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Planning Commission Meeting Date: September 17, 2009  

 
PLANNING COMMISSION AGENDA ITEM 

CITY OF SHORELINE, WASHINGTON 
 

APPLICATION NUMBER:  301605                     
AGENDA TITLE:  Public Hearing on revising Regional Business Regulations  
PRESENTED BY:  Joseph W. Tovar, FAICP, Director PDS  

Steven M. Cohn, Senior Planner 
 
I. INTRODUCTION 
 
At your next meeting you will hold a public hearing on the Regional Business 
regulations.  Staff discussed this with the Commission at the August 6 study session. 
Based this discussion, staff has drafted permanent regulations for the Regional 
Business zone that incorporates ideas generated by the Planning Commission and 
staff. Those ideas are presented below.  
 
Staff’s Proposal 

Rename the zoning district to eliminate confusion with the Comprehensive Plan 
designation 

A small but important item is to rename the zoning district to reduce or eliminate 
confusion with the Comp Plan designation of RB.  There may have been a reason to 
use similar names at one time, but staff has not been able to reconstruct it. As staff 
considered alternative ideas, we concluded that it might be a good idea to create two 
zones: An Aurora Mixed Use Zone (AMU) and a Neighborhood Mixed Use (NMU) Zone.  
The zones would permit the same uses as the RB zoning district, but would have 
slightly different development standards –The maximum density in the Neighborhood 
Mixed Use Zone would be 70 du/acre and maximum height of 50 feet if a mixed use 
building (see standard #4 below).  The maximum density in the Aurora Mixed Use zone 
would be 150 du/acre and maximum height of 65 feet if specific conditions are met. 

The following standards would apply to all development in AMU and NMU zones. 

1. All developments will go through administrative design review 
2. Limit the maximum building height within 100 feet of the property line between 

RB and R-4 through R-12 zoned properties to 45’, and limit the maximum 
building height between 100-200 feet of the property line to 55’ 

3. All buildings and required parking shall be located on the RB-zoned property and 
not off-site. 

4. The base permitted housing density is 70 du/acre and building height limited to 
40 feet if the building is residential only or 50 feet if it is a mixed use building.  
Maximum FAR is 2.0  

5. Common recreational space of 800 square feet for developments of 5-20 units; 
common recreational space of 40 square feet per unit if over 20 units. 
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The following standards would apply to development in AMU zones 
6. Housing density could be increased to 110 du/acre and maximum height to 60 

feet and maximum FAR of 3.2 if the following conditions are met: 
a. The building is a mixed use building with at least 3,000 square feet of 

retail or personal services space and,  
b. At least 1/3 of the required parking is underground or underbuilding and,  
c. The ground floor includes windows that allow passers-by to see inside 

80% of the ground floor street frontage and,  
d. An overhang or awning  over at least 80% of the 1st floor along an arterial 

and,  
e. Construction that meets a 3-star standard under King County Built Green 

Standards or equivalent  
 

7. Housing density can be increased to 150 du/acre, maximum height of 65 feet and 
FAR to 3.6 if the following conditions are met 

a. All of the above plus 
b. The development includes infrastructure for electric vehicle recharging 

and,  
c. 15% of the units are affordable to households in the 75% King County 

median income category based on household size for a minimum of 30 
years and,  

d. Meets King County’s 3-star Built Green Standards or equivalent plus 
independent verification and,  

e. The developer must hold a neighborhood meeting with City staff in 
attendance to identify traffic impacts coming from building occupants and 
discuss appropriate mitigation measures.  This meeting will be held after 
the pre-application meeting and before an applicant may submit an 
application for construction. Meetings will be advertised by mailing to 
property owners and occupants within 500 feet of the property. 

 
An Alternative Proposal  

An alternative proposal to consider is one proposed by a private individual as a 
Comprehensive Plan Amendment.  The Council directed staff to consider the proposed 
option as part of the “RB” permanent regulations. 

This proposal would maintain the current RB standards and name with one exception:  
that the maximum housing density be limited to 48 du/acre. 

In developing its record for the Council, it would be helpful for the Commission to hear 
testimony on this option so that the Commission’s deliberation on the RB permanent 
regulations can have the benefit of this information. 

 
II. BACKGROUND 
 
The Regional Business district, generally located along Aurora but permitted in several 
other commercial areas, is one of the most intensive commercial/mixed use districts in 
Shoreline.  The maximum height in the district is 65 feet, but if a RB zone is adjacent to 
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an R-4 or R-6 zone, additional transition standards apply that would limit building height 
close to single-family zoned sites. 

