
 
PLANNING COMMISSION 

PUBLIC HEARING MEETING 
AGENDA 

Thursday, February 1, 2018 Council Chamber ∙ Shoreline City Hall 
7:00 p.m. 17500 Midvale Ave N 
 Seattle, WA 98122 

 Estimated Time 
1. CALL TO ORDER 7:00 

   
2. ROLL CALL 7:01 

  

3. APPROVAL OF AGENDA 7:03 
  

4. APPROVAL OF MINUTES 7:04 
a. January 4, 2018 Draft Minutes 

   
Public Comment and Testimony at Planning Commission 
During General Public Comment, the Planning Commission will take public comment on any subject which is not 
specifically scheduled later on the agenda.  During Public Hearings and Study Sessions, public testimony/comment occurs 
after initial questions by the Commission which follows the presentation of each staff report.  In all cases, speakers are 
asked to come to the podium to have their comments recorded, state their first and last name, and city of residence.  The 
Chair has discretion to limit or extend time limitations and the number of people permitted to speak.  Generally, individuals 
may speak for three minutes or less, depending on the number of people wishing to speak.  When representing the official 
position of an agency or City-recognized organization, a speaker will be given 5 minutes. Questions for staff will be 
directed to staff through the Commission.  
  

5. GENERAL PUBLIC COMMENT 7:05 
  

6. PUBLIC HEARING 
a. Subdivision Code Amendments 

• Staff Presentation  
• Public Testimony 

7:15 
 
 
 

 
      7.   STUDY ITEMS 

a. 2018 Comprehensive Plan Docket 
• Public Comment 

8:00 
 

8. DIRECTOR’S REPORT 8:30 
  

9.  UNFINISHED BUSINESS 8:40 
  

10. NEW BUSINESS 
 

8:41 

11. REPORTS OF COMMITTEES & 
COMMISSIONERS/ANNOUNCEMENTS 

8:42 

  

12. AGENDA FOR February 15, 2018 
 

8:43 

13. ADJOURNMENT 
 

8:45 
The Planning Commission meeting is wheelchair accessible. Any person requiring a disability accommodation should 
contact the City Clerk’s Office at 801-2230 in advance for more information. For TTY telephone service call 546-0457. For 
up-to-date information on future agendas call 801-2236 

 

 

http://www.shorelinewa.gov/home/showdocument?id=37123
http://www.shorelinewa.gov/home/showdocument?id=37135
http://www.shorelinewa.gov/home/showdocument?id=29613
http://www.shorelinewa.gov/home/showdocument?id=37137


DRAFT 
CITY OF SHORELINE 

 
SHORELINE PLANNING COMMISSION 

MINUTES OF REGULAR MEETING 
 
January 4, 2018     Shoreline City Hall 
7:00 P.M.      Council Chamber 
 
Commissioners Present 
Chair Craft  
Vice Chair Montero 
Commissioner Maul 
Commissioner Malek 
Commissioner Thomas 
 
Commissioners Absent 
Commissioner Mork  

Staff Present 
Paul Cohen, Planning Manager, Planning and Community Development 
Steve Szafran, Senior Planner, Planning and Community Development  
Brian Lee, Senior Planner, Planning and Community Development 
Julie Ainsworth-Taylor, Assistant City Attorney 
Carla Hoekzema, Planning Commission Clerk 
 

 
CALL TO ORDER 
 
Chair Craft called the regular meeting of the Shoreline Planning Commission to order at 7:00 p.m.    
 
ROLL CALL 
 
Upon roll call by Ms. Hoekzema the following Commissioners were present:  Chair Craft, Vice Chair 
Montero, and Commissioners Malek, Maul and Thomas.  Commissioner Mork was absent. 
 
APPROVAL OF AGENDA 
 
COMMISSIONER THOMAS MOVED TO AMEND THE AGENDA TO ADD UNDER NEW 
BUSINESS A DISCUSSION RELATED TO THE PLANNING COMMISSION BYLAWS AND 
COMMUNICATION WITH THE CITY COUNCIL.  COMMISSIONER MALEK SECONDED 
THE MOTION, WHICH CARRIED UNANIMOUSLY.   
 
The remainder of the agenda was accepted as presented.   
 
APPROVAL OF MINUTES 
 
The minutes of November 2, 2017 were approved as presented. 
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GENERAL PUBLIC COMMENT 
 
There were no general public comments.   
 
STUDY ITEM:  SUBDIVISION DEVELOPMENT CODE AMENDMENT 
 
Staff Presentation 
 
Mr. Szafran explained that the Development Code’s current subdivision processes are not specific and are 
very unclear.  The proposed amendments are intended to clearly articulate the subdivision processes, 
respond to concerns raised by the development community, make the processes consistent with State 
requirements, and provide consistent City administration of subdivision applications.     
 
Mr. Szafran reviewed that the purpose of a subdivision is “to divide land for the purpose of development 
or sale.”  Currently, there are three categories of subdivisions:  short subdivisions (up to 9 lots), formal 
subdivisions (10 lots or greater), and binding site plans.  The code includes criteria for approval, but there 
are no formal procedures for processing and reviewing subdivision applications.  However, the current 
internal procedure for processing subdivision applications includes a preliminary plat application, 
followed by submission of site development and right-of-way permit applications.  Once these 
applications have been reviewed and approved, a final plat can be recorded, and the applicant can then 
submit a building permit application.   
 
Mr. Szafran summarized that the timeframe for the current process is long (approximately 13 months).  In 
order to provide flexibility to developers and property owners, the proposed amendment would provide 
three procedure options for the processing of subdivisions.  He reviewed each of the options as follows: 
 

• Option A would be a typical subdivision without development.  Land would be subdivided with 
development to follow separately at a later date.  Typically, this process is used when a property 
owner wants to subdivide land with the intention of selling the newly created parcel(s). 

