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Amended DRAFT FINDINGS AND DETERMINATION
OF THE CITY OF SHORELINE PLANNING COMMISSION

Contract Rezone Request

Summary-

Following the public hearing and deliberation on the request to Rezone that portion of
the property zoned R-48, Residential, 48 Units per Acre to RB-CZ, Regional Business
with a Contract Zone (concomitant agreement), the City of Shoreline Planning
Commission recommends approval of changing the zoning as presented and approving
the concomitant agreement with the proposed conditions. The Planning Commission
has determined that this action, based on the following findings, meets the criteria for
Rezone under the Shoreline Municipal Code (SMC) Section 20.30.320.

|. FINDINGS OF FACT

1. Project Description-
1.1  Modify the existing zoning designations for an 8.61-acre, split-zoned
parcel located on the south shore of Echo Lake, at 19250 Aurora Ave. N.
The proposal is to change the zoning of the entire parcel to RB-CZ,
Regional Business with contract zone, in order to facilitate a cohesive
mixed use development.

1.2  Existing zoning: the site is currently split-zoned, with 2.21 acres of RB
and 6.4 acres of R-48, high density residential.

1.3 Comprehensive Plan Designation: Current Comprehensive Plan
designations for the parcel are as follows: the western portion of the site
(approximately 1.85 acres) is designated as MU, Mixed Use, the eastern
portion (approximately 6.1 acres) is designated as HDR, High Density
Residential. There is a 50-foot wide strip (approximately 34,773 square
feet) along the northern border from Aurora to the inter-urban trail that is
designated POS, Public Open Space. This rezone request cannot be
approved unless and until the Comprehensive Plan land use map is
changed to a designation that supports the Regional Business zone. A
High Density Residential designation does not support a Regional
Business zoning designation. At it's April 21, 2005 meeting, the Planning
Commission voted to recommend approval of changing that portion of the
Comprehensive Plan map designated High Density Residential to Mixed
Use, which would support the requested change.

1.4 Location: 19250 Aurora Ave. N.
1.5 Parcel Number: 2222900040



1.6

1.7
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Site Description: The subject site is generally located at the southern end
of Echo Lake, currently occupied by the Holiday Resort trailer park, an
abandoned restaurant, a gas station/minimart, and a used car dealership.
There are approximately 100 living units which have been described as
affordable units, which amounts to approximately 15 units per acre. The
main access to the site slopes down from Aurora approximately 15% from
the former restaurant and the car dealership toward the trailer park. Near
the eastern boundary where the property abuts the inter-urban trail there
is an abrupt 10 — 20 foot grade change up to the trail. There are about 75
significant trees on site.

Neighborhood: The project site is located in the Echo Lake
Neighborhood. Access to the property is gained from Aurora Ave. N
(State Highway) and N. 192" Street (a residential street). To the north of
the RB-zoned portion of the site is high density development and zoning.
There is a small strip of lakeside single-family development abutting the
far northeastern corner of the property which is zoned R-6, Residential, 6
units per acre. Along the eastern border of the site runs the inter-urban
trail, and beyond that is single-family development and zoning. The Metro
Transit Center is less than one-half mile up the trail to the north. To the
west is commercial development along Aurora; across Aurora is the Metro
Park and Ride facility with a bus stop. The parcel to the southwest of the
site is commercially developed and is zoned I, Industrial. To the southeast
is single-family development with low to medium density zoning.

Procedural History-

2.1

2.2

2.3
2.4

2.5
2.6

2.7
2.8
2.9
2.10

Public hearing held by the Planning Commission on the rezone with joint
SEPA Appeal hearing held by the Hearing Examiner May 4 and 5, 2005.

Public hearing held on the site-specific Comprehensive Plan amendment
by the Planning Commission: April 14, 2005

SEPA Determination for the rezone appealed March 2, 2005

Notice of Public Hearing and SEPA Threshold Determination: February
15, 2005.

