




























































































































































































































































































Exhibit 0: Technical Committee Report with Exhibits 

Review Procedures 

RZC 21.76 Review Procedures 

User Guide- no changes 
Overview of the Development Process- no changes 
Application Requirements- no changes 
Time Frames for Review- minor change to (B) only 
Permit Types and Procedures- various changes 
Process Steps and Decision Makers - various changes 

21.76.010 
21.76.020 
21.76.030 
21.76.040 
21.76.050 
21.76.060 
21.76.070 
21.76.080 
21.76.090 
21.76.100 

Land Use Actions and Decision Criteria- changes to (P) only 
Notices - various changes 

21.76.040 

Post Approval Actions- no changes 
Miscellaneous- no changes 

TIME FRAMES FOR REVIEW 

(B) Computing Time. Unless otherwise specified, all time fra.meframes are indicated as calendar days, not working days. 
For the purposes of computing time, the day the determination or decision is rendered shall not be included. The last 
day of the time period shall be included unless it is a Saturday, Sunday, a day designated by RCW 1.16.050 or by the 
City's ordinances as a legal holiday, in which case it also is excluded and the time period concludes at the end of the 
next business day. 

21.76.050 PERMIT TYPES AND PROCEDURES 

(A) Purpose. The purpose of this chapter is to provide detailed administrative review procedures for applications and land 
use permits classified as Types I through VI. 

(B) Scope. Land use and development decisions are classified into six processes based on who makes the decision, the 
amount of discretion exercised by the decision-maker, the level of impact associated with the decision, the amount 
and type of input sought, and the type of appeal opportunity generally as follows: 

Type I Type II Type Ill Type IV TypeV Type VI 
Administrative Administrative Quasi-Judicial Quasi-Judicial Quasi-Judicial Leaislative 

Level of 
Least level of Potent1al for greatest 

Impact and impact or change level of impact due to 
Level of to changes in 
Discretion policy/regulation regulation or policy. 
Exercised by Least level of Greatest level of 
decision discretion. discretion. 
maker 

Notice of 
Notice of Notice of Notice of 

Minimal-
Application 

Application Application Application 
generally no 

provided. No 
provided. provided. provided. 

public notice 
public hearing. 

Neighborhood Neighborhood Neighborhood 
Notice of 

Input Sought 
required. No 

Neighborhood 
meeting may be meeting may be meeting may 

Public Hearing 

public 
meeting only 

required. Public required. Public be required. provided. 

hearing. 
required for short 

hearing is hearing is Public hearing 
plats meeting 

required. required. is required. 
certain criteria. 

Public Yes, Hearing 
Yes, Hearing Yes, City Yes, Planning 

Hearing prior No No Examiner (or 
Examiner Council Commission 

to Decision? Landmarks 
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Commission ** 

Hearing 
Decision Appropriate Technical Examiner (or City Council City Council City Council 
Maker Department Committee Landmarks 

Commission)"" 
Hearing 

Hearing 
Examiner 
(Hearing 

Examiner· 
None None 

(Hearing None 
Administrative 

Examiner 
Examiner (decision 

{decision (decision 
decision on City Council* appealable to appealable to 

Appeal Body appeal may 
decision on appealable to 

Superior Superior 
be appealed 

appeal may be Superior Court) 
Court) Court) 

to City 
appealed to City 

CounCil) Council) 

Shoreline Substantial Development Perm1ts. Shoreline Vanances and Shoreline ConditiOnal Use Perm1ts are appealable 
directly to the State Shorelines Hearings Board 

"'Landmarks Commission makes decisions for Certificate of Appropriateness Level JJJ permits 
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(C) Classification of Pennils and Decisions - Table. The following table sets forth the various applications required and 
classifies each application by the process used to review and decide the application. 

Type I- RZC 21.76.050(F): Administrative Approval, Appropriate Department is Decision Maker 
Type II- RZC 21.76.050(G): Administrative Approval, Review and Decision by Technical Committee and Design 

Review Board or Landmarks Commission* 
Type Ill- RZC 21.76.050(H): Quasi Judicial, Decision by Hearing Examiner or Landmarks and Heritage 

Commission* 
Type IV- RZC 21.76.050(1): 
Type V • RZC 21.76.050(J): 

Quasi-Judicial, Recommendation by Hearing Examiner, Decision by City Council 
Quasi-Judicial, Decision by City Council 

Type VI- RZC 21.76.050(K): Legislative, recommendation by Planning Commission, Decision by City Council 

•tor properties with a Designation of Historic Significance, please refer to RZC 21.76.060(H) 

Permit Type Process Type 
RMC Section (if 

applicable)' 

Administrative Interpretation I 

Administrative Modification II 

Alteration of Geologic Hazard Areas Ill 

Binding Site Plan II 

Boundary Line Adjustment I 

Building Permit I RMC 15.06 

Certificate of Appropriateness Levell I 

Certificate of Appropriateness Level II II 

Certificate of Appropriateness Level /II Ill 

Clearing and Grading Permit I RMC 15.24 
Comprehensive Plan Map andfor Policy 

VI Amendment 
Conditional Use Permit IV 

Development Agreement v 
Electrical Permit I RMC 15.12 

Essential Public Facility IV 

Extended Public Area Use Permit I RMC 12.08 

Flood Zone Permit I RMC 15.04 

Historic Landmark Designation Ill 

Home Business I 

Hydrant Use Permit I RMC 13.16.020 
International Fire Code Permit I RMC 15.06 
Master Planned Development 

II, Ill, IVorV See RZC 21.76.070(?) 
Mechanical Permit I RMC 15.14 

Plat Alteration v 
Plat Vacation v 
Plumbing Permit I RMC 15.16 

Preliminary Plat Ill 
Reasonable Use Exception 
See RZC 21.76.070(U). /,II, Ill, IVorV 

Right-of-Way Use Permit I RMC 12.08 

SE-l'A II 
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Sewer Permit I RMC 13.04 

Permit Type Process Type RMC Sectio:l (if 
aoolicable 

Shoreline Conditional Use Permit Ill 

Shoreline Exemption I 
Shoreline Substantial Development 

II 
Permit 
Shoreline Variance Ill 

Short Plat II 

Sign Permit/Program I 

Site Plan Entitlement II 

Special Event Permit I RMC 10.60 

Structure Movement Permit f.JV I RMC 15.22 

Temporary Use Permit (long term) v 
Temporary Use Permit (short term) I 

Tree Removal Permit I 

Variance Ill 

Water Permit I RMC 13.08 

Willows Rose Hill Demonstration Project Ill 
Wireless Communication Facility 

I 
Permit I 
Wireless Communication Facility 

II 
Permit If 
Zoning Code Amendment·Zoning Map 

IV 
{consistent with Comprehensive Plan) 
Zoning Code Amendment (text) VI 
Zoning Code Amendment {that requires 
a Comprehensive Plan Amendme~i)- VI 

(D) Permits and Actions Not Listed. If a permit or land use action is not listed in the table in RZC 21.76.050(C). the 
Administrator shall make a determination as to the appropriate review procedure based on the most analogous permit 
or land use action listed. 

(E) Consolidated Permit and Appeal Process. 

(1) Where this Code requires more than one land use permit for a given development, all permit applications (except 
Type 1 applications) may be submitted for review collectively according to the consolidated review process 
established by this section. 

(2) Where two or more land use applications for a given development are submitted for consolidated review. the 
review shall be conducted using the highest numbered process type applicable to any of the land use 
applications, provided, that each land use application shall only be subject to the relevant decision criteria 
applicable to that particular development application. For example. a development proposal that includes a Type 
ll.application and a Type Ill application shall be reviewed using the Type Ill process. but the Type II application 
shall be decided based on the relevant decision criteria applicable to the Type II application. If two or more land 
lJSe applications are consolidated for review the highest application review and decision timeframe as outlined 
within RZC 21.76.040(0) shall apply 

(3) When the consolidated process established by this section is used, the City shall issue single, consolidated 
notices, staff reports, and decision documents encompassing all of the land use applications under review. 
Except as provided in subsection (5). the applications shall be considered in a single, consolidated open record 
public hearing and shall be subject to no more than one consolidated closed record appeal. 

(4) Where a development requires more than one land use permit but the applicant elects not to submlt all 
applications for consolidated review. applications may be submitted and processed sequentially, provided, that 
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the permit subject to the highest numbered process type must be submitted and obtained first, foffowed by the 
other permits in sequence from the highest numbered type to the lowest. 

(5) Where a development proposal requires a zoning map amendment, the zoning map amendment must be 
considered and approved by the Hearing Examiner and City Council before any hearing is held or decision is 
made on any related application for a conditional use permit, subdivision, variance. master planned development, 
site plan entitlement, or other similar quasi-judicial or administrative action. This subsection is intended to be a 
"procedural requirement" applicable to such actions as contemplated by RCW 58.17 .070. 

(6) All appeals of project permit decisions for a single project shall be consolidated and heard together in a single 
appeal, except for appeals of environmental determinations of significance. Where a determination of 
significance (OS) is appealed, the appeal shall be heard by the Hearing Examiner using the Type II review 
process prior to any consideration of the underlying application. Where a determination of non-significance (DNS) 
or the adequacy of an environmental impact statement (EIS) is appealed, the hearing on the appeal shall be 
consolidated with any open record public hearing to be conducted on the underlying application. 

(F) Type I Review. 

(1) Overview of Type I Review. A Type I process is an administrative review and decision by the appropriate 
department director or designee. These are applications which are categorically exempt from review under the 
Stale Environmental Policy Act (SEPA) or permits for which environmental review has been completed in 
connection with another application. Appeals of Type I decisions are made to the Hearing Examiner in an open 
record hearing. Appeal decisions of the Hearing Examiner may be appealed to the City Council in a closed 
record appeal proceeding. Type I reviews are exempt from the procedures of RZC 21.76.040, Time Frames for 
Review. 

(2) Process Flow Chart. The flow chart below in Figure 76.3 depicts the process that will be used to review a typical 
Type 1 land use permit. The process may vary for individual permits based on the nature and complexity of the 
issues involved. This flowchart is therefore provided for general reference only. More detail on each of the steps 
is provided in RZC 21.76.060, Process Steps and Decision Makers. 
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Flow Chart for Type I Process 

Land Use Permit Type I Application Submittal 

S.E.P.A Application Subrninal twhenrequired) 

No 
I • 

Request for Additionallnfonnation? 

Yes 
I 

S.E.P.A 
Determination Issued (14 day comment period m.1y 

be required) (14 day appeal period) 

Applicant 
Resubminal 

See RZC 21.76.060(8) 

Department Decision Issued 
See RZC 21.76.060{0) 

14-day Appeal Period to Hearin{l Euminer 
See RZC 21.76.060(1) 

Yes Appel\led? 

Public Heanng on Appeal 
Sw RZC 21.76.060(1}(3) 

' • 
Heating Examiner Decision on 

Appe.II\Wii 21 (I.Iys) 
See RZC 21_76.060(1)(4) 

14-0ay Reconsider.:ttJon PeriOO 

l 
14-Day Appeal Period for 

Appealtng Hearinu Examiner's 
Deets ion on Appeal to City 

Council 
See RZC 21.76 060(M) 

City Council Closed Record 
ProceedingfOecision on Appeal 

See RZC 21.76.060(M) -· 

No 

I • 
Final Decision 

21-Day 
Appeol Period to Superior 

Court 
see RZC 21.76.060(0) 
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(G) Type II Review. 

