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Introduction 
 
The purpose of this study session is to: 
 

• Review the administrative, clarifying, and policy amendments to the 2020 
Development Code (“2020 Batch”); 

• Provide information for issues identified by staff; 

• Ask direction on options for certain Development Code regulations; 

• Respond to questions regarding the proposed development regulations; and 

• Gather public comment. 
 
The 2020 Batch (Attachment A) includes administrative, clarifying, and policy 
amendments. This meeting will focus on the first half of the 2020 Batch with staff 
introducing the second half of the amendments in a subsequent meeting. 
 
Amendments to Shoreline Municipal Code (SMC) Title 20 (Development Code) are 
processed as legislative decisions.  Legislative decisions are non-project decisions made 
by the City Council under its authority to establish policies and regulations.  The Planning 
Commission is the reviewing authority for legislative decisions and is responsible for 
holding an open record Public Hearing on the proposed Development Code amendments 
and making a recommendation to the City Council on each amendment.    
 

Background 
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 
Orders previously approved by the Director. Regardless of their purpose, all amendments 
are to implement and be consistent with the Comprehensive Plan. 
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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.  
 
The 2020 Batch consists of 52 Director-initiated amendments and two (2) privately 
initiated amendments. The privately initiated amendments include: 
 

• Density and parking exemptions in certain residential zones (R-4 through R-48) 
when developing a second single-family home on lots greater than 10,000 square 
feet (Attachment B); and 

• Clearing and grading exemptions for golf courses (Attachment C). 
 
The 2020 Batch also includes a city-initiated rezone of one parcel at 16546 Linden 
Avenue North (Attachment D). The Commission already considered this rezone in the 
2018 batch of Development Code amendments, but the rezone was not included in the 
recommendation to Council at that time (it was inadvertently left out of the motion). 
 
The 2020 Batch is organized by the Development Code chapter: 20.20 – Definitions, 
20.30 – Procedures and Administration, 20.40 – Zoning and Use Provisions, 20.50 – 
General Development Standards, 20.70 – Engineering and Utilities Development 
Standards, and 20.80 – Critical Areas.   
 
Attachment A includes all the proposed 2020 Batch amendments. Each amendment 
includes a justification for the amendment, the entire amendment in legislative format, 
and staff’s recommendation. 
 

The proposed 2020 Batch includes administrative changes (re-organization and minor 
corrections), clarifications, and policy amendments that have the potential to 
substantively change development patterns throughout the city. The last column of the 
Table of Contents in Attachment A indicates if the proposed amendment is either an 
administrative, clarification, or policy change. All the amendments are listed in order of 
SMC Chapter. The proposed changes are generally as follows: 
 
20.20 – Definitions 
 

• 20.20.010 – A Definitions – Adds affordable housing and Assisted Living 
Facilities definitions 

• 20.20.016 – D Definitions – Amends Deep Green definition 

• 20.20.018 – E Definitions – Adds Emergency Temporary Shelters definition 

• 20.20.028 – J Definitions – Amends Junk Vehicle definition 

• 20.20.034 – M Definitions – Amends Manufactured and Mobile Homes definition 
to be consistent with other municipal code sections 
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• 20.20.040 – P Definitions – Amends Party of Record definition 

• 20.20.046 – S Definitions – Deletes Senior Citizen Assisted Housing definition 
 
20.30 – Procedures and Administration 
 

• 20.30.040 – Ministerial Decisions – Type A – Add Final Formal Plat Type A to 
Table 20.30.040 

• 20.30.060 – Quasi-judicial Decisions – Type C - Remove Final Formal Plat from 
Type C Table and add Site-Specific Comprehensive Plan Amendments 

• 20.30.110 – Determination of Completeness and requests for additional 
information – extends the 90-day expiration to a 180-day expiration 

• 20.30.290 – Deviation from the Engineering Standards – Replaces the word 
“Shall” to “May” 

• 20.30.295 – Temporary Use – Adds Emergency Temporary Shelters in the 
Temporary Use Permit section 

• 20.30.297 – Administrative Design Review – Replaces the word “Shall” to “May” 
and deletes specific programs in the Deep Green Incentive Program 

• 20.30.310 – Zoning Variance – Replaces the word “Shall” to “May” 

• 20.30.315 – Site Development Permit – Replaces the word “Shall” to “May” and 
adds an Engineering Development Manual reference 

• 20.30.333 – Critical Area Special Use Permit – Replaces the word “Shall” to 
“May” 

• 20.30.336 – Critical Areas Reasonable Use Permit – Replaces the word “Shall” 
to “May” 

• 20.30.345 – Site-Specific Comprehensive Plan Amendment – Adds a new 
section for procedures for Site-Specific Comprehensive Plan Amendments 

• 20.30.355 – Development Agreement Contents for Property Zoned MUR-70’ in 
Order to Increase Height Above 70 Feet – Deletes language allowing affordable 
housing fee-in-lieu 

• 20.30.420 – Changes to Approved Subdivision – Extends the recording deadline 
for an approved subdivision extension 

• 20.30.440 – Installation of Improvements – Allows the Director, not Council, to 
approve improvements related to a Final Formal Plat 

• 20.30.450 – Final Plat Review Procedures – Allow Director to approve final 
Formal Plats and deletes the requirements for the applicant to submit mylar 
copies of the map  

• 20.30.770 – Enforcement Provisions – Adds a restriction for additional permit 
approval for parcels with a Code Violation 

 
20.40 – Uses 
 

• 20.40.020 – Zones and map designations – amend the official zoning map for 
16546 Linden Avenue North from Residential 8-units per acre to Residential 24-
units per acre (Attachment D) 

• 20.40.046 – Mixed Use Residential (MUR) Zones – Deletes specific green 
building programs 

• 20.40.120 – Residential Uses – Adds Assisted Living Facility to Table 20.40.120  
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• 20.40.140 – Other Uses – Deletes “i” under Residential Treatment Facility 

• 20.40.150 – Campus Uses – Adds Dormitory to Table 20.40.150 

• 20.40.160 – Station Area Uses – Removes the use “Tent City” from Table 
20.40.160 

• 20.40.320 – Daycare facilities – Clarifies when Daycare II Facilities in the R-4 
and R-6 zones are allowed 

 
20.50 – General Development Standards 
 

• Table 20.50.020(1) and 20.50.020(2) – Dimensional Requirements – 
Amendments include matching Table 20.50.020(1) and (2) with footnotes 
(numbering is incorrect), adding footnote to add density bonus, exempting 
schools from hardscape, and reducing setbacks when adjacent to transit facilities 

• Table 20.50.020(3) – Transition Areas – Clarify that transition area setbacks 
apply in all zones 

• 20.50.020(B) and (4) – Dimensional Requirements – Adds density exemptions in 
certain residential zones (R-4 through R-48) when developing a second single-
family home on lots greater than 10,000 square feet 

• 20.50.040(F) – Setbacks – Designation and Measurement – Corrects setback 
requirements when adjacent to a street and allows setbacks to be modified if 
development is adjacent to a Regional Utility Corridor 

• 20.50.080(B) – Site planning – Rear and side yard setbacks – Standards – Minor 
amendment to correct side-yard setback calculations 

• 20.50.160(C) – Site Configuration – Clarifies that townhomes must face the 
street 

• 20.50.235 – Threshold – Required Building Design – New section to require 
building design thresholds 

• 20.50.240(E) – Internal Site Walkways – Clarifies how separated walkways are 
regulated 

• 20.50.310(A) – Exemptions From Permit – Exempts golf courses from certain 
clearing and grading permits 

• 20.50.310(B) – Exemptions From Permit – Removes reference to removed table 
and strikes reference to “special drainage areas” 

• 20.50.360 – Tree Replacement and Site Restoration – Allows payment for 
replacement trees that cannot fit onsite and addresses unlawfully removed 
nonsignificant trees  

• 20.50.370 – Tree Protection Standards – Requires trees to be replaced if roots 
are damaged by construction 

• 20.50.390(A) – General Residential Parking Standards – Change “apartment” to 
multifamily” and delete electric vehicles from table 

• 20.50.390(B) – Special Residential parking Standards – Replace senior assisted 
with assisted living 

• 20.50.390(D) – Special Nonresidential Standards – Delete personal care from 
table 

• 20.50.390(E) – Electric Vehicle Parking Standards – Adds a new section for 
“Electrical Vehicle Parking Facilities” 
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• 20.50.400 – Reductions to Minimum Parking Requirements – Revises the criteria 
for parking reductions and adds new language for parking reduction for base 
density bonus 

• 20.50.410 – Parking Design Standards – Clarifies that all required parking shall 
be located outside of setbacks 

• 20.50.450 – Purpose – Replaces the word “compliment” with “complement” 

• 20.50.630 – Departures From Development Code Requirements – Deletes 
specific programs in the Deep Green Incentive Program and clarifies height 
bonus in the MUR-70’ zone 

 
20.70 – Engineering & Utilities Development Standards 
 

• 20.70.240(F)(1) – Private Streets – Clarification of when a private street is 
required 

• 20.70.320 – Frontage Improvements – Requires traffic calming measures for 
certain development, bonds for traffic mitigation, and adds a provision for 
proportionality for frontage improvements 

• 20.70.340 – Sidewalks, Walkways, Paths, and Trails – Adds a requirement for 
mid-block multi-use paths 

 
20.80 – Critical Areas 
 

• 20.80.220 – Geological Hazard – Classification – Adds language for rockeries 
and retaining walls to be exempted from landslide hazard areas 

• 20.80.280(C) – Fish and Wildlife Habitat – Required Buffer Areas – Clarifies 
required setbacks from piped streams 

 
Shoreline Municipal Code Amendments 
 

• 3.01.010(P) Expired Permit Fees 

 
 
Next Steps  
 
The schedule for the 2020 Batch of Development Code amendments is as follows: 
 

July 2 Planning Commission meeting:  Discuss 2020 Batch of 
Development Code Amendments (part 1) 
 

August 6 Planning Commission meeting:  Discuss 2020 Batch of 
Development Code Amendments (part 2) 
 

September 3 Planning Commission Public Hearing on the 2020 Batch of 
Development Code Amendments (Can be another discussion if 
needed) 

October/November City Council Study Session and Adoption of 2020 Batch of 
Development Code Amendments 
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Attachment 
 
Attachment A – Proposed 2020 Batch of Development Code Amendments  
Attachment B – Michael Sweazey Application 
Attachment C – Seattle Golf Club Application 
Attachment D – Proposed Zoning Map Amendment 
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DEVELOPMENT CODE AMENDMENT BATCH 2020 
 
TABLE OF CONTENTS 
 

Number Section Topic Type 

    

20.20 – Definitions 

    

1 20.20.010 Affordable Housing and Assisted 
Living Facilities 

A, C 

2 20.20.016 Deep Green A 

3 20.20.018 Emergency Temporary Shelters P 

4 20.20.028 Junk Vehicles C 

5 20.20.034 Manufactured and Mobile Homes C 

6 20.20.040 Party of Record C 

7 20.20.046 Senior Citizen Assisted Housing 
(delete) 

C 

20.30 – Procedures and Administration 

8 20.30.040 Add Final Formal Plat Type A Table P 

9 20.30.060 Remove Final Formal Plat from Type 
C Table and Adds Site-Specific Comp 
Plan Amendments 

