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Snohomish County

PLANNING & DEVELOPMENT SERVICES
WS #604

October 5. 2010

Mr_ John C. McCullough
McCullough Hill, PS

701 Fifth Avenue. Suite 7220
Seattle, WA 98104

Subject Code interpretation Decision
PFN 10 106077 Cli
Tax Parcel Non-specific request

Dear Mr McCuliough

Thank you for your request for a code interpretation pursuant 1o chapter 30 83 Snohomush
County Code (SCC) Pursuant to SCC 3083 010(1)(d). Planning & Development Services
determined that the definition of floor area ratio (FAR) including its calcutation is the building
area divided by the gross area of the site  The term site is defined in SCC 30 915 450 Site
includes the entire lot or parcel of land or contiguous combination thereof under the same
ownership or control, where a deveiopment activity s performed or permitted or on which
development 's regulated by this title The use of the phrase “site area” does not include any
reduction in the gross area of the site. Site area may be determined based upon the County
Assessor's records or a record of survey

Background

Amended Ordinance No 09-079 was adopted May 12, 2010 and became effective

May 29, 2010 Orcinance section 25 adopted SCC 30 91F 455, the definition of FAR that 's
necessary to implement urban centers regulations in SCC Chapter 30 34A A code
interpretation was requested to clanfy the meaning of the term “FAR” in SCC 30 91F 455 1o
ehiminate any ambiguity in the meaning of the following phrases n the FAR definition “site size
square footage™ and “site area ”

Findings
1 This code interpretation is issued pursuant to chapter SCC 30 83 010(1)

30.83.010 Code interpretations.
(1) Thus chapter is intended to provide a process for administrative nterpretation of
the provisions of this ttle  Code interpretatons
(a) Clarify ambiguous provisions of the code applied to a specific project
{(b) Determme nonconforming rights;
{c) Determine whether a use is allowed in a particular zone and
{d) interpret the meaning of terms
(2) This chapler applies to wntten interpretations of this ttie  This chapter does not




apply to

(a) Interpretations relating 10 the Fire Code, chapter 30.53A. which are made by the
fire marshal pursuant to section 101.4 of the Fire Code’ and

(b) Interpretations relating to the construction codes. chapters 30 52A - 30 526G
SCC, which are made by the building official or fire marshal pursuant to SCC
30 50 020(2)

John C McCullough applied for a code interpretation on August 18, 2010. The reques! is
unreiated to a specific tax parcel

AnobceofapphcauonwaspubluhmeheHeraldonAugustZZ. 2010 An affidavit of
publication was received from The Heraid by PDS on September 8 2010

The applicant requested an interpretation to clanfy the meaning of the "FAR" defined in
SCC 30 91F 455 to eliminate any ambiguity in the use of the phrases “stte size square
footage™ and “site area " More specifically, the applicant proposes that the definition of
FAR and the denominator in the FAR calculation 1s based upon a site's gross square
footage, as opposed to a net area

The background information provided in this interpretation is ncorporated as a finding

There are no previously issued code interpretations or administrative determinations
regarding the FAR defintion

Relevant provisions of the Snohomish County Code include the following

SCC 30 91F 455 - Floor area ratio means the total building square footage
(buillding area). measured to the inside face of exterior walls. excluding areas
below finished grade. space dedicated to parking, mechanical spaces. elevator
and stair shafts, obbies and commons spaces including atriums and space used
for any bonus features. divided by the site size square footage (stte area)

Floor Area Ratio = (Building area)/(Site area)

The definition of “site” in chapter 30.91 SCC that applies 1o the urban center regulations
in SCC Chapter 30 34A 5.

SCC 30 915.340 ~ Site means a lot or parce! of land or contiguous
combination thereof under the same ownership or control: where a
development activity is performed or permitted or on which development is
regulated by this title

. The applicant is correct that the definition of “ste” in SCC 30 918 350 is specific to the
application of critical area regulations in Chapters 30 62A. 30 628 and 30 62C SCC and
does not apply to the definition of FAR

The applicant correctly indicated that Title 30 SCC does not include definitions for “site
size square footage” or “site area *

10. The definttion of FAR in SCC 30 81F 455 includes the equation Floor Area Ratio =
(Building area) divided by (Site area)