Generally, most retail and commercial uses, including offices, as well as residential 
uses, are permitted in RB zones.  The RB regulations were modified following the 
adoption of the City’s initial Comprehensive Plan to create a quasi-form based code, 
and regulate the number of housing units and the maximum square footage of retail or 
office space on a site through parking requirements and height and bulk regulations, not 
by a specific housing density or other means.   

In May, 2008, the City Council adopted Ordinance 505 which created interim rules and 
limited the maximum housing density on RB sites to no more than 110 dwelling units 
per acre. The interim rules have been extended twice in order to provide the community 
time to work on modifying the City’s Vision and Framework Goals.  That work was 
completed earlier this year.   

The Vision and Framework Goals offers direction that has applicability when discussing 
permanent regulations for the RB zone. (See attachment 1) 

In addition, the City Council recently adopted Ordinances 546 and 549 which relax the 
interim density standards in the Midvale Demonstration District to allow 150 
dwellings/acre if additional conditions are met.  (See attachment 2 for Ordinance 549)  

Staff discussed the RB scope at your meeting in mid-June (Attachment 3).  Staff then 
discussed specific requirements at your study session on August 6 (minutes are 
included as Attachment 4). At those two meetings, the Commission identified specific 
requirements the RB proposal should include: 

1. An incentive system that trades off density for public amenities 

2. More stringent rules for transition between commercial and residential uses. 

3. A stipulation that would eliminate or reduce the amount of commercial traffic 
entering or exiting a site from non-arterial streets. 

4. Increased notification of large development activities 

5. More open space for residents of large multi-family complexes 

 
III. PROCESS 
 

 This Development Code Amendment was initiated by staff in June 2009. 
 The Planning Commission held a scoping session on June 18, 2009 
 The Planning Commission held a study session on August 6, 2009. 
 A Notice of Application with an Optional DNS was posted and advertised on 

September 3, 2009. One comment was received as of the date the staff 
report was written (Attachment 5). This comment was received prior to the 
notice of application. 

 The City anticipates issuing a SEPA Determination of Nonsignificance the 
week of September 21, 2009.  
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IV. CRITERIA FOR EVALUATING PROPOSAL 
 
The Planning Commission may recommend approval or approval with modifications a 
proposal to amend the text of the Land Use Code if the amendment meets the following 
three decision criteria (Staff analysis is in italics): 

1. The amendment is in accordance with the Comprehensive Plan. 
 
The Regional Business zoning district has been a zoning category in Shoreline 
since the City was incorporated. The RB zone has always been one of the most 
intense zones in terms of uses and residential densities. The proposed 
amendments will create better transitions between mixed-use development and 
single-family neighborhoods where none existed before. Residential densities will 
be based on incentives; more density will require more environmental protection, 
more open space, more pedestrian amenities, etc.  In addition, the amendment 
will further the recently adopted framework goals of the Comprehensive Plan. 
 

FG 4: Provide a variety of gathering places, parks, and recreational opportunities for all 
ages and expand them to be consistent with population changes.   

 In developments with 5 or more units, at least 800 square feet of common recreation 
space will be provided. 

FG 8:  Apply innovative and environmentally sensitive development practices. 

 In developments of densities greater than 70 du/acre, “3-star” construction Built 
Green construction will be required. 

FG 9: Promote quality building, functionality, and walkability through good design and 
development that is compatible with the surrounding area.   

 Buildings in AMU and NMU zones will be subject to design review 

FG 12: Support diverse and affordable housing choices that provide for Shoreline’s 
population growth, including options accessible for the aging and/or developmentally 
disabled. 

 Housing diversity will be encouraged by allowing higher densities that promote 
development of “flats” rather than townhouses. In developments with greater than 
110 du/acre density, provision of affordable units is mandated for 15% of the units in 
the development. 

FG 14: Designate specific areas for high density development, especially along major 
transportation corridors. 

 The Aurora Corridor is the area designated for higher residential and commercial 
densities.  The proposed changes will focus higher intensity development in this 
corridor. 
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2. The amendment will not adversely affect the public health, safety or general 
welfare. 
 
The proposed amendments to the RB zone will support the public health, safety 
and general welfare of the citizens of Shoreline. The proposed regulations would 
provide for increased transition requirements between commercial structures and 
residential neighborhoods; FAR requirements will limit building bulk; recreation 
space for occupants of multifamily structures will be increased noticeably over 
current requirements; and for larger projects, environmental building practices 
will be required. 
 

3. The amendment is not contrary to the best interest of the citizens and property 
owners of the City of Shoreline. 

 
The proposed amendments to the RB zone look to add more protections to the 
single-family neighborhoods from potential large developments. Transition 
requirements between more intense developments and residential 
neighborhoods would be more stringent than ones in the existing code, and 
higher density developments will be allowed along the Aurora Corridor which will 
reduce longer-term redevelopment pressure on the City’s single-family 
neighborhoods. 
 
