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To: 	Pete DuBois, Clark County

From: 	Katie Spataro, Cascadia Green Building Council

RE:  	Follow-up on SARD study recommendations
I. 	Cottage Housing
II. 	Revised Setbacks for Rainwater Cisterns




I. Cottage Housing

Definition

Cottage housing developments are defined by a grouping of small, detached, single-family dwelling units clustered around a common open space or courtyard and developed under a coherent plan. Layout of the housing units around these common areas typically distinguishes this housing type from other small lot developments that conform to conventional standards for setbacks and orientation. 

Cottage housing developments offer alternatives to traditional single-family or multifamily housing types. Characterized by their small size, typically between 700-1200 square feet, cottage developments can provide a number of benefits, including:
· Offer diversity of housing types
· Allow for efficient use of land
· Reduce impacts associated with development by providing common areas for parking, storage and other amenities
· Promote community through design and common ownership of open space areas
· Offer incentives to developers for increased density limits than would otherwise be allowed on a particular site
· Promoting sustainable development practices through smaller, more efficient housing

Code Considerations

Cottage housing does not represent a new zoning type, rather an alternative use within an area already zoned for single-family housing. While most jurisdictions use units per acre to define density limits within residential zones, this definition does not inherently address the impacts of large housing units or population on a parcel of land considered for development. Cottage housing developments offer a trade-off between increased densities in terms of dwelling units per acre for smaller, more compact units and shared parking and other amenities. The result is typically the same, or fewer, number of residents and overall development footprint in comparison to conventional development practices with the same number of units. 

Careful consideration of the following is necessary in defining standards for cottage housing:
· Dwelling units per acre- balancing public perception of increased densities with incentives to make cottage housing attractive to developers
· Parking requirements- recognizing that smaller housing units attract fewer occupants and therefore fewer vehicles. Flexibility on code requirements for quantity of spaces and where parking can be located on the property is a key aspect of a successful cottage development. Shared parking and/or carriage housing units over parking are two common options in cottage developments. 
· House size limits- typically between 700 - 1,200 square feet.
· Site limits- maximum footprint area may be used in addition to house size limits to encourage 2-story units that fit into the character of an existing neighborhood.  Height limits are typically between 20-28 feet with allowances for pitched roofs. Clustering of homes around a common open space, typically between 200-700-sf per unit, is required. 

Examples

A number of successful cottage developments have been completed around the region, including:
· Danielson Grove, 16-unit cottage development, Kirkland, WA
· Eriksen Cottages, 11-unit cottage development, Bainbridge Island, WA
· Third Street Cottages, 8-unit cottage development, Langley, WA


Implications for Clark County

Currently, cottage housing is allowed only in mixed use zones. Standards are defined in two areas of the Clark County Code:

1. Title 40, Appendix A: Mixed Use Design Standards

2. Title 40 Appendix F: Highway 99 Overlay District Standards, Section 7.6

Cottage housing is currently not allowed in urban or rural areas zoned strictly for residential. 

Recommendations

Through the adoption of a cottage housing ordinance, allow cottage housing in all residential zones and build upon the existing design standards outlined in the Highway 99 Overlay District Title 40, Appendix F, Section7.6. For rural areas, which have a 1-acre parcel size minimum for the purposes of septic systems, allow cottages under the current Sustainable Communities pilot program or through a new pilot ordinance outlining standards for rural area cottages. Allow for community-scale onsite wastewater treatment systems as opposed to individual lot systems to encourage smaller clusters of development. Over the longer term, address issues of increased density in the next County comprehensive plan update with policies to encourage cottage-style housing.  


Clark County Cottage Housing Standards 
(from Title 40, Appendix F, Section 7.6)
Overlays where housing type is permitted
Intent
· To provide a housing type that responds to changing household sizes and ages (e.g., retirees, small families, single person households).
· To encourage creation of more usable open space for residents of the development through flexibility in density and lot standards.
· To ensure that the overall size, including bulk and mass of cottage structures and cottage housing developments, remain smaller and incur less visual impact than standard sized single-family dwellings, particularly given the allowed intensity of cottage dwellings.
· To provide centrally located and functional common open space that fosters a sense of community and a sense of openness in cottage housing developments.
· To provide private area around the individual dwellings to enable diversity in landscape design and foster a sense of ownership.
· To ensure minimal visual impact from vehicular use and storage areas for residents of the cottage housing development as well as adjacent properties, and to maintain a single-family character along public streets.
· To ensure that there is compatibility between an existing single family
neighborhood and new development.

Cottage Housing Description
Cottages are small, detached single family dwellings clustered around a common open space. Cottages may be condominiums or fee simple lots, provided they are subdivided to meet the standards herein. 

Cottage Density 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, six cottages are calculated as three dwelling units.

Cottage Configuration and Orientation
(1) Units in a 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 cluster.
(2) Maximum floor area:  1,200 square feet 
(3) Maximum floor area/ground or main floor:   800 square feet
(4) Minimum distance between structures (Including accessory structures): 	10 feet
(5) Minimum parking spaces:  1.5 spaces/cottage
(6) ADU provisions: 	Up to two accessory dwelling units (ADU’s) may be built over detached garages per each cottage cluster provided they do not exceed 600 square feet in floor area and comply with applicable ADU standards set forth in CCC 40.260.020.