   
• Option B would be a subdivision with development.  This option is similar to Option A, but it 

allows submittal of the building permit as well.  The intent of this option is to allow concurrent 
review of the site development, building, and right-of-way permits after approval of the 
preliminary plat.  The option would benefit developers who want to start the subdivision process, 
but may not be ready to submit the development permits at the same time.   
 

• Option C would be a consolidated subdivision.  This option is similar to Option B, but with a 
concurrent review of the preliminary plat, building, site development and right-of-way permits as 
one application.  For applicants who are ready for full development, this option could potentially 
save up to seven months in review time.   
 

Commissioner Malek asked if there would be a size limit for Option C.  Mr. Szafran said it would typically 
apply to subdivisions up to 9 lots.  Larger subdivision applications become a quasi-judicial process that 
requires City Council approval.  There would be no minimum lot requirement.   
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Commissioner Malek said he supports the intent of the proposed amendments, and he looks forward to 
obtaining more public feedback, particularly from builders.  He explained that, currently, developers have 
used various approaches to avoid the lengthy subdivision process.  For example, a developer can submit 
all permit applications for a single-family detached condominium project at the same time.  While there 
are some beautiful examples of this type of project, unfortunately, the new owners are left to deal with the 
consequences of the term “condominiums.”  Lending practices and other requirements associated with 
condominiums are complicated.  He supports amending the Development Code to make the subdivision 
and condominium processes more consistent.  In addition, he voiced concern that the current process is 
too long.  He suggested that the review process should take into account when homes within a subdivision 
are identical.   
 
Mr. Szafran said the intent of Option C would be for the permit applications to be submitted 
simultaneously.  Once submitted, the applications would be forwarded to the appropriate City departments 
for review at the same time.  Hopefully, this option will save applicants a considerable amount of time.  
Commissioner Malek emphasized that time is a significant factor when attracting developers to Shoreline.   
 
Mr. Cohen said that, when developing the proposed amendments, staff discussed the pros and cons with 
developers.  Developers indicated a desire for options that allow permit review to be consolidated.  It takes 
about 13 months to complete the review process using the current standard procedure (not in the code).  
Staff estimates the review time can be reduced to about 7 months if permits are consolidated.   
 
Commissioner Thomas clarified that, as long as an applicant meets all of the criteria in the Development 
Code, the subdivision application will be approved.  The City cannot deny an application that meets all of 
the criteria based on concerns raised by neighboring property owners.  Mr. Szafran concurred and noted 
that the City has never denied a subdivision application.   
 
Vice Chair Montero referred to concerns raised in a letter to the Commission from the Master Builders 
Association, as well as Mr. Szafran’s comment that a subdivision application has never been denied by 
the City.  He suggested the City should consider shortening the process by making it an administrative 
decision by staff rather than a quasi-judicial decision by the City Council.  Mr. Szafran answered that 
short-plats (9 or fewer lots) are already administrative decisions, and legislation was recently passed to 
allow all subdivisions (short and long) to be administrative decisions.  Staff will consider potential 
amendments relative to the new legislation as part of the 2018 Development Code amendments.   
 
Public Comments 
 
Scott Anderson, Seattle, said he owns property in Shoreline and is interested in subdividing it in the 
future.  He expressed his belief that the proposed amendments are timely.  He practices real estate and 
works with a number of builders in Seattle, too.  He has experience with zero-lot-line and unit-lot 
subdivisions, and he questioned how these two development types would be addressed via the proposed 
amendments.   He said that when he met with the City a few years ago, it was brought to his attention that 
subdivision and building permit applications could not run simultaneously.  He asked if the proposed 
amendment would allow a developer to get a building permit approved first and then move forward with 
the subdivision.  He also asked if a developer would be allowed to initiate a subdivision alongside a 
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building permit.  His understanding of the proposed amendment is that preliminary approval of the 
subdivision application is required prior to submittal of a building permit.   
 
Mr. Anderson reminded the Commissioners of the zoning changes that were recently implemented in the 
Light Rail Station Subareas, as well as the City’s desire to promote housing and development.  He 
commented that changing the subdivision process will be equally important to attract developers.  Many 
developers are leery about developing in Shoreline because the processes are lengthy and unclear.   
 
Mr. Lee said he has been administering the City’s subdivision code for the past 10 years, and the proposed 
amendments are intended to provide clarity for developers and staff and decrease the review time.  In 
answer to Mr. Anderson’s question, Mr. Lee explained that unit-lot developments have always been 
allowed in Shoreline, but they have not been specifically called out by name.  This has led many 
developers to walk away thinking they are not allowed.  As per the Development Code, zero-lot-line units 
that are attached by a common wall have always been allowed to be subdivided even if they do not meet 
the dimensional standards.  To address the confusion, the City recently adopted an amendment that adds 
unit-lot development as a specific form of subdivision.   
 
Also, to address Mr. Anderson’s question, Mr. Lee explained that the City’s current practice is that 
multiple units can be developed on a single parcel without subdividing.  However, this is not a common 
practice in all jurisdictions, and City staff will be analyzing the process in the coming months.  However, 
any proposed amendment related to this topic will come forward at a later date.  He clarified that another 
option for multiple units developed on a single lot is to separate them into fee-simple lots.   
 
Mr. Lee explained that many developers and property owners who go through the subdivision process 
have voiced concern about the length of time it takes to subdivide a property, especially when the market 
is hot.  Options B and C offer an accelerated process where developers will no longer be required to wait 
to complete the subdivision process before applying for a building permit.  Option B allows a developer 
to apply for a building permit during the subdivision process, and Option C allows a developer to submit 
all applications upfront to be reviewed concurrently.   
 
