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NUMBER:

SECTION: GENERAL BUSINESS

REQUESTED MOTION

INTRODUCTION
The purpose of this workshop discussion is to obtain city council input and policy direction on
several potential zoning and development process updates. These items were previously
discussed with the planning commission and are being brought forward for additional council
discussion before any ordinance amendments are prepared for formal adoption.
The topics for discussion include:
¢ Introducing Administrative Approvals for certain development applications, including;:

o Minor Site and Building Plan Reviews

o Minor Subdivisions and Boundary Line Adjustments

e Expanding the use of Concept Plan Reviews to allow earlier discussion of development
proposals.

e Discussing the future of the Residential Estate (RE) zoning districts, including the
previously proposed reduction of the minimum lot size in the RE-40 district from
40,000 square feet to 20,000 square feet, which generated significant neighborhood
opposition during the recent public open house.

The intent of the workshop is to discuss the advantages, concerns, and policy considerations
associated with these potential changes and receive council guidance on how staff should
proceed.

DISCUSSION

Administrative Approvals
Administrative approvals would be a development review process in which staff reviews an

application to ensure that it meets all applicable requirements of the zoning and development
code. If a proposal fully complies with the established standards and criteria, staff may
approve the request without requiring a public hearing or review by the planning commission
or city council.

Administrative approvals would be limited to minor modifications or applications that are
allowed by right under the zoning code and where the city does not have discretion to deny the
request if all requirements are met.



If a proposal requires a variance, exceeds the thresholds established for administrative review,
or otherwise involves discretionary decision-making, the application would continue to be
reviewed through the city’s existing process by the planning commission and city council, as
required by the municipal code. The following are being recommended by staff to be an
administrative review and approval process as part of the development code update.

Site and Building Plan Review

Staff has been exploring the possibility of allowing certain minor site plan modifications to be
approved administratively rather than requiring review by the planning commission and city
council. These types of applications typically involve small changes to an existing developed
site that already complies with zoning requirements.

Examples of potential administrative approvals could include:

Patios or small outdoor seating areas

Pergolas or small accessory structures

Fences

Minor parking lot modifications that do not reduce parking counts below requirements.
Building additions or changes that do not impact more than approximately 10 percent of
the existing floor area

Under this approach, projects would still be required to meet all zoning and development code
standards. The administrative review would primarily apply to proposals that do not
significantly alter site layout, circulation, or have neighborhood impacts. Several
considerations were raised during the planning commission workshop discussion, including;:

e Ensuring that administrative approvals do not create public notification concerns,
particularly when adjacent to residential zoning districts.

e Determining the appropriate threshold for administrative eligibility, such as using
percentage of building area versus square footage limits.

e Ensuring that minor modifications do not negatively impact required parking or
circulation.

e Retaining flexibility so that applications may still be referred to the Planning
Commission if staff determines a proposal warrants broader review.

To maintain transparency, staff discussed providing an Administrative Review Summary at
the Planning Commission meeting following any staff approval. This informational update
would allow the commission to monitor how the administrative process is being used and
serve as a check to ensure the tool is used as intended.

This type of process is commonly used by cities to streamline small projects, while allowing
planning commission time to focus on larger or more complex development proposals and
land use/planning policy.

Minor Subdivisions and Boundary Line Adjustments

Another proposed administrative approval category would involve minor subdivisions -
involving the creation of two to three lots and boundary line adjustments between existing
parcels.



Under current practice, these applications are reviewed by the planning commission and
approved by the city council even when the proposal fully complies with all zoning and
subdivision standards. In these cases, the city does not have discretion to deny the application
if all code requirements are met.

Allowing administrative approvals for these types of applications could improve efficiency and
reduce processing timelines when proposals are allowed by right under the zoning code.

Key considerations discussed include:

o If both resulting lots meet all zoning requirements, the city may have limited discretion
to deny the request.

e Maintaining the appearance of a discretionary review process when none exists can
create confusion for applicants and neighbors.

e An approval notice could be sent to neighbors that clearly states the subdivision meets all
applicable requirements and is therefore permitted. This notification would provide
information about the property split and identify a city contact for questions. This
requirement would only apply to minor subdivisions, not simple boundary adjustments.

e Appeal process for administrative decisions and what the appropriate timeframe would
be. Options could include maintaining the current five-day appeal period or extending
the timeframe if formal notice requirements are included.

