft Sustainable Development Report
January 31, 2007: Public Hearing

February 14, 2007: Public Hearing and Deliberation

The City Council is conducting additional public meetings and hearings through March 2007. Please

see www.ci.woodinville.wa.us for more information.
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Analysis

Table ES-1 outlines the reports prepared and used for this Study. Each report is summarized below

and in Table ES-2. In addition, each report is provided as an attachment to this Executive Summary.

Table ES-1. Report Preparation Matrix

Attachment

Report Name

Prepared By:

Attachment A:
Environmental Report

City of Woodinville Sustainable
Development Project: R-1 Area
Environmental Report

Steward & Associates
and City of Woodinville

Attachment A: Hydrogeologic Analysis for City Of Golder Associates, Inc.
Appendix A Woodinville Sustainable Development
Program
and Preliminary Assessment of Hillside
Drainages Infiltration
Attachment A: Lake Leota Analysis for City Of C. Michael Falter, Ph.D
Appendix B Woodinville Sustainable Development
Program
Attachment A: City of Woodinville R-1 Zone Wetland C-1 Jones & Stokes
Appendix C Inventory C-2. Cooke Scientific
C-1. qudinville Additional Wetland C-3. Citizens Advisory Panel
Reconnaissance Survey
C-2. Woodinville Wetland Survey
C-3. Citizen Advisory Panel Supplied
Map
Attachment A: Woodinville Sustainable Development Perteet Inc.
Appendix D Study
Attachment B: Neighborhood Character in the R 1 City of Woodinville

Neighborhood Character in
the R-1 Zone Report

Zone, City of Woodinville

Development Services Department

Attachment C:
Transportation Report

Transportation, City of Woodinville

City of Woodinville
Public Works

Perteet Inc.

Attachment D: Capital
Facilities and Utilities
Report

Capital Facilities and Utilities in the R-1
Area

City of Woodinville
Development Services Department

Attachment E: Moratorium
Ordinances

Moratorium Ordinances 419, 424, and
427

City of Woodinville

Attachment F: Other Reserved for added or corrected Various Authors
Information/Errata information by various authors as
appropriate
8
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Environmental

Two critical areas in the R-1 zone appear to meet the Litowitz test that allows for lower densities in
urban areas to protect large scope, complex and high rank order critical areas — Cold Creek and Lake
Leota. These two critical areas are linked: the Lake Leota basin is the primary headwaters for Cold
Creek. The outlet stream of Lake Leota is, in fact, Cold Creek, but for the majority of time the lake
does not flow out through this stream, but instead discharges into groundwater, which reaches Cold
Creek through seeps and springs to the east of the R-1 zone. Cold Creek’s unusual reliance on
groundwater is why it provides a steady flow of cold, clean water to the Bear Creek system
downstream. Bear Creek is a large producer of naturally spawned salmon for a stream its size in
western Washington, and, according to the Environmental Report, Cold Creek plays a very important
role in that. The Lake Leota basin comprises approximately 40% of the entire R-1 zone (see Figure
ES-2 for a map of drainage basins in the R-1 zone).

The Environmental Report (Attachment A) recommends that the Lake Leota basin is best suited for
lower densities that preserve and protect Lake Leota and Cold Creek. For the most part, R-1 is
expected to produce the best results. The report also mentions a number of other recommendations for
the lake’s protection, including stormwater and channel improvements upstream, continuance of the
current no-engine rule for boats, best management practices for lakeside property owners and others
in the wider lake basin, improvements in monitoring, and changes in how the lake’s outlet is
controlled. For the long-term, the Environmental Report recommends a lake management plan.

In the School Basin, which drains directly to Cold Creek and is immediately east of the Lake Leota

Basin, the Environmental Report recommends extensive use of low-impact development regulations
(LID) and improved mapping of streams and wetlands, to help protect the creek. The basin does not
require the need for R-1 densities.

In the Upper Woodin Creek Basin in the southwestern portion of the R-1 zone, the Environmental
Report identifies geologic hazard areas that require specific engineering and geotechnical protection.
In addition and where appropriate, careful use of LID (which, if inappropriately constructed, could
destabilize hazard areas) could provide beneficial effects. In the Golf Course Basin, and the Hillside
Drainages Basin, which ultimately flow to Little Bear Creek, and in the Upper Woodin Creek Basin,
the Environmental Report recommends tightlining stormwater in fuse-welded pipe (e.g. HDPE pipe)
near geologic hazards to below areas of instability. The Environmental Report also includes a
hydrogeologic modeling of a worst-case scenario to determine how the geologic hazards in both of
these areas may be affected by stormwater infiltration and what setback would be required if the
worst case actually existed. Such infiltration might provide benefits to Lake Leota but could increase
potential threats to these hazards. The southwest portion of the Upper Woodin Creek basin has
complex, steep terrain that would best be served by lesser density, but the upper flatter portion of the
basin could allow for greater density. (See Figure ES-3 for a topography map based on LIDAR
imaging; note that the red boundary identifies the areas of 15% slopes or greater.)
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Based on environmental factors, the conclusions of this study differ for different areas of the R-1
zone, primarily because of complex patterns of surface water drainage and groundwater flow and the
special needs to protect Leota Basin and Cold Creek that cannot be accomplished by the standard
requirements of the city’s Critical Areas Ordinance. The data collected for this study has been used
to determine a broader planning level analysis that identifies whether or not different zoning densities
could improve the protection of important critical areas in the city. Taking into account that
individual developments are required to protect on-site critical areas such as streams, wetlands, steep
slopes, aquifer recharge areas, and others by complying with the Woodinville Municipal Code,
Critical Areas Ordinance, Chapter 21.24, the conclusions of this study determined that Lake Leota
and Cold Creek required additional protection through decreased densities. In summary, the
Environmental Report finds that one particular basin encompassing much of the R-1 zone area, the
Lake Leota Basin, meets the CPSGMHB Litowitz criteria allowing for additional environmental
protection through zoning densities. Other implementing development regulation measures are
recommended in other basins to protect environmental quality.

Neighborhood Character

Based on urban design principles, 12 theoretical neighborhoods were identified and evaluated for
distinct neighborhood characteristics in the “Neighborhood Character in the R-1 Zone Report” found
in Attachment B. These conceptual neighborhoods are identified on Figure ES-4 and below:

= Northwest Wellington. The neighborhood is heavily wooded, has excellent spatial order and
building texture, cohesive circulation, and is visually cohesive in terms of buildings, block
patterns, and streets that together crisply define neighborhood boundaries.

=  Southwest Wellington. Accessibility and lot configuration largely define this neighborhood.
External access is limited, which makes for an enclave-like place. The wooded setting adds
immensely to a sense of place.

= North Wellington. With few exceptions, this neighborhood is defined by its location in a
physiographic plain and by the degree of road connectivity. External accessibility also defines
boundaries and encloses the neighborhood.

= Central Wellington. There is only one major access into this neighborhood, NE 195th Street.
Other minor roads connect from different directions and are closed off or dead end. Central
Wellington is somewhat more defined by adjacent neighborhoods than it is unto itself.

= South Wellington. This area is commonly accessed off of 156th Avenue NE. It contains many
unimproved or private roads that are the result of short plat activity. Its boundaries, similar to
those of Central Wellington, are easily defined by adjacent neighborhoods.

= Northeast Wellington. This is a neighborhood defined primarily by the constricted nature of
access. There is only one way in and one way out via 168th Avenue NE. It is further isolated by
school property occupying the major portion of its southern extremity.

City of Woodinville L= |
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Sustainable Development Study - R-1 Zone: Executive Summary

= North Leota. North Leota is characterized by its adjacency to Woodinville-Duvall Road and by its
broad range of lot sizes. There is no connectivity in any sense of the term, but this neighborhood
occupies the greatest extent of the Leota outwash plain niche.

» Leota. This neighborhood is the best defined in the study area. Common views, common access,
lot configuration enclosure, and wooded nature make this one of Woodinville’s most distinct
places.

= South Leota. This is a well-defined neighborhood, all on an even grade, facing northeast, shaded
in the afternoon, wooded slope. Political boundaries and transportation network provide strong
elements to boundary definition.

= Laurel Plateau. Terrace-flat topography defines this neighborhood. Steep slopes and formal
subdivision boundaries confine this area into one neighborhood.

=  Woodway-Laurel Hills. This neighborhood predominantly consists of two formal subdivisions that
have similar street networks and topography. Ridge and slope topography characterize its
common physiographic niche, and its richly manicured landscape amidst tall woods creates a
common definitive sense of place.

= Lower Woodway. This neighborhood located in the southwest fringe of the study area has
common access off of NE 173rd Street. Steep slopes are common throughout. Its identity is
defined by its adjacency to its neighbor and by its isolation because of topography and access
limitations.

