
 
 

CITY OF SHORELINE 
 

PLANNING AND COMMUNITY DEVELOPMENT  
 

STAFF REPORT FOR HEARING EXAMINER  
 

JULY 24, 2018 PUBLIC HEARING 
 
Project Name: Drew/Kalab Street Rezone Application 
 
Project File No.: PLN18-0038 
 
REQUEST:   The applicant has requested to rezone this parcel from Residential-12 
units per acre (R-12) to Residential-24 units per acre (R-24) in order to construct 
townhomes. 
 
GENERAL INFORMATION: 
Applicant:  Brian Kalab 
   Insight Engineering Co. 

P.O. Box 1478                                                              
Everett, WA 98206 

 
Property Owners: Mike and Billye Drew 
   4276 Wateredge Drive 
   Langley, WA 98260 
 
Property Location: 922 N 200th Street, Shoreline, WA 98133 
 
Tax Parcel No: 5306100050 
 
Legal Description: THE NORTHERLY 136 FEET OF THE SOUTHERLY 166 FEET 

OF THE WESTERLY 76 FEET OF THE EAST 452 FEET OF THE 
SOUTH ½ OF THE NORTHEAST ¼ OF THE NORTHWEST ¼ OF 
SECTION 6, TOWNSHIP 26 NORTH, RANGE 4 EAST, V.M.; 

  
 (ALSO KNOWS AS TRACT 10 OF MCDONALDS NORTHEND 

TRACTS, AN UNRECORDED PLAT). 
 
 SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON. 
 
The above described parcel will be referred to in this Staff Report as “The Property.” 
 
PROJECT DESCRIPTION: 
The Applicant requests a rezone of the Property from R-12 to R-24.  If the rezone is 
approved, the Applicant’s intent is to subdivide the Property, a .24 acre parcel (10,336 
square feet), into a six (6) lot unit-lot subdivision.  Eventually, a 6-unit townhome 
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building will be erected on the site with accompanying utilities.  As currently conceived 
by the Applicant, the building will be approximately 116 feet long and 40 feet wide, up to 
35 feet high, with a hardscape coverage of 8.025 square feet, or 77% of the site.   
 
PROPERTY DESCRIPTION: 
The Site Plan (Attachment 1) shows an aerial view of the Property, which currently 
maintains a 1,030 square foot single-family house and a few trees.   
 
According to the Critical Areas Worksheet attached to the application (Attachment 8), 
the steepest slope found on the property is between zero (0) and five (5) percent.  The 
City’s GIS topographic map confirms the topography of the site (Attachment 5).   
There are no mapped critical areas (wetlands, streams, steep slopes, or fish & wildlife 
habitat) on the Property or on neighboring properties. 
 
There is no standing or running water on the surface of the property or on any adjacent 
property at any time during the year.  The site does not contain ground water seepage 
or springs near the surface of the ground.   
 
ZONING and LAND USE: 
The Property is accessed from N 200th Street, which is classified as a Collector Arterial, 
approximately a block and a half west of Aurora Avenue N in the Hillwood 
Neighborhood.  As illustrated in the Comprehensive Plan Map (Attachment 4), the 
Property has a designation of High Density Residential (HDR), which is defined by 
Comprehensive Plan Land Use Policy 3 (LU-3) as follows: 
 

The High Density Residential designation is intended for areas near 
employment and/or commercial areas, where high levels of transit service 
are present or likely. This designation creates a transition between 
commercial uses and lower intensity residential uses. Some commercial 
uses may also be permitted. The permitted base density for this 
designation may not exceed 48 dwelling units per acre. 
 

The Property is currently zoned R-12, a medium density residential zone, as shown on 
the Zoning Map (Attachment 3).  SMC 20.40.030(B) sets forth the purpose of the R-12 
zoning district: 
 

The purpose of medium density residential, R-8 and R-12 zones, is to 
provide for a mix of single-family homes, duplexes, triplexes, townhouses, 
and community facilities in a manner that provides for additional density at 
a modest scale. 
 