Proposed changes will maintain the commercial redevelopment potential in the 
Aurora Corridor. Outside of the Aurora Corridor, commercial potential will be 
diminished somewhat; in that maximum building heights will be reduced to 50 
feet.  Staff believes that in most cases (with the exception of Planned Areas, 
Master Plan permit area, or Subareas, where other tradeoffs might be 
appropriate) 50 feet is a reasonable height near single family areas. 
 
City staff reviewed comments from the Visioning sessions and past rezone 
hearings and believes these proposed regulations will serve the citizens of 
Shoreline better than the current RB regulations. These proposed amendments 
respond to the concerns staff has heard, especially from residents adjacent to 
the Aurora Corridor, and include transition elements that were not embodied in 
past regulations. 

 
 
V.       STAFF RECOMMENDATION 
 
Staff concludes that the staff proposal merits approval because it meets the criteria 
listed in 20.30.350. 
 
If you have questions prior to the meeting, please contact Steve Cohn at 206-801-2511, 
or email him at scohn@shorelinewa.gov. 
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VI.   ATTACHMENTS 
 
1.  Vision and Framework Goals 
2.  Ordinance 549 
3.  Minutes from June 18, 2009 
4.  Minutes from August 6, 2009 
5.  Public Comment Letters 
6.  Sections 20.50.020, 20.50.230, and 20.50.410 in Legislative Format 
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Relationship to the Countywide Planning Policies and Vision 2020  

As part of the comprehensive planning process, King County and its cities have developed a 
Growth Management Plan known as the Countywide Planning Policies.  These policies were 
designed to help the 34 cities and the county to address growth management in a 
coordinated manner.  The policies were adopted by the King County Council and 
subsequently ratified by cities, including the City of Shoreline. 
 
Taken together, the Countywide Planning Policies try to balance issues related to growth, 
economics, land use and the environment.  Specific objectives of the Countywide Planning 
Policies include: 

 Implementation of Urban Growth Areas 

 Promotion of contiguous and orderly development 

 Siting of public capital facilities 

 Establishing transportation facilities and strategies 

 Creating affordable housing plans and criteria 

 Ensuring favorable employment and economic conditions in the County 
 
In addition, Shoreline’s Plan must be guided by the regional growth policies of Vision 2020, 
the regional plan developed by the Puget Sound Regional Council.  Vision 2020 calls for 
directing future growth into existing urban centers and serving those centers with a regional 
transit system. 

2029 Vision Statement  

Imagine for a moment that it is the year 2029 and you are in the City of Shoreline. This 
vision statement describes what you will see. 
 
Shoreline in 2029 is a thriving, friendly city where people of all ages, cultures, and economic 
backgrounds love to live, work, play and, most of all, call home. Whether you are a first-time 
visitor or long-term resident, you enjoy spending time here. 
 
There always seems to be plenty to do in Shoreline -- going to a concert in a park, exploring 
a Puget Sound beach or dense forest, walking or biking miles of trails and sidewalks 
throughout the city, shopping at local businesses or the farmer’s market, meeting friends for 
a movie and meal, attending a street festival, or simply enjoying time with your family in one 
of the city’s many unique neighborhoods. 
 
People are first drawn here by the city’s beautiful natural setting and abundant trees; 
affordable, diverse and attractive housing; award-winning schools; safe, walkable 
neighborhoods; plentiful parks and recreation opportunities; the value placed on arts, 
culture, and history; convenient shopping, as well as proximity to Seattle and all that the 
Puget Sound region has to offer. 
 
The city’s real strengths lie in the diversity, talents and character of its people.  Shoreline is 
culturally and economically diverse, and draws on that variety as a source of social and 
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economic strength. The city works hard to ensure that there are opportunities to live, work 
and play in Shoreline for people from all backgrounds. 
 
Shoreline is a regional and national leader for living sustainably. Everywhere you look there 
are examples of sustainable, low impact, climate-friendly practices come to life – cutting 
edge energy-efficient homes and businesses, vegetated roofs, rain gardens, bioswales 
along neighborhood streets, green buildings, solar-powered utilities, rainwater harvesting 
systems, and local food production to name only a few. Shoreline is also deeply committed 
to caring for its seashore, protecting and restoring its streams to bring back the salmon, and 
to making sure its children can enjoy the wonder of nature in their own neighborhoods. 
 
A City of Neighborhoods 
 
Shoreline is a city of neighborhoods, each with its own character and sense of place. 
Residents take pride in their neighborhoods, working together to retain and improve their 
distinct identities while embracing connections to the city as a whole.  Shoreline’s 
neighborhoods are attractive, friendly, safe places to live where residents of all ages, 
cultural backgrounds and incomes can enjoy a high quality of life and sense of community. 
The city offers a wide diversity of housing types and choices, meeting the needs of everyone 
from newcomers to long-term residents. 
 