C, P 

10 20.30.110(C) 90 to 180 Day Expiration P 

11 20.30.290 Shall to May A 

12 20.30.295 Emergency Temporary Shelters as a 
TUP 

P 

13 20.30.297 Shall to May and Delete Specific 
Programs for DGIP 

A 

14 20.30.310 Shall to May A 

15 20.30.315 Shall to May, Add EDM Reference A, C 

16 20.30.333 Shall to May A 

17 20.30.336 Shall to May A 

18 20.30.345 Adds new Procedures for Site-Specific 
Comp Plan Amendments 

C 

19 20.30.355(D) Affordable Housing Fee-in-Lieu C 

20 20.30.420(E) Approved Subdivision Extension P 

21 20.30.440 Final Formal Plat P 

22 20.30.450 Final Formal Plats P 

23 20.30.770 Restrict Additional Permit Approval for 
Parcels with a Code Violation 

P 

    

20.40 – Zoning and Use Provisions 

    

24 20.40.046 Mixed Use Residential (MUR) Zones A 

25 20.40.120 Add Assisted Living Facility  C 

26 20.40.140 Delete “i” under Residential Treatment 
Facility 

C 

27 20.40.150 Dormitory P 

28 20.40.160 Tent City A 
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29 20.40.320 Daycare II facilities in the R-4 and R-6 
zones 

C 

    

20.50 – General Development Standards 

30 20.50.020(1) and 
20.50.020(2) 

Match Table with Footnotes 
(Numbering is Incorrect), add footnote 
to add density bonus, exempt schools 
from hardscape, and reduce setbacks 
when adjacent to transit facilities 

     A & P 

31 20.50.020(3) Transition Area Setbacks C 

32 20.50.020(B) and 
(4) 

Density Exceptions P 

33 20.50.040(F) Setbacks Along the Street C 

34 20.50.080(B) Side-yard Setbacks A 

35 20.50.160(C) Site Configuration for Townhomes C 

36 20.50.235 New Building Threshold Section P 

37 20.50.240(E) Separated Internal Walkways C 

38 20.50.310(A) Golf Course Exemptions P 

39 20.50.310(B) Deletes Reference to Removed Table A 

40 20.50.360 Unlawfully Removed Nonsignificant 
Trees and Replacement Trees and 
Correct Reference  

C, A 

41 20.50.370 Tree Protection Standards C 

42 20.50.390(A) Change “Apartment” to Multifamily” 
and delete electric vehicles from table 

C 

43 20.50.390(B) Replace Senior Assisted with Assisted 
Living 

C 

44 20.50.390(D) Delete Personal Care from Table A 

45 20.50.390(E) New table for EV Parking Facilities P 

46 20.50.400 Reductions to Minimum Parking 
Requirements, Parking Reduction for 
Base Density Bonus 

P 

47 20.50.410 Parking in Setbacks         C 

48 20.50.450 Landscaping Letter Change         A 

49 20.50.630 General Clean-Up of the DGIP and 
Height Bonus in the MUR-70’ Zone 

        C 

    

20.70 – Engineering and Utilities Development Standards 

50 20.70.240(F)(1) Private Streets A 

51 20.70.320 Frontage Improvements C, P 

52 20.70.340 Add multi-use path requirement P 

    

20.80 – Critical Areas 

53 20.80.220 Rockeries, Retaining Walls Exempted 
from Landslide Hazard Areas 

P 

54 20.80.280(C) Setbacks from Piped Stream C 

    

    

20.230 – SMP Shoreline Policies and Regulations 
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REZONE 

 

R-8 to R-24 rezone at 16546 Linden Avenue N 
 

SMC Amendments 

 

 3.01.010(P) Expired Permit Fees  

 

 
A = Administrative 
C = Clarification 
P = Policy 
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DEVELOPMENT CODE AMENDMENTS 
 

 
 
 

20.20 Amendments 
 
 

 
 
Amendment #1   
20.20.010 – A definitions 
 
Justification – There are two amendments in this section. 
 

1. The first amendment updates the definition of Affordable Housing. The reference in the 
definition of affordable housing points to 20.40.235 when that section does not list the 
defined income terms like “very low income – 31% to 50% of median household 
income”. The reference should be changed to 20.40.230 or the terms should be added 
to the definition. 
 

2. The second amendment adds a definition for Assisted Living Facilities, replacing the 
definition for Senior Citizen Assisted Housing. An adult family home can accommodate 
up to 6 residents and must be regulated as a single-family home under local zoning and 
building codes. Licensing and regulations are given in Chapter 388-76 WAC. 
 
An assisted living facility is different in that it can accommodate seven or more residents 
and has extensive licensing, operational and building requirements under Chapter 388-
78A WAC/18/20 RCW. 

 
 

Affordable 

Housing 

Housing reserved for occupancy to households whose annual income does not 

exceed a given percent of the King County median income, adjusted for 

household size, and has housing expenses no greater than 30 percent of the 

same percentage of median income. For the purposes of this title, the percent of 

King County median income that is affordable is specified in SMC 20.40.230 

235. 

 
 

Assisted 

Living 

Facilities 

Any home or other institution that provides housing, housekeeping services, 

meals, laundry, activities, and assumes general responsibility for the safety and 

well-being of the residents, and may also provide domiciliary care, consistent 

with Chapter 388-78A WAC to seven or more residents. "Assisted living facility" 

does not include facilities certified as group training homes under 

RCW 71A.22.040, nor any home, institution, or section that is otherwise licensed 
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and regulated under state law that provides specifically for the licensing and 

regulation of that home, institution, or section. "Assisted living facility" also does 

not include independent senior housing, independent living units in continuing 

care retirement communities, or other similar living situations including those 

subsidized by the U.S. Department of Housing and Urban Development. 

 
Staff recommendation – Staff recommends that these amendments be approved. 
 

 
 
Amendment #2   
20.20.016 – D definitions. 
 
Justification –Staff is proposing to define the Tiers of deep green buildings in a manual that can 
be updated administratively due to the rapid changes in green building technology and 
certification programs. This change is also made in Amendments #46 and #49. 
 

Deep 

Green 

Refers to an advanced level of green building that requires more stringent standards 

for energy and water use, stormwater runoff, site development, materials, and indoor 

air quality than required by the Building Code. With regard to the Deep Green 

Incentive Program this definition is divided into tiers based on certification programs 

are defined in the Deep Green Building Manual as follows:•    Tier 1 – International 

Living Future Institute’s (ILFI) Living Building ChallengeTM or Living Community 

ChallengeTM; 

•    Tier 2 – ILFI’s Petal RecognitionTM or Built Green’s Emerald StarTM; 

•    Tier 3 – US Green Building Council’s (USGBC) Leadership in Energy and 

Environmental Design (LEED) PlatinumTM; Built Green’s 5-StarTM; or ILFI’s Zero 

EnergyTM (ZE) or Passive House Institute US’s (PHIUS)+Shift ZeroTM, in combination 

with Salmon SafeTM where applicable; and 

•    Tier 4 – Built Green’s 4-StarTM or PHIUS+TM.  

 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #3   
20.20.028 – E definitions 
 
Justification – The proposed amendment adds Emergency Temporary Shelter to SMC 20.20 – 
Definitions. This amendment is related to Amendment #12 which is the section that regulates 
Emergency Homeless Shelters.   
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Emergency 
Temporary 
Shelter 

Temporary facilities to provide shelter and/or protection in emergency 
situations (such as severe weather conditions) organized by a management 
agency or by the City. Such facilities do not remain in operation outside of 
emergency situations and may provide support services, food, and other 
services as an accessory use. The term does not include transitional 
encampments or homeless shelters. 

 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #4   
20.20.028 – J definitions 
 
Justification – The proposed amendment to the definition of junk vehicle will allow the City’s 
Customer Response Team and the Police Department to determine when a vehicle qualifies for 
a junk vehicle. Junk vehicles are regulated in SMC 20.30.750 and the section outlines the 
process of abating the nuisance.   
 
 

Junk Vehicle A vehicle certified under RCW 46.55.230 as meeting at least 
three of the following requirements: 

  A.    Is three years old or older; 

  B.    Is extensively damaged, such damage including but not 
limited to any of the following: A broken window or windshield 
or missing wheels, tires, motor or transmission; 

  C.    Is apparently inoperable including a condition which 
makes the vehicle incapable of being operated legally on a 
public highway; 

  D.    Has an approximate fair market value equal only to the 
approximate value of the scrap in it. 

 
 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #5   
20.20.034 – Manufactured and Mobile homes 
 
Justification – While researching the two different Recreational Vehicle definitions in Title 13 - 
Utilities and Title 20 – Development Code, staff noticed that Manufactured Homes are defined in 
both Titles and the definitions are different. This amendment to SMC 20.20.034 makes both 
definitions consistent.  
 
Both definitions are included below: 
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Manufactured 
Home 

A factory assembled structure intended solely for human habitation installed 
on a permanent foundation with running gear removed and connected to 
utilities on an individual building lot. 

 
13.12.105 Definitions. 
 
“Manufactured home” means a structure, transportable in one or more sections, which is built on 
a permanent chassis and is designed for use with or without a permanent foundation when 
attached to the required utilities. The term “manufactured home” does not include a 
“recreational vehicle.” 
 
 
New Manufactured Home definition –  

Manufactured 
Home 

A structure, transportable in one or more sections, which is built on a 
permanent chassis and is designed for use with or without a permanent 
foundation when attached to the required utilities. The term “manufactured 
home” does not include a “recreational vehicle.” 
factory assembled structure intended solely for human habitation installed on 
a permanent foundation with running gear removed and connected to utilities 
on an individual building lot. 

 
 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #6   
20.20.040 – P definitions 
 
Justification – The definition of Party of Record is proposed to be amended to match language 
in SMC 20.30.150, Notice of decision which states, “For Type B and C actions, the Director shall 
issue and mail a notice of decision to the parties of record and to any person who, prior to the 
rendering of the decision, requested notice of the decision. 
 

Party of 
Record 

A.    A person who testifies at a hearing; 

  B.    The applicant; 

  C.    For Type B and C actions, pPersons submitting written testimony about a 
matter pending before the decision-making authority; or 

  D.    The appellant(s) and respondent(s) in an administrative appeal. 

 
 
Staff recommendation – Staff recommends that this amendment be approved. 
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Amendment #7   
20.20.046 – S definitions 
 
Justification –Staff proposes to replace this definition with a new and more accurate definition of 
Assisted Living Facility in Amendment #1. 
 
 

Senior Citizen 

Assisted 

Housing 

Housing in a building consisting of two or more dwelling units restricted to 

occupancy by at least one occupant 55 years of age or older per unit, and 

must include at least two of the following support services: 

A.    Common dining facilities or food preparation service; 

B.    Group activity areas separate from dining facilities; 

C.    A vehicle exclusively dedicated to providing transportation services to 

housing occupants; 

D.    Have a boarding home (assisting living) license from Washington State 

Department of Social and Health Services. 

 
 
Staff recommendation – Staff recommends that this amendment be approved. 

