
 

 

Memorandum 

 
DATE: January 24, 2007 
  
TO: Planning Commission 
 
FROM: Steve Cohn, Senior Planner 
 Steve Szafran, Planner II 
  
RE: Blake Rezone 
 
 
Beginning this week, staff has implemented a new format for staff reports dealing with 
quasi-judicial matters.  The Blake rezone report has been written in a form that provides 
draft “Findings, Conclusions, and Recommendations”.  The Commission can modify the 
draft during its discussion, and, at the conclusion of the meeting, will have a document 
reflecting its findings that can be forwarded to the City Council.  
 
Having the “Findings, Conclusions, and Recommendation” document at hand will allow 
all the Commissioners to view the language that will be seen by the City Council.  
 
It is our intention that the replacement for the staff report contains the same information 
you are used to seeing.  If you have questions about the rezone request that you would 
like answered at the February 1 meeting, contact Steve Szafran, 206-546-0786 
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CITY OF SHORELINE 
PLANNING COMMISSION 

 
FINDINGS, CONCLUSIONS AND RECOMMENDATION 

 
 
 

PROJECT INFORMATION SUMMARY 
 
Project Description: Rezone application to change the zoning designation of two parcels 
from Residential – 4 dwelling units per acre to Residential- 6 dwelling units per acre. 
Project File Number: 210588 
Project Address:  20309 8th Ave NW and 20320 10th Ave NW, Shoreline, WA 98177 
Property Owner:  Larry Blake 
SEPA Threshold:  Determination of Non-Significance (DNS) 
Staff Recommendation: Recommend approval of a rezone of the two parcels to R-6. 
 

 
FINDINGS OF FACT 

 
Current Development 

 
1. The parcels at issue are located at 20309 8th Ave NW and 20320 10th Ave NW, in 

the Richmond Beach Neighborhood and are generally bounded by NW 205th 
Street to the north, 8th Ave NW on the east, 12th Ave NW on the west and NW 
200th to the south. 

 
2. 20309 8th Ave NW (tax ID # 0126039216) is 60,112 square feet and is developed 

with one single-family home.  The site is zoned R-4 and has a Comprehensive 
Plan Land Use designation of Low Density Residential (“LDR”).  Attachment 1.   

 
3. 20320 10th Ave NW (tax ID # 0126039632) is 21,000 square feet, directly to the 

west of 20309 8th Ave NW, and developed with one single-family residence.  The 
site is zoned R-4 and has a Comprehensive Plan Land Use designation of Low 
Density Residential (“LDR”).  Attachment 1. 

 
4. The surrounding neighborhood has an abundance of single-family homes on 

mostly very large lots. Essentially, these two parcels are located in an island of 
very low density development (R-4), surrounded by R-6 zones developed with 
single-family homes.  

 
5. There are no existing sidewalks along 8th Ave NW in the area of the rezone.  The 

applicant will be required to install all required site improvements at the time of 
building permits. 
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Proposal 
 

6. The applicant proposes to rezone both parcels to Residential 6 units per acre (R-6) 
in order to build 10 new single-family homes. The applicant expects to build one 
driveway, connecting to 8th Ave NW that will serve as access to all the homes. 
This configuration would keep the homes off the steeper portions of the property. 

 
7. A pre-application meeting was held with the applicant and City staff on October 

20, 2006, the applicant held the requisite neighborhood meeting on November 2, 
2006, and a Public Notice of Application was posted at the site. 

 
8. Thirteen people attended the neighborhood meeting. Comments received at the 

neighborhood meeting addressed overbuilding in Shoreline, removal of trees, and 
access to and from 10th Ave NW. The one written comment received during the 
public comment period included concerns about density, decline in property 
values, and substantial impacts to existing homes in the area.  Attachments 4 and 
5. 

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

notices were mailed to property owners within 500 feet of the site on November 
30, 2006.  The Notice of Public Hearing and SEPA Determination were 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 December 21, 2006.  

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

notice of public hearing on the proposal on December 21, 2006.  The DNS was 
not appealed.  

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

of Shoreline on February 1, 2007. 
 

12. The City’s Long Range Planner, Steven Cohn, and Planner II, Steve Szafran, have 
reviewed the proposal and recommend approval of the applicant’s proposed 
rezone to R-6.  

 
Comprehensive Plan Land Use Designations. 

 
13. Parcels to the north, west, south and east have a Comprehensive Plan Land Use 

designation of Low Density Residential, which allows R-4 and R-6.  Attachment 3 
to this Planning Commission Staff Report.  

 
14. The Comprehensive Plan describes Low Density Residential as applicable “for 

areas currently developed with predominately single family detached dwellings. 
Single family dwelling units will be allowed and other dwelling types, such as 
duplexes, single-family attached, and accessory dwellings, may be allowed under 

Agenda Item 7.1



 

certain circumstances. Appropriate zoning for this designation is R-4 or R-6 
Residential, unless a neighborhood plan, subarea plan or special district overlay 
plan/zone has been approved.   

 
 

Current Zoning 
 

15. Parcels immediately to the north, south and west of the subject parcels are zoned 
R-4 and developed with a single-family homes; parcels to the east (across 8th Ave 
NW) are zoned R-6 and are also developed with single-family homes.  
Attachment 2.  

 
16. The purpose of R-4, as set forth in Shoreline Municipal Code 20.40.040, is to 

“provide for a mix of predominately single detached dwelling units and other 
development types, such as accessory dwelling units, and community facilities 
that are compatible with existing development and neighborhood character”.  