(1) Overview of Type II Review. A Type II process is an administrative review and decision by the Technical 
Committee and, when required, by the Design Review Board or the Landmarks and Heritage Commission. 
Depending on the application, the Technical Committee may require a neighborhood meeting to obtain public 
input. Except for Certificates of Appropriateness related to historic structures, public notification is provided at the 
application and decision stages of review. Environmental review is conducted, when required. Appeals of Type II 
decisions are made to the Hearing Examiner in an open record hearing. Appeal decisions of the Hearing 
Examiner may be appealed to the City Council. 

(2) Process Flow Chart. The flow chart below in Figure 76.4 generally depicts the process that will be used to review 
a typical Type II land use permit. The process may vary for individual permits based on the nature and complexity 
of the issues involved. This flowchart is therefore provided for general reference only. More detail on each of the 
steps is provided in RZC 21.76.060, Process Steps and Decision Makers, and RZC 21.76.080, Notices. 
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Figure 76.4 Flow Chart for Type ll Process 

Land Use Permit Type II Application 
Submittal 

S.E.P.A Application Subrninal 

l-
Notice of Application 

(posted ·,•,•tthin 1-t days-21 day comment penod) 
See RZC 21.76.080(8) 

t 
Neighborhood Meeting (if re<tuired) 

See RZC 21.76.060(CJ 

Technical Comrnirte-e or Desian Review Bwrd 
Request f01 Additionallnfonnulion? 

Ye' No 

I 1 
Applicant S.E.P.A 

-, 
.~ewomm<JJ's. when I 

requi.red, are 
e•'tl.luated fO 

a.e:ermine If furTher 
Jiltormauon 1:s :sr;/1 (--,_ 
n-eeded io ISSUe a 
s=.cA mre:snold I 

de1ermina1ioo and/or 
deci:SIOIJ. j 

Resubminat Determination Issued (14 day con 
be reQUiTed) /14 day appe 

unent period may 
al pe1i0d) 

Public Hearing on Appe.JI 
See RZC 21.76.060(1)(3) 

See RZC 21.76.060( B) 

Technical Committee Decision and Design Review 
Board Determination 

see RZC 21.76.060(E} and (G) 

14-0ay Appeal Period to Hearing Exmniner 
See RZC 21 76 060(1) 

• 
Yes Appealed? No 

_j 
1 

Hearing Examinet Decision on Appeal (within 
21 days of hearing) Finoll Decision 

See RZC 21.76.060(1}(4) 
14 day Reconsideration period 

Reconsideration Requesled? 

Yes No 
t + 

ring Ex<Jminer issues Appeal period lo Council begins Hea 
ctecisi on on request within 14 the dny ntter lhe reconsideration 

d,lyS periocl ends 

_I ~ • 
14 Oily Appeal Period lor Appe<lling He.:~ring 

Examiner's Decision on Appeallo City Council 
See RZC 21.76.060\M) 

City Council Close<l Record ProceedmgiOecision 
on Appeal 

See RZC 21.76.060(M) 

21-Day 

·Ap 
Subs' 
Pem1 
Shor 

pe.Jis ot Shorelme 
wmial Development 
Jts go oireaJy to the 
eline Man.Jgement 

Heanngs Board 

Appeal Period to Superior Court 
See RZC 21.76.060(0) 
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(H) Type Ill Review. 

(l) Overview of Type Ill Review. A Type Ill process is a quasi-judicial review and decision made by the Hearing 
Examiner or, in the case of Level Ill Certificates of Appropriateness on which a hearing is to be held under 70-
090(4)(b) and in the case of Historic LandmarK Designations for removal of Historic Landmark Designations, by 
the Landmarks and Heritage Commission. Environmental review is conducted when required. The Hearing 
Examiner (or the LandmarKs and Heritage Commission on the applications described in the preceding sentence) 
holds an open record public hearing on a Type 111 application after receiving a recommendation from the 
Technical Committee and, when required, the Design Review Board. Depending on the application, the Technical 
Committee may require a neighborhood meeting to obtain public input. Public notification is provided at the 
application, public hearing, and decision stages of application review. The Hearing Examiner (or the Landmarks 
and Heritage Commission on the applications described above) makes a decision after considering the 
recommendation of the Technical Committee and Design Review Board and the public testimony received at the 
open record public hearing. Decisions of the Hearing Examiner (or the LandmarKs and Heritage Commission on 
the applications described above) are appealable to the City Council. which considers the appeal in a closed 
record appeal proceeding. The City Council's decision may be appealed to the King County Superior Court. 

(2) Process Flow Chart. The flow chart below in Figure 76.5 generally depicts the process that will be used to review 
a typical Type Ill land use penni!. The process may vary for individual permits based on the nature and 
complexity of the issues involved. This flowchart is therefore provided for general reference only. More detail on 
each of the steps is provided in RZC 21.76.060, Process Steps and Decision Makers, and RZC 21.76.080, 
Notices. 

Page 58 



Exhibit D: Technical Committee Report with Exhibits 

Figure 76.5 Flow Chart for Type Ill Process 
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Umd Use Permit Type Ill Application 
Submittnl 

S.E.P.A Aoo/ication Subminaf 

• Notice of Application 
(posted .,..,thin 14 daJS-21 day comment penodl 

See RZC 21.76.0EQ(B) 

~ 
Neighborhood Meeting (when required) 

See RZC 21.76.06DiC) 

~ 
Technical Committee or Design Reviev.- Bonrd ~ 

Request for Addrtwnallnformatron? 

1

r Resubm.irr.'l.s .. e •. 'l"len reqwred. are 

No 
I 

S.E.P.A 
Determination lssu 

be require 
See 

ed 114 day comment period may 
d) (14 day appeal period) 
RZC 21.76.060{8) 

Technic<~l Committee Recommendation and Design 
Review Boilrd OetermirwHon 
See RZC ~1.76.060(Fi and (G) 

Nofice ot Public Hearinu 
(sent 21 clays in advance of hearing) 

See RZC 21.76 080(0) 

' Public Hearing Held 

Hearing Exorniner/Landmark Commission Issues 
Decision within 21 days or heilringl14 day 

reconsideratiou period 
See RZC 21.76.060(J} 

Yes Reconsiderotion Requesttid? No 
I ~ 

Hel'ring body issues AppeiJI Period to City Council 
is ion on request within 14 IJegins the d<~y after 

dilys reconsideration period ends 
See RZC 21.76.060(M) 

' ' 14 Day Appeal Period for Appealing Decision to 
City Council • 

&?e RZC 21.76.060(M) 

Yes APDeilled? 
' 

No 
j 

City Council Closed Record 21-0tly 

Yos 

J 
Apphcam 

Resubmiuol 

ProcBe<ling•Decision on -• 
At)De.:Jl 

Appe,11 Period to Superior Coull 
See RZC 21.76.060(0) 

See RZC 21.76.060\M) 
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(I) Type IV Review. 

(1) Overview of Type IV Review. A Type IV review is a quasi-judicial review and recommendation made by the 
Hearing Examiner and a decision made by the City Council. Environmental review is conducted when required. 
At an open record public hearing, the Hearing Examiner considers the recommendation of the Technical 
Committee and, when required, the Design Review Board, as well as public testimony. Depending on the 
application, the Technical Committee may require a neighborhood meeting to obtain public input. The Hearing 
Examiner makes a recommendation to the City Council, which considers the recommendation in a cloSed record 
proceeding and makes a final decision. Public notification is provided at the application, public hearing, and 
decision stages of application review. There is no administrative appeal. The City Council's decision may be 
appealed to the Xing Counly Superior Court. 

(2) Process Flow Chart. The flow chart below in Figure 76.6 generally depicts the process that will be used to review 
a typical Type IV land use permit. The process may vary for individual permits based on the nature and 
complexity of the issues involved. This flowchart is therefore provided for general reference only. More detail on 
each of the steps is provided in RZC 21.76.060, Process Steps and Decision Makers, and RZC 21.76.080, 
Notices. 
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Figure 76.6 Flow Chart for Type IV Process 

Lund Use Permit Type IV Application Submittal 

s.E.P.A Application Sutlminal 

! 
Notice of Applic.uion 

(posted w1thin 14 days/21 dJ'/ commem penod) 
See RZC 21 7&_0B01Bl 

Neighborhood Meeting 
(when required) 

S~e RZC 21.76.060{CJ 

Technical Committee or Design Review Bot1rd 
Request lor Additional Information? 

No 
I 

S.E.P.A 
Determinalion Issued (14 day comment period may 

be requirt~d) (14 day appeal perio<l) 
See RZC 21.76.060(8) 

• 

Yes 

Applicant 
Resubmittal 

Technical Committee Reconunendation and Design 
Review Bourd Oeterminution 
Se-e RZC 21.76.060(F) and (G) 

+ 
Notice of Public Hearing 

(sent 21 d<1ys in adv.:mce of hearing) 
See RZC 21.76.080(0) 

He<lring Examiner Issues Recommendation within 
21 d<~ys ollle<~ring/14 da~' reconsideration period 

See RZC 2t76_060(K) 

' Yes Reconsicleration Requested? No 
I j 

n{l Ex,,miner issues He an 
clecisiol 

Proceed with City Council 
1 on request within 21 Closed Record Proceeding 

days se-e RZC 21.76.060(Nl 

I 1 
Not1ce ot City Council Closed Record 

Proceeding IHovided 21 days irl advance of 
meetmg 

See RZC 2U6_080(J) 

I 

I 

21-D<ly 

Resubmirteis. when 
reQUired_. are 
ev.Jtuared ro 

aerermine ,1 fufttter 
informiJrion is s<i/1 
needed ro issue a 
SEPA threshold 

determination and/or 
recommend<Jtwn. 

City Council Closed Record 
Proceeding.'Decision 
See RZC 21.76.060(N) 

Appe<~l Period to Superior Court 
See RZC 21.76.06010\ 
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(J) Type V Review. 

(1) Overview of Type V Review. A Type V review is a quasi-judicial review and decision made by the City Council. 
Environmental review is conducted when required. The Technical Committee (and Design Review Board, if 
required) makes a recommendation to the City Council. Depending on the application, the Technical Committee 
may require a neighborhood meeting to obtain public input. The City Council shall hold a public hearing on the 
application prior to making a decision. Public notification is provided at the application, public hearing, and 
decision stages of application review. There is no opportunity for an administrative appeal. Appeals of City 
Council decisions are made to King County Superior Court. 

(2) Process Flow Chart. The now chart below in Figure 76.7 generally depicts the process that will be used to review 
a typical Type V land use permit. The process may vary for individual permits based on the nature and 
complexity of the issues involved. This flowchart is therefore provided for general reference only. More detail on 
each of the steps is provided in RZC 21.76.060, Process Steps and Decision Makers, and RZC 21.76.080, 
Notices. 
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Land Use Permit Type V Application Submitti'll 

S.E.P.A Application SubmiWIJ 

! 
Notice of Atlplic.ltion 

(posted w;thill14 days/21 day comment period) 
See RZC 21.76_080(8) 

! 
Neighborhood Meeting 

(·.vhen required) 
See RZC 21.7ti.060(C) 

• 
Technical Committee or Design Review Bomd 

Request tor Additionallnform.1tion? 

No 

! 
S.E.P.A 
(14 day comment period maY Determination Issued 

be required) 
Sae RZ 

t14 day appeal !)€riod) 
c 21.76.000(6) 

Tectmical Committee Recommendation and Design 
Review Board Determination 

re 76.7 

See RZC 21.76_060{F) and (G) 

Notice of Council Public Hearing 
(sent 21 days in advance of hearing) 

See RZC 21.76.0SO(E) 

Public Hearing Held/City Council Decision 
See RZC 21.76.060(0) 

21-Day Appe.11 Pe~iod 10 Superior Coun 
S.:e RZC 21.76.060(0) 

Flow Chart for Type V Process 

Yes 
I 

AppliCi'lllt 
Resul>rnittal 

I 

r-
1----
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(K) Type VI Review. 

