
 

AMERICANS WITH DISABILITIES ACT 
The City of Ellensburg strives to make our services, programs, and activities readily 
accessible and usable by individuals with disabilities. Reasonable accommodations will be 
made upon request. Please furnish the ADA Coordinator with your request in sufficient time 
for the City to provide a reasonable accommodation by calling the City of Ellensburg ADA 
Coordinator at (509) 962-7222 or email ADAcoordinator@ellensburgwa.gov. 

   

AGENDA 
PLANNING COMMISSION 

October 10, 2024 
  

Hybrid Meeting In-person and via Zoom 
  

 
  

Members of the public who wish to participate in this meeting may do so either in 
person or remotely via video conferencing by following this link: 

https://us02web.zoom.us/j/86835256115?pwd=Nm9RVGdDYWpGd3ZEdllHRmREb0V0d
z09  

 Meeting ID: 868 3525 6115 
347244 
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CITY OF ELLENSBURG 
PLANNING COMMISSION AGENDA 

Council Chambers 
501 North Anderson Street 

Ellensburg, WA 98926 
And remotely via Zoom  

Thursday, October 10, 2024  
5:45 PM - Regular Meeting  

 

1. Call to Order and Roll Call of Members   
  
2. Approval of Agenda (No Public Comment)  
  
3. Approval of Minutes   
  
 3.A Approval of Minutes from 9/12/2024  
  
4. New Business   
  
 4.A Planning Commission Middle Housing Study Session  
  
5. Unfinished Business   
  
6. Citizen Comment   
  
7. Staff Update/Discussion Items   
  
 7.A Commissioner Questions  
  
8. Commission Representative Update   
  
9. Adjournment   
  

 

 
For more information on the Ellensburg Planning Commission, contact Planning Manager, Jeremy Johnston, at 

509-962-7232. 
The Contents of this agenda have been photocopied on recycled paper. 

 

Page 2 of 49



Page 3 of 49



Page 4 of 49



Recommended Code 
Updates
Planning Commission

October 10, 2024
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Housing Changes
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Housing Action Plan Goals

1. Produce more housing

2. Add variety to the housing stock

3. Preserve and create income-restricted affordable 
housing units
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Related Housing Action Plan Strategies: 

1. Encourage the construction of townhouses

2. Encourage the construction of cottage housing

3. Encourage the construction of accessory dwelling units

4. Encourage the construction of multiplex housing

6. Build added flexibility into the zoning code 

9. Update housing incentives to encourage missing 
middle housing production…
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1. Encourage the construction of 
townhouses 

Housing Action Plan Recommendations (HAP p.21): 

• Ensure that townhouse developments fit within the allowed densities of R-S and 
R-L zones

• Reduce parking requirements to 1 or 1.5 parking spaces per unit, particularly for 
one- or two-bedroom townhouses

• Remove landscaping requirements, consistent with detached single-family home 
design guidelines

Sample proposed changes: 

➢Reduced parking requirements to 1.0 space for 1-2 bedroom townhouses (p.33)

➢Removed townhouse-specific landscaping requirements (p.29)
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2. Encourage the construction of cottage 
housing

Housing Action Plan Recommendations (HAP p.22): 

• Consider a maximum unit size of 1,500 square feet

• Add flexibility in open space requirements

• Adjust the density bonus to accommodate development opportunities

Sample proposed changes: 

➢Increased maximum size to 1,500 square feet (p. 24) 

➢Removed private open space requirements & reduced required public 
open space and adjusted site requirements to allow more flexibility (p.24-
26)

➢Removed cottage housing-specific architectural detail requirements (p. 26)
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3. Encourage the construction of 
accessory dwelling units

1337 Requirements: 

• Allow at least two ADUs (detached or attached) per unit; 
cannot restrict ADUs below 1,000 square feet

Housing Action Plan Recommendations (HAP: 

• Consider accommodating more than one ADU per property

Sample proposed changes: 

➢Allow two ADUs per primary unit (p. 22)

➢Maximum ADU size of 1,000 square feet (p. 22) 
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4. Encourage the construction of multiplex 
housing

Housing Action Plan Recommendations (HAP p.24): 

• Adjust density maximums and/or density bonus regulations to make 
these unit types feasible on typical infill lots in R-S and R-L zones

Developer recommendations: 

• Reduce parking for smaller multifamily units to allow encouraged 
density

Sample proposed changes: 

➢Adjusted density bonus to allow up to 100% bonus for affordable units 
(p.9, 13-14)

➢Reduced parking requirements for studio and one-bedroom units (p.34)
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6. Build added flexibility into the zoning 
code 

Housing Action Plan Recommendations (HAP p.26): 
• Remove or revise density maximums in the R-S and R-L 

zones to accommodate more housing types such as 
townhouses, multiplexes, and cottage housing

• Consider…flexible adjustments to open space requirements

Sample proposed changes: 
➢Allow required off-street parking in the rear yard setbacks 

in R-L, R-M, R-O and R-H (as with single family) (p.35)

➢Adjustments to density bonus program (p.9, 13-14)
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9. Update housing incentives to encourage 
missing middle housing production…

Housing Action Plan Recommendations (HAP p.32-33): 

• Reduce parking requirements as an effective cost-reduction incentive for 
housing developments for housing developments in areas within a quarter 
mile of transit or for units of income-restricted affordable housing

• Rethink constraints for use of the alternate housing types density bonus 

• Strengthen the existing density bonus for affordable housing

Proposed changes already discussed: 

➢Reduced parking requirements

➢Changes to density bonus program
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15.130.160 P definitions. 

Park means those areas of land under public ownership devoted to passive and active recreation activities 
and facilities. Such activities include open spaces, playgrounds, athletic fields, athletic or recreation structures.  

Parking space, off-street. "Off-street parking space" means an off-street parking space available for the 
parking of one motor vehicle conforming to the standards set forth in chapter 15.550 ECC and section 6, parking 
standards, public works development standards.  

Pedestrian accessway refers to a publicly accessible walkway or trail that provides a mid-block connection 
between streets. See ECC 15.420.020(A)(3) for applicable standards.  

Pedestrian-oriented space is defined in ECC 15.520.030(C).  

Permeable pavement is a paving system which allows rainfall to percolate through it into the underlying soil 
or an aggregate reservoir. Examples include porous asphalt, porous concrete, interlocking concrete pavers, and 
open cell paving grids.  