 
 
 

20.30 Amendments 
 
 

 
 
Amendment #8 
20.30.040 – Ministerial decisions – Type A 
 
Justification – This amendment adds Final Formal Plats to the Type A actions Table. This 
amendment is related to amendments 9, 20, 21, and 22 which take the process for approving 
Final Formal Plats from a qausi-judicial Type C action in accordance with approved Senate Bill 
(SB) 5674 that allows administrative review and approval of final formal plats if the preliminary 
formal plat was reviewed by the Planning Commission, Hearing Examiner, or City Council.  
 
 

Table 20.30.040 –    Summary of Type A Actions and Target Time Limits for Decision, and 

Appeal Authority 
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Action Type Target Time 

Limits for 

Decision 

(Calendar Days) 

Section 

Type A:     

1. Accessory Dwelling Unit 30 days 20.40.120, 20.40.210 

2. Lot Line Adjustment including Lot Merger 30 days 20.30.400 

3. Building Permit 120 days All applicable standards 

4. Final Short or Formal Plat 30 days 20.30.450 

An administrative appeal authority is not provided for Type A actions, except that any Type A 

action which is not categorically exempt from environmental review under Chapter 43.21C RCW 

or for which environmental review has not been completed in connection with other project 

permits shall be appealable. Appeal of these actions together with any appeal of the SEPA 

threshold determination is set forth in Table 20.30.050(4).  

Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #9 
20.30.060 – Quasi-judicial decisions – Type C 
 
Justification – There are two amendments to this section. 
 

1. The first amendment removes Final Formal Plats from the Type C actions Table. This 
amendment is related to amendments 8, 20, 21, and 22 which take the process for 
approving Final Formal Plats from a qausi-judicial Type C action in accordance with 
SB5674 that allows administrative review and approval of final formal plats if the 
preliminary formal plat was reviewed by the Planning Commission, Hearing Examiner, or 
City Council.  
 

2. The second amendment also adds site-specific Comprehensive Plan amendments to the 
table. Generally, Comprehensive Plan amendments are processed as Legislative 
actions since they affect large areas of land or are general in nature as to apply citywide. 
A Site-specific Comprehensive Plan amendment acts in the same way as a Rezone of 
Property and Zoning Map Change meaning that the request only applies to one or a 
small number of parcels and not citywide. These requests should be processed as Type 
C actions and follow the same procedures as a rezone. 
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Table 20.30.060 –    Summary of Type C Actions, Notice Requirements, Review Authority, 

Decision Making Authority, and Target Time Limits for Decisions 

Action Notice 

Requirements for 

Application and 

Decision (3), (4) 

Review 

Authority, 

Open 

Record 

Public 

Hearing 

Decision 

Making 

Authority 

(Public 

Meeting) 

Target 

Time 

Limits for 

Decisions 

Section 

Type C:           

1.    Preliminary Formal 

Subdivision 

Mail, Post Site, 

Newspaper 
HE (1), (2) 

City 

Council 

120 days 20.30.410 

2.    Rezone of Property and 

Zoning Map Change 

Mail, Post Site, 

Newspaper 
HE (1), (2) 

City 

Council 

120 days 20.30.320 

3.    Site-Specific 

Comprehensive Plan 

Amendment 

Mail, Post Site, 

Newspaper HE (1), (2) 

City 

Council 

 20.30.345 

4.3.    Special Use Permit 

(SUP) 

Mail, Post Site, 

Newspaper 
HE (1), (2) 

120 days 20.30.330 

5.4.    Critical Areas Special 

Use Permit 

Mail, Post Site, 

Newspaper 
HE (1), (2) 

120 days 20.30.333 

6.5.    Critical Areas 

Reasonable Use Permit 

Mail, Post Site, 

Newspaper 
HE (1), (2) 

120 days 20.30.336 

6. Final Formal Plat None Review by 

Director 

City 

Council 

30 days 20.30.450 

7.    SCTF – Special Use 

Permit 

Mail, Post Site, 

Newspaper 
HE (1), (2) 

120 days 20.40.502 

8.    Master Development 

Plan 

Mail, Post Site, 

Newspaper 
HE (1), (2) 

120 days 20.30.353 

9.    Plat Alteration with 

Public Hearing (5) 

Mail 
HE (1), (2) 

120 days 20.30.425 
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(1) Including consolidated SEPA threshold determination appeal. 

(2) HE = Hearing Examiner. 

(3) Notice of application requirements are specified in SMC 20.30.120. 

(4) Notice of decision requirements are specified in SMC 20.30.150. 

(5) A plat alteration does not require a neighborhood meeting. 

 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #10 
20.30.110 Determination of completeness and requests for additional information. 
 
Justification – This amendment increases the time granted for the resubmittal of information 
requested by the City from 90-days to 180-days. 90-days is short when responding to multiple 
issues and questions. The main purpose of this amendment is to help applicants avoid having 
their permit applications expire which results in wasted resources for the applicant and City.   
 
A.    An application shall be determined complete when: 
 

1.    It meets the procedural requirements of the City of Shoreline; 
2.    All information required in specified submittal requirements for the application has 
been provided, and is sufficient for processing the application, even though additional 
information may be required. The City may, at its discretion and at the applicant’s 
expense, retain a qualified professional to review and confirm the applicant’s reports, 
studies and plans. 
 

B.    Within 28 days of receiving a permit application for Type A, B and/or C applications, the 
City shall mail a written determination to the applicant stating whether the application is 
complete or incomplete and specifying what is necessary to make the application complete. If 
the Department fails to provide a determination of completeness, the application shall be 
deemed complete on the twenty-ninth day after submittal. 
 
C.    If the applicant fails to provide the required information within 90 180 days of the date of the 
written notice that the application is incomplete, or a request for additional information is made, 
the application shall be deemed null and void. The Director may grant a 90-day extension on a 
one-time basis if the failure to take a substantial step was due to circumstances beyond the 
control of the applicant. The applicant may request a refund of the application fee minus the 
City’s cost of processing. 
 
D.    The determination of completeness shall not preclude the City from requesting additional 
information or studies if new information is required or substantial changes are made to the 
proposed action. 
 

2020 Development Code Amendments - Attach. A



  Updated June 15, 2020 
 

12 
 

 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #11 
20.30.290 – Deviation from the Engineering Standards (Type A action) 
 
Justification – This amendment changes “shall” to “may”. 
 
A.    Purpose. Deviation from the engineering standards is a mechanism to allow the City to 
grant an adjustment in the application of engineering standards where there are unique 
circumstances relating to the proposal. 
 
B.    Decision Criteria. The Director of Public Works may shall grant an engineering standards 
deviation only if the applicant demonstrates all of the following: 
 

1.    The granting of such deviation will not be materially detrimental to the public welfare 
or injurious or create adverse impacts to the property or other property(s) and 
improvements in the vicinity and in the zone in which the subject property is situated; 
 
2.    The authorization of such deviation will not adversely affect the implementation of 
the Comprehensive Plan adopted in accordance with State law; 
 
3.    The deviation is not in conflict with the standards of the critical areas regulations, 
Chapter 20.80 SMC, Critical Areas, or Shoreline Master Program, SMC Title 20, Division 
II; 
 
4.    A deviation from engineering standards may shall only be granted if the proposal 
meets the following criteria: 

 
a.    Conform to the intent and purpose of the Code; 
b.    Produce a compensating or comparable result which is in the public interest; 
and 
c.    Meet the objectives of safety, function and maintainability based upon sound 
engineering judgment; 

 
5.    Deviations from road standards must meet the objectives for fire protection. Any 
deviation from road standards, which does not meet the International Fire 
Code, shall also require concurrence by the Fire Marshal; 
 
6.    Deviations from drainage standards contained in the Stormwater Manual and 
Chapter 13.10 SMC must meet the objectives for appearance and environmental 
protection; 
7.    Deviations from drainage standards contained in the Stormwater Manual and 
Chapter 13.10 SMC must be shown to be justified and required for the use and situation 
intended; 
 
8.    Deviations from drainage standards for facilities that request use of emerging 
technologies, an experimental water quality facility or flow control facilities must meet 
these additional criteria: 
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a.    The new design is likely to meet the identified target pollutant removal goal 
or flow control performance based on limited data and theoretical consideration; 
b.    Construction of the facility can, in practice, be successfully carried out; and 
c.    Maintenance considerations are included in the design, and costs are not 
excessive or are borne and reliably performed by the applicant or property 
owner; 

 
9.    Deviations from utility standards may shall only be granted if following facts and 
conditions exist: 

 
a.    The deviation shall not constitute a grant of special privilege inconsistent 
with the limitation upon uses of other properties in the vicinity and in the zone in 
which the property on behalf of which the application was filed is located; 
b.    The deviation is necessary because of special circumstances relating to the 
size, shape, topography, location or surrounding of the subject property in order 
to provide it with use rights and privileges permitted to other properties in the 
vicinity and in the zone in which the subject property is located; and 
c.    The granting of such deviation is necessary for the preservation and 
enjoyment of a substantial property right of the applicant possessed by the 
owners of other properties in the same zone or vicinity.  

 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #12 
20.30.295 – Temporary use 
 
Justification – The proposed amendment will allow emergency temporary shelters for those that 
are homeless and for those shelters to be regulated the same as Transitional Encampments. 
The only difference between the two uses is that emergency temporary shelters are located 
within existing structures and can be located in any zone in the city. Also, emergency temporary 
shelters are usually established during times of inclement weather and natural disasters. In 
order to provide shelter to our most vulnerable populations, some requirements of admittance 
must be waived such as the requirement for valid identification.  
 
A.    A temporary use permit is a mechanism by which the City may permit a use to locate within 
the City (on private property or on the public rights-of-way) on an interim basis, without requiring 
full compliance with the Development Code standards or by which the City may permit seasonal 
or transient uses not otherwise permitted. 
 
B.    The Director may approve or modify and approve an application for a temporary use permit 
if: 

1.    The temporary use will not be materially detrimental to public health, safety, or 
welfare, nor injurious to property and improvements in the immediate vicinity of the 
subject temporary use; 
 
2.    The temporary use is not incompatible in intensity and appearance with existing 
land uses in the immediate vicinity of the temporary use; 
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3.    Adequate parking is provided for the temporary use and, if applicable, the temporary 
use does not create a parking shortage for the existing uses on the site; 
 
4.    Hours of operation of the temporary use are specified; 
 
5.    The temporary use will not create noise, light, or glare which would adversely impact 
surrounding uses and properties; and 
 
6.    The temporary use is not in conflict with the standards of the critical areas 
regulations, Chapter 20.80 SMC, Critical Areas, and is located outside the shoreline 
jurisdiction regulated by the Shoreline Master Program, SMC Title 20, Division II. 
 

C.    Except for transitional encampments and emergency temporary shelters for persons that 
are homeless, a temporary use permit is valid for up to 60 calendar days from the effective date 
of the permit, except that the Director may establish a shorter time frame or extend a temporary 
use permit for up to one year. 
 
D.    Additional Criteria for Transitional Encampment and Emergency Temporary 
Shelters. 
 

1.    The site must be owned or leased by either a host or managing agency. 
 
2.    The application fee for a temporary use permit (TUP) for a transitional encampment 
or emergency temporary shelter for persons that are homeless is waived. 
 
3.    Prior to application submittal, the applicant is required to hold a neighborhood 
meeting and provide a written summary as set forth in SMC 20.30.045 and 20.30.090. 
 