Mr. Anderson suggested that the Commission consider an Option D, which would allow the building 
permit to be started first, followed by initiation of the subdivision.  Mr. Lee said the City currently allows 
a developer to submit a building permit application, and then apply for a subdivision.   Mr. Anderson is 
asking for a slightly modified version where a developer is allowed to submit a building permit, followed 
immediately by a subdivision application while the building permit is under review.  He explained that, 
in addition to addressing developers’ concerns about the long review process, it is also important to keep 
in mind the logistics and time required by various City departments to review all of the submitted 
documents.  It could create chaos if staff is asked to review building permit applications for properties that 
are not legally subdivided.  The goal is to process applications faster but avoid creating confusion amongst 
the various City departments.  Mr. Anderson said he can see how the proposed amendment, with its three 
options, will benefit developers going forward, but he voiced concern for developers or property owners 
who are already in the development process.   
 
Mr. Anderson asked if there would be any conflicts between the criteria for short-plat and unit-lot 
subdivisions.  Mr. Lee answered that the current standard for subdividing townhouse units is that each 
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unit must be separated by a two-hour separation wall.  The new unit-lot subdivision code provides some 
relief from this requirement by allowing the units to be developed as one structure with a 1-hour common 
wall between each unit.   
 
Mr. Cohen explained that, because development codes are a history of layered amendments over the years, 
staff will do a search of the code to ensure that consistent language is used throughout the subdivision 
code.  The intent is to put forward a clerical amendment at the hearing on February 1st.   
 
DIRECTOR’S REPORT 
 
Mr. Cohen said the City received an application for another privately-initiated code amendment for 
“community residential facilities.”  Staff had originally planned to present the proposed amendment on 
January 18th, but that is the only item on the Commission’s agenda for that evening.  He asked if the 
Commission would be in favor of combining the code amendment with other items on the February 1st 
meeting.  He also noted that the Commission is scheduled to meet jointly with the City Council on January 
22nd at 5:45 p.m.  The Commissioners agreed to push the code amendment study session to February 1st 
and cancel the January 18th meeting.   
 
Mr. Cohen reported that a large number of development permit applications have been submitted in recent 
weeks, and staff is working to process them as rapidly as possible.  It is likely that developers wanted to 
vest their projects before the new transportation, parks and fire impact fees became effective January 1st.  
He further advised that staff is working to implement an on-line permit application program, as well as 
in-house electronic plan review.  They will also continue to look for opportunities to consolidate various 
permit processes.  Reviewing permits concurrently allows staff to be more confident in what is approved. 
 
Mr. Cohen advised that the staff and Commission will discuss their 2018 work program following the 
Commission’s joint meeting with the City Council.   
 
UNFINISHED BUSINESS 
 
There was no unfinished business.   
 
NEW BUSINESS 
 
Planning Commission Letter to City Council 
 
Mr. Szafran referred to the letter that was prepared by staff to summarize the Planning Commission’s 
2017 activities.  Commissioner Thomas recalled that the topic of accessory dwelling units has come up 
frequently over the past few years, and she suggested it be added to the list of potential projects in 2018.  
Mr. Szafran noted that this topic is part of the discussion about housing choices in single-family zones.  
Mr. Cohen said the assumption is that the City Council would want to do more of a community-wide 
approach to the housing topics, including accessory dwelling units, cottage housing, etc.   
 
Planning Commission Bylaws and Communication with the City Council 
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Commissioner Thomas announced that she would retire from the Commission when her 2nd term expires 
at the end of March.  She recalled that, at one point, there were 9 Commissioners, but the number was 
reduced to 7 a few years ago.  She pointed out that this March, there will be four positions to fill 
(Commissioners Mork and Malek will be up for reappointment, she is retiring, and Commissioner Chang 
is now serving on the City Council).  She suggested the Commission consider amending their bylaws to 
add another Commissioner as an alternate.  The alternate would come to the meetings and participate in 
the discussions but would not be vested to vote unless one of the 7 Commissioners was absent.   
 
Commissioner Thomas recalled that when Commissioner Mork came on board, she was appointed to fill 
the position of a Commissioner who moved shortly after his appointment.  While the new Commissioners 
had received some training following their appointments in March, Commissioner Mork had missed these 
training opportunities.  She also recalled that one year the Commission had a difficult time getting a 
quorum at their meetings because one of the Commissioners was having cancer treatment.  Having an 
alternate member would be beneficial in these situations.   
 
Commissioner Thomas recognized that adding an alternate position to the Commission would require an 
amendment to the bylaws, which must be approved by the City Council.  She asked the Commissioners 
to share their thoughts on the idea.  If the Commission is interested in pursuing the idea further, she agreed 
to submit draft language for their consideration and potential recommendation to the City Council.  If they 
do decide to move the idea forward, she urged them to do so now, before new appointments are made in 
March.  This would allow all new Commissioners, as well as the alternate Commissioner to be 
appropriately trained.   
 
Assistant City Attorney Ainsworth-Taylor pointed out that adding an alternate position to the Commission 
would also require a code amendment to Title 2.  As currently written, the Commission is organized as a 
7-member body.  The Commissioners agreed to discuss the concept with the City Council at their joint 
meeting.   
 
Vice Chair Montero said he can sympathize with being “thrown into the fire” as a new Planning 
Commissioner, and he understands the logic of having an alternate. However, having served on a number 
of boards and commissions, it is not uncommon for new members to struggle to come up to speed.  He 
also was very green when he was appointed to the Commission, and he had to do a lot of reading and 
listening to educate himself on the issues at hand.  He voiced concern that having an alternate position 
would add another layer to the Commission that would be a little too cumbersome.  Chair Craft concurred. 
 
REPORTS OF COMMITTEES AND COMMISSIONERS/ANNOUNCEMENTS 
 
There were no reports from committees or Commissioners.   
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AGENDA FOR NEXT MEETING 
 
The January 18th meeting was cancelled.  The February 1st meeting agenda will include a public hearing 
on the proposed amendments to the Subdivision Development Code and a study session on a citizen-
initiated amendment related to community residential facilities.   
 
ADJOURNMENT 
 
The meeting was adjourned at 7:50 p.m. 
 
