Small Subdivisions and Pipestem Lots
Code Changes Summary

Draft 11/21/22

17.04.40 Scope.

A. This title applies to the division of land of up to feurnine parcels for short subdivisions, and of
fiveten or more for full subdivisions.

B. Property boundary lines separating two or more lots of record may be adjusted only under the
specific provisions as set forth in this title.

(]

17.04.060 Definitions.

For the purpose of this title, certain words and terms used in this title are defined as follows:

(-]

“Lot frontage” means the boundary of a lot which is along an existing or dedicated public street, or
where no public street exists, along a private-street road, easement or accessway, and parallel to the

front Iot I|ne as deﬁned |n SMC 18. 04 0585 Gﬁﬁaﬁﬂﬂteﬁoelet—festheﬁleehﬁeabettmgﬁaﬁtreet—or—eﬂ

“Lot, pipestem (flag lot)” means an interior lot in which the buildable area is not bounded laterally by

a public street or private road, and which gains access by means of a lot extension, a shared driveway
easement, a private drive aisle, or the terminus of a private road or public street.

(-]

FOR REFERENCE, NEW DEFINITION ALREADY PROPOSED IN ORDINANCE No. 2842 (Zero Lot
Line Subdivisions):

“Private drive aisle” means a road that is not dedicated to the city but is owned in common
by all the property owners within, and used as access to, a zero lot line subdivision or zero
lot line short subdivision.

“Private streetroad” means a street or road that is not deeded-dedicated to the city and is used for
access to Iots WhICh do not border ona publlc street ?Ws—neemdes—but—rs—ﬁet—trmrted—te—aeeess

i —This includes shared driveways,
prlvate drlve alsles or other prlvate accessways deS|qned for vehlcle access to the public street.

(-]

“Street, public” means an approved street, whether improved or unimproved, held in public ownership
and intended to be open as a matter of right to public vehicular travel.

“Subdivision, full” means the division or redivision of land into fiveten or more lots, tracts, parcels,
sites or divisions for the purpose of sale, lease, or transfer of ownership.

“Subdivision, short” means the division or redivision of land into feurnine or fewer lots, tracts, parcels,
sites, or divisions for the purpose of sale, lease, or transfer of ownership.
Tract. See SMC 18.04.1015.

17.12.030 Scope.
Any land being divided into feurnine or fewer parcels, lots, tracts, or sites, any one of which is less

than 20 acres in size, and which land has not been divided in short subdivision within the previous five
years, shall meet the requirement of this chapter; provided, that the land in the short subdivision may



not be further divided in any manner within a period of five years without the filing of a final plat,
except that when the short plat contains fewer than feurnine parcels, the owner of the short plat may
file an alteration within a five-year period to create up to feurnine lots within the boundaries of the
original short plat and the parcel is not held in common ownership with a contiguous parcel which has
been subdivided within the preceding five years.

FOR REFERENCE, NEW SECTION ALREADY PROPOSED IN ORDINANCE No. 2842:
17.28.130 Access for short subdivisions.

This proposed new section will provide for “private drive aisles” for Zero Lot Line Subdivisions. It will
include standards for construction, and will allow a 15-foot wide driveway or a 25-foot wide private
drive aisle, depending on the layout.

17.28.195 Pipestem lots.

>

Pipestem lots are allowed the following number of contiguous lots through subdivision:

1. Up to four lots are allowed behind an existing lot with street frontage or divided from a
parent parcel; or

2. Up to five lots are allowed if an existing dwelling unit is preserved as part of the
subdivision.

|

Pipestem lots shall be served by a strip of land not less than 15 feet wide for up to 4 lots and
not less than 25 feet wide for 5 lots; and designed for the purpose of providing access to ene

let+tract—orpareel the buildable area of the lot or tract.

10

Pipestem lots may access the street network by way of shared driveways or private drive
aisles as provided in SMC 17.28.200.

1o

In no case shall a pipestem or panhandle lot be separated from a public street by more than
four lots.

17.28.200 Private streetsroads.

A. Short subdivisions may be served by a private road as follows:

1. For up to 4 lots, a shared driveway is allowed, a minimum of 15 feet wide, with an 11-
foot-wide paved travel surface and two 2-foot-wide shoulders.

2. For 5 or more lots, a private drive aisle in conformance with the standards in SMC
17.28.130 or a public street is required pursuant to SMC 17.28.130(B).

B. Private streetsroads shall be improved or guaranteed to the standards considered appropriate
to the situation by the city engineer and fire marshal, but-in=all-cases-and shall meet the
mintum-applicable requirements of the fire marshal and city’s Development Specifications
and Standard Details.

18.04.0585 Lot line, front.

“Front lot line” means that boundary of a lot which is along an existing or dedicated public street, or
where no public street exists, along a private road, shared driveway easement-or accessway. On an
interior lot, it is the lot line abutting a street.s er; On a pipestem (flag) lot where only one pipestem lot
is present, it is the interior lot line most parallel to and nearest the street from which access is
obtained. On a pipestem lot where multiple pipestem lots are present as allowed in Title 17 SMC, it is
the interior lot line most directly facing the shared driveway or private access tract by which the lot




accesses the public street. On a corner lot, the front yard shall be determined by the director, to be
the yard which best conforms to the pattern of the adjacent block faces. On a “through lot,” both
street lines shall be deemed front lot lines.

