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Commission Meeting Date:  August 3rd, 2006 Agenda Item: 7.i 
 

PLANNING COMMISSION AGENDA ITEM 
CITY OF SHORELINE, WASHINGTON 

 

AGENDA TITLE:  Type C Action:  Rezone Application for a portion of one parcel 
generally located at 932 N. 199th St. from R-12 (Residential 12 
dwelling units/acre) to R-24 (Residential 24 dwelling units/acre). 

DEPARTMENT: Planning and Development Services 

PRESENTED BY: Steven Szafran, Planner II 

 
I.  PROPOSAL 
 
The applicant, Eric Sundquist, proposes to modify the existing zoning category for a 
portion of an 18,039 square foot parcel located at 932 N. 199th Street. This application 
before the Planning Commission is a request to change an approximately 7,300 square 
foot portion of the site from R-12 (Residential - 12 dwelling units per acre) to R-24 
(Residential 24 dwelling units per acre).   
 
The applicant is proposing to construct 8 townhomes and one single-family home (6 of 
the townhomes and the single-family home were previously noticed and have building 
permits issued). The zone change is only on the portion of the site where the 
townhomes will be located (See Attachment 4). The proposed zone change will allow 
two more townhomes to be built. The portion of the lot where the single-family home will 
be built will remain at an R-12 zoning.  
 
A site plan showing the site configuration of the proposal is included as Attachment 1. 
A vicinity map showing existing zoning for the project site and adjacent properties is 
located in Attachment 2.  The parcel has a Comprehensive Plan Land Use designation 
of High Density Residential, and both the existing and proposed zoning are consistent 
with this designation (Attachment 3 illustrates the comprehensive plan land use 
designations of the surrounding vicinity). 
 
With the current zoning of R-24 and R-12 there is the potential to build 7 dwelling units 
on the subject site subject to the Shoreline Development Code Standards. The 
proposed rezone would allow the construction of 2 additional townhomes, subject to the 
requirements of the Shoreline Municipal Code (SMC) section 20.30.  
 
Under the Appearance of Fairness Doctrine, local land use decisions that are not of 
area wide significance shall be processed as quasi-judicial actions. Because this is a 
Site Specific Zone Change it shall be processed per RCW 42.36.010 as a Type C quasi-
judicial action. 
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This report summarizes the issues associated with this project and discusses whether 
the proposal meets the criteria for rezone outlined in the Shoreline Municipal Code and 
the goals of the Comprehensive Plan. Type C Actions are reviewed by the Planning 
Commission, where an Open Record Public Hearing is held and a recommendation for 
approval or denial is developed.  This recommendation is then forwarded to City 
Council, which is the final decision making authority for Type C Actions. 
 
 
II. FINDINGS 
 
1.  SITE 
The subject site is generally located on the north side of N. 199th St. between Aurora 
Ave N. and Linden Avenue.  There was a single-family residence on-site that was 
recently demolished.  The parcel measures 18,039 square feet in area (approximately 
.4 acres).  Currently the parcel has a split zoning of R-12 and R-24. Approximately 
7,300 square feet of the parcel is zoned R-24 and 10,700 square feet of the parcel is 
zoned R-12. The site is gently sloping up from east to west.  The site has been cleared 
of most vegetation.   
 
2.  NEIGHBORHOOD 
The project site is located in the Hillwood Neighborhood.  Access to the property is 
gained from N. 199th Street, a street that is classified as a Local Street.  As indicated 
previously the site is zoned R-12 and R-24 and has a land use designation of High 
Density Residential.  The current zoning of the parcel to the north is also R-24 and R-12 
and is developed with a condominium complex developed at approximately 21 dwelling 
units per acre. To the west are two single-family homes zoned R-6, to the east is an 
apartment complex zoned R-24 and R-48 developed at approximately 44.5 dwelling 
units per acre and to the south, across N. 199th St. is a single-family home zoned R-24 
and a duplex zoned R-12. Parcels to the north and south have a land use designation of 
High Density Residential. Parcels to the east have a land use designation of Community 
Business and parcels to the west are designated for Low Density Residential 
development. The zoning classifications and Comprehensive Plan Land Use 
designations for the project sites and immediate vicinity are illustrated in Attachments 2 
and 3. 
 