 
 
 
______________________________ ______________________________ 
Easton Craft    Carla Hoekzema 
Chair, Planning Commission  Clerk, Planning Commission 

DRAFT 
City of Shoreline  

Planning Commission Meeting Minutes 
January 4, 2018   Page 7 

4a. Draft Minutes from January 4, 2018

8



6a. Staff Report - Subdivision Code Amendments

9



 
 
Background 
 
The Planning Commission discussed the proposed amendments to the subdivision 
regulations on January 4, 2018. The staff report for the January 4, 2018 meeting can be 
found here: http://www.shorelinewa.gov/home/showdocument?id=37041.  
 
The Commission heard testimony from members of the development community about 
Shoreline’s need to revise subdivision procedures and especially the need to make the 
process less cumbersome. Staff explained that the proposed amendments will allow 
three subdivision options that may potentially save an applicant up to seven months in 
review time. 
 
The purpose of a subdivision under SMC 20.30.370 is to divide land into lots, parcels, or 
tracts, for the purpose of development and sale as fee-simple lots. SMC 20.30.380 is 
the subdivision category section. The code identifies three categories of subdivisions; 
Short Subdivision, Formal Subdivision, and Binding Site Plan. SMC 20.30.410 is the 
preliminary subdivision review procedures and criteria. This section of the code needs 
to be updated because it does not describe the procedures for subdivision, even though 
the section is titled “review procedures and criteria”.  
 
Discussion 
 
The City has met with developers and other related professionals about Shoreline’s 
subdivision review process. Feedback from the developers’ point out that Shoreline’s 
review procedures for accepting and approving development projects that include a 
subdivision are unclear and cumbersome. Current trends in building and development 
throughout the region allow concurrent review of subdivision, building, site development, 
and right-of-way permits.  
 
Even though procedures for processing subdivision applications are not reflected in the 
Development Code, the Department has an internal procedure that staff follows. Our 
current process, largely procedural (not codified) is more complex and linear than 
perhaps it is required to be by State subdivision laws.  Typically the current procedure 
for processing subdivisions includes the following steps: 
 

1. The applicant submits a Preliminary Plat application which includes a 
preapplication meeting with staff, a neighborhood meeting, soils report, site 
plans, and other submittal materials. Approval of a Preliminary Plat application is 
approved by staff. Step 1 takes approximately four months. 
 

2. The applicant submits applications for Site Development and Right-of-Way 
Permits. Staff routes these permits to the appropriate reviewers in order to 
complete a concurrent review of these applications. Site Development and Right-
of-Way Permits are reviewed and approved by the Planner and the Development 
Review Engineer. Site Development and Right-of-Way Permits are approved and 
appropriate financial sureties to guarantee proper installation of the actual 
improvements are received. Step 2 takes approximately five months. 
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3. The applicant submits an application for Final Plat. The Final Plat is a surveyed 

site plan of the approved subdivision recorded with King County. Once the Final 
Plat is recorded, the applicant receives new tax identification numbers and may 
sell the individual lots as fee simple lots. Step 3 takes approximately one month. 

 
4. The applicant may then submit applications for building permits. Step four takes 

approximately three months. 
 
 
Proposal 
 
In the above process, there are separate steps that must occur before an applicant may 
start the building permit process. The timeframe for the above process is typically 
thirteen months before an applicant may obtain a building permit. In order to provide 
flexibility to developers and property owners, the City is proposing to include three 
procedure options in the amendment for the processing of subdivisions.  
 
Option A is a subdivision without development. Land is subdivided with development to 
follow separately at a later date. Typically, this process is used when a property owner 
wants to subdivide their land with the intention of selling the newly created parcel(s). A 
Site Development and Right-of-Way permit must be completed with the subdivision. 
 
Option B is a subdivision with development. This option is similar to Option A, however, 
it allows submittal of the Building permit. This option will allow concurrent review of the 
Site Development, Building, and Right-of-Way permits after approval of the Preliminary 
Plat. This option is beneficial for the developer that wants to start the subdivision 
process but may not be ready to submit the development permits at the same time. 
 
Option C is a consolidated subdivision. It is similar to Option B above but with a 
concurrent review of the Preliminary Plat, Building, Site Development, and the Right-of-
Way applications as one application. All of the applications are reviewed and processed 
concurrently by staff. This option is for the applicant who is ready for full-development 
which can potentially save the applicant up to seven months of review time. 
 
Option A, B, and C amendments to the subdivision code (below) will provide clarity and 
options for staff and developers and potentially reduce review and approval times for 
the applicant.   
 

 
 
Proposed Development Code amendments (underlined): 
 
20.30.410 Preliminary subdivision review procedures and criteria. 
 
The short subdivision may be referred to as a short plat – Type B action. 
 
The formal subdivision may be referred to as long plat – Type C action. 
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Review procedure:  The following procedure shall be applicable to all subdivision 
applications: 
 
Subdivisions may be processed using one of the following methods: 1) Subdivision 
without development, 2) Subdivision with development, or 3) Consolidated subdivision. 
 

A. Subdivisions without development.  
 
1. The application and review for subdivisions without development shall follow 

this process: 
 

a. In order to provide timely and accurate review of subdivision proposals, 
applications for Preliminary Plat, Site Development, and Right-of-Way 
must be submitted concurrently. 
 

b. A Final Plat application shall be reviewed in compliance with SMC 
20.30.450. 

 
B. Subdivision with development. 

 
1. The application and review for subdivisions with development shall follow this 

process: 
 

a. Preliminary Plat application – Review of environmental requirements, 
availability of utilities, sufficient access, conceptual drainage 
provisions, frontage improvements, and all dimensional requirements 
for the applicable zone must be completed.  Approval of Preliminary 
Plat must be issued before proceeding to SMC 20.30.410(B)(1)(b). 
 

b. Building, Site Development, and Right-of-Way applications must be 
submitted concurrently for review.  The issuance of all three permits 
will occur at the same time once all requirements, including the 
submittal of sufficient surety as required in SMC 20.30.440, have been 
met.   

 
c. A Final Plat application shall be reviewed in compliance with SMC 

20.30.450 when all building permit(s) have been issued.  
 