Some planning commission members noted that while administrative approvals may improve
efficiency, public meetings can provide valuable transparency and discussion, even when a
proposal is largely administrative in nature.

Additionally, staff will need to consider whether other potential zoning changes—such as
changes to minimum lot sizes—could affect how administrative subdivision approvals function
in practice.

Concept Plan Reviews
Staff is also seeking direction the use of Concept Plan Reviews within the development process.

Currently, concept plan discussions are primarily used for certain development proposals
using the Planned Unit Development - Concept Stage process. Expanding to allow a general
concept plan review option could allow applicants, the planning commission, the city council
and city staff to discuss potential development proposals for rezoning or major
subdivisions/plats at an earlier stage before significant resources are invested in detailed
plans.

Benefits of expanding concept plan review could include:
¢ Allowing the city to provide early feedback on development concepts
e Helping applicants understand potential concerns before submitting formal applications
¢ Creating a more proactive and collaborative planning process

If expanded, this will clear up any confusion whether a project is truly going the PUD route in
the future and whether or not they will have that inherent flexibility. It will also be important
to clearly communicate that concept plan reviews are informational only and do not constitute
approval of a project.

Residential Estate District(s)



Staff is also seeking council guidance regarding the proposed updates to the Residential Estate
(RE) zoning districts.

Earlier discussions with the planning commission and city council included eliminating the
RE-60 and RE-80 districts and reducing the minimum lot size in the RE-40 district from
40,000 square feet to 20,000 square feet to have one Residential Estate District. The intent
was to simplify the zoning code and allow development patterns more consistent with other
single-family districts.

During the recent public open house, residents from affected neighborhoods attended the
meeting and expressed strong opposition to reducing the minimum lot size from the RE40
minimum of 40,000 square feet. Many residents indicated that the larger lot sizes and lower
density were a primary reason they chose to live in the area. Concerns were raised that
reducing the lot size could encourage subdivision of existing properties, alter neighborhood
character, and potentially affect property values.

Some residents also indicated they did not see a clear benefit to the proposed change and
suggested that if zoning changes were considered in the future, the city should maintain or
increase minimum lot size requirements to preserve the existing character of the
neighborhood.

During staff discussions, broader policy questions were raised regarding the long-term role of
the Residential Estate districts. While maintaining large-lot districts can preserve
neighborhood character, it may also limit housing opportunities and shift density pressures to
other areas of the city.

The city council is being asked for direction moving forward. You can do one of two things:

1. Move forward with original proposed changes to the Residential Estate District,
removing the RE 80, 60, and 40 districts and setting the minimum lot size to 20,000
square feet.

2. Remove the RE80 and RE60 references in the code as they are currently not in use, and
keep the RE40 and RE20 districts in place.

Staff does want to note, that if the city council is not interested in pursuing changes to the RE-
40 District at this time, one option would be to give staff direction to revisit the future of the
Residential Estate districts as part of the city’s upcoming Comprehensive Plan update.
Addressing the issue within that process would allow the district to be reviewed in the broader
context of long-term growth, land use planning, and housing needs. This approach would
pause consideration of the proposed change as part of the development code update while
ensuring the topic is evaluated more comprehensively as part of the city’s long-range planning
efforts rather than being set aside indefinitely.

RECOMMENDATION
This item is presented for discussion and policy guidance. Staff is seeking city council input on
the following questions:
e Does the council support introducing administrative approvals for minor site plan
modifications and minor subdivisions when all code requirements are met?
¢ Does the council support expanding concept plan review opportunities to include plats
and rezoning requests?
¢ Does the council wish to continue pursuing changes to the RE-40 minimum lot size?
o If not, should the Residential Estate districts be evaluated as part of the



Comprehensive Plan process?
Staff will use council feedback from this workshop to determine whether to incorporate the
changes discussed into the draft development code.

ATTACHMENTS
LargeREMap


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3969655/LargeREMap.pdf
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