“Site area” is the area of the “site.” Site is defined in SCC 30 91S 340 By
definibon, “site area’ is the iot or parcel of land or contiguous combination
thereof under the same ownership or control where a deveiopment activity is
pedormedup«mmwwonmchdovolomm 1S regulated by this title

in the defintion of FAR. “site area” is the area of the “site * The definition of
site in SCC 30.91.340 means the entire (gross) area of the ot or parce! of
land or contiguous combination under the same ownership or control, where
a development activity is performed or permitted or on which development s
regulated by this titie

11 This interpretation is consistent with the following information provided in a memo to
Snohomish County Counci from Larry W. Adamson. AICP Acting PDS Director during
the legrsiative process dated September 25. 2009, (RE Response to Council Questions
on Floor to Area Ratio (FAR))

Defirvtion

FAR is a measure often used to determine the intensity of land use and provides a
measurement of the maximum amount of building that may be developed on a site
The proposed Urban Center code defines FAR in SCC 30 91F 445, as the interior

buiding area square footage divided by the gross site area.

30.91F.445 “Floor Area Ratio” means the total buiding square footage (buiiding
area), measured lo the inside face of extenor walls. excluding areas beiow finished
grade, space dedicaled to parking, mechamcal spaces. elevator and staw shafts,
lobbies and commons spaces including atnums and space used for any bonus
features. divided by the site size square footage (site area)

Floor Area Ratio = (Buiding area)/{Site area)

Conclusion

Pursuant to SCC 30 83.010, Planning and Development Services concludes that the definition
floor area ratio (FAR) including its calculation is the building area divided by the gross area of
the site. The term site is defined in SCC 30 91S 450 Site includes the entire lot or parcel of
land or contiguous combination thereof under the same ownership or control where a
development activity is performed or permtted or on which development is reguiated by this
title. The use of the phrase “s1e area’ does not include a reduction in the gross area of the srte
Site area may be determined based on the County Assessor's records or a record of survey

Effect of this Code Interpretation
Pursuant to SCC 30 83 050, the director shall render only one interpretation per issue

in addition, an interpretation issued pursuant to chapter 30.83 SCC shall have the same effect
and be enforceable as a provision of title 30 SCC.

Appeals

Tmmnmwmaybewmahdumnnuov&mdmsccwﬁoso The
appeal shouid be addressed to the County heanng examiner, and filed in writing, \n duphicate,
mdamnpmadbyafmnghodssoowhmeooponmemdmamngaoemm




Services within 14 calendar days of the date of this decision An appeal must contain the
following items as set forth in SCC 30 71 050(5)

(a) Facts demonstrating that the person is aggrieved by the decision.

(b) A concise statement identifying each alleged error and the manner in which the dec:sion
fails to satisfy the applicable decision critena  An appeal of a SEPA environmental document
shall descnbe any alleged inadequacy in the threshold determination or environmental impact
statement with respect to evaluation of a specific environmenta! element

(c) The spectfic relef requested. and

(d) Any other information reasonably necessary to make a decision on appeal

Please feel free to contact me at (425) 388-3412  if you have any questions regarding this code
interpretation

Sincerely,

Clay White, Directc”
Planning & Develor ment Services

Attachments

Code interpretation request from John C McCullough dated August 12, 2010

Public Notice Payment Agreement

Letter from Linda Kuller to John C. McCuilough dated August 23, 2010

Notice of Application

Affidavits of publication (2) (The Herald and PDS)

Memo from Larry W. Adamson, AICP, Acting PDS Director, dated September 25 2008, (RE
Response to Council Questions on Floor to Area Ratio (FAR))

cc Linda Kuller, AICP, Chief Planning Officer




MCCULLOUGH HILL, rs

August 12, 2010
VIA OVERNIGHT DELIVERY
Barb Mock, Acting Director
Snohomish County
Planaing & Development Services, M /S 604
3000 Rockefeller Avenue

Everett, WA 98201

RE:  Request for Interpretation

Dear Direcror Mock:

We are wniting to request a formal interpretation relating to the Urban Centers Code

mmcmdyudoptedUrbanCm:mCodemohthedmuyof&vchpmmw!mUtbm
Centers pursuant to a2 "Floor Area Ratio” calculation. SCC 30.34A.030. "Floor Area Ratio”
defined m SCC 30.91H350 as follows:

”FbmAmhm'mna:hctodbuddu\‘quw(b\Mm).mmedmmc
m&bccdmmw&.exduﬁgmbdo'wp&.wb&andm
pukng.medunnhpm,ekvuormdmdn&s.bbbntndmmmmmh&g
auhmsandspmmodfounybonusfam:o.cﬁnddbydnmcmesqmnfoonge(m
arca).