Each neighborhood was evaluated by methods of character identification that included visual surveys
and overlay mapping iterations of human-made, physical, and environmental phenomena. See the
Neighborhood Character Report (Attachment B) for details. This analysis was performed with the
intent of identifying neighborhood character and validating its importance as a vital element in certain
neighborhoods of Woodinville.

Based on the evaluation, the Neighborhood Character report identifies five neighborhoods with
distinctive character that could be diminished if redevelopment occurred within them at different than
existing densities, whether lower or higher:

* Northwest Wellington
»  Southwest Wellington
= North Wellington

= Leota

»  Woodway-Laurel Hills

These five neighborhoods were recommended to receive “neighborhood character recognition”
through maintaining existing common density in the neighborhood. The neighborhood analysis
concluded that neighborhood character has an important place along with environment,
transportation, and capital facilities in the Woodinville R-1 Area.
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Sustainable Development Study - R-1 Zone: Executive Summary

Transportation

The R-1 study area was reviewed for transportation conditions; please see Attachment C. Results
show the majority of the roadways within the R-1 zone were developed under King County prior to
the City’s incorporation. With the exception of newer roads constructed under the City’s design
requirements, the local streets in the R-1 zone do not meet the City’s road cross-section standards.
Under the Fire Department Access standard, requiring a minimum paved width of 20 feet, only a few
short sections of roadways do not meet this standard.

Future road improvements, for the arterial and collector classified roads, have been identified in the
City’s long-range capital improvements program (CIP) and will be systematically reviewed and
considered for improvements. It is likely improvements will be performed in several phases along
each of these classifications of roadways and as need dictates and development warrants. On local
streets, these are likely to occur under special projects (such as a special district for sidewalks) or
under development mitigation.

The 156th Avenue NE corridor in the R-1 area was used to review operational projections for LOS at
public road intersections. Using a very conservative traffic circulation model (with 50% of the
existing R-1 zone redeveloping at a higher density, an annual growth of 2.5%, and assuming no road
improvements) the analysis identified two intersections that would exceed the City’s adopted LOS E
by 2028. At both locations, the LOS could be brought back into compliance with widening
improvements within the existing public right-of-way. The analysis assumptions included the Institute
of Transportation Engineers (ITE) Trip Generation manual, 7" edition. It is an international guideline
used by traffic engineers and other professionals who are responsible for meeting mobility and safety
needs.

For vehicle capacity, both the City’s “Low-Density” and “High-Density” road standards, provide the
same vehicle trip capacity. If additional capacity were needed, due to physical restrictions within the
roadway (such as the need to address a narrow road section), adequate right-of-way currently exists to
allow for any needed improvement to address deficiencies.

Several local streets, and one minor arterial, have been identified with vertical sight distance
conditions. These instances are under review by the City for possible mitigation measures. Road
grades within the entire R-1 zone are all within the City’s acceptable standards (under 15%).

Pedestrian and bike facilities are very limited within the entire R-1 zone area. Only Woodinville-
Duvall Road has designated shared pedestrian and bike facilities along both sides of the roadway.
Most of the developments following incorporation of the City (in 1993) do provide pedestrian
facilities. However, these make up a very small portion of the R-1 zone. Of the remaining streets, it
is estimated that less than 20% have any type of pedestrian facility and travel by non-motorized
means must utilize the edge of the pavement or shoulder area.

In summary, transportation conditions can be mitigated under different densities, and transportation is
not a distinguishing factor in the R-1 study. However, one area in the southwest portion of the Upper
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Sustainable Development Study - R-1 Zone: Executive Summary

Woodin Creek Basin, with particularly difficult terrain for transportation improvements, may be a
candidate for less density (pers. com. Mick Monken, Public Works Director, January 19, 2007).

Capital Facilities

A range of capital facilities and services are evaluated in the Capital Facilities report (see Attachment
D). Results are similar for all R-1 zoned areas for police and fire services, schools, and water
services. Differences are found in relation to sewer services as described below.

Police and Fire Services. Projected increases in housing units due to zoning ranging from R-1 to
R-4 would not affect response time for the police and fire service providers. Population and
housing increases may require additional personnel and facilities (vehicles), but response time is
not expected by increases in density, unless access is restricted.

Schools. Student populations are currently in the decline and an excess capacity exists in the R-1
area; therefore, increasing density would not create an effect on schools.

Water. Increases in R-1 area zoning to R-4 over buildable parcels, would result in an increase in
demand for 4,312 gallons per day in the entire study area, considered by Water District officials
to have no major impact to the current capacity of supply or facilities.

Sewer. The western portion of the R-1 zone has gravity access to the existing sewer facilities and
is physically better suited for R-4 zoning. The eastern area of the basin is more difficult to serve
due to severe grade changes that would involve pump stations and major expenses. The Capital
Facilities report indicates that the eastern portion is better suited for lower densities only as it
relates to sewer until such time as sewer facility economics becomes feasible. Figure ES-5
identifies the “break” between the areas more easily sewered than those areas less easily sewered
at the present time.

Overlay of All Study Topics

Based on each individual study topic, the following results were found:

Environmental: Two critical areas in the R-1 zone appear to meet the Litowitz test that allows for
lower densities in urban areas to protect large scope, complex and high rank order critical areas —
Cold Creek and Lake Leota. These two critical areas are linked: the Lake Leota basin is the
primary headwaters for Cold Creek. Applying these environmental study results alone, this
would mean that R-1 zoning is an appropriate application in the Lake Leota Basin in addition to
existing critical areas regulations. Other implementing development regulation measures are
recommended in other basins to protect environmental quality. The Lake Leota basin appears on
Figure ES-2 in green shading, and is also identified in Figure ES-6. A zoning option that focuses
on the environmental results alone is presented later in this report — Figure ES-8 illustrates R-1
zoning for the Lake Leota Basin. See Attachment A for more information.

City of Woodinville L=




City of Woodinville

Sustainable Development Project

iR ) S - i &l Lol = = a
U iais ] i a ®mle = — — & = )
9% 5 Wi e Lo SR U SR P LR e [ i B
feo | [\ oie -t 0 22 ot N o] :
pi. 0 o= B g: o o B e [5]
= g F=e ' : & & i & a8
it —rEal Slano e T g o
T I, F e s o7 / D A &
NP e oaie = 9 g 3 flala®
B 2le al@fig, fef= g et '1 2 X 3l
Bl alp Me (S ===aa | | o = &
s Tc xﬂl:c:&r'- @ :__—,uc:an-ﬂ;.-u.:. o5 5 [‘33 =iy = 3 A
Pl oy & LI ¢ &g = By ra S Wl ety o o
3 doip e 2= 0 = oi%l g gt [
= ; L & - £ : | ‘ T
Ry - vy ] e T o e i & g1 ¥ & |2 al| =
a ol plpos 2] T e T B s l‘“l:f' e /g b l@iu|nle | mE B % . Fa
! il iy LS = & | |
o " WEVETTHRL  — L N | | =1 . e o | 1] 2]
Gy - T S < =R Ulg & @ L =] & g |3 e =y
v B Al 14l Py L |e £ 1 20| A 7 B
Ao 8| ] =] a ¥ b o : qé}w-? & {5
2= i e | @] °g b =:6 pit™ @ ; o4 o i . ings U;,:a) a
Ty L i ] = | = |
i | = - i = e 188 5T = v Sy T
R T e LI S R I N PTG s IR R
| - :
¢ 4 sl 6 PAE oA o ity & g @ §u - D ) \
H 7 T wE 1y e | 3 EE 3 . - ey
IO TR RN B Y A e Il Lov Service B_POn
: gii. iy Blrelid F v o 4 7 O 2B Accessibility 9= QE
[ gf g = it B |18 - [ - = —| L8| 15 _r% z
g 9 § il [ 8 TTslig B B e 3 b AL
G (e o\ PR e @ g | £ o
2 8¢ Nk 3 5 5 B, o RIS L N 1 F
i it e e > ®e BT ayd S E g
b | [ = .Q- | o = a . 1 @ ' WE BTN ET
& L Bt aha. I} a9 B LAt &=
f 1 e G| Bl h:] 1 |j7
o w W1 Dy ¥ E ] ]
o, } " o L kY ]
-a@%:'ﬁ L e R AR 9.8%) 'ﬂmg A [ {
Mk B | - We g g 0 3 + = =
: o le# 8| o % ~ = - -
: | v Gn-\\ 3 gy wme c:% JE | 5
: High Service AR v —— = ‘Ti o 8 a il
Accessibility B L L g o I
e L ~ o in Ji] i & oog =
i § & & 4 _\\ 3 W CD BIVILLE D VAL D el
% ¢ =X [ | g @ -
% _ o® &=l = Qq"‘%m s, | Bl o e
) % N H B 1&%‘,’ e 3
e o'y s i
stz .
e T =X p i
o, i dg : Ty N
K4 an e || aly g Eﬂ I g‘cé][ L] e_) A
& [ 3 0 ) I A i
ST 5T a = i - == e R
P s AT 0 og 8 V= e s
_%“““ s, e T = & g (M 2 N ol
3 @ el ooy, g § v Ao D oy
3 e Tt ST 3 S = = . ~ =4 7
o . E &a“'}‘ By SR e $>E{| i W o ‘:‘EQE \F| e ED
3 < & d_ | ah o el \Q e D8 @l
; & f a o NE VIHIH AL ™ B =
st i \ L Z - 4 &
e i A o7 e LSBT | & 7% =% g Ve 2 = F
5 e & 3 ) & = e \\ &
: 0P HT (=P of Ton\ 8, % =5 ! o N\ owa Toyn
. e ¥ e e e ; Q'B‘.' au g
< ] & ‘ng =3 A oz I 2\ Bl &3
K b o
“n, : e ' hE Nl :
4 z S, | | g t?
3 o = h =P L
W AT T @ D County Boundary
% D Wiadinville Boundary
.§' Parcal Boundary
e trata gy F; : _3 Sutabilty Boundary
%,. ;::‘_J Bulding Footpnnt
\—'/ B
Stream
Cantour Line (50-foot interval)
Contour Lina { 10-foot interval}
Figure ES-5 0 s 1000
T
Fest

