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FINDINGS, CONCLUSIONS AND RECOMMENDATION
OF THE CITY OF SHORELINE PLANNING COMMISSION

Dayton Townhomes Preliminary Long Plat Review, Projéct No. 201265

Summary -

. After reviewing and discussing the Dayton Townhomes Preliminary Long Plat proposal
on February 5, 2004 the City of Shoreline Planning Commission did find and conclude
that the application is in compliance with applicable codes and therefore unanimously

recommended approval of such action with conditions. ' ' '

2.2

2.3

I. FINDINGS AND CONCLUSIONS

Project Site Characteristics

The project site is approximately 18030 square feet in size and consists of two
contiguous lots at 14515 Dayton Avenue North (Tax Parcel No. 1826049114)
and 422 North 145" Street (Tax Parcel No. 1826049329).

A detached home is located on each lot and a concrete driveway for each is
accessed from Dayton Avenue North.

The net residential density of the project site is 4.83 units per acre.

The project site slopes very gradually from north to south, approximately 4.4%.
Seventeen significant trees are located at the project site, with most being on or
near the current front lot lines of each lot.

Neighborhood Characteristics

The project site is located in the Westminster Triangle Neighborhood at the
northwest corner of North 145" Street and Dayton Avenue North. ‘

The immediate neighborhood on Dayton Avenue North is characterized by multi-
family developments. A few blocks to the west, there are number of
commercials developments on Greenwood Avenue North.

Both North 145" Street at the project site and Westminster Way are classified as
Principal Arterial streets. Greenwood Avenue is classified as a Collector Arterial
street. Dayton Avenue is classified as a Residential Street.
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Comprehensive Plan Land Use Designation and Policy Support

The Land Use Map, Figure LU-1 designates the north lot for Mixed Use and the
south lot for Medium Density Residential Use at the project site. The Mixed Use
designation encourages the development of pedestrian oriented places, with
architectural interest, that integrate a wide variety of retail, office and service
uses with residential uses. The types of housing permitted by Medium Density
Residential Use include detached single family homes, duplexes, triplexes, zero
lot line townhomes, cottage housing, and under certain conditions, apartments.
LU23 - Ensure land is designated to accommodate a variety of types and styles
of residences adequate to meet the growth of 1,600 to 2,400 new housing units
and the future needs of Shoreline citizens.

H1 - Encourage a variety of residential design alternatives that increase housing
opportunities in a manner that is compatible with the character of existing
residential and commercial development throughout the city.

H6 - Encourage compatible infill development on vacant or underutilized sites.

Regulatory Authority

Shoreline Municipal Code (SMC) 20.30.060 requires preliminary long plats to be
processed as a quasi-judical or “Type-C" action. Type-C actions require an open
record public hearing and review by the Planning Commission, who then
forwards a recommendation to the City Council for final approval.

Other applicable regulatory controls are set forth in the SMC as follows:

=  SMC 20.30 — Procedures and Administration

SMC 20.40 — Zoning and Use Provisions

SMC 20.50 — General Development Standards

SMC 20.60 — Adequacy of Public Facilities

SMC 20.70 — Engineering and Utilities Development Standards

Procedural History

Administrative Order No. 301150 was issued on June 18, 2003 granting an
onsite parking reduction to one space per unit for the north lot and one space per
unit provided a Comprehensive Plan amendment and Rezone application were
approved for the south lot. The City of Shoreline never received a
Comprehensive Plan amendment and Rezone application for the south lot
therefore this portion of the administrative order is not applicable.

The required Neighborhood Meeting was held on August 14, 2003.

The proposal consisting of the Preliminary Long Plat application and State
Environmental Policy Act (SEPA) checklist were received on October 8, 2003.
The proposal was determined to be complete for processing on November 14,
2003.

A Notice of Application for the proposal was issued on November 20, 2003 with
request for public comment ending on December 5, 2003.

