AGENDA
BOTHELL PLANNING COMMISSION
***VIRTUAL MEETING***

Bothell City Hall, 18415 101st Avenue NE
June 2, 2021, 6:00 PM
Pursuant to Governor Inslee’s continued Stay Home Stay Healthy Proclamation 20-25 and the extension of
Proclamation 20-28 regarding open public meetings, and in an effort to curtail the spread of the COVID-19
virus, this Planning Commission meeting will be conducted remotely unless otherwise directed by the
Governor’s proclamation. We encourage members of the public to attend and participate in the meeting
remotely, as described in more detail below.
To attend the meeting:
•
•
•
•

Watch the meeting LIVE online on the City of Bothell YouTube Channel
Watch the meeting live on BCTV Cable Access Channels 21/26 (must have Ziply Fiber/Comcast Cable)
Attend the meeting by Zoom:
o Click this link (or copy the URL and paste into a web browser): https://us02web.zoom.us/j/83118248286
o Call-in to the Zoom meeting by dialing 253-215-8782 and entering 821 1824 8286#
To provide public comments/testimony or to submit written comments please email Michael Kattermann at
michael.kattermann@bothellwa.gov by 3:00 PM. (day of the meeting)
Planning Commission meetings are also recorded and available the next day on the City of Bothell YouTube Channel.

1. CALL TO ORDER
2. PUBLIC COMMENTS - Items not on the agenda
If you wish to comment (either in writing or orally) please submit your comments or request to
michael.kattermann@bothellwa.gov prior to 3PM (day of meeting). Persons making oral comments
will be allowed 3 minutes to speak. All comments will be made part of the record.
3. APPROVAL OF MINUTES
May 5, 2021
4. NEW BUSINESS
5. PUBLIC HEARING
General Downtown Corridor 3-floor Overlay and Related Code Amendments, including micro-housing
provisions
6. STUDY SESSION
7. UNFINISHED BUSINESS
8. REPORTS FROM STAFF
9. REPORTS FROM MEMBERS
10. ADJOURNMENT

Planning Commision - June 2, 2021
Page 1 of 32

Projected Schedule of Land Use Items
City Council (CC) meetings, shown in bold. Planning Commission (PC) meetings, shown in italics.
Other Board meetings shown in normal text unless otherwise noted.
Meetings are held virtually unless otherwise noted. All meetings start at 6 p.m. unless otherwise noted
For planning purposes only: schedule subject to change without notice

June 2021
Monday

Tuesday

Wednesday

Thursday

Friday

1
Public hearing on
renewal of Interim
Ordinance allowing use
of private parking for
outdoor dining

2

3

4

9

10

11

16

17

18

23

24

25

General Downtown Corridor
3-floor Overlay and related
Code Amendments public
hearing

Public hearing on
renewal of Interim
Ordinance allowing
submittal of building and
grading permits prior to
site plan approval
7

8

14

15
Consultant contract to
conduct feasibility study
and draft code
amendments for transfer
of development rights
program in Canyon Park

21

22

Downtown Countywide
Center Candidate Application
Briefing, and
Growth Targets and
Countywide Planning Policies
Briefing

Landmark Preservation
Board
28

29

30
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May 5, 2021 Minutes
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BOTHELL PLANNING COMMISSION
REGULAR MEETING – May 5, 2021
COMMISSIONERS PRESENT (via Zoom Webinar): Jenne Alderks, Carston Curd,
Amanda Dodd, Kevin Kiernan, Claire Robson, Cary Westerbeck
COMMISSIONER ABSENT AND EXCUSED: Sarah Gustafson
STAFF PRESENT (via Zoom Webinar): Community Development Director Michael
Kattermann, Senior Planner Dave Boyd
CALL TO ORDER: The Regular Meeting of the Bothell Planning Commission was called
to order by Chair Kevin Kiernan on May 5, 2021, at 6:00 p.m.
PUBLIC COMMENTS: (See video for detailed comments)
• Sadie Rosenthal – comments on the discussion at the April 7 meeting.
APPROVAL OF MINUTES:
CURD MOVED TO APPROVE THE MINUTES FOR APRIL 7, 2021.
SECONDED. MOTION PASSED WITH ALL PRESENT IN FAVOR.

WESTERBECK

NEW BUSINESS: None
STUDY SESSION:
Chair Kiernan opened the continued study session from 4/7 on the General
Downtown Corridor 3-floor Overlay and related Code Amendments by introducing
Senior Planner Dave Boyd who shared a presentation.
Public Comments: (See video for detailed comments)
• Kristina Gustavson – Requesting that the single-family home rezone be an
option.
• James Walsh – Opposed to code sections for Blocks C & E. Requesting that C
& E not be included in the proposal.
• Lynda Carey – Supports Block E removal. Expressed concerns about parking,
traffic and pedestrian safety in the neighborhood.
Discussion ensued.
UNFINISHED BUSINESS: None
REPORTS FROM STAFF:
Director Kattermann reported on the following:
• There are two Affordable Housing Week events – May 10 & June 11.
Commissioners need to inform staff if any of them plan on attending.
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BOTHELL PLANNING COMMISSION
•
•
•
•
•

MAY 5, 2021

The public hearing/recommendation for the General Downtown Corridor 3-floor
Overlay and related Code Amendments will be held at the Planning Commission
meeting on June 2.
The bonus incentive program for Canyon Park is still in progress and will be
brought to the Planning Commission at a later date.
Staff is working with Sound Transit on the agreement to fund the consultant
contract for the Transfer Development Rights program. The goal is to have
this completed and introduced to the Planning Commission by July.
The June 16 meeting:
o Information on the county wide center designation for downtown.
o Buildable lands update.
Dave Boyd reported that the AARP Community Challenge Grant was submitted
on April 14.