Sewer Service Accessibility




Sustainable Development Study - R-1 Zone: Executive Summary

= Neighborhood Character: Based on the evaluation, the Neighborhood Character report identifies
five neighborhoods with distinctive character that could be diminished if redevelopment occurred
within them at different than existing densities, whether lower or higher: Northwest Wellington;
Southwest Wellington; North Wellington; Leota; and Woodway-Laurel Hills. These five
neighborhoods were recommended to receive “neighborhood character recognition” through
maintaining existing common density in the neighborhood. These neighborhoods are identified
on Figure ES-4 as well as highlighted on Figure ES-6. If considering the Neighborhood Character
analysis by itself, the densities that would help maintain existing common density patterns vary in
the five neighborhoods from R-1, R-2 and R-3. See Attachment B, Figure 19, for more
information.

= Transportation: Transportation conditions can be mitigated under different densities, and
transportation is not a distinguishing factor in the R-1 study. However, one area in the southwest
portion of the Upper Woodin Creek Basin, with particularly difficult terrain for transportation
improvements, may be a candidate for less density. Figure ES-6 illustrates the portion of the
Upper Woodin Creek Basin where the slope system would likely inhibit more transportation
improvements.

= Capital Facilities: Generally, public safety (police and fire services), school services, and water
services can accommodate additional growth under R-1 or R-4 densities. The western portion of
the R-1 zone has gravity access to the existing sewer facilities and is physically better suited for
R-4 zoning. The eastern area of the basin is more difficult to serve due to severe grade changes
that would involve pump stations and major expenses. The Capital Facilities report indicates that
the eastern portion is better suited for lower densities only as it relates to sewer until such time as
sewer facility economics becomes feasible. Figure ES-5 identifies the “break” between the areas
more easily sewered than those areas less easily sewered at the present time. Figure ES-6 also
shows sewer accessibility in conjunction with the other environmental, neighborhood, and
transportation conclusions.

Figure ES-6 presents an overlay map showing environmental basins, neighborhood subareas
identified as having high character, an area where future transportation improvements would be more
difficult due to complex steep slopes, and areas where sewer service is more or less accessible. The
zoning options presented below emphasize one or more of the four topics — environmental,
neighborhood character, transportation, and capital facilities.

18
City of Woodinville |



City of Woodinville

Sustainable Developme.nt Project

=)
[ : = =
———

| w4

Northwest Well : LAy b =
b = vy ;
North Wellington
i Fa

| I 2 i} |I::l
g A
| & _
e gl

- - - e e, gy L
-, e .

=
i

il
= Ly

Feg

sl : o G | €
i 1 fe\
| :
E
i ALY
| i
- | ey e —y B
g I | SRR ¢
L Y=[Td" T
. ; “:‘E'I";}
— ¥
rDD :
North Leota o |
- I
o] [% |
grmere %

-
-

- BT BT,

EIE L

WE 1B

3

a
®

=
73
&

i = mon:
*"% ] gl =
ER 1 (i} Laurel Plateau ﬂ g
& | I o
g 1 i g D Lt B
3 s 1 [ oA g
MmmEr M, 1 dp
B " - &
.,_g‘ = . e 1,
e VTHTRST T | =4 L
| lgle "ol
I g PE 06y
s & G
¥ 1 |
o { -
B WE 1FPEREL

D County Boundary
m Whoodinville Baundary

Farcel Boundary

——
J Cenceptual Subarea Boundary

Neighborhood Subareas with
High Character

I I Sawar Sultsbilty Boundary
D Basin Boundary
&7 Buiding Fostprint

’ Lk

e Stream

\ - k Contouwr Line (S0-oot interval)

Contowr Line {10-foot interval)

Figure ES-6. Composite Basin, Neighborhood Subarea, - s 100
Transportation and Sewer Suitability Map Fest







100z Asenigay

| |

‘mo}} Ajneib o} anp
Saljisuap p-Y Je palamas aq o} Ajjige
Jajealb sey uiseq jo abpa wisjsap| =
*Buiuoz Joj anssl
[esnaN “pajebiiw aq ueo ing ‘Ajsusp
J18yB1y yym pajoedwi jeymewios
9Q p|NoMm Wa)sAs uopepodsues] =

1dey aq pjnom spooyioqybiau asauy)
u Ayisuap jueujwop ayj ‘uoniubodsal
Jajoeseyd pooyioqybiau 1oy
PapUSWIWODAI SJE PUE A}[EUOLILIOD
yb1y aney spooyioqubiau a4

188} ZJIMOY

S}98L pue ‘Uojosjoid [BJUBLILOIIAUS

*9]qISes} BWO0Ia] SOILLIOU0ID A)jIoe)
"Jus)sIsuod Jamas se aWp yons [jun ‘|-y je ulewal
pinoys uopJod uiejses ay] “asuadxa
Jofew pue suonels dwind aAj0AUl pinom
UOIYM ‘UOIEDO] )i BNP JOMSS O} INOLYIP
2I0W S| UISEQ BY) JO BAIE UIS)SED BY ]

104 3|qeyins AieaisAyd aq Aew pue sajioe}
Jamas Bupsixs ay} 0} ssa2oe Ajineld sey
10} sjendoidde Buuoz |-y = | uIseg ejoa aye sy} Jo abpa uisjsam ay |

"Buiuspim auej ay) 1o} mojje o} Aem
-J0-yBu Jusioyns oAey 4ig6L IN PUE UIGEL IN
ylog "dojs Aem 1 B Se Yons 9919 [0AJU0D L.l
© Jo uone|ejsul 8y} Aq Jojpue skempeol [eoo| pue
[ELISME BU) Y)0g UO SUE| UIn} Jo UoRIppE au} Aq
panoidwi aq ueds SO 8y} Jey) Aoyl st )t ‘JanamoH
"80IAISS JO S[9A3| pajdope pasoxa PNom Joalg
G614 3N pue Joaiis Uige) 3N 18 3IN dnusAy y9G|L
13N 9AY ;9G] 99IAIG JO S|aAST UOII3SIBY]
"Bale SIY}
Ul payijuap! Usaq aAeY SUIdU0D BoUB)sIP JyBis
ON “JIE} S| UOBINDJIO [BUISIU] "SUOIISS Y[emapis
10 JopnB pue qIno aAeY 0} E8JE SI} Ul paljijuap!
aJam sjeal)s oN “aBeulelp Japjnoys uado 1o yojp
uado Jo ainjxiw e pue apis auo Buofe siapjnoys
paned jo seale awos Yyim juswaned jjeydse
ale SpeoJ asay) Jo sonsliajoeleyo eseusb ay) (9
waysAg) peoy [|eAn@-a|[IAUIPOOM 3N JO YINos
‘spooyioqybiau Asjsamypiou ay} ul eale
palyusp! Usaq aAeY SUONIPUOD ouBlsIp Jybis
[BO1HOA BWOS “spooyoqubiau Apisjseaypou pue
AKusysamypiou ay ut 8jgissod s UOKEINDID [eulaju|
'SUOIJ03S Y[EMBPIS 10 JaRNB pue gind aAey eale
sIy ur sjax)s Jo uonod [lews oA e AuQ "sanno
a)uab awos yym suonoas 3oo|q Buoj AjleaidAy
s1jnoke| ay] “ebeuelp Japinoys usdo Jo yoyp
uado Jo aInjxiw & pue s1ap|noys [aAelb Jo seale
BWOS Yjim Juswaned jjeydse aney speoy :(y
waysAg) peoy |[eANQ-a||IAUIPOOM 3N JO YUON =