Permit, project permit, or project permit application means any land use or environmental permit or license 
required from a local government for a project action, including but not limited to building permits, subdivisions, 
binding site plans, planned unit developments, conditional uses, shoreline substantial development permits, site 
plan review, permits or approvals required by critical area ordinances, site-specific rezones authorized by a 
comprehensive plan or subarea plan, but excluding the adoption or amendment of a comprehensive plan, subarea 
plan, or development regulations except as otherwise specifically included in this subsection.  

Person means any individual, partnership, corporation, trust, incorporated or unincorporated association, 
marital community, joint venture, governmental entity, or other entity or group of persons, however organized. 
"Person" includes a trustee, a receiver, an assignee, or a similar representative.  

Personal service means a use that provides a service that is nonmedical as a primary use and may include 
accessory retail sales of products related to the services. Examples would include but not be limited to: barber, 
beautician, masseur, tailors, clothing rental, shoe repair shops, and steam and sauna baths.  

Personally identifiable information, for the purpose of chapter 15.370 ECC, means any information that 
includes, but is not limited to, data that uniquely identify, distinguish, or trace a person's identity, such as the 
person's name, or address, either alone or when combined with other sources, that establish the person is a 
qualifying patient or designated provider.  

Places of assembly means a structure for groups of people to gather for an event or regularly scheduled 
program. Examples include but are not limited to arenas, religious institutions, lecture halls, banquet facilities, and 
similar facilities.  

Planning commission means the Ellensburg planning commission created by chapter 1.14 ECC.  

Plant means, for the purpose of chapter 15.370 ECC, an organism having at least three distinguishable and 
distinct leaves, each leaf being at least three centimeters in diameter, and a readily observable root formation 
consisting of at least two separate and distinct roots, each being at least two centimeters in length. Multiple stalks 
emanating from the same root ball or root system shall be considered part of the same single plant.  

Precision instrument approach is, for the purpose of chapter 15.350 ECC, designed to provide an approach 
path for exact alignment and descent of an aircraft on final approach to a runway.  

Precision instrument runway 29 is, for the purpose of chapter 15.350 ECC, a 50,000-foot-long trapezoid that 
is 1,000 feet wide at the point where it meets the primary surface. It has a 50:1 slope for the first 10,000 feet and a 
slope of 40:1 for the remaining 40,000 feet. The approach surface is 16,000 feet wide at the outermost point.  
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Preliminary subdivision or plat means a scaled drawing of a proposed subdivision showing the general layout 
of streets, lots, blocks, rights-of-way, easements and other required elements of a plat which shall furnish a basis 
for the preliminary approval or disapproval of the general layout of the subdivision and preparation of a final 
subdivision. See chapter 15.260 ECC.  

Premises means a specified lot or tract of land under single ownership.  

Preservation planner means, for the purposes of chapter 15.280 ECC, the department of community 
development employee or consultant assigned to staff the Ellensburg landmarks and design commission and 
administer the historic preservation program.  

Primary surface means, for the purpose of airport overlay zone regulations set forth in chapter 15.350 ECC, a 
surface longitudinally centered on a runway. When the runway has a specially prepared hard surface, the primary 
surface extends 200 feet beyond each end of that runway. For military runways or when the runway has no 
specially prepared hard surface, or planned hard surface, the primary surface ends at each end of that runway. The 
elevation of any point on the primary surface is the same as the elevation of the nearest point on the runway 
centerline.  

Principal unit is a single-family housing unit, duplex, triplex, townhome, or other housing unit located on the 
same lot as an accessory dwelling unit. 

Process means, for the purpose of chapter 15.370 ECC, to handle or process cannabis in preparation for 
medical use.  

Produce means, for the purpose of chapter 15.370 ECC, to plant, grow, or harvest cannabis for medical use.  

Public agency or utility office means a building or portion thereof used primarily for administration purposes 
by a public agency or utility.  

Public meeting means an informal meeting of people to obtain comments from a city commission, 
committee, or public agency and members of the public prior to a decision on a project permit application.  

Public place includes, for the purpose of chapter 15.370 ECC, streets and alleys of incorporated cities and 
towns; state or county or township highways or roads; buildings and grounds used for school purposes; public 
dance halls and grounds adjacent thereto; premises where goods and services are offered to the public for retail 
sale; public buildings, public meeting halls, lobbies, halls and dining rooms of hotels, restaurants, theaters, stores, 
garages, and filling stations which are open to and are generally used by the public and to which the public is 
permitted to have unrestricted access; railroad trains, stages, buses, ferries, and other public conveyances of all 
kinds and character, and the depots, stops, and waiting rooms used in conjunction therewith which are open to 
unrestricted use and access by the public; publicly owned bathing beaches, parks, or playgrounds; and all other 
places of like or similar nature to which the general public has unrestricted right of access, and which are generally 
used by the public.  

Public transportation. 

1. Public transportation means the conveyance of passengers and/or freight by buses, trains, airplanes or 
taxis for a fare.  

2. Passenger terminals means the facilities used as transfer areas, ticketing agencies and administrative 
offices for "public transportation," excluding taxi stands or bus stops along prescribed bus routes.  

3. Deadhead stations means the facilities used for the storage and mechanical maintenance of vehicles 
engaged in "public transportation."  

Public use means any use of land by the public or a local, state or federal government agency.  

Public utility means any use of land by a local, state, or federal agency, or by any person, firm or corporation 
licensed or franchised by such a government agency involving the transportation or transmission of materials, 
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signals or electrical energy by vehicle or through conduit, wire, pipe or other similar device. Typical examples of 
this would include water, gas and sewer mains, television or telephone lines, and refuse collection. For the 
purpose of this title, such uses located or to be located on the properties they are to serve shall not be included in 
this definition.  

Public works development standards means those standards filed by the director of public works and utilities 
with the Ellensburg city clerk, as approved and adopted by reference in ECC 4.04.020, including any amendments 
thereto made in accordance with ECC 4.04.040.  