REPORTS FROM MEMBERS: None
ADJOURNMENT:
DODD MADE A MOTION TO ADJOURN THE MAY 5, 2021 MEETING. ALDERKS
SECONDED AND IT PASSED WITH ALL PRESENT IN FAVOR.
The meeting was adjourned at 7:43 p.m.
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General Downtown Corridor 3-floor
Overlay and related Micro-housing
Code Amendments Public Hearing
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MEMORANDUM

Community Development Department
DATE:

June 2, 2021

TO:

Planning Commission

FROM:

Dave Boyd, Senior Planner

SUBJECT: GDC 3-floor Overlay and related Code Amendments
Purpose/Action
The purpose of this public hearing is to present staff recommendations and analysis and
arrive at a Planning Commission recommendation on this private property owner
application for revisions to the General Downtown Corridor (GDC) 3-floor Overlay (light
blue area with white crosshatch in map below) to allow 4-floor buildings (the underlying
zoning height) in conjunction with affordable housing and potential reduced parking
provisions.
Background
Please see the March 3, April 7,
and May 5, 2021 packets for the
application
and
additional
background and analysis.
At the May 5th study session,
Planning Commission concurred
with a staff recommendation to
allow 4 floors and 45 feet only on
parcels fronting on NE 185th and
Beardslee Boulevard that are
not adjacent to or across the
street from single-family zoning.
This avoids parcels where the
special
setbacks
would
significantly reduce any added
capacity,
maximizing
the
opportunity for an affordable
housing requirement. Making
the additional floor conditioned
on the frontage and adjacencies
also avoids issues with having to
map the area where it is allowed,
then having to revise the overlay
boundaries if parcels are
combined, divided or adjusted.
This would eliminate the GDC
areas along Valley View and
Circle Drive.
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Since then, staff has received comments from owners and representatives of La Reve
Condominiums, on the SW corner of Valley View and Circle Drive (see Exhibits 14-16 in
Attachment 1). While they were included in the postcard mailing, as validated by the
applicant’s mailing list and affidavit of mailing, they state that they did not receive it, nor
did they see the notice board, which is east of their entry driveway, and not on the most
direct way in or out of the complex. They note that they have incurred significant building
envelope repair expenses and are considering selling the western part of their property,
currently used for surface parking and common open space, and would like to be included
in the area allowing 4 floors and 45 feet of height. This portion of the property is directly
across from single-family zoning on the north side of Valley View Road, and would be
subject to the upper-level building setbacks, limiting the Valley View frontage to 3 floors
and 35 feet. However, the land slopes steeply to the south, so if 4 floors were permitted,
the south side of a new building in that location could be 4 floors tall, rather than having
to step down to 3 floors under the current overlay (see site plan with two-foot contours
immediately below, with further analysis following)