18.04.0610 Lot, pipestem
“Pipestem-ot "Lot, pipestem (flag lot)” means an interior lot in which the buildable area is not
bounded laterally by a public street or private road, and which gains+eadvehicle access by means of a

lot extension, a shared driveway-easement, a private drive aisle, or the terminus of a private road or
publicread-street.

18.12.070 Property development standards for LDR-6, LDR-7.2, LDR-8.5, and LDR-12.

A. Lot area.
1. Minimum lot area per building site in square feet:

LDR-6: 6,000
LDR-7.2: 7,200
LDR-8.5: 8,500
LDR-12: 12,000

2. At least 80 percent of the lots in a subdivision shall meet the abeve-minimum lot sizes of
the applicable district_in Subsection A(1) of this section. Pipestem lots are not eligible for
this or other lot size reductions. To encourage a mix of lot sizes, the other 20 percent of
the lots may have reduced sizes, to the following lot size standards, in square feet;
provided, in no case shall the reduction in lot sizes be combined with the reduction in lot
sizes allowed in SMC 16.40.140(A) or (B):

LDR-6: 4,800
LDR-7.2: 6,000
LDR-8.5: 7,200
LDR-12: 8,500

B. Lot width
1. Minimum lot width in square feet:
LDR-6: 60
LDR-7.2: 70
LDR-8.5: 80
LDR-12: 100

2. For the subdivisions that include a percentage of smaller lots as allowed in subsection A of
this section, the minimum lot widths for the smaller lots shall be as follows, in feet:

LDR-6: 50
LDR-7.2: 60
LDR-8.5: 70
LDR-12: 80

C. Front yard setback in feet: 15 (LDR-12 front yard setback in feet: 25);

D. Rear yard setback in feet: 30;



E. Rear yard setback in feet, for existing home being retained in the creation of pipestem lots
through a short subdivision: 15;

F. Interior side yard setback in feet, lot with one interior side yard: five;

G. Total interior side yard setback in feet, lot with two interior side yards; 15; provided, that one
interior side yard is not less than five feet;

H. Street side yard setback in feet: 12;
I. Maximum building height in feet: 30;
J. Maximum-Lot coverage:

1. Maximum lot coverage, in percent:

LDR-6: 40 percent
LDR-7.2: 35 percent
LDR-8.5: 35 percent
LDR-12: 35 percent

2. Maximum lot coverage for single-story residential structures:

LDR-6: 45 percent
LDR-7.2: 40 percent
LDR-8.5: 40 percent
LDR-12: 40 percent

J. Required off-street parking spaces: two;

K. Minimum street frontage in feet: 15;

M. Minimum yard setbacks_in feet for pipestem lots are as follows:
1. Front yard setback in feet: 15, not including the street, access easement, or private drive
aisle tract, provided the remaining front yard setback is no less than 10 feet;
2. Exterior (perimeter) setback, as measured from the original lot lines of the parent lot: 15;
3. Side yard setback, when internal to other lots within a short subdivision: five;

18.12.075 lot standards in LDR-4
[...]

M. Maximum building height for pipestem lots-with—aletsizelessthan10,000-squarefeet: 30
feet-enesteryand-t6-feet;
N. Yard setbacks for pipestem lots_shall be as found in 18.12.070(M). are-asfeHows+
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18.14.070 Property development standards.

The following Table 18.14.070 sets forth the required development standards applicable to properties
located in the MDR and HDR zones:



Table 18.14.070

MDR HDR

A. Minimum lot area per building site in square feet! 5,000 5,000

Minimum lot area in square feet for developments utilizing the “detached single-family

dwelling” option of the city of Sumner design and development guidelines in square

feet 4,000 4,000

Minimum lot area for zero lot line single-family dwellings (per dwelling) 3,000 3,000
B. Maximum lot area per building site in square feet, single-family dwellings 6,000 6,000
C. Maximum development density in dwelling units per net acre 15 25

[..]
P. Pipestem lot width, setbacks and building height shall be as provided in 18.12.070

SMC for detached dwelling units.

(]

! Variation of Minimum Lot Size. Except for lots to be occupied by zero lot line dwelling units, lots
created through teng-full subdivision in the MDR and HDR zones must vary lot sizes in the following
manner. A maximum of 60 percent of lots may be platted at the minimum lot size allowed. At least 20
percent of platted lots must be no less than 150 percent of the minimum allowed lot size (1.5 times)
and at least 20 percent of platted lots must not be less than 200 percent of the minimum allowed lot
size (2.0 times). For purposes of meeting this requirement, lot counts may be rounded to the nearest
full lot.

18.30.110 Private streets and driveways (ESUV)

Private streets-roads and driveways-drive aisles shall be configured in such a manner as to promote a
gridded street pattern of development that allows these private streets-roads and driveways to
function similar in character and scale as public streets, reducing distance between blocks and
maintaining pedestrian scale and walkability. Said private street-road or driveway-drive aisleshall
remain ungated unless: (A) it can be demonstrated, to the satisfaction of the director, that a gate is
needed for the safety and security of the residents; and (B) that a gate does not inhibit overall
connectivity of the larger neighborhood; and (C) where it is determined such connectivity would be
inhibited a development shall contain an ungated pedestrian access that traverses the site.