C. Consolidated subdivision. 
 
1. The application and reviews for consolidated subdivisions shall follow this 

process: 
 

a. The review process for a consolidated subdivision requires that all 
applicable required documents and plans be submitted and reviewed 
under one application package.  All required documents and plans 
associated with the Preliminary Plat, Building(s), Site Development, 
and Right-of-Way shall be included in the package. The issuance of all 
permits will occur at the same time once all requirements, including the 
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submittal of sufficient surety as required in SMC 20.30.440, have been 
met. 

 
b. A Final Plat application shall be reviewed in compliance with SMC 

20.30.450 when all building permit(s) have been issued.  
 
 
Time limit: A final short plat or final long plat meeting all of the requirements of this 
chapter and Chapter 58.17 RCW shall be submitted for approval within the time frame 
specified in RCW 58.17.140. 
 
Review criteria: The following criteria shall be used to review proposed subdivisions: 
 

D. A.    Environmental. 
 

1.    Where environmental resources exist, such as trees, streams, geologic 
hazards, or wildlife habitats, the proposal shall be designed to fully implement the 
goals, policies, procedures and standards of the critical areas regulations, 
Chapter 20.80 SMC, Critical Areas, and the tree conservation, land clearing, and 
site grading standards sections. 
 
2.    The proposal shall be designed to minimize grading by using shared 
driveways and by relating street, house site and lot placement to the existing 
topography. 
 
3.    Where conditions exist which could be hazardous to the future residents of 
the land to be divided, or to nearby residents or property, such as floodplains, 
landslide hazards, or unstable soil or geologic conditions, a subdivision of the 
hazardous land shall be denied unless the condition can be permanently 
corrected, consistent with subsections (A)(1) and (2) of this section, Chapter 
20.80 SMC, Critical Areas, and Chapter 13.12 SMC, Floodplain Management. 
 
4.    Low impact development (LID) techniques shall be applied where feasible to 
minimize impervious areas, manage storm water, and preserve on-site natural 
features, native vegetation, open space and critical areas. 

 
E. B.    Lot and Street Layout. 

 
1.    Lots shall be designed to contain a usable building area. If the building area 
would be difficult to develop, the lot shall be redesigned or eliminated, unless 
special conditions can be imposed that will ensure the lot is developed consistent 
with the standards of this Code and does not create nonconforming structures, 
uses or lots. 
 
2.    Lots shall not front on primary or secondary highways unless there is no 
other feasible access. Special access provisions, such as, shared driveways, 
turnarounds or frontage streets may be required to minimize traffic hazards. 
 
3.    Each lot shall meet the applicable dimensional requirements of the Code. 
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4.    Pedestrian walks or bicycle paths shall be provided to serve schools, parks, 
public facilities, shorelines and streams where street access is not adequate. 

 
F. C.    Dedications and Improvements. 

 
1.    The City may require dedication of land in the proposed subdivision for 
public use. 
 
2.    Only the City may approve a dedication of park land. 
 
3.    In addition, the City may require dedication of land and improvements in the 
proposed subdivision for public use under the standards of Chapter 20.60 SMC, 
Adequacy of Public Facilities, and Chapter 20.70 SMC, Engineering and Utilities 
Development Standards, necessary to mitigate project impacts to utilities, rights-
of-way, and stormwater systems.  

 
a.    Required improvements may include, but are not limited to, streets, 
curbs, pedestrian walks and bicycle paths, critical area enhancements, 
sidewalks, street landscaping, water lines, sewage systems, drainage 
systems and underground utilities.  

 
G. D.    Unit Lot Development. 

 
1.    The provisions of this subsection apply exclusively to unit lot developments 
for single-family attached dwelling units or zero lot line developments in all zones 
in which these uses are permitted. 
 
2.    Unit lot developments may be subdivided into individual unit lots. The 
development as a whole shall meet development standards applicable at the 
time the permit application is vested. 
 
3.    As a result of the subdivision, development on individual unit lots may modify 
standards in SMC 20.50.020, Exception 2. 
 
4.    Access easements, joint use and maintenance agreements, and covenants, 
conditions and restrictions identifying the rights and/or the homeowners’ 
association shall be executed for use and maintenance of common garage, 
parking and vehicle access areas; on-site recreation; landscaping; underground 
utilities; common open space; exterior building facades and roofs of individual 
units; and other similar features, and shall be recorded with the King County 
Recorder’s Office. 
 
5.    Within the parent lot or overall site, required parking for a dwelling unit may 
be provided on a different unit lot than the lot with the dwelling unit, as long as 
the right to use that parking is formalized by an easement on the plat, to be 
recorded with King County Records and Licensing Services Division. 
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6.    The unit lot is not a separate buildable lot, and that additional development 
of the individual unit lots may be limited as a result of the application of 
development standards to the parent lot and shall be noted on the plat, to be 
recorded with King County Records and Licensing Services Division. 
 
7.    The applicant shall record a covenant on the plat that states, “These units 
will be considered individual units and part of one structure that cannot be 
segregated from one another. A unit lot development is defined as one building 
or one structure in the International Building Code and International Fire Code 
and National Electrical Code.”  
 
 

20.30.440 Installation of improvements. 
 
A.    Timing and Inspection Fee. The applicant shall not begin installation of 
improvements until the Director has approved and issued the Site Development and 
Right-of-Way Permits improvement plans, and the Director and the applicant have 
agreed in writing on a time schedule for installation of the improvements, and the 
applicant has paid an inspection fee. 
 
B.    Completion – Bonding. The applicant shall either complete the improvements 
before the final plat is submitted for City Council approval, or the applicant shall post a 
bond or other suitable surety to guarantee the completion of the improvements within 
one year of the approval of the final plat. The bond or surety shall be based on the 
construction cost of the improvement as determined by the Director.  
 