4.    For transitional encampments, tThe applicant shall utilize only government-issued 
identification such as a State or tribal issued identification card, driver’s license, military 
identification card, or passport from prospective encampment or temporary shelter for 
persons that are homeless residents to develop a list for the purpose of obtaining sex 
offender and warrant checks. The applicant shall submit the identification list to the King 
County Sheriff’s Office Communications Center. No identification is required for 
residents to utilize an emergency temporary shelter. 
 
5.    For transitional encampments and emergency temporary shelters, tThe applicant 
shall have a code of conduct that articulates the rules and regulation of the encampment 
or shelter. These rules shall include, at a minimum, prohibitions against alcohol and/or 
drug use and violence; and exclusion of sex offenders. Transitional encampments must 
also include provisions that, at minimum, prohibit sex offenders. For transitional 
encampments, Tthe applicant shall keep a cumulative list of all residents who stay 
overnight in the encampment, including names and dates. The list shall be kept on site 
for the duration of the encampment. For emergency temporary shelters, the applicant 
shall provide a list of conditions that warrant opening the shelter. The applicant shall 
provide an affidavit of assurance with the permit submittal package that this procedure is 
being met and will continue to be updated during the duration of the encampment. 
 
6.    The maximum number of residents at a transitional encampment site shall be 
determined taking into consideration site conditions but shall in no case be greater than 
100 residents at any one time. Any proposed site shall meet the site requirements in 
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subsection (D)(7) of this section and be of sufficient size to support the activities of the 
transitional encampment without overcrowding of residents.  

 
7.    Site Requirements for Transitional Encampments. 

 
a.    The minimum useable site area for a transitional encampment shall be: 
7,500 square feet for the first 50 residents, plus 150 square feet for each 
additional resident, up to the maximum allowable of 100 residents. The useable 
site area may be a combination of contiguous parcels in the same ownership of 
the host or managing agency. 
 
b.    Tents and supporting facilities within an encampment must meet 10-foot 
setbacks from neighboring property lines, not including right-of-way lines or 
properties under the same ownership as the host agency. Setback from rights-of-
way must be a minimum of five feet. Additional setback from rights-of-way may 
be imposed based on the City’s Traffic Engineer’s analysis of what is required for 
safety. Setbacks to neighboring property lines may be reduced by the Director to 
a minimum of five feet if it can be determined that the reduction will result in no 
adverse impact on the neighboring properties, taking into account site conditions 
that extend along the entire encampment area, including but not limited to: 
 

i.    Topography changes from adjoining property; 
ii.    Visually solid, minimum six-foot height, intervening structures; 
iii.    Distance from nearest structure on neighboring property; 
iv.    Vegetation that creates a visual screen. 
 

c.    The transitional encampment shall be screened. The screening shall meet 
setbacks except screening or structures that act as screening that are already in 
existence. The color of the screening shall not be black. 
 
d.    A fire permit is required for all tents over 400 square feet. Fire permit fees 
are waived.  
 
e.    All tents must be made of fire-resistant materials and labeled as such. 
 
f.    Provide adequate number of 2A-10BC rated fire extinguishers so that they 
are not more than 75 feet travel distance from any portion of the complex. 
Recommend additional extinguishers in cooking area and approved smoking 
area. 
 
g.    Smoking in designated areas only; these areas must be a minimum of 25 
feet from any neighboring residential property. Provide ashtrays in areas 
approved for smoking. 
 
h.    Emergency vehicle access to the site must be maintained at all times. 
 
i.    Members of the transitional encampment  shall monitor entry points at all 
times. A working telephone shall be available to ensure the safety and security of 
the transitional encampment at all times. 
 
j.    Provide adequate sanitary facilities. 
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8.    Emergency temporary shelters may be located within an existing building subject to 
applicable Building and Fire codes and must obtain a Fire Operational Permit prior to 
occupancy. 
 
9. 8.    Transitional encampments and emergency temporary shelters The encampment 
shall permit inspections by City, King County Health Department, and Fire Department 
inspectors at reasonable times during the permit period without prior notice to ensure 
compliance with the conditions of the permit. 
 
10. 9.    Transitional encampments and emergency temporary shelters The encampment 
shall allow for an inspection by the Shoreline Fire Department during the initial week of 
the encampment’s occupancy. 
 
11. 10.    Transitional encampments and emergency temporary shelters Encampments 
may be allowed to stay under the temporary use permit for up to 90 days. A TUP 
extension may be granted for a total of 180 days, on sites where agencies in good 
standing have shown to be compliant with all regulations and requirements of the TUP 
process, with no record of rules violations. The extension request must be made to the 
City but does not require an additional neighborhood meeting or additional application 
materials or fees. 
 
12. 11.    Host or managing agencies may not host a transitional encampment or 
temporary emergency shelter  on the same site within 180 days of the expiration date of 
the TUP for a transitional encampment or temporary emergency shelter. 
 
13. 12.    At expiration of the permit, the host or managing agency shall restore the 
property to the same or similar condition as at permit issuance. 

 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #13 
20.30.297 Administrative Design Review (Type A). 
 
Justification – There are two amendments to the section. 
 

1. The first amendment changes “shall” to “may”. 
 

2. The second amendment deletes specific green building programs (such as LEED or 
Built Green) required to comply with the Deep Green Incentive Program. By deleting 
specific named programs, staff can approve projects that meet the requirements and 
intent of the DGIP program if certifying agencies or programs change in the future. The 
requirements for the different tiers will be stated in an administrative manual. 

 
A.    Administrative Design Review approval of departures from the design standards in 
SMC 20.50.220 through 20.50.250 and SMC 20.50.530 through 20.50.610 shall may be granted 
by the Director upon their finding that the departure is: 
 

2020 Development Code Amendments - Attach. A



  Updated June 15, 2020 
 

17 
 

1.    Consistent with the purposes or intent of the applicable subsections; or 
 
2.    Justified due to unusual site constraints so that meeting the design standards 
represents a hardship to achieving full development potential. 
 

B.    Projects applying for the Deep Green Incentive Program by certifying through the Living 
Building or Community Challenge, Petal Recognition, Emerald Star, LEED-Platinum, 5-Star, 4-
Star, PHIUS+, PHIUS+ Source Zero/Salmon Safe, or Zero Energy/Salmon Safe an approved 
programs may receive departures from development standards under 
Chapters 20.40, 20.50, 20.60, and/or 20.70 SMC upon the Director’s finding that the departures 
meet subsection (A)(1) and/or (2) of this section, and as further described under 
SMC 20.50.630. Submittal documents shall include proof of enrollment in the programs listed 
above.  
 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #14 
20.30.310 – Zoning Variance 
 
Justification – This amendment changes “shall” to “may”. 
 
A.    Purpose. A zoning variance is a mechanism by which the City may grant relief from the 
zoning provisions and standards of the Code, where practical difficulty renders compliance with 
the Code an unnecessary hardship. 
 
B.    Decision Criteria. A variance shall may be granted by the City, only if the applicant 
demonstrates all of the following: 
 

1.    The variance is necessary because of the unique size, shape, topography, or 
location of the subject property; 
2.    The strict enforcement of the provisions of this title creates an unnecessary hardship 
to the property owner; 

 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #15 
20.30.315 – Site Development Permit 
 
Justification – There are two amendments to this section: 
 

1. The first amendment changes “Shall” to “may”. 
 

2. The second amendment codifies stormwater requirements laid out in the Engineering 
Development Manual. In order to be in compliance with the City’s NPDES permit, the 
City must do stormwater review for all projects triggering Minimum Retention 
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requirements 1-5. Some of these projects do not currently require permits so these 
reviews are not always being done. This amendment will cover that missing gap. 

 
A.    Purpose. The purpose of a site development permit is to provide a mechanism to review 
activities that propose to develop or redevelop a site, not including structures, to ensure 
conformance to applicable codes and standards. 
 
B.    General Requirements. A site development permit is required for the following activities or 
as determined by the Director of Planning and Community Development: 
 

1.    The construction of two or more detached single-family dwelling units on a single 
parcel; 
 
2.    Site improvements associated with short and formal subdivisions; or 
 
3.    The construction of two or more nonresidential or multifamily structures on a single 
parcel; or 
 
4. Site improvements that require Minimum Requirements Nos. 1 to –5, as set forth in 
the Stormwater Manual, as modified by the Engineering Development Manual. 

 
C.    Review Criteria. A site development permit that complies with all applicable development 
regulations and requirements for construction shall may be approved.  
 
Staff recommendation – Staff recommends that this amendment be approved. 
 
 

 
 
Amendment #16  
20.30.333 – Critical Area Special Use Permit (Type C Action) 
 
Justification – This amendment changes “shall” to “may”. 
 
A.    Purpose. The purpose of the critical areas special use permit is to allow development by a 
public agency or public utility when the strict application of the critical areas standards would 
otherwise unreasonably prohibit the provision of public services. This type of permit does not 
apply to flood hazard areas or within the shoreline jurisdiction. 
 
B.    Decision Criteria. A critical areas special use permit shall may be granted by the City only if 
the utility or public agency applicant demonstrates that: 
 

1.    The application of the critical areas regulations, Chapter 20.80 SMC, Critical Areas, 
would unreasonably restrict the ability of the public agency or utility to provide services 
to the public; 
2.    There is no other practical alternative to the proposal by the public agency or utility 
which would cause less impact on the critical area; 
3.    The proposed development does not create a health or safety hazard on or off the 
development site, will not be materially detrimental to the property or improvements in 
the vicinity; 
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Staff recommendation – Staff recommends that this amendment be approved. 
 
 

 
 
Amendment #17  
20.30.336 – Critical Areas Reasonable Use Permit (CARUP) (Type C Action) 
 
Justification – This amendment changes “shall” to “may”. 
 
A.    Purpose. The purpose of the critical areas reasonable use permit is to allow development 
and use of private property when the strict application of the critical area regulations would 
otherwise deny all reasonable use of a property. This type of permit does not apply to flood 
hazard areas or within the shoreline jurisdiction. 
 
B.    Decision Criteria. A reasonable use permit shall may be granted by the City only if the 
applicant demonstrates that: 
 

1.    The application of the critical area regulations, Chapter 20.80 SMC, Critical Areas, 
would deny all reasonable use of the property; and 
2.    There is no other reasonable use of the property with less impact on the critical 
area; and 
3.    Any alterations to the critical area would be the minimum necessary to allow for 
reasonable use of the property; and 
4.    The proposed development does not create a health or safety hazard on or off the 
development site, will not be materially detrimental to the property or improvements in 
the vicinity, is consistent with the general purposes of this title and the public interest, 
and all reasonable mitigation measures have been implemented or assured; and 
5.    The inability to derive reasonable economic use is not the result of the applicant’s 
action unless the action (a) was approved as part of a final land use decision by the City 
or other agency with jurisdiction; or (b) otherwise resulted in a nonconforming use, lot or 
structure as defined in this title; and 

 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #18  
20.30.345 – Site-specific comprehensive plan amendment 
 
Justification – The City has historically processed site-specific comprehensive plan 
amendments and concurrent rezones as Type-L Legislative Decisions. Practically, these 
decisions are more like rezones since the combined Comprehensive Plan amendment and 
rezone only apply to one or two properties and not large areas of land like those lands covered 
under a Subarea Plan. Treating site-specific comprehensive plan amendments as quasi-judicial 
decisions will allow the neighborhood impacted the greatest to be informed by direct mail, 
newspaper, and signs on the property to allow greater public involvement by the neighbors most 
affected. 
 