Analysis
This memo focuses on new analysis, responses to comments and questions received at
and subsequent to the May 5 study session, and builds upon the analysis in the
previous memos. Please refer to those memos for previous analyses.
The request by owners of La Reve condominiums prompted additional analysis of the
previous recommendation to limit 4 floors and 45 feet to parcels fronting on NE 185 th or
Beardslee. It would appear, without doing detailed analysis, that allowing a fourth floor
would permit them to add one half floor, on one or two buildings with the same footprint
as their existing buildings. The Valley View facades would be limited to 3 floors because
they are across from single-family zoning. The current 3-floor overlay would likely require
the south half of the building(s) to step down, with the slope of the land, to 3 floors on the
south façade, facing SR 522. If allowed to extend to 4 floors, the Valley View façade would
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still be limited to 3 floors, but the top floor could extend to the south façade, which would
be 4 floors. The additional capacity would be modest, justifying a modest affordable
housing requirement (detailed analysis has not been done).
Staff has requested any studies the owners of La Reve may have done analyzing what
could be built there under the current zoning and with their request to be included in the
area allowing 4 floors and 45 feet. To date, none have been provided. Given that the
preliminary analysis shows only a modest opportunity for additional affordable housing
requirements (about one-half of an additional floor, as shown below), staff recommends
proceeding with the Commissions May 5 direction and not including La Reve in the area
allowing 4 floors and 45 feet.
If Planning Commission would like to consider an option allowing 4 floors and 45 feet in
this area, staff has done some further analysis, below. The most straightforward way
would be to allow 4 floors and 45 feet throughout the GDC Overlay, relying on the special
height requirements to keep heights adjacent to or across the street from single-family
zoning at 3 floors and 35 feet. Since this would not add as much capacity as in the areas
not impacted by the special height limit, a reduced affordable housing requirement would
be appropriate.
This gives the Commission two options to consider:
1. Proceed with the direction given at the May 5 study session, limiting any height
increases to parcels along 185th or Beardslee, as drafted in Option 1 of the
proposed code amendments in Attachment 3. The La Reve owners could then
apply for separate code amendments to address their situation.
2. Make a recommendation, as shown in Option 2 of the proposed code amendments
in Attachment 3, to allow 4 floors and 45 feet throughout the GDC Overlay, as
limited by the special height provisions, with a two-tiered affordability requirement.
Should the Commission choose to explore this option, staff recommends
continuing the public hearing to June 16 in order to give time for additional
community input, further staff analysis, or direction on potential different
approaches.
Below is a plan view showing that one or two new buildings with the same footprint as the
existing three buildings could be placed on the west portion of La Reve’s site, followed by
a section showing what could be built under current zoning (which would require the
building to step down with the slope), and another showing what could be built if 4 floors
were allowed while maintaining the special height limits (which allows a full top floor).
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Special Setback Requirements:
Please see the previous
packets for the full analysis
showing that the existing
special setbacks adjacent or
across the street from single
family zones would significantly
reduce or eliminate any
increased
capacity
from
removing the 3-floor overlay
from those parcels. The map
showing the extent of those
special setbacks and upper
level height restrictions is
shown below.
Affordable housing provisions:
Please see the previous
packets for additional analysis
of the affordable housing
provisions. The applicant has
expressed a desire to apply for
a multi-family tax exemption
(MFTE) for their proposal, and
staff is preparing to take a
proposal to establish an MFTE
program to City Council, with a
study session now scheduled for July 6, followed by separate public hearings for MFTE
followed by this item on July 20. Rather than a complicated system of layering MFTE with
affordable housing requirements tied to the increase in zoned capacity, the proposed
code amendments call for a mandatory affordable housing requirement that would come
with an 8-year MFTE, then an option for a 12-year MFTE with additional affordable units.
Different provisions for micro-apartments are included to reflect that the market rate of
micro-units is already moderately affordable.
Parking reductions: At the May 5 study session, Commission favored reducing the parking
requirement for micro-apartments to 0.75 spaces per unit within near proximity to the
frequent transit. See previous packets for analysis of parking reduction options. Since this
reduction for micro-apartments would apply citywide, amendments to BMC 12.16.030 as
well as the other downtown districts are included in Attachment 3.
Micro-housing: See previous packets for further analysis of micro-apartments. The
proposed code amendments include a new definition of micro-apartments specifying that
the individual leased apartments will be considered individual dwelling units for purposes
of applying parking requirements.
Responses to Comments and Questions
See the May 5 and April 7 memos for responses to comments and questions from
Planning Commission at the March 3 and April 7 study sessions, and from community
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members prior to the issuance of the May 5 packet. Responses to the new comments
and requests from owners at La Reve Condominiums are included above and in Exhibit
13 of Attachment 1, a comment/question received on May 5.
Next Steps
Planning Commission is requested to review the options presented for dealing with the
new request from owners of La Reve Condominiums as described above and either:
1. Make a recommendation to Council if Option 1 is chosen: or
2. Continue the public hearing to June 16, with specific requests for additional
analysis, if any.
Staff anticipates bringing this item to City Council for a public hearing on July 20, following
a study session on the MFTE program on July 6 and a public hearing on MFTE code
amendments on July 20.
Attachments
1. Comments received since the May 5 packet (Exhibits 13-16)
2. Draft Planning Commission Findings, Conclusions and Recommendation
3. Proposed Code Amendments (Exhibit A to Findings)
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Attachment 1
Comments received since the May 5 packet (Exhibits 13-16)
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Att-1
Email from James Walsh and reply from Mike Stanger, 5/5/21

Exhibit 13

Thank you Mr. Kattermann, is it possible to get a copy of the power point presentation? Also may I ask
what is 100% rent in Bothell? The reference in the meeting were to 60% rent level for the micro
apartments so I would like to understand what that rent level is. Thanks

From: Stanger, Michael <MStanger@bellevuewa.gov>
Sent: Wednesday, May 5, 2021 7:56 PM
To: David Boyd <David.Boyd@bothellwa.gov>
Subject: RE: [EXTERNAL] May 5 Planning Commision Meeting
Dave: As I understand the question, Mr Walsh refers to discussion of 60 AMI rents which, as you know,
means the rent that is affordable to a household with an income of 60% of the area median income,
adjusted for the household size. Taking his question literally, the 100% AMI rents for different unit sizes
(corresponding to household sizes) can be found in this table:
Percentage
of AMI
30%
50%
60%
80%
100%
120%