C.    Acceptance – Maintenance Bond. The Director shall not accept the 
improvements for the City of Shoreline until the improvements have been inspected and 
found satisfactory, and the applicant has posted a bond or surety for 15 percent of the 
construction cost to guarantee against defects of workmanship and materials for two 
years from the date of acceptance.  
 
 

20.30.450    Final plat review procedures. 
Time limit: A final short plat or final formal plat meeting all of the requirements of this 
chapter and Chapter 58.17 RCW shall be submitted for approval within the time frame 
specified in RCW 58.17.140. 

 
A.   Submission.  The applicant may not file the final plat for review until the work 
required for the Site Development and Right-of-Way permits are completed and 
passed final inspection or bonded per the requirements of SMC 20.30.440 has been 
submitted and approved by the City. 
 
B.    Final Short Plat. The Director shall conduct an administrative review of a 
proposed final short plat. Only when the Director finds that a proposed short plat 
conforms to all terms of the preliminary short plat and meets the requirements of 
Chapter 58.17 RCW, other applicable state laws, and SMC Title 20 which were in 
effect at the time when the preliminary short plat application was deemed complete, 
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the Director shall sign on the face of the short plat signifying the Director’s approval 
of the final short plat. 
 
C.    Final Formal Plat. After an administrative review by the Director, the final 
formal plat shall be presented to the City Council. Only when the City Council finds 
that a subdivision proposed for final plat approval conforms to all terms of the 
preliminary plat, and meets the requirements of Chapter 58.17 RCW, other 
applicable state laws, and SMC Title 20 which were in effect at the time when the 
preliminary plat application was deemed complete, the City Manager shall sign on 
the face of the plat signifying the City Council’s approval of the final plat. 
 
D.    Acceptance of Dedication. City Council’s approval of a final formal plat or the 
Director’s approval of a final short plat constitutes acceptance of all dedication 
shown on the final plat.  

 
E.    Filing for Record. The applicant for subdivision shall file the original drawing of 
the final plat for recording with the King County Department of Records and 
Elections. One reproduced full copy on Mylar and/or sepia material shall be 
furnished to the Department.  

 
 

 
 
New Amendments Since January 4, 2017 
 
As staff was reviewing the Development Code for potential amendments to the 
subdivision regulations, a minor error was found. The City Council passed Ordinance 
731 in 2015 which amended the number of lots in a short and formal subdivision. The 
definitions of short subdivision and formal subdivision should have been updated at the 
same time. The proposed amendment to 20.20.046 is shown below: 
 
20.20.046 S definitions. 
 
Subdivision, Formal – A subdivision of ten five or more lots.  
 
Subdivision, Short – A subdivision of nine four or fewer lots.  
 
 

 
 
Decision Criteria 
 
SMC 20.30.350 states, “An amendment to the Development Code is a mechanism by 
which the City may bring its land use and development regulations into conformity with 
the Comprehensive Plan or respond to changing conditions or needs of the City”. 
Development Code amendments may also be necessary to reduce confusion and clarify 
existing language, respond to regional and local policy changes, update references to 
other codes, eliminate redundant and inconsistent language, and codify Administrative 
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Orders previously approved by the Director. Regardless of their purpose, all 
amendments are to implement and be consistent with the Comprehensive Plan. 
 
The decision criteria for a Development Code amendment in SMC 20.30.350 (B) states 
the City Council may approve or approve with modifications a proposal for a change to 
the text of the land use code when all of the following are satisfied: 
 

1. The amendment is in accordance with the Comprehensive Plan; and 
2. The amendment will not adversely affect the public health, safety or general 

welfare; and 
3. The amendment is not contrary to the best interest of the citizens and property 

owners of the City of Shoreline.  
 
 

 
 
 
Recommendation 
Staff recommends approval of the proposed Development Code amendments to SMC 
Title 20 as described in this staff report. 
 
 

 
 
Next Steps  
 
The Subdivision Development Code amendments schedule is as follows: 
 
February 26, 2018 Council Discussion  
March 2018 Adoption of Development Code Amendment 
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4,000 trip maximum as described in Policy PW-12 and adding identified 
mitigation projects and associated funding needed to raise the maximum daily 
trip count while maintaining adopted Levels of Service to the Capital Facilities 
Element. Also, consider amendments to the Comprehensive Plan that could 
result from the development of Interlocal Agreements as described in Policy PW-
13. 
 

• 2017 Proposed Amendment #3: Consider amendments to the Capital Facilities 
Element Goals and Policies and update of the Surface Water Master Plan. 
 

 
2018 Comprehensive Plan Docket 

 
Comprehensive Plan Amendments take two forms:  Privately-initiated amendments and 
city-initiated amendments.   Pursuant to SMC 20.30.340, all privately-initiated 
Comprehensive Plan Amendments must be submitted by December 1 of the previous 
year with no fee for general text or map amendments. The Council may add 
Comprehensive Plan amendments any time before the final docket is set. For 2018, 
there are three (3) privately-initiated amendments and five (5) city-initiated amendments 
to date (including the three carry-over amendments from 2017).  
 
These proposed amendments represent new amendments along with the 2017 carried-
over amendments which establish the 2018 Docket. The Docket is the list of 
Comprehensive Plan amendments the City will be responsible for evaluating with 
environmental review on the cumulative impacts of all amendments on the docket. The 
Planning Commission will recommend the docket and the City Council will review the 
proposed amendments in order to consider the combined impacts of the amendments. 
The amendments on the 2018 docket must be adopted before the end of 2018. 
 
 
Amendments 
 
Amendment #1 – 145th Street Annexation  
 
“Amend the Comprehensive Plan for 145th Street annexation and all applicable maps”.  
 
This amendment was carried over from the 2017 Final Docket. 
 
This amendment will amend Policy LU47 which states, “Consider annexation of 145th 
Street adjacent to the existing southern border of the City”. The City is currently 
engaged in the design and environmental evaluation of the improvements to the 145th 
Street Corridor and is working towards annexation of 145th Street. 
 