 
20.30.345 Site-Specific Amendment to the Comprehensive Plan (quasi-judicial action). 
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A.    Purpose. Site-specific Comprehensive Plan amendments are a mechanism by which the 
City Council may modify the  map of the Comprehensive Plan in accordance with the provisions 
of the Growth Management Act, in order to respond to changing circumstances or needs of the 
City. The Growth Management Act (GMA), Chapter 36.70A RCW, requires that the City of 
Shoreline include within its development regulations a procedure for any interested person to 
suggest plan amendments. The suggested amendments are to be docketed for consideration. 
The purpose of this section is to establish such a procedure for amending the City’s 
Comprehensive Plan land use map. 
 
For purpose of this section, docketing refers to compiling and maintaining a list of suggested 
changes to the Comprehensive Plan in a manner that will ensure such suggested changes will 
be considered by the City and will be available for review by the public. 
 
B.    Decision Criteria. The Hearing Examiner may recommend, and the City Council may 
approve, or approve with modifications, an amendment to the Comprehensive Plan Land Use 
Map if: 
 

1.    The amendment is consistent with the Growth Management Act and not inconsistent 
with the Countywide Planning Policies, and the other provisions of the Comprehensive 
Plan and City policies; and 
 
2.    The amendment addresses changing circumstances, changing community values, 
incorporates a subarea plan consistent with the Comprehensive Plan vision or corrects 
information contained in the Comprehensive Plan; and 
 
3.    The amendment will benefit the community as a whole, will not adversely affect 
community facilities, the public health, safety or general welfare; and 

 
4.    The amendment is warranted in order to achieve consistency with the 
Comprehensive Plan goals and policies; and 
 
5.    The amendment will not be materially detrimental to uses or property in the 
immediate vicinity of the subject property; and 
 
6.    The amendment has merit and value for the community. 
 

 
C.    Amendment Procedures. 
 

1.    Concurrent Review of Annual Amendments. Except in certain, limited situations, the 
Growth Management Act (GMA) permits amendments to the Comprehensive Plan no 
more frequently than once every year. All proposed amendments shall be considered 
concurrently so that the cumulative effect of the various proposals can be ascertained. 
Proposed amendments may be considered at separate meetings or hearings, so long as 
the final action taken considers the cumulative effect of all proposed amendments to the 
Comprehensive Plan. 
 
2.    Deadline for Submittal. 
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a.    Public. Applications requesting a text or map amendment to the 
Comprehensive Plan from any interested person will be accepted throughout the 
year. The deadline for submitting such an application is 5:00 p.m. on December 
1st of each year, or the next business day if December 1st falls on a Saturday or 
Sunday. 
 
b.    Council. The Council may submit an amendment for the docket at any time 
before the final docket is set. 
 
c.    At least three weeks prior to the deadline, the City will publish on its website 
and through a press release a call for docket applications for the current year’s 
docket. 
 
d.    Any citizen-initiated amendment application received after the submittal 
deadline shall be docketed for the following year. 
 

3.    Application Requirements. 
 

a.    Proposals to amend the Comprehensive Plan shall be submitted on the form 
prescribed and provided by the Department. To be considered complete, an 
application must contain all of the required information, including supporting 
documentation and applicable fees. 
 
b.    If during the course of the year the Department identifies any deficiencies in 
the Comprehensive Plan, the “identified deficiencies” shall be docketed on the 
form provided for in subsection (C)(3)(a) of this section for possible future 
amendment. For the purposes of this section, a deficiency in the Comprehensive 
Plan refers to the absence of required or potentially desirable contents of the 
Comprehensive Plan. 
 

4.    Preliminary Docket Review. 
 

a.    The Department shall compile and maintain for public review a list of 
suggested amendments and identified deficiencies as received throughout the 
year. 
 
b.    The Director shall review all complete and timely filed applications proposing 
amendments to the Comprehensive Plan and place these applications on the 
preliminary docket along with other City-initiated amendments to the 
Comprehensive Plan. 
 
c.    The Planning Commission shall review the preliminary docket at a publicly 
noticed meeting and make a recommendation on the preliminary docket to the 
City Council each year. 
 
d.    The City Council shall review the preliminary docket at a public meeting and, 
after such a review, shall establish the final docket. The final docket shall be 
publicly available by posting on the City’s website and a press release. 
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e.    Placement of an item on the final docket does not mean a proposed 
amendment will be approved. The purpose of the final docket is to allow for 
further analysis and consideration by the City. 
 
f.    Any interested person may resubmit a proposed amendment not placed on 
the final docket subject to the application and deadline procedures set forth in 
this chapter for the following year. 
 

5.    Final Docket Review. 
 

a.    The Department shall review and assess the items placed on the final docket 
and prepare a staff report(s) including recommendations for each proposed 
amendment. The Department shall be responsible for developing an 
environmental review of the combined impacts of all proposed amendments on 
the final docket, except the environmental review of amendments seeking a site-
specific amendment shall be the responsibility of the applicant. The Department 
shall set a date for consideration of the final docket by the Planning Commission 
and timely transmit the staff report(s) and the Department’s recommendation 
prior to the scheduled date. 
 
b.    As provided in SMC 20.20.060 and 20.30.070, the Hearing Examiner shall 
review the proposed amendments contained in the final docket based on the 
criteria set forth in subsection B of this section and the Department’s analysis 
and recommendation. The Hearing Examiner shall hold at least one public 
hearing on the proposed amendments. The Hearing Examiner shall make a 
recommendation on those amendments and transmit that recommendation to the 
City Council. 
 
c.    Promptly after issuance of the Hearing Examiner’s recommendation, the 
Department shall set a date for consideration of the final docket by the City 
Council. The City Council shall concurrently review the proposed amendments 
consistent with the criteria set forth in subsection B of this section and taking into 
consideration the recommendations of the Hearing Examiner and the 
Department. The City Council may deny, approve, or modify the Hearing 
Examiner’s recommendations. 
 
d.    The Planning Commission, Hearing Examiner, and the City Council may 
hold additional public hearings, meetings, or workshops as warranted by the 
proposed amendments. 
 
e.    Pursuant to RCW 36.70A.106, the Department shall notify the State of the 
City’s intent to adopt amendments to the Comprehensive Plan at least 60 days 
prior to the City Council’s final adoption of the proposed amendments. Within 10 
days of final adoption, the City shall transmit to the State any adopted 
amendment to the Comprehensive Plan.  

 
 
Staff recommendation – Staff recommends that this amendment be approved. 
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Amendment #19 
20.30.355(D) – Development Agreement Contents for Property Zoned MUR-70' in Order to 
Increase Height Above 70 Feet. 
 
Justification – This amendment seeks to strike the last sentence under #1 which refers to a fee 
in lieu for constructing affordable housing units. This was not the intention of the fee in lieu 
program. The fee in lieu was authorized for partial units, or the units that are fractional when 
performing affordable unit calculations.  The fee in lieu program is not intended to replace full 
affordable units for a fee.    
 
Each development agreement approved by the City Council for property zoned MUR-70' for 
increased development potential above the provision of the MUR-70' zone shall contain the 
following: 
 
1.    Twenty percent of the housing units constructed on site shall be affordable to those earning 
less than 60 percent of the median income for King County adjusted for household size. The 
units shall remain affordable for a period of no less than 99 years. The number of affordable 
housing units may be decreased to 10 percent if the level of affordability is increased to 50 
percent of the median income for King County adjusted for household size. A fee in lieu of 
constructing the units may be paid upon authorization of the City’s affordable housing program 
instead of constructing affordable housing units on site. The fee will be specified in SMC Title 3. 
 
3.01.025 Affordable housing fee in lieu. 

  2019 Fee Schedule 

A. Rate Table 

Zoning district 
Fee per unit if providing 10% of 
total units as affordable 

Fee per unit if providing 20% of 
total units as affordable 

MUR-45 $206,152 $158,448 

MUR-70 $206,152 $158,448 

MUR-70 
with development 
agreement 

$253,855 $206,152 

Note: The fee in lieu is calculated by multiplying the fee shown in the table by the fractional 
mandated unit. For example, a 0.40 fractional unit multiplied by $206,152 would result in a fee in 
lieu of $82,460.80. 
 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #20 
20.30.420 – Changes to approved subdivision 
 
Justification – This amendment is related to Amendments 8 and 9, 21, and 22 which allows final 
plat approval to be an administrative action. This amendment allows the Director, 
administratively, to extend the recording deadline for a final plat up to 30-days with justification 
from an applicant.  
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E.    Recording of Alteration. No later than 30 calendar days after approval of the alteration, the 
applicant shall produce a revised drawing or text of the approved alteration to the plat, 
conforming to the recording requirements of Chapter 58.17 RCW and processed for signature in 
the same manner as set forth for final plats in this chapter. The applicant shall file, at their sole 
cost and expense, the revision approved by the alteration to the plat with the King County 
Recorder to become the lawful plat of the property. The Director may approve a 30-day 
extension of the recording deadline if requested by the applicant for prior to expiration of the 
approval. 
 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #21 
20.30.440 – Installation of improvements 
 
Justification – This amendment is related to amendments 8, 9, 20, and 22 which take the 
process for approving Final Formal Plats from a qausi-judicial Type C action to a Type A 
administrative action in accordance with SB5674. SB5674 allows administrative review and 
approval of final formal plats if the preliminary formal plat was reviewed by the Planning 
Commission, Hearing Examiner, or City Council. Since Final Formal Plats will be approved by 
the Director and not the City Council, the installation of improvements related to a Final Formal 
Plat shall also be submitted and approved by the Director. 
 
 
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 and the 
Director and the applicant have agreed in writing on a time schedule for installation of the 
improvements. 
 
B.    Completion – Bonding. The applicant shall either complete the improvements before the 
final plat is submitted to the Director 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.  
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #22 
20.30.450 – Final plat review procedures 
 
Justification – This amendment is related to amendments 8, 9, and 20, and 21 which take the 
process for approving Final Formal Plats from a qausi-judicial Type C action to a Type A 
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administrative action in accordance with SB5674. SB5674 allows administrative review and 
approval of final formal plats if the preliminary formal plat was reviewed by the Planning 
Commission, Hearing Examiner, or City Council. The amendment also strikes the requirement 
for the applicant to submit mylar copies of the plat to staff.  King County records does not 
require plat documents to be printed on mylar for recording. Paper is acceptable to them if it 
meets the formatting requirements. This is also consistent with state recording requirements 
under WAC 332-130-050, which allows documents printed on “standard material” (paper) to be 
recorded if deemed acceptable by the County. Further, King County is the primary jurisdiction 
responsible for storing records of properties; Shoreline is not obligated to store these files. It is 
useful for staff to have these files easily accessible for staff and customers. Mylar is 
advantageous in that is does not deteriorate as quickly as paper. However, digital files do not 
deteriorate at all, and are available from King County almost immediately after a document has 
been recorded (though the PDF copies are marked as “unofficial”). Eliminating the requirement 
for mylars would streamline the final plat and lot line adjustment processes. Staff would no 
longer need to prepare the mylars for storage after recording, and customers would no longer 
need to run copies back-and-forth between City Hall and the Recorder’s Office. 
 
