Council Meeting Date: May 4, 2009 Agenda Item: 6(a)

CITY COUNCIL AGENDA ITEM
CITY OF SHORELINE, WASHINGTON

AGENDA TITLE: High School Building Height Development Code Amendment
DEPARTMENT: Planning and Development Services
PRESENTED BY: Joseph W. Tovar, FAICP, Director

Steve Szafran, AICP, Associate Planner

PROBLEM/ISSUE STATEMENT:

The Shoreline School District has decided to renovate or rebuild its two high schools.
The schools are predominantly located in residential zoning districts with height limits of
35 feet. The District would like the option of constructing buildings taller than 35 feet,
for energy efficiency and other reasons. To accomplish this requires a change to the

~ Development Code. At the May 4 study meeting the staff will review the proposed code
amendment and the Planning Commission’s unanimous recommendation that it be
approved. ' : '

FINANCIAL IMPACT:
Implementation of this change will not financially impact the City.

RECOMMENDATION

No action is required. Unless Council requires further study, this will be scheduled for
action on the May 11, 2009 Council business meeting.

Approved By: City Mana Attorneyig
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INTRODUCTION

At the May 4 meeting, the Council will hold a study session on the Planning
Commission’s recommendation to modify height restrictions on High School buildings in
residential zones so that they can be built to 50 feet (with additional exceptions for
gymnasiums and high schooel theatres which may require additional height).

BACKGROUND

There are four high schools in Shoreline: Shorecrest, Shorewood, King’s High (on the
CRISTA site), and Shoreline Christian School (K-12, located in the Briarcrest
neighborhood).

The Shoreline School District is in the preliminary phase of site and building design for
the renovation of Shorecrest High School and the complete rebuilding of Shorewood
High School. Shorecrest High is in an R-6 zone (See Attachment 1), while Shorewood
High's zoning is split between R-6 in the west and Industrial (I) and R-12 on its eastern
portion (See Attachment 2). A high school in the R-6 and R-12 zones is a conditional
use, while high schools in the Industrial zone are a permitted use.

The Shoreline School District has begun its process of public outreach for the two public
high schools in Shoreline; Shorecrest, located at 15343 25th Ave. N.E., and
- Shorewood, located at 17300 Fremont Avenue N. (See Attachments 1 and 2). After
development of conceptual design elements, the next step will be schematic design
development, -prior to a bond issue anticipated in winter 2010. The bond issue
approved in 2006 included funds for the design of both high schools. :

In preliminary meetings with School District staff and project architects, City staff
reviewed the existing zoning and permitting processes involved, which in both cases
would require a Conditional Use Permit, an administrative review process. We also
discussed the City’'s Environmental Sustainability Strategy. During those discussions, it
became clear that the School District would like to build up to three story structures
(similar to the existing Shoreline Historical Museum in height, but not necessarily in
other ways). However, the existing R-6 zoning for Shorecrest, and most of Shorewood,
would not allow that height (35 foot maximum). In addition, the customary height for a
high school gymnasium ceiling or theater flyspace would need to be higher still.

In order to give the School District the flexibility to build high school buildings with a
smaller footprint (Environmental Strategy Goal), the staff proposes to amend the height
provisions of the R6 and | zones. We recommend that the allowed height for high
school buildings in these zones be 50 feet, while the maximum height for gymnasium
will be set at 55 feet and theater flyspaces set at 70 feet.

Staff believes that a 50 foot height for an institutional structure is appropriate. For
example, the new (four story) City Hall presently under construction is 52 feet tall. The
amount of building mass that would be above that height would be limited to two uses:
gymnasia and performing arts theatres. Further, the Conditional Use Permit process
provides authority to direct that these taller elements be limited in extent and located
further away from single family areas.
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This proposal would apply to all high schools in Shoreline, both public and private. In
addition to Shorewood and Shorecrest, there are two other high schools (See
Attachments 3 and 4): King's (Attachment 3) and Shoreline Christian School
(Attachment 4).

DISCUSSION

CRITERIA FOR EVALUATING PROPOSAL

The City Council may approve or approve with modifications a proposal for the text of
the Land Use Code if:
1. The amendment is in accordance with the Comprehensive Plan; and
2. The amendment will not adversely affect the public health, safety or general
welfare; and
3. The amendment is not contrary to the best interest of the citizens and property
owners of the City of Shoreline.

PLANNING COMMISSION ANALYSIS

The amendment is in accordance with the three decision criteria for the following
reasons: »

‘e Shoreline is identified in the introduction of the Comprehensive Plan as having
strong neighborhoods with excellent schools and parks. It goes on to identify
schools as being a major employer within the City of Shoreline. Second,
community resources such as schools and libraries foster learning and
educational development, and help make the City a better place.

¢ PR 16 states “Continue to develop and coordinate, with public and private school
districts, the use of school facilities for park and recreational purposes after
school hours in order to maximize the public benefit from existing resources”.

By allowing high schools to be built taller, they will likely have smaller building
footprints. That will encourage more area to be used for open and recreation
space.

e The Comprehensive Plan also states that the school district can expand facilities
as long as playfields and parking are not affected. Allowing additional height
provides flexibility to the School District to reconstruct schools and maintain
playfields and parking.

» Since schools require a Conditional Use Permit in the residential zones, specific
impacts of taller buildings can be mitigated by conditions assuring that higher
buildings will not be a detriment to adjacent property owners.

e The City’s Sustainability Strategy identifies objectives such as, “Decrease
stormwater impacts through use of natural drainage techniques” and “Reduce-
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impervious surfaces in new development”. Encouraging high school to build
taller will reduce the building coverage on-site, making it more feasible to comply
with the City’s environmental goals. In addition, in terms of energy efficiency and
life-cycle costs, it is less expensive to heat a building (with the same interior
volume) that has several floors than one that is single-story and spread over a_
larger land area. ' '

* The new Stormwater Manual encourages all redevelopment projects to look at
low impact development techniques. One of the most basic ways of complying
with LID requirements is to lessen the impervious surface on a site. Allowing
high schools to develop taller buildings will in turn decrease the footprint, making
less impervious area. .

- PLANNING COMMISSION RECOMMENDATION

The Planning Commission, at its April 16 meeting, concluded that this proposal merits
approval because it meets the criteria listed in 20.30.350. Excerpts from the draft
meeting minutes are included as Attachment 7.

If you have questions prior to the meeting, please contact Steve Szafran at 206-801-
2512 or email him at sszafran@shorelinewa.gov.

RECOMMENDATION

No action is required. Unless Council requires fuﬁher study, this will be scheduled for
action on the May 11, 2009 Council business meeting.

ATTACHMENTS _

1. Map of Shorecrest High School and vicinity -

Map of Shorewood High School and vicinity

Map of King’'s High School and vicinity

Map of Shoreline Christian School and vicinity

Proposed Ordinance modifying Tables 20.50.020(1) and 20.50.230
School District memo dated April 9, 2009

Excerpts from April 16, 2009 Planning Commission meeting
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Property Name:
SHORECREST HIGH SCHOOL

Address: 2003 NE 160TH ST
D Tax Parcel selection E] Tax Parcel

SHORELINE i City Limit || Righlet Way

No warranties of any sort, including accuracy,
fitness, or merchantability, accompany this map.
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