The surrounding area has a mix of zoning, including R-12, R-18, R-24, R-48, and Mixed 
Business (MB).  Surrounding properties with Residential designations have a 
Comprehensive Plan designation of High Density Residential, while the Mixed Business 
properties, bordering Aurora Avenue N, have a Comprehensive Plan designation of 
Mixed Use 1 (MU1). Properties to the north and west are currently developed with 

2



 
 

single-family homes, while properties to the east and south are developed with 
apartment buildings. 
 
The current zoning of R-12 permits townhomes; however, this zoning district would limit 
the development of the Property to only three (3) townhouse units.  Under the proposed 
R-24 zoning, the Property could support six (6) units. 
 
PUBLIC NOTICE AND COMMENT: 
Staff analysis of the proposed rezone considered information gathered from a pre-
application meeting on October 24, 2017; a neighborhood meeting on February 15, 
2018 (Attachment 6, Invitation; Attachment 7, Summary, which was mailed to 
attendees on April 25, 2018); public comment (Attachment 13); the Shoreline 
Comprehensive Plan; and the Shoreline Municipal Code, Title 20 Unified Development 
Code.   
 
As required by SMC 20.30.120 and 20.30.180, public notice of the rezone application 
for the proposal was posted on site, mailed to all residents within 500 feet, advertised in 
the Seattle Times, and posted on the City’s website on April 25, 2018 (Attachment 10).  
Notice of public hearing for the rezone proposal was posted on site, mailed to all 
residents within 500 feet, advertised in the Seattle Times, and posted on the City’s 
website on May 25, 2018 (Attachment 11).  
 
AGENCY COMMENT AND ENVIRONMENTAL REVIEW: 
The Applicant’s proposal was circulated among City departments and outside agencies 
for review and comment. When redevelopment of the Property is proposed, it would be 
required to provide for drainage, frontage, and sidewalk improvements.  In addition, 
Transportation Impact Fees (Transportation, Parks, and Fire) would apply at the time of 
development. 
 
The City of Shoreline is acting as Lead Agency for the SEPA review and environmental 
determination. The SEPA Determination of Nonsignificance (DNS) (Attachment 14) 
was mailed to the SEPA agencies notification list, including State Departments of 
Commerce and Ecology, neighboring jurisdictions, local organizations, and tribes, on 
May 2, 2018.  It was also published in the paper and mailed to Parties of Record on that 
day.  An amended DNS that correctly stated the appeal period (Attachment 15) was 
mailed to the notification list on June 12, 2018. It was also published in the paper and 
mailed to Parties of Record on that day.  No comments were received.  
 
The Applicant has submitted a Certificate of Water Availability from Seattle Public 
Utilities and a Certificate of Sewer Availability from Ronald Wastewater District. Both of 
these agencies state that sewer and water are available to the Property. 
 
DEPARTMENT ANALYSIS: 
The Applicant requests a rezone of a single parcel from R-12 to R-24.  SMC 
20.30.030(B) states the purpose of the residential R-12 zone: 
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The purpose of medium density residential, R-8 and R-12 zones, is to 
provide for a mix of single-family homes, duplexes, triplexes, townhouses, 
and community facilities in a manner that provides for additional density at 
a modest scale. 

 
In contrast, SMC 20.40.030(C) states the purpose of the residential R-24 zone: 
 

The purpose of high density residential, R-18, R-24, R-36 and R-48 zones, 
is to provide for a mix of predominantly apartment and townhouse dwelling 
units and other compatible uses. 

 
Rezones are provided for in Shoreline Municipal Code (SMC) 20.30.320.  The purpose 
of a rezone is a mechanism to make changes to a zoning classification, conditions, or 
concomitant agreement applicable to property. Changes to the zoning classification that 
apply to a parcel of property are text changes and/or amendments to the official zoning 
map.  
 
SMC 20.30.060 classifies a rezone as a Type C decision.  Pursuant to Table 20.30.060, 
the City of Shoreline Hearing Examiner, after holding an open record public hearing and 
preparing findings and conclusions, makes a recommendation to the City Council. The 
City Council is the final decision-making authority on a rezone. 
 