(Ord. 4887 § 13, 2022; Ord. 4804 § 4, 2018; Ord. 4656 § 1 (Exh. O2), 2013) 
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15.310.040 - Use tables. 
Table 15.310.040 

Residential-Based Uses 

 

Use R-S R-L R-

M 

R-

H 

R-

O 

C-

N 

C-

H 

C-

C 

C-

C II 

I-

L 

NC-

MU 

RC-

MU 

I-

H 

P-R MHP 

RESIDENTIAL, GENERAL 

Dwelling, single-

family * 

(ECC 15.540.020) 

P P P 
 

P 
         

P 

Dwelling, cottage * 

(ECC 15.540.050) 

P P P 
 

P 
        

A 6 
 

Dwelling, duplex * 

(ECC 15.540.030) 

P 2 P 2 P 
 

P 
  

P 7 P 7 
 

P P 
 

A 6 
 

Dwelling, 

townhouse * 

(ECC 15.540.060) 

P 2 P 2 P P P P 3 
 

P 7 P 7 
 

P P 
 

A 6 
 

Dwelling, 

multifamily * 

(Division V of this 

title) 

P 1,5 P 1,5 P P P P 3 C P 7 P 7 
 

P P 
 

A 6 
 

Dwelling, live-work * P 4 P 4 P 4 P 4 P 4 P 
 

P 7 P 7 
 

P P 
   

Manufactured home 

park * 

(ECC 15.340.040) 

C C C P C 
        

A 6 P 

GROUP RESIDENCES 
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Use R-S R-L R-

M 

R-

H 

R-

O 

C-

N 

C-

H 

C-

C 

C-

C II 

I-

L 

NC-

MU 

RC-

MU 

I-

H 

P-R MHP 

Boarding houses, 

lodging houses 

 
C P P C 

  
P 7 P 7 

 
P P 

 
A 6 

 

Adult family home * P P P P P P 
 

P 7 P 7 
 

P P 
 

A 6 
 

Community 

residential facility * 

  
C C C C 

 
P 7 P 7 

 
P P 

 
P/A 6 

 

Senior citizen 

assisted housing * 

  
P P P P 

 
P 7 P 7 

 
P P 

 
A 6 

 

RESIDENTIAL ACCESSORY USES 

Accessory dwelling 

unit * 

(ECC 15.540.040) 

P P P P P 
  

P 7 P 7 
      

Home occupations * 

(ECC 15.340.020) 

P P P P P P P P 7 P 7 P P P P P 6 P 

 

Development conditions: 

1. Subject use may be permitted subject to density bonus incentives set forth in 
table 15.320.030 and chapter 15.330 ECC. 

2. Duplexes and townhomes are permitted in the R-L and R-S zones on infill lots (preexisting legal lots 
of record as of December 31, 2021) notwithstanding the maximum density limits in table 15.320.030. 
For lots recorded after this date, duplexes and townhomes are permitted in the R-L and R-S zones but 
must meet the density requirements of ECC 15.320.030. 

3. Residential uses are permitted in the C-N zone provided nonresidential uses occupy the ground 
floor of all buildings fronting on the street. For example, residential uses could be on upper levels of 
buildings fronting on the street or, for deep lots, subject residential uses may occupy any buildings 
away from the street and behind the buildings that front onto the street. 
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4. Nonresidential uses may be permitted within live-work dwellings subject to the permitted uses in 
the underlying zoning district. 

5. Multifamily dwelling units shall not be located adjacent to existing single-family dwellings, except 
where such uses were approved on an individual plat. 

6. All uses permitted in the P-R zone must be either outright permitted and operated as a public use 
or must be an accessory use to the primary public use (see ECC 15.310.050). 

7. Except for lobbies or similar entrances, all permitted residential uses in the C-C and C-C II zones are 
prohibited within 30 feet of the sidewalk on the ground floor of properties fronting on storefront 
streets per ECC 15.510.050(E). 
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15.320.090 Setbacks from alleys. 

Accessory buildings, where built on top of an existing garage,  and accessory dwelling units, where built on 
top of an existing garage, may be built to a property line abutting an alley, provided sufficient turning movement 
and emergency vehicle access is provided within the alley.  

(Ord. 4807 § 46, 2018; Ord. 4656 § 1 (Exh. O2), 2013) 
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15.330.020 - Density bonus system for the R-S and R-L zones. 

Table 15.330.020 summarizes the types of bonus elements and the range of density bonuses by 
percentages for each element. Details and conditions for each bonus element are provided in 
subsections (A) through (F) of this section. Developments may use a combination of bonus elements 
provided they comply with the maximum density provisions set forth for the zone in table 15.320.030. 
An exception to the maximum density provisions is only provided for projects complying with net zero 
energy standards as set forth in subsection (A) of this section. 

Table 15.330.020 
Density Bonuses for the R-S and R-L Zones 

Bonus element Density bonus 
% increase 

Special conditions 

Energy efficient construction/Built Green, 
LEED or other similar environmental 
certification 

25—150% See subsection (A) of this section for details 

Greater mix of housing types 10—15% See subsection (B) of this section for details. This 
option may be applied to all development sites 
with at least 5 acres 

Off-street trails 5—20% See subsection (C) of this section for details 

Transfer of development rights (TDR) Up to 50% See subsection (D) of this section for details 

Historic preservation 15 to 50% See subsection (E) of this section for details 

Affordable housing 15 to 50 100% See subsection (F) of this section for details 

A. Energy efficient construction. 

1. Table of green building and energy efficient density bonuses. Four tiers of density incentives 

are employed to promote increasing levels of green building performance and higher energy 

efficiencies (via a green building rating system) in new developments. Applicable green 

building rating systems shall be indicated on the plat and confirmed with individual building 

permit application as directed in subsection (A)(2) of this section, project certification. The 
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following table outlines density bonuses associated with specific green building rating 

systems for single-family, duplex and townhouse developments in the R-S and R-L zones. 

Table 15.330.020(A) 

Energy Efficiency Density Bonuses for the R-S and R-L Zones 

Density bonus 20% 50% 100% 150% 

Compliance paths for single-family, cottages, duplexes, townhouses, and multifamily 

Certification level 
required * 

LEED-Silver or Built 
Green 4-star 

LEED-Gold or Built 
Green 5-star 

LEED-
Platinum 

Living Building 
Challenge 

 

Conditions/notes: 

* Equivalent rating systems which require third party verification maybe be approved at the 
discretion of reviewing authority. 

2. Project certification. 

a. Building permit. The applicant shall submit a building permit that is consistent with all conditions of 
the land use permit approval. The applicant shall also submit documentation that the project has 
applied for certification by a green building rating system, such as LEED or Built Green. Proof of 
ongoing certification shall be required during construction and project certification must be 
completed prior to final occupancy. 

b. Living Building Challenge. For projects pursuing the Living Building Challenge for the purpose of a 
density bonus, the applicant must show proof of pursuing ongoing certification during construction 
for all required elements. After construction and prior to issuance of the certificate of occupancy, the 
applicant must show proof of initial project compliance as to the site, materials, indoor quality and 
beauty/inspiration components of the Living Building Challenge and that the project is likely to 
achieve the elements of energy and water following 12 months of occupancy as required under Living 
Building Challenge certification. For those elements of energy and water that require occupancy of 
the building for 12 months for Living Building Challenge certification, the applicant must submit a 
report to the city following 12 months of occupancy, demonstrating its progress towards meeting 
these remaining elements of the Living Building Challenge standard. If certification of those elements 
has not been achieved, the applicant must provide quarterly reports of progress towards certification 
of these elements, including additional steps and timeline that will be taken to achieve certification. 