Micro

Studio

1-BR

$
$
$
$
$
$

$
$
$
$
$
$

$
$
$
$
$
$

607
1,012
1,215
1,620
2,025
2,430

607
1,012
1,215
1,620
2,025
2,430

2-BR
651
1,085
1,302
1,736
2,169
2,603

$
$
$
$
$
$

3-BR
781
1,302
1,562
2,083
2,603
3,124

$
$
$
$
$
$

902
1,504
1,805
2,407
3,008
3,610

Mr Walsh may, however, think that the discussion of 60 AMI rents meant rents that are 60% of the
median rent in Bothell, and wants to know what the 100% median rent is. The most reliable and recent
data I have is the median gross rent (which includes utilities) from the American Community Survey in
2019, and for Bothell that figure is $1,719. That is the median for all unit types and, again, not to be
confused with the rent limits used by affordable housing programs.
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Att-1
Email from Ray Thomas, 5/9/21

Exhibit 14

Mr, David Boyd, Senior Planner, City of Bothell and Commissioners:
I want to first thank you for responding so graciously to my phone call on Thursday .
On behalf of myself and most of the owners of La Reve condominiums I would like to
encourage staff and the Planning Commissioners to reinstate inclusion of the La Reve
property, county parcel number 3955950000, in the proposal for code amendments. Ballots
were mailed to all owners over a year ago. 80 percent voted yes to pursue sale of our
undeveloped land. Only one voted "no" and the other ballots were not returned.
I watched the Wednesday, 5/5, Planning Commission meeting on YouTube and was
sympathetic to some of the comments. I apologize for not responding to the proposal
sooner, but the placement of the notice on the NE corner of the property is not apparent
from the driveway entrance to La Reve. This means that most residential owners were not
aware. I only saw the flyers as I was walking by from the campus. My son's family lives in
our unit and we have been less frequent visitors during the pandemic.
To my comments: La Reve condominiums have experienced significant water damage
behind our siding and other exterior components. While we recently reached a settlement
with one of our insurers, we are still facing costs in excess of one million dollars which may
result in assessments against the 40 owners.
We have been exploring the possibility of selling a portion of our undeveloped land for
about two years. We have retained two separate attorneys to assist in this process and
incurred several thousand dollars in studies and surveys. We were pleased to be included in
the amendment area as we felt it could make our property more attractive for development
without impacting our neighbors since the property is sloped and future development could
take advantage of the increased floor provisions to the south side away from the single
family residential area.
Our property is ideally located to meet the purposes of the amendments. We are located
extremely close to transit stops and conveniently located near downtown services. Le Reve
condominiums continues as some of the finest affordable housing in Bothell. I believe
additional units would have little to no impact on our neighbors and would continue to
make Valley View and Circle drive neighborhoods one of the most pleasant areas in which
to live in Bothell even as our community expands to include more people.
I would also suggest that the owners of parcels 0826059307 and ...100 be contacted and the
owner of parcels 0826059025 and ...350 also. These properties that adjoin the La Reve
property are currently undeveloped, vacant, or in a development process and may well want
to be included in the amendment area. Their representatives can be contacted at 425-7466066 and 425-466-6329 respectively.
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Att-1
Email from Ray Thomas, 5/9/21

Exhibit 14

As a previous La Reve HOA Board member, I was asked to work on the sale development
by the Board and continue to act on their behalf.
If you have questions or other concerns, please call me at 206-979-1583.
Thank you,
Ray Thomas
Owner Unit C-304
Bothell resident since 1981
24227 26th Ave. S.E.
Bothell, WA 98021
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Email from Alexis Conner, 5/13/21

Att-1

Exhibit 15

Mr. David Boyd,
On behalf of myself, the Board President of La Reve condominiums, I would like to
encourage staff and the Planning Commissioners to reinstate inclusion of the La Reve
property, county parcel number 3955950000, in the proposal for code amendments.
I was only informed of this information from another owner at our condo. I unfortunately
never received a postcard with notification. I would assume that many, if not all, of our
other owners were completely unaware of this.
I plan on attending the June 2 meeting as well.
Thank you,
Alexis Conner

La Reve Condominium Board President
10709 Valley View Rd. #A206
Bothell, WA 98011
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Email from Gregory Miller, 5/14/21

Att-1

Exhibit 16

Dear David,
I am an owner in the La Reve condominium complex, and understand that this email
becomes part of the public record.
I am writing in support of the code amendment for the property next door to us along
Valley View Rd and for not enforcing the 65 foot setback.
I have lived in Bothell for many years and enjoy the community in the downtown area. I
would like the development next to us to be true affordable housing so that low income
people can live in the area.
I am happy to talk further.
Gregory Miller
10709 Valley View Rd, Unit A103
Bothell, WA 98011
206-618-4880
Note: In a follow-up, Mr. Miller clarified that “the property next door” referred to the west part of La
Reve’s current parcel, west of the existing buildings, and that the 65 foot setback was a reference to the
special setback limiting the height to 3 floors and 35 feet across the street from single-family zoning.
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Attachment 2
Draft Planning Commission Findings, Conclusions and
Recommendation
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Att-2

General Downtown Corridor 3-floor Overlay and
related Code Amendments
Draft Planning Commission Findings, Conclusions
and Recommendation
Findings
1.