Rezone Applications – Legal Standard 
 
Three general rules apply to rezone applications:   

(1) there is no presumption of validity favoring a rezone;  
(2) the rezone proponent must demonstrate that circumstances have changed 
since the original zoning; and  
(3) the rezone must have a substantial relationship to the public health, safety, 
morals, and general welfare.    

 
Phoenix Development Inc. v. City of Woodinville, 171 Wn. 2d 820, 834 (2011) (citing 
Citizens for Mount Vernon v. City of Mount Vernon, 133 Wash. 2d 861, 947 P.2d 1208 
[1997]).   
 
However, as is the case for the present rezone application, when a proposed rezone 
implements the policies of a comprehensive plan, the rezone proponent is not required 
to demonstrate changed circumstances.  Bjarnson v. Kitsap County, 78 Wash. App. 
840, 899 P.2d 1290 (1995). 
 
The decision criteria set forth in SMC 20.30.320(B) address these general rules as well 
as other considerations the City has established for determining whether or not a 
rezone should be granted. 
 
Decision Criteria – SMC 20.30.320(B) 
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Decision criteria that the Hearing Examiner must examine for a rezone are set forth in 
SMC 20.30.320(B). The Applicant provided responses (in Attachment 9 and copied 
below) to the following decision criteria and staff has analyzed each of the criterion 
below.  
 
SMC 20.30.320(B) provides that an application for a rezone of property may be 
approved or approved with modifications if: 
 
1. The rezone is consistent with the Comprehensive Plan. 
 

Applicant’s Response: 
 

The proposed project seeks a rezone to R24.  The rezone will allow higher 
densities than would be allowed under the existing zoning of R12. 

 
The subject property is designated as High Density Residential on the Future 
Land Use Map of the Shoreline Comprehensive Plan.  According to the Plan, 
“The High Density Residential designation is intended for areas near employment 
and/or commercial areas, where high levels of transit service are present or 
likely.  The designation creates a transition between commercial uses and lower 
intensity residential uses…The base density may not exceed 48 dwelling units 
per acre.”  Therefore, every residential designation with a density of up to 48 
dwelling units per acre falls in line with the Comprehensive Plan.  As R24 falls 
within this parameter, it is consistent with the Plan. 

 
Staff Analysis: 
 

In addition to Policy LU3, stated by the Applicant above, the proposed rezone 
also meets the Goals and Policies below, which support higher density near 
areas with access to transit, businesses, and jobs.  Compared to the current 
single-family use, redevelopment of townhomes on this site would better support 
the following Comprehensive Plan Goals and Policies: 
 

Goal LU I: Encourage development that creates a variety of housing, 
shopping, entertainment, recreation, gathering spaces, employment, and 
services that are accessible to neighborhoods. 
 
Goal LU II: Establish land use patterns that promote walking, biking and using 
transit to access goods, services, education, employment, recreation. 
 
Goal LU V: Enhance the character, quality, and function of existing residential 
neighborhoods while accommodating anticipated growth. 
 
LU8: Provide, through land use regulation, the potential for a broad range of 
housing choices and levels of affordability to meet the changing needs of a 
diverse community. 
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Goal CD I: Promote community development and redevelopment that is 
aesthetically pleasing, functional, and consistent with the City’s vision. 
 
T28. Encourage development that is supportive of transit, and advocate for 
expansion and addition of new routes in areas with transit supportive densities 
and uses. 
 
Goal H II: Encourage development of an appropriate mix of housing choices 
through innovative land use and well-crafted regulations. 
 
Goal H V: Integrate new development with consideration to design and scale 
that complements existing neighborhoods, and provides effective transitions 
between different uses and intensities. 
 
H1: Encourage a variety of residential design alternatives that increase 
housing choice. 
 
H3: Encourage infill development on vacant or underutilized sites. 
 
H23: Assure that site, landscaping, building, and design regulations create 
effective transitions between different land uses and densities. 
 
NE1. Promote infill and concurrent infrastructure improvements in areas that 
are already developed in order to preserve rural areas, open spaces, 
ecological functions, and agricultural lands in the region. 

 
Based on the noted Comprehensive Plan Goals and Policies and the R-24 zone 
being more in alignment with the High Density Residential Land Use Designation, 
the proposed rezone is consistent with the Comprehensive Plan and meets SMC 
20.30.320(B)(1).   