Newer development has accommodated changing times and both blends well with 
established neighborhood character and sets new standards for sustainable building, energy 
efficiency and environmental sensitivity. Residents can leave their car at home and walk or 
ride a bicycle safely and easily around their neighborhood or around the whole city on an 
extensive network of sidewalks and trails. 
 
No matter where you live in Shoreline there’s no shortage of convenient destinations and 
cultural activities. Schools, parks, libraries, restaurants, local shops and services, transit 
stops, and indoor and outdoor community gathering places are all easily accessible, 
attractive and well maintained. Getting around Shoreline and living in one of the city’s many 
unique, thriving neighborhoods is easy, interesting and satisfying on all levels. 
 
Neighborhood Centers 
 
The city has several vibrant neighborhood “main streets” that feature a diverse array of 
shops, restaurants and services. Many of the neighborhood businesses have their roots in 
Shoreline, established with the help of a local business incubator, a long-term collaboration 
between the Shoreline Community College, the Shoreline Chamber of Commerce and the 
city. 
 
Many different housing choices are seamlessly integrated within and around these 
commercial districts, providing a strong local customer base. Gathering places – like parks, 
plazas, cafes and wine bars - provide opportunities for neighbors to meet, mingle and swap 
the latest news of the day. 
 
Neighborhood main streets also serve as transportation hubs, whether you are a cyclist, 
pedestrian or bus rider. Since many residents still work outside Shoreline, public 
transportation provides a quick connection to downtown, the University of Washington, light 
rail and other regional destinations. You’ll also find safe, well-maintained bicycle routes that 
connect all of the main streets to each other and to the Aurora core area, as well as 
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convenient and reliable local bus service throughout the day and throughout the city. If you 
live nearby, sidewalks connect these hubs of activity to the surrounding neighborhood, 
bringing a car-free lifestyle within reach for many. 
 
The Signature Boulevard 
 
Aurora Avenue is Shoreline’s grand boulevard. It is a thriving corridor, with a variety of 
shops, businesses, eateries and entertainment, and includes clusters of some mid-rise 
buildings, well-designed and planned to transition to adjacent residential neighborhoods 
gracefully. Shoreline is recognized as a business-friendly city. Most services are available 
within the city, and there are many small businesses along Aurora, as well as larger 
employers that attract workers from throughout the region. Here and elsewhere, many 
Shoreline residents are able to find family-wage jobs within the City. 
 
Housing in many of the mixed-use buildings along the boulevard is occupied by singles, 
couples, families, and seniors. Structures have been designed in ways that transition both 
visually and physically to reinforce the character of adjacent residential neighborhoods. 
 
The improvements put in place in the early decades of the 21st century have made Aurora 
an attractive and energetic district that serves both local residents and people from nearby 
Seattle, as well as other communities in King and Snohomish counties. As a major 
transportation corridor, there is frequent regional rapid transit throughout the day and 
evening. Sidewalks provide easy access for walking to transit stops, businesses, and 
connections to adjacent neighborhoods. 
 
Aurora has become a green boulevard, with mature trees and landscaping, public plazas, 
and green spaces. These spaces serve as gathering places for neighborhood and citywide 
events throughout the year. It has state-of-the-art stormwater treatment and other 
sustainable features along its entire length. 
 
As you walk down Aurora you experience a colorful mix of bustling hubs – with well-
designed buildings, shops and offices – big and small – inviting restaurants, and people 
enjoying their balconies and patios. The boulevard is anchored by the vibrant Town Center, 
which is focused between 175th and 185th Street. This district is characterized by compact, 
mixed-use, pedestrian-friendly development highlighted by the Shoreline City Hall, the 
Shoreline Historical Museum, Shorewood High School, and other civic facilities. The 
interurban park provides open space, recreational opportunities, and serves as the city’s 
living room for major festivals and celebrations. 
 
A Healthy Community 
 
Shoreline residents, city government and leaders care deeply about a healthy community. 
The city’s commitment to community health and welfare is reflected in the rich network of 
programs and organizations that provide human services throughout the city to address the 
needs of all its residents. 
 
Shoreline is a safe and progressive place to live. It is known region wide for the 
effectiveness of its police force and for programs that encourage troubled people to pursue 
positive activities and provide alternative treatment for non-violent and nonhabitual 
offenders. 
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In Shoreline it is believed that the best decisions are informed by the perspectives and 
talents of its residents. Community involvement in planning and opportunities for input are 
vital to shaping the future, particularly at the neighborhood scale, and its decision making 
processes reflect that belief. At the same time, elected leaders and city staff strive for 
efficiency, transparency and consistency to ensure an effective and responsive city 
government. 
 