Cottage Open Space
(1) Common space: Minimum of 400 square feet/ unit. Design criteria:
(a) 	Shall abut at least 50 percent of the cottages in a cottage cluster.
(b) 	Shall have cottages abutting on at least two sides.
(c) 	Cottages shall be oriented around and have the main entry from the common open space.
(d) 	Cottages shall be within 60 feet walking distance of the common open space.
(e) 	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 20 feet.
(2) Private open space: Minimum of 200 square feet/unit. Private open space shall be 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 10 feet.

Cottage Building Design
(1) Covered entry: 	Cottages located adjacent to a public street shall provide a covered entry feature (with a minimum dimension of 6 feet by 6 feet facing the street).
(2) 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.
(3) Maximum height:	25 feet for cottages and ADU’s built over garages; 18 feet for accessory structures.
(4) Pitched roofs: 	All portions of roofs over 18 feet in height must be pitched with a minimum slope of 6:12.
(5) Character and Diversity: 	Cottages and accessory buildings within a particular cluster shall be designed within the same “family” of architectural styles. 
					Examples include:
					(a) Similar building/roof form and pitch. 
					(b) Similar siding materials. 
					(c) Similar porch detailing. 
					(d) Similar window trim.

A diversity of cottages can be achieved within a “family” of styles by: 
(e) Alternating porch styles (such as roof forms).
		(f ) Alternating siding details on facades and/or roof gables.
		(g) Different siding color.







II. 	Revised Setbacks for Rainwater Cisterns


Background

Rooftop harvested rainwater for use inside a building to offset potable water demand or outside for landscape irrigation is common on projects seeking to meet aggressive water conservation targets. Based on the 2008-2009 SARD study (Code and Regulatory Barriers to the Living Building Challenge for Sustainable, Affordable, Residential Development), above ground cisterns used for harvesting rainwater on single family lots are subject to setback requirements outlined in Table 40.220.020-3 below. 

Setback requirements provide standards for maintaining egress around buildings and separation between buildings on adjacent lots. However, they can also pose barriers for developers seeking to install above ground cisterns for storing captured precipitation especially on small lots.  One way around this barrier is to place rainwater cisterns underground; however, above ground cisterns may be preferred on certain sites for a variety of reasons. In particular, affordable housing projects may choose above ground cisterns to eliminate added costs for excavation or for upgrading to cisterns that are structurally designed to withstand below-grade loads. One of the recommendations of the SARD study was to update codes that discourage the use of above ground cisterns. 

	Table 40.220.020-3. Setbacks, Lot Coverage and Building Height

	Zoning District
	Minimum Setbacks
	Max. Lot Coverage
	Max. Bldg. Height (feet)

	
	Front (feet)
	Side
	Rear (feet)
	Betw-een bldgs. on site (feet)
	
	

	
	
	Street (feet)
	Interior (feet)
	
	
	
	

	
	
	
	Multifamily
	SF and Duplex
	
	
	
	

	Standards for Uses Other Than Residential Single-Family Detached Dwelling Units

	R-12, R-18
	20
	10
	10
	5
	20
	8
	50%
	35

	R-22, R-30, R-43
	20
	10
	10
	5
	20
	8
	50%
	45

	OR-15, OR-18, OR-22, OR-30, OR-43
	20
	10
	10
	10
	15
	8
	50%
	45

	Standards for Residential Single-Family Detached Dwelling Units

	R-12, R-18
	20
	10
	0 – 52
	0 – 5
	8
	50%
	35

	R-22, OR-15, OR-18, OR-22
	20
	10
	0 – 52
	0 – 5
	8
	50%
	45

	R-30, R-43, OR-30, OR-43
	Single-family detached development in these zones shall use the standards provided for non-single-family development within the districts.




Recommendations

Suggestions for removing regulatory barriers for above ground cisterns in Urban Residential district by: 
· Defining setback waivers specifically for cisterns such as those currently available for garden sheds, gazebos, and playhouses; and 
· Eliminating building separation requirements between house and cistern as long as structural loading considerations are properly addressed based on the size of cistern(s) and depth of building foundations.

Recommended language for section 40.200.70 A. 4 Exceptions to Setback Requirements 

Garden Sheds, Gazebos and Play Houses, and above ground cisterns. One (1) garden shed, or one (1) gazebo or one (1) play house, in addition to (1) cistern, meeting all of the following requirements may be located in either the side or rear setback of single-family residential districts (R1-5, R1-6, R1-7.5, R1-10 and R1-20):
a.    	The structure contains no more than one hundred twenty (120) square feet of floor area, with overhangs that do not exceed sixteen (16) inches;
b.    	The structure is set back from property lines a minimum of two (2) feet;
c.    	The floor elevation is eighteen (18) inches or less in height;
d.    	The structure is less than twelve (12) feet in height;
e.    	Roof drainage is contained on site; and
f.    	No utilities are connected to the structure.
g.    		If the structure is located within a utility easement, the property owner must obtain a waiver letter from all applicable utilities.
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