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 is completed and passed final inspection or 
bonded per the requirements of SMC 20.30.440. 
 
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, 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 and a finding, 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’s Council 
approval of the final plat. 
 
D.    Acceptance of Dedication. City Council’s approval of a final formal plat or tThe 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. Upon recording, the 
applicant shall provide a copy of the recorded plat to the Department.  
 
Staff recommendation – Staff recommends that these amendments be approved. 
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Amendment #23  
20.30.770 – Enforcement Provisions 
 
Justification – Unlike many jurisdictions, Shoreline does not have a provision that states it will 
not accept applications or issue permits following the issuance of a Notice of Violation for a 
parcel until all outstanding violations are corrected prior to application or when the permit is 
needed to correct the violations, or the city has entered a compliance plan. Currently, the city 
cannot stop an applicant from submitting a development application and the city approving the 
permit even though there is an ongoing and outstanding violation on the parcel. The proposed 
amendment will restrict an applicant from obtaining development permits until outstanding land 
use violations are corrected. It is common practice in other jurisdictions in the region to restrict 
development on a site, or sites, until a violation has been remedied for a prior development 
permit. 
 
 
A.    Infraction. Whenever the Director has determined that a code violation has occurred, the 
Director may issue a Class 1 civil infraction, or other class of infraction specified in the particular 
ordinance violated, to any responsible party, according to the provisions set forth in 
Chapter 7.80 RCW. 
 
B.    Misdemeanor. Any person who willfully or knowingly causes, aids or abets a code violation 
by any act of commission or omission is guilty of a misdemeanor. Upon conviction, the person 
shall be punished by a fine not to exceed $1,000 and/or imprisonment in the County jail for a 
term not to exceed 90 days. Each week (seven days) such violation continues shall be 
considered a separate misdemeanor offense. A misdemeanor complaint or notice of infraction 
may be filed as an alternative, or in addition, to any other judicial or administrative remedy 
provided in this subchapter or by law or other regulation. 
 
C.    Suspension, Revocation or Limitation of Permit. 

1.    The Director may suspend, revoke or limit any permit issued whenever: 
a.    The permit holder has committed a code violation in the course of performing 

activities subject to that permit; 
b.    The permit holder has interfered with the Director in the performance of his or 

her duties relating to that permit; 
c.    The permit was issued in error or on the basis of materially incorrect 

information supplied to the City; or 
d.    Permit fees or costs were paid to the City by check and returned from a 

financial institution marked nonsufficient funds (NSF) or cancelled. 
 

2.    Application(s) for any Type A, B, or C permits shall not be accepted and/or issued 
for any lot, tract, or parcel of land following the issuance of a notice and order to 
correct regarding activity occurring on that lot, tract or parcel of land, unless the 
identified violations are corrected or required to be corrected as a condition of 
approval and all fees or penalties satisfied  prior to application except when the 
permit is required to obtain compliance or where an enforceable compliance plan to 
resolve the violation(s) has been entered into by the City.  
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2. 3. Such suspension, revocation or modification shall be carried out through the notice 
and order provisions of this subchapter and shall be effective upon the compliance 
date established by the notice and order. Such revocation, suspension or 
cancellation may be appealed to the Hearing Examiner using the appeal provisions 
of this subchapter. Notwithstanding any other provision of this subchapter, the 
Director may immediately suspend operations under any permit by issuing a stop 
work order. 

 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
 
 

20.40 Amendments 
 
 
 

 
 
Amendment #24 
20.40.046 Mixed Use Residential (MUR) Zones 
 
Justification –Due to the rapid changes in the green building field specific green building 
program levels are being removed from the code and referenced in a separate manual that can 
be administratively updated. Projects must exceed the mandatory level of green building to be 
eligible for DGIP incentives. 
 
20.40.046 Mixed-use residential (MUR) zones. 
 
A.    The purpose of the mixed-use residential (MUR) zones (MUR-35', MUR-45', and MUR-70') 
is to provide for a mix of predominantly multifamily development ranging in height from 35 feet 
to 70 feet in appropriate locations with other nonresidential uses that are compatible and 
complementary. 
 
B.    Specific mixed-use residential zones have been established to provide for attached single-
family residential, low-rise, mid-rise and high-rise multifamily residential. The mixed-use 
residential zones also provide for commercial uses, retail, and other compatible uses within the 
light rail station subareas. 
 
C.    Affordable housing is required in the MUR-45' and MUR-70' zone and voluntary in the 
MUR-35' Zone. Refer to SMC 20.40.235 for affordable housing light rail station subarea 
requirements. 
 
D.    Construction in MUR zones must achieve at least Tier 4 green building certification per the 
Deep Green Building Manual through one of the following protocols: Built Green 4-Star or 
PHIUS+. If an affordable housing or school project is required to certify through the Evergreen 
Sustainable Development Standard, this protocol shall fulfill the requirement. Projects in the 
MUR zones must qualify for Tier 1, 2 or 3 certifications in order to be eligible for incentives or 
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departures at SMC 20.50.630If a project utilizes a more stringent certification protocol through 
the Deep Green Incentive Program, this shall fulfill the requirement. 
 
E.    All development within the MUR-70' zone that seeks additional height and alternative 
development standards shall be governed by a development agreement as provided in 
SMC 20.30.355.  
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #25   
20.40.120 – Residential Uses 
 
Justification –This is related to Amendment 1, adding a definition of Assisted Living Facility to 
the code.  This amendment would also add Assisted Living Facility to the residential use table. 
This use serves a different population with different characteristics than a regular apartment 
building. 
 
 
 

Table 20.40.120 Residential Uses  

NAICS # SPECIFIC LAND USE R4-

R6 

R8-

R12 

R18-

R48 

TC-4 NB CB MB TC-1, 

2 & 3 

RESIDENTIAL GENERAL 

  Accessory Dwelling Unit P-i P-i P-i P-i P-i P-i P-i P-i 

  Affordable Housing P-i P-i P-i P-i P-i P-i P-i P-i 

  Apartment    C P P P P P P 

  Home Occupation P-i P-i P-i P-i P-i P-i P-i P-i 

  Manufactured Home P-i P-i P-i P-i         

  Mobile Home Park P-i P-i P-i P-i         

 Multifamily  C P P P P-i P P 

  Single-Family Attached P-i P P P P       

  Single-Family Detached P P P P         

GROUP RESIDENCES 

  Adult Family Home P P P P         

2020 Development Code Amendments - Attach. A



  Updated June 15, 2020 
 

29 
 

Table 20.40.120 Residential Uses  

NAICS # SPECIFIC LAND USE R4-

R6 

R8-

R12 

R18-

R48 

TC-4 NB CB MB TC-1, 

2 & 3 
 

Assisted Living Facility 

 

C P P P P P P 

  Boarding House C-i C-i P-i P-i P-i P-i P-i P-i 

  Residential Care Facility C-i C-i P-i P-i         

721310 Dormitory   C-i P-i P-i P-i P-i P-i P-i 

TEMPORARY LODGING 

721191 Bed and Breakfasts P-i P-i P-i P-i P-i P-i P-i P-i 

  Homeless Shelter           P-i P-i P-i 

72111 Hotel/Motel           P P P 

  Recreational Vehicle P-i P-i P-i P-i P-i P-i P-i   

MISCELLANEOUS 

  Animals, Small, Keeping and 

Raising 

P-i P-i P-i P-i P-i P-i P-i P-i 

                    

P = Permitted Use S = Special Use 

C = Conditional Use -i = Indexed Supplemental Criteria 

 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #26  
20.40.140 – Other Uses 
 
Justification – This amendment will delete the “i” in the table since Residential Treatment 
Facilities (RTFs) does not have indexed criteria associated with the use. SMC 20.20.044 
currently has a definition of RTFs and refers to the RCW and WAC that regulated such uses. 
The definition of RTFs is, “A facility licensed by the State pursuant to Chapter 71.12 RCW and 
Chapter 246-337 WAC that provides 24-hour on-site care for the evaluation, stabilization, or 
treatment of residents for substance abuse, mental health, or co-occurring disorders. The facility 
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includes rooms for social, educational, and recreational activities, sleeping, treatment, visitation, 
dining, toileting, and bathing. Because the RCW and WAC have specific regulations for RTFs, 
the City does not have to rely on additional indexed criteria for this use.   

 

Table 20.40.140 Other Uses  

NAICS 

# 

SPECIFIC USE R4- 

R6 

R8-

R12 

R18-

R48 

TC-4 NB CB MB TC-1, 

2 & 3 

HEALTH 

622 Hospital     C-i C-i C-i P-i P-i P-i 

6215 Medical Lab           P P P 

6211 Medical Office/Outpatient Clinic     C-i C-i P P P P 

623 Nursing Facility     C C P P P P 

  Residential Treatment Facility     C-i C-i C-i P-i P-i P-i 

P = Permitted Use 

C = Conditional Use 

S = Special Use 

-i = Indexed Supplemental Criteria 

 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #27  
20.40.150 – Campus Uses 
 
Justification – Shoreline Community College has recently completed a student housing building 
and more dormitories may be necessary in the future. Other campuses such as CRISTA and 
Fircrest may also need this use in the future. The only way new uses can be added to the 
Campus zones is through the Master Development Plan Permit (MDP). The Shoreline 
Community College Master Development Plan Permit was adopted in 2013 and included 
Dormitories as a permitted use. This amendment is adding dormitories based on the approved 
Shoreline Community College MDP.  

 

NAICS # SPECIFIC LAND USE CCZ FCZ PHZ SCZ 

513 Broadcasting and Telecommunications P-m     P-m 

  Bus Base P-m     P-m 
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NAICS # SPECIFIC LAND USE CCZ FCZ PHZ SCZ 

  Child and Adult Care Services P-m P-m   P-m 

  Churches, Synagogue, Temple P-m P-m     

6113 College and University       P-m 

  Conference Center P-m     P-m 

 Dormitory P-m P-m  P-m 

6111 Elementary School, Middle/Junior, High School P-m       

 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #28 
20.40.160 – Station Area Uses 
 
Justification – Tent City is an outdated term, used before the city enacted development 
regulations for Transitional Encampments. Currently, Transitional Encampments are allowed in 
all zones through the approval of a Temporary Use Permit.  There are additional criteria for 
transitional encampments in 20.30.295 Temporary Use, but a Temporary Use Permit would not 
be required in the MUR zones because it is listed as a permitted use. 

Table 20.40.160 Station Area Uses  

NAICS # SPECIFIC LAND USE MUR-

35' 

MUR-45' MUR-70' 

RESIDENTIAL 

Tent City P-i P- i P- i 

 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #29  
20.40.320 – Daycare facilities 
 
Justification – SMC 20.40.130 lists Daycare II as a permitted use in the R-4 and R-6 zones with 
indexed criteria. The indexed criteria are unclear when a Daycare II is permitted. This 
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amendment makes it clear that Daycare II facilities are only allowed in the R-4 and R-6 zones 
when they are a reuse of an existing house of worship or school without expansion.  
 