Floor Area Ratio = (Building area)/(Site area)”

{nmdutodﬂmmcmmvhxh'ﬂemtw(oougt"oc"ucuu” (as those erms
are used in the definition of Floor Area Ratio) are to be measured, one must look further in the
dc&lhoamofthtCodc.Nm“mlbemfoonge"mt“meuu"nspeuﬁoly
defined in the Code, but “site” is defined at SCC 30.91S.340 to mean:

701 Fifth Avenue - Suite 7220 + Seattle, Washingion 98104 + 206 812 3388 + Fax 206.812.3389 * www mhseastle com




August 12, 2010
Page 2 0of 2

a lot or parcel of land or contiguous combination thereof under the same ownershap or
control; where a devclopment actvaty s performed or permutung or on which development
is regulated by this nde

This defininon of “sue” is dearly intended 10 wclude the entrety of a parcel of land; #t does not
provide for deductions from a site for critical areas, roads, setbacks, buffers. submerged lands or the
like. In this respect, it is noteworthy that the Code provides a distinct definition of “site” {ar SCC
30.915.350) to be used i toterpreting the County’s critical areas regulatons set forth in SCC
Chapters 30.62A, 30.62B or 30.62C. Thss akernate defininon does distinguish 1n some cases
between the entire parcel arca and a smaller portion of the parcel. But this alternate definition does
not apply to the determmnation of applicable Floor Area Ratio under SCC 30.34A 030,

This approach s consisteat both with the language of the Code and with the intent of the PDS seaff
n drafting the ordinance (ic, to utilize the site’s gross square footage, as opposed to some smaller
net area, as the denominator in the FAR calculation). We see no basis in the Code under which the
County could mterpret “site” in the context of FAR caleulation to mean anything other than the
gross area of the parcel

Confiematon of this mtent in a formal code interpretation will greatly facilitate planning and
development review for future urban centers. We assume that the site arca as indicated in the
Assessor's records . in a record of survey should be an acceptable means of determuning site arca.
We would apprecate your confirmation of this understanding in a formal Code interpretation A
check for the $250 application fee is enclosed  Please let us know if we can provide any other

informanon to assist i this process.

Sincerely,

/]
DS"/,
(g
G C. McCullough

im:idc

cc: Courtney Flora
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Snohomish C .
PLANNING & DEVELOPMENT SERVICES
M/S 8604

PUBLIC NOTICE PAYMENT AGREEMENT

Per Snohomish County Code 30.70.045, this department will publish notices of application,
threshoid determination and public hearing in the official county newspaper, the Evereft Herald.
and the appropriate woekly newspapers

Please provide the name, billing address and phone number of the person(s) responsibie
for paying the cost (as determined by the newspaper) of publishing the iegal notice, for the
project identified, in the officia! county newspaper and appropriate weekly newspapers The
newspapers will bill the responsible party directly

PFN: 10-106077-Ci
BILLTO:  ____ John C. McCullough
—McCullough WL PS
ADDRESS: __ 701 5" Avenue, Suite 7220 o
Seattle, WA 98104
PHONE: 206-812-.3388

| am the applicant, or | am authonized by the applicant lo agree on their behail, o pay the
amount biled by the official county newspaper and appropriate weekly newspapers for
publication of the legal notice for the project identified above

/

m——

August 18 2010

Sncmwum( ) AUTHORIZED AGENT (71 DaTE -

i011.doc
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Snohomish County

PLANNING & DEVELOPMENT SERVICES
M/S #604

August 23 2010

Mr. John C. McCullough
McCuillough H Il PS
701 Fifth Avenue

Suite 7220

Seattle. WA 98104

Subject Code interpretatior Request
PFN 10 108077 CI
Tax Parcel Non-specific request

Dear Mr. McCullough

hank you for your request for a code interpretation pursuant to Chapter 30 83 Snohomish
County Code (SCC). The code interpretation was requested to clarfy the meaning of the term
“Floor area ratio” in Snohomish County Code 30 91F 455

