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Memorandum 

 
DATE: August 28, 2008 
 
TO: Shoreline Planning Commission 
      
FROM: Steven Cohn, Senior Planner 
 Steve Szafran, Associate Planner 
 
RE: James Alan Salon Rezone 
  

 

At your next meeting you will be reviewing the proposal to rezone the James Alan Salon 
site (two properties at 18501 and 18511 Linden Avenue North) from Community 
Business (CB) to Regional Business (RB).  The Planning Commission considered a 
similar proposal in January, 2007.  At that time, the site was zoned R-48 and Office.  The 
applicant requested a rezone to RB, which was and is consistent with the Comprehensive 
Plan designation for the site of Community Business and Mixed Use.  The Mixed Use 
and Community Business comprehensive plan designations permit a variety of zoning 
districts, including multifamily residential districts and most commercial districts. 

Background 

At the time of the previous request, staff and the Commission both recommended that the 
zoning be changed to Community Business. The rationale for the recommendation was 
that development in a Regional Business zone would be somewhat more intense than 
would development in a Community Business zone and therefore would be a better fit.  
The recommendation was accepted by Council and the zoning changed to CB (Ordinance 
460).   

The recommendation was made with the expectation that staff would, in the near future, 
propose an additional change to the Development Code that would permit increased 
residential densities on Community Business zoned properties located within a short 
walking distance of Aurora Avenue.  In staff’s mind, a CB zone with a provision for 
added density would have been appropriate on the site. 

Staff Rationale for Recommendation 

It has been almost two years since the Commission reviewed the rezone.  Since that time, 
there have been changed circumstances that have caused the proponent of the rezone to 
re-submit their original request (to rezone to Regional Business) and caused staff to re-
evaluate its recommendation to the Commission. 



The first is that the Council did not modify the Development Code to permit greater 
housing densities on CB sites located close to Aurora Avenue.   In making that decision, 
the Council signaled that decisions would occur on a site-by-site basis through the rezone 
process or, alternatively, as a result of a Subarea review.   

The second change is that the Council has signaled that it wants to look closer at 
maximum density permitted in RB zones.  Currently there is a moratorium on 
development in RB zones at residential densities greater than 110 du/acre.  Staff expects 
that, after the moratorium is lifted, the densities permitted in RB zones will have a 
numerical upper limit, though we are not certain what that limit will be. 

As noted in staff’s analysis of the current rezone request, staff has concluded that this site 
is appropriate for higher density development due to its proximity to Aurora.  As the City 
continues to attract new residents, it is important to house them in an efficient and cost 
effective manner, so long as that is compatible with a market niche that is supported by 
housing demand. There is a portion of the housing market that wants to live near transit 
corridors and is comfortable living in multistory buildings.  This demand can best be 
satisfied by allowing people to build to higher densities on and near Aurora.  This site, 
located within walking distance of transit, is an appropriate location for higher density. 

Conclusion 

As shown in the “Initial Findings” that is attached, Staff has reviewed the proposal and 
concluded that, given the changing circumstances that have occurred since the staff 
recommendation in January 2007, staff will support the current request to rezone the sites 
from CB to RB because the request meets the intent of the Comprehensive Plan and the 
criteria for rezoning listed in 20.30.310. 

If you have questions about items included in the staff report or have questions that 
warrant additional research, please contact Steve Szafran prior to the public hearing. He 
can be contacted at 206-801-2512 or sszafran@ci.shoreline.wa.us. 
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CITY OF SHORELINE 
STAFF REPORT TO PLANNING COMMISSION 

 
INTIAL FINDINGS, CONCLUSIONS AND RECOMMENDATION 

 
 
 

PROJECT INFORMATION SUMMARY 
 
Project Description: Rezone application to change the zoning designation of two parcels 
from Community Business (CB) to Regional Business (RB). 
Project File Number: 201753 
Project Address:  18501 and 18511 Linden Avenue North, Shoreline, WA 98133 
Property Owner:  FMAB, LLC. 
SEPA Threshold:  Determination of Non-Significance (DNS) 
Staff Recommendation: Recommend approval of a rezone of the two parcels zoned CB 
to Regional Business. 
 