End of 14 day Public Comment Period: February 4, 2005

Notice of Application & Preliminary SEPA Threshold Determination for
combined action:* January 20, 2005

Complete Application Date: January 14, 2005
Application Date: December 30, 2004
Neighborhood meeting Date: December 8, 2004
Pre-Application Meeting Date: August 20, 2004
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*Qriginal application was for a combined site-specific Comprehensive Plan Amendment
and Re-zone. The actions were separated after an appeal of the SEPA determination
and scheduling conflicts, and agreed to by all parties.

3 Public Comment-

Issues commented upon included adequacy of infrastructure, the Echo Lake and
wetland environment, a piped watercourse under the project site, displacement of low-
income housing units, historic preservation, traffic impacts, privacy issues and vermin
abatement.

A complete listing of participants and parties of record will be inserted.
after the public comment period is completed.

4 SEPA Determination-

The City has issued a Mitigated Determination of Non-significance for this project,
based upon review of the environmental checklist and reports submitted with the
application, including a traffic report, wetland survey, historical report and geotechnical
report. Staff has also received input from citizens and other agencies regarding the site
environment.

Echo Lake/Wetland. The term "waters of the state" refers to WAC 173-201A Water
Quality Standards for Surface Waters of the State of Washington. WAC 173-201A-010
(2) states " Surface waters of the state include lakes, rivers, ponds, streams, inland
waters, saltwaters, wetlands, and all other surface waters and water courses within the
jurisdiction of the state of Washington.” All surface waters are protected by narrative
criteria, designated uses, and an antidegradation policy. Echo Lake is classified as
Salmon and Trout Spawning, Core Rearing, and Migration (WAC 173-201A-200) and is
designated use for recreation is Extraordinary Primary Contact Recreation (WAC 173-
201A-200 (2)(b)).

Echo Lake is classified and regulated as a Type Il wetland under City codes (SMC
20.80), as the City has no “lake” category codified. Echo Lake is a headwaters to
McAleer Creek, which is a salmonid-bearing stream; thus the quality of its water is very
important. The site currently has no water quality devices, site run-off flows directly into
the lake without treatment. There is a grassy buffer around most of the south side of the
lake, with some buildings and mobile units within 20 to 30 feet of the water.

The current Development Code requires a maximum buffer of 100 feet for Type Il
wetlands. Limited uses are allowed in the buffer, such as passive recreation (e.g.
viewing platforms, pervious trails) under SMC 20.80.330.F.

Wildlife. There are a number of animal species that are found on-site and supported by

the lake. Many species of birds are found there, including waterfowl (ducks,
cormorants, heron), hawks, osprey, eagle and numerous songbirds. Also in the lake

Page 3 0of 11



10.a.3 - ATTACHMENT E

are frogs and turtles. The lake is regularly stocked with trout that provide food for the
birds as well as recreational value. Raccoons and opossums are often seen.

Geotechnical and Soils. A soils and geotechnical report was prepared for the site by
Pacrim Geotechnical, Inc. Natural groundwater table was not encountered at the time
of their explorations. In Test Pit 2 at the location near Echo Lake, seepage was
observed at four feet below grade. In Test Pit 8, seepage was observed at seven feet
below grade. The seepage conditions observed in these test pits were interpreted by
the geotechnical engineer as local groundwater perched atop of native Glacial Till, and
are not likely continuous. Site soils consist of fill and dense native Glacial Till and
Advanced Outwash. The report contains recommendations for foundation construction
and notes that the site is appropriate for supporting development as long as
geotechnical recommendations are followed.

Phase | & Il Environmental Assessments were conducted on the site in 2002 when it
was sold to its current owner. Some contaminated soils were found, mainly in
association with the gas station and car dealership. As of this time, half of the
contamination has been cleaned up; the remainder will be cleaned-up along with the
decommissioning of the trailer park or with the respective new projects as they are
developed.