 
3.  TIMING AND AUTHORITY 
The application process for this project began on March 11th, 2005, when a pre-
application meeting was held with the applicant and city staff.  The applicant then held 
the requisite neighborhood meeting on March 30th, 2005.  The formal application was 
then submitted to the City on April 4th, 2006.  The application was determined complete 
on April 17th, 2006.  A Public Notice of Application was posted at the site, 
advertisements were placed in the Seattle Times and Shoreline Enterprise, and notices 
were mailed to property owners within 500 feet of the site on April 27th, 2006.  The 
Notice of Public Hearing and SEPA Determination was posted at the site, 
advertisements were placed in the Seattle Times and Shoreline Enterprise, and notices 
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were mailed to property owners within 500 feet of the site on May 18th, 2006. Due to a 
flaw in the notice, a corrected Notice of Application was sent out on June 29th, 2006 and 
a corrected Notice of Public Hearing was sent out on July 20th, 2006. 
 
No comments were received at the neighborhood meeting but staff has received 
comment letters in regards to the proposed project during the required comment period 
(Attachment 4). The comments are addressed in the zoning criteria section under 
Criterion 4.   
 
Rezone applications shall be evaluated by the five criteria outlined in Section 20.30.320 
(B) of The Shoreline Municipal Code (SMC).  The City Council may approve an 
application for rezone of property if the five decision criteria are met.  
 
5.  CRITERIA 
The following discussion shows how the proposal meets or does not meet the decision 
criteria listed in Section 20.30.320(B) of the SMC.  Because the criteria are integrated, 
similar themes and concepts run throughout the discussion. 
 
Criteria 1: The rezone is consistent with the Comprehensive Plan. 
The Comprehensive Plan land use map identifies the subject property as High Density 
Residential.  The site is currently underutilized—the parcel is developed with one single 
family home—this is not consistent with the density goals and policies of the 
Comprehensive Plan which plans for this site to accommodate up to 48 dwelling units 
per acre.  The proposed zone change will allow the parcels to be developed to a higher 
level that was anticipated in the Comprehensive Plan. 
 
If R-24 becomes the adopted zoning for the site there will be the ability for the applicant 
to place a maximum of 9 homes on the subject parcel.   
 
The following table summarizes the bulk requirements for the current zoning and the 
potential R-24 zoning.  
 
 
 R12 R24 
Standard Development Development 
Front Yard Setback 10’ 10’  
Side Yard Setback                       5’                             5’  
Rear Yard Setback                      5’                              5’   
 
Building Height                            35’                           35’ (40’ w/pitched roof) 
Building Coverage                      55%                         70% 
Max Impervious Surface   75%    85%  
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The Shoreline Comprehensive Plan has established a growth target of 1,600-2,400 new 
housing units during the next 20-year planning period.  The Comprehensive Plan 
identified different areas of the City where growth will likely occur and can be 
accommodated.  A Comprehensive Plan Land Use map was adopted, and in some 
areas of the City allowed densities and intensity of uses to be increased.  In many 
instances this change occurred in areas that had previously developed at a much lower 
intensity (as is the case of the subject parcel) and more dense development was 
anticipated in the future when the underutilized parcels were redeveloped. 
 
R-24 zoning is an appropriate designation for the site in order to achieve many goals 
and policies of the Comprehensive Plan, including: 
 

Goal LU I: Ensure that the land use pattern of the City encourages 
needed, diverse, and creative development, protects existing uses, 
safeguards the environment, reduces sprawl, promotes efficient use of 
land, encourages alternative modes of transportation and helps maintain 
Shoreline’s sense of community. 
 
Goal LU IV: Encourage attractive, stable, quality residential and 
commercial neighborhoods that provide a variety of housing, shopping, 
employment and services.  
 
The neighborhood will benefit by this development by having new homes 
that are more affordable than the typical new single-family detached 
home. The site is currently underdeveloped and this project will match 
densities expected in the Comprehensive Plan making more efficient use 
of the land. The site is within walking distance to schools, parks, shopping 
and transit. 
 
LU 8: Ensure that land is designated to accommodate a variety of types 
and styles of housing units adequate to meet the future needs of Shoreline 
citizens. 
 
The development proposed are smaller single-family attached homes for 
residents that don’t need a large home and want something other than 
typical suburban development. 

 
Goal H I: Provide sufficient development capacity to accommodate the 20 
year growth forecast in an appropriate mix of housing types by promoting 
the creative and innovative use of land designated for residential and 
commercial use. 
 
Under the High Density Residential Land Use designation, the R-24 
zoning category will allow up to 9 homes to be built instead of 7 allowed 
under the current R-24 and R-12 mixed zoning designation. The proposed 
homes have small building footprints and square footage to promote 
alternative housing types for existing and future residents. 
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H 6: Encourage infill development on vacant or underutilized sites to be 
compatible with existing housing types. 
 