“Floor area ratic™ means the total building square footage (buiding area),
measured to the inside face of extenor walis, excluding areas below finished
grade. space dedicated to parking, mechanical spaces. elevaiur and stair shafts.
lobbies and commons spaces including atriums and space used for any bonus
features, divided by the site size square footage (site area)

Fioor Area Ratio = (Buiding area)/(Ste area)
Public notice of your request was published August 23, 2010 A code interpretation will not be
issued until the conclusion of the required pubiic comment penod on September 13, 2010, and a
review of comments is completed

Please feel free to contact me at (425) 388-3412 you have any questions on this matter

Sincerely

'\:th.Qb M ’{ Ad
Linda Kuller
Chief Planning Officer

Attachment

S \Code DeviXutieCode Interpretations 2010WAR Q McCutiough Hintd day lefter FAR McCuliough Ml goc

[ R



S NOTICE

NOTICE OF APPLICATION

Fig Name. John C McCuliough Code interpretat » Fie Number 10-106077-Ci
Project Description. The applicant is requesting an interpretation of Snohomish County Code (SCC) to clarity
the phrases “site swe square footage” and “site area” as contaned in the definton of loor area rato in SCC
30 91F 445

Applicant John C McCuliough

Date of appicatun/Compieteness Date: August 18, 2010

Comment Period. Submit written comments on or before September 13, 2010

Project Manager, Linda Kuller 425-388-3311, ext 3412

Project Manager e-mail. linda kuller@co snohomish wa us

Date of Notice: August 22, 2010

HOW TO USE THIS BULLETIN

To learn more about a project:
»  Call the planner assigned to the project
¢ Review project file at Snohomish County Planning and Development Services (PDS) 2nd Floor Customer Service
Center, Administration Buillding Fast
+ Permt Cente' and Record Center Hours are
o 800am wwNoon & 100pm to3C0 pm Monday Tuesday. Wednesday and Fnday
© CLOSED on Thursdays
o Please call ahead 1o be cenain the project file s available
o Please Note submittals of projects are now taken by appontment onily

To comment on a project:

*  Submit written comments 10 PDS at the address below. Al comments receved pnor to issuance of 3 department
decision or recommendation wil De reviewsd To enswe hal comments are adoressed n the decision or
recommendation. they should be recewed by PDS before the end of the published comme 1 pencd

« Comments on 3 project scheduled for a heaning defore the hear ~g examiner May Je made by submdning them 1o PDS
Mo o the cpen record heanng

* PDS oniy publishes the decisions that are ~“uired Dy Snohomish County Code  Persons wi scewve notice of ail
decisions that they have submifted wniten comm.  on, regardiess of whether or not they are pubished

* You may become a party of record for a project by 1 submitting onginal weilten comments and reguest 1o become a
party of record o the county prior (o the hearing 2 testifying at the heanng or 3 enlenng your name On a SigN-up
register @t the hearing. NOTE  only partes of record may subsequently appeal the heanng examiner's decision or
provige watten of oral arguments 1o the County councd if such an appeal is filed

To appeal a decision;
There 15 n0 appeal oppontunity ‘or this apphcation at this pont in the process  Addmonal notice wil be proviced of any
future appeal opportundies to ak paries of record
HOW TO REACH US:
The Customer Service Center for the Snohomush County Planning and Deveiopment Services s iocated on the
2™ fioor of the County Administration Busiding East. 3000 Rockefeller Avenue, WS 604, Everett WA 98201
425-388-3311 TTY POS Web Site address ksted below

WWW SNOCO org for more information type in keyword PDSNotice

ADA NOTICE. Snohomish County facilities are accessible  The county strives 10 Provice acoess and senvices 10 all memg.ors
of the public Smwogemmmmmmmsnmmwmwwummmwm
of one calendar week Contact the Heanng Examner's office 425-388-3538 voce. Heather Coleman (PDS) a1 425-388-7119
voice, or 425-388 3700 TOD
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Affidavit of Publication
STATE OF WASHINGTON,

COUNTY OF SNOHOMISH SS.