A SEPA Threshold Determination of Nonsignificance for the proposal was issued
on January 14, 2004 with the administrative appeal ending on January 28, 2004.
A Notice of Public Hearing for the proposal was issued on January 22, 2004.
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Public Comment and Staff Response

Written Public Comment - King County METRO Transit requested that the right
westbound lane of North 145™ Street not be blocked during construction in the
immediately vicinity of METRO public transit stop located on North 145" Street
just east of Dayton Avenue North.

Staff Response - The City of Shoreline would not permit loading and unloading
to be completed in right of way owned by King County as the west bound lanes
of North 145" Street currently are. However, in a case where a City of Shoreline
Right-of-Way Use Permit is required for any construction and/or equipment
staging, the permit process ensures that any appropriate traffic control is
implemented and all access to a public transit stop is maintained.

Public Hearing Testimony — The Planning Commission received testimony from
both Mark Deutsch, residing at 19715 Ashworth Avenue North, Shoreline and
Kirsty Cameron, residing at 14356 Evanston Avenue North, Seattle regarding the
lack of tree preservation for this project.

Staff Response — Staff recommended in Attachment L, Condition 5 that the
developer shall meet the minimum tree retention requirement of 20% or four
trees at the project site as set forth in SMC 20.50.350 through alternate building
designs and/or frontage improvement variances.

Zoning Designation, Maximum Density and Permitted Uses ’

The project site is split zoned as Residential — 48 units per acre (R-48) for the
north lot and Residential — 12 units per acre (R-12) for the south lot.

The proposed densities are 36.2 units per acre for the north lot and 6.1 units per
acre for the south lot.

SMC 20.40.120 sets forth zero lot line townhomes as a permitted use in the R-48
Zoning District and detached single family homes as a permitted use in the R-12
Zoning District. ‘

Site Development Standards

R-12 Lot Size — The one lot for the detached home meets the minimum lot size
of 2,500 square feet as set forth in SMC 20.50.020(A)(1).

R-48 Lot Size - Pursuant to SMC 20.50.020(A)(1)(2), the nine zero lot line
townhome lots propose to reduce minimum lot size of 2,500 square feet to a lot
size range of 527.9 square feet to 722.7 square feet. Building setbacks may
also be reduced to provide a usable building area.

Open Space.— A proposed 1,900 square foot private land tract for storm water
infiltration and passive open space exceeds the maximum open space
requirement of 1,530 square feet for nine, three bedroom or more units as
calculated using the standards in SMC 20.50.160. This private land tract will be
owned and maintained by the nine zero lot line townhome lots.

Significant Tree Removal — All seventeen significant trees located at the project
site are proposed to be removed as depicted by the Arboricultural Consulting
Evaluation Report and Map, thereby exceeding the minimum tree retention
requirement of 20% or four trees as set forth in SMC 20.50.350. The evidence
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submitted is not sufficient to warrant a reduction of this minimum requirement
when alternate building designs and frontage improvement variances are
possible.

Parking and Access — Administrative Order No. 301150 permitted an onsite
parking reduction to one space for each of the nine zero lot line townhome lots.
A proposed 2,830.8 square foot private land tract for access will be owned and
maintained by the nine zero lot line townhome lots. For all proposed lots with
public street frontage, direct pedestrian access is proposed.

Landscaping — SMC 20.50.490 requires Type Il landscaping in building setbacks
for multi-family residential development adjacent multi-family and/or commercial
zoning. A Landscaping Plan to demonstrate this requirement has not been

submitted.

Adequacy of Public Facilities

Water Supply — Seattle Public Utilities has issued Water Availability Certificates
for the proposal. _
Sewer Service — Ronald Wastewater District has issued Sewer Availability
Certificates for the proposal.

Fire Protection — The Shoreline Fire Department has reviewed and preliminarily
approved the Site Plan for site access and fire hydrant proximity to the site.
Traffic Capacity — An estimated average of 5.41 p.m. peak hour trips will be
generated by this proposal, well below the traffic study requirement threshold of
20 p.m. peak hour trips as set forth in SMC 20.60.140(A).