"a0e]d JO 9sUBS SAIUYEP

UOLULUOD B S9JESI0 SPOOM [[E} ISpILE 8deOSpUE| paindiuew
Ayou sy pue ‘ayoiu olydesboisAyd uowwoo sy azusjoeseyd
AydesBodoy adojs pue abpry “Aydeibodoy pue syjomjau
1001)S JE|IWIS BAEY JeU) SUOISIAIPGNS [EULIO) OM} JO S}SISUOD
Apueuiwopaid pooyioqyBiau siy] :s|iH [ineT-Aempoopy
‘uotuyap A1epunog o} sjuawwaje Buols apiroid yiomau
uonepodsues) pue saliepunog [edijod "adojs papoom
‘Uooula)je auj Ul papeys ‘jseaypiou Buioey ‘opelb apisjiy

E UO [[e ‘pooyioqybiau pauljap-[jom e si Siy| :ejoa Ynos
"so0e|d JoUn)SIP }SOW S, 9]|IAUIPOOAN

10 3UO SIU) W aINjeu PAPOOM PUE ‘DINSO]OUD
uojeINBIUOD J0] ‘SS820B UOWWOD ‘SMAIA UOWWOY "BaIe
Apnys ay} ul paulyep }saq 8y} st pooyloqypbiau sy :ejos]
*spooyloqubieu juadelpe Aq pauyep Ajisea

ale ‘uojBulljop [eAAUSD JO BSOU) O} JEfiLUIS ‘Saliepunoq

s “Ayanoe Jeid Hoys Jo Jinsal U aJe Jey) speol

ajenld Jo panoidwiun Auew surejuod 3| “3N anusAy Yigg)
JO 0 passa29e Ajuowwos si eale siy| :uojbulljap Yinog
“Jjos ojun s ) uey) spooysoqybiau

Jusoelpe Aq paulap aiow JeymaLuos si UoBulljap) [euad
*SPU PESP JO JJO PASO|9 8Je PUE SUONOBIIP JUBISHIP IO
108UU0D SPEOJ JOUIW JAYID 193A1S YISEL N ‘Pooyloqybiou
SIU} OJuI SS9 Jofew Buo AJuo sI a1ay ] :uojBulllap [eAUSD
"pooyioqybiau 8y} sasojoud pue SeLEPUNOG SAULP

os[e AIqissa22e [eusd)xg *A}AOSUL0D PeOI JO albep

ay) Aq pue uteid oydeiBoisAyd e uj uonesol sy Aq pauyep

sI pooysoquBiau sy} ‘suondaoxs maj YA :Uo}BUI||SM YUHON =
-a0e|d JO asuas e 0} Ajpsuawil Sppe

Buipes papoom ay] "a0e|d SYI|-oABIOUS UE IO} SBYEW YIIym
‘pajiwi] sI sS900E [ewsa)x3 "pooyloqybiau siyy aulep Ajabie|
uoneinBlyuod jo| pue Ayiqisseady :uojBull[op) ISaMUYINOS
"saliepunoq pooyioqybiau auysp

Aidsuo Jayeboy Jey syeass pue ‘suayed ¥o0q ‘sbuipjing
1O SWIB} Ul BAISBYOD AJ[eNSIA SI PUE ‘UOIEINAIID BAISBYOD
‘a1njxa} Buip|ing pue Japlo [eneds Jus|jaoxa sey ‘papoom
eay s| pooyioqybiau ay ] :uojbull[op ISBMUHON =

'SMOJj0} SEBJe-gns Bu} Jo uonduosap i

sainseaw Buiuoz

ybnouy uoniuBooal Jsjoeleyd pooyloqybiau 1o} paluap! =p
» S||IH [eineT-AEmMpoOp) =

£]087 Ynog =

» £j097 =
M Uinos =
uojbulljop) [eAUS) =

» Uojbul[oA UHON =

» UojBuI[9\ 1SBMUINOS =

» UOJBUIa\ ISOMULON =

'seale-qns

pooyJoqybiau [enjdaouoa Buimoyjo} sy} Jo Hed Jo ||e sulejuo)

“Bumes UeqIn ue ul }SIxa S|ewwew

pue spJiq Auew ‘pajuswinoop sajdads pajosjold ou — SYIpIA =
Buiddew sad - sedojg des)s pajwi] =

“|EAOW] JuaLiNU asealou; o} papelBidn aq pinoys swajsAs ondag =
“Rysuap

pasealoul woyy Ayenb Jajem uo sjoedw Jayjo Aq paiuedwodse

J1 uana anlisod aq Ageqoid pinom Jamas yjim axe| punoJejuadelpe
AKpoauip swajsAs ondas Buoejdal Aq syndul Jusuinu jau Buronpay
"9 Buliajus JaJEMLLIO}S WOJ} SJUSWIPaS PAPOIS SZIWIUIW :[e05)
‘wajsAs yea1) Jeag Yaal) pjog 0} sysu wia)-Buoj asod spusi]
"pajnjjod slow Buiwooaq ‘lemojieys Bumoib si exe]

*Rysuap JuawdojoAsp paseaioul yjim

UBSIOM PINOM YoIym ‘uolyesiydons Buijess|aade Jo st je sl ayeT
‘uojbulysep wisjsap Ul Atenquy

Buiumeds ybiy ‘§ea1)) Jeag 0} SMOJ} YJIYm SIajempesy %8810 pjo)
Jo Jed si 8Ye| {BLB}LIO ZJMOJIT 198 Y981Y PO PUE EJ0ST BYET

:sBulpul [eaiuyoa )
*saljisuap Jamo| Je }saq suiopad @7 “uiseq jnoybnoiy suopelnbes
Jajemuwio)s jo Wed se (g|7) Juswdojaraq Joedw|-moT ainbay =
“oe|
ay Butpunodins Aosuip JyaUsq [EJUBLULOIIAUS JBU B 8] PINOM 818U}
‘301AI9S JaMas apin0id 0} Alessaoau i A}isuap paseaioul Jl UsAF =
*80UBUIPIQ
sealy [B9NUD aU} Jo sjuswalinbal Aq panaiyoe Ajajos jou
Sjljouaq [ejuswuolIAUS Wid)-Buol ‘[enueisgns sepirosd Buiuoz |-y =

'SUOISNOUOD

uiseg ejoa aye

frewwng

sanoe4 [enden

uoljepodsuel)

J13)oeIRY) pooyioqybiaN

[ejuawuoIIAUT

Kiepunogjuoneso

Arewwing aAnoax3 :auoz |-y - Apnig Juswdojanaq a|qeureysng

xujey Kiewwng poday juswdojans( s|qeulejsng  ‘z-§3 ajqel




1007 Asenigay

“aLl} SIU) Je sanisusp Jaybiy jiuwi| 100
J1amas pajeroosse pue abueyo spelsy
*Buiuoz Joj anss! [eAnaN -y
Buipnjour ajgissod uoie|nold [eusajul
1nq ‘suondo ss820e pajiLul| 8I0j
‘a|qissod

Aususp -y ‘uoniubooal Jajoeseyo
pooyloqyBiau Jo} paljuap! seale
-gns pooyloqybiau [enjdeoucd oN
‘uonebiw

[BJUSLIUOAIAUS UjIM B]qissod -y =

*3|qISEd) SBW008 SIILOU0ID AY|ioe) Jomas
SB BWI} YONS [N ‘L~ Je Ulews pinoys
eale 8y "ssuadxa Jofew je suojels
dwind aAjoAUI PINOM YOIYM ‘UONEIO] SH

0} 8NP JOMSS 0} JINOLYIP BIOW S UISE] BYL =

"gale S|y} Ul paljijuapl
Ua(q SBY UIou02 aoUE)sIP JYBIs [BO1UAA BUQ
‘[eLa)e Jofew e 0Juo Jajua o) Buirey Jnoym sesed
e ul a|qissod 8jnos auo Ajuo si a1au se Jood st ing
9|qissod S| UOIEINDIID [EUIBJU| "SUOJ0BS Y[EMBPIS
10 JapnB pue qInd sey eale Siy} Ul s}oass Jo
uorod |fews Asen e AuQ "suonaas 3o0|q paubie
Jybiens buoj AjjeaidAy st jnoke) sy -ebeuresp
J1apinoys usdo Jo yoyp usdo Jo aInjxiw & pue
siapjnoys [AeIB Jo seale awos Yyim juswaned
Jeydse a.e Speol asay} JO SalisIajoeIRYD

[eiouab ay] :(g waysAg) IN anusAy 9L

40 )53 ‘peoy |[eANQ-3|IAUIPOOM 3N JO YHON

“ayoiu uteid ysemno
©)087 8} JO Jua)Xa isejealb ay} sa1dnado pooyloqubiau sy}
Inq ‘wia} 8y} Jo asuas Aue Ul AIAOBUUOD OU SI BIBY| "SOZIS

10] Jo abuel peoiq s}l Aq pue peoy [[EANG-3||IAUIPOOAN O}
fKouaoelpe s}l Aq paziajoeleyo S| Bj0a YUON :BjoaT YUON
"Aiwanxs wiayinos sy jo uoniod