There are some maps contained in the Comprehensive Plan that do not include 145th 
Street. If the City annexes 145th Street, all of the maps in the Comprehensive must be 
amended to include 145th Street as a street within the City of Shoreline. 
 
Recommendation: 

2 
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Staff recommends that this amendment be placed on the 2018 Comprehensive Plan 
Docket. 
 

 
 
Amendment #2 – Point Wells Subarea Plan 
 
“Consider amendments to the Point Wells Subarea Plan and other elements of the 
Comprehensive Plan that may have applicability to reflect the outcomes of the 
Richmond Beach Transportation Corridor Study as described in Policy PW-9. Also, 
consider amendments to the Comprehensive Plan that could result from the 
development of Interlocal Agreements as described in Policy PW-13”. 
 
This amendment was carried over from the 2017 Final Docket. 
 
The City anticipated that the Transportation Corridor Study on mitigating adverse 
impacts from BSRE’s proposed development of Point Wells would be completed in 
2017. In 2016 and 2017, staff recommended that this Comprehensive Plan amendment 
be docketed to amend the Point Wells Subarea Plan and the Capital Facilities and 
Transportation Elements of the Comprehensive Plan.  
 
Recommendation: 
Staff recommends that this amendment be placed on the 2018 Comprehensive Plan 
Docket. 
 

 
 
Amendment #3 – Surface Water Master Plan. 
 
“Consider amendments to the Capital Facilities Element Goals and Policies and update 
of the Surface Water Master Plan”. 
 
The City’s Public Works Department is currently in the process of updating the Surface 
Water Master Plan and the Capital Facilities Element of the Comprehensive Plan.  
 
The proposed 2018 Surface Water Master Plan will address drainage and water quality 
problems associated with population and development growth, increasing regulations, 
and aging infrastructure within the City. The 2018 Surface Water Master Plan will 
consolidate information from several different technical manuals and plans in order to 
develop a plan that will guide the utility for the next five to 10 years.  
 
 The 2018 Surface Water Master Plan will help the City develop: 
 

•Levels of Service definition; 
•Prioritized asset management improvement strategy; 
•Requirements to comply with the 2018-2022 National Pollutant Discharge 
Elimination System (NPDES) Phase II permit; 

•Recommendations for Capital Improvement Projects (CIP); 
•Rate structure and financial planning recommendations; 

3 
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•Policy recommendations for Council consideration; 
•Condition Assessment Plan; 
•Technical drainage capacity issues memo; and 
•Operations and Maintenance Manual. 

 
Recommendation: 
Staff has been working on this amendment since the beginning of 2017 and believes 
this item will be ready for adoption by the end of 2018. Staff recommends that this 
amendment be added to the 2018 Comprehensive Plan Docket.  
 

 
 
Amendment #4 – Master Street Plan (Transportation Master Plan) 
 
“Consider deleting Appendix D – Master Street Plan from the Transportation Master 
Plan and replace with reference to the Engineering Design Manual pursuant to SMC 
12.10.015”.  
 
The City’s Public Works Department is proposing various amendments to the City’s 
Master Street Plan which is Appendix D of the Transportation Master Plan. The 
proposed changes include: 
 

• Delete Appendix D from the Transportation Master Plan; and  
• Update all applicable sections of the Comprehensive Plan to reference the 

Master Street Plan in the Engineering Development Manual (EDM). 
 
The deletion of the Master Street Plan from the Comprehensive Plan will allow the 
flexibility of the Public Works department to make adjustments to the Master Street Plan 
any time during the year due to street related requirements being located in the 
Engineering Development Manual.  
 
Recommendation: 
This amendment removes The City’s Master Street Plan from the Transportation Master 
Plan and adds it to the EDM. This amendment will not impact staff’s work plan or 
resources and staff recommends that this amendment be added to the 2018 
Comprehensive Plan Docket.  
 

 
 
Amendment #5 – Redesignate and Rezone all parcels between Fremont Avenue 
N, Ashworth Avenue North, 145th Street, and 205th Street 
 
“Consider amending the land use designation for all parcels designated Low-Density 
Residential and Medium-Density residential between Fremont Avenue N, Ashworth 
Avenue N, 145th Street, and 205th Street to High-Density Residential. Conversely, 
change the zoning of all parcels between the previously mentioned streets from R-6, R-
8, R-12, and R-18 to R-24”.  
 

4 
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This is a private request to change the Land Use Designation of all parcels designated 
Low-Density Residential to Medium or High Density Residential and concurrently 
rezone all parcels zoned R-6, R-8, R-12, and R-18 to R-24 between Fremont Avenue N, 
Ashworth Avenue N, 145th Street, and 205th Street. The applicant’s proposal can be 
found in Attachment B. 
 
The applicant states that rezoning the above referenced areas will provide a transition 
between the Aurora Corridor and single-family homes west of Fremont Avenue and east 
of Ashworth Avenue. Furthermore, single-family zoned property would no longer be 
adjacent to commercial zoning along the Aurora Corridor which would eliminate the 
need for transition area development regulations. The above referenced area should 
also be rezoned since the area is in close walking distance to mass-transit (E-Line) and 
other amenities that are available within the Aurora Corridor.  
 
City staff believes this proposed amendment to the Comprehensive Plan Land Use Map 
and concurrent rezone is an interesting idea that does comply with many of the goals 
and policies of the Comprehensive Plan. However, a change of this scope and size is a 
major work plan item and staff would be responsible for creating a plan for public 
involvement since the amount of properties this affects is substantial. Also, staff would 
be responsible for evaluating the environmental impacts of the rezone which may 
require the services of a consultant that would impact the Department’s budget.  
 
Recommendation: 
Staff does not recommend adding this item to the 2018 Comprehensive Plan Docket. 
This proposed amendment requires a considerable amount of staff time and resources.  
 