(1) Overview of Type VI Review. A Type VI review is for legislative land use decisions made by the City Council 
under its authority to establish policies and regulations regarding future private and public development and 
management of public lands. Environmental review is conducted when required. The Planning Commission 
holds at least one open record public hearing and makes a recommendation to the City Council. The City 
Council may hold an additional public hearing or hearings at its option. The City Council makes a final 
decision. The City Council's decision may be appealed to the Central Puget Sound Growth Management 
Hearings Board. Type VI reviews are exempt from the procedures of RZC 21.76.040, Time Frames for 
Review. 

(2) Process Flow Chart. The flow chart below in Figure 76.8 generally depicts the process that will be used to 
review a typical Type VI land use permit. The process may vary for individual permits based on the nature 
and complexity of the issues involved. This flowchart is therefore provided for general reference only. More 
detail on each of the steps is provided in RZC 21.76.060, Process Steps and Decision Makers. and RZC 
21.76.080. Notices. 
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Flow Chart for Type VI Process 

l<Hld Use Permit Type VI 
Applicmion Submittal 

S.E.P.A Apf]lication Submittal 

Technical Committee or Design Review Boilrrl 
Request for Additionallnforrnation? 

No 

l 
S.E.P.A 

Oeterminauon Issued (14 day comment period may 
be required) (14 day appeal period) 

See RZC 21.76.050(8) 

Technical Committee Recommendation to the 
Planning Commission 
See RZC 21.76.060{F) 

Study Session(s) 
\i/Pil~3!1',' at leJst one study session 1s held prior to 

he,:ning) 

l 
Notice of Pl<mnino Commission Public Hearing 

(21 ll.Jys in adv.mce of hearing) 
See RZC 21 76 OSO(F) 

-. 
Public Hearing Held 

~ 
Study session(s) 

(if needed) 

i 
Pl.:~nning Commission Recommendation 

See RZC 2i.76.060(l) 

! 
Notice ol City Council Proceeding provided 21 

days in advance of meeting 
See RZC 21.76.080(J) 

! 

Yes 

l 
Applicant 

Resubminal -

Resuommais. when 
requ1red, ate 
e~'a/uated ro 

determine it runher 
intormarfon is still 
n&edea to issue a 
SE?A threshold 

determination and/ot 
recommendalion. 

City Council ProceedingiDecision 
See RZC 21.76.060(?) 

60-Day Appeal Period to Growth 
Manaye1nen1 Hemings Board 

See RZC 21.76.060(R) 
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21.76.060 PROCESS STEPS AND DECISION MAKERS 

(A) Purpose. The purpose of this Section is to provide an explanation of each of the procedural steps set forth in the 
process flow charts in RZC 21.76.050. Permit Types and Procedures. 

(B) Environmental Review under the State Environmental Policy Act (SEPA). 

(1) All applications shall be reviewed under !he State Environmental Policy Act. (SEPA) unless categorically exempt 
under SEPA. The City's environmental procedures are set forth in RZC 21.70. 

(2) Threshold Determinations. The Administrator shall issue the threshold determination after the minimum comment 
period for the Notice of Application and prior to the decision on the application. The threshold determination shall 
be mailed and posted in the same manner as the Notice of Application. The threshold determination shall also be 
sent to agencies with jurisdiction, if any, and the Washington State Department of Ecology. There is a 14-day 
comment period for certain threshold determinations as provided in WAC 197-11-340. Any comments received 
shall be addressed in the Technical Committee decision or recommendation on the application, which shall 
include the final threshold determination (ONS or OS) issued by the Administrator. 

(3) Optional DNS Process. For projects where there is a reasonable basis for determining that significant adverse 
impacts are unlikely, a preliminary ONS may be issued with the Notice of Application. The comment period for the 
DNS and the Notice of Application shall be combined. The Notice of Application shall state that the City expects to 
issue a ONS for the proposal and that this may be the only opportunity to comment on the environmental impacts 
of the proposed project. After the close of the comment period, the Technical Committee shall review any 
comments and issue the final DNS in conjunction with its decision or recommendation on the application. 

(4) Determination of Significance. If a determination of significance (OS) is issued, and an environmental impact 
statement (EIS) is required, the EIS will be completed prior to issuance of the Technical Committee/Design 
Review Board decision or recommendation. If the requirement to prepare an EIS or a supplemental EIS is 
appealed by the applicant, that appeal must be resolved prior to issuance of the Technical Committee/Design 
Review Board decision or recommendation. 

(C) Neighborhood Meetings. 

(1) The purpose of neighborhood meetings is to: 

(a) Provide a forum for interested individuals to meet with the applicant to learn about the proposal and the 
appllcable process early in the review process: 

(b) Provide an opportunity for meaningful public input; 

(c) Provide a dialogue between the applicant, citizens and City whereby issues can be identified and discussed; 
and 

(d) Provide an opportunity for applicants to address concerns generated by individuals, and incorporate possible 
changes. 

(2) Required Neighborhood Meeting: 

A neighborhood meeting shall be required for the following: 

(a) Essential Public Facility. 

(b) Master Planned Development. 

(c) Preliminary Plat. 

(d) Short plats that meet any of the following criteria: 

(i) propose three or more lots. 

(ii) have critical areas on-site, or 
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(iii) are forested (75 percent tree canopy). 

i§.}As otheiWise required within the RZC. 

(a!) In addition, the Technical Committee may require a neighborhood meeting on any Type Ill, IV or V 
application. 

(9;l)Where a ·neighborhood meeting is required, it shall be conducted by the applicant within 45 days of the 
termination of the notice of application comment period. The applicant shall notify the City of the date and 
time of the meeting. At least one representative from City staff shall be in attendance. The applicant shall 
mail notice of the neighborhood meeting to the same individuals to whom notice is required for the Notice of 
Application, a minimum of 21 days in advance of the meeting. The applicant shall provide the City with an 
affidavit of mailing. The neighborhood meeting shall be required to take place prior to the Technical 
Committee decision or recommendation. In certain circumstances, the Technical Committee may choose to 
hold the neighborhood meeting, in which case the City shall mail the notice of neighborhood meeting as 
described above. A sign-in sheet shall be provided at the meetings giving attendees the option of 
establishing themselves as a party of record. 

(G:!_)Additional Neighborhood Meetings. In order to provide an opportunity for applicants to address concerns 
generated by interested parties, applicants are encouraged to hold an additional neighborhood meeting (or 
meetings) to provide interested parties with additional information, proposed changes to plans, or provide 
further resolution of issues. If the applicant holds additional meetings, there shall be no specific requirements 
for notice or City attendance. However, the City shall make effort to attend meetings where appropriate and 
when the applicant has notified the City that additional meetings are taking place. Any persons attending 
additional neighborhood meetings who have not established themselves as a party of record, and who wish to 
do so, must contact the City directly. 

(D) Director Decisions on Type I Reviews. 

(1) Type I Decision Makers. Decisions on Type I applications are made by the appropriate department director or 
designee. 

(2) Decision Criteria. The decision of the department director shall be based on the criteria for the application set 
forth in this Code, or in the applicable uniform or international code in the case of building and fire-related permits. 
The decision shall include any conditions necessary to ensure consistency with the applicable development 
regulations. The department director may consult with the Technical Committee, the Design Review Board, or the 
Landmarks and Heritage Commission on any Type I application, but the final decision-making authority on such 
applications remains with the department director. 

(3) -R-e6ef4.Decision. A written record of the director's decision shall be prepared in each case and may be in the 
form of a staff report, letter, the permit itself, or other written document indicating approval, approval with 
conditions, or denial. TRe a~~lisafH..6.Aall 9e Retifie9 ef tAe-HRa~The decision shall be mailed as provided 
in RZC 21.76.080(Gl Notice of Final Decision. See R:ZC 68.200(C)(7)(a) for decisions on Shoreline Exemptions. 

(4) Appeal. Type I decisions may be appealed to the Hearing Examiner as provided in :RzC 21.76.060(1), ~f?pea.!§JQ__...........--- Comment [LAHl]: :-..1odifled to state panics or 

Hearing Examiner on Type I and II Permtts. All decisions are final upon expiration of the appeal period or. if '-""~'"~'"~'~"'~''~"~""~"="'---------~ 
appealed, upon the date of issuance of the Hearing Examiner's final decision on the appeal. Appeal decisions of 
the Hearing Examiner may be appealed to the City Council in a closed record appeal proceeding as provided 
RZC 21.76.060(M). 

(E) Technical Committee Decisions on Type II Reviews. 

(1) Decision. Decisions on Type II applications are made by the Technical Committee. The decision of the Technical 
Committee shall be based on the criteria for the application set forth in the RZC and shall include any conditions 
necessary to ensure consistency with the applicable development regulations. 

(2) Record. A written record of the Technical Committee's decision shall be prepared in each case and may be in the 
form of a staff report. letter, the pennit itself, or other wn"tten document indicating approvaL approval with 
conditions. or denial. TRe 81'Jt:JlisaAtAII parties of record shall be notified of the final decision. 
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(3) Design Review Board and landmarks and Heritage Commission Review. When design review or review of a 
certificate of appropriateness is required, the decision of the Design Review Board or Landmarks and Heritage 
Commission shall be included with the Technical Committee decision. 

(4) Appeal. Type II decisions (except shoreline permits) may be appealed to the Hearing Examiner as provided in 
Rzc 21.76.060{1), ~~P.JJ:eals to Hearing Examiner on TyJJ:e I and_ll_ P~rmits. All decisions are final UJJ:On exJJ:iration 
of the appeal period or, if appealed, upon issuance of the Hearing Examiner's final decision on the appeal. 
Appeal decisions of the Hearing Examiner may be appealed to the City Council in a closed record appeal 
proceeding as provided in RZC 21.76.060(M). 

(F) Technical Committee Recommendations on Type Ill, IV, V and VI Reviews. The Technical Committee shall make a 
recommendation to the Hearing Examiner on all Type Ill and Type IV reviews, a recommendation to the City Council 
on all Type V Reviews and a recommendation to the Planning Commission for all Type VI reviews. The Technical 
Committee's recommendation shall be based on the decision criteria for the application set forth in the RZC and shall 
include any conditions necessary to ensure consistency with the City's development regulations. Based upon its 
analysis of the application, the Technical Committee may recommend approval, approval with conditions or with 
modifications, or denial. A written report of the Technical Committee's recommendation shall be prepared and 
transmitted to the Hearing Examiner along with the recommendation of the Design Review Board and/or landmarks 
and Heritage Commission where applicable. 

(G) Design Review Board Determinatlons on Type II, Ill, IV and V Reviews. When design review is required by the Design 
Review Board, the Design Review Board shall consider the application at an open public meeting of the Board in 
order to determine whether the application complies with the design standards set forth in Article Ill. The Design 
Review Board's determination shall be given the effect of a final decision on design standard compliance for Type II 
applications, shall be given the effect of a recommendation to the Hearing Examiner on a Type Ill, or IV application, 
and the effect of a recommendation to the City Council on a Type V application. The Design Review Board's 
determination shall be included with the written report that contains the Technical Committee recommendation or 
decision. The Design Review Board's determination may be appealed in the same manner as the decision of !he 
applicable decision maker on the underlying land use permit. 

(H) landmarks and Heritage Commission Determination/Decisions. The Landmarks and Heritage Commission as 
specified below shall review all applications requiring a Level II or level Ill Certificate of Appropriateness and all 
applications for Historic Landmark Designation. 