B. Mix of housing types. Up to a 50 percent density bonus may be provided for providing a diversity of 
housing types. This option may be applied to all development sites at least five acres in area. 

1. Housing mix density bonus table. 

10
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Table 15.330.020(B) 
Housing Mix Density Bonuses 

Housing mix Density 
bonus 

At least 50% of the dwelling units are "alternative housing types" as defined below. At least 2 
alternative housing types must be employed, with each type accounting for no less than 10% of 
the total units. 

10% 

At least 67% of the dwelling units are "alternative housing types" as defined below. At least 3 
alternative housing types must be employed, with each type accounting for no less than 10% of 
the total units. 

15% 

 

2. Alternative housing types include: 

a. Accessory dwelling units (ADU) complying with design provisions set forth in 
ECC 15.540.040. Also note that while ADUs do not count as a unit for the purpose of 
calculating density, they may be counted as an alternative housing type for the purpose of 
calculating the percentage of alternative housing types to total permitted units; 

b. Small detached single-family dwelling units. This includes dwellings no larger than 1,400 
square feet in gross floor area, excluding an attached or detached garage or other 
nonhabitable floor area. Such dwellings must comply with design provisions set forth in 
ECC 15.540.020; 

c. Cottage dwelling units, complying with design provisions set forth in ECC 15.540.050. Also 
note that each cottage shall count as one-half of a dwelling unit for the purpose of calculating 
allowed density. However, for the purpose of determining the percentage of alternative 
housing types, each cottage dwelling may be counted as a single unit; 

d. Duplexes complying with design provisions set forth in ECC 15.540.030; 

e. Townhouses complying with design provisions set forth in division V and notably 
ECC 15.540.060; and 

f. Multifamily buildings, where permitted in the applicable zoning district, complying with 
design provisions set forth in division V. 

3. The specific location, mixture, and amount of housing shall be indicated on the plat to ensure 
compliance with the density bonus provisions herein. 

C. Off-street trails. 
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1. Density bonus. The density bonus percentage is based on the type and length of off-street trail with 
respect to the size of the development. 

Table 15.330.020(C) 
Off-street Trail Density Bonuses 

Trail type Trail extent Density bonus % 

Walking, soft surface >1 lf of trail/4 lf of site perimeter length 5% 

 
>2 lf of trail/4 lf of site perimeter length 10% 

Walking, hard surface >1 lf of trail/4 lf of site perimeter length 10% 

 
>2 lf of trail/4 lf of site perimeter length 15% 

Multi-use >1 lf of trail/4 lf of site perimeter length 15% 

 
>2 lf of trail/4 lf of site perimeter length 20% 

2. Standards for trails. Trails may either be a soft surface walking path, a hard surfaced walking path, 
or a wider hard surfaced multi-use pathway. As referenced in the nonmotorized transportation plan, 
federal, state, and professional guidance exists to ensure the system is designed to provide safe and 
accommodating facilities. Ellensburg relies primarily on: 

a. The Federal Highway Administration's (FHWA's) National Bicycling and Walking Study: Case 
Study No. 24—Current Planning Guidelines and Design Standards Being Used by State and 
Local Agencies for Bicycle and Pedestrian Facilities, has detailed engineering solutions for 
many nonmotorized situations. 

b. AASHTO Guide for the Development of Bicycle Facilities, 3rd Edition, offers guidelines and 
minimum design criteria for safe bicycle facilities. 

c. AASHTO Guide for the Planning, Design, and Operation of Pedestrian Facilities, 1st Edition, 
has guidelines and minimum design criteria for pedestrian facilities. 

d. WSDOT's Bicycle Facility Design Guidance (Chapter 1020) provides uniform minimum 
standards and criteria for the design and construction of bicycle facilities. 

e. WSDOT's Pedestrian Design Guidance (Chapter 1025) serves as a standard for construction 
and design of pedestrian facilities. 

f. The John Wayne Pioneer Trail, The Ellensburg Greenway: Reconnection Study (2001) will 
guide the planning and design of that trail. 
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g. ADA Accessibility Guidelines for Transportation Facilities is consulted to ensure facilities are 
available to everyone. 

h. Manual on Uniform Traffic Control Devices for Streets and Highways, USDOT, FHWA; as 
adopted and modified by chapter 468-95 WAC provides standards for signs and other traffic 
control devices. 

3. Context. The trails must be integrated into the design of the development as an amenity. To 
accomplish this goal, tall fences separating dwellings from trails are prohibited. Fences that separate 
dwellings in the subdivision from trails shall be less than 42 inches in height or at least 33 percent 
transparent (those portions of the fence taller than 42 inches in height). Notes referencing these 
standards shall be included on the plat. Fences adjacent to mid-block trails that run alongside yards 
are exempt from this standard. 

D. Transfer of development rights (TDR). Developments may purchase the rights to develop additional 
units through the city's TDR program (subject to the city adopting a TDR program) in the amount 
equal to a 50 percent increase in on-site density. For example, if 60 dwelling units are permitted 
under base maximum density requirements, then up to 30 additional dwelling units may be developed 
on the site if purchased through the city's TDR program. 

E. Historic preservation. 

1. Density bonus. For each building that is preserved, the development shall qualify with a 
minimum of 15 percent and a maximum of 50 percent increase in on-site density for one acre 
of development. For example, if the development site covers ten acres, the density bonus 
qualifies for one of the ten acres. 

2. Eligibility. Properties eligible for this density bonus option must feature a property that is 
eligible for historic landmark listing under the Ellensburg landmarks register, per 
ECC 15.280.080. Subject properties must be in habitable condition, or improved to habitable 
condition. Developments may also receive the density bonus credit if they are moved to 
another site within the city provided the applicable building/site meets applicable standards 
set forth in this title. 

F. Affordable housing. 

1. Density bonus. The available density bonus increase is based on the percentage of 
affordable housing units integrated into the subdivision, with a minimum of 15 percent to 
qualify and a maximum density bonus increase of 50 100 percent. The percentage shall be 
based on the number of affordable housing units divided by the base maximum density. 

