Commission Meeting Date: June 15", 2006 Agenda Item: 7.ii

PLANNING COMMISSION AGENDA ITEM
CITY OF SHORELINE, WASHINGTON

AGENDA TITLE: Type C Action: Rezone Application for one parcel generally located
at 18016 Stone Avenue N from R-8 (Residential 8 dwelling
units/acre) to R-12 (Residential 12 dwelling units/acre).

DEPARTMENT: Planning and Development Services

PRESENTED BY: Steven Szafran, Planner Il

. PROPOSAL

The applicant, Scott Becker, proposes to modify the existing zoning category for a
15,200 square foot parcel located at 18016 Stone Avenue N. This application before the
Planning Commission is a request to change the zoning designation from R-8
(Residential - 8 dwelling units per acre) to R-12 (Residential 12 dwelling units per acre).
In addition, the applicant is proposing to construct four low-impact single-family homes
at a density of 11.5 units per acre. 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 Medium 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).

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.

With the current designation of Medium Density Residential and a current zoning of R-8
there is the potential to build 3 single-family residences on the subject site subject to the
Shoreline Development Code Standards. There is currently one single-family home on-
site that will be demolished before construction would begin for the new proposed
homes. The proposed rezone would allow the construction of up to 4 dwelling units and
the applicant is proposing 4 low-impact single-family homes, subject to the requirements
of the Shoreline Municipal Code (SMC) section 20.30.

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 east side of Stone Avenue N between N
180" Street and N 183" Street. The parcel is developed with one single-family
residence. The parcel measures 15,200 square feet in area (approximately .35 acres).
The site is gently sloping down from east to west at an average grade of 2 percent.
There are many significant trees on site. A “significant tree” is defined in the Shoreline
Municipal Code Title 20 as a healthy, windfirm, and nonhazardous tree eight inches or
greater in diameter at breast height if it is a conifer and 12 inches or greater at breast
height if deciduous. Per the Shoreline Development Code, 20% of Significant Trees
must be maintained. Attachment 1 includes a tree plan that shows the type and
location of all significant trees on-site and which trees will be removed.

The existing home on-site is on the Historic Property Inventory List (Attachment 4). The
home was built in 1923 and is significant because of its association with suburban
development of Shoreline in the 1920’s. Staff has contacted Preservation Planner
Charlie Sundberg at the King County Historic Preservation Department for further
comment on the proposed development of the site. Mr. Sundberg states that this
property seems to be of marginal interest; little is known about it and it doesn’t appear to
be eligible for landmark designation. The house could be moved but its masonry
fireplace, its only redeeming feature, would be difficult to reassembile.

2. NEIGHBORHOOD

The project site is located in the Meridian Park Neighborhood. Access to the property is
gained from Stone Avenue North, a street that is classified as a Local Street. Stone
Avenue N connects to N 185" Street to the north but does not connect through to N
175" Street to the south. There is a 15 foot access easement on the north side of the
subject parcel for the property directly to the east to gain access to their home. No
change is proposed to the easement. As indicated previously the site is zoned R-8 and
has a land use designation of Medium Density Residential. The current zoning of the
parcels immediately adjacent to the subject properties on the north, south and east is R-
8, and the uses on these sites include low to medium density residential (these parcels
also have a Medium Density Residential Comprehensive Plan Designation which allow
up to an R-12 zoning). The current zoning of the parcels to the west, across Stone
Avenue North, are R-12, and the uses on these sites are a mix of single-family,
duplexes and triplexes (these parcels are a mix of Community Business and Mixed Use
Comprehensive Plan Designations which allow high density residential, commercial and
industrial land uses). The zoning classifications and Comprehensive Plan Land Use
designations for the project sites and immediate vicinity are illustrated in Attachments 2
and 3.



3. PRIOR APPLICATIONS

There have been a number of land use actions in the recent past that have been
changing the density and character of this particular neighborhood, specifically between
N 180™ to the south, N 185" to the north, Aurora Avenue to the west and Ashworth
Avenue N to the east. Examples of development include Meridian Park Cottages (15.7
du/ac), Elena Lane Subdivision (12.8 du/ac), the new Gateway Center and the
Interurban Trail.