(1) When review of a level II Certificate is required, the Redmond Landmarks and Heritage Commission shall 
consider the application at an open public meeting using the review process for the application in RZC 
21.76.050(C) in order to determine whether the application complies with the criteria set forth in RZC 21.30, 
Historic and Archeological Resources of the RZC and King County Code Chapter 20.62. Based upon its analysis 
of the application, the Landmarks and Heritage Commission may approve the application, approve it with 
conditions or modifications, or deny the application. The Landmarks and Heritage Commission's detennination 
shall be included with the written report that contains the Technical Committee recommendation or decision. 
Conditions based on the landmarks and Heritage Commission's determination may be appealed to the Hearing 
Examiner in the same manner as the Technical Committee decision. 

{2) When review of a Level Jl CeJiJficale of Appropriateness requiring a public hearing {see RZC 21.30.050(0)(2)) or 
review of a Level Ill Certificate of Appropriateness is required, the Redmond Landmarks and Heritage 
Commission shall hold an open record public hearing on the application using a Type Ill process as provided in 
RZC 21.76.060(J). The landmarks and Heritage Commission shall determine whether the application complies 
with the criteria set forth in RZC 21.30.050(E) of the RZC. Based upon its analysis of the application, the 
Landmarks and Heritage Commission may approve the application, approve it with conditions or modifications, or 
deny the application. The decision of the landmarks and Heritage Commission may be appealed to the 
Redmond City Council in a closed record appeal proceeding pursuant to RZC 21.76.060(M). 

(3) The King County Landmarks Commission, acting as the Redmond Landmarks and Heritage Commission, shall 
review and make determinations on all applications for Historic Landmark Designation or removal of a Historic 
Landmark Designation. When the King County Landmarks Commission reviews a Historic Landmark Designation 
nomination or the removal of a Historic Landmark Designation. the King County Landmarks Commission will 
follow the procedures set forth in King County Code Chapter 20.62. including the holding of an open record 
hearing on the application. Applications shall be decided based on the criteria in King County Code Chapter 
20.62. The decision of the King County landmarks Commission on a Historic Landmark Designation or removal 
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of a Historic Landmark Designation shall be a final decision appealable to the Redmond City Council in a closed 
record appeal proceeding pursuant to RZC 21.76.060(M). 

(I) Appeals to Hearing Examiner on Type I and Type II Permits. 

(1) Overview. For Type I and Type II permits, the Hearing Examiner acts as an appellate body, conducting an open 
record appeal hearing when a decision of a department director (Type I) or the Technical Committee (Type II) is 
appealed. The Hearing Examiner's decision on the appeal may be further appealed to the City Council in a 
closed record appeal proceeding. 

(2) Commencing an Appeal. Type I and II decisions may be appealed as follows: 

(a) Who May Appeal. +he ~rejest a~~liGaRI er aRr ~erseR · Re si~Red--iA-at-aRy ~uSiiG FReetiR~. Rei~RSeFReed 
maatiR§!, er re~ldestad te Sa made a ~aFty ef reseFQ prier te IRe date IRe desisieR ·va&--isweGAny party of 
record may appeal the decision. 

(b) Form of Appeal. A person appealing a Type I or II decision must submit a completed appeal form which sets 
forth: 

(i) Facts demonstrating that the person is adversely affected by the decision; 

(ii) A concise statement identifying each alleged error of fact, law, or procedure, and the manner in which the 
decision fails to satisfy the applicable decision criteria; 

(iii) The specific relief requested; and 

(iv) Any other information reasonably necessary to make a decision on the appeal. 

(c) Time to Appeal. The written appeal and the appeal fee, if any, must be received by the Redmond 
Development Services Center no later than 5:00 p.m. on the fourteenth day following the date the decision of 
the Technical Committee/Design Review Board Decision is issued. 

(d) Shoreline Permit Appeals must be submitted to the Shoreline Hearings Board. See RZC 21.68.200(C)(6)(b). 

(3) Hearing Examiner Public Hearing on Appeal. The Hearing Examiner shall co_nduct an open record hearing on a 
Type I or Type II appeal. Notice of the hearing shall be given as provided in _RZC 21.76.080(H). ~P.P.ellant, ---- Comment [LAH3]: :0.10\lilied w >tate notice wiU 
the applicant and the City shall be designated parties to the appeal. ~nly designated Wfty-parties may te sent to an panics ofr~ecord 
participate in the appeal hearing by presenting testimony or calling witnesses to present testimony and by 
providing exhibits. Interested persons, groups, associations, or other entities who have not appealed may 
participate only if called by one of the parties to present information, provided that the Examiner may allow 
nonparties to present relevant testimony if allowed under the Examiner's rules of procedure. The Hearing 
Examiner shall create a complete record of the public hearing, including all exhibits introduced at the hearing and 
an electronic sound recording of each hearing. 

(4) Hearing Examiner Decision on Appeal. Within 24--10 business days after the close of the record for the Type I or 
II appeal, the Hearing Examiner shall issue a written decision to grant, grant with modifications, or deny the 
appeal. The decision on appeal shall be mailed to all parties of record_ The Hearing Examiner shall accord 
substantial weight to the decision of the department director (Type I) or Technical Committee (Type II). The 
Hearing Examiner may grant the appeal or grant the appeal with modifications if the Examiner determines that the 
appellant has carried the burden of proving that the Type 1 or II decision is not supported by a preponderance of 
the evidence or was clearly erroneous. 

(5) Request for Reconsideration. Any designated party to the appeal who participated in the hearing may file a 
written request with the Hearing Exam!ner for reconsideration wJthin +4--Gale-00af1 0 business days of the date of 
the Hearing Examiner's decision. The request shalt explicitly set forth alleged errors of procedure or fact. The 
Hearing Examiner shall act within +4-10 b·usiness days after the filing of the request for reconsideration by either 
denying the request or issuing a revised decision. The decision on the request for reconsideration and/or issuing 
a revised decision shalt be sent to all parties of record. 

(6) Appeal. A Hearing Examiner Decision on a Type I or Type II appeal may be appealed to the City Council as 
provided in RZC 21.76.060(M). 
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(J) Hearing Examiner and Landmarks and Heritage Commission Final Decisions on Type Ill Reviews. 

(1} Overview. For Type Ill reviews, the Hearing Examiner (or the Landmarks and Heritage Commission on Level II 
Certificates of Appropriateness that require a public hearing under RZC 21.30.050(0)(2) and on Level Ill 
Certificates of Appropriateness) makes a final decision after receiving the recommendation of the Technical 
Committee and holding an open record public hearing. The Hearing Examiner's (or Landmarks and Heritage 
Commission's) decision may be appealed to the City Council and considered by the Council in a closed record 
appeal proceeding. 

(2) Public Hearing. The Hearing Examiner (or Landmarks and Heritage Commission on the applications specified 
above) shall hold an open record public hearing on all Type Ill permits. The open record public hearing shall 
proceed as follows: 

(a) Notice of the hearing shall be given as provided in li:ZC 21.76.080(D).l 
·~-------------------

(b) Any person may participate in the Hearing Examiner's (or Landmarks and Heritage Commission's) public 
hearing on the Technical Committee's recommendation by &l:-19mittiRQ "'Fitt~ 
Gemmillee-pffer te tf:le f:leariRQ, By submitting written comments prior to or at the hearing, or by providing oral 
testimony and exhibits at the hearing. 

(c) The Administrator shall transmit to the Hearing Examiner (or Landmarks and Heritage Commission) a copy of 
the department file on the application including all written comments received prior to the hearing and 
information reviewed by or relied upon by the Administrator. The file shall also include information to verify 
that the requirements for notice to the public (Notice of Application and Notice of SEPA Threshold 
Determination) have been met. 

(d) The Hearing Examiner (or Landmarks and Heritage Commission) shall create a complete record of the public 
hearing, including all exhibits introduced at the hearing and an electronic sound recording of each hearing. 

(3) Authority. The Hearing Examiner (or Landmarks and Heritage Commission) shall approve a project or approve 
with modifications if the applicant has demonstrated that the proposal complies with the applicable decision 
criteria of the RZC. The applicant bears the burden of proof and must demonstrate that a preponderance of the 
evidence supports the conclusion that the application merits approval or approval with modifications. In all other 
cases, the Hearing Examiner (or Landmarks and Heritage Commission) shall deny the application. 

(4) Conditions. The Hearing Examiner (or Landmarks and Heritage Commission) may include conditions to ensure a 
proposal conforms to the relevant decision criteria. 

(5) Decision. The Hearing Examiner (or Landmarks and Heritage Commission) shall issue a written report supporting 
the decision within~ 10 business days following the close of the record. The report supporting the decision sha!l 
be mailed to all parties of record. The report shall contain the following: 

(a) The decision of the Hearing Examiner (or Landmarks and Heritage Commission): and 

(b) Any conditions included as part of the decision; and 

(c) Findings of fact upon which the decision, including any conditions. was based and the conclusions derived 
from those facts; and 

(d) A statement explaining the process to appeal the decision of the Hearing Examiner (or Landmarks and 
Heritage Commission) to the City Council. 

(6) Request for Reconsideration. Any ~eEl iR tRe ReariRQparty of record may file a 
written request with the Hearing Examiner (or Landmarks and Heritage Commission) for reconsideration within +4 
10 business days of the date of the Hearing Examiner's decision. The request shall explicitly set forth alleged 
errors of procedure, taw. or fact. No new evidence may be submitted in support of or in opposition to a request for 
reconsideration. The Hearing Examiner shall act within ~10 business days after the filing of the request for 
reconsideration by either denying the request or issuing a revised decision. The decision on the request for 
reconsideration and/or the revised decision shall be sent to all parties of record. 
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(7) Appeal. Except for shoreline conditional use permits or shoreline variances, a Hearing Examiner or Landmarks 
and Heritage Commission decision may be appealed to the City Council as provided in :RZC 21.76.060 (M). !------­
Shoreline conditional use permits and shoreline variances may be appealed to the Shoreline Hearings Board as 
provided in RZC 21.68.200(C)(6)(c) 

(K) Hearing Examiner Recommendations on Type IV Reviews. 

(1) Overview. For Type IV reviews, the Hearing Examiner makes a recommendation to the City Council after 
receiving the recommendation of the Technical Committee and holding an open record public hearing. The City 
Council considers the Hearing Examiner's recommendation in a closed record proceeding. 

(2) Hearing Examiner Public Hearing. The Hearing Examiner shall hold an open record public hearing on all Type IV 
permits. The open record public hearing shall proceed as follows: 

(a) Notice of the hearing shall be given as provided in )U:C 21.76.080(D)J~---------------

(b) Any person may participate in the Hearing Examiner's public hearing on the Technical Committee's 
recommendation by submitting written comments to the Technical Committee prior to the hearing, by 
submitting written comments at the hearing, or by providing oral testimony and exhibits at the hearing. 

(c) The Administrator shall transmit to the Hearing Examiner a copy of the department file on the application 
including all written comments received prior to tile hearing and information reviewed by or relied upon by the 
Administrator. The file shall also include information to verify that the requirements for notice to the public 
(Notice of Application and Notice of SEPA Threshold Determination) have been met. 

(d) The Hearing Examiner shall create a complete record of the public hearing, including all exhibits introduced at 
the hearing and an electronic sound recording of each hearing. 