Traffic, Infrastructure, Parking and Utilities. A traffic impact analysis was conducted for
the proposed development (Perteet, Decmber 30, 2004). The study focused on
comparing the expected traffic impacts of the proposal with the expected impacts of
what would be allowed under the current zoning. The comparison in this report
projected impacts to the year 2010. It found no significant differences are to be
expected between what would currently be allowed on site as compared to the
proposed project.

An amendment to the study was prepared by Perteet (March 10, 2005). This report
projects impacts to the year 2015, and indicates that intersection improvements will be
required if the site is built out to the maximum proposed. The level of improvements will
be determined at the time of site development, based on the build-out of the project. If
the project is built out as proposed, a turn lane will be required on N. 192" St.

While the studies use City Hall as a proposed use for the trip generation calculations,
the trip generation numbers for a government office are the same or higher than for a
general office use. Therefore, these numbers are transferable for analysis of the
current project impacts. However, if the use of that amount of space attributed to City
Hall (comparable to office use), changes to retail for example, additional study would be
required.

The main access to the site areas will be off of N. 192" St. In addition, there will be

two driveways off of Aurora Ave. N. It is expected that one of these driveways will be
right turn only in and out. Exact configuration of the traffic and circulation patterns will
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be analyzed in further detail at the time of site development. Frontage improvements
will also be required for this project at the time of site development, both along Aurora
Ave. N. and N. 192" Street. These improvements will include sidewalk, curb and gutter
and amenity zone.

Parking analysis indicates that for the proposed build-out, the proposed number of
parking spaces appears to be adequate. For residential apartments, the required
number of parking spaces averages out to 1.625 per unit. Multiply this by 350 equals
569 spaces. For most commercial uses, one space is required for every 300 square
feet of floor area. The proposed 182,000 square feet of commercial space, divided by
300 equals 606 spaces. The total in this analysis is 1176 spaces. The proposal is to
provide 1,125 spaces, which is 51 fewer spaces than in this analysis. Section
20.50.400 of the Development code allows up to a 20% reduction of required parking
with coordinated design and shared access to consolidated parking areas linked by
pedestrian walkways. It also allows the parking requirement for primarily nighttime uses
to be served by primarily daytime uses. The Director may approve up to a 50%
reduction of required spaces for uses that are in proximity to transit, or that can show
that parking demand can be adequately met through a shared parking agreement.
Since this is a mixed use development that is in close proximity to two major transit
facilities, it can be argued that a reduction in the parking requirement would be
approved.

Adequate utilities, infrastructure and transit exist in the area. Notice of this application
was sent to all utilities serving the area and no comments were received. Additionally,
water and sewer availability certificates were submitted as part of the application
requirements. These certificates indicate adequate capacity for the proposal.
Additional water (fire flow) and sewer certificates are required for individual building
permits.

Drainage and Piped Watercourse. A 30-inch corrugated piped conveyance runs along
the west property line of the site, in the Aurora Ave. N. right-of-way at a depth of
between 10 feet at the south end to near 20 feet towards the north end. The depth is
needed because it is running counter to the natural topography. The pipe turns to the
east at the northwest corner of the site, following the north property line of the site, then
flows into Echo Lake. A 1958 map that depicted an 18-inch culvert under Aurora
Avenue and those along 192nd indicate the historic presence of water at these points.
Road builders and road engineers placed culverts at known places of water to protect
the road bed and prevent ponding of water adjacent to roads. Size of culverts gives
only a relative indication of amount of water. The sizes used at Aurora and 192nd were
18-inch diameter. Road culverts typically were placed at natural points, i.e. stream
channel, or somewhat on convenience of down-stream impacts, i.e. not towards a
house but select forested undeveloped tract of land. The 1958 map depicts 3-surface
inlets (twol12-inch pipes and onel8-inch pipe) with one 18-inch outlet pipe. This
indicates that the inflows were not great, as the outlet pipe would have been larger than
18 inches. The current Metro park-n-ride was a bog that drained towards Echo Lake via
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N. 192nd St. It then flowed in a 12-inch pipe under the mobile home park and into Echo
Lake.