Shoreline continues to be known for its outstanding schools, parks and youth services. 
While children are the bridge to the future, the city also values the many seniors who are a 
bridge to its shared history, and redevelopment has been designed to preserve our historic 
sites and character. As the population ages and changes over time, the City continues to 
expand and improve senior services, housing choices, community gardens, and other 
amenities that make Shoreline such a desirable place to live. 
 
Whether for a 5-year-old learning from volunteer naturalists about tides and sea stars at 
Richmond Beach or a 75-year-old learning yoga at the popular Senior Center, Shoreline is a 
place where people of all ages feel the city is somehow made for them.  And, maybe most 
importantly, the people of Shoreline are committed to making the city even better for the 
next generation. 
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Framework Goals 
 
The original framework goals for the city were developed through a series of more than 
300 activities held in 1996-1998. They were updated through another series of community 
visioning meetings and open houses in 2008-2009. These Framework Goals provide the 
overall policy foundation for the Comprehensive Plan and support the City Council’s vision. 
When implemented, the Framework Goals are intended to preserve the best qualities of 
Shoreline’s neighborhoods today and protect the City’s future. To achieve balance in the 
City’s development the Framework Goals must be viewed as a whole and not one pursued 
to the exclusion of others. 
 
Shoreline is committed to being a sustainable city in all respects. 
 
FG 1: Continue to support exceptional schools and opportunities for lifelong learning. 
 
FG 2: Provide high quality public services, utilities, and infrastructure that accommodate 

anticipated levels of growth, protect public health and safety, and enhance the quality 
of life. 

 
FG 3: Support the provision of human services to meet community needs. 
 
FG 4: Provide a variety of gathering places, parks, and recreational opportunities for all 

ages and expand them to be consistent with population changes. 
 
FG 5: Encourage an emphasis on arts, culture and history throughout the community. 
 
FG 6: Make decisions that value Shoreline’s social, economic, and cultural diversity. 
 
FG 7: Conserve and protect our environment and natural resources, and encourage 

restoration, environmental education and stewardship. 
 
FG 8: Apply innovative and environmentally sensitive development practices. 
 
FG 9: Promote quality building, functionality, and walkability through good design and 

development that is compatible with the surrounding area. 
 
FG 10: Respect neighborhood character and engage the community in decisions that affect 

them. 
 
FG 11: Make timely and transparent decisions that respect community input. 
 
FG 12: Support diverse and affordable housing choices that provide for Shoreline’s 

population growth, including options accessible for the aging and/or developmentally 
disabled. 

 
FG 13: Encourage a variety of transportation options that provide better connectivity within 

Shoreline and throughout the region. 
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FG 14: Designate specific areas for high density development, especially along major 
transportation corridors. 

 
FG 15: Create a business friendly environment that supports small and local businesses, 

attracts large businesses to serve the community and expand our jobs and tax base, 
and encourages innovation and creative partnerships. 

 
FG 16: Encourage local neighborhood retail and services distributed throughout the city. 
 
FG 17: Strengthen partnerships with schools, non-governmental organizations, volunteers, 

public agencies and the business community. 
 
FG 18: Encourage Master Planning at Fircrest School that protects residents and 

encourages energy and design innovation for sustainable future development. 
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August 18th, 2009 

RB Zoning 

Dear Commissioners, 

I’m very concerned about the results that will be produced if the current trend in 

development continues without a more thoughtful look at where we are headed versu 

what the Visioning Statement has ‘envisioned” for the future. 

 

Please look at the thoughts and ideas below and weigh them carefully in your upcoming 

deliberations on RB zoning. 

 

Thank you, 

Boni Biery 

 

What we don’t want to Happen: 

 Market driven development based on rental price alone.  This drives development 

with very small housing units and little, if any, outdoor space.   

 Un-developed, under-developed, under-utilized RB properties that will remain 

that way as long as owners are allowed to up-zone additional properties.   

 Small businesses being driven away because they can’t compete with the 

desirability of housing for short-term return on investment.  However, this is 

creating ever more housing units without the local businesses needed to serve 

them.  

 RB development sprouting up in neighborhoods for the sole benefit of developer 

profits 

 

Goals: 

 From the Vision Statement -“a thriving corridor, with a variety of shops, 

businesses, eateries and entertainment, (paying business taxes) and includes 

clusters of some mid-rise buildings, well-designed and planned to transition to 

adjacent residential neighborhoods gracefully”  So long as housing is deemed to 
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be more profitable than mixed use and small business and RB can be “created 

anywhere in the city, the business corridor will remain underdeveloped and we 

will continue to add only housing.  Housing increases operating costs for the city 

based on the increased demand for public services: police, fire, medical 

emergency, which are a natural requirement of increased population.  While small 

businesses offer employment and pay business taxes into the city coffers.  Until 

we can balance the growth rate of housing with small business development the 

city will continue to have budget gaps with the primary remedy being increased 

taxes on property owners.  Therefore, we need to use properties currently zoned 

as RB before allowing any additional upgrades.  This will encourage the use of 

under-developed / utilized properties along the Aurora Corridor and keep RB 

from encroaching on our neighborhoods.  This would enhance the business tax 

base and maintain neighborhood character. 