Jown C o mopemdor 108077
m-w»%wm.m The wndersigned, being fint duly SwOrs 08 vath dopenes and says that she 1 Prncapal Clerk of
'— » ’.."“‘-." SN e’ 8 coniared n e ¥R THE HERALD, 2 daly scwspaper pnated and published m the City of Everrts, € ounny of

I.I%’_. Snohomush, snd State of Washsogtoo. that sad Sewspeper i3 & newspaper of general
e B e el pemty Cimulauus in said County and State that wud sewspoper has been spproved s 3 legal
newspaper by order of e Supenor Courtol Snoborush County 2ed that the notice

NotwcolAppheation

o C McCullough - Code Interpretation

File Nymber 10-106077.C1

3 pnated copy of whuch is berewnto attached, was peblishied 10 sasd Dewspaper proper and sl @
supplement form. @ e regwt and entire esnon of sa.d paper s the following days and
ames. aamelhy

August 21, 2010

3¢ that \vd ncwapaper was reguluiy buted 5o 1t gubscriterny dunng all of wa:d penod

) :
. — b 4
. _._,__f#dy . LT LS T
{
L

s
Subscribed and sworm to before me this pa

day of Augest, Jui0

Actor hame WeC dough e C




Snohomish County ; ; ;
PlanninE & Develogment Services

AFFIDAVIT OF NOTIFICATION

FILE NO: (0-100 ]]-CX

sopveant: Seles C Mo Cullongh.

DOCUMENT:  Kotice of Appiication
O Notice of Open Record Hearing
O Notice of Determination of Non-Significance
O Notice of Open Record Hearing and Threshold Determination
O Notice of Concurrency and Traffic Impact Fee Determinations
O Notice of

|, the undersigned, a Customer Service Representative with the Snohomish County
Planning and Development Services department, certify under penaity of periury and
under the laws of the State of Washington that

1. | have been authorized by Planning and Development Services, to have legai
notices published as required by Snohomish County Code.

2. Said notice was g.-ma to the ia} county newspaper {The Heraid) on
-_.m (2)L0
3. A copy of said re-pubjcation is hereto and appeared in sad newspaper
on \&‘2; ﬁ E [b ,

Signed at Everett, Washingtonon 1"
(Day. Daic

Customer Service Representative é‘d Oﬂﬁw_ .
(SIBNATURE)

sm:«wmmawax@q
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Arnett, Kristine

Rt — O ——
From: Amett, Knstine
Sent: Thursday, August 19, 2010 7.13 AM
To: ‘legais’
Subject: 8/22 pub Heraic - Legal Notice of Code interpretation  10-106077-Ci
Attachments: 23094939021 docx
Importance: High
Billing Information 10-106077-Ci
lohn C. McCullough
McCullough Hill, PS
701 5" Avenue, Suite 7220
F~® AR WA SW I v @ e e g A v e e A o o e e e
{206) 812-3388




Kuller, Linda

e g
From: Kuller, Linda
Sent: Thursday. August 19 2010 7 44 AM
To: Amett, Knstine
Subject: RE: 10-106077-Ci John C. McCullough - Code interpretation

Thank you Kris

Linda Kuller, AICP

Chief Planning Officer

Planning and Development Services
(425) 388-3412

Please note our Public Service Hours:

Monday, Tuesday, Wednesday, Friday 8a.m. - Noon and 1p.m. - 3p.m

Thursday - Closed for alt front coynter mformation, service and appointments. The Recorgds Center will aiso be ciosed.

Residential Permit Applications and Land Use/Commercial submittals by appointment only
Please call (425) 388-3311 ext, 2790 to schedule your appointment

Walk in's with front counter general questions will be assisted on first come/first serve as staff is availabie basis dunng the

hours listed above. No Front Counter General information Service/Records Room Service is available on Thursday.

From: Amett, Kristine

Sent: Thursday, August 19, 2010 7:24 AM
To: Kuller, Linda

Subject: 10-106077-C1 John C. McCuliough - Code Interpretation
Importance: High

Linda

I have sent the above legal notice to Everett Herald for 8/22 publication Dorothy Crossman said she was going to make
up file for this and | have given here back paperwork she gave me for notice.