(3) Hearing Examiner Authority. The Hearing Examiner shall make a written recommendation to approve a project or 
approve with modifications if the applicant has demonstrated that the proposal complies with the applicable 
decision criteria of the RZC. The applicant bears the burden of proof and must demonstrate that a preponderance 
of the evidence supports the conclusion that the applicalion merits approval or approval with modifications. In all 
other cases, the Hearing Examiner shall make a recommendation to deny the application. 

(4) Conditions. The Hearing Examiner may include conditions in the recommendation to ensure a proposal conforms 
to the relevant decision criteria. 

(5) Decision. The Hearing Examiner shall issue a written report supporting the recommendation within ~.!Q 
business days following the close of the record. The report shall contain the following: 

(a) The recommendation of the Hearing Examiner: and 

(b) Any conditions included as part of the recommendation: and 

(c) Findings of fact upon which the recommendation, including any conditions, was based and the conclusions 
derived from those facts. 

(6) Mailing of Recommendation. The office of the Hearing Examiner shall mail the written recommendation, bearing 
the date it is mailed, to each person included in the parties of record. The Administrator will provide notice of the 
Council meeting at which the recommendation will be considered to all parties of record. 

(7) Request for Reconsideration. Any party of record may file a written request with the Hearing Examiner for 
reconsideration within .f4...4a.%10 business days of the date of the Hearing Examiner's recommendation. The 
request shall explicitly set forth alleged errors of procedure, law, or fact. No new evidence may be submitted as 
part of a request for reconsideration. The Hearing Examiner shall act within 2+4ays10 business days after the 
filing of the request for reconsideration by either denying the request or issuing a revised decision. The decision 
on the request for reconsideration and/or revised decision shall be sent to all parties of record. 

(8) All Hearing Examiner recommendations on Type IV permits shall be transmitted to the City Council for final action 
as provided in RZC 21.76.060(N). 
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{L) Planning Commission Recommendations on Type VI Reviews. 

(1} Overview. For Type VI proposals, the Planning Commission makes a recommendation Ia the City Council after 
holding at least one open record public hearing. The Planning Commission may also hold one or more study 
sessions prior to making the recommendation. The City Council considers the Planning Commission's 
recommendation and takes final action by ordinance. 

{2) Planning Commission Public Hearing. The Planning Commission shall hold at least one open record public 
hearing. The hearing shall proceed as follows: 

(a) Notice of the public hearing shall be given as provided in RZC 21.76.080(F). 

(b) Any person may participate in the public hearing by submitting written comment to the applicable department 
director prior to the hearing or by submitting written or making oral comments to the Planning Commission at 
the hearing. All written comments received by the applicable department director shall be transmitted to the 
Planning Commission no later than the date of the public hearing 

(c) The Administrator shall transmit to the Planning Commission a copy of the department file on the application, 
including all written comments received prior to the hearing and information reviewed by or relied upon by the 
Administrator. The file shall also include information to verify that the requirements for notice to the public 
(Notice of Application, as required; Notice of SEPA Determination) have been met. 

(d) The Planning Commission shall record and compile written minutes of each hearing. 

(3) Recommendation. The Planning Commission may recommend that the City Council adopt, or adopt with 
modifications, a proposal if it complies with the applicable decision criteria in RZC 21.76.070. In all other cases. 
the Planning Commission shall recommend denial of the proposal The Planning Commission's recommendation 
shall be in writing and shall contain the following: 

(a) The recommendation of the Planning Commission; and 

(b) Any conditions included as part of the recommendation; and 

(c) Findings of fact upon which the recommendation, inducting any conditions, was based and the conclusions 
derived from those facts. 

(4) Additional Hearing on Modified Proposal. If the Planning Commission recommends a modification which results 
in a proposal not reasonably foreseeable from the notice provided pursuant to RZC 21.76.080(F). the Planning 
Commission shaJJ conduct a new public hearing on the proposal as modified, The Planning Commission shall 
consider the public comments at the hearing in making its final recommendation. 

(5) A vote to recommend adoption of the proposal or adoption with modification must be by a majority vote of the 
Planning Commission members present and voting. 

(6) All Planning Commission recommendations shall be transmitted to the City Council for final action as provided in 
RZC 21.76.060(P). 

(M) Appeals to City Council on Type I, 11, and Ill Reviews and from King County Landmark Commission Decisions. 

(1) Overview. Except for shoreline substantial development permits, shoreline conditional use pennlts and shoreline 
variances, all decisions of the Hearing Examiner on Type I and II appeals and all decisions of the Hearing 
Examiner on Type Ill permits may be appealed to the City Council. All decisions of the Redmond Landmarks and 
Heritage Commission on Level II Certificates of Appropriateness that require a public hearing, and Level Ill 
Certificates of Appropriateness, and all decisions of the King County Landmarks Commission on Historic 
Landmark Designations and removal of Historic Landmark. Designations may also be appealed to the City 
Council. The City Council will make a final decision on such matters in a closed record appeal proceeding in 
which no new evidence may be submitted. 

Page 75 



Exhibit 0: Technical Committee Report with Exhibits 

(2) Commencing an Appeal. Hearing Examiner decisions on Type I and II appeals and on Type Ill permits and 
decisions of the Redmond Landmarks and Heritage Commission and King County Landmarks Commission on 
matters described in subsection (1) may be appealed to the City Council as follows: 

(a) Who May Appeal. The following parties may appeal: 

(i) The applicant; 

(ii) The City staff; 

(iii) In the case of Type I or II decisions, any party who appealed the department director's or Technical 
Committee's decision to the Hearing Examiner; 

{iv) In the case of Type !II decisions, any person "'1'19 fjaFtiGiflaleEI if1 th&~ffJfe IRe l=leaFiRQ 
~ho established themselves as a partv of record prior to or at the public hearing; and 

(v) In the case of decisions by the Redmond Landmarks and Heritage Commission or the King County 
Landmarks Commission specified in subsection (1) above, any person who ~tea if1 tAe AeaFiRQ 
l:leklro tRe CeFRFRissieR.estab!ished themselves as a party of record prior to or at the public hearing. 

(b) Form of Appeal. A person appealing a Type I, II. or Ill decision by the Hearing Examiner or the decisions of 
the Redmond Landmarks Commission or King County Landmarks Commission described in subsection (1) 
must submit a completed appeal form which sets forth: 

(i) Facts demonstrating that the person is adversely affected by the decision; 

(ii) A concise statement identifying each alleged error of fact. law. or procedure and the manner in which the 
decision fails to satisfy the applicable decision criteria; 

(iii) The specific relief requested; and 

(iv) Any other information reasonably necessary to make a decision on the appeal. 

(c) Time to Appeal. The written appeal and the appeal fee, if any, must be received by the Redmond 
Development Services Center no later than 5:00 p.m. oo-the kl~<rteenth-Gay1 0 business days following the 
expiration of the Hearing Examiner's (or Landmarks and Heritage Commission's) reconsideration period. 

(3) Closed Record Appeal Proceeding Before City Council. 

(a) Notice. Notice of the closed record appeal proceeding shall be given as provided in RzC 21.76.080(1).~--- Comment [LAH7]: Modified to state thatnuticc 
shall be gi,·en to all par1ie~ ufr~IXlrd 

(b) Conduct of the Appeal Proceeding. 

{i) Who May Participate. The applicant, the appellant, the applicable department director, or representatives 
of these parties may participate in the appeal proceeding. 

(ii) How to Participate. A person entitled to participate may participate in the appeal proceeding by: 

(A.) Submitting written argument on the appeal to the City Clerk no later than the date specified in the City 
Council's rules of procedure; or 

(B.) Making oral argument on the appeal to the City Council at the closed record appeal proceeding. 

Argument on the appeal is limited to information contained in the record developed before the 
Hearing Examiner or Landmarks and Heritage Commissions and must specify the findings or 
conclusions which are the subject of the appeal, as well as the relief requested from the Council. 

(iii) Hearing Record. The City Council shall make an electronic sound recording of each appeal proceeding. 

(iv) Testimony. Testimony or other evidence and information not presented to the Hearing Examiner or 
Landmarks and Heritage Commissions shall not be considered. The decision by the City Council shall be 
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made only on the basis of facts presented at the open record hearing before the Hearing Examiner or 
Landmarks and Heritage Commissions. 

(C.) City Council Decision on Appeal. 

{1.} Criteria. The City Council may grant the appeal or grant the appeal with modifications if the 
appellant proves that the decision of the Hearing Examiner or Landmarks and Heritage 
Commission is not supported by a preponderance of the evidence or is clearly erroneous. In all 
other cases, the appeal shall be denied. The City Council shall accord substantial weight to the 
decision of the Hearing Examiner or Landmarks and Heritage Commission. 

(2.) Conditions. The City Council may impose conditions as part of the granting of an appeal or 
granting of an appeal with modification to ensure conformance with the criteria under which the 
application was made. 

(3.) Findings. The City Council shall adopt findings and conclusions which support its decision on the 
appeal. 

(4.) Required Vote. A vote to grant the appeal or grant the appeal with modifications must be by a 
majority vote of the membership of the City Council. A tie vote shall be decided by the vote of the 
Mayor. Any other vote constitutes denial of the appeal. 

(5\ Notice of Decision on Appeal. Notice of Decision on Appeal shalt be orovided pursuant to RZC 
21.76.080/G\ !Notice of Final Decision] 

(4) The City Council's decision on an appeal from the Hearing Examiner on a Type I, II, or Ill review or the Redmond 
Landmarks and Heritage Commission or King County landmarks Commission on those matters specified in 
subsection (1) is the final decision of the City and (except for shoreline conditional use permits and shoreline 
variances) may be appealed to the King County Superior Court as provided in RZC 21.76.060(0). 

(5) Shoreline Substantial Development Permits, Shoreline Conditional Use Permits and Shoreline Variances must be 
appealed to the Shoreline Hearings Board. See RZC 21.68.200(C)(6)(b) and (c). 

(N) City Council Decisions on Type IV Reviews. 

(1) Overview. The City Council considers all Hearing Examiner recommendations on Type IV permits in a closed 
record proceeding. Decisions of the City Council on Type IV permits may be appealed to the King County 
Superior Court as provided in RZC 21.76.060(0). 

(2) City Council Decision. 

(a) The Administrator shall transmit to the City Council a copy of the department file on the application, including 
all written comments received prior to and during the open record hearing and information reviewed by or 
relied upon by the Hearing Examiner. The file shalt also include information to verify that the requirements for 
notice to the public (Notice of Application, Notice of Public Hearing, and Notice of SEPA Determination) have 
been met. 

(b) The City Council shalt conduct a closed record proceeding. Notice of the closed record moceedinq shalt be 
provided as outlined within IRZC 21.76.080(J) iNotice of Closed Record Appeal Proceeding on Type IV and__. 
City Council Proceeding on Type VI Reviews. The City Council shall not accept new information, written or 
oral, on the application, but shall consider the following in deciding upon an application: 

(i) The complete record developed before the Hearing Examiner: and 

(ii) The recommendation of the Hearing Examiner. 

{c) The City Council shall either: 

(i) Approve the application; or 

(ii) Approve the application with modifications; or 

Page 77 

Comment [LAH8]: Modified to state that 1\0D 
will go to all parties of record 

Comment [LAH9]: Mlldtfted to state that notice 
of m~-eting shall be mailed to each person who 
esLablished themsdves as a party of record prior 
clusc of public hearing of the Hearing Examiner 



Exhibit D: Technical Committee Report with Exhibits 

(iii) Deny the application, based on findings of fact and conclusions derived from those facts which support 
the decision of the Council. 