The site is currently underutilized. The site will be redeveloped with 9 
dwelling units at a density of 21.7 du/ac. The townhomes will be 
compatible with the existing condominiums to the north and the 
apartments to the east. The single-family home that is being relocated on 
the site will be compatible to the existing single-family homes to the west 
and south.   

 
 

Criteria 2: The rezone will not adversely affect the public health, safety or 
general welfare. 

Staff concludes the proposed rezone and redevelopment of this site will not adversely 
affect the public health, safety and welfare of the surrounding neighborhood and 
community.  
 The applicant has submitted letters from the sewer and water district stating that the 

necessary infrastructure currently exists to accommodate new development.  
 The proposed new development will be required to install landscape buffers on the 

north and east sides of the property to buffer adjacent home owners from the future 
new dwelling units.  

 Sufficient parking is proposed for garages and in the driveways of the new 
townhome units.  

 New development will be required to install sidewalks which will add to the public 
safety of the surrounding community.  

 Staff has concluded the traffic impacts will not be a substantial burden on the 
surrounding community. The proposed rezone would add two additional townhomes 
to a site that has already been approved for six townhomes and one single-family 
home. 

 
Criteria 3: The rezone is warranted in order to achieve consistency with the 

Comprehensive Plan. 
The subject parcel is currently zoned R-12 and R-24. Right now, the site is developed 
with one single-family house which is underdeveloped under the current zoning 
category.  The application to change the zoning on a portion of the parcel to R-24 was 
made in order to develop the site at a density similar to that developed adjacent to the 
site on the north.  The site’s Comprehensive Plan land use designation is High Density 
Residential.  Consistent zoning designations for this land use include: R-12 through R-
48. 
 
The current zoning in the vicinity of the project includes R-6, R-12, R-24, R-48, and 
Regional Business zoning.  The uses in the area include single-family houses, 
duplexes, triplexes, multi-family apartment buildings, a new tire store, restaurants, 
Aurora Village Shopping Center and the Aurora Village Park and Ride. The subject 
property will take access from N. 199th Street, a local street.  The Comprehensive Plan 
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states that the High Density Residential Land Use designation is intended for areas 
near employment and commercial areas; where high levels of transit service is present 
or likely; and areas currently zoned high density residential. This designation creates a 
transition between high intensity uses, including commercial uses, to lower intensity 
uses.  
 
The applicant’s proposal for 8 townhomes and one single-family home is supported by 
the goals and policies of the Comprehensive Plan.  R-24 zoning is an appropriate 
designation for the subject site, as it reflects a transition from regional business zoning 
along Aurora Ave to the R-12 and R-6 density residential development to the west. 
 
 
Criteria 4: The rezone will not be materially detrimental to uses or property in 

the immediate vicinity of the subject rezone. 
At this time the proposed rezone appears to have minimal negative impacts to the 
properties in the immediate vicinity.  Development of the property under he proposed 
rezone would result in equal or lesser densities than those currently existing north and 
east of the subject parcel. The Richmond Firs Condominiums directly north are 
developed at 21 du/ac and the Condominium development directly east is developed at 
44.5 du/ac. It provides a reasonable transition to the R-12 density to the west. 
 
 Concerns have been raised by adjacent neighbors concerning appropriateness of the 
zoning, less privacy, increased traffic and noise, no parking, and work without permits.  
The following brief summary demonstrates how the project addresses each of these. 
 
Zoning as Transition 
The City adopted the Comprehensive Plan and designated certain areas as areas 
where higher densities should occur. The subject parcel is in one of those areas higher 
density areas. R-24 is an appropriate zoning category under the High Density 
Residential land use designation. The R-24 zoning category also matches the R-24 
zoning category on the parcel to the north creating a logical transition between the two 
properties.  
 
Less Privacy 
The applicant will be required to comply with the landscaping and screening standards 
mentioned in the Development Code. This generally includes a five foot landscape 
buffer consisting of trees, shrubs and ground cover. The building setback is five feet 
from the property line in either the R-12 or R-24 zoning category.  
 
Traffic/Circulation 
The applicant is proposing to build 8 townhomes and one single-family home on the 
subject parcel. The P.M. peak hour vehicular trips will be 1.01 (1.01 X 1) for the single-
family home and 4.32 (.54 x 8) for the townhomes. The total P.M. peak hour trips for the 
total development are 5.33. Since the P.M. peak hour trips are not greater than 20, a 
traffic study was not required (SMC 20.60.140(A)).   
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During site development sidewalks will be required along the southern boundary of the 
project area.  Sidewalks are developed in pieces in this general area. As parcels 
redevelop, new sidewalks will be required. It appears that there is adequate vehicular 
and pedestrian access to the site. 
 