 
2. The rezone will not adversely affect the public health, safety or general 

welfare. 
 

Applicant’s Response: 
 

The application for the rezone will allow for a subsequent application for a unit lot 
subdivision.  Review of the land development proposal would then be made to 
comply with the relevant codes, policies, and standards of the City of Shoreline.  
The intent of the City codes, policies, and standards is to ensure that adequate 
provision has been made for the public health, safety, and general welfare of the 
citizens. 

 
Staff Analysis: 
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The Property is located in close proximity of the Aurora Corridor, which is served 
by Bus Rapid Transit, and the Aurora Village shopping area, which contains a 
transit center, and large retail chains including Costco and Home Depot.  The 
Property is adjacent to parcels with a variety of High Density Residential and 
Mixed Use zoning, which include a mix of uses and housing types. 
 
The intended future use for the Property (townhomes) is an approved use in the 
R-24 zone and will be required to fully comply with the Shoreline Municipal Code 
at the time of building permit application.   Specifically, any future development 
will be connected to sanitary sewer and public water system and will be required 
to install frontage improvements, including sidewalks and stormwater controls, 
to ensure public health and safety. 
 
The rezone will not adversely affect the public health, safety, or general welfare 
since the Applicant is not introducing a use (townhomes) that cannot already be 
developed on the site. The rezone will allow the Applicant to develop more 
townhomes than currently allowed, which complies with the goals and policies of 
the Comprehensive Plan related to infill housing.  
 
This proposed rezone meets SMC 20.30,320(B)(2). 

 
3. The rezone is warranted in order to achieve consistency with the 

Comprehensive Plan. 
 

Applicant’s Response: 
 

As previously quoted, the High Density Residential zone is intended for densities 
up to 48 dwelling units per acre, and to be a transition between commercial uses 
and lower intensity residential uses.  The next residential density gradient down, 
Medium Density Residential, “…allows single-family dwelling units, duplexes, 
triplexes, zero lot line houses, townhomes, and cottage housing…The permitted 
base density for this designation may not exceed 12 dwelling units per acre.”  
Thus, it can be concluded that the current zoning, R12, would be conforming if 
the designation was Medium Density Residential.  While implementing zones are 
not explicitly listed in the comprehensive plan, the intent of High Density 
Residential seems to be for higher densities than those that would be more 
common at lower density designations.  Thus, a rezone to a denser zone could 
be considered necessary to achieve consistency with the Plan. 
 

Staff Analysis: 
 

Comprehensive Plan Policy LU-3 states: 
 

The High Density Residential designation is intended for areas near 
employment and/or commercial areas, where high levels of transit 
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service are present or likely. This designation creates a transition 
between commercial uses and lower intensity residential uses… 
 

This proposal will provide greater residential densities than the current single-
family use, which underutilizes even the current R-12 zoning designation.  The 
proposed R-24 zoning is in an area near employment, commercial areas, and 
where high levels of transit are present. 
  
The proposed R-24 zone would complement the R-24 zone directly to the east, 
while still allowing for transition to existing R-6 (single-family) zoning to the west, 
because the parcel immediately adjacent to the west retains R-12 zoning.  
 
The rezone and subsequent redevelopment of the property are also warranted to 
achieve consistency with the Comprehensive Plan policies listed under the Staff 
Analysis for Criteria #1, because additional density in this area would promote 
housing choice and support businesses and transit service in the immediate 
vicinity. 
 
This proposed rezone meets SMC 20.30.320(B)(3). 
 

4. The rezone will not be materially detrimental to uses or property in the 
immediate vicinity of the subject rezone. 
 
Applicant Response: 
 

All parcels that border the subject property are designated as High Density 
Residential as well.  Therefore, any zoning that is consistent with the Plan should 
be considered not detrimental to uses or property in the immediate vicinity if the 
Plan itself was not considered to be such.  In addition, landscaping will be 
installed along all property lines to provide a buffer between the new 
development and any other existing single-family uses.  All setbacks and 
applicable City code will be followed in any subsequent development.  The City 
code was written to take these concerns into account, so any development that 
follows the code should be taken as not materially detrimental. 
 