{d) Form of Decision. All City Council decisions on Type IV reviews shall be in writing. All decisions approving a 
Type IV application shall require passage of an ordinance. Decisions denying Type IV applications shall not 
require passage of an ordinance. Decisions on Type IV applications shall include: 

{i) Findings and Conclusions. The City Council shall include findings of fact and conclusions derived from 
those facts which support the decision of the Council, including any conditions, in the decision on the 
application. The City Council may, by reference, adopt some or all of the findings and conclusions of the 
Hearing Examiner. 

(ii) Conditions. The City Council may, based on the record, include conditions in any ordinance approving or 
approving with modifications any conditional use permit, essential public facilities permit. or master 
planned development application in order to ensure confonnance with the approval criteria specified in 
the code or process under which the application was made. For Zoning Map Amendments that are 
consistent with the Comprehensive Plan, conditions of approval shall not be included in the ordinance, 
but shall be included in a separate development agreement approved concurrently with the ordinance. 

(iii} Required Vote. The City Council shall adopt an ordinance which approves or approves with modifications 
the application by a majority vote of the membership of the City Council. Decisions to deny a Type IV 
application shalt require a majority vote of those Council members present and voting. 

livl Notice of Decision. Notice of the City Council Decision shall be provided as outlined within RZC 
21.76.080(Gl !Notice of Final Decision ..------ comment [LAHlO]: Modit1ed 10 st~tc thnt NOD 

(0) City Coundl Decisions on Type V Reviews. 

(1) Overview. For Type V reviews, the City Council makes a final decision after receiving the recommendation of the 
Technical Committee and the recommendation of the Design Review Board (if required) and after holding an 
open record public hearing. The City Council's decision is appealable to the King County Superior Court as 
provided in RZC 21.76.060{0). 

(2) City Council Open Record Public Hearing. 

(a) Notice. Notice of the City Council's open record public hearing shall be given as provided in RZC 

:21.76.080(E),_I -----------------------------

(b) Transmittal of File. The Administrator shall transmit to the City Council a copy of the department file on the 
application, including all written comments received prior to the City Council open record public hearing and 
information reviewed by or relied upon by the Administrator. The file shall also include infonnation to verify 
that the requirements for notice to the public (Notice of Application, Notice of Public Hearing, and Notice of 
SEPA Determination) have been met 

(c) Participation. Any person may participate in the City Council public hearing on the Technical Committee's 
recommendation by submitting written comments lo-the--Redmefld....Oe"ele~:mteRI Ser'·o;es Genter--orior to the 
hearing or at the hearing by providing oral testimony and exhibits at the hearinq.pfio.f--te-the--heariAg-or--by 
stJbmlUin~ \"FitteR G9ffiffi9RtS er lf"tak.iA~ oral GGif"IFRSRIS at tRe ReaRRg. The Council shall create a complete 
record of the open record public hearing, including all exhibits introduced at the hearing and an electronic 
sound recording of the hearing. 

(3) City Council Decision. 

(a) Options. The City Council shall, at the open record public hearing, consider and take final action on each 
Type V application. The final action may take place in the same meeting as the public hearing~. The 
City Council shall either: 

(i) Approve the application; or 

(ii) Approve the application with modifications or conditions: or 
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(iii) Deny the· application. 

(b) Form of Decision. The City Council's decision shall be in writing and shall include the following: 

(i) Findings and Conclusions. The City Council shaff include findings of fact and conclusions derived from 
those facts which support the decision of the Council, including any conditions, in the decision approving 
the application or approving the application with modifications or conditions. The City Council may by 
reference adopt some or all of the findings and conclusions of the Technical Committee. 

(ii) Conditions. The City Council may, based on the record, include conditions in any ordinance approving or 
approving with modifications an application in order to ensure conformance with the approval criteria 
specified in the code or process under which the application was made. 

(iii) Notice of the Decision shall be provided as outlined within RZC 21.76.080(Gl Notice of Final Decision 

(P) City Council Decisions on Type VI Reviews. 

(1) Overview. The City Council shall consider and take action on all Planning Commission recommendations on 
Type VI reviews. The City Council may take action with or without holding its own public hearing. Any action of 
the City Council to adopt a Type VI proposal shall be by ordinance. 

(2) City Council Action. 

(a) Notice of City Council Proceeding. Notice shall be provided in accordance with RZC 21.76.080(J).!~------

(b) Initial Consideration by Council. The City Council shall consider at a public proceeding each recommendation 
transmitted by the Planning Commission. The Council may take one of the following actions: 

(i) Adopt an ordinance adopting the recommendation, or adopt the recommendation with modifications: or 

(ii) Adopt a motion denying the proposal: or 

(iii) Refer the proposal back to the Planning Commission for further proceedings, in which case the Clty 
Council shall specify the time within which the Planning Commission shall report back to the City Council 
with a recommendation; or 

(iv) Decide to hold its own public hearing to take further public testimony on the proposal or in order to 
consider making a modification of the proposal that was not within the scope of the alternatives that could 
be reasonably foreseen from the notice of the Planning Commission public hearing provided under RZC 
21.76.080(F). 

(c) Public Hearing and Decision. If the Council determines to hold its own public hearing, notice shall be 
provided and the hearing shall be conducted in the same manner as was provided for the Planning 
Commission hearing on the proposal. After conducting the public hearing, the City Council shall render a final 
decision on the proposal as provided in Subsection (2)(b){i) or (ii) above. 

(0) Appeal of Council Decisions on Types I-V Reviews to Superior Court. The decision of the City Council on Type I-V 
permits or reviews is the final decision of the City and may be appealed to Superior Court by filing a land use petition 
which meets the requirements set forth in Chapter 36.70C RCW. No action to obtain judicial review may be 
commenced unless all rights of administrative appeal provided by the RZC or State law have been exhausted. The 
petition for review must be filed and served upon all necessary parties as set forth in State law and within the 21-day 
time period as set forth in RCW 36.70C.040. 

(R) Appeal of Council Decisions on Type VI Reviews to Growth Board. The action of the City Council on a Type VI 
proposal may be appealed together with any SEPA threshold determination by filing a petition with the Growth 
Management Hearings Board pursuant to the requirements set forth in RCW 36.70A.290. The petition must be filed 
within the 60-day time period set forth in RCW 36.70A.290(2). 

(S) Appeal of Shoreline Master Plan Amendments and Decisions. Appeal of shoreline master plan amendments and 
decisions must be made to the Shoreline Hearings Board. 
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21.76.070 LAND USE ACTIONS AND DECISION CRITERIA 

(A) Through (0). no changes 

(P) Master Planned Development 

(1) Purpose. The purpose of this section is to provide a mechanism to allow the master planning of sites where 
development is proposed to occur in phases, where coordination of public facilities is needed, when a master plan 
is needed to determine how best to develop the area, when a master plan is needed to integrate various uses, or 
when multiple ownerships are to be coordinated into a unified development. The MPD process establishes 
conditions of approval for all concurrent and subsequent development applications and thereby ensures that 
infrastructure, public services, and open space and recreation areas will be provided in a timely manner and be 
tailored to the MPD site. The MPD process also provides long-term guidance for a large area so that the 
continuity of development is maintained. 

(2) Applicability. MPDs are: 

(a) Allowed in afl zones for projects encompassing at least three acres {for multifamily, commercial, and mixed 
use) or 50 dwelling units (for single-family); 

(b) Required in the Overlake Village Subarea for all projects encompassing at least three acres; 

(c) Optional in the Overlake Village Subarea and in Downtown zones for projects encompassing less than three 
acres; 

(d) Required in the East Sammamish Valley area pursuant to RZC 21.08.190(8); and 

(e) Required in the Southeast Redmond neighborhood pursuant to RZC 21.08.200{8){3). 

{3) Scope of Approval. The MPD approval shall constitute a limitation on the use and design of the site. 

{aj "f'lf'lr9"al Time Frame fer ~1PDs bst:ateg iR tRe Q· erlake "illage Subarea aRE! fer HPQs Greater tha-R--W 
Acres-!.:.ocateEl iA Qs···ntGwn.,...De·Jelsf:JR'ISAt pJaA.s.-may-include m~;~ltif3le phases-to-be-developeEl Si;iGGessively 
evef--8--fJBFieEl Sf AS R'ISFe tRaR 1Q )ears. If after 10 )ea<s l;lRGSFAj31SieEJ j3i13ses-FeR'IaiR, tRe aj3j3liGaRI may 
fStlUBSt ef IRe TeGRRit:al Cernmittee eRe exleRsieA of AS R'ISFe tRaR fiJB years. TAe TeGRRiGal CSR1FAittee-may 
graRI ti'le 8)(!8RSiSR if IRe aj3j3l GaR! geR19RStrates eGSR8R1 G RarElsR-ip, sRaAij8 sf 8' ASFSAij'J, lcJRaRHG~ 
GSRStF~cJGiieR SF site-deS[ijR [3Fel:JI8Ffl6, SF Slf:10F-CiFGi;iR1SiaRG86 l:JeyGfld..Ais'f:1SF GSRIFSI EleiBFFfliRBEl aGGO~ 
tAe Tet:RRiGal Cernmittee. TRe ~~Po af3rareualsRall exp-ife AS mere tAaR Hi years freFll-#!e eri@iRal aflrare"al. 

(ba) 11 f3fJFS ·al T1rne Frame fur "II Oti'ler ~1PQsMPD Term. Development plans may include multiple phases to be 
-developed successively over a period of no more than five years 110 years for MPDs located in Overlake 

Village and MPDs greater than 10 acres in Downtown). If after fi··e years this time period uncompleted phases 
remain, the applicant may request of the Technical Committee one extension of no more than five years. The 
Technical Committee may grant the extension if the applicant demonstrates economic hardship, change of 
ownership, unanticipated construction and/or site design problems, or other circumstances beyond his/her 
control determined acceptable by the Technical Committee. The MPD approval shall expire no more than 10 
years from the original approval (15 years for MPDs located in Overlake Village and MPDS greater than 10 
acres in Downtown). If an MPO is accompanied by a development agreement the applicant shall have the 
option of having the tenn of the MPD comcide with that of the development agreement even if the term of the 
development agreement exceeds the ordinarily allowable MPD timeframe 

(GQ)MPD and Subdivision. An MPD that requires platting shall not receive final plat approval until the City has 
granted an MPD approval. 

(Gg)Approval Process. The approval process includes the City's review and consideration of the general project 
concept, including its intensity and overall design. Each land use permit associated with the MPD would then 
relate to specific site and development requirements as defined by the approval and the RZC. 

(4) Procedures. MPDs shall be processed using the following procedures: 
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(a) MPDs in the Overtake Village Subarea that are larger than three acres in size, and MPDs in the Downtown 
that are larger than ten acres in size, shall follow a Type V process as set forth in RZC 21.76.050(J). 

(i) A recommendation from the Design Review Board shall be required. 

(ii) The applicant shall host ·a neighborhood meeting early in the MPD review process. 

{iii) MPD approval extensions. and MPD amendments that meet the criteria for administrative modifications, 
shall be reviewed under RZC 21.76.090. 

(b) All other master planned developments shall follow the process that is followed for the underlying land use 
permit. For example, an MPD that accompanies a site plan entitlement would follow a Type II process. 

(i) A neighborhood meeting to gather public input shall be held prior to the applicant making a formal 
application for the underlying land use permit. 

{ii) MPD approval extensions. and MPD amendments that meet the criteria for administrative modifications. 
shall be reviewed under RZC 21.76.090(0), Administrative Modifications. 

(c) A Master Plan shall be completed prior to approval of any subdivision. binding site plan or issuance of land 
use permit approval for any development. The following actions are exempt from this requirement: 

a building that qualify for review as an Administrative 

(ill Public orojects such as parks utility and street improvements including subdivision of property for land 
acauisition. or acauisition of other property rights required for such projects. 

