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Commission Meeting Date:  September 21st, 2006 Agenda Item: 7.i  
 

PLANNING COMMISSION AGENDA ITEM 
CITY OF SHORELINE, WASHINGTON 

 

AGENDA TITLE:  Type C Action:  Rezone Application #201552 for one parcel 
generally located at 17503 10th Avenue NE from R-8 (Residential 8 
dwelling units/acre) to Office (O). 

DEPARTMENT: Planning and Development Services 

PRESENTED BY: Steven Szafran, Planner II 

 
I.  PROPOSAL 
 
The applicant, Brad and Kim Lancaster, propose to modify the existing zoning category 
for a 6,600 square foot parcel located at 17503 10th Ave. NE. This application before the 
Planning Commission is a request to change the zoning designation from R-8 
(Residential - 8 dwelling units per acre) to Office (O).  The applicant is not proposing 
any modifications to the existing home or site though the use will change from 
residential to office. A site plan showing the site configuration of the proposal (existing 
site conditions) 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 Mixed Use, 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.  
 
There is currently one single-family home on-site that will be used for the proposed 
office use (Law Office). The proposed rezone would allow the owners to transfer their 
law practice from the City of Edmonds to this site. 
 
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. 
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II. FINDINGS 
 
1.  SITE 
The subject site is located on the northwest corner of NE 175th Street and 10th Ave. NE.  
The parcel is developed with one single-family residence.  The parcel measures 6,600 
square feet in area (approximately .15 acres).  The site is generally flat.  There are two 
significant trees on site that will remain.  
 
Access to the site is from a residential driveway off of 10th Avenue NE. The driveway is 
approximately 20 feet wide at the curb tapering down to 11 feet further into the site (see 
Attachment 1).  
 
Parking requirements for the site are based on office square footage. The Shoreline 
Development Code specifies 1 parking space for every 300 square feet accessible to 
the public. The proposed office building will require 3 parking spaces (800 square 
feet/300= 2.6= 3). The applicant is providing 4 spaces. 
 
A traffic study is not required if P.M. Peak Hour Trips do not exceed 20. A single-tenant 
office use generates 3.3 Average Daily Trips per employee and .46 P.M. Peak Hour 
Trips per employee. The proposed office will have two employees generating .92 P.M. 
Peak Hour Trips. 
 
2.  NEIGHBORHOOD 
The project site is located in the North City Neighborhood.  Access to the property is 
gained from 10th Avenue NE, a street that is classified as a Neighborhood Collector.  
10th Ave. NE is designated as a Neighborhood Collector from NE 155th Street and as a 
Collector Arterial from NE 185th till it dead-ends into NE 195th Street. As indicated 
previously the site is zoned R-8 and has a land use designation of Mixed Use.   
 
The current zoning of the parcels immediately adjacent to the subject parcel on the 
north, south, east and west is R-8; the uses on these sites include mostly single-family 
residential and a church parking lot that serves as a Metro Park and Ride Lot during the 
week. (These parcels also have a Mixed Use Comprehensive Plan Designation which 
allows all residential zoning categories between R-8 and R-48; and all commercial 
zoning categories.)  
 
The North City Business District begins approximately 850 feet to the east. The zoning 
classifications and Comprehensive Plan Land Use designations for the project sites and 
immediate vicinity are illustrated in Attachments 2 and 3. 
 
3.  TIMING AND AUTHORITY 
The application process for this project began on June 13th, 2006, when a pre-
application meeting was held with the applicant and City staff.  The applicant held the 
requisite neighborhood meeting on June 29th, 2006.  The application was determined 
complete on July 10th, 2006.  A Public Notice of Application was posted at the site, 
advertisements were placed in the Seattle Times and Shoreline Enterprise, and notices 
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were mailed to property owners within 500 feet of the site on July 20th, 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 August 10th, 2006.  
 
Comments were received at the neighborhood meeting and during the public comment 
period. The comments are included in Attachment 4.  
 
Rezone applications shall be evaluated by the five criteria outlined in Section 20.30.320 
(B) of The Shoreline Municipal Code (SMC).  The City Council may approve an 
application for rezone of property if the five decision criteria are met.  
 
5.  CRITERIA 
The following discussion shows how the proposal meets/ or does not meet the decsion 
criteria listed in Section 20.30.320(B) of the SMC.  The reader will find that the criteria 
are integrated and similar themes and concepts run throughout the discussion. 
 