20.40.320 Daycare facilities. 
 
A.    Daycare I facilities are permitted in R-4 through R-12 zoning designations as an accessory 
to residential use, house of worship, or a school facility, provided: 
 

1.    Outdoor play areas shall be completely enclosed, with no openings except for gates, 
and have a minimum height of 42 inches; and 
 
2.    Hours of operation may be restricted to assure compatibility with surrounding 
development. 
 

B.    Daycare II facilities are permitted in R-8 and R-12 zoning designations through an 
approved conditional use permit or as a reuse of an existing house of worship or school facility 
without expansion in the R-4 and R-6 zones, provided: 
 

1.    Outdoor play areas shall be completely enclosed, with no openings except for gates, 
and have a minimum height of six feet. 
 
2.    Outdoor play equipment shall maintain a minimum distance of 20 feet from property 
lines adjoining residential zones. 
 
3.    Hours of operation may be restricted to assure compatibility with surrounding 
development.  

 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
 

 
 

20.50 Amendments 
 
 
 

 
 
Amendment #30    
20.50.020 Dimensional requirements. 

 
Justification – There are four amendments in this section.  

1. The first amendment is an administrative correction of two footnotes in Table 

20.50.020(1). Two of the numbers in the table do not match the footnotes of the table.  
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2. The second amendment is privately initiated amendment that is related to amendments 

32 and 46. The group of amendments seek to allow additional density in the R-4 and R-6 

zones if the additional units meet certain criteria addressed in SMC 20.50.020(B).  

 

3. The third amendment exempts schools from hardscape requirements. Schools in 

Shoreline are primarily developed on land zoned R-6 which is intended for single-family 

residential uses. As such, the building coverage and hardscape requirements are low 

when building elementary, middle, and high schools in the R-6 zone. New or 

redeveloped schools are limited to 35% building coverage and 50% total hardscape. To 

make matters worse, schools have been exchanging grass playfields for artificial turf 

fields which allow more opportunities for recreation on a year-round basis, something the 

city needs for schools and league sports. Because turf is calculated toward total 

hardscape, many times, the school cannot make improvements and meet the City’s 

hardscape requirements. This amendment will allow the schools to provide all the 

necessary elements of a school (parking, circulation, sport courts, turf fields, and 

pathways) while also complying with the City’s strict stormwater codes. 

 

4. The fourth amendment will allow the reduction of side and rear setbacks in the MUR-70’ 

zone when new development is adjacent to light rail transit stations, light rail transit 

parking garages, transit park and ride lots or transit access facilities. The amendment 

will mostly apply to parcels that are abutting Sound Transit owned stations and facilities. 

In one case, a private developer wants to develop an adjacent parcel with multifamily 

buildings. The design of the building will allow access to the Sound Transit station at 

145th Street. Since the subject property line is considered the rear of the building, the 

Development Code calls for a 5-foot setback. Staff believes this requirement should be 

amended if the site and building design of a new project increases access and 

walkability to a station or other mass-transit facility. 

  

 A.    Table 20.50.020(1) – Densities and Dimensions in Residential Zones. 

Note: Exceptions to the numerical standards in this table are noted in parentheses and 

described below. 

 

Residential Zones 

STANDARDS R-4 R-6 R-8 R-12 R-18 R-24 R-48 TC-4 

Base Density: 
Dwelling 
Units/Acre 

4 du/ac 
(7) 

6 du/ac 
(7) 

8 
du/ac 
(7) 

12 
du/ac 
(7) 

18 du/ac 
(7) 

24 du/ac 
(7) 

48 du/ac 
(7) 

Based 
on bldg. 
bulk 
limits 

Min. Density 4 du/ac 4 du/ac 4 
du/ac 

6 
du/ac 

8 du/ac 10 du/ac 12 du/ac Based 
on bldg. 
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Residential Zones 

STANDARDS R-4 R-6 R-8 R-12 R-18 R-24 R-48 TC-4 

bulk 
limits 

Min. Lot Width 
(2) 

50 ft 50 ft 50 ft 30 ft 30 ft 30 ft 30 ft N/A 

Min. Lot Area (2) 
(13) (14) 

7,200 sq 
ft 

7,200 sq 
ft 

5,000 
sq ft 

2,500 
sq ft 

2,500 sq 
ft 

2,500 sq 
ft 

2,500 sq 
ft 

N/A 

Min. Front Yard 
Setback (2) (3) 
(14) (15) 

20 ft 20 ft 10 ft 10 ft 10 ft 10 ft 10 ft 10 ft 

Min. Rear Yard 
Setback (2) (4) 
(5) 

15 ft 15 ft 5 ft 5 ft 5 ft 5 ft 5 ft 5 ft 

Min. Side Yard 
Setback (2) (4) 
(5) 

5 ft min. 5 ft min. 5 ft 5 ft 5 ft 5 ft 5 ft 5 ft 

Base Height (9) 30 ft 
(35 ft 
with 
pitched 
roof) 

30 ft 
(35 ft 
with 
pitched 
roof) 

35 ft 35 ft 35 ft 
(40 ft 
with 
pitched 
roof) 

35 ft 
(40 ft with 
pitched 
roof) (16) 

35 ft 
(40 ft 
with 
pitched 
roof) 
(8) (16) 

35 ft (16) 

Max. Building 
Coverage (2) (6) 

35% 35% 45% 55% 60% 70% 70% N/A 

Max. Hardscape 
(2) (6)(19) 

45% 50% 65% 75% 85% 85% 90% 90% 

 

Table 20.50.020(2) – Densities and Dimensions in Mixed Use Residential Zones. 

Note: Exceptions to the numerical standards in this table are noted in parentheses and 

described below. 

STANDARDS MUR-35' MUR-45' MUR-70' (10) 

Base Density: Dwelling 

Units/Acre 

N/A N/A N/A 

Min. Density 12 du/ac (17) 18 du/ac 48 du/ac 

Min. Lot Width (2) N/A N/A N/A 
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STANDARDS MUR-35' MUR-45' MUR-70' (10) 

Min. Lot Area (2) N/A N/A N/A 

Min. Front Yard 

Setback (2) (3) 

0 ft if located on an 

arterial street 

10 ft on nonarterial 

street 

22 ft if located on 

145th Street (15) 

15 ft if located on 

185th Street (15) 

0 ft if located on an 

arterial street 

10 ft on nonarterial 

street 

22 ft if located on 

145th Street (15) 

15 ft if located on 

185th Street (15) 

22 ft if located on 

145th Street (15) 

0 ft if located on an 

arterial street 

10 ft on nonarterial 

street (18) 

Min. Rear Yard Setback 

(2) (4) (5) 

5 ft 5 ft 5 ft (20) 

Min. Side Yard Setback 

(2) (4) (5) 

5 ft 5 ft 5 ft (20) 

Base Height (9) (16) 35 ft 45 ft 70 ft (11) (12) (13) 

Max. Building Coverage 

(2) (6) 

N/A N/A N/A 

Max. Hardscape (2) (6) 85% 90% 90% 

 
 
Exceptions to Table 20.50.020(1) and Table 20.50.020(2): 
 
(1)    Repealed by Ord. 462. 
 
(2)    These standards may be modified to allow zero lot line and unit lot developments. Setback 
variations apply to internal lot lines only. Overall site must comply with setbacks, building 
coverage and hardscape limitations; limitations for individual lots may be modified. 
 
(3)    For single-family detached development exceptions to front yard setback requirements, 
please see SMC 20.50.070. 
 
(4)    For single-family detached development exceptions to rear and side yard setbacks, please 
see SMC 20.50.080. 
 
(5)    For developments consisting of three or more dwellings located on a single parcel, the 
building setback shall be 15 feet along any property line abutting R-4 or R-6 zones. Please see 
SMC 20.50.130. 
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(6)    The maximum building coverage shall be 35 percent and the maximum hardscape area 
shall be 50 percent for single-family detached development located in the R-12 zone. 
 
(7)    The base density for single-family detached dwellings on a single lot that is less than 
14,400 square feet shall be calculated using a whole number, without rounding up (See density 
bonus exception in SMC 20.50.020(B)(4)).  
 
(8)    For development on R-48 lots abutting R-12, R-18, R-24, R-48, NB, CB, MB, CZ and TC-1, 
2 and 3 zoned lots, the maximum height allowed is 50 feet and may be increased to a maximum 
of 60 feet with the approval of a conditional use permit. 
 
(9)    Base height for public and private K through 12 schools in all zoning districts except R-4 is 
50 feet. Base height may be exceeded by gymnasiums to 55 feet and by theater fly spaces to 
72 feet. 
 
(10)     Dimensional standards in the MUR-70' zone may be modified with an approved 
development agreement. 
 
(11)    The maximum allowable height in the MUR-70' zone is 140 feet with an approved 
development agreement. 
 
(12)    Base height in the MUR-70' zone may be increased up to 80 feet when at least 10 
percent of the significant trees on site are retained and up to 90 feet when at least 20 percent of 
the significant trees on site are retained. 
 
(13)    All building facades in the MUR-70' zone fronting on any street shall be stepped back a 
minimum of 10 feet for that portion of the building above 45 feet in height. Alternatively, a 
building in the MUR-70' zone may be set back 10 feet at ground level instead of providing a 10-
foot step-back at 45 feet in height. MUR-70' fronting on 185th Street shall be set back an 
additional 10 feet to use this alternative because the current 15-foot setback is planned for 
street dedication and widening of 185th Street. 
 
(14)    The minimum lot area may be reduced proportional to the amount of land needed for 
dedication of facilities to the City as defined in Chapter 20.70 SMC. 
 
(15)    The exact setback along 145th Street (Lake City Way to Fremont Avenue) and 185th 
Street (Fremont Avenue to 10th Avenue NE), up to the maximum described in Table 
20.50.020(2), will be determined by the Public Works Department through a development 
application. 
 
(16)    Base height may be exceeded by 15 feet for rooftop structures such as elevators, arbors, 
shelters, barbeque enclosures and other structures that provide open space amenities. 
 
(17)    Single-family detached dwellings that do not meet the minimum density are permitted in 
the MUR-35' zone subject to the R-6 development standards. 
 
(18)    The minimum front yard setback in the MUR-70' zone may be reduced to five feet on a 
nonarterial street if 20 percent of the significant trees on site are retained. 
 
(19)    Public and Private Kindergarten through grade 12 schools are exempt from 
hardscape requirements. 
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(20) Setback may be reduced to 0-feet when adjacent to light rail transit stations, light rail 
transit parking garages, transit park and ride lots or transit access facilities.   
 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #31 
Exceptions to Table 20.50.020(3) – Transition Areas 
 
Justification – As currently written, Exception #2 says that front yard setbacks across rights of 

way shall be a minimum of 15 feet. The intent of Exception #2 is to require the 15-foot minimum 

in transition areas, not all areas across right of way.   

Table 20.50.020(3) – Dimensions for Development in Commercial Zones 

Note: Exceptions to the numerical standards in this table are noted in parentheses and 

described below. 