History. This item was initiated by City Council as part of the 2021 Docket of Plan and
Code Amendments in response to a private application.

2.

Geographic Location. The proposed code amendments would apply primarily to the
General Downtown Corridor (GDC) 3-floor Overlay in the Downtown Subarea, with
provisions related to micro-apartments applying citywide.

3.

Proposed Action. The proposed code amendments would allow 4 floors and 45 feet of
building height in the GDC Overlay with provisions for affordable housing and microapartments, including:
a. Requirements for affordable housing on new developments of more than five units or
with more than 2,100 square feet of commercial space
b. Provisions for Multi-Family Tax Exemptions (MFTE), which are being considered
through a separate, parallel process
c. Definition of micro-apartments with provision of special parking requirements

4.

Public Meetings. The Planning Commission held a study session on March 3, April 7
and May 5, 2021, and a public hearing on June 2, 2021 regarding the proposed Code
amendments.

5.

Public Notice. Public notice for the proposed code amendments was provided through
the following methods:
a. Imagine Bothell... notice. The City of Bothell provides a monthly notice to citizens,
interested parties and news media which, in general, describes upcoming hearings,
the topics of those hearings, and explains potential ramifications of decisions which
may occur from actions of the City. This notice is provided at the end of the month for
the subsequent month’s hearing schedule. The Imagine Bothell… notice also contains
information which directs inquiries to city staff, the City web page, and telephone
contact numbers.
Notice of the public meeting dates for the proposed code amendment was published
in the March, April, May and June editions of the Imagine Bothell… notice.
b. The Imagine Bothell... notice is sent via e-mail and/or regular U.S. Postal Service mail
to all parties who have signed up for the service.
c. The Imagine Bothell... notice is published in the Seattle Times, the City’s Newspaper
of Record.
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Att-2

d. The Imagine Bothell... notice is also posted on the City’s web page at
www.bothellwa.gov.
e. The City maintains a number of public notice boards which are placed throughout the
City at certain accessible and visible locations. Each of these notice boards contains
a plastic box where extra copies of the Imagine Bothell... notice are stored and are
available for retrieval by any interested citizen. These boxes are filled with paper
copies of the notice each month.

f. The Imagine Bothell… notice is also publicly posted at City Hall, the Municipal Court
Building, and the Bothell Post Office.

Planning Commission Deliberations
6.

The Planning Commission makes the following specific findings regarding the proposed
code amendments. These findings are based upon public testimony the Planning
Commission received during the public hearing, information provided to the Planning
Commission by staff, and Planning Commission deliberations.

7.

Allowing development of 4 floors and 45 feet is appropriate in some parts of the current
GDC 3-floor Overlay due to its proximity to the University of Washington / Cascadia College
campus and its current and future bus station.

8.

The existing special setbacks and height limits will be retained, mitigating impacts to
surrounding single-family zoning.

9.

Extending application of special setback requirements from single-family zoning to singlefamily development will provide developers flexibility to further mitigate impacts to existing
single-family development within the GDC district.

10.

Significant developments in areas where capacity is increased should provide affordable
housing commensurate to the benefit of the increased capacity, balancing the public and
private benefits.

11.

Pairing affordable housing requirements with the proposed MFTE program will enhance
affordability provisions.

12.

Making provisions for micro-apartments will provide additional affordable housing and
expand the variety of housing types in Bothell, especially for students, service industry
workers, those wanting to save to enter the housing market and those wanting to downsize
from other housing options. Parking provisions specifically for this housing type are
appropriate based on application of the King County Right-Size Parking Calculator.

13.

Consistency with Imagine Bothell… Comprehensive Plan Goals and Policies.
Several Goals and Policies in the Housing and Human Services Element of the
Comprehensive Plan support these amendments:
HHS-G2 To ensure an adequate choice of attractive living accommodations to persons
desiring to reside in Bothell.

Planning Commision - June 2, 2021
Page 21 of 32

Att-2
HHS-P9 Promote residential development in downtown and other commercial areas
where combining such uses would promote the vitality and economic viability of the area.
HHS-P13 Promote an appropriate supply and mix of densities and housing types to meet
the needs of people who work and desire to live in Bothell, especially near existing and
planned transportation and employment centers.
14.

Department of Commerce Review.
The proposed plan and code amendments will be sent to the Department of Commerce for
review following the Planning Commission recommendation.

15.

State Environmental Policy Act (SEPA) Review.
A SEPA Determination of Non-Significance (DNS) will be issued for the proposed plan and
code amendments prior to consideration by City Council.

16.

List of Exhibits (See Planning Commission packets on City of Bothell website for exhibits)
1. Rosemary Sutton email, March 3, 2021
2. Sheila Hunter email, March 24,2021
3. Sadie Rosenthal and Norm Wright email, March 29, 2021
4. Lynda Carey email, March 29, 2021
5. Bart Flora email, March 31, 2021
6. Chad Bruttomesso email, April 5, 2021
7. Comments and Questions made online during the April 7, 2021 virtual meeting
8. Dodd Willingham email, April 7, 2021
9. Joana Willingham email, April 7, 2021
10. Jeremy Mseitif email, April 8, 2021
11. Rick Silcox email, April 14, 2021
12. Samuel Cook email, April 22, 2021
13. James Walsh email and Mike Stanger reply, May 5, 2021
14. Ray Thomas email, May 9, 2021
15. Alexis Conner email, May 13, 2021
16. Gregory Miller email, May 14, 2021

17.