 Existing RB properties to be fully developed and utilized before allowing the 

creation of more (please see explanation above) 

 To define the Market in terms of usage.  For example, multi-family housing units 

should compete for market share not on price alone, but on what amenities 

(swimming pools, tennis courts, wooded trails, and open play areas) are available 

on site to residents.  For example, the existing character of the City, quality of life 

and desirability could all be met if the standard for housing developments was 

more like the Ballinger Commons on N205th at Meridian (if public open space 

were to be added) than Echo Lake.  This would create a sense of community 

where people can play “in their own backyard” rather than being warehoused in 

small living quarters with total reliance on either the City Parks for opportunities 

to be outdoors and/or privately owned facilities like the YMCA, gold’s Gym etc.  

 Incentives for developers to add open space and amenities.  For example, for the 

addition of open public space beyond the required minimum allow a the exterior 

bulk of the building to increase one cubic foot for each addition square foot of 

public open space provided.  
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-----Original Message----- 
From: Boni Biery [mailto:birdsbeesfishtrees@gmail.com]  
Sent: Thursday, August 06, 2009 10:19 PM 
To: Steve Cohn 
Cc: Plancom 
Subject: RB Business Zoning 

I have some thoughts I want to share about staff's proposal, but first let me say that in 
considering form-based code, before hiring a consultant, it might be well worth some 
time looking at the code that has been developed for Bellingham. 
 
First let me say that if the base standard is 48 units, that it makes sense to me that the 
second and third options would be 96 (48 x2) and 144 (48x 3) 
 
GMA requires that all development fully mitigate impacts.  One of the biggest is the 
social impact (including crime) that occurs when there are more people (thus more 
anonymity).  I believe that one of the best ways to address this is with open space.  
Shoreline is way behind the curve in open space acreage/1000.  Our park system, good as 
it is, musts be increased.  Right now we have acreage that is similar to Las Vegas and 
Detroit; both known to be very desirable family oriented cities, right?  There are only a 
very few ways to increase our open space and requiring those who add to the density of 
the City is a good one.  It should be calculated on the "worst case scenrio" for a each 
development, recognizing that even though it may be initially intended for use as one 
business, that it may just as easily become housing or offices in the years ahead and there 
should be open space available to accommodate all potential uses.  Mr Tovar mentioned 
that our existing requirements are quite conservative compared to the demands of other 
cities.  Therefore, I would encourage the Planning staff to develop a means to determine 
the maximum possible impact on the surrounding community and than apply the most 
liberal possible requirements for functional open space that is easily accessible to 
building occupants, visitors and the general public. 
 
 
Thanks for considering 
 
always, 
Boni 
 
--  
Please consider the environment before printing.... 
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Table 20.50.020(2) –    Densities and Dimensions for Residential 
Development in Nonresidential Zones 

STANDARDS Neighborhood 
Business (NB) 
and Office (O) 
Zones 

Community  
Business 
(CB) Zone 
(2) 

Aurora Mixed 
Use, 
Neighborhood 
Mixed Use 
Regional  
Business (RB) 
and Industrial (I) 
Zones (2) 

Maximum Density: Dwelling 
Units/Acre 

24 du/ac 48 du/ac See Exception 
(3)(a) 

No maximum 

Minimum Front Yard Setback 10 ft 10 ft 10 ft 

Minimum Side Yard Setback from  
Nonresidential Zones 

5 ft  5 ft 5 ft 

Minimum Rear Yard Setback from 
Nonresidential Zones 

15 ft 15 ft 15 ft 

Minimum Side and Rear Yard 
(Interior) Setback from R-4 and R-6 

20 ft 20 ft 20 ft 

Minimum Side and Rear Yard Setback 
from R-8 through R-48 

10 ft 10 ft 15 ft 

Base Height (1) 35 ft  60 ft  See Exception 
(3)(a) 

65 ft (2) 

Maximum Hardscape Area 85% 85% 95% 

Exceptions to Table 20.50.020(2): 

(1)    Please see Exception 20.50.230(3) for an explanation of height bonus for mixed-use 
development in NB and O zones. 