Jolew ay} BuiAdnaoo Auadoid jooyos Aq pajejos! Jayuny

) "IN OnuSAY Ug9| BIA Ino Aem auo pue ul kem auo
Aluo siasey] sSa29e JO AINJEU PajILISU0d ay} Aq Ajuewnd
pauyap pooyloqybiau e si siy| :uojBull|apA 1SESYHON

'SMOJj0} Seale-gns au} Jo uonduosep v

sainseaw Bujuoz

yBnoay} uopuBOoBI J8joRIBYD POOLIOQUBISU 10§ PAYRUSP! =P
€j097 YUON =

UOJBUI|[OM JSESUMON =

'seale-qns

pooysoqyBiau [enjdaauod Buimoljo} sy} Jo Hed Jo [[e SuleloD

‘Buiyes ueqn ue uf Jsixa s|ewwew
pue spaiq Auew ‘pajuswnoop sajoads pajosjold ou — P =
Buiddew Jad - sedojg desig paywi] =
‘wa)shs yoa1) Jeag
10 Js31 UO UISeg Yea1) sjalue( Jo joedwi sajenuaje aye abeno) =
'JSoMm 0} Sulelp Jayempunolb
‘UIseq y9a19 sfolueq Jo Hed |[BWS S| BAJE WIOL) JSJEM B0ELNS =

:sBuipul4 [eo1uyoa |

“a19ymas|e uey) Ajuoud Jamo| Inq ‘Jyauaq swos apiroid plnom | =
‘wajsAs %9317 Jeag 0} sjyauaq
[ewIuIW ‘49310 S[aIUEQ 0} SHjauUa] Joulw sapIAcd BuluoZ |-y =

sUoISNjou0Y uiseg Y9919 sjaiueq

“aLul} SIU) Je safisuap Jaybiy jiwi| 100
1amas pajeloosse pue abueyo spel) =
*Buuoz 1oy
anss| [enaN “p-y Bulpnjoul [aas| Aue
Je yimolB ssaippe [|im Juswdojanap
Jo} a0e(d ul spJepue)s Jnq
‘sjsixe ylomjau uoepodsues) Jassa
"SeaJe-gns JAYJ0 Ul paynuapl ( 0}
2) saiisuap Y jo abue e ‘uojbuilopm
YUON ut uoniuBooal Jsjoeseyd
pooyloqybiau Joj sjeudoidde z-y
‘Juswabeuew
19]eMULI0)S SE Yons uonediiw
|BJUBLIUOIIAUS YyiM B]qissod -y =

‘asuadxa Jofew je suonels
dwind 8Aj0AUl PINOM YDIYM “UOI}EIO) S}
0} aNp JaMas 0} J|NOLYIP SIOW S UISEq Y| =

‘eale
uiseg [00yos 8y} jo ed Buipnjour spooyloqyBiou
Apayseaypou ayj ul 9|q1ssod SI UOHEINDIIY [BUIBIU|
"SUOJ0aS Y[EMBPIS 10 JAJING pue gind sey eale
SIU} Ul s}8a1)s Jo uopod |jews Aien B AluQ "semnd
a)juab aWwos Yym suonoas 30jq Buoj AjjealdAy
s1jnofe| ay “ebeurelp Japinoys uado Jo yoyp
uado Jo aInjxiw & pue s1ap|noys [aAelb Jo sease
BWOS Yyim Juswaned jeydse aney speoy :(y
waysAg) peoy |[eAnQ-a|[IAUIPOOM 3N O YHON

*ayolu ureld ysemino

1087 3y} 4O JUa)Xa Jsajealb ay) sa1dnaoo pooysoquBiau siyy
Inq ‘wia} 8y} Jo asuas AUe Ul AIADBUUOD OU S| 318y "SOZIS
10 Jo abuel peoiq s}l Aq pue peoy [[EANC-3|[IAUIPOOAN O}
AKouaoelpe s}l Aq paziiajoeleyo si ej0a YUON :BjoaT YUON
“Jjos) ojun st )i ueyy spooysoqyBiau

Juaoe(pe Aq paulyep sJow Jeymawos si uojbuljjap [EAUSD
*SPUS PEap JO JJO PASO|9 8Je PUE SUONOBIIP JUBISHIP WO
103UU0D SPEOJ JOUIL JAYID 193A1S YISEL N ‘Pooyloqybiou
SIY} Ojul $$900E Jofewl auo Ajuo si 818y :Uo}BUIIiBA [BAUSD =
“Rwanxe uleyinos syl jo uopiod

Jofew ayj Buikdnaoo Apadoud jooyas Aq pajelos! Jaypny

I3 "JN 8NUBAY Y}gg] BIA Jno Aem auo pue ul kem suo
Aluo sia18y] "sS329E JO BINJEU P3JILISUOD By} Aq Ajuewnd
paulyap pooyioqybiau e si siy :uoBulljaj) JSEYLON
"pooyloqyblau sy} sasojoua pue SaLepUNoq Saulap

os{e A}jiqisse00e [eusalx3 “A)AROBUUOD peol Jo daibsp

ay) Aq pue ureyd oydesBoisAyd e ui uoneol sy Aq pauyep

| pooyloquBbiau siy} ‘suondaoxs may YA :uolbul[oA) UHON =

'SMOJj0} SeaIe-gns au} Jo uonduosap v

sainseaw Buiuoz

ybnouy uopiuBoaal sejoeleYd Pooyioqybiau 1o} paluapl =p
€J097 YUON =

uojbuljop [BHUSD =

UOJBUI[Ia/ JSESUHON =

» UojbulaM YHON =

:seale-qns

pooyloqybiau [enydaouoa Buimoyjoy sy} jo Hed Jo ||e sulejuo

‘Buipes UeqIn ue uf }sIxs sjewwew

pue spiiq Auew ‘pajuawinoop saloads pajosjoid ou — P =
Buiddew Jad - sedojg desig paywi] =

"sa0ads uow|es aay buipoddns

08)0.d 0} Wa)sAs Juepodwi sulewal ¥a81d) pjod
‘WEaLSUMOP SMOJ} JoWWNS

Apeajs ‘pj02 Jo UOHNGLIUOD UO }93)48 S| dABY S}oedWI Ja)eMULIO)S
“YaauQ p|oQ BuissedAq ‘Jsem sulesp Jejempunols)

"SMOJ} %9310 P|OD) O} UOHNGLUOD [[ews

Ajonejes sapiroid 4310 pjoQ O} SUIBIP UISE] WOL) J9JeM 39BLNS

ubu umo sy

:sBuipul4 [eauyos

"Hoyj BJJX3 4ONS JNOUNIM JaJealf aq pinom $80In0sal WESJSUMOP
0} sjoedwi [eijusjod ay) a1aym ‘saiysuap Jaybiy je Juepodwy

aJow aq Aew Ay} ‘Ajfealuoll ‘ing saiysuap Jamoj Je Jyauaq jsajeald
sopinoud siy] ‘Juswdo|orsp mau 1o} spiepue)s souewopad
Jsjemuniols yBnoayy I Buninbai si eaze siy u siseydwg

*@17 Inoyym joedwi aaleBau aaey pinod -y

‘uiseg €}097 9Xe Ul Se Juepodul Se Jou S| aUoz

1-¥ 40 Med sty ur Aysuap moj Bujuiejurew ‘ssynguye yuepodw
1SOW S}i UO JO8)9 [BLUILIW YHIM INg *¥8317) P|0D SHjoUSG BUIUOZ |-y =

'suoISn[ou0) uiseg [00ysg

frewwng

salioe4 [ended

uoljepodsues]

Jajoeiey) pooysoqubiaN

[ejuBWUOIIAUT Kiepunogjuoneso

Arewwng aAn29ax3 :auo0z |-y - Apnig Juawdojanaq a|qeure}sng




100z Auenigay

padojaaspun able| e “uiseq ayj Jo uoiod ulajsemypou ay) buoly
‘spJezey 0160j0a6 0} ys asod pjnom sebieyosip ojdes Jasuap Jo
uoljes)|ljul pasealoul woJy sBieyains sejem payoled o Jejempunol)
“JOJEMULIO)S

Jusoelpe wouy sadojs j08)0.d 0} ajenbape aq pjnom saulpybly 3daH
"SMOJ} UISeq

o210 Jeag i Jo Hed |lews Ajoanejes ale sabeureiq opis|iH =

"a0ed Jo asuas e 0} Ajpsusiiwi sppe

Buipes papoom ay] *a0e|d SYI|-oABIOUS UE IO} SBYEW YIIym
‘pajiwi] SI $S900E [ewsa)xg "pooyloqybiau siy} aulep Ajabie|
uonenBiyuoo jo| pue Ajiqissaody :uojBulljaA) ISSMUINOS
"saliepunoq pooyioqybiau auyap