Criteria 1: The rezone is consistent with the Comprehensive Plan. 
The Comprehensive Plan land use map identifies the subject parcel as Mixed Use.  The 
parcel is developed with one single family home (developed at a density of 6.6 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 48 dwelling units or 
businesses to support employment targets within the City.  
 
If Office becomes the adopted zoning for the site, the applicant intends to use the 
existing home as a professional office.   
 
The following table summarizes the bulk requirements for the current zoning and the 
potential Office zoning. (Note: The following standards apply to new construction. The 
applicant intends on using the existing home as it exists). 
 
 
 R8  
Standard Development Office 
Front Yard Setback 10’ 10’  
Side Yard Setback                      5’                              10’                               
Rear Yard Setback                      5’                             10’   
 
Building Coverage                      45%                         N/A 
Max Impervious Surface   65%   85% 
Height                                         35’                            35’ (50’ if mixed use building)  
 
The Comprehensive Plan identifies different areas of the City where growth should be 
encouraged and can be accommodated.  In some areas, the City allowed densities and 
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intensity of uses to be increased.  In the case of the subject parcel, more dense and/or 
intense development is anticipated in the future when the underutilized parcels are 
redeveloped. 
 
Office zoning may be 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 having a low intensity office use that can 
serve the community and that can integrate within the existing 
neighborhood.  

 
LU 17: The Mixed Use designation is intended to encourage the 
development of pedestrian oriented places, with architectural interest, that 
integrate a wide variety of retail, office and services uses with residential 
uses. 
 
This area of Shoreline, even though it is planned for Mixed Use, has not 
had any rezoning requests. The area is “planned” to integrate a wide 
variety of uses but currently the zoning and land uses in the immediate 
area are primary low-density single-family homes. 
 
CD 23: Where clearing and grading is unnecessary, preserve significant 
trees and mature vegetation. 
 
There are two significant trees on-site that will not be disturbed. 
 
ED 14: Encourage and support home-based businesses in the City, 
provided that signage, parking, storage, and noise impacts are compatible 
with neighborhoods. 
 
Though, not a home based business; the proposed office use will operate 
out of an existing home that is compatible with the neighborhood. Parking 
is off-street, no outside storage is proposed, and signage will be limited to 
a window sign by the applicant. 
 
ED 15: Support and retain small businesses for their jobs and services 
that they provide to the community. 
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ED 24: Ensure sufficient land use designations and zoning provisions to 
support businesses. 
 
ED 15 and ED 24 are intended help small businesses owners, such as the 
applicants, to be able to operate in Shoreline while providing services to 
the local community.   
 
CD 8: To minimize visual impact of commercial, office, industrial, and 
institutional development on residential areas by requiring appropriate 
building and site design, landscaping and shielded lighting to be used. 
 
CD 48: Develop attractive, functional, and cohesive commercial areas that 
are harmonious with adjacent neighborhoods, by considering the impacts 
of the land use, building scale, views and through-traffic. 
 
The applicant does not currently plan to modify the existing structure, 
ensuring the proposed office use integrates into the neighborhood. If the 
parcel redevelops with a new office building in the future, the intensity of 
the site or building design may not fit well with existing adjacent land uses. 

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

general welfare. 
Staff concludes the proposed rezone will not adversely affect the public health, safety or 
general welfare of the surrounding neighborhood and community. The existing home will 
continue to integrate into the neighborhood while providing an office location for the 
applicants. The small office use will not burden the community with overbearing 
signage, lighting or traffic. The rezone will however change the designation of this 
parcel from R-8 to Office meaning, in the future, more intense development can occur.  
 
This area, designated for Mixed Use, will begin to change over time. This is the first 
parcel in the area to do so. During the transition of the area, adjacent properties may be 
impacted by new development. Until adjacent parcels start to redevelop with more 
intense uses, the Shoreline Development Code has measures to mitigate impacts to 
adjacent properties. These measures include landscaping, on-site parking and building 
design requirements. 
 
Criteria 3: The rezone is warranted in order to achieve consistency with the 

Comprehensive Plan. 
The site’s Comprehensive Plan land use designation is Mixed Use. Consistent zoning 
designations for this land use include R-8 through R-48 and all commercial zoning 
categories.  The subject parcel is currently zoned R-8. Right now, the site is developed 
with one single-family house at a density of 6.6 dwelling units an acre, which is 
underdeveloped under the current zoning category.  The application to change the 
zoning of the parcel to Office was made in order to locate the applicant’s professional 
office within the City of Shoreline.  
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The current zoning in the immediate vicinity of the project includes R-6 and R-8.  The 
uses in the area include mostly single-family houses, a church and a Metro Park and 
Ride. Approximately 850 feet to the east is the North City Business District.  
 