In December of 1999, the Planning Commission recommended denial of a zone change
of the Elena Lane development (Subdivision directly north of the subject parcel) from R-
6 to R-12 for a 16-lot subdivision. The recommendation was appealed to the City
Council. In February 2000, the City Council recommended approval of a rezone to R-8
for the Elena Lane subdivision. The R-8 zoning allowed 11 homes to be built in the
subdivision. Note: At that time, the Mayor made a comment that smaller, less tall or
attached units would appear less dense and would justify an R-12 zoning.

In August of 2000, the City Council approved an application for rezone (Ordinance 246)
at 18042 Stone Avenue N to change the zoning from R-6 to R-8. The staff and the
Planning Commission recommended denial of R-12 and approval to the R-8 zoning
designation. The issue that was cited for denial was that the density and buildings were
out of scale for the neighborhood. The application was approved with an R-8 zoning as
well as a two-lot short plat.

4. TIMING AND AUTHORITY

The application process for this project began on February 3", 2006, when a pre-
application meeting was held with the applicant and city staff. The applicant then held
the requisite neighborhood meeting on March 3", 2006. The formal application was
then submitted to the City on April 4™, 2006. The application was determined complete
on April 7", 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 13", 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 were mailed to property owners
within 500 feet of the site on May 4™, 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.
The comments are listed in the Table below:

Name Comment Staff Response

Laura Brent, AICP Removal of trees may Comments will be
affect trees on adjacent lot, | forwarded to appropriate
loss of screening, access individuals for response
easement, construction concerning tree removal
noise, drainage from and drainage. These are
increased impervious issues that are addressed




surfaces.

during the building permit
stage. Hours of
construction may be
conditioned during the
building permit process

Yefim Leibman and Ella
Goltsman

Rather see two homes
instead of four, increased
traffic, water draining to
adjacent properties, trees
falling onto adjacent
property, new development
adjacent to subject parcel
will add to drainage
concerns.

Under current zoning,
owner can build three
homes by right, there will
be more traffic by not a
substantial increase, trees
will be inspected and
drainage will be reviewed
by Drainage Engineer.

Martin Kral

Historic structure on the
site, R-12 would be spot
zoning, out of character for
the neighborhood and loss
of trees.

The King County
Preservation Planner says
the structure is of marginal
interest and not eligible for
landmark designation, the
Medium Density Residential
Comp Plan designation
allows an R-12 zoning, four
single-family homes in a
single-family neighborhood
are not out of character and
the applicant is proposing
to retain 65% of the trees
on-site, 42 % more than the
Code requires.

Cong-Qiu Chu and Hon Bai

Adverse environmental
impacts, devalue homes in
the neighborhood, would
like to see two homes
maximum.

Environmental impacts will
be better mitigated through
this proposal and the owner
has the right to build three
homes under the current
zoning.

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. The reader will find that each of the
criteria is integrated, and similar themes and concepts will run throughout the discussion

of each.




Criterial: Therezone is consistent with the Comprehensive Plan.

The Comprehensive Plan land use map identifies the subject properties as Medium
Density Residential. The site is currently underutilized—the parcel is developed with
one single family home (developed at a density of 2.8 dwelling units per acre)—this is
not consistent with the density goals and policies of the Comprehensive Plan which
plans for this site to accommodate 8 to 12 dwelling units per acre to support housing
targets within the City. The proposed zone change will allow the parcels to be
developed to the level anticipated in the Comprehensive Plan.

If R-12 becomes the adopted zoning for the site there will be the ability for the applicant
to place a maximum of 4 homes on the subject parcel.

The following table summarizes the bulk requirements for the current zoning and the
potential R-12 zoning. By placing four homes on one lot in the R-12 zone, R-6
standards are applied concerning the building coverage and impervious surfaces.
Development will be less intense than three homes on three separate lots which the R-8
zoning allows.

R8 R12
Standard Development Development
Front Yard Setback 10’ 10’
Side Yard Setback 5 5
Rear Yard Setback 5’ 5
Building Coverage 45% 35% *
Max Impervious Surface 65% 50% *

* Note: Maximum building coverage and impervious surface shall be the same as R-6
standards when three or more single-family homes are located on one parcel zoned R-
12.

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-12 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 architecturally different from houses in the area while retaining
trees and natural vegetation. 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 homes for residents
that don’t need a large home and want something other than apartment
living.