For example, if an applicant proposes 18 affordable units out of 60 maximum base units (30 
percent), then the development is eligible for a 30 percent density bonus increase (in this 
case, 18 additional units). Even if the applicant seeks other density bonuses, the percentage of 
the affordable housing units will be measured against the base maximum density (not 
necessarily the total density, after other density bonuses). 
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2. Affordable housing unit requirements. 

a. Affordability. Units must be affordable to persons with incomes at or below 80 percent of 
the median income for Kittitas County residents for a density bonus of up to 50%. For density 
bonuses of 50-100%, at least 20% of affordable units must be affordable to persons with 
incomes at or below 60 percent of Kittitas County median income.  

b. Duration. Housing shall serve only income-eligible households for a minimum period of 25 
years from the later of the date when the affordability agreement between the housing owner 
and the city, as referenced in subsection (F)(3) of this section, is recorded, or the date when 
the affordable housing becomes available for occupancy as determined by the city; 

c. Designation of affordable housing units. Prior to the issuance of any permit(s), the director 
shall review and approve the location and unit mix of the affordable housing units consistent 
with the following standards: 

i. Location. The location of the affordable housing units shall be approved by the city, 
with the intent that they generally be intermingled with all other dwelling units in the 
development; 

ii. Tenure. The tenure of the affordable housing units (ownership or rental) shall be 
the same as the tenure for the rest of the housing units in the development; and 

iii. Size (bedroom). The affordable housing units shall consist of a range of number of 
bedrooms that are comparable to units in the overall development; and 

iv. Size (square footage). In no case shall the affordable housing units be less than 500 
square feet for a studio unit, 600 square feet for a one-bedroom unit, 800 square feet 
for a two-bedroom unit, or 1,000 square feet for a three-bedroom unit; 

d. Design. The exterior design of the affordable housing units must be compatible and 
comparable with the rest of the dwelling units in the development and must comply with 
project design provisions specified in division V. The interior finish and quality of construction 
of the affordable housing units shall at a minimum be comparable to entry level rental or 
ownership housing in the city; and 

e. Timing/phasing. The affordable housing units shall be available for occupancy in a time 
frame comparable to the availability of the rest of the dwelling units in the development. 

3. Affordability agreement. Prior to issuing any building permit, an agreement in a form 
approved by the director that addresses price restrictions, homebuyer or tenant 
qualifications, phasing of construction, monitoring of affordability, duration of affordability, 
and any other applicable topics of the affordable housing units shall be recorded with Kittitas 
County auditor's office. This agreement shall be a covenant running with the land and shall be 
binding on the assigns, heirs and successors of the applicant. The city may agree, at its sole 
discretion, to subordinate any affordable housing regulatory agreement for the purpose of 
enabling the owner to obtain financing for development of the property. 

14

Page 28 of 49



4. Monitoring and fee. The city reserves the right to establish in the affordability agreement 
referred to in subsection (F)(3) of this section, monitoring fees for the affordable housing unit, 
which can be adjusted over time to account for inflation. The purpose of any monitoring fee is 
for the review and processing of documents to maintain compliance with income and 
affordability restrictions of the affordability agreement. 

(Ord. 4807 § 47, 2018; Ord. 4656 § 1 (Exh. O2), 2013) 
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15.540.020 Single-family design standards. 

A. Purpose. 

1. To enhance the character of the street;  

2. To maintain "eyes on the street" for safety to pedestrians and to create a more welcoming and 
interesting streetscape;  

3. To deemphasize garages and driveways as major visual elements along the street; and  

4. To provide usable yard space for residents.  

B. Entries and facade transparency. 

1. Clear and obvious pedestrian access between the sidewalk and the building entry is required for new 
dwelling units (the driveway may be used to help meet this requirement);  

2. All new houses shall provide a covered entry with a minimum size of three feet by three feet. Covered 
entries may project up to six feet into the front yard per chapter 15.320 ECC; and  

3. At least eight percent of the facade (all vertical surfaces facing the street) shall include transparent 
windows or doors.  

 

Figure 15.540.020(B). Single-family design requirements. 
 

C. Garage placement and design. 

1. Where lots abut an alley, the garage or off-street parking area is encouraged to take access from the 
alley;  

2. The garage doors shall occupy no more than 50 percent of the ground-level facade facing the street. 
Departure: garage doors may exceed this limit up to a maximum of 65 percent of the ground level 
facade facing the street provided at least two of the following design details are utilized. For front-
loaded lots where the garage faces the street and the garage is even with the facade of the house or 
less than five feet behind the front facade of the house, at least one of the following design details 
shall be utilized:  
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a. A decorative trellis over the entire garage;  

b. A window or windows are placed above the garage on a second story or attic space under 
roofline;  

c. A balcony that extends out over the garage and includes columns;  

d. Utilizing all single vehicle car doors as an alternative to wider garage doors suitable for two-car 
garages;  

e. Decorative windows on the garage door;  

f. Decorative details on the garage door. Standard squares on a garage door will not qualify as a 
decorative detail;  

g. A garage door color (other than white) that matches or complements the color of the house; 
and/or  

h. Other design techniques that meet the intent, as determined by the director.  

 

Figure 15.540.020(C). Garage design detail examples. 
 

3. The minimum garage setback is at least 22 feet from the sidewalk edge.  

D. Driveway standards. Where a new driveway off of a public street is permitted, the following standards apply:  

1. No more than one driveway per dwelling unit;  

2. Private driveways shall not exceed the following widths:  

Width of lot  Width of driveway  

Less than 16 feet  8 feet  

16 to 30 feet  50% of lot width  

30 to 50 feet  20 feet  

Over 50 feet  25 feet  

 

3. Tandem parking configurations may be used to accommodate two-car garages for single-family and 
duplex structures pursuant to ECC 15.550.040(A).  

The width of properties with nonparallel side lot lines shall be determined at the plane of the garage door 
when determining conformance with the standards above.  
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Also see section 3, street standards, of the city's public works development standards for additional driveway 
standards.  

E. Minimum usable open space. All new single-family residences shall provide a contiguous open space 
equivalent to ten percent of the lot size (excluding area within an adjacent alley or public right-of-way). Such 
open space shall not be located within the front yard. The required open space shall feature a minimum 
dimension of 15 feet on all sides. For example, a 6,000-square-foot lot would require a contiguous open 
space of at least 600 square feet, or 20 feet by 30 feet in area. Driveways shall not count in the calculations 
for usable open space. Single-family additions shall not create or increase any nonconformity with this 
standard.  

 

Figure 15.540.020. Examples of how to meet open space requirements for alley-loaded lots. 
 

F. Energy efficiency. Single-family dwellings and accessory buildings are encouraged to meet the energy 
efficiency guidelines set forth in ECC 15.530.070.  

(Ord. No. 4929 , § 6, 11-6-2023; Ord. 4807 § 58, 2018; Ord. 4656 § 1 (Exh. O2), 2013) 
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15.540.030 - Duplex design standards. 