 
FINDINGS OF FACT 

 
Current Development 

 
1. The parcels at issue are located at 18501 and 18511 Linden Avenue North, 

generally on the northwest corner of North 185th Street and Linden Avenue North. 
 
2. 18501 Linden Avenue North (tax ID # 7283900302) is 7,565 square feet and is 

developed with the former James Alan Salon.  The site is zoned Community 
Business (“CB”) and has a Comprehensive Plan Land Use designation of 
Community Business (“CB”).   

 
3. 18511 Linden Avenue North (tax ID # 7283900303) is 6,631 square feet, directly 

to the north of 18501 Linden Avenue North, and developed with one single-
family residence used as storage space.  The site is zoned Community Business 
and has a Comprehensive Plan Land Use designation of Mixed Use (“MU”).  

 
4. 742 N.185th Street (tax ID #7283900301) is 14,000 square feet and located 

directly west of the former James Alan Salon. The parcel is zoned R-12 and has a 
Comprehensive Plan Land Use designation of Medium Density Residential. This 
parcel is owned by the applicant but is not included in this rezoning request. 

 
5. The surrounding neighborhood has experienced development recently: four 

townhomes have been developed west of the 742 N. 185th Street parcel. Also, 
there is a current rezoning request at 753 N.185th Street (the Masonic Temple) to 
change the zoning from R-12 to CB. 

 



6. There are existing sidewalks along N 185th Street adjacent to the applicant’s 
property.  No sidewalks exist along Linden Ave N. A traffic signal with 
crosswalks is located at the intersection of Linden Ave N and N 185th Street. 

 
7. The site was rezoned from Office and R-48 to Community Business by the 

Shoreline City Council on March 26, 2007, Ordinance # 460. The Planning 
Commission’s Public Hearing on the request was held on January 4, 2007. 

 
Proposal 
 

8. The applicant proposes to rezone both parcels to Regional Business (“RB”). 
 
9. Staff analysis of the proposed rezone includes information submitted in a pre-

application meeting and neighborhood meeting for the previous rezone request, 
conducted on June 19, 2006 and July 31, 2006 respectively.   

 
10. A Public Notice of Application combined with a Public Notice of Hearing was 

posted at the site on July 31, 2008 for the current action.  
 

11. 25 comment letters were received as of the date of the issuance of the staff report.  
Of these, 23 were in favor of the request, citing compatible uses, need for housing 
next to transportation routes, affordable housing opportunities and economic 
development reasons.  The comment letters that were not in favor cited concerns 
about the potential height in the RB zone, density, environmental impacts and not 
being located on an arterial street.  See Attachment 1. 

 
12. Advertisements were placed in the Seattle Times and Shoreline Enterprise, and 

notices were mailed to property owners within 500 feet of the site on July 31, 
2008 describing the Notice of Application and Notice of Public Hearing with 
SEPA Determination.  

 
13. The Planning Department issued a SEPA Determination of Non-Significance and 

notice of public hearing on the original proposal on October 12, 2006.  Since this 
rezone request is the same request as recently applied for, staff is adopting the 
SEPA Determination made at the time of the original rezone. The DNS was not 
appealed.  

 
14. An open record public hearing was held by the Planning Commission for the City 

of Shoreline on September 4, 2008. 
 

15. The City’s Long Range Planner, Steven Cohn, and Associate Planner Steve 
Szafran, have reviewed the proposal and recommend that the parcels be rezoned 
to Regional Business. 

 



Comprehensive Plan Land Use Designations. 
 

16. The site contains two parcels, designated Community Business and Mixed Use.   
Parcels to the north and east have a Comprehensive Plan Land Use designation of 
Mixed Use, which identifies areas where uses change from lower intensity uses 
(usually single family uses) to higher intensity uses.  The MU designation allows 
R-8 through R-48 residential zoning and all commercial and industrial zoning.  
Parcels to the south (across 185th) have a Community Business designation, 
intended to designate higher intensity uses, both residential and commercial.  The 
CB designation allows R-12 through R-48, Office, Neighborhood Business, 
Community Business and Regional Business.  Parcels to the west are designated 
Medium Density Residential, which allows R-8 and R-12. See Attachment 2 
(Comprehensive Plan Map). 