Kris Arnett

Customer Support Center

Snohomish County Planning & Development Services
(425) 388-3311, extension #2485

kris.a SN0 is A

PERMITTING HOURS EFFECTIVE JULY 1, 2009:
Permit Appiication Submittals: By appointment only! Call (425) 388 3311, ext 2790 to schedule an appointment or
click here for an ON-line appointment request

MONDAY
TUESDAY
WEDNESDAY
FRIDAY

8:00 AM TO NOON
1:00 PMTO 3:00 PM

WE WILL BE CLOSED ON THURSDAYS/HOLIDAYS
1
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SERVICES NRC

Affidavit of Publication

STATE OF WASHINGTON, }

COUNTY OF SNOHOMISH S.S.

u‘%m%:ﬂoa:mm The uoderugned. mgﬁn«msmmmm;unp ot she is Pnacipal Clerk of

T e WS A8 M concanat 1 e Gelntion of o THE HERALD. 3 duily aewspaper prated and pubdlished i the Ciry of Everen. County of
Maﬁuwd\l’&w‘&uu‘duwnau-wﬂdml

cwcuizuon i Wi County and Suate hat sd aewipaper bas been appruved 3 3 legal

- .
WO ETEs Or o Detors Segtorder 1) 2610
',,‘:N."‘.-‘w'--- scwspaper by order of the Supenor Courtol Savhomsh County amd thet ihe nonce

NowcolApphentioe 0 R
Joha C McCullough « Code Interpretation

File Number 10-106077(1

4 priaied copy of whach 15 hevewoto anached. was published ie sud oowspaper proper and not in
u"kmntk-nmwnpwueuonm'mdm‘mmmmmmupnd
umes aameiy

Asgas 22, 2010

Notary Pubbic wn and
Cuounty

Acooat e MoCulough Jorn C ACKanrt p g
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Snohomish County

PLANNING & DEVELOPMENT SERVICES
3000 Rockefeiler Avenue, M/S #604

Everett WA 98201

{425) 3883311, FAX (425) 388-3670

SNOHOMISH COUNTY COUNCH,

MEMORANDUM RECEIVED e | P DO
TO: Councilmember Mike Cooper, Chair SEP 25 2008
Councimember Dave Gossett w0 o
Counciimember Dave Somers KA DS wa
Councilmember Brian Sullvan -l —
Counciimember John Koster L T
LT L —
FROM Larry W Adamson, AICP, Acting mm%
DATE: September 25, 2009
SUBJECT: Response to Council Questions on Fioor 10 Area Ratio (FAR)

———— —— —— . ——  ——————— - ——c——

ThcsmemorespondsloacountycouncvroquesxmadeaﬂheSeplembet1,2009.F’|annng
Committee for more information on the proposed Floor Area Ratio (FAR) that is proposed as
part of the Urban Centers Code update project Specifically, the council was interested in a
better understanding of how FAR works, and requested some visual examples of the concept.
This memo also provides a response 10 a council question regarding the purpose of one of the
noles in 3 FAR table in the proposed urban center code

finition

FAR s a measure often used 10 determine the intensity of land use and prowvides a
masmmmdmmnmmwwmdwmmﬂmymeam The
proposed Urban Cenler code defines FAR in SCC 30.91F 445, as the intenor buikding area
square footage divided by the gross sile area

30.91F 445 "Floor Area Ratio” means the total building square footage (buiding area),
measured lo the inside face of exterior walls, exciuding areas below finished grade,
space gedicated 1o parking, mechamcal spaces, elevalor and stair shalts, lobbes and
commons spaces including atriums and space used for any bonus features, divided by
the site size square footage (sile area).

Fioor Area Ratio = (Buiding aresj/(Site area)

AmgherFARsngr\iiesahghunbmydwuse.andaMFARbkmmabw
ntensity of land use FARnsmasedasthebuildmooc\msagreawpoﬂiondlheW,



or when additional floors are added. FAR does not provide any specifications about how tall a
building s or otherwise shaped or how it looks. Those issues are addressed through sile and
archilectural standards. Such standards, associated for use with the proposed Urban Center
code, are found in chapter 30 34A

in the proposed urban center code. Table 30.34A.030(1) lays out the FAR regulations for an
urban cenler project. The table shows minimum F AR, maxmum FAR, maximum FAR with
bonuses and maximum FAR with super bonuses. The table also shows FAR for residential,
non-residential, and mixed-uses. A mixed-use project is one where both residential and non-
residential uses are contained in the same building Tables 30.34A.030(2) and 30 34A 030(3)
show the FAR bonuses and FAR Super Bonuses respectively

The FAR bonuses and super bonuses offer an applicant the ability to construct additiona!
building square footage in return for providing an amenity of benefit 1o the project or
neighborhood. While both tables contain bonuses, the level of investment and benefit 1o the
project of community differs. The bonuses in Table 30.34A.030(2) relate lo smaller scale capital
investments in a project and the corresponding additional floor area s reflective of this. The
super bonuses shown in Table 30.34A.030(3) relate to a much greater capital investment and
the additional floor area is comrespondingly higher. The lems contained in both tables were
chosen based on looking at the cost/benefit and the likelihood of being incorporated into a

project.