(2)    Development in CB RB or I zones abutting or across street rights-of-way from R-4, 
R-6, or R-8 zones shall meet the following transition area requirements: 
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(a)    A 35-foot maximum building height at the required setback and a building envelope 
within a two horizontal to one vertical slope. However, safety railings with thin or 
transparent components and whip antennas are allowed above this building envelope. 
Structures allowed above the maximum height of the zone under Exception 20.50.230(5) 
may not exceed the building envelope slope, or exceed the maximum building height by 
more than 10 feet, or four feet for parapet walls. 

(b)    Property abutting R-4, R-6, or R-8 zones must have a 20-foot setback. No more than 
50 feet of building facade abutting this 20-foot setback shall occur without an abutting 
open space of 800 square feet with a minimum 20-foot dimension. However, the 
additional open space may be adjusted or combined to preserve significant trees. 

(c)    Type I landscaping, significant tree preservation, and a solid, eight-foot property 
line fence shall be required for transition area setbacks abutting R-4, R-6, or R-8 zones. 
Type II landscaping shall be required for transition area setbacks abutting rights-of-way 
across from R-4, R-6 or R-8 zones. Patio or outdoor recreation areas may replace up to 20 
percent of the landscape area that is required in the transition area setback so long as 
Type I landscaping can be effectively grown. No patio or outdoor recreation areas in the 
transition area setback may be situated closer than 10 feet from abutting property lines. 
Required tree species shall be selected to grow a minimum height of 50 feet. A developer 
shall provide a Type I landscaping plan for distribution with the notice of application. 
Based on comments at a public meeting held by staff, the City may approve an alternative 
landscaping buffer with substitute tree species, spacing and size; provided, that the 
alternative will provide equal value and achieve equal tree canopy. The landscape area 
shall be a recorded easement that requires plant replacement as needed to meet Type I 
landscaping. Utility easements parallel to the required landscape area shall not encroach 
into the landscape area. 

(d)    All vehicular access to proposed development in AMU, NMU, RB, CB, or I zones 
shall be from arterial classified streets unless determined by the Director to be technically 
not feasible. If determined to be technically not feasible, the developer shall implement 
traffic mitigation measures, approved by the City Traffic Engineer, which mitigate 
potential cut-through traffic impacts to single-family neighborhoods. 

(3)  Development in AMU and NMU zones abutting or across street rights-of-way from 
R-4, R-6, R-8, or R-12  zones shall meet the following transition area requirements: 

(a) All developments in the AMU and NMU zones are subject to Administrative Design 
Review as approved by the Director. 

(b) A maximum 40-foot building height for residential and 50-foot building height for 
mixed-use buildings, maximum density of 70 dwellings per acre, and a FAR (Floor Area 
Ratio) of 2.0, except: 

(i)  A maximum building height of 60 feet, maximum FAR of 3.2, and maximum 
density of 110 dwellings per acre is permissible if the development meets the 
following conditions:   

o The building is a mixed use building with at least 3,000 square feet of 
retail or personal services space; and  
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o At least 1/3 of the required parking is underground or underbuilding; and  
o The ground floor includes windows that allow passers-by to see inside 

80% of the ground floor street frontage; and  
o An overhang or awning hangs over at least 80% of the 1st floor along an 

arterial; and  
o “3-star”construction standards under King County Built Green Standards 

as amended, or equivalent standard approved by the Director; and  
o 800 square feet of common recreational space is provided for 

developments of 5-20 units; 40 feet of recreational space per unit is 
provided for developments over 20 units. 

 
(ii)  A maximum height of 65 feet, maximum housing density of 150 dwellings per 

acre and maximum FAR of 3.6 is permissible if all the conditions under (a)(i) of 
this subsection are met and the following conditions are met: 

o The development includes infrastructure for electric vehicle recharging; 
and  

o 15% of the units are affordable to households in the 75% King County 
median income category based on household size for a minimum of 30 
years; and  

o “3-star”construction standards plus independent verification under King 
County Built Green Standards as amended, or equivalent standard 
approved by the Director; and  

o After the pre-application meeting and prior to submitting an application 
for construction, the developer must hold a neighborhood meeting with 
City staff in attendance to identify traffic impacts caused by the new 
development and propose appropriate mitigation measures. Meetings will 
be advertised by mailing to property owners and occupants within 500 feet 
of the property. 

(c) The maximum building height for developments within 100 feet of the property line is 
limited to 45 feet and the maximum building height for developments between 100 and 
200 feet of the property line is 55 feet.  

(d) Structures allowed above the maximum height of the district under Exception 
20.50.230(5) may not exceed the maximum building height by more than 10 feet, or four 
feet for parapet walls. 

(e) All conditions under Exception 2(b), (c), and (d) of this subsection must be met, for 
development in AMU and NMU zones abutting or across street ROW from R-4, R-6, R-
8, and R-12 zones. 
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20.50.230 Site planning – Setbacks and height – Standards. 