Staff Analysis: 
 

As noted by the Applicant, any new development on the Property will be required 
to comply with the City’s Municipal Code, Stormwater Manual, Engineering 
Development Manual, and other relevant codes that ensure the site will be 
developed to current standards.  The current house was built in 1942, prior to 
adoption of sidewalk and stormwater standards, so any redevelopment will 
improve pedestrian circulation and safety in the neighborhood and reduce runoff 
from the site.  New development will also be required to provide sufficient parking 
onsite to mitigate any effects of street parking on the adjacent right-of-way.  
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As noted above, properties in the area have developed with high density 
residential multi-family projects, including the property immediately to the east.   
Future development of the Property with townhomes will actually be at a lesser 
intensity than those uses so would not result in detriment. 
 
This proposed rezone meets SMC 20.30.320(B)(4). 

   
5. The rezone has merit and value for the community. 

 
Applicant’s Response: 
 

The rezone will allow for higher density housing to be added to the stock of the 
City of Shoreline.  More flexible zoning allows for a greater variety of housing 
options outside of the standard single-family home, and therefore allows for 
potentially more affordable infill housing to be built. Therefore, in providing 
additional needed housing units, this rezone has merit and value. 
 

Staff Analysis: 
 

The proposed rezone is implementing the City’s vision for this area as stated in 
Comprehensive Plan Policy LU-3 and other policies listed in the Staff Analysis for 
Criteria #1.  Existing commercial uses are in close proximity to the site and transit 
is a short walk from the Property.  Any future development will be required to 
install full frontage improvements that include sidewalk, curb, gutter, and 
landscape/amenity zone adjacent to the sidewalk. In addition, new residential 
development will require the payment of impact fees, thereby allowing for 
system-wide improvements that are being required due to growth within the 
community. 
 
This proposed rezone meets SMC 20.30.320(B)(5). 

 
DEPARTMENT RECOMMENDATION: 
Based on the above applicant response to the rezone criteria, the Planning & 
Community Development Department recommends APPROVAL of the Rezone for 
PLN18-0038.  The Property identified in this Staff Report should be rezoned to 
Residential 24 units per acre (R-24). 
 

      __________________________________ 

      Miranda Redinger, AICP, Senior Planner 
      June 5, 2018 
Attachments: 
 

1. Site Plan  
2. Vicinity Map 
3. Zoning Map 
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4. Comprehensive Plan Map 
5. Critical Areas Map 
6. Neighborhood Meeting Invite 
7. Neighborhood Meeting Summary 
8. Application 
9. Rezone Criteria and Statement of Use- submitted by Applicant 
10. Notice of Application 
11. Notice of June 12 Public Hearing 
12. Notice of July 24 Public Hearing 
13. Public Comment Received by June 5, 2018 
14. SEPA Determination of Nonsignificance (DNS) 
15. Amended SEPA DNS 
16. Signed SEPA Checklist 
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PLN18-0038 Rezone Application- Drew/Kalab 

 
 

 

Attachment 1- Site Plan 

 

  

11



PLN18-0038 Rezone Application- Drew/Kalab 

 
 

 

Attachment 2- Vicinity Map 
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PLN18-0038 Rezone Application- Drew/Kalab 

 
 

 

Attachment 3- Zoning Map 
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PLN18-0038 Rezone Application- Drew/Kalab 

 
 

 

Attachment 4- Comprehensive Plan Map 
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PLN18-0038 Rezone Application- Drew/Kalab 

 
 

 

Attachment 5- Critical Areas Map 
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PLN18-0038 Rezone Application- Drew/Kalab 

 
 

 

Attachment 6- Neighborhood Meeting Invite 
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PLN18-0038 Rezone Application- Drew/Kalab 
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PLN18-0038 Rezone Application- Drew/Kalab 

 
 

 

Attachment 7- Neighborhood Meeting Summary 
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PLN18-0038 Rezone Application- Drew/Kalab 

 
 

 

Attachment 8- Application 
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PLN18-0038 Rezone Application- Drew/Kalab 
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PLN18-0038 Rezone Application- Drew/Kalab 