Kidsuo sayyaboy Jeyy syeass pue ‘susajed ¥o0|q ‘sbuipjing
1O SWIB} Ul 9AISBYOD AJ[eNSIA S| PUE ‘UOIEINIIID BAISBYOD
‘alnjxa} Buipjing pue Japio [enjeds Jusj[9oxe Sey ‘papoom
Ineay si pooyioqubiau 8y :uojbuIl[op) ISBMUHON =

:sBuipul [eo1uyoa |

'paBeInodua (s |7 J0 SULO) IS =

‘Ao sy} Aq panoudde pue spoda [ealuyos)osh

Aq papoddns pue pamairal AlyBnoioy} aq pinoys 188} 00G-0G UM
pue ‘adojs Jo doj woyy ,0g UM payqiyosd aq PiNoyYs UoKeR|UI INg
0810 Jeag Sl 0} JJOUS] WESSUMOP BLIOS apiAoid pinom @[T
“uoljeuIWE}U0D Jojempunoib pue saigelsul adojs

juenald 0} |-y Uey) Jajealb saiysuap Joj papaau S| 30IAISS JOMAS
‘seale pJezey 2160j0ab usjealy) pinom sadojs Jeau UoRELYU] =
“JOJEMULIO)S

Jo abueyosip oy (edid 34aH 6°8) saulpybn papjem-asn seale
paezey 2160j0ab Buiosjoud o} £y si Juswabeuew Jajlemwio}s
“§e01)) Jeag I 0} Sjysusq

Joujw ‘spJezey 0160j0sb 0} uoo8j0id swos sapinosd BulU0Z |-y =

Uap -y Je palames
e Jojealb sey uiseg
*Buuoz 1oy

anss| [eNaN “p-y Buipnjoul jana| Aue
Je yimolb ssaippe ||im Juswdojanap
Jo} a0e(d ul spiepue)s Jnq

‘sjsixe ylomjau uoepodsues) Jassa
‘uojBuljja\ ISSMUINOS PUE JSSMULON
ul uoniuBooal JejoeIEYd pooyloqybiou
10} ajeudoudde z-y pue |-y
‘uoljebw

|EJUSLIUOAIAUS UjIM B]qissod -y =

spooyJoqyBiau Aajsamypou

U} Ul B3LE SIU} Ul PAYIUSPI USSG SABY SUONIPUOD
9ouejsip Jybis [eanJan swog “spooyioqybiau
Apasemypiou ayy ul a|qissod si UOREINOIID [BUISIU]
"SUOJ08S Y[EMBPIS 10 JaJING pue ¢ind sey eale
SIY} Ul $}934)S JO UoINod [[ews A1oA B AluQ ‘sennd
9)juab aWwos Yym suoioas ¥0|q Buoj AjjealdAy
s1nofe| ay| ‘ebeulelp Japinoys usdo Jo yoyp
uado Jo aInjxiw e pue siap|noys [aAelb Jo seale
aWos Yjim Juswaned jjeydse aney speoy :(y
wajsAg) peoy |[BANG-3|[IAUIPOOM IN 4O YHON

'SMOJj0} SeaJe-gns au} Jo uonduosep v

“seinseaw Bujuoz
yBnoay} uopuBooaI J8joRIEYD POOLIOGUBISU 10§ PAYRUSP! =P

» UOJBU[OA JSOMUINOS =
» UOJBUI[OM JSOMUMON =

'seale-qns
pooyloqyBiau [enjdaouod Buimojjoj 8y} jo Med o [le sulejuo)

*Buiuoz -y Joj a|qeyins Ajjeaishyd
aq Aew pue saiy|ioey wajshs Jomas
Bupsixa ay) 0} sseooe Ayaeib sey Aolepy =

suoIsnouoY saBeurelq apis||iH

‘Bumes UeqIn ue Ul JSIxa S|ewwew

pue spJiq Auew ‘pajuswinoop sapdads pajosjold ou — SYIpIA =
*AIBYNqUL YUON JO Sio)empeay S| ‘puejjom

pue spiezey o160j0ab arey Aew [so1ed padojarapiapun abie

*Ryo ayy Aq panoidde pue spodas

[e21Uy08}0ab Aq papoddns pue pamaiasl Alybnoioy aq pinoys

199 00G-0G UIyim pue ‘adoys Jo doj woly 0G ulyym payqiyosd aq
pinoys uoren|yu! ‘spiezey o160j0ab o} ysu asod pinom sabieyosip
ondas Jasuap Jo Uoies|ljul pasealoul woly aBIeyaIns Jojempunois)
“IajemuLo}s Jusoelpe woly sadojs 108joid 0} ajenbape aq

pinoys ‘spuod Jou ‘s}nea Jo syuej pue saulpybi papjam-asn} IdaH
‘Jueaylubis pue uowwod ale spiezey 2160joss)

*Buiuoz jo sse|pJebal sulewal jey; uonosjoid

a|genje apinoid (SIJON) S)UBWBSET UOKOB}0IH UIMOIS) BAEN
‘uiseq Jo Med |lews AjoAljejal st eale |-y

"sabexj00|q ysi} aroge

[e109ds ‘LSO Z)MO}IT 198w jou saop Ajgeqoid %9810 ulpoop

"suopeyw sseoe pue AydelBodoy Jo asneoaq uolelo:
Aq pue soqybiau sy o} Aousoelpe s) Aq pauyap s Ayjuspl sy
“JnoybnoJy} uowwoo aJe sadojs dealg 1eang pig/| 3N JO
1J0 SS800E UOWIWOD Sey eale Apnjs ayj Jo abully jsemuynos
ay} ur pajeao| pooyJoqyBiou sy :Aempoo JemoT

*a0e]d JO 8sUBs SAIUYEP

UOLULUOD B S8JEAI0 SPOOM [[E} ISpILE 8deospue| paindjuew
Ayou sy pue ‘ayoiu oydesboisAyd uowwod syl ozusjoeseyd
AydeiBodoy adoys pue abpry “AydeiBodo) pue syiompau
1001)S JE|IWIS BAEY Jey) SUOISIAIPGNS [EULIO) OM} JO S}SISUOD
Apueuiwopaid pooyloqybiau sy :S|iH [21neT-AemMpooy

“pano.dw
aq 0} 8|qises) ssaj }l Bujew Aempeol au
0} jusoelpe uleus} padojs o} anp Ajisusp ssa| Jo
' usp vimm poIamss ajepipued e aq Aew ‘sjuswanoidwi uoyepodsuelsy
84 0} Avlliqe Jejesib sey uiseg 10§ UteLi} o Apejnoned yym ‘uiseg
“Ryisuap ss9) 10} Bjepipued & o819 upoop Jaddn ay) jo uoiod Jsamynos
aq Aew ‘sjuawanoiduwi :o_wmto%cmu a4} Ul BBJE BUQ :uISeq Jo uopJod jsamynog “pooyoqybiau auo oju mmmm m_% auyuod ww__mu_._%on
10} Ulesa) Jnoiyp Apejnoiye . UOISIAIPNS [euLo} pue sadojs daalg *pooyioqybiau
UM ‘uiseq Jo uoipod jsemyjnos GelE S Ul PaYUOPI LoE] aAey siy} sauyap AydeiBodoy jey-soeus] nesjeid [oIne =

:sBuipul4 [eo1uyoa |

*Ay10 8y} Aq pancidde pue syodal [eajuyoajosh
Aq papoddns pue pamairal Alybnoioy) aq pinoys 188} 005-05
pue ‘adoys jo doj woyy ,0g ulyym payqiyoud aq pinoys uorey|

SUIS0U0D BOUE)SIP JyBIS ON  JIe} SI Uoe|nold
2yL 4=y Buipnjoul jens) Aue [BUISJU] "SUOII8S [emapls Jo Jajinb pue gino aney
0} BAJE SIU} Ul PaLJIjUaPI 2JaM S]9al)S ON 'SUORIBS
9AIND jeJapouw 0} auab YjIm SuoR98s 300|q Buoj
|eoldAy sijnoke| ey “plepueys adojs apesb %G|
au} Je aq 0} Jeadde uoO8s SIU) Ul SOPEID awog

*sabueyo apelb (adojs ||1Iy) syelepow o} apuab

sey uleus} sy -abeurelp Japnoys uado Jo yojp

uado Jo ainjxiw e pue apis auo Buofe siapjnoys

paned jo seale awos Yym Juswaned jjeydse

ale Speol asay} Jo salsLajorIeYD [esausb ay] (9
AS) peoy |leAng-2]|IAuIpOOM 3N JO yINOg =

Je yimolb ssaippe [|im Juswdojanap

Jo} a0e(d ul spiepue)s Jnq

‘S)SIX YIOMjaU Uolelodsuel} Jasse|

‘uiseq jo Wed jsemuyinos ur 3daoxg

'Seale-qns Jayjo

u ajqissod -y 0} dn ‘s|IH [2ne]

-Kempoop Ut uoniubogay Jejoeseyd

pooyloqybiau Joj sjeudoidde z-Y =
‘uoljebiiw

|BJUBLIUOIIAUS UjiM B]qissod -y =

“Buiuoz -y Joj ajqeyns Ajjeaishyd
aq Aew pue sapioe} Jomas Bunsixe
U} 0} s$9008 A)iABID SEY UISEq BY] =