 
 
Amendment #6 – Consider amendments to Transportation Policy T44 which 
clarifies how an Arterial Streets’ Volume over Capacity (V/C) ratio is calculated 
 
This is a private request to clarify how the city calculates an Arterial Street’s Volume 
over Capacity Ratio (V/C). The applicant’s interpretation is that neither the AM or PM 
peak one-directional traffic volume may exceed 90 percent (90%) of the arterial’s peak 
AM or peak PM one-directional capacity. The amendment also clarifies the following 
items: 

• One leg of an arterial intersection may be greater than 90% only at signalized 
intersections; 

• One leg of an intersection refers to that portion of an arterial that is between the 
signalized intersection and the next nearest intersecting arterial or nonarterial; 

• Level-of-Service (LOS) D is not to be exceeded for either the AM or PM peak; 
and 

• Memorializes the grandfathered 1.10 V/C ratio for the specified road segments 
on Dayton Avenue N and 15th Avenue NE. 

 
The proposed amendments to Policy T44 can be found in Attachment C. 
 
Recommendation: 
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Staff recommends that this amendment be placed on the 2018 Comprehensive Plan 
Docket. 
 

 
 
Amendment #7 – Consider amendments to the Point Wells Subarea Plan 
 
This is a privately initiated amendment to amend and update the Point Wells Subarea 
Plan. The applicant states that many changes have occurred since the adoption of the 
Plan in 2010. The applicant’s proposed changes to the Plan are included in Attachment 
D. 
 
Recommendation: 
Many changes have occurred related to the Point Wells area including a portion of the 
Subarea being annexed to the Town of Woodway, Snohomish County designating the 
area as an Urban Village in the Snohomish County Comprehensive Plan and the City’s 
ongoing development of a Richmond Beach Transportation Corridor Study. Staff 
believes amendments are necessary to the Point Wells Subarea Plan in order to reflect 
changes to the area. Staff recommends that this amendment be placed on the 2018 
Comprehensive Plan Docket. 
 

 
 
Amendment #8 – Consider amending Land Use Designations Mixed-Use 1 and 
Mixed-Use 2 in the Land Use Element to provide clarification 
 
Staff received concerns from certain Councilmembers that the City’s Comprehensive 
Plan Land Use Designations for Mixed-Use 1 and Mixed-Use 2 are vague and unclear 
when it comes to conforming zoning designations within each Land Use Designation. 
Also, it is difficult to distinguish between the two designations when trying to determine 
which zoning categories implement each of the designations.  
 
Recommendation: 
Staff recommends that this amendment be placed on the 2018 Comprehensive Plan 
Docket. 
 

 
 
PROCESS 
 
It is important to remember that by recommending approval or denial of the 2018 
Docket, the Commission is only making a recommendation to the City Council that the 
amendments be included on the 2018 Final Docket.  After the Final Docket has been 
established amendments will be studied, analyzed, and considered for potential 
adoption at the end of 2018. The docketing process is not an approval of any 
amendment.   
November 2013 Workshop 
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TIMING AND SCHEDULE 
 
• Docket request press release and website – November 1, 2017 
• Docket submittal deadline – December 1, 2017 
• Planning Commission Recommends Docket– February 1, 2018 
• Council Sets the Final Docket – March 5, 2018 
• PC Public Hearing on Proposed Docketed Amendments – September 2018 

(tentative) 
• Council adoption of the Proposed Docketed Amendments– November 2018 

(tentative) 
 
 
RECOMMENDATION 
 
Staff recommends that the Planning Commission recommend Amendments 1 through 4 
and 6 through 8 be placed on the proposed 2018 Comprehensive Plan Docket. Staff 
recommends the Commission not recommend placing Amendment 5 on the 2018 
Docket. 
 
ATTACHMENT  
 
Attachment A – Draft 2018 Comprehensive Plan Docket 
Attachment B – Kellogg Application 
Attachment C – McCormick Application 
Attachment D – Mailhot Application 
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7a. Staff Report - 2018 Comprehensive Plan Docket

24



                                                                                  

 
 
 
 
 
 

 
 

2018 DRAFT COMPREHENSIVE PLAN AMENDMENT DOCKET 
 
The State Growth Management Act generally limits the City to amending its 
Comprehensive Plan once a year and requires that it create a Docket (or list) of 
the amendments to be reviewed. 
 
Proposed 2018 Comprehensive Plan Amendments 
 

1. Amend the Comprehensive Plan for 145th Street annexation and all 
applicable maps. (2017 Carry-over) 
 

2. Consider amendments to the Point Wells Subarea Plan and other 
elements of the Comprehensive Plan that may have applicability to reflect 
the outcomes of the Richmond Beach Transportation Corridor Study as 
described in Policy PW-9. Also, consider amendments to the 
Comprehensive Plan that could result from the development of Interlocal 
Agreements as described in Policy PW-13. (2017 Carry-over) 
 

3. Consider amendments to the Capital Facilities Element Goals and Policies 
and update of the Surface Water Master Plan. (2017 Carry-over) 
 

4. Consider deleting Appendix D – Master Street Plan from the 
Transportation Master Plan and replace with reference to the Engineering 
Design Manual pursuant to SMC 12.10.015. (Public Works) 
 

5. Consider amending the land use designation for all parcels designated 
Low-Density Residential and Medium-Density residential between 
Fremont Avenue N, Ashworth Avenue N, 145th Street, and 205th Street to 
High-Density Residential. Conversely, change the zoning of all parcels 
between the previously mentioned streets from R-6, R-8, R-12, and R-18 
to R-24. (Kellogg) 
 

6. Consider amendments to Transportation Policy T44 which clarifies how an 
Arterial Street’s Volume over Capacity (V/C) ratio is calculated. 
(McCormick) 
 

7. Consider amendments to the Point Wells Subarea Plan. (Mailhot) 
 

8. Consider amending Land Use Designations Mixed-Use 1 and Mixed-Use 
2 in the Land Use Element in order to provide clarification (P&CD) 

 
 

Estimated timeframe for Council review/adoption: November 2018. 

City of Shoreline 
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