(iii> Actions exempt from subdivision requirements as listed in RZC 21.74.01 0(8)(2} 

/iv} Relocation of structures displaced by public projects. 

(5} Decision Criteria. Master planned developments shall meet the following criteria: 

{a) All elements of the MPD shall support and be consistent with the RZC and all applicable Comprehensive Plan 
policies. 

(b) MPDs proposed in the Overtake Village Subarea shall be consistent with the Overtake Village Master Plan 
and Implementation Strategy and shall include the items listed in (c) below in addition to the following: 

(i) A height and bulk study that demonstrates how building mass, height and scale relate to open spaces, 
pedestrian pathways, streets and other buildings; 

(ii) An analysis of shading effects of taller buildings (for sites smaller than three acres. only required if the 
Technical Committee or Design Review Board determine based upon the height and bulk study that 
analysis of shading effects is needed); and 

(iii) Phasing plan for bonus features and affordable housing component showing that the completion of 
improvements of bonus features and affordable housing shall be commensurate with the progress on the 
construction of the development {for sites smaller than three acres, only required if the Technical 
Committee determines necessary). 

{c) All MPDs shall include the items listed below: 

(i) A design concept that is in conformance with all applicable Comprehensive Plan policies and 
development regulations; 

(ii) Conceptual site plan indicating all proposed land uses (architectural design, exact building shapes, 
locations and other detailed information required in a site plan shall not be required); 
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{iii) Transportation and circulation plan indicating the layout and conceptual design of all streets, pedestrian 
pathways, parking, and location of transit facilities (as available), in plan view and cross section for streets 
{cross sections only required for projects in the Downtown); 

(iv) location of proposed space for parks, open space and any cultural facilities; 

(v) Phasing plan describing anticipated time frames for development, and showing that completion of 
affordable housing shall be commensurate with the progress on the construction of the development; 

(vi) location of any environmentally critical areas; 

(vii) Landscape and tree retention concepts, including consideration of the health and structural stability of 
retained trees, as detennined by an arborist report; 

(viii)Preliminary plan indicating required connections to adjacent properties for transportation and open space 
systems; 

(ix) Overall approach to sustainable design, including consideration of the use of environmentally sustainable 
materials such as penneable pavement, where possible; and 

(x) Preliminary plan for other major infrastructure improvements (may be ·waived by the Technical Committee 
for sites in Overlake smaller than three acres). 

(d) The master plan must comply with all site requirements or design guidelines that would ordinarily apply to 
projects developed in the underlying zone. 

(e) Property included in an MPO must be under the same ownership, or there must be a signed agreement 
establishing control over multiple ownerships. 

(6) Vesting. Where MPOs are required, they must be completed in conjunction with a development agreement, as 
described in Chapter 36.708 RCW, in order to vest to development regulations in place at the time of the 
agreement. Where MPDs are optional, applicants wishing to vest may pursue a development agreement as 
described in Chapter 36.708 RCW. · 

(7) Nothing in this section shall preclude the acquisition of land prior to application or approval of a master plan. 

21.76.080 NOTICES 

(A) Purpose. The purpose of this chapter is to maximize public input into the development process by providing for broad 
public notice of development applications, meetings, hearings, and decisions. This chapter establishes the 
procedures for the giving of public notices associated with development applications. 

(B) Notice of Application. 

(1) Notice of application for Type 11, Type Ill, Type IV, and Type V pennits shall be provided within 14 days of the 
detennination of completeness pursuant to RZC 21.76.040, Time Frames for Review, except for Certificates of 
Appropriateness. Notice shall be provided as indicated in subsection (2) below. If any open record pre-decision 
hearing is required for the requested project permit(s), the Notice of Application shall be provided at least 21 days 
prior to the open record hearing. 

(2) Notice of Application Requirements for Type II, Type Ill, Type IV, and Type V Review. All Type II, Type Ill, Type 
IV, and Type V pennits require both mailed and posted notice. 

(3) Mailed Notice. 

(a) Mailings shall include a mailed Notice of Application to owners and occupants of property within 500 feet of 
the project site, or 20 property owners (whichever is greater). Mailed notice shall include the following 
information. See RZC 21.68 for additional requirements for Shoreline Substantial Development Pennits, 
Shoreline Conditional Use Penn its and Shoreline Variances. 
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{i) The date of application and the date of the Notice of Application: 

(ii) A description of the proposed project action and a list of the project permits included in the application; 
and, if applicable, a list of any studies requested under RCW 36.708.070; 

(iii) The identification of other permits not included in the application, to the extent known by the City; 

(iv) The identification of existing environmental documents that evaluate the proposed project, and, if not 
otherwise stated on the document providing Notice of Application, the location where the application and 
any studies can be reviewed; 

(v) A statement of the limits of the public comment period; 

(vi) A statement of the right of any person to comment on the application, receive notice of and participate in 
any hearings, request a copy of the decision once made, and any appeal rights; 

(vii) The date. time, place, and type of meeting, if applicable. and if it is scheduled at the date of notice of the 
application: 

(viii)A statement of the preliminary determination of consistency, if one has been made at the time of notice. 
and of those development regulations that will be used for project mitigation; 

(ix) A map depicting the boundaries of the project site and, when applicable, a site map showing the 
proposal; 

(x) A copy of the preliminary tree preservation plan, when applicable; 

(xi) Any other information determined appropriate by the City, such as the City's SEPA threshold 
determination, if complete at the time of issuance of the Notice of Application. 

(b) ln addWon to those persons specified in subsection (3)(a), the Notice of Application shall be mailed to any 
person who has requested such notice. 

(c) No proceeding of any procedure established in this chapter shall be found to be invalid for failure to provide 
mailed notice as required in this section as long as the other methods of notice have met their respective 
requirements and there was a good faith attempt to comply with the mailed notice requirements. 

(d) The records of the King County Assessments Department shall be used for determining the property owner of 
record. Addresses for a mailed notice required by this code shall be obtained from the King County real 
property tax records. The approval authority shall issue a certificate of mailing showing that notice has been 
mailed to all persons entitled to notice under this chapter. The approval authority may provide notice to other 
persons than those required to receive notice under the code. 

(e) All public notices shall be deemed to have been provided or received on the date the notice is deposited in 
the mail or personally delivered, whichever occurs first. 

(4) Posted Notice. 

(a) At least one public notice board shall be posted on the site or in a location immediately adjacent to the site 
that provides visibility to motorists using adjacent streets. Additional signs shall be placed where needed to 
ensure individuals can access a sign eas1ly and safely. The Administrator shall establish standards for size. 
color. layout, design, wording and placement of the notice boards. 

(b) A public notice shall also be posted at a designated location within City Hall and at least one other public 
building, such as the library, post office, or community center. 

(5) Responsibility for Notice. The Code Administrator is responsible for providing published legal notices, mailed 
notice, and posted notice in public buildings. The applicant is responsible for complying with on-site posted notice 
requirements. 
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(6) The Notice of Application shall provide a minimum comment period of 21 days. All comments received on the 
Notice of Application must be received in the Redmond Development Services Center by 5:00 p.m. on the last 
day of the comment period. Comments may be mailed. e-mailed, personally delivered or sent by facsimile. The 
Technical Committee's decision or recommendation on a Type II, Type Ill, Type IV, or Type V application shall not 
be issued prior to the expiration of the minimum comment period. See RZC 21.68 for Shoreline Substantial 
Development. Shoreline Conditional Use Permit and Shoreline Variance comment period. 

(7) Comments should be submitted to the Technical Committee as early in the review of an application as possible 
and should be as specific as possible. 

(8) If the optional DNS process is used, as described in RZC 21.70, SEPA Procedures, the Administrator shall 
combine the Notice of Application and DNS comment periods. When a final DNS is issued, there is no additional 
comment period. 

(9) The Technical Committee may accept and respond to public comments at any time prior to making the Type 11. 
Type Ill, Type IV, or Type V recommendation or decision. 

(C) Notice of Neighborhood Meeting. Notice of a neighborhood meeting shall be mailed in the same manner as required 
for the Notice of Application. 

(D) Notice of Open Record Public Hearings on Type Ill and IV Permits. 

{1) Public notice of the date of the Hearing Examiner or Landmarks and Heritage Commission public hearing for a 
Type Ill or IV application shall be published in a newspaper of general circulation. The public notice shall also 
include a notice of availability of the Technical Committee/Design Review Board recommendation. If a 
delermination of significance was issued by the responsible official. the notice of the Technical Committee/Design 
Review Board recommendation shall state whether an EIS or supplemental EIS was prepared or whether existing 
environmental documents were adopted The public hearing shall be scheduled no sooner than 21 days following 
the date of publication of the notice. 

(2) The Administrator shall mail notice of the public hearing and the availability of the recommendation to each owner 
and occupant of real property within 500 feet of the project site. or 20 property owners and residents/tenants 
{whichever is greater). 

(3) The Administrator shall mail notice of the availability of the recommendation and the date of the public hearing to 
each person who 6l:ltiFAitte9 era I er '"ritteR C8FAFA9RI6 9wriRg tRe J3Wblic G9FAif18RI J38Fie9 erestablished themselves 
as a party of record at any time prior to the publication of the notice of reGQFAFAeR9atieRhearinq. 

(4) The Administrator shall post the notice of the date of the public hearing and the availability of the recommendation 
on-site and at a designated location within City Hall and at least one other public building. The Administrator shall 
establish standards for size. color. layout. design, wording and placement of the notice boards. 

(5) The following applications are major land use actions: Conditional Use Penn its. Master Planned Developments. 
Essential Public Facilities, and Zoning Code Amendment- Zoning Map (consistent with Comprehensive Plan). In 
addition to the general notice requirements, major land use actions shall comply with the extraordinary signage 
requirements outlined in Appendix 6. 

(E) Notice of City Council Public Hearing on Type V Reviews. 

{ 1) Public notice of the date of the City Council public hearing at which the City Council will consider the application 
shall be published in a newspaper of general circulation. The public hearing shall be scheduled no sooner than 21 
days following the date of publication of the notice. If a determination of significance was issued by the 
Administrator. the notice of the Technical Committee's recommendation shall state whether an EIS or 
supplemental EIS was prepared or whether existing environmental documents were adopted. The notice of the 
City Council meeting shalf also include the notice of the availability of the Technical Committee's 
recommendation. 

(2) The Administrator shall mail notice of the City Council public hearing, the SEPA determination and the notice of 
the availability of the Technical Committee recommendation to each person who swtlr:flitte9 G9r:f!FA8Rts 9uRRQ tAe 
J3Wblic c9r:f!A18Rt J38Fi99 9restahlished themselves as a party of record at any time prior to the publication of the 
notice of receFAFASR9atiE:JAhearinq. 
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(3) Type V Master Planned Developments are considered a major land use action. In addition to the general notice 
requirements, major land use actions shall comply with the extraordinary signage requirements outlined in 
Appendix 6. 

(F) Notice of Planning Commission Hearing on Type VI Reviews. 

(1) When the Planning Commission or City Council has scheduled a public hearing on a Type VI proposal, notice of 
the public hearing shalf be provided 21 days prior to the scheduled hearing date in the manner set forth in 
subsection (2) of this section. 

(2) Notice of Public Hearing. 