Table 30.34A.030(1)

Floor to Area Ratios

Minimum Maximum ] Maumum | Maxmum allowable with super
aliowable with bonus (Table 30.34A.030(3))

_ DONUS (Tadie
; I A 30 34A 030(2))
i Non-Res:dential 5 110 1.5 25 S |
| Resiwgental 1.0 20 30 40
 Mixed Use 115 130 45 1 65

Notes

| MFAROVmmmmwmmqummmmambumnu.
2. Hotels are Considerec rasdental for the purpose of thes chart .

3 W'mvmmmmwdummmwmm

Table 30.34A.030(2)
Floor Area Ratio Bonuses
Fealure Addtional Floor Area for Each Feature

{. Street Level Commercial * 250 sfof floor area for each finear fool of retail frontage

=  Health Clud * 5! 0of foor area for gach s! of heaith club

~»  Green roo! * 5sfof floor arez for each sf of green roof

« Daycare * 5stoffloor area for each sf of caycare
'« Rooftop Solar Panels * 10 sf of fioor area for each sf of solar panel
|« Community gardens for use by * 10 sf of floor area for each sf of community garden

residents
* Structured Parking * SFARfor 80% or greater of required parking contaned in
a structure o - 3
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Tabile 30.34A.030(3)
Floor Area Ratio Super Bonuses

- Feature __Addonal Floor Area for Each Feature
« One percent of total construchon cost for pubsc | » 5 FAR
an
o LEED (Siver Cenification) |® 1 FAR
* Built Green (King and Snohomish County |® 1 FAR
Certficabor) - i B o
Notes

1 Pudbc artis » ounian sCupture. DanUng. mural 0" DMLY odyerct Mal s shed within 2 pannec deveapTent as 3 focal pont
and 15 mignded for the enoyment of the geneal pubhc. » does O CONEMN Charectensics of an adverising S:gn o eantiy o
raw altenhod 'O 3 Dusness

Project Apphication and llystrative Example

General

By rearranging the vanables in the above FAR formula, one can calculate how g 3 buikding
could be built on a given piece of property. The formuia would read as follows

Floor Area Ratw x Total Site Area = Approximate Total Bullding Area
Residential or Non-Residential Only
An apphcant has a one-acre parcel and 's interested in a residental only project Using the
above formula. the approximate minimum and maxinum butiding size can be caiculated

According to Table 30 34A 030(1) the minimum FAR for residential only 15 1 0 and the maximum
15 20 The caiculations would be as follows

10x43.560 = 43,560 f' (Min:mum Building S.ve)
20x 43560 = 87,120 #" (Maximum Buiding Size)

Thus. for a one-acre property the approximale size of res.dential buicing tha! couid be built
would be a minimum of 43,560 #° and maximum of 87 120

Residential or Non-Residential Only With Bonus and/or Super Bonus

An apphcant may increase the allowed square footage above that allowed under the provisions
in proposed Table 30.34A.030(1) by choosing any of the available bonuses in either Tabie

30 34A 030(2) and/or 30.34A.030(3) An applicart may use al of the increased FAR with one
bonus or a combination of bonuses

For exampie, an applicant with 3 one-acre parcel wishes 1o build a non-residential butding with
80% of parking contained withun a structure. The apphicant recewes an additiona’ 0 5 FAR as a
bonus, per Table SCC 30 34A.030(2), which, when combned with the maximum FAR for a non-
residential building. equals a FAR of 1.5 Thus the caiculation of maximum building sze wouid
be as follows

15x43,560 = 65,340 # (Maximum Buiding Size)
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Mixed-Use With or Without Bonus and/or Super Bonus

As stated above in Note 3 to Table 30.34A.030(1), the FAR provision aliows an applicant o
pursue a mixed-use project as long as there are both residential and non-residential uses in the
same building in an effort to further the goals of transit oriented development, there 15 a built-n
incentive 1o consiruct a mixed-use building(s) because the appiicant is allowed a higher “base”
or "as of nght” FAR then a residential or non-residential only project. Like residential and non-
residential, Table 30 34A 030{1) caps the FAR on mixed-use applications.