 
Proposed Zoning  

 
17. Under SMC 20.30.060, a rezone is Type C action, decided by the City Council 

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

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

welfare; and 
 The rezone is warranted in order to achieve consistency with the 

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

immediate vicinity of the subject rezone; and 
 The rezone has merit and value for the community. 

 
18. The purpose of an R-6 zoning district is the same as the purpose of the R-4 zone: 

to “provide for a mix of predominately single detached dwelling units and other 
development types, such as accessory dwelling units, and community facilities 
that are compatible with existing development and neighborhood character”.    

 
 

Impacts of the Zone Change  
 

19. The following table outlines the development standards for the proposed zoning 
(R-6) and the current zoning (R-4): 
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 R-6 R-4 

Allowed Dwelling Units 11 7 
Min Lot Area 7,200 7,200 
Front Setback 20 20 
Rear Setback 15 15 
Side Setback 5/15 total 5/15 total 

Height 35 35 
Max Impervious Area 50 45 

 
CONCLUSIONS 

 
1. The purpose of a rezone is to provide a mechanism to make changes to a zoning 

classification, conditions or concomitant agreement applicable to property.  
Rezone criteria must be established by substantial evidence. 

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

have all been met in this case. 
 

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

 
 

3. a. The rezone is consistent with the Comprehensive Plan and achieves consistency 
with the Comprehensive Plan.  Both R-4 and R-6 maintain consistency with the 
Comprehensive Plan and are appropriate under Land Use Element Goals III and 
IV of the Comprehensive Plan.   

 
• Land Use Element Goal III of the Comprehensive Plan is to “encourage a 

variety of housing opportunities and appropriate infrastructure suitable for the 
needs of Shoreline’s present and future residents.   

• Land Use Element Goal IV of the Comprehensive Plan is to “encourage 
attractive, stable, quality residential and commercial neighborhoods that 
provide a variety of housing, shopping, employment and services.” 

 
However, R-6 rezone proposal will provide greater consistency with the 
Comprehensive Plan goals and policies by providing greater density and more 
varied housing opportunities while still providing a housing product that fits 
will with the area.  Not only does the applicant’s proposal meet the goals and 
policies of the Comprehensive plan but an area-wide rezone of all the R-4 in 
the area would also meet these objectives.  
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b. The proposed rezone to R-6 is also consistent with the following land use 
policies:  

 
 LU 10: Review and update infill standards for single-family houses that 

promote quality development and reflect the character of the existing 
neighborhood. 

 LU 87 and LU 97: Provide incentives for site development that will 
minimize environmental impacts and mitigate drainage, erosion, siltation, 
and landslide impacts while encouraging native vegetation.  

 
This zone change to R-6 will allow the developer to build 11 detached single-
family homes on one lot.  Regulations require that the homes be built away 
from areas with very steep slopes.  .     

 
The R-6 zoning would result in greater development intensity than exists 
immediately to the north, west and south but developing the site at the full R-4 
potential would also result in greater intensity that exists now. R-6 zoning is 
appropriate in this area, as this is the only “pocket” of R-4 zoning in the area.  

 
Rezoning the parcels to R-6 achieves consistency with the Comprehensive 
Plan as it would allow greater density of residential, allow for height and 
density that would be compatible with what currently exists in the 
neighborhood, and be more harmonious with adjacent land uses.   
 

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

which allows this level of development and the City’s development standards in 
its zoning regulations for the R-6 zone protect against uses that would be contrary 
to the public health, safety or general welfare. 

5. A rezone to R-6 will allow the property owner to develop the parcel with up to 11 
homes. Under the current zoning the owner may build up to 7 homes. The 
difference between 7 and 11 homes will not adversely affect the public health, 
safety or general welfare, or have a substantial impact on the community.  

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

 
6. Concerns have been raised at the neighborhood meeting and one letter was 

received from an adjacent neighbor during the public comment period. Comments 
included over-building, increased density, removal of trees and traffic on 10th 
Avenue NW. The following summary addresses each of these. 
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o Over-building and increased density 
 

The current R-4 zoning of the two subject parcels allows up to 7 new 
homes, which amounts to 3.8 units per acre. If R-6 zoning is approved, 
11 new homes will be allowed, which is 5.9 units per acre. Although 
there is no question that density will be increased with the R-6 rezone, 
the increase in density is minimal. 

 
o Removal of trees 

 
The two subject sites have substantial environmental features 
including trees and slopes.  The Shoreline Development Code allows 6 
trees to be cut without a permit; however, trees in the slope area on-
site cannot be cut since the slope is considered an environmentally 
sensitive area with areas of very high landslide hazards.   

 
o Traffic on 10th Avenue NW 
 

Obtaining access to 10th Avenue is unlikely because a) it would entail 
the crossing of an environmentally sensitive area between the currently 
undeveloped property and the existing house near 10th, and b) it would 
require a 20-foot driveway, which could necessitate that a portion of 
the house be removed. 

 
Will the rezone have merit and value for the community? 
 

7. The proposed rezone will allow an under-developed area of Shoreline to generate 
more density while still meeting the goals and policies of the Low Density 
Residential land use designation. This criterion is met since the rezone provides 
an opportunity to accommodate more dwelling units that complement the existing 
single-family homes in the neighborhood.  

 
RECOMMENDATION 

 
The Planning Commission recommends that the City Council approve a rezone of the 
two parcels to R-6. 
 
 
Date:        
 
 
By:        
      Planning Commission Chair 
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ATTACHMENTS 
 
Attachment 1- Zoning Map 
Attachment 2- Comprehensive Plan Map 
Attachment 3- Neighborhood Meeting Report 
Attachment 4- Public Comment Letter 
Attachment 5- Applicant’s Rezone Criteria 
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