'SMOJj0} SEBJe-gNS Bu} Jo UoRdLOSap i
sainsesw Bujuoz

ybnouy) uoniubooa JajoeIeYd pooyioqybiau 1o} payiusp! = p

Kempoopp Jamo =

» S|lIH [2ne7-Aempoop) =
nesje|d [8INe7 =
:seale-qns

pooyloqybiau [enydaouoa Buimoyjo} sy} jo Hed Jo ||e sulejuo

1Nq 48910 UIPOOA O} }JaUSY WESASUMOP SWOS piAoid pnom [
“UOIJeUILBIUO JaJeMpuNOlB pue sanifiqelsul adojs

Jusnaid o} |-y Uey) Jajealb salisuap Joj papasuU si BIIAIBS JaMaS
‘seale piezey 2160j0ab uajeaiy) pjnom sadojs Jeau uolesju|
“JOJEMULIO)S

Jo abueyosip Joj (adid 3daH '6°9) sauipybn papiam-asny ‘seale
paezey 2160|106 Buyosjoud o} £y si JusLusbeuew Jajemwiolg
48810 UIPOOAA 0} S}jauaq

Joujw ‘spJezey o160joab o} uooajoid swos sapiroid Buluoz |-y

'suoISn[ou0)

uiseg ¥2a19 uipoop Jaddn

frewwng

salioe4 [ended

uoljepodsues]

Jajoeiey) pooysoqubiaN

[ejuBWUOIIAUT

Kiepunogjuoneso

Arewwing aAnoax3 :auoz |-y - Apnig Juswdojanaq a|qeureysng




1007 Asenigay

"SalJISUSP p-Y Je palames

aq 0} Ajjiqe Jajealb sey uiseg
‘Buiuoz 1oy

anss| [eNaN "p-y Buipnjoul [ans| Aue
18 ymolB ssauppe |im Juswdojorap
Joj @2e|d Ul Spsepue)s inq

‘sjsixe ylomjau uonepodsues) Jassa
“UoJBull[a\ 1SOMUINOS PUE JSOMULON
u uoniubogai Jejoeleyd pooyioqybiau
10} ajeudoudde z-y pue |-y
‘uoljebiiw

|BJUSLIUOJIAUS Uyim B]qissod -y

“Buiuoz -y 1o} ajqeyns Ajieaishyd
aq Aew pue san(ioe} WajsAs Jamas
Bupsixa ayy 0} sseooe Ajiaeib sey ealy =

spooyloqybiau Ajajsamypiou

U} Ul B3JE SIU} Ul PAYIUSp! USaQ SABY SUOIPUOD
90uejsip Jybis [eanJan swog “spooyioqybiau
Apsysamypiou sy} ul d|qissod S| UOKRINDIID [euis)ul
*SUOJ08S Y[EMAPIS 10 JaJING pue gind sey eale
siy} ut sjeaxs Jo uonod [lews Alaa e AuQ "sanno
a)juab aWwos Yym suonoas ¥0|q Buoj AjjealdAy
s1jnofe| ay| “ebeulelp Japinoys uado Jo yoyp
uado Jo aInjxiw & pue s1ap|noys [aAelb Jo sease
A0S Yyim Juswaned jeydse aney speoy :(y
wa)shg) peoy ||eAnQ-a||IAUIPOOM IN JO YHON

"saliepunoq pooyioqybiau auyap

Aidsuo Jayeboy Jey syeass pue ‘suayed ¥o0q ‘sbuipjing

1O W3} Ul 9AISYOD AJ[BNSIA S| PUE ‘UOIEINAIID BAISBY0D

‘ainjxa} Bulp|ing pue Japo [eneds Jus|[eoxa sey ‘papoom
eay si pooyioqybiau ay ] :uojbull[op) ISBMUHON =

:SMOJ|0} SEa.e-gns ay} Jo uonduosep i

‘sainseau Buiuoz

ybnouy uoniuBooal ssjoeleyd pooyloqybiau Joj paluap! =p
» UOJBUI|BAN ISOMYLON =
:seale-qns

pooyloqybiau [enydaouoa Buimoyjos sy} jo Hed Jo ||e sulejuog

‘sableyosip

9AIS0J8 BulZIWUIL UO Pasna0) JusWwabeuBwW JBJeMULIO}S JNOYHIM
eale siajempeay ul juawdojaasp Aq pajeqiaoexa aq pjnod yoiym
‘auInel Buiposa ol peo| juswipas Ybiy SaLIed 39810 9SIN0Y J09
"Bale Ul BJi[p|IM Joj Jojem

10 82unos juepoduw sapirosd ‘|eluuaiad aq Aew yea.0 8sIN09 Jl09
'spJezey 9160j0ab 0} s asod pinom sabieyosip alydas Jasuap Jo
uoNeL}|Ijul pasealou] woy aBIeyaIns Jajem paylad Jo JSJEMPUNOIS)
“JO)EMULIO)S

Juagelpe woy sados J0830.d 0} ajenbape aq pinom saulybl IdaH
“SMOJ

uIseq Ya1) Jeag 8y Jo Hed |jews AjpAejal S| Uiseg 8sIn09 Jjo9
sbuipul4 [ealuyos ]

*Ao ayy Aq panoidde

pue spodai [ealuyas)oab Aq papoddns pue pamairal Alybnoioy)

g p|noys 198} 00S-0S UIyIM pue ‘adojs Jo doj woly G uIyIM
payqIyoad 8q PNoys UOHELU {8810 8SIN0J J{09) O} S}yeusq
apinoud pinod ‘uiseq Jo siajempeay ui Ajeroadse ‘qp]
‘uoljeulwiejuod Jsjempunolf pue saniiqejsul adojs
juanald 0} |-y Uey) Jojealb salysuap 10} papasU S| B0IAISS JOMOS =
‘seale pJezey 2160j0ab usjealy} pjnom sadojs Jeau Uones|yu]
{I9)EMULIO)S

Jo abueyosip oy (edid 34aH “69) saulpybn papjem-asny ‘seale
paezey 9160|096 Buiosjoud o} Ay si JusLsbeuel Jajemwiolg
Sfeal)

9SIN0Q J|09 Ul U0IS0Ja dziwuiw sdjay “¥eai)) Jeag oI 0} Sjysuaq
Joulw ‘spJezey 2160joab o0} uoyosjoid swos sepiroid BulUoZ |-y =

'suoIsnjou0)

uiseg 9s1noJ Jjo9

*80UBGUN)SIP UEWNY [EUEBISGNS JO JUelsjo}

Jou aJe Jey) sapads ajip|im poddns o} Ajige sy Jwi| ‘Aemybiy

pue eale [eLysnpul ay] ‘Juswidojansp aininy Aq pajoedu aq

0} pajoadxa jou aJe pue ‘uoosjoid pajeubisap Jo oyoads noypm
saads sjepipue) ajelS, e ale s19%0adpoom pajeslid ‘seale
uado juadefpe ojul srow pue yuup ‘)seu ‘abeloy 0} sejvads ueqin
10} 90e(d € SapIA0Id EaLE BU) ‘eale Sy} Ul (pasebuepus ‘pausjealy))
sa10ads pajosjoid pajusunoop ou ale a1ay} Ydnoyyy Mmojaq

EBaJE [ELISNPUI UE PUE YLIOU 8} 0} 85In02 Jjob jusoelpe ay) ul ease
pajejabon abie| e 0} Bunosuuod ‘yinos-yuou sunt adojs|iIy pajsaio)

frewwng

salioe4 [ended

uoljepodsues]

Jajoeiey) pooysoqubiaN

[ejuBWUOIIAUT

Kiepunogjuoneso

Arewwng aAn29ax3 :auo0z |-y - Apnig Juawdojanaq a|qeure}sng




100z Auenigay

“sal|ioey
Jo Aiddns jo Ayoedeo juauno ayj o} Joedw
Jofew ou aABY 0} S[EIDIYO JoLSIC JaJeM

Aq pauapisuod ‘ease Apnjs aipus ayy ul kep
Jad suoj|eb z}.¢'y 1o} puewap Ui asealoul
U Ul }jnsal pjnom ‘s[ed.ed a|qep|ing Jano
-y 0} BuILOZ B8l |-y UI SBSEaIOU] 1ajep
‘sas} Joeduw abieyd o} Ajjige

s Joujsiq 8y} 0} anp pue ‘eale |-y 8y}

Ul Sasealoul AYisuap -y woy Jinsal Aew
1ey} uonendod juapnjs ul suoposfold Joujuw
0} ‘ped u| ‘anp ‘p-y 10} AYjIge)NS :S|00yoS
"PajoL}sal S| SS8008

sso|un ‘Ajisusp ul sasealoul Aq pajoaye
K|lensn jou s awi asuodsal jng ‘(sapIyan)
Sa1}|108} puE [auuosiad [euonippe alnbal
Kew saseauoul Buisnoy pue uojejndod
‘JusLupedap ay) Joj swiy asuodsal