When Aurora was built and the land developed it may or may not have had channelized
(stream) flow into Echo Lake at the SW corner. It is not known if there was a clearly
defined channel, how large a channel might have existed or flow quantities. Current
topography does not indicate a defined channel.

The smaller catch basin system on site is an older system that collects site drainage.
The southern portion flows south and connects with the bigger pipe, which then flows
north. The northern section of the smaller pipe flows north and connects directly to the
lake. The City’s Stream and Wetland Inventory shows only one conveyance, dubbed
EL2. It appears to show the large conveyance turning east at about the midpoint
between the south and north ends of the large pipe, then going through the property
and along to the lake. There are in fact currently two systems, the larger one that runs
south to north in the right-of-way before turning east onto private property at the north
property line of the project site, and the smaller catch basin system on site. Piping
installed prior t01973 (adoption of federal Clean Water Act), would be considered part of
the stormwater conveyance system, and not a stream.

Currently, surface water from the site flows into Echo Lake. It is neither treated nor
detained. Redevelopment of the site will require that surface water from new pollution-
generating surfaces be treated for water quality before discharge, and the remainder of
the drainage be detained. At the time of redevelopment, the City will require a drainage
easement for that portion of the large pipe that is on private property.

Historic Home. The site contains an historic house. The Weiman House, built in 1924 in
the colonial revival style, is not on the state or national registry of historic landmarks, nor
is it considered to be eligible for registry. In 1947, the property was sold to C.B.
McNaughton who built resort cabins on the acreage. The cabins were removed in the
early 1960s when the McNaughtons started the Holiday Resort and Trailer Park, which
still occupies the surrounding six acres. Construction of this trailer park, including the
siting of trailers immediately adjacent to the building, has altered the historic lakeside
setting of the house. Further, there have been moderate to extensive changes to the
physical appearance of the house, including the floor plan, windows and original
cladding.

It is expected that this house will be removed for the proposed development. In
January, staff contacted the King County Historic Preservation Officer regarding this
project, who had reported back to staff that because of the recent history of the house,
and extensive alterations to it and the site, no mitigation was recommended. Since this
initial contact, the County Officer has been in touch with members of the public
regarding the possibility of a landmark designation for the house. He then contacted
staff on March 22, and said that the Weiman house isn't an outstanding candidate for
landmark designation but has potential. On April 4, 2005, he presented the following
recommendations for the disposition of the house:
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“My recommendation in brief is to encourage the project proponent to find a
means of incorporating the house into the plan for the site, preferably in its
current location and with some green area around it (and ideally an open view to
and from the lake). Moving it on site to a better location would be preferable to
demolition. If demolition is the only feasible alternative, the property and its
history should be documented (current and historic photos, additional research,
etc.) and the project proponent should advertise the house for moving and
contribute the cost of demolition and disposal to whomever moves the building.”

Proposed conditions encourage the developer to retain the Weiman House, however,
since it is not designated a landmark and has been extensively altered, this is not a
requirement. Further, moving the house may be prohibitively expensive due to the brick
and stone foundation, which is an exceptional historic feature of the house.

Housing. The site is currently underdeveloped (15 units per acre) to the current zoning
standards, which between the R-48 zoning and the RB zoning, would allow
approximately 357 units. The R-48 zoning allows 48 units per acre, while Regional
Business zoning allows unlimited density (as long as other requirements of the Code
are met, such as parking). This contract zone proposes to limit the density to 350 units.
Thus the rezone will not result in a significant loss of potential land for housing.

The development would result in a loss of 101 units. Many of these units have been
described as affordable units, however they are not designated affordable units under
the City’s Affordable Housing Benchmark Indicator report. A proposed condition
requires the developer to attempt to incorporate up to 100 units in the development that
are affordable.

