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Council Direction
April 27, 2026:

“Direct the Planning Commission to study each 
presented zoning reform opportunity for its efficacy in 

satisfying the goals of the Development Impacts Project 
and prepare a recommendation for Council's adoption.”

Further discussion divided the project into two phases:
•Phase 1 (immediate address of The Problem) 
•Phase 2 (long-term resolution)



Key Components of Phase 1
Solve The Problem Expeditiously

• Plan against loss of privacy, property enjoyment, and value to 
neighbors of new development caused by bulky development

• Resolve potential unintended consequences of 1052, particularly 
as it relates to narrow lots

Engage the Community Early
• Host a Charrette. Invite Stakeholder collaboration toward solution 

Rely on Existing Tools for Expeditious Resolution



Consistent Charrette Feedback
• City should be involved in mitigating development impacts
• Code should allow for flexible design and creativity. Lots in Medina 

are often substandard, challenged, unique
• Code should clearly state what is allowed to be built
• Landscape screening is acceptable mitigation
• Narrow lots need relief from Ord. 1052
• Phase 1 needs quick resolution
• Many ideas to consider at Phase 2 (incentivizing preferred 

development, pitched roofs, modulation, administrative design review 
process, refreshed side setback perspective, new zone for small lots)



Phase 1 Resolution

Amended Minor Deviation



What is a Minor Deviation?
• Administrative Discretionary Permit (Type 2)

• Decision issued by Director, not Hearing Examiner
• Includes Notice of Application mailed to all neighbors within 300’, 

published, and posted. Includes Notice of Decision
• Appealable to Hearing Examiner
• Application is not ministerial. Not allowed by right. Can be denied.
• No changes to the Minor Deviation’s administration are proposed.

• Application Process
• Pre-Development meeting encouraged
• Application reviewed for completeness, then noticed
• Application reviewed for consistency with Minor Deviation approval criteria 

and zoning code compliance
• Decision rendered (conditions can be added to approval) and noticed



Phase 1 Resolution
Amended Minor Deviation

• Combines with Dev Impacts IOCs to permanently codify all edits
• Expands applicability of Minor Deviation to include demo/new 

construction/reconstruction
• Allows for bonus height and allows side setbacks to align with 

previous standard IF project meets Minor Deviation approval criteria, 
including: 
• The granting of such minor deviation will not be materially detrimental to the public 

welfare or injurious to the property or improvements in the vicinity and zone in which the 
subject property is situated; and 

• The proposed development will not substantially reduce the amount of privacy enjoyed by 
adjoining property owners than if the development was built as specified by the zoning 
code.



Phase 1 Resolution (Cont.)
• Allows Director to impose Conditions of Approval to mitigate impacts

• Landscape Maintenance Covenant for maintaining privacy landscape 
screen in perpetuity

• Upper story glazing may be limited to as much as 20% when facing side 
property lines and built within narrower side setbacks

• Decks protruding into narrow side setbacks limited to 100 square feet when 
more than 30 inches above grade

• Adds/edits definitions for: certified arborist, certified horticulturist, 
reconstruction, replacement cost, upper story

Projects that comply with development standards are not required to 
undergo Minor Deviation



Code Comparisons
• What’s changed since February 2026?

Pre-Ord. 1052 Ords. 1052 & 1059 Recommended Phase 1 Code

Side Setbacks: 10’ (lots smaller than 
20,000 square feet)

Side Setbacks: 15’ (lots smaller than 
20,000 square feet)

Side Setbacks: 15’ (lots smaller than 
20,000 square feet). Can build to 10’ 
with approved Minor Deviation

Side Setbacks: greater of 10’ or 15% lot 
width not to exceed 20’ (large lots)

Side Setbacks: greater of 15’ or 20% lot 
width not to exceed 20’ (large lots)

Side Setbacks: greater of 15’ or 20% lot 
width not to exceed 20’ (large lots). Can 
build to 10’ or 15% with approved 
Minor Deviation

Structures in Side Setbacks: no 
landscape requirement

Structures in Side Setbacks: partial 
landscape screen required when 30” or 
more above grade

Structures in Side Setbacks: no change; 
will implement 1052/1059

Uncovered Decks in Side Setbacks: 
allowed if maintaining 50% of side 
setback and less than 30” above grade

Uncovered Decks in Side Setbacks: 
allowed if maintaining 75% of side 
setback and less than 30” above grade, if 
solid landscape screen is installed

Uncovered Decks in Side Setbacks: no 
change; will implement 1052/1059



Code Comparisons (Cont.)
Pre-Ord. 1052 Ords. 1052 & 1059 Recommended Phase 1 Code