Engineering and Utility Development Standards

Storm Water Management — The City of Shoreline Public Works Department has
preliminarily approved the Road and Storm Drain Plan for the proposal.
Right-of-Way Dedication — Pursuant to SMC 20.70.050, the proposal will
dedicate to the City of Shoreline the eastern most 30’ from both existing lots
adjacent to Dayton Avenue North. As higher density redevelopment occurs on
Dayton Avenue in this neighborhood, the City of Shoreline continues to require
additional right-of-way dedication to accommodate the resulting increasing
number of vehicles and pedestrians. The proposal to dedicate 2' in the right-of-
way for North 1 45" Street is not required by the City of Shoreline as this right-of-
way owned by King County. '

Utility Undergrounding — SMC' 20.70.470(A)(3) requires the undergrounding of
utilities when new residential lots are created. :
Frontage Improvements — The proposal will require the installation of frontage
improvements on Dayton Avenue North subject to the design standards of the
Engineering Development Guide. Frontage improvements on North 145" Street
may be required by King County, but are not encouraged by the City of Shoreline
in an effort to preserve three significant trees in close proximity to the right-of-
way edge where curb, gutter and sidewalk currently exist.

[T—
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ll. RECOMMENDATION

Based on the aforementioned Findings and Conclusions, the Planning Commission
unanimously recommends approval of the Dayton Townhomes Preliminary Long Plat
proposal, Project No. 201265 with the following conditions:

1.

In the sizes described and depicted by Attachment A, a maximum of ten lots and
two private land tracts, one for access and one for storm water infiltration and

-open space shall be created. The sizes and the assigned addresses shall be

shown on the face of the Final Plat.

The following language shall be shown on the face of the Final Plat, “Any further
proposed subdivision or adjustment to the lot lines within this plat must use all
lots of this plat for calculation of the density and dimensional requirements of the
Shoreline Municipal Code.”

Owners shall -be required to establish and maintain in force and effect, a
Covenant for a Homeowner's Association. The Association is to be held with
undivided interest by the nine zero lot line townhome lots (described as units 1A,
1B, 2A, 2B, 3A, 3B, 3C, 3D and 3E) in this subdivision. The Homeowner's
Association (owners of the parcels having legal access therefrom and their heirs,
assigns or successors) is to be responsible for maintaining, repairing and/or

‘rebuilding of: (1) Private Land Tract for storm water infiltration and passive open

space (1899.8 square feet) and all other common areas; (2) Private Road Tract
(2830.8 square feet); (3) Landscaping in all common areas; and (3)
Infrastructure and utilities not dedicated to the City of Shoreline. The
Homeowner’s Association shall also be responsible for prevention of temporary
or permanent encroachment of structures or equipment (e.g., boats, recreational
vehicles) into the right-of-way and into other public areas.

A maximum of nine zero lot line townhomes and one detached home are
permitted as proposed by Attachment B.

Developer shall meet the minimum tree retention requirement of 20% or four
trees at the project site as set forth in SMC 20.50.350 through alternate building
designs and/or frontage improvement variances.

Developer shall have a Site Development Permit reviewed and approved by the
City of Shoreline that includes (a) all onsite engineering and utility installation
and (b) all onsite landscaping. The completion of this work shall be secured by a
plat performance financial guarantee.

Developer shall dedicate to the City of Shoreline the eastern most 30’ from both
existing lots adjacent to Dayton Avenue North as described and depicted in
Attachment A, which shall be become effective upon recording of the Final Plat.

Developer shall have a Right-of-Way Use Permit reviewed and approved by the
City of Shoreline that includes (a) pedestrian sidewalk, (b) non-glare street
lighting and (c) curb and gutters all designed to City of Shoreline guidelines on
the west side of Dayton Avenue North adjacent to the project site. The
completion of this work shall be secured by a plat performance financial
guarantee.
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9. Developer shall meet any required conditions established by the Seattle Public
Utilities Water Availability Certificates in Attachment F and Attachment G. i
10. Developer shall meet any required conditions established by the Ronald

Wastewater District Sewer Availability Certificates Attachment H and Attachment
l.

City of Shoreline Planning Commission

2 2 Oepridh

Brian Doennebrink Date
Chairperson
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