 
 

 

Attachment 9- Rezone Criteria and Statement of Use 
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PLN18-0038 Rezone Application- Drew/Kalab 
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PLN18-0038 Rezone Application- Drew/Kalab 

 
 

 

Attachment 10- Notice of Application 

The City of Shoreline Notice of Rezone Application including Optional 
SEPA DNS Process 

 

Location, Application No., Type of Permit(s) Required and Project Description: 922 N 
200th Street, Shoreline, WA 98155; PLN18-0038 Rezone Application. The applicant has requested to 
rezone this parcel from Residential-12 units per acre (R-12) to Residential-24 units per acre (R-24).  No development 
project is proposed as part of this application.  

 

The City expects to issue a SEPA Determination of Nonsignificance (DNS). This SEPA comment period may be the 
only opportunity to comment on the environmental impacts of this proposal.  There will be additional opportunity for 
comment at the public hearing.  A separate notice will be mailed and posted once the public hearing date has been 
determined. 

 

This SEPA public comment period ends Wednesday, May 9, 2018 at 5:00 p.m. Please mail, fax (206) 801-2788 or 
deliver comments to City of Shoreline, Attn: Miranda Redinger, 17500 Midvale Avenue N, Shoreline, WA 98133 or 
email to mredinger@shorelinewa.gov. 

 

Copies of the full notice of application, application materials including SEPA documents, and applicable codes are 
available for review at City Hall, 17500 Midvale Avenue N.   
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PLN18-0038 Rezone Application- Drew/Kalab 

 
 

 

Attachment 11- Notice of June 12 Public Hearing 

The City of Shoreline Notice of Public Hearing of the Hearing 
Examiner 

 

Applicant, Application No. and Permit Requested: Drew/Kalab, PLN18-0038 

 

Location & Description of Project:  922 N 200th Street, Shoreline, WA 98133. The applicant has requested 
to rezone this parcel from Residential-12 units per acre (R-12) to Residential-24 units per acre (R-24) in order to 
construct townhomes. 

 

Interested persons are encouraged to provide oral and/or written comments regarding the above project at an open 
record public hearing. The hearing is scheduled for Tuesday, June 12, 2018 at 6:00 pm in the Council Chamber at 
City Hall 17500 Midvale Avenue N, Shoreline, WA. 

 

Any person requiring a disability accommodation should contact the City Clerk at (206) 801-2230 in advance for more 
information. For TTY telephone service call (206) 546-0457. Each request will be considered individually, according 
to the type of request, the availability of resources, and the financial ability of the City to provide the requested 
services or equipment. 
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PLN18-0038 Rezone Application- Drew/Kalab 

 
 

 

Attachment 12- Notice of July 24 Public Hearing 

The City of Shoreline Notice of Public Hearing of the Hearing 
Examiner 

 

 

Applicant, Application No. and Permit Requested: Drew/Kalab, PLN18-0038 

 

Location & Description of Project:  922 N 200th Street, Shoreline, WA 98133. The applicant has requested 
to rezone this parcel from Residential-12 units per acre (R-12) to Residential-24 units per acre (R-24). 

 

Interested persons are encouraged to provide oral and/or written comments regarding the above project at an open 
record public hearing. The hearing is scheduled for Tuesday, July 24, 2018 at 6:00 pm in the Council Chamber at 
City Hall (17500 Midvale Avenue N, Shoreline, WA). 

 

Any person requiring a disability accommodation should contact the City Clerk at (206) 801-2230 in advance for more 
information. For TTY telephone service call (206) 546-0457. Each request will be considered individually, according 
to the type of request, the availability of resources, and the financial ability of the City to provide the requested 
services or equipment. 
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PLN18-0038 Rezone Application- Drew/Kalab 

 
 

Attachment 13- Public Comment
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PLN18-0038 Rezone Application- Drew/Kalab 
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PLN18-0038 Rezone Application- Drew/Kalab 

 
 

 

Attachment 14- SEPA DNS 
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PLN18-0038 Rezone Application- Drew/Kalab 

 
 

Attachment 15- Revised SEPA DNS 
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