 
17. The Comprehensive Plan describes Mixed Use as applicable “to a number of 

stable or developing areas,” and to the potential annexation area at Point Wells 
and intended “to encourage the development of pedestrian oriented places, with 
architectural interest, that integrate a wide variety of retail, office, and service 
uses with residential uses.”  Regional Business is allowed under Mixed Use land 
use designation. 

 
18. The Comprehensive Plan describes Community Business as areas within the 

Aurora Corridor, North City and along Ballinger Road. This designation provides 
for retail, office, and service uses and high density residential uses. Significant 
pedestrian connection and amenities are anticipated. Some limited industrial uses 
might be allowed under certain circumstances. Appropriate zoning designations 
for this area might include the Neighborhood Business, Community Business, 
Regional Business, Office, R-12, R-18, R-24, or R-48. 

 
Current Zoning and Uses 

 
19. Parcels immediately to the north of the subject parcels are zoned R-18 and 

developed with a public utility building, single-family homes and condominiums; 
parcels to the south (across 185th) have a variety of uses and zoning designations 
including offices zoned R-12, R-18 and Office, the Fred Meyer shopping center 
zoned RB; parcels to the west are zoned R-12 and townhomes are currently under 
development; and parcels to the east (across Linden Avenue North) have a variety 
of uses and zoning designations including retail, office and apartments zoned RB, 
Office, and R-48. See Attachment 3 (Zoning Map). 

 
Proposed Zoning 

 
20. The proposal is to change the zoning on the site (two properties) from Community 

Business (CB) to Regional Business (RB).  Under SMC 20.30.060, a rezone is 
Type C action, decided by the City Council upon recommendation by the 



Planning Commission.  The decision criteria for deciding a rezone, as set forth in 
SMC 20.30.320, are:  

1. The rezone is consistent with the Comprehensive Plan; and 
2. The rezone will not adversely affect the public health, safety or general welfare; 

and 
3. The rezone is warranted in order to achieve consistency with the Comprehensive 

Plan; and 
4. The rezone will not be materially detrimental to uses or property in the immediate 

vicinity of the subject rezone; and 
5. The rezone has merit and value for the community. 
 
21. The purpose of a Regional Business zoning district, as set forth in the Shoreline 

Municipal Code 20.40.040, is to “provide for the location of integrated complexes 
made up of business and office uses serving regional market areas with significant 
employment opportunities”.  The Regional Business category permits a variety of 
commercial uses and residential densities.  It is distinguished from CB in that it 
permits more intense land uses such as warehousing, kennels, construction, retail, 
and auto rental and allows residential densities up to 110 units per acre.   

   
Impacts of the Zone Change  

 
22. The following table outlines the development standards for the current zoning 

(CB) and the proposed zoning (RB): 
 
 

 

 CB  RB  
Front Yard Setback 0’ 0’ 
Side Yard Setback 10’ 15’ 
Rear Yard Setback 10’ 15’ 
Max. Impervious Surface 85% 95% 
Height 60’ 65’ 
Density (residential development) 48 du/ac 110 du/ac 
Total Units (potential) 16 36 

The RB zone is a zone that allows more intense development than the CB zone.  
Side and rear yard setbacks are slightly greater in the RB zone and the amount of 
impervious service allowed is somewhat higher, as is the permitted height.  A 
major difference is the maximum potential residential allowed.  On this site, the 
current zoning would allow 16 dwellings; the proposed zone would permit 36.  If 
the structure is developed with commercial uses rather than residential uses, the 
amount of commercial space would be dictated by the building envelope, which 
could potentially be marginally larger in RB. 
 



23. Traffic Impacts 
 

Since the zoning permits a variety of uses, specific impacts are unknowable at this 
time. However, two scenarios can be defined to provide a reasonable set of 
bookmarks about the traffic impacts.   
 