109j€ J0U pNoMm -y 0} |-y oy sabueyo
Buuoz o} anp syun Buisnoy ul saseasoul
pajosfoid :Se0IAIBG Bll4 PUE 801j0d =

“eale Jap|noys
Jo Juswaned ay) o aBpa ay} asn jsnw sueaw
azlojow-uou Aq [aAeu} pue Ayjioey ueuysapad

Jo adf} Aue aney 9,0z uey} SS3| ey} Sjewsa si i
‘sjeau)s Bulurewal ay} JO "au0z |-y ayj jo uopiod
Jlews A19A e dn ayew asay) ‘JoAeMOH "SaI}[Ioe}
uepsapad apinoid op (g66) Ul) A oy jo
uonesodioour Buimoyjo} syuaLudojaasp sy} Jo IOl
*Aempeos sy} jo sapis yjoq Buofe saljioe} ayiq pue
ueujsapad paieys pajeudisap sey peoy [eang
-3|[IAUIPOOA AUQ “BBIE SUOZ |-y SIUS ) UILHIM
pajiu| A1aA ale Salijioe) 8)iq pUe UeL)sapad
(%51

Japun) spiepue)s 8jqejdsage s,AND au) uiyym

e 8Je 8UOZ |-y B.jU8 U} UILYim sapelb peoy
“sanseawl

uonebiw sjqissod Joy A1) ayy Aq mainas

Japun uaxe} Buiaq AjuaLIno sJe 88y ] "UOHIPUOD
90UE)SIp JyBIS [e21LBA U)IM PaLUSP USSq

9ABY [ELISHE JOUILU BUO PUE ‘S]231)S [EI0] [EJOADS
*saloualoyap Aue ssaippe o} jusiuanoidul

papaau Aue 1o} MO[[E 0} S}SIXa JuaLnd Aem-jo
-JyBl ajenbape ‘Uoio8s PeOI MOLIEU B SSIPPE 0}
Paau 8y} se yons ‘ABMPEOI U} UILIIM SUORDLSEI
[eaisAyd o} anp ‘papasu aiem Ajoeded [euoiippe
1| “Ayoedes duy sjo1yan swes sy apirold prepuels
uopoas-ssoo peos Aysuaq ybiH, pue Aususq
Mo, s.A10 ayp yioq ‘Ayoeded ajoiyan oy piefial uj
‘Rem-jo-)ybu onjgnd Bugsixe

QU uIypm sjuswanoiduwi Buiuapim yym soueydwod
Oju1 YoBq JyBNOIG 8G UBD SO BY} ‘SUOKEIO] LHOq
1Y (Sejewnsa aAjeAIasuU0d) S[aAs| Juswdojoasp
-4 Buiwnsse gz0z Aq 3 5011 paidope s A0 au)
P330Xa P|NOM }981)G ;9§ | UO SUOIOSSIBIUI OM| =
‘uonjeBiu JualudojaAsp Japun Jo (syjemapis Joj
jousip [e1oads e se yons) sjosfoud [eroads sapun
1920 0} Ajoy1| 81e sjuswaoidul ‘sjaa1)s [e90] UQ
"sjuswianolduil 10} paIspIsuod

pue pamalal Ajfeorews)sAs aq (M pue weibold
Juswanoidw [eyde) abues Buoj s A0 auy

Ul payjuap! Usaq aAeY ‘SPEOI PALISSEID 10}98][0D
PUE [BLISLIE 8Y) Jo} ‘Sjuawanoidul peol ainjn
"pIEpUE)S

SI} }9oW Jou op SABMPEOI JO SUOIJO8S LOYS M}

e Ajuo 88y 0z Jo Yipim paned wnwiuiw e Burinbas
‘pIepue)s $s900Y Juswiedaq all4 8y} Japun
"SPIEpUE)S UONBS

-55010 peol s,A)1D) 8U} 198 JOU Op SUOZ |-y BU

ul sjaas [e00] 8y} ‘sjuswalinbal ubisap s A0 ay}
Japun pajonisuoo Speo] Jamau Jo uoidaoxs sy
M uonesodioour sANQ ayj o) Joud spiepues
jJuswdoaasp Ajuno) Bury Japun padojanap alem
8U0Z |-y 8y} Ulyym skempeos ayj Jo Ajofew ay|

"Bumes UeqIn Ue Ul }SIXS Sewwew

pue spiiq Auew ‘pajuawinoop saloads pajosjoid ou - JIPIM =
\'Juswdojenap Bunsixa pue mau Buinies siamas Aq paluedliosse
Juswidojaap Aq pajeulLUI|d 84 o 3SE8108P PINOM Inq ‘SWasAS
odes uo juswdojarap aSUSP IO YJIM BSESIOU! PINOM Jeall)
siy] "swajsAs andas paulejuew Apood Jo sjenbapeur woyy s
JBaIY} JULIND Js3)ealb By} ‘UoHEUILEU0D AQ PaUS)EaIY) BIe BUOZ
|- U} UILym seale ableyoal Jajinbe [BONLO JeY} JUBIX S} O
*Buiuoz |-y Jo soUBUS)UIEW JOU ‘JusweBeuBw JajemuLIo)s

pue saopoeld juswdojeasp Jadoud uo Ajuewnd spuadep suoz |-y
ay) 0} Jusoelpe pue ul seale snopiezey A|jeaibojoab Jo uojosjold
‘sjoedw) weansumop [ejusjod sonpal Ajueaubis pinom yesi)
uipoop\ ‘pajoedu Ajlenusjod jsow weals ayj jo uiseq Jaddn ayy

U S3dON Bunsixa ‘JoA0aI0}\ "SUISE] [[BISAO 13U} O} SAIE[aI [[EWS
| (waysAs yaa1 Jeag ay) jo Areinquy Jaddn ue—yea1) sjslueq
pue “§881) UIPoOA) “fee1) Jeag el Bulpnjour) sweaxs Jayjo
953U} O} UleJp Jey} auoz |-y ay} Jo suoipod ay) “uonebyiw pue
Juawabeuew seyemwiols ajeudoudde Aq paziwiuiw Jaypny 8q pnoo
sjoedul 8say] Y310 p|oQ Spisaq SWweals pajoaye [je uo sjoedw
Jlews Ajuo aney Ajayi| pinom auoz |-y 8y} ul Ajisuap pasessou]
“WEaLSUMOp Uow[es

Buiumeds may Aian spoddns pue suoz |-y ayj ut ysy poddns jou
$30p ‘UoIjoUN; pue BINjonLs Ul Xa|dwod pue (uonoipsun( s A0 ayy
uiyim jses| je) adoos ul abie| Algenbie ajiym ¥a1) UIPOOA, “1opio
ues ybiy e Jo sI ¥9a10 ploD 8pIsaq Bu0Z |-y SU) UIYIM Weal)S ON
“uorjouny

pue ainjonus Ul xa|dwoo 1o adods ul abie| aq 0} panbie aq pinod
‘Aue J1 “may 18p1o yuel yBiy & Jo ale aU0Z |-y 8Y) Ul SPUEjlaM ON

suiseg ajdiniy

frewwng

salioe4 [ended

uoljepodsues]

Jajoeiey) pooysoqubiaN

[ejuBWUOIIAUT

Kiepunogjuoneso

Arewwing aAnoax3 :auoz |-y - Apnig Juswdojanaq a|qeureysng







Sustainable Development Study - R-1 Zone: Executive Summary

Density Options

Based on the environmental, neighborhood character, transportation, and capital facilities reports,
a range of zoning options for the R-1 study area were prepared for Planning Commission, City
Council, and public review:

» R-1 Only — Retains existing R-1 zoning for entire study area without the option for R-4 (or
could have option R1(a): No Action with allowance for rezone to R-4);

» R- Litowitz (Based on current Growth Management Hearings Board Decisions) — Retain R-1
zoning only for the Lake Leota Basin. R-4 zoning surrounding Leota drainage basin;

= R- Multiple Factors — Combination of R-1, R-2 and R-4 zoning based upon the combination
of the Litowitz test, neighborhood character analysis to ensure the vitality and character of
existing residential areas, transportation and capital facilities; and

* R-4 Only — R-4 zoning for the entire study area.

Figures 7 through 10 present the options. A summary of the effects of each option is provided in
Table ES-3. Each option considers the four study topics differently as described in the table.

After a Planning Commission public hearing on January 31 and February 14, 2007, the Planning
Commission recommended that R-1 be retained in the study area and that development
regulations be considered regarding infill development, including but not limited to, density
transfers to downtown, and shadow platting to ensure the ability to develop to greater densities in
the future if warranted. The City Council will consider the Planning Commission
recommendations together with the above options at public meetings and a hearing as well.

|L| February 2007
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