LU 96: Encourage the use of “green” building methods and materials that may
reduce impacts on the built and natural environment, such as to:

Reduce stormwater impacts to protect local watersheds and salmon,
Conserve energy and water,

Prevent air and water pollution and conserve natural resources,

Improve indoor air quality, and

Enhance building durability.

LU 145: Promote development design which minimizes runoff rate and volume by
limiting the size of the building footprint and total site coverage, maximizing the
protection of permeable soils and native vegetation, and encouraging use of
permeable pavements and surfaces.

This proposal meets LU 96 and LU 145 by incorporating low impact development
techniques. Building footprints will be smaller than the typical new single-family
home, 65% of significant trees will be retained, extensive use of porous surfaces,
environmental friendly building materials and less impact on the environment
than developing under the current zoning designation.

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 Medium Density Residential Land Use designation, the R-12
zoning category will allow four homes to be built instead of three allowed
under the current R-8 zoning designation. The proposed homes have
small building footprints and square footage to promote alternative
housing types for existing and future residents.

H 6: Encourage infill development on vacant or underutilized sites to be
compatible with existing housing types.

The site is currently underutilized at a density of 2.8 du/ac. The site will be
redeveloped with four low-impact single-family homes at a density of 11.5
du/ac. The single-family homes will be compatible with existing homes in
the area by reduced building mass and scale, low building height and
natural screening.

CD 3: Encourage development that is visually stimulating and thoughtful,
and that convey quality architecture, workmanship and durability in
building materials.

Mr. Becker’'s proposed designs are similar to the Reserve Cottages which
won an American Institute of Architect's Home of the Month award.

CD 23: Where clearing and grading is unnecessary, preserve significant
trees and mature vegetation.

Mr. Becker has made an effort to site the building footprints and frontage
improvements around significant trees and other vegetation.

Criteria2: The rezone will not adversely affect the public health, safety or
general welfare.
Staff concludes the proposed rezone and redevelopment of this site will positively affect
the public health, safety and welfare of the surrounding neighborhood and community.
The new construction will promote innovative architecture and building techniques,
strives to protect the nature features and vegetation of the site and will be a positive
addition to the neighborhood. Unlike other recently added subdivisions in the immediate
are, the applicant proposing to place the new dwelling units around the natural features
of the lot without disturbing most of the mature trees and vegetation. The latest in low
impact development techniques are proposed for stormwater management, 65% of the
significant trees on-site will be retained and required sidewalks will meander around
very mature trees along Stone Avenue N. and not result in their removal.



Criteria3: Therezone is warranted in order to achieve consistency with the
Comprehensive Plan.
The subject parcel is currently zoned R-8. Right now, the site is developed with one
single-family house at a density of 2.8 dwelling units an acre which is underdeveloped
under the current zoning category. The application to change the zoning of the parcel
to R-12 was made in order to develop the sites in similar fashion to those that have
been previously developed in the immediate vicinity of the project. The sites’
Comprehensive Plan land use designation is Medium Density Residential. Consistent
zoning designations for this land use include: R-8 and R-12.

The current zoning in the vicinity of the project includes R-6, R-8, R-12, R-24, Office and
Regional Business zoning. The uses in the area include single-family houses,
duplexes, triplexes, multi-family apartment buildings, a bank, a mini-storage
development and retail uses. The subject property will take access from Stone Avenue
N, a local street. The Comprehensive Plan states that the Medium Density Residential
Land Use designation is intended for areas where single family detached dwelling units
might be redeveloped at slightly higher densities; and to areas currently zoned for
medium density residential. Single family dwelling units, duplexes, triplexes, zero lot line
homes, and townhouses will be permitted. Apartments will be allowed under certain
conditions.

The applicant is proposing four low-impact single-family detached dwelling units which
are fully supported by the goals and policies of the Comprehensive Plan. R-12 zoning
would be an appropriate designation for the subject site, as it would reflect a similar, if
slightly less, level of intensity as those uses near it.

Criteria4: The rezone will not be materially detrimental to uses or property in
the immediate vicinity of the subject rezone.
At this time there appears to be minimal negative impacts to the properties in the
immediate vicinity of the subject rezone. The proposed rezone would be less dense
than developments that have been recently built such as Meridian Park Cottages (15.7
du/ac) and the Elena Lane Subdivision (12.8 du/ac net density) to the north. Concerns
have been raised regarding this project’s impact on infrastructure such as water, sewer,
stormwater, and traffic/circulation as well as the loss of existing mature vegetation. The
following brief summary demonstrates how the project addresses each of these.