Parking 
Each dwelling unit on-site is required to have at least two parking spaces. The single 
family home has a two-car garage and space in the driveway to park additional cars. 
The townhome units have a one-car garage and one space in the driveway for parking. 
The development is meeting parking requirements per the City’s Development Code. 
 
Work without Permits 
The adjacent property owners to the north have commented on site work being done 
without permits; specifically removal of trees and grading of the site. The City requires 
the property owner obtain a permit for clearing more than six significant trees and 
grading more than 50 cubic yards of material. The City relies on complaints from the 
community if significant work is being done without permits. No complaints were ever 
filed with the City. By the time the owner submitted building permits to the City, the site 
was cleared and evidence of any trees could not be confirmed.  
 
Criteria 5: The rezone has merit and value for the community. 
The redevelopment of the site will contribute to an increase in housing units and help 
the City to achieve its housing targets. The proposed townhomes are an affordable 
option compared to new detached single-family construction. Additionally, this site is an 
appropriate place to accommodate higher density development considering the intensity 
of the adjacent Commercial and High Density uses to the east, because it is free of 
environmentally sensitive features, and because of close proximity to alternative transit 
options and infrastructure. 
 
Further, a policy of the plan is to “preserve environmental quality by taking into account 
the land’s suitability for development and directing intense development away from 
natural hazards and important natural resources” (Comprehensive Plan policy LU1).  
The site does not have any identified critical areas, it is generally flat, and it has good 
access to public facilities.  It is reasonable to encourage, within the provisions of the 
Development Code, redevelopment and intensification of uses on of parcels such as 
these. 
 
Therefore it has been shown that these improvements will add benefit to the community. 
 
 
III. CONCLUSIONS 
 
1. Consistency- The proposed reclassification for the subject properties is consistent 

with the Washington State Growth Management Act, the City of Shoreline 
Comprehensive Plan, and the City of Shoreline Development Code. 
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2. Compatibility- The proposed zoning is consistent with existing and future land use 
patterns identified in the Comprehensive Plan. 

3. Housing / Employment Targets- The current residential density is underutilized per 
the density guidelines listed in the Comprehensive Plan for the High Density 
Residential land use designation.  The project assists the City of Shoreline in 
meeting housing targets as established by King County to meet requirements of the 
Growth Management Act. 

4. Environmental Review- It has been determined that per WAC 197.11.600 (2) the 
SEPA obligations for analyzing impacts of the proposed rezone are fulfilled by 
previous environmental documents on file with the City.  The FEIS prepared for the 
City of Shoreline’s Comprehensive Plan, dated November 9, 1998, and is 
incorporated by reference to satisfy the procedural requirements of SEPA. 

5. Infrastructure Availability- 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 accommodate existing and anticipated stormwater 
improvements be installed as part of the development proposal. 

 
 
IV. PLANNING COMMISSION ROLE AND OPTIONS 
As this is a Type C action, the Planning Commission is required to conduct a Public 
Hearing on the proposal.  The Commission should consider the application and any 
public testimony and develop a recommendation for rezone approval or denial.  The 
City Council will then consider this recommendation prior to their final adoption of the 
application. 
 
Planning Commission has the following options for the application: 
 

1. Recommend approval to rezone a portion of the site at 932 N 199th Street (parcel 
number 2227900032) from Residential 12 units per acre (R-12) to Residential 24 
units per acre (R-24) based on the findings presented in this staff report. 

2. Recommend approval to rezone, with conditions, a portion of the site at 932 N 
199th Street from R-12 to R-24 based on findings presented in this staff report and 
additional findings by the Planning Commission. 

3. Recommend denial of the rezone application. The Residential 12 units per acre (R-
12) zoning remains based on specific findings made by the Planning Commission. 

 
 
V.  PRELIMINARY STAFF RECOMMENDATION 
Staff recommends that the Planning Commission move to recommend to the City 
Council that R-24 zoning be adopted for a portion of the property generally located at 
932 N 199th Street (parcel number 2227900032).  Enter into findings based on the 
information presented in this staff report that this proposal meets the decision criteria for 
the reclassification of property as outlined in the Shoreline Municipal Code Section 
20.30.320. 
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ATTACHMENTS 
 
Attachment 1: Site Plan  
Attachment 2: Vicinity Map with Zoning Designations 
Attachment 3: Vicinity Map with Comprehensive Plan Designations 
Attachment 4: Map depiction of the Proposed Zone Change 
Attachment 5: Public Comment Letters 
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