Table 20.50.230 –     Dimensions for Commercial Development in Commercial Zones 

    Note: Exceptions to the numerical standards in this table are noted in parentheses and 
described below. 

STANDARDS Neighborhood 
Business (NB) 
and Office (O) 
Zones 

Community 
Business 
(CB) 

Regional 
Business (RB) 
Aurora Mixed 
Use, 
Neighborhood 
Mixed Use and 
Industrial (I) 
Zones 

Min. Front Yard Setback (Street) 
(1) (2) 

10 ft 10 ft 10 ft 

Min. Side and Rear Yard (Interior) 
Setback from NB, O, CB, AMU, NMU 
RB, and I Zones (2) 

0 ft 0 ft 0 ft 

Min. Side and Rear Yard (Interior) 
Setback from R-4 and R-6 (2) 

20 ft 20 ft 20 ft 

Min. Side and Rear Yard (Interior) 
Setback from R-8 through R-48 (2) 

10 ft 10 ft 15 ft 

Base Height (5) 35 ft (3) 60 ft 65 ft (4) (5) (4)

Max. Hardscape Area 85% 85% 90% 

Exceptions to Table 20.50.230: 

(1)    Front yard setback may be reduced to zero feet if adequate street improvements are 
available or room for street improvements is available in the street right-of-way. 

(2)    Underground parking may extend into any required setbacks, provided it is 
landscaped at the ground level. 

(3)    Bonus for mixed-use development in NB and O zones: In order to provide 
flexibility in types of housing and to meet the policies of the Comprehensive Plan, the 
base height may be increased for mixed-use development to four stories or up to 50 feet, 
if the added story is stepped back from the third story walls at least eight feet, and subject 
to the following requirement: 
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Residential dwelling units shall occupy a minimum of 25 percent to a maximum of 90 
percent of the total floor area of the building.  

(4)    See SMC Table 20.50.020(2), Exception (2), for transition area requirements for 
CB, RB, or I development abutting R-4, R-6, or R-8 zones or across the street rights-of-
way from R-4, R-6, or R-8 zones. 

(5) See SMC Table 20.50.020(2), Exception (3), for transition area requirements for 
AMU and NMU development abutting R-4, R-6, R-8, or R-12  zones or across the street 
rights-of-way from R-4, R-6, R-8 or R-12 zones.  

(6) (5)    Except as further restricted by SMC Table 20.50.020(2), Exception (2), the 
following structures may be erected above the height limits in all zones: 

a.    Roof structures housing or screening elevators, stairways, tanks, ventilating fans, or 
similar equipment required for building operation and maintenance, fire or parapet walls, 
skylights, flagpoles, chimneys, utility lines, towers, and poles; provided, that no structure 
shall be erected more than 15 feet above the height limit of the district, whether such 
structure is attached or freestanding; 

b.    Steeples, crosses, and spires when integrated as an architectural element of a building 
may be erected up to 18 feet above the height limit of the district. (Ord. 531 § 1 (Exh. 1), 
2009; Ord. 500 § 1, 2008; Ord. 299 § 1, 2002; Ord. 238 Ch. V § 4(B-1), 2000). 

 

20.50.410 Parking design standards. 

A.    All vehicle parking and storage for single-family detached dwellings and duplexes 
must be in a garage, carport or on an approved impervious surface or pervious concrete or 
pavers. Any surface used for vehicle parking or storage must have direct and 
unobstructed driveway access. 

B.    All vehicle parking and storage for multifamily and commercial uses must be on a 
paved surface, pervious concrete or pavers. All vehicle parking in the AMU and NMU 
zones shall be located on the same parcel or same development area that parking is 
required to serve. 

C.    On property occupied by a single-family detached residence or duplex, the total 
number of vehicles wholly or partially parked or stored outside of a building or carport 
shall not exceed six, excluding a maximum combination of any two boats, recreational 
vehicles, or trailers. This section shall not be interpreted to allow the storage of junk 
vehicles as covered in SMC 20.30.750. 

D.    Off-street parking areas shall not be located more than 500 feet from the building 
they are required to serve. Where the off-street parking areas do not abut the buildings 
they serve, the required maximum distance shall be measured from the nearest building 
entrance that the parking area serves: 
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1.    For all single detached dwellings, the parking spaces shall be located on the same lot 
they are required to serve; 

2.    For all other residential dwellings, at least a portion of parking areas shall be located 
within 100 feet from the building(s) they are required to serve; and 

3.    For all nonresidential uses permitted in residential zones, the parking spaces shall be 
located on the same lot they are required to serve and at least a portion of parking areas 
shall be located within 150 feet from the nearest building entrance they are required to 
serve; 
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