A. Purpose. Duplexes should be designed similar in nature to single-family dwellings and shall feature 
a visible entry and windows facing the street. The visibility of driveways and garages should be 
minimized and sufficient private open space should be provided. 

B. Design provisions. Specifically, duplexes shall comply with the single-family design provisions set 
forth in ECC 15.540.020 with the following exceptions and additional provisions: 

1. Duplexes may include a 24-foot-wide shared driveway or two 12-foot driveways on 
opposite ends of the lot; 

2. Tandem parking to accommodate two-car garages may be used for duplex structures 
pursuant to ECC 15.550.040(A); and 

3. Separate covered entries for each unit are required (applicable to new buildings only);. 

4. Duplexes on corner lots shall place pedestrian entries on opposite streets (applicable to 
new buildings only); and 

5. Duplexes shall use articulated roof forms to help break up the massing of buildings and 
distinguish individual units. Duplexes on corner lots may be exceptions, where it is often 
desirable for a duplex to appear as one dwelling unit (but with entries on opposite streets). 
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Figure 15.540.030. Diagram illustrating duplex design provisions. 
 

(Ord. 4807 § 58, 2018; Ord. 4656 § 1 (Exh. O2), 2013) 
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15.540.040 Accessory dwelling unit design standards (ADU). 

A. Purpose. 

1. To provide infill housing opportunities throughout residential zones in Ellensburg;  

2. To provide affordable housing options; and  

3. To provide an opportunity for rental income for property owners.  

B. Standards for all ADUs. An ADU is designed and established to be a separate dwelling unit that is accessory to 
a principal unitprimary single-family dwelling. ADUs can be attached to the primary dwelling or detached. 
ADUs differ from duplexes in the zoning districts where they are allowed and ADUs are subject to specific 
size and design criteria relative to the primary dwelling unit.  

ADUs are prohibited on any lot of record that is currently developed with a single-family dwelling unit that 
has been converted to a multifamily use. For example, this would include a single-family dwelling unit that has a 
defined "unit A" and a "unit B."  

Subject to the prohibition above, oneTwo accessory dwelling units areis permitted on any lot of record in any 
zone that is permits single-family dwellings and is currently developed with a single-family dwellingprincipal unit 
provided all of the following conditions are met:  

1. No more than two bedrooms shall be provided in an accessory dwelling unit;  

2. ADUs shall contain a minimum of 300 square feet in floor area, exclusive of stairways or garage area; 
and 

3.      ADU’s shall not exceed 1,000 square feet of gross floor area. Gross floor area is the interior habitable 
area including basements and attics but not including a garage or accessory structure. 

3. ADUs shall not exceed 40 percent of the floor area of a primary dwelling unit or 1,000 square feet, 
whichever is less, except as follows:  

a. An ADU up to 500 square feet in floor area shall be allowed when the size of the primary dwelling 
unit would restrict the size of the ADU to less than 500 square feet in floor area. For example: a 
primary dwelling unit that has a floor area of 1,000 square feet would be allowed an ADU up to 
500 square feet rather than an ADU of 400 square feet in floor area (40 percent of 1,000 square 
feet);  

b. For attached ADUs only, the city may allow for an increased size up to 1,000 square feet 
maximum in order to efficiently use all floor area on one floor or a portion of an existing house 
constructed as of December 2, 2013, as long as all other standards herein are met; and  

34. The presence of an accessory dwelling unit must be clearly identified on each entrance by proper 
numbering. 

  

C. Additional standards for a detached ADU (DADU). 

1. DADUs may be separate freestanding structures located to the side or rear of a primary dwelling unit 
or may be placed next to and/or above a garage. Existing garages can be converted to an ADU provided 
the conversion does not impact the ability for the principal unit to demonstrate consistency with 
current parking standards at the time of building application. This conversion shall not make a legal 
non-conforming garage more non-conforming;  

2. DADUs are subject to the building placement standards set forth for garages for the applicable land use 
district in chapter 15.320 ECC;  
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3. The site coverage of the DADU and accessory buildings shall not exceed 40 percent of the rear yard area;  

2.4. There shall be a minimum separation of 15 feet between the existing dwellings and the DADU, except 
where the DADU is converted from an existing garage or is built on top of and/or next to an existing 
garage; and  

 

Figure 15.540.040(C). DADU example/standards. 
 

5. The maximum width of the DADU shall be 75 percent of the width of the lot, including all projecting 
building elements such as bay windows and balconies.  

(Ord. 4810 § 1, 2018; Ord. 4807 § 58, 2018; Ord. 4656 § 1 (Exh. O2), 2013) 
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15.540.050 - Cottage housing design standards. 
A. Purpose. 

1. To provide an opportunity for small, detached housing types clustered around a common open 

space; 

2. To ensure that cottage developments contribute to the overall character of residential areas; 

3. To provide for centrally located and functional common open space that fosters a sense of 

community; 

4. To provide for semi-private area around individual cottages to enable diversity in landscape 

design and foster a sense of ownership; 

5. To minimize visual impacts of parking areas on the street and adjacent properties and the visual 

setting for the development; and 

6. To promote conservation of resources by providing for clusters of small dwelling units on a 

property. 

B. Description. Cottage housing refers to clusters of small detached dwelling units arranged around a 

common open space. 

C. Lot configuration. Cottages may be configured as condominiums or fee-simple lots provided they meet 

the standards herein. 

D. Density calculation bonus Due to the smaller relative size of cottage units, each cottage shall be 

counted as one-half a dwelling unit for the purpose of calculating density. For example, a cluster of six 

cottages would be equivalent to three dwelling units. When calculating parking, one cottage shall be 

counted as one dwelling unit.  

E. Dimensional standards. 

Table 15.540.050 

Dimensional Standards for Cottages 

Standard Requirement 

Maximum floor area 1,200 1,500 SF 

Minimum common space (see subsection (I) of this section for more 
info) 

300 400 SF/unit 

Minimum private open space (see subsection (J) of this section for 
more info) 

200 SF/unit 

Maximum height for cottages 26 ft. (all parts of the roof above 18 ft. 
shall be pitched with a minimum roof 
slope of 6:12) 

Maximum height for accessory structures of cottages 18 24 ft. 
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Standard Requirement 

Setbacks (to exterior property lines) See ECC 15.320.030 

Minimum distance between structures 
(including accessory structures) 

10 ft. 

Minimum parking spaces per cottage See table 15.550.040(A) 

 

F. Units in each cluster. Cottage housing developments shall contain a minimum of four and a 
maximum of 12 cottages located in a cluster to encourage a sense of community among the residents. 
A development site may contain more than one cottage housing development. 