(a) Scenario 1: Develop the property as office. A reasonable 
development assumption is that one with ½ the parking on grade and 
one full level of underground parking. This results in 80-90 stalls.  
Setting aside some stalls for visitors, it is reasonable to assume 85 
employees.  These could be housed in a 26,000 square foot building, 
which would suggest a 3 or 4 story building on this site. 

 
Under the assumption that the amount of parking dictates the amount 
of development, the total building square footage is likely to be 
similar under both CB and RB zoning, and by extension if the site is 
developed in office uses, the parking impacts will be the same.  This 
scenario would generate 282 trips daily (3.32 daily trips, half of them 
are inbound and half outbound) and 39 trips during the PM rush hour 
(.48 trips during each hour of the PM peak). 
 

(b) Scenario 2:  Develop the property as housing. Because there is a 
maximum density in RB and CB, the number of units, and by 
extension, the traffic impacts, can be defined.  The ITE trip generation 
handbook estimates 6.72 daily trips per unit (half inbound and half 
outbound) and .62 average trips during one hour during the PM peak.  
If 16 units are built, this translates to an additional 108 trips during 
the day and 10 more trips during rush hour. If 36 units are built, the 
trips would be 242 additional daily trips and 22 additional trips during 
one hour of the rush hour. 

 
(c) It is possible that a housing development could also include a retail 

component.  In a mixed use building on this site, a retail component 
on the ground floor is likely to be around 8500 square feet. The retail 
space will have a trip generation of 377 trips daily and 21 trips during 
rush hour. 

 
  Since the rezone is not tied to a site plan, it is impossible to define specific 

impacts.  However, during the peak hour today, there are times that 185th 
eastbound is backed up from Aurora to Linden.  This situation makes left 
turns (i.e., outbound traffic) from Linden to 185th difficult at times.   

 
   If access to the site is from Linden Avenue and the site is developed as 

office (as it could under both the current and proposed zoning) , there 
might be difficulties leaving the site during PM peak hours as people turn 
onto Linden and want to turn left onto 185th.  In this case, it is possible 



that some people may decide to turn left and drive north on Linden for a 
few blocks in order to eventually connect with Aurora Avenue.   

  If, in the building application review, analysis shows this to be a likely 
outcome, the City’s Traffic Engineer would probably suggest mitigation 
measures such as limiting turn movements to right-turn only or developing 
an access onto 185th. 

 
  If future development is largely residential, that will not present much of a 

problem because most of the traffic will be inbound into the complex 
during the PM peak times, and not be affected by eastbound congestion on 
185th. 

 
Future Aurora Corridor Improvements 
The City recognizes the concerns about this intersection and has 
developed plans to improve the eastbound travel lanes of 185th Street. This 
will include a left and right turn only lanes to Aurora Avenue as well as 
two through lanes continuing on 185th Street. These improvements will 
alleviate some of the traffic backups that occur on 185th Street.  

 
 

CONCLUSIONS 
 

1. The purpose of a rezone is to provide a mechanism to make changes to a zoning 
classification, conditions or concomitant agreement applicable to property.  
Rezone criteria must be established by substantial evidence. 

 
2. The notice and meeting requirements set out in SMC 20.30 for a Type C action 

have been met in this case. 
Rezone criteria 

 
Is the rezone consistent with the Comprehensive Plan? 

 
3. a. Under the first criterion, Regional Business is appropriate under Land Use 

Element Goals I and V of the Comprehensive Plan.   
 

2. Land Use Element Goal I of the Comprehensive Plan is to “[e]nsure 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.”   

 
3. Land Use Element Goal V of the Comprehensive Plan is to “assure that a mix of 

uses, such as services, office, retail, and residential, are allowed either in low 
intensity buildings placed side by side or within the same building in designated 
areas, on arterials, or within close walking distance of high frequency transit, 
serving a neighborhood commercial and residential function.” 



 
The RB rezone proposal is consistent with Land Use Element Goal I and V 
because a more intense commercial zone will promote redevelopment and 
allow for a greater mix of uses.   RB zoning would permit a greater number of 
dwelling units or slightly more commercial space in close proximity to area 
services than a CB designation. 

 
Will the rezone adversely affect the public health, safety or general welfare?  
  