Public Testimony (See video recording on City of Bothell website for detailed testimony)
March 3, 2021:
Bart Flora, First Olympic Investments, applicant for these amendments and owner of
18623 and 18205 Beardslee, Bothell
April 7, 2021:
Lynda Carey, 10528 Valley View Road, Bothell
Rev. Emily Austin, United Methodist Church, Bothell
Merrie Duryee, Bothell
Diane White, Bothell
Kristina Gustavson, 10811 Circle Drive, Bothell
Sheila Hunter, Morningstar Condominiums, Bothell
May 5, 2021:
Sadie Rosenthal, 10504 Valley View Road, Bothell
Kristina Gustavson, 10811 Circle Drive, Bothell
James Walsh, Bothell
Lynda Carey, 10528 Valley View Road, Bothell
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June 2, 2021:
To be added

Conclusions
1.

The recommended code amendments have been drafted, noticed, reviewed by the public
and considered by the Planning Commission in accordance with all applicable laws of the
State of Washington and the City of Bothell.

2.

The recommended code amendments are necessary to provide for consistent and clear
land use regulation and provision of public spaces with downtown development.

3.

The recommended Code amendments are in the best interest of the public health, safety
and welfare.

Recommendation
Based upon these findings and conclusions, the Planning Commission recommends the City
Council adopt the code amendments in Exhibit A to these Findings, Conclusions and
Recommendation.

Kevin Kiernan, Planning Commission Chair
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Attachment 3
Proposed Code Amendments (Exhibit A to Findings)
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Att-3 (Exhibit A to Findings)

Proposed General Downtown Corridor 3-Floor Overlay
and related Code Amendments
Relevant sections are included below, including sections that may not need amendment, but are
included for context. Text boxes are included to explain the following proposed changes.
Proposed amendments are shown in black underline/strikethrough format below. Hyperlinks are
shown as blue underline. Skipped sections are indicated by three asterisks:
*
*
*

11.02.050

“M.”
*

*

*

Since the code does not currently address micro-apartments, the following definition is added to
clarify that the individually leased micro-units, as opposed to a group of units with a shared
kitchen, are dwelling units for purposes of calculating parking requirements.
“Micro-housing” or “micro-apartments,” for the purposes of Title 12 of the Bothell Municipal Code,
means a multifamily dwelling with small, individually leased studio apartments containing bathrooms
and efficiency kitchens, clustered with several other such apartments around shared kitchens. Each
individual apartment will be considered a dwelling unit for purposes of parking requirements.
*

12.07.020

*

*

Location of affordable housing programs.

A. Downtown Subarea:
1. Within the Downtown Transition District Affordable Housing Overlay, affordable housing is
required as provided in BMC 12.64.103(B)(3).
2. Within the SR 522 Corridor District Affordable Housing Overlay, affordable housing is
required as provided for in BMC 12.64.104(B)(4).
3. Within the SR 522 Corridor District outside the Affordable Housing Overlay, voluntary
affordable housing incentives are available as provided in BMC 12.64.104(B)(5).

A new subsection is added for the GDC Overlay.
4. Within the General Downtown Corridor District, affordable housing is required as provided
for in BMC 12.64.105(B)(4).
*

*

*
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12.16.030

Computation of required off-street parking spaces.

A. Except as modified under this section or BMC 12.16.040, off-street parking areas shall contain at
a minimum the number of parking spaces as stipulated in the following table. Off-street parking
ratios expressed as number of spaces per square feet means the gross square footage. If the formula
for determining the number of off-street parking spaces results in a fraction, the number of off-street
parking spaces shall be rounded to the nearest whole number with fractions of 0.50 or greater
rounding up and fractions below 0.50 rounding down. The land uses below correspond to those
listed in Chapter 12.06 BMC.

Since the reduced parking requirement for micro-apartments is recommended to apply citywide,
the requirements in BMC 12.16.030 for residential uses are amended. Question: Should this
apply only to projects within proximity of frequent transit? If so, staff recommends adding
“for projects within one-half mile of transit stops with at least four stops per hour for at least 12
hours per day at least 5 days per week” after “0.75 per dwelling unit”.
Land Use

Minimum Parking Spaces Required

*

*

*

Residential uses, including only the following:
Dormitories, fraternities and sororities

1 per 2 bedrooms

Dwelling units, accessory driveway

1 per accessory dwelling unit, located in a garage or
on a driveway

Dwelling units, primary, detached, one unit per

3 per dwelling unit, which spaces shall consist of

structure

garage floor and/or driveway area

Dwelling units, primary, two or more units per

2 per dwelling unit, plus 1 guest parking stall for every

structure

5 dwelling units

*

*

Micro-apartments

*
0.75 per dwelling unit

*

*

*

*

*

*
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Similar to the changes to BMC 12.16.030, for the micro-apartment parking revisions to apply to
the rest of the downtown districts that allow multifamily housing, those sections need to be
amended. Since they are all within one-half mile of frequent transit, no qualifier is needed.