Using the one-acre parcel examplie, an applicant proposing a mixed-use building would
caiculate the maximum potential building size the same way as in the other above examples. if
the applicant used the maximum FAR with super bonus the formula would be as follows

€.5x 43560 = 283,140 #" (Maximum Building Size)

The resuit 1s that an apphicant with a one-acre ot could potentiaily budd a 283 000 sguare foot
mixed use building.

Please note that the proposed Executive Recommend Amendment 4 or council introduced
Amendment 4A wouid modify the proposed Tabie 30 34A.030(1) as shown below. Should
either of these amendments be approved by the county council, the calculations presented
above would result in lower building square footages for an urban center project for a residential
only and mixed-use building(s) than is shown in the planning commussion recommendation

"Proposed Amendments 4 and 4A"
Tabile 30.34A.030(1)
Floor to Area Ratios
S T Minimum Maximum Maxamum Maxmmum allowabdle ';ﬂh
allowabie with super donus (Table
i bonus (Table 30 34A.030(3))
30.34A.030(2))
Non-Residential | .5 10 1.5 25 o :
_Residentia. +0)S5 (2010 1(3O)15 (4925 .5
“Mixed Use ((-8)10 1(30)20 T((#8)30 | ((686))50

In all of the above examples, how the building square footage is configured on a parcel can
vary. The following illustrations show now the same building square footage can be configured
dificrently on the same size parcel. It is also possible, depending on parcel size, for there 10 be
multipie buildings on the site including both single use (i.e residential only) and mixed-use
buiidings It is important to note that configuration may be dictated by topographic features,
critical areas, site layout regulations (i.e. building height, setbacks, roads and parking) and
architectural requirements
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Conversion of FAR 1o Dwells nits Per Acre

Because FAR is a different methocology, it is not possibie 1o make a direct corelation with the
residential comprehensive plan designations on the Future Land Use Map and zoning. The
number of units in 3 project using FAR s impacted by the size of units. A larger unit size will
yield fewer units and a smaller unit size will yield more units

FAR Maximum and Relationship 1o Building Heigh!

Table 30 34A 030(1) estabhishes maximum FAR. In combinabon with builiding height, the
maximum FARs, are intended 1o fimit the overall size of building. Withou! limits on FAR and
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building height, it would be possible 1o construct a building of unlimited size and height. The
resulting buslding size may or may not be appropriate for all designated urban center iocations

Amendments 1o FAR and Building Height

The Planning Commission is recommending a maximum buildmng height of 180 feet when all of
the parking is structured (90 feet ff not). As was mentioned earlier, the Executive
Recommended Amendment 4 amends the proposed FAR and will reduce the maximum building
height to 90 feet (with an option t0 increase up 1o 180 feet following completion of an EIS)
Amendment 4A, introduced by the county council would place a cap on the number of

resicential units and lower the building height for urban centers that border Puget Sound from
90 feel to 65 feet

The impac! of these two amendments is that an applicant may or may not be able 1o construct
ali of the allowed building square footage within the maximum buliding height. In other words, a
project may not fully utilize the maximum FAR's parmitied in Table 30 34A 030(1)

Note 1 1o Table 30.34A 030(1)

The council expressed confusion regarding how to interpret Note 1 to Table 30 34A 030(1)
This note was intended to show that the allowable FAR for non-residential and residential use
could be added together within 2 development for a combined tota!. Under that scenano. Note
3 was invoked which considered mixed-use 1o be non-residential and residential in the same
building. PDS staff have reviewed the notes to Table 30 34 030(1) and determined that Note 1
1s not necessary when interpreting the table, because the row labeled "Mixed Use” already

states this, PDS suggests that the council remove Note 1 The remaining notes are still
relevant and PDS recommends they remain

Brian Parry, Snohomish County Executive Director
Peggy Sanders. Council Legisiative Analysts
Dawid Kilingstag, Principal Planner, PDS
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