Land Use Action Publish Mail Post 

Comprehensive Plan Amendment X 

Zoning Code Amendment - Text X 

Zoning Code Amendment- Zoning Map X X X 

(3) Published Notice. When required, the applicable department director shall publish a notice in a newspaper of 
general circulation in the City. The notice shall contain the following information: 

{a) The name of the applicant, and, if applicable, the project name; 

(b) If the application involves specific property, the street address of the subject property, a description in 
nonlegal tenns sufficient to identify its location, and a vicinity map indicating the subject property; 

(c) A brief description of the action or approval requested; 

(d) The date, time, and place of the public hearing; and 

(e) A statement of the right of any person to participate in the public hearing as provided in RZC 21.76.060(l) 
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(4} Mailed Notice. 

(a) Zoning Map Amendments. If the proposal involves specific property, rather than an area-wide or zone-wide 
change, notice of the public hearing, containing the same information set forth in subsection (3) of this 
section, shalf be mailed to each person establishing themselves a party of record prior to notice of hearing 
being issued and to each owner and occupant of real property within 500 feet of any boundary of the subject 
property, or 20 property owners and residents/tenants (whichever is greater). 

:(i) !The records of the King County_ Assessments De~:artment shall be used for determiningjbg_plQRe!!Y--­
owner of record. Addresses for a mailed notice required by this code shall be obtained from the King 
County real property tax records. The approval authority shall issue a certificate of mailing to all persons 
entitled to notice under this chapter. The approval authority may provide notice to other persons than 
those required to receive notice under the code. 

(b) Notice shall be mailed to each person who has F96JI.l96te9 61;JGR Retiseestablished themselves as a party of 
record prior to issuance of the notice of hearing. 

Comment [LAH13]: Suggest moving to (A} 
under notkts to apply to the entire notice ~ectwn 

i~C} ~o _prQ::;ee~qing of any_wocedure established in this chap_ter shall be found to be invalid for failure to prov~ Comment (LAHl4J: Suggest mo~ing to (A) 
mailed notice as required in this section as long as the other methods of notice have met their respective undtr notices to apply to entire notice section 

requirements and there was a good faith attempt to comply with the mailed notice requirements. 

!(d) ~!!J~ublic notices shall be deemed to have been Rrovided or received on the date the notice is dep~ Comment [LAHlS]: Suggest movong to (A} 
the mail or personally delivered, whichever occurs first. under Notices to apply to entire notice section 

(5) Posted Notice. 

(a) Zoning Map Amendments. If the proposal involves specific property, rather than an area-wide or zone-wide 
change, at least one public notice board shall be posted on the site or in a location immediately adjacent to 
the site that provides visibility to motorists using the adjacent street(s). 

(b) Type VI Development Guide Zoning Code Amendment- Zoning Map is considered a major land use action. 
In addition to the general notice requirements, major land use actions shall comply with the extraordinary 
signage requirements outlined in Appendix 6. 

(6) 8esRonsibility for Notice. The Administrator is reS ROD Sible for Rroviding_Rublished legal notices, mailed notice and - Comment {LAH16]: Suggest moving w (A) 
posted notice in public buildings. The applicant is responsible for complying with on-site posted notice under :O.:otices to apply ro entire notice section 

requirements. 

(7) Alternative Means of Notification. In the case of the following actions initiated by the City, which affect large areas 
of the City, the Administrator may elect to use alternative means of public notification in addition to the newspaper 
publication required by RCW 35A.63.070, provided such notification is likely to achieve equal or greater actual 
public notification: 

(a) Adoption or amendment of a neighborhood or other area-wide community plan; 

(b) Zoning Map amendments adopted on a neighborhood or other area-wide basis. 

(G) Notice of Final Decision. The Administrator shall mail the Notice of Final Decision and the final SEPA determination. if 
any, to IRe a~fllisaAt a Ad te easR flSFE:SR · Ro-paFtisi~atea iA tRe ~~;~91is ReaFiR[il sr "'As Gl:l9A'lilte8 GSA'llfiSRts St riA @-the 
f31;l91iG GGA'llfiSRt f)erie9 at aRy time f)rier te iss~:~ a AGe ef tRe aes"sieRall parties of record. The Notice of Decision shall 
include a statement of any threshold determination made under SEPA, and the procedures for administrative appeal, 
if any. For those project permits subject to SEPA, the Notice of Decision shall contain the requirements set forth in 
RZC 21.70, State Environmental Policy Act. The exception shall be for Notice of Decision for Historic Landmark 
Designations, which shall conform to the notice procedures found in King County Code Chapter 20.62. For Shoreline 
Substantial Development Permits, Shoreline Conditional Use Permits and Shoreline Variances, see RZC 
21.68.200(C)(6)(b) and (c). 

(H) Notice of Open Record Appeal Hearings on Type I and II Permits. If a Type I or II decision is appealed, a Ilea ring 
before the City Hearing Examiner shall be set and notice of the hearing shall be provided iR tRe EaR=Ie R=lanRer as 'l'as 
El~;me fer tRe ~Jetise ef DesisieRto all parties of record no less than 14 days prior to the date on which the Hearing 
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Examiner will hold the appeal hearing; except that if the Type I or II decision has been consolidated with a 
recommendation on a Type Ill, IV, or V application, any appeal of the Type I or ll decision shall be consolidated with 
the Type Ill, IV, or V public hearing. No separate notice of a Type I or II appeal will be provided if a public hearing has 
already been scheduled for the Type Ill, IV, or V component of an application. 

(I) Notice of Closed Record Appeal Proceeding Before City Council. 

(1) Contents of Notice. The Administrator shall prepare a Notice of Closed Record Appeal Proceeding containing the 
following: 

(a) The name of the appellant, and, if applicable, the project name. and 

(b) The street address of the subject property and a description in non-legal terms sufficient to identify its 
location. and 

{c} A brief description of the decision of the Hearing Examiner which is being appealed, and 

{d) The dale, time, and place of the closed record appeal proceeding before the City Council. 

{2) Time and Provision of Notice. The Administrator shall mail the Notice of Closed Appeal Proceeding to each 
13ecseR entitleS te J38FtiGiJ3ale iA tAe 8flflBalparty of record no less than 14 days prior to the date on which the 
Council will hold the closed record appeal proceeding. 

(J) Notice of Closed Record City Council Proceeding on Type IV and City Council Proceeding on Type VI Reviews. The 
Administrator shall mail notice of the proceeding at which the City Council will consider the recommendation, the 
SEPA threshold determination and the availability of the recommendation to each person who su9mitte8 Gemments 
~+ic--GG~Rod-{l.f-at-aAy-.tfmeestablished themselves as a party of record prior to the J31:1lalisatien ef 
tAe netiGe ef tRe Cit; CeunGil pubtiG--meetiAg£1ose of public hearing by either the Hearing Examiner or Planning 
Commission. Notice shall be provided a minimum of 21 days prior to the meeting/proceeding. 
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Definitions 

RZC 21.78 Definitions 

Definitions not listed are not amended. 

21.78.010 "A" Definitions 

Animal Production. 
The day-to-day management. housing raising boarding training or showing of livestock dairy or fowl for 
commercial purposes. Feedlots and slaughterhouses are specifically excluded from this definition 

Athletic, Sports, or Play Fields. 
Parks or similar recreation areas designed especially for organized sports or play such as soccer. football or 
baseball/softball fields. 

21.78.020 "8" Definitions 

Beer, 'Nine, and LiEfHor Store. 
An establishment primarily engaging in retail sales of pacl<ago<J alcoholic beverages, such as ale. beer, w1ne, afl4 

~ 

21.78.030 "C" Definitions 

Commercial Swimming Pool. 
An indoor or outdoor swimming pool operated for commercial purposes. 

Community Indoor Recreation 
A non-commercial indoor recreation establishment operated for the benefit of a community Examples Include 
community clubhouses and indoor swimming pools. 

21.78.040 "D" Definitions 

Dormitory. 
A rooming establishment typically associated w1th an educational institution. that provides temporary 
accommodations and may offer housekeeping meals and laundry services. 

21.78.050 "E" Definitions 

Educational Services. 
Establishments that offer teaching and learning activities or experiences. including preschools. grade schools 
colleges and universities and technical trade and other specJBity schools. 

21.78.060 "F" Definitions 

Float Plane Facility. 
A facility for storing and operating a float plane. The facility typically consists of piers docks and/or floats 

21.78.080 "H" Definitions 

Health and Human Services. 
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A subset of Education. Public Administration Health Care. and Other Institutions consisting of: Ambulatory or 
Outpat1ent Serv1ces Nurs1ng Superv1s1on and Other Rehab111tat1ve Serv1ces Social Assistance Welfare and 
Charitable Services; Day Care Centers· and Family Day Care Providers. 

Hotels, Motels, and Other Accommodation Services. 
Establishments that serve lodging and short-term accommodations for travelers such as hotels. motels. bed and 
breakfast inns and other similar establishments. 

21.78.130 "M" Definitions 

Marine Recreation. 
An establishment offering water-oriented recreation opportunities in or on a river or lake. Swimming areas are 
excluded from this definition and are included as part of Parks Open Space. Trails and Gardens. 

21.78.160 "P" Definitions 

Parks. Open Space. Trails and Gardens 
A variety of outdoor recreation areas including wildlife refuges· wetland. stream. and wildlife mitigation areas· 
arboretums· pea patches· and play areas. This definition excludes: Athletic, Sports and Play Fields; and Marine 
Recreation. 

Party of Record 
In addition to the project applicant anv oerson who 
1). Submits written or verbal comments prior to the decision maker (as identified in RZC 21.76.050(6) issuing its 

decision and/or· 

2). Participates in an open record. pre decision hearing. and/or· 

3). Signs in at a neighborhood meeting conducted in compliance with RZC 21.76.060(C)(2) Required 
Neighborhood Meeting and/or; 

4) Requests to be made a party of record prior to the decision maker (as identified in RZC 21.76.050(6) issuing its 
decision 

Any person who completes any of the above actions must also provide a complete legible postal mailing address to 
be considered as a party of record. 

21.78.180 "R" Definitions 

Research and Development. &ee ProfessioRal SeA';Gos. 
Research and analysis in the physical engineering. cognitive social or life sciences. 

21.78.190 "S" Definitions 

Solid Waste Transfer and Recycling 

Story. 

The collection treatment sorting. or disposal of residential or commercial solid waste or recycling materials at a 
central facility. 

That portion of a building included between the upper surface of any floor and the upper surface of the floor next 
above, except that the topmost story shall be that portion of a building included between the upper surface of the 
topmost floor and the ceiling or roof above. If the finished floor level directly above a usable or unused under floor 
space is more than six feet above grade as defined herein for more than 50 percent of the total perimeter or is 
more than 12 feet above grade as defined herein at any point, such usable or unused under floor space shall be 
considered a story. For non-buildings or for other instances where measurement in stories is insufficient a story 
shall equal 12 feet. 

Structure. 
That whish is b"ilt or sonstr"sted, an edifise or b"ilding of any l<ind, or any piese of work artifisially b"ilt or 
somposed of parts joined t<>gether in some definite manner. 
That which is constructed and placed permanently on or under the ground or over the water or attached to 
something having a permanent location on or under the ground or over the water excluding residential fences 
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less than six feet in height· retaining walls, rockeries. patios. and decks less than 30 inches in height· and similar 
improvements of a minor character. For the purpose of administering the Shoreline Master Program. structure 
shall have the meaning given in WAC 173-27-030(15). 

21.78.230 "W" Definitions 

Water-Oriented Accessory Structure. 
A structure that is accessory to a shoreline or water-dependent use. such as a boathouse storage and changing 
room or boat lift. 

Wetland Mitigation Banking. 
The act of restoring, establishing or enhanc1ng a wetland stream or other aquatiC resource for the ouroose of 
providing compensation in advance for unavoidable impacts to similar aquatic resources. 
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