Tree Removal. There are a number of significant trees located on the subject site. The
SMC requires retention of at least 20% of the significant trees (SMC 20.50.350(B)(1)),
with certain exceptions. The site design for a typical development proposal would also
be required to meet the requirements of 20.50.350(D)(1-9) which stipulates that trees be
protected within vegetated islands and stands rather than as individual, isolated trees
scattered throughout the site. Re-planting would be required under 20.50.360. Because
the urban densities and design of this proposal promotes the economic value of
development consistent with the Shoreline Comprehensive Plan, and this value must be
balanced with other competing values, staff is recommending that the contract rezone
exclude the development standards for clearing activities (SMC 20.50.350) from areas
of the site outside of the wetland buffer. This means, in effect, that the tree protection
requirement would only apply within the wetland buffer and the other trees on the site
would not be protected. To offset the impact of loss of trees for habitat, a proposed
condition is to have an approved habitat restoration plan be implemented within the
wetland buffer prior to Certificate of Occupancy for any of the buildings on the site.

Aesthics and Land Use. The RB zoning district has a building height limit of 65 feet,
while the R-48 zone has a 35-foot base height limit that can be increased to 60 feet
under certain circumstances (see page 3, table, with footnote). This may have some
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impact on the single-family properties to the east of the project site, although this is
somewhat offset by the lower grade of the project site. A concern has been raised that
the open space area around the lake, being on the north side of the property, may be
darkened by the large buildings. This is somewhat mitigated by site design that breaks
up the development into four separate buildings with open space in the middle. Also, a
condition requiring solar access is proposed.

The question arose at the February 3, 2005 Planning Commission workshop as to how
to prevent the property from forming into a “strip mall” type of development with minimal
build-out and surface parking. A condition proposed would required a percentage of the
parking to be structured in order to discourage excessive surface parking.

Vermin. Demolition and decommissioning of an older site often results in the resident
rat population invading the surrounding neighborhood. One of the proposed conditions
on this project is for the developer to conduct vermin abatement and containment prior
to and during demolition.

Water quality will improve with redevelopment because any new development will be
subject to the City’s surface water regulations. Water quality measures, including
detention and filtration are required for new pollution-generating surfaces such as
driveways and parking lots. Detention is required for new impervious surfaces.
Currently, there is no detention or filtration occurring on the site; all of the sheet flow
from the trailer park, with its many pollution-generating vehicles, goes into the lake
untreated. Further, any new development will be required to provide a wetland buffer
under the critical areas ordinance of the Shoreline Municipal Code (SMC). The current
required buffer for a Type Il wetland is 100 feet; the proposed update of the critical
areas ordinance, currently under review, would require a 115-foot buffer. The proposal
is to provide a 115-foot buffer.

5. Consistency-

5.1 The application has been evaluated and found to be consistent with the
Rezone criteria listed in Shoreline Municipal Code Section 20.30.320 (B),
provided the proposed Comprehensive Plan amendment is approved.

Rezone criteria (SMC 20.30.320(B))
Criterial: Therezoneis consistent with the Comprehensive Plan.

This rezone request cannot be approved unless and until the Comprehensive Plan land
use map is changed to a designation that supports the Regional Business zoning
district. At it's April 21, 2005 meeting, the Planning Commission voted to recommend
approval of changing that portion of the Comprehensive Plan map designated High
Density Residential to Mixed Use, which would allow the rezone to be consistent with
the Comprehensive Plan.
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Criteria2: Therezone will not adversely affect the public health, safety or
general welfare.

The rezone will not adversely affect the public health, safety or general welfare. The
redevelopment of the property will replace uses and structures that are in transition with
a more stable built environment that is consistent with current standards, while
protecting the natural environment. Conditions imposed under the Contract Zone plus
compliance with the Development Code, will further serve to protect the unique nature
of the site.