Mechanical Equip. in Side Setbacks: 
Allowed at nonconforming structures, 
must maintain 5’ setback

Mechanical Equip. in Side Setbacks: 
Allowed at nonconforming structures, 
must maintain 10’ setback

Mechanical Equip. in Side Setbacks: no 
change; will implement 1052/1059

Sound Attenuation Devices in Side 
Setbacks: No limitation

Sound Attenuation Devices in Side 
Setbacks: Allowed if located such that 
neighbors do not hear them

Sound Attenuation Devices in Side 
Setbacks: no change; will implement 
1052/1059

Bonus Height: R-20, R-30, and SR-30 
zones allowed to build to 30’ above OG 
or 36’ above FG

Bonus Height: Removed bonus height 
opportunity

Bonus Height: R-20, R-30, and SR-30 
zones allowed to build to 30’ above OG 
or 36’ above FG with approved Minor 
Deviation

Vacant Residence Lighting: No limitation Vacant Residence Lighting: Prohibits 
light trespass. Prohibits interior lights 
visible from neighboring residences.

Vacant Residence Lighting: no change; 
will implement 1052/1059

Lot Width R-16/R-20: 70’ Lot Width R-16/R-20: 90’ Lot Width R-16/R-20: no change; will 
implement 1052/1059



Phase 1 Recommended Code Edits
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Draft 
Landscape 
Maintenance 
Covenant 
Template

Reflects feedback from 
Bellevue Fire Marshal
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Phase 1 Recommended Code Edits



Conditions of Approval: Why?
• Privacy Landscape Screen

• Would require planting a screen of fast-growing species expected not to 
exceed mature height of appx. 30’ 

• Maintained via recorded covenant in perpetuity for long-term efficacy
• Creates privacy where it may otherwise be lost to neighboring development

• Upper-Story Glazing
• Can be exercised to limit exposure into neighboring interior spaces or 

outdoor leisurely spaces, adding privacy to neighbors of new development
• Could allow for limitation to as much as 20% (could allow more than 20% 

glazing) and can consider design mitigations (i.e., frosted or clerestory 
windows)



Conditions of Approval: Why?
• Uncovered Deck Size Limitation

• Recognizes the tendency for large upper-story decks to invite gatherings with 
visibility into neighboring spaces

• Combines with side setback protrusion limitation (must maintain 75% of 
setback and be screened)

• Adds deck size restriction given the totality of massing close to side property 
line (house + deck closer than 15’, rather than house at 15’ and deck closer 
than 15’) to limit total noise impacts to neighboring residences

• Council may wish to specify in its motion that this condition is applicable 
only to uncovered decks only

• Broad Mitigation Measures
• Creates opportunity for unanticipated impacts or unique circumstances to be 

mitigated, ensuring that neighboring privacy and property enjoyment is still 
protected



Why Does the Revised Minor Deviation 
Work?
• Creates a means for mitigating development impacts on neighboring 

properties
• Property owners can build to 15’ side setback by right, or build to 10’ if 

impacts are mitigated. Creates either additional space between development 
or mitigation measures to offset impacts that cannot be required in 
ministerial permits. 

• Creates a path toward realizing prior development potential that is not 
quasi-judicial
• Property owners today face two options: 1) Re-design to 15’, or 2) Non-Admin 

Variance in front of HEX (very low chance of success)
• Minor Deviation creates a permitting path with greater chance of success 

without need to re-design



Why Does the Revised Minor Deviation 
Work?
Satisfies Phase 1 Scope:

• Solves The Problem Expeditiously
• Engaged the Community
• Relies on Existing Tools



Noticing & Public Engagement
• Commerce NOI

• Request for expedited 14-day review approved 8/14/2026 – no agency 
comments

• SEPA
• DNS Noticed 8/7/2026 – no public/agency comments

• Planning Commission NOH
• Posted, published, emailed to all legible project participant addresses 

8/3/2026. Comments provided to Planning Commission and considered prior 
to motion recommending Ordinance’s adoption.



Planning Commission Recommendation

At its August 25, 2026 public hearing on the Phase 1 Ordinance, 
Planning Commission unanimously passed this recommendation:

“I move to recommend approval of the Development Impacts 
Project, Phase 1 Ordinance and to direct staff to forward the 

Planning Commission’s recommendation to the City Council.” 



Phase 1 Schedule (subject to change)
September 14 – Council Study Session
September 28 – Council Public Hearing (could take action)
October 12 – Request Council Adoption of Ordinance

Phase 2 to commence following completion of Phase 1



Questions or Comments?

Please offer any thoughts, questions, or other feedback on the 
material intended for presentation to Council on September 14.

Thank you!
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