4. The GMA planning process of developing Comprehensive Plan designations 

which allows this level of development and the City’s development standards in 
its zoning regulations for the RB zone protect against uses that would be contrary 
to the public health, safety or general welfare. 

 
5. If the site is developed with residential uses, it could have a positive impact on 

public health.  Placing density closer to area amenities such as shopping, 
restaurants and public transportation, encourages walking or biking rather than 
driving. Density in this instance creates better health opportunities than before. 

 
Is the rezone warranted in order to achieve consistency with the Comprehensive Plan? 

  
6. Both RB and CB zoning are consistent with the Comprehensive Plan vision for 

the area (CB and Mixed Use). Efficient use of land, higher densities in 
appropriate areas, close to services and transportation and an improved circulation 
pattern on 185th and Aurora support more intense development on this site and the 
proposed zoning. 

 
Will the rezone be materially detrimental to uses or property in the immediate vicinity 
of the subject rezone?  

 
7. The proposed rezone will have minimal negative impacts to the properties in the 

immediate vicinity.  Concerns have been raised by one nearby resident about the 
appropriateness of commercial zoning and increased building height allowed by 
the proposed RB zoning. 
 

(a) Appropriateness of Commercial Zoning  
 

The Comprehensive Plan has identified this area as being appropriate for 
mixed use development which permits a variety of uses—single-family 
and multifamily uses, offices, and retail businesses.  The James Alan 
Salon has been a long-time fixture on the property as has a telephone 
company building located north of the site. 

 
As the two parcels have Mixed Use and Community Business land use 
designations, commercial zoning is appropriate. Under the Shoreline 
Development Code Section 20.40, uses allowed under the CB and RB 
zoning designations are very similar. RB zoning allows somewhat more 



intense commercial uses than does CB zoning, such as warehousing. Staff 
believes that the more intense uses allowed in an RB zone are unlikely to 
locate on a relatively small site. 
 
With general uses, development standards, design standards and parking 
standards being similar, one major distinction between CB and RB is 
density. CB allows 16 units, RB allows up to 36 units. Staff believes 
density should be located in areas that are less intrusive to the single-
family neighborhoods, are in close proximity to amenities and transit, and 
are located on major collector, arterial streets that do not impact local 
streets. 
 

(b) Height 
 

The height difference between RB and CB zoning is 5 feet.  RB zoning 
permits heights of 65 feet; CB zoning permits heights up to 60 feet.  Given 
current building design, RB buildings could attain a height of 6 stories, 
whereas CB buildings would likely be 5 stories.  In this location, with 
multifamily zoning to the west and a telephone utilities building to the 
north, transition to single family zones is addressed through zoning. 
 
In addition, the City recently adopted transition standards for areas 
adjacent to single family zoning.  Though not affecting this site (because it 
is not adjacent to single family), transition through building and site 
design will occur on neighboring sites if they are rezoned to CB or RB. 

  
(c) Traffic 

 
Analysis shows that the heaviest traffic impacts will occur if the property 
is developed in office uses.  The likely impacts will be no different 
whether the site is zoned CB or RB because a building constructed under 
in either zoning district is likely to be a similar size because of parking 
constraints due to the cost of developing more than one level of 
underground parking. 

 
Will the rezone have merit and value for the community? 

 
8. The proposed rezone will allow commercial and residential expansion to meet the 

changing needs of the community.   Recent actions by the City Council will 
ensure that new buildings will comply with transition area requirements and 
density of the RB zone must be capped at 110 units per acre. 

 
9. Unlike last time the applicants made application for RB, there was no guarantee 

of a unit maximum on the site since there was no numerical density cap. With RB 
now limited to 110 dwelling units per acre, the greatest number of units on the site 
is now limited to 36.  

 



10. This criterion is met since the rezone provides an opportunity to accommodate 
more jobs and multi-family dwelling units in an area not immediately adjacent to 
existing single-family neighborhoods and in close proximity to services and 
transportation.    

 
RECOMMENDATION 

 
The Planning Commission recommends that the City Council approve a rezone of the 
two parcels to Regional Business. 
 
 
Date:        
 
By:        
      Planning Commission Chair 
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