12.64.101

Downtown Core District Requirements.
*

*

*

12.64.402 Provision of Parking
Permitted
Minimum
Maximum
12.64.201 Building
Parking
Parking in
Use
Requirements a Surface
Lot

*

*

Shared
Special
Parking
Condition
Reduction Requirements

*

5 - Residential (All): A minimum of 1 space per unit is required, except for

micro-apartments, which require a minimum of 0.75 spaces per unit.

12.64.102

*

*

*

*

*

*

Downtown Neighborhood District Requirements.
*

*

*

12.64.402 Provision of Parking
Permitted
Minimum
Maximum
12.64.201 Building
Parking
Parking in
Use
Requirements a Surface
Lot

*

*

Shared
Special
Parking
Condition
Reduction Requirements

*

5 - Residential (All): A minimum of 1 space per unit is required, except for

micro-apartments, which require a minimum of 0.75 spaces per unit.

12.64.103

*

*

*

*

*

*

Downtown Transition District Requirements.
*

*

*

12.64.402 Provision of Parking
Permitted
Minimum
Maximum
12.64.201 Building
Parking
Parking in
Use
Requirements a Surface
Lot

*

*

Shared
Special
Parking
Condition
Reduction Requirements

*

5 - Residential (All): A minimum of 1 space per unit is required, except for

micro-apartments, which require a minimum of 0.75 spaces per unit.

*

*

*
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*

*

*

The downtown corridor districts have slightly different parking requirements than the central
downtown districts above, so the amendments are different but achieve the same result.

12.64.104

SR 522 Corridor District Requirements.
*

*

*

12.64.402 Provision of Parking
Permitted
Minimum
Maximum
12.64.201 Building
Parking
Parking in
Use
Requirements a Surface
Lot

*

*

Shared
Special
Parking
Condition
Reduction Requirements

*

5 - Residential (All)
Other than microapartments:

1 vehicle
space per
bedroom or

1 vehicle
space per
bedroom

10%
reduction
shared-use

On-site, or
off-site within
100 ft

0.75 vehicle
spaces per
bedroom

10%
reduction
shared-use

On-site, or
off-site within
100 ft

2.2 spaces per
unit,
whichever is
less*
Micro-apartments:

0.75 vehicle
spaces per
bedroom

*

*

*

See BMC 12.64.402(D) for description of cash-in-lieu fee option
*If the formula results in a fraction, the minimum number of parking spaces
shall be rounded to the nearest whole number, with fractions of 0.50 or greater
rounded up and fractions below 0.50 rounding down.
Reductions for transit and green buildings are allowed pursuant to
BMC 12.16.110(B)(1), (B)(2) and (C) through (E).

*

*

*
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12.64.105 General Downtown Corridor District Requirements.
*
*
*
The amendment immediately below would provide flexibility to move a development further from
and relatively lower than adjacent single-family development, not just residential-only zones by
reducing the front setback from a minimum of 20 feet to a minimum of 5 feet, with a
commensurate increase in the rear setback, adjacent to single-family homes.

The amendment to the parking table below would apply a parking requirement of 0.75 spaces
per unit for micro-apartments, consistent with the amendments to 12.16.030 and 12.64.101-104
above. The upper limit of 2.2 spaces per unit, which was inadvertently left out of a previous
amendment, is added here.
*

*

*

(FS): May be reduced to a minimum of 5' provisionally, with
Director approval, where it would create a wider buffer and
comparatively lower building heights adjacent to residential-only
zonessingle-family development or where it would improve
transitions to adjacent zoning with different setbacks.

*

*
*

*
*

*

12.64.402 Provision of Parking
Permitted
Minimum
Maximum
12.64.201 Building
Parking
Parking in
Use
Requirements a Surface
Lot

*

*

Shared
Special
Parking
Condition
Reduction Requirements

*

5 - Residential (All)
Other than microapartments:

1 vehicle
space per
bedroom or

1 vehicle
space per
bedroom

10%
reduction
shared-use

On-site, or
off-site within
100 ft

0.75 vehicle
spaces per
bedroom

10%
reduction
shared-use

On-site, or
off-site within
100 ft

2.2 spaces per
unit,
whichever is
less*
Micro-apartments:

0.75 vehicle
spaces per
bedroom

*

*

*

See BMC 12.64.402(D) for description of cash-in-lieu fee option
*If the formula results in a fraction, the minimum number of parking spaces shall be rounded to the nearest whole
number, with fractions of 0.50 or greater rounded up and fractions below 0.50 rounding down.
Reductions for transit and green buildings are allowed pursuant to BMC 12.16.110(B)(1), (B)(2) and (C) through (E).
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*

*

*

The phrase below is stricken since some of the special requirements, including the
recommended amendments, apply only to part of the GDC.
B. Special General Downtown Corridor Requirements. All Special Requirements on this page apply to
development in the General Downtown Corridor.
*