G. Transparency Windows on the street. - Transparent windows and/or doors are required on at least 
ten eight percent of the facades (all vertical surfaces) of all cottages facing the street and common 
open space. For facades facing north, at least eight percent of the facade shall include transparent 
windows or doors. Departures will be considered pursuant to ECC 15.210.060 for cottages where that 
standard applies to two or more facades, provided the design meets the purpose of the standards. 

H. Parking and driveway location and design. 

1. Parking shall be located on the same property as the cottage development; 
2. Where lots abut an alley, the garage or off-street parking area is encouraged to take access 

from the alley; 
3. Parking areas shall be located to the side or rear of cottage clusters and not between the 

street and cottages. Parking is prohibited in the front and interior setback areas; 
4. Parking and vehicular areas shall be screened from public street and adjacent residential uses 

by landscaping or architectural screens. For parking lots adjacent to the street, at least ten 
feet of Type C landscaping (see ECC 15.570.040(C)) shall be provided between the sidewalk 
and the parking area. For parking lots along adjacent residential uses, at least five feet of Type 
A, B, or C landscaping (see ECC 15.570.040) shall be required. The city will consider alternative 
landscaping techniques provided they effectively mitigate views into the parking area from 
the street or adjacent residential uses and enhance the visual setting for the development; 
Streetscape Design must be provided consistent with relevant standards in ECC 15.410.  

5. Parking shall be located in clusters of not more than five adjoining uncovered spaces (except 
where adjacent to an alley). Departures will be considered pursuant to 
ECC 15.210.060 provided alternative configurations improve the visual setting for 
development; 

6. Garages may be attached to individual cottages provided all other standards herein are met. 
and the footprint of the ground floor, including garage, does not exceed 1,000 square feet. 
Such garages shall be located away from the common open spaces; and 

7. No more than one driveway per cottage cluster shall be permitted, except where clusters 
front onto more than one street. 

I. Common open space requirements. 
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1. Open space shall abut at least 50 percent of the cottages in a cottage housing development; 
2. Open space shall have cottages abutting on at least two sides; 
3. Cottages shall be oriented around and have the main entry from the common open space; and 
4. Cottages shall be within 60 feet walking distance of the common open space; and 

4.   Open space shall include at least one courtyard, plaza, garden, or other central open space, 
with access to all units. The minimum dimensions of this open space are 15 feet by 15 20 feet.  

J. Required private open space. Private open space shall be required adjacent to each dwelling unit for 
the exclusive use of the cottage resident(s). The space shall be usable (not on a steep slope) and 
oriented toward the common open space as much as possible, with no dimension less than ten feet. 

K. Porches. Cottage facades facing the common open space or common pathway shall feature a 
roofed porch at least 80 square feet in size with a minimum dimension of eight feet on any side. 

L. Covered entry and visual interest. Cottages located facing a public street shall provide: 

1. A covered entry feature (with a minimum dimension of three six feet by three six feet) visible 
from the street; 

2. At least ten feet of landscaped open space between the residence and the street; and 
3. At least two architectural details, such as: 

a. Decorative lighting; 
b. Decorative trim; 
c. Special door; 
d. Trellis or decorative building element; and/or 
e. Bay window. 

Alternative design treatments will be considered as departures pursuant to ECC 15.210.060  provided 
the design treatments provide visual interest to the pedestrian. 

M. Character and diversity. Cottages and accessory buildings within a particular cluster shall be 
designed within the same "family" of architectural styles. Examples of elements include: 

1. Similar building/roof form and pitch; 
2. Similar siding materials; 
3. Similar porch detailing; and/or 
4. Similar window trim. 

A diversity of cottages can be achieved within a "family" of styles by: 

1. Alternating porch styles (such as roof forms); 
2. Alternating siding details on facades and/or roof gables; and/or 
3. Different siding color. 
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Figure 15.540.050(M)(1). Typical Sample cottage housing layouts. 
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Figure 15.540.050(M)(2). Cottage housing examples. 
 

N. Energy efficiency. Cottages and accessory buildings are subject to energy efficiency guidelines and 
standards set forth in ECC 15.530.070.(Ord. 4807 § 58, 2018; Ord. 4656 § 1 (Exh. O2), 2013) 

 

28

Page 42 of 49

https://library.municode.com/wa/ellensburg/codes/code_of_ordinances?nodeId=TIT15LADECO_DIVVPRDE_CH15.530BUDE_15.530.070ENEFBUDE
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/17171/439648/fig_15-540-050_M2.png


15.540.060 - Townhouse Design Standards.  
A. Purpose. 

1. To ensure that townhouse developments enhance the pedestrian-oriented character of 
downtown streets; 

2. To provide adequate open space for townhouse developments; 
3. To reduce the impact of garages and driveways on the pedestrian environment; 
4. To reduce the apparent bulk and scale of townhouse buildings compatible with adjacent uses; 

and 

5. To promote architectural variety that adds visual interest to the neighborhood. 

 

Figure 15.540.060(A). Desirable townhouse example. With units fronting on the street and garages 
placed to the rear accessible from an alley or shared driveway. 

B. Entries. 

1. Townhouses fronting on a street must all have individual ground-related entries accessible 
from the street. Configurations where enclosed rear yards back up to a street are prohibited; 

2. Separate covered entries at least three feet deep are required for all dwelling units; 
3. For sites without alleys or other rear vehicular access, new buildings are encouraged to must 

emphasize individual pedestrian entrances over private garages to the extent possible by 
using both of the following measures: enhance enhancing entries with a trellis, small porch, or 
other architectural features that provide cover for a person entering the unit and a 
transitional space between outside and inside the dwelling; and 

a. Provide a planted area in front of each pedestrian entry of at least 20 square feet in 
area, with no dimension less than four feet.  

b. Provide a combination of shrubs or groundcover and a tree (refer to city arborist or 
street tree list if available); and 

4. Planting strips with no dimension less than four feet are required adjacent to the primary 
entry of all dwelling units. This includes townhouses located to the rear of lots off an alley or 
private internal drive.  

C. Garages and driveways. 
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1. Where lots abut an alley, the garage or off-street parking area should take access from the 
alley. 

2. For lots without alleys, individual driveways off of the street are prohibited (shared 
driveways are required). 

3. Garages facing a public street are prohibited. 

4. Internal drive aisle standards. 

a. Must meet minimum fire code widths; 

b. Minimum building separation along uncovered internal drive aisles shall be 25 
feet. The purpose is to provide adequate vehicular turning radius, allow for 
landscaping elements on at least one side, and to provide adequate light and air 
on both sides of the dwelling units and drive aisles, which often function as usable 
open space for residents; and 

c. Upper level building projections over drive aisles are limited to three feet, and 
must comply with provisions in subsection (C)(4)(b) of this section. 