The subject property will take access from 10th Ave. NE, a Neighborhood Collector 
street.  The Comprehensive Plan states that the Mixed Use Land Use designation 
applies to a number of stable or developing areas. The designation is 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 areas. This 
is the first parcel in the area to change and more change is anticipated in the future. 
 
 
Criteria 4: The rezone will not be materially detrimental to uses or property in 

the immediate vicinity of the subject rezone. 
At this time the proposed rezone appears to have minimal negative impacts to the 
properties in the immediate vicinity.  The property owner does not plan to modify the 
existing structure or site. In the future, under the Office zoning, the property could 
change if the parcel is redeveloped with a new office building.  
  
Concerns have been raised by adjacent neighbors concerning appropriateness of the 
commercial zoning (Office), increased traffic and noise, and parking.  The following brief 
summary demonstrates how the project addresses each of these. 
 
Changing Land Use  
Staff received several comments that this area has historically been a single-family 
residential area.  Historically, this has been true, but 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 City adopted the Comprehensive Plan and designated certain areas as areas 
where a mix of uses should occur. The subject parcel is in one of those areas. Office is 
an appropriate zoning category under the Mixed Use land use designation. The Office 
zoning category is least intense zoning category in the commercial designation and also 
provides a good transition between commercial and residential land uses.  
 
If office zoning is adopted; it will be the first parcel in the area to change to a 
commercial use.  Land uses along NE 175th have been changing to more businesses 
oriented uses in the recent years but generally in areas closer to North City.  
 
Traffic/Parking 
The applicant is proposing to use the existing home as an office. The P.M. peak hour 
vehicular trips will be .92 (.46 X 2) for the office. Since the P.M. peak hour trips are not 
greater than 20, a traffic study was not required (SMC 20.60.140(A)).   
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The office is required to supply 3 on-site parking spaces while the applicants are 
planning for four.  Staff experience is that an office like this is unlikely to have more than 
two visitors at a time, and there is little likelihood of spillover parking. 
 
Criteria 5: The rezone has merit and value for the community. 
The proposed rezone to Office is the least intensive commercial zoning allowed under 
the Mixed Use Land Use designation. The Office zoning will provide a natural transition 
between NE 175th Street and the low-density single-family homes to the west, north and 
east. The proposed Office zoning will allow a business that the neighborhood may need 
in the community.  
 
In summary, staff concludes that the proposed change will benefit the community. 
 
III. CONCLUSIONS 
 
1. Consistency- The proposed reclassification for the subject properties is consistent 

with the Washington State Growth Management Act, the City of Shoreline 
Comprehensive Plan, and the City of Shoreline Development Code. 

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 6.6 dwelling 
units per acre indicates the site is underutilized per the density guidelines listed in 
the Comprehensive Plan for the Mixed Use land use designation.  By changing the 
zoning to Office, the project assists the City of Shoreline in meeting employment 
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.   

 
IV. PLANNING COMMISSION ROLE AND OPTIONS 
As this is a Type C action, the Planning Commission is required to conduct a Public 
Hearing on the proposal.  The Commission should consider the application and any 
public testimony and develop a recommendation for rezone approval or denial.  The 
City Council will then consider this recommendation prior to their final adoption of the 
application. 
 
Planning Commission has the following options for the application: 
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1. Recommend approval to rezone the site at 17503 10th Ave. NE (parcel number 
0927100318) from Residential 8 units per acre (R-8) to Office (O) based on the 
findings presented in this staff report. 

2. Recommend approval to rezone the site at 17503 10th Ave. NE from R-8 to Office 
with added conditions, based on findings presented in this staff report and 
additional findings by the Planning Commission with added conditions. 

3. Recommend denial of the rezone application. The existing 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 Office zoning be adopted for the property located at 17503 10th Ave. NE 
(parcel number 0927100318).  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. 
 
 
ATTACHMENTS 
 
Attachment 1: Existing Condition Site Plan  
Attachment 2: Vicinity Map with Zoning Designations 
Attachment 3: Vicinity Map with Comprehensive Plan Designations 
Attachment 4: Public Comment Letters 
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