*

*

Option 1: This is the option discussed at the May 5 study session, which would allow 4 floors
and 45’ heights only in parts of the GDC 3-Floor Overlay.
4. Special General Downtown Corridor 3-Floor Overlay Requirements:
a. Development creating five (5) or more new dwelling units, or 2,100 or more gross square
feet of climate-controlled nonresidential floor area, on parcels fronting on NE 185th or Beardslee
Boulevard and not adjacent to or across a street from single-family zoning may build up to 4
floors and 45 feet and shall provide for affordable housing units within the development.
b. The provisions of Chapter 12.07 BMC apply to the affordable housing units required by this
section, except as expressly provided within this section. As used in this subsection, the terms
“moderate income,” “mid-moderate income,” “low income,” and “very low income” shall have
the same meanings as defined in BMC 12.07.015(A).
i.

For micro-apartment projects, at least ten percent of the number of new dwelling units

created within a development shall be affordable to very low income households.
ii. For other residential projects, at least ten percent of the number of new dwelling units
created within a development, if owner-occupied housing, shall be affordable to midmoderate income households, and if renter-occupied housing, shall be affordable to low
income households.
iii. Projects containing non-residential uses shall provide owner-occupied affordable
housing for mid-moderate income households, or renter-occupied affordable housing for
low income households with an area not less than five percent of the gross climatecontrolled nonresidential floor area of the project, or payment of a fee, set by the city
council by resolution, per gross square foot of climate-controlled nonresidential floor area
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of the project. The city council may, via resolution, revise this payment rate from time to
time to reflect changes in relevant conditions, such as land values and housing costs.
iv. Residential units for projects meeting the above requirements shall qualify for an 8-year
Multi-Family Tax Exemption (MFTE) per Chapter 3.90 BMC.
v. Developers may apply for a 12-year MFTE per Chapter 3.90 BMC for micro-apartment
projects with at least twenty percent of the number of new dwelling units created within a
development shall be affordable to very low income households.
vi. Developers may apply for a 12-year MFTE per Chapter 3.90 BMC for other residential
projects with at least twenty percent of the number of new dwelling units created within a
development, if owner-occupied housing, affordable to mid-moderate income households,
and if renter-occupied housing, shall be affordable to low income households.
Option 2: This option is similar to one discussed at the April 7 study session and addresses the
request by La Reve Condominium owners to have the ability for 4-story development on
facades away from single family zoning (which would also apply in other parts of the Overlay).
4. Special General Downtown Corridor Affordable Housing Overlay:
a. Development creating five (5) or more new dwelling units, or 2,100 or more gross square
feet of climate-controlled nonresidential floor area, may build up to 4 floors and 45 feet and
shall provide for affordable housing units within the development.
b. The provisions of Chapter 12.07 BMC apply to the affordable housing units required by this
section, except as expressly provided within this section. As used in this subsection, the terms
“moderate income,” “mid-moderate,” “low income” and “very low income” shall have the same
meanings as defined in BMC 12.07.015(A).
i.

For micro-apartment projects on parcels fronting on NE 185th or Beardslee Boulevard

and not adjacent to or across a street from single-family zoning, at least ten percent of the
number of new dwelling units created within a development shall be affordable to very low
income households.
ii. For micro-apartment projects on parcels adjacent to or across a street from singlefamily zoning, at least ten percent of the number of new dwelling units created within a
development shall be affordable to low income households.
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iii. For other residential projects on parcels fronting on NE 185th or Beardslee Boulevard
and not adjacent to or across a street from single-family zoning, at least ten percent of the
number of new dwelling units created within a development, if owner-occupied housing,
shall be affordable to mid-moderate income households, and if renter-occupied housing,
shall be affordable to low income households.
iv. For other residential projects on parcels adjacent to or across a street from single-family
zoning, at least ten percent of the number of new dwelling units created within a
development, if owner-occupied housing, shall be affordable to moderate income
households, and if renter-occupied housing, shall be affordable to mid-moderate income
households.
v. Projects containing non-residential uses shall provide for owner-occupied affordable
housing for mid-moderate income households, or renter-occupied affordable housing for
low income households with an area not less than five percent of the gross climatecontrolled nonresidential floor area of the project, or payment of a fee, set by the city
council by resolution, per gross square foot of climate-controlled nonresidential floor area
of the project. The city council may, via resolution, revise this payment rate from time to
time to reflect changes in relevant conditions, such as land values and housing costs.
Vi. Residential units for projects meeting the above requirements shall qualify for an 8-year
Multi-Family Tax Exemption (MFTE) per Chapter 3.90 BMC.
vii. Developers may apply for a 12-year MFTE per Chapter 3.90 BMC for micro-apartment
projects with at least twenty percent of the number of new dwelling units created within a
development affordable to very low income households.
viii. Developers may apply for a 12-year MFTE per Chapter 3.90 BMC for other residential
projects with at least twenty percent of the number of new dwelling units created within a
development, if owner-occupied housing, affordable to mid-moderate income households,
and if renter-occupied housing, shall be affordable to low income households.
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