[Remove following photos] 

   

Figure 15.540.060(C). Good and bad examples of garage/entry configurations. The left 
example features a landscaped area and a trellis to highlight the entry. In the middle 
image, the balconies and landscaped areas deemphasize the garage. In the right image, 
the lack of landscaping is a glaring omission. 
 

D. Open space. Townhouse residential units shall provide open space at least equal to ten 
percent of the building living space, not counting automobile storage. The required open 
space may be provided by one or more of the following ways:  

1. Usable private open space that is directly adjacent and accessible to dwelling units. Such 
space shall have minimum dimensions of at least 12 feet on all sides and be configured to 
accommodate human activity such as outdoor eating, gardening, toddler play, etc.; 

2. Common open space meeting the requirements of ECC 15.520.030(E)(1); 
3. Balconies, decks and/or front porches meeting the requirements of ECC 15.520.030(E)(2); 

and/or 
4. Community garden space meeting the requirements of ECC 15.520.030(E)(5). 
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E. Building design. 

1. Townhouse articulation. Townhouse buildings shall comply with multifamily building 
articulation standards as set forth in ECC 15.530.030(D) except that the articulation intervals 
shall be no wider than the width of units in the building. Thus, if individual units are 15 feet 
wide, the building shall include at least three articulation features per ECC 15.530.030(D) for 
all facades facing a street, common open space, and common parking areas at intervals no 
greater than 15 feet. 

2. Repetition with variety. (See Figures 15.540.060(E)(2) and 15.540.060(E)(3).) Townhouse 
developments shall employ one or more of the following "repetition with variety" guidelines: 

a. Reversing the elevation of two out of four dwellings for townhouses; 

b. Providing different building elevations for external townhouse units (versus internal 
units) by changing the roofline, articulation, windows, and/or building modulation 
patterns; 

c. Adding a different dwelling design or different scale of the same design, such as 
adding a one-story version of the basic dwelling design where two stories are typical 
(or a two-story design where three stories are typical); and/or 

d. Other design treatments that add variety or provide special visual interest. While the 
variable use of color on buildings can be effective in reducing the perceived scale of 
the building and adding visual interest, color changes alone are not sufficient to meet 
the purpose of the guidelines. 

[remove image] 

Figure 15.540.060(E)(2). Acceptable townhouse configuration employing the repetition 
with variety concept. 
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Figure 15.540.060(E)(3). An acceptable townhouse building. Note the landscaped front yards 
and individual walkways and entries. The internal units each have distinct, but identical 
windows and roof forms. The outside unit is differentiated through the use of building 

materials, window design, unit size, and facade detailing. 
 

Energy efficiency. Townhouses are subject to energy efficiency provisions set forth in 
ECC 15.530.070.(Ord. 4807 § 58, 2018; Ord. 4656 § 1 (Exh. O2), 2013) 
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15.550.040 - Computation of required off-street parking spaces. 

A. Spaces required. Except as modified in subsections below, off-street parking areas shall contain at a 
minimum the number of parking spaces as stipulated in the following table. Off-street parking ratios 
expressed as number of spaces per square feet means the usable or net square footage of floor area, 
exclusive of nonpublic areas. Nonpublic areas include but are not limited to building maintenance 
areas, storage areas, closets or restrooms. If the formula for determining the number of off-street 
parking spaces results in a fraction, the number of off-street parking spaces shall be rounded to the 
nearest whole number with fractions of 0.50 or greater rounding up and fractions below 0.50 
rounding down. 

Table 15.550.040(A) 
Computation of Required Off-Street Parking Spaces 

Category of land use 1 Minimum parking spaces required 

RESIDENTIAL/LODGING 

Dwelling, single-family 2.0 per dwelling unit; for structures containing more than 4 bedrooms, 1 

additional space for each bedroom in excess of 4 shall be provided. NOTE: 

Tandem parking to accommodate 2-car garages is permitted for single-

family units. 

1st Accessory dwelling unit None required 

2nd Accessory dwelling unit 1.0 per dwelling unit 

Apartment: 
 

Duplex 2.0 per dwelling unit; for structures containing more than 4 6 bedrooms, 1 

additional space for each bedroom in excess of 4 6 shall be provided. 

NOTE: Tandem parking to accommodate 2-car garages is permitted for 

duplex dwelling units. (adjust language) 

Townhouse 1.0 per dwelling unit for 1-2 bedroom units. 2.0 per dwelling unit for units 

with 3-4 bedrooms; for structures containing more than 4 bedrooms, 1 

additional space for each bedroom in excess of 4 shall be provided 
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Category of land use 1 Minimum parking spaces required 

Studio units 1.2 1.0 per dwelling unit 

Studio and 1-bedroom units in 

C-C zone outside of the 

downtown historic district 

0.7 per dwelling unit 

1-bedroom units 1.05 per dwelling unit 

2-bedroom residential units 

and larger in C-C zone outside 

of the downtown historic 

district 

0.7 per bedroom 

2-bedroom units or larger 1.0 per bedroom 

Cottage housing 1.5 1.0 per dwelling unit 

Senior housing 1.0 per dwelling unit (this may be reduced based on the characteristics of 

the use) 

Adult family home 2.0 per dwelling unit; for structures containing more than 4 bedrooms, 1 

additional space for each bedroom in excess of 4 shall be provided. NOTE: 

Tandem parking to accommodate 2-car garages is permitted. 

Senior citizen assisted housing 1.0 per 2 dwelling or sleeping units 

Community residential facilities 1.0 per 2 bedrooms 

Boarding houses, lodging 

houses 

1.0 per bedroom 

Hotel/motels (where 

restaurants and conference 

1.0 per guest room 
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Category of land use 1 Minimum parking spaces required 

facilities are included, see 

standards for applicable use) 

Bed and breakfast guesthouse 1.0 per guest room, plus 2.0 per facility 

 

K. Setback areas. 

1. Required off-street parking spaces are not allowed to may extend into the rear yard setbacks within 

any required setback area or required open space area in the R-L, R-M, R-O, and R-H zoning districts. 

Required parking may not extend into required open space. If the lot abuts an alley, parking shall be set 

back 5 feet from the alley line. Single-family residences located in any of the R-L, R-M, R-O, and R-H 

zoning districts are allowed to locate the minimum required two off-street parking spaces within the 

setback areas or required open space area. Any additional parking spaces must be located outside of the 

required open space and setback areas. 
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