All development of these sites must meet the requirements of Title 20 of the SMC (the
Development Code). Section 20.10.020 states the general purpose of the Code is to
“promote the public health, safety, and general welfare.” Future permit applications for
the subject site shall show compliance with the Code, including but not limited to the
following sections:

Critical Areas 20.80

Dimensional and Density Standards 20.50.010-20.50.050

Parking Access and Circulation 20.50.380-20.50-440

Wastewater, Water Supply and Fire Protection 20.60.030-20.60.050
Surface and Stormwater Management 20.60.060-20.60.130

Criteria3: Therezone is warranted in order to achieve consistency with the
Comprehensive Plan.

This rezone request cannot be approved unless and until the Comprehensive Plan land
use map is changed to a designation that supports the Regional Business zoning
district.

There are a number of Comprehensive Plan goals and policies that would support the
contract rezone and a mixed use development. Both the 1998 Comprehensive Plan
and the draft Planning Commission recommended policies for 2004 were analyzed for
consistency.

The split-zoning of the parcel is a barrier to allowing the property to redevelop as a
cohesive mixed-use project. Allowing for the Regional Business zoning district, along
with the limitations proposed as part of the “contract” will better accomplish the goals of
the Comprehensive Plan.

The proposal to modify the zoning as part of a “contract” is consistent with the
Comprehensive Plan. The contract rezone will simply reconfigure the existing
anticipated uses and level of development in order to facilitate a cohesive development
on this property. The rezone will not significantly increase the intensity or density
beyond that allowed under the current zoning.
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Criteria4: The rezone will not be materially detrimental to uses or property in
the immediate vicinity of the subject rezone.

The contract rezone will limit the overall intensity of the development to a similar level to
that allowed by the current zoning. Future development will be organized similar to
what is currently envisioned by the zoning and Comprehensive Plan, with commercial
uses predominantly on the western portion of the site. The existing Interurban Trail and
the existing topography and vegetation will help to act as a buffer to adjacent low-
density residential uses. Development standards required by the Shoreline Municipal
Code will further ensure that future development is compatible with the surrounding land
uses.

There appears to be adequate infrastructure improvements available in the project
vicinity. This includes adequate storm, water, and sewer capacity for the future
development. The development of this site will also require that the infrastructure
accommodates existing and anticipated stormwater improvements to be installed as
part of the development proposal.

Criteria5: The rezone has merit and value for the community.

The impetus for the amendment is the “split-zoning “condition wherein different land use
rules apply for each portion of a single property. The purpose of the amendment is to
provide for an effective layout of a mixed use development, not to increase the overall
intensity/density of development allowed on the property under the current zoning. The
amendment allows for the effective mixed—use development of the site, responding to
the need for vehicular access and natural constraints, which would be much more
difficult with the split-zoning. The redeveloped parcel will increase housing, employment
and economic development for the community.

II. CONCLUSIONS

1. Consistency- This rezone request cannot be approved unless and until the
Comprehensive Plan land use map is changed to a designation that supports the
Regional Business zoning district. At it's April 21, 2005 meeting, the Planning
Commission voted to recommend approval of changing that portion of the
Comprehensive Plan map designated High Density Residential to Mixed Use.

2. Compatibility- Provided that the Comprehensive Plan amendment is approved, the
proposed zoning, with conditions, is consistent with the land use patterns identified
in the Comprehensive Plan.

3. Housing / Employment Targets- The project does not negatively impact the City of
Shoreline’s ability to meet housing or employment targets as established by King
County to meet requirements of the Growth Management Act. The difference in
number of units allowed under the current zoning and the contract rezone is minimal.

Page 10 of 11



10.a.3 - ATTACHMENT E

4. Environmental- The City issued a SEPA Mitigated Determination of Non-
significance for this project.
[Il. RECOMMENDATION
Based on the Findings, the Planning Commission recommends approval of a request to
modify the existing zoning designations, applied for under permit #201372, for the
parcel located on the south shore of Echo Lake, at 19250 Aurora Ave. N., to change the

zoning of the entire parcel to RB-CZ, Regional Business with contract zone.

City of Shoreline Planning Commission

Date:

David Harris, Chairperson
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