Water & Sewer

Conditional statements from the Ronald Wastewater Management District and Seattle
Water Department indicate that adequate capacity exists for development at R-12
zoning levels.

Stormwater

The applicant is proposing low impact development techniques in addition to on-site
retention. Examples of the features that could be used are rain gardens, small building
footprints, restrictive use of impervious surfaces and other low impact measures.



Traffic/Circulation

The applicant is proposing to build four single-family homes on the subject parcel. The
P.M. peak hour vehicular trips will be 4.04 (1.01 X 4). Since the P.M. peak hour trips
are not greater than 20, a traffic study was not required (SMC 20.60.140(A)). At the
time of the development proposal submittal (building permit application), traffic and
pedestrian requirements/mitigation specific to the details of the project will be required.

During site development sidewalks will be required along the western boundary of the
project area. Sidewalks are developed in pieces in this general area (See Attachment
5). As parcels redevelop new sidewalks will be required. It appears that there is
adequate vehicular and pedestrian access to the site.

Tree Removal

The SMC requires retention of at least 20% of the significant trees (SMC 20.50.350(B)
(1)) on-site and the site design for the development proposal must also meet the
requirements of 20.50.350(D) (1-9) which stipulates that trees be protected within
vegetated islands and stands rather than as individual, isolated trees. There are a
number of significant trees located on the subject site, illustrated on the map in
Attachment 1.

The applicant is proposing to retain at least 65% of the significant trees on-site, 42%
more trees then the code requires. The applicant is exceeding all code requirements in
terms of tree retention and protection by proposing to keep as many of the significant
trees as possible and place structures in and around the natural features of the parcel.
The trees left in place will continue acting as a natural screen between properties to the
north, east, west and south.

Criteria5: 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. By approving this specific redevelopment
proposal, the aesthetics of the structures and site planning will be much more
environmental friendly than if the site developed without the proposed rezone. Under
the current zoning of R-8, the property owner could develop three single-family homes,
cover much more of the site with impervious surfaces, and cut down most of the trees
on-site without taking into account the neighbors’ objections. Staff believes by granting
this rezone and conditions as presented to the Planning Commission, the City and the
surrounding community will get a much better product that tries to fit into the natural
aspects of the site rather than destroying it. In all likelihood the new development will
increase the amount of impervious surface area on the site as compared to the current
condition; however this water will be treated and released at rate no greater than what
historically flowed from the site in a pre-developed condition.

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.

[II. 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.

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 of 2.8 dwelling
units per acre indicates the site is underutilized per the density guidelines listed in
the Comprehensive Plan for the Medium 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.

V. 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 with conditions the site at 18016 Stone Ave N
(parcel number 7276100285) from Residential 8 units per acre (R-8) to Residential
12 units per acre (R-12) based on the findings presented in this staff report with
added conditions.
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2. Recommend approval to rezone the site at 18016 Stone Avenue N from R-8 to R-
12 based on findings presented in this staff report and additional findings by the
planning Commission with modified conditions.

3. Recommend denial of the rezone application. The Residential 8 units per acre (R-
8) 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-12 zoning be adopted for the property generally located at 18016 Stone
Avenue N (parcel number 7276100285) with the following conditions. 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.

Condition #1- The scale and architecture of homes must exhibit characteristics of those
presented at the Planning Commission such as small building footprints, lower building
heights and less intrusive homes to neighboring properties.

Condition #2- Low impact development techniques must be used.

Condition #3- Building heights shall not exceed 25 feet.

Condition #4- At least 60% of significant trees shall be retained.

Condition #5- Trees acting as a natural screen on the north, west, east and south shall
not be substantially modified from their current state. See Attachment 1 for details.

ATTACHMENTS

Attachment 1: Site Plan and Tree Inventory

Attachment 2: Vicinity Map with Zoning Designations

Attachment 3: Vicinity Map with Comprehensive Plan Designations
Attachment 4: Historic Property Inventory Form

Attachment 5: Vicinity Map with Sidewalks, Schools and Parks
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