Commercial Zones 

STANDARDS Neighborhood 

Business (NB) 

Community 

Business 

(CB) 

Mixed 

Business 

(MB) 

Town 

Center 

(TC-1, 2 

& 3) 

Min. Front Yard Setback (Street) (1) (2) (5) 

(see Transition Area Setback, SMC 20.50.021) 

0 ft 0 ft 0 ft 0 ft 

Min. Side and Rear Yard Setback from 

Commercial Zones and the MUR-70' zone 

0 ft 0 ft 0 ft 0 ft 

Min. Side and Rear Yard Setback from R-4, R-

6 and R-8 Zones (see Transition Area 

Setback, SMC 20.50.021) 

20 ft 20 ft 20 ft 20 ft 

Min. Side and Rear Yard Setback from TC-4, 

R-12 through R-48 Zones, MUR-35' and MUR-

45' Zones 

15 ft 15 ft 15 ft 15 ft 

Base Height (3) 50 ft 60 ft 70 ft 70 ft 

Hardscape (4) 85% 85% 95% 95% 
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Exceptions to Table 20.50.020(3): 

(1)    Front yards may be used for outdoor display of vehicles to be sold or leased. 

(2)    Front yard setbacks, when in transition areas (SMC 20.50.021(A)) and for transition areas 

located across rights-of-way, shall be a minimum of 15 feet except on rights-of-way that are 

classified as principal arterials or when R-4, R-6, or R-8 zones have the Comprehensive Plan 

designation of Public Open Space. 

 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #32  (Privately-Initiated) 
20.50.020(B) and (4) – Adding Bonus Density Exception 
 
Justification – This is a privately-initiated amendment that seeks to add an additional separate 
living unit (Not an ADU) on parcels zoned R-4 through R-48 if certain conditions are met. This 
amendment is related to Amendments 30 and 46. The intent of the amendment is to add density 
to larger single-family lots if the second dwelling is smaller and less intrusive to the 
neighborhood. The amendment will also allow parking reductions if within a ½ mile from light rail 
stations or electric vehicle charging facilities are installed.   
 
 
B.    Base Density Calculation. The base density for an individual site shall be calculated by 
multiplying the site area (in acres) by the applicable number of dwelling units. When calculation 
results in a fraction, the fraction shall be rounded to the nearest whole number as follows: 

1.    Fractions of 0.50 and above shall be rounded up except for lots less than 14,400 
square feet in R-6 zones. See Exception (7) to Table 20.50.020(1) and density bonus 
exception SMC 20.50.020(B)(4). 
 
2.    Fractions below 0.50 shall be rounded down. 
 

    Example #1 – R-6 zone, 2.3-acre site: 2.3 x 6 = 13.8 
The base density for this site would be 14 dwelling units. 

 
    Example #2 – R-24 zone, 2.3-acre site: 2.3 x 24 = 55.2 

The base density for the site would be 55 dwelling units. 
 
    Example #3 – R-6 zone, 13,999-square-foot site: (13,999/43,560 = .3214 

acres) so .3214 X 6 = 1.92. The base density for single-family detached 
dwellings on this site would be one unit (See Exception SMC 
20.50.020(B)(4). 

 
    Example #4 – R-6 zone, 14,400-square-foot site (14,400/43,560 = .331 acres) 

so .331 X 6 = 1.986. The base density for the site would be two units. 
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3.    For development in the MUR zones: minimum density calculations resulting in a 
fraction shall be rounded up to the next whole number. 
 
4.    Base Density Bonus 
 
 A. Purpose. The purpose of the section is to establish an incentive program which 

encourages development that provides affordable housing as single family 
detached dwellings on the same tax parcel that will be granted the following 
incentives. 

 
1. Parking reduction of 50 percent for developments within one-half mile of 
light rail stations. 
 
2. Parking reduction of 50 percent for developments outside one-half mile of 
light rail stations if level 2 electric vehicle charging stations are installed per 
each new single-story detached dwelling unit. 
 

B. Project Qualifications. Base density bonus allows a second detached single-
family dwelling unit on the same minimum lot size of 10,000 square feet of greater if 
the following conditions are met within R-4, R-6, R-8, R-12 and R-48 zoning. 
 

1. Only single-story dwelling units are allowed. 
 
2. The building height shall be limited to 15 feet to the top of plate with a 5-foot 
height bonus for roofs pitched a minimum of 4:12 for a total height of 20-feet. 
 
3. The permitted land use base density for the zone for this density bonus 
designation may exceed zoning density maximum in order to request a density 
bonus. 
 
4. Minimum lot size of 10,000 square feet is required in all zones to request a 
density bonus. 
 
5. Two parking spaces are required for each single-family home. 
 
6. Lot sizes smaller than 14,400 square feet may not be subdivided yet dwelling 
may be segregated using Washington Uniform Common Interest Ownership Act 
(WUCIOA). 
 

Exception: Parking and/or other nonliving space structures below detached single-
story dwelling units would be allowed for steep slope properties where development 
is terracing sloped lands. 

 
 
Staff recommendation – This is a policy decision for the Commission to consider and the 
Council to adopt. The Comprehensive Plan contains goals and policies supporting the 
amendment and contains goals and policies that conflict with the amendment (emphasis added 
with bolded text). Staff will provide analysis under each goal or policy. Some policies that 
encourage the amendment include: 
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Goal LU I: Encourage development that creates a variety of housing, shopping, 
entertainment, recreation, gathering spaces, employment, and services that are 
accessible to neighborhoods.  
 
Allowing an additional single-story dwelling on lots greater than 10,000 square feet in the 
R-4 and R-6 zones will create more variety of housing in our residential neighborhoods, 
but the City already allows Accessory Dwelling Units. The difference between the two is 
the applicant’s proposal will allow two separate units to be built without the restriction of 
being owner-occupied. Both units can be segregated and sold or rented separately. 
 
Goal LU V: Enhance the character, quality, and function of existing residential 
neighborhoods while accommodating anticipated growth. 
 
The applicant’s proposal will accommodate additional growth in the City’s residential 
neighborhoods. The City recently completed the 2020 Urban Land Capacity Study where 
the City must show capacity to accommodate growth over the next 20 years. This report 
shows the City can support increased population over the next 20 years and beyond with 
or without the applicant’s proposal. 
 
LU5: Review and update infill standards and procedures that promote 
quality development and consider the existing neighborhood.  

 
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. 
 
This proposal does consider the existing neighborhood by limiting the height of any new 
structure being built under the proposed regulations. The City’s Accessory Dwelling 
Regulations allow an ADU to be built up to the height of the zone which is 35 feet. This 
amendment will restrict a second structure to be limited to 20 feet. Since the amendment 
limits the height of a second single family home, the design and scale will be less 
intrusive to the neighborhood. 

 
Some policies that discourage the amendment include: 
 

LU1: The Low-Density Residential land use designation allows single-family detached 
dwelling units. Other dwelling types, such as duplexes, single-family attached, cottage 
housing, and accessory dwellings may be allowed under certain conditions. The 
permitted base density for this designation may not exceed 6 dwelling units per 
acre. 
 
This amendment will allow increased density in the single-family zones and will exceed 
the permitted base density of 6 units per acre. 
 
Goal H II: Encourage development of an appropriate mix of housing choices through 
innovative land use and well-crafted regulations. 
 
H1: Encourage a variety of residential design alternatives that increase 
housing choice. 
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The proposed amendment does not provide a mix of housing choice or increase housing 
choice. The amendment is asking to build a second single-family home on a parcel. The 
only difference is the single-family home is limited in height. 

 
H8: Explore a variety and combination of incentives to encourage market rate and non-
profit developers to build more units with deeper levels of affordability. 
 
The proposed amendment will allow more single-family dwellings to be built in the City’s 
residential neighborhoods. The City does not require these units be affordable to any 
segment of the population. That is to say, the new homes can be sold or rented for 
whatever the market can get. The homes will be smaller and limited in height which may 
limit the cost of the structure but that is not a City requirement and ultimately, the market 
will dictate the cost of these units. 

 
 
If the Commission is interested in supporting this amendment, staff needs direction on other 
sections of the Development Code: 
 

• The Development Code allows Accessory Dwelling Units as an accessory use to the 
primary residential use. If this amendment goes forward, will the City allow an addition 
ADU with each new unit built under these proposed provisions? 

• Building coverage and hardscape are regulated in SMC 20.50.020(1). Are the proposed 
structures built under these provisions required to comply with these standards? For 
example, the R-6 zone allows 35% building coverage and 50% total hardscape. Should 
staff amend these standards to allow greater building coverage and hardscape? 

• Should the City allow a parking reduction if the proposed development is within one-half 
mile of a high-capacity transit facility? The current code allows parking reductions for 
multifamily buildings within one-quarter mile from a high-capacity transit station.    

 
Based on the policy direction from the Commission, staff will need to translate the concepts in 
this amendment to Development Code language and bring it Commission’s next meeting for 
discussion.   
 

 
 
Amendment #33 
20.50.040(F) and (H)– Setbacks – Designation and measurement 
 
Justification – There are two amendments to this section: 
 
1. The first amendment is a minor correction. The City has adopted alternative setback 
standards for zones such as MUR-35’ and MUR-45’ where setbacks can be 0-feet if the 
necessary frontage improvements are in place. The existing language states that the setback 
must 10-feet in all other zones. This proposed amendment seeks to allow this. 
 
2. The second amendment will allow setbacks along regional utility corridoes (Seattle City Light 
easements adjacent to Aurora Avenue and in the 185th Street Station Area, Interurban Trail, and 
along the trail along the rail) to be modified to allow new developments to include nonmotorized 
connections such as walkways, paths, bridges and other access means between buildings and 
regional utility corridors.  
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F.    Allowance for Optional Aggregate Setback. For lots with unusual geometry, flag lots with 
undesignated setbacks, or site conditions, such as critical areas, an existing cluster of 
significant trees, or other unique natural or historic features that should be preserved without 
disturbance, the City may reduce the individual required setbacks; however, the total of 
setbacks shall be no less than the sum of the minimum front yard, rear yard, and side yards 
setbacks. In order to exercise this option, the City must determine that a public benefit is gained 
by relaxing any setback standard. The following criteria shall apply: 

1.    No rear or side yard setback shall be less than five feet. 
 
2.    The front yard setback adjacent to street shall be no less than 15 feet in R-4 and R-
6 and 10 feet in all other zones. (See Exception 20.50.070(1).) 

 
 
H.    Setbacks from Regional Utility Corridors. 
 

1.    In subdivisions and short subdivisions, areas used as regional utility corridors shall 
be contained in separate tracts. 
 
2.    In other types of land development permits, easements shall be used to delineate 
such corridors. 
 
3.    All buildings and structures shall maintain a minimum distance of five feet from 
property or easement lines delineating the boundary of regional utility corridors, except 
for utility structures necessary to the operation of the utility corridor. The five feet may be 
reduced to facilitate nonmotorized connections when adjacent to utility corridors that also 
serve as public access. 

 
 
 
Staff recommendation – Staff recommends that these amendments be approved. 
 

 
 
Amendment #34  
20.50.080(B) and Figure 20.50.080(B) 
 
Justification – The City updated the side-yard setback requirement for R-4 and R-6 from 15-feet 

cumulative to 5-feet minimum in 2017 and the following section was never updated.   

B.    The side yard setback requirements are specified in Subchapter 1 of this chapter, 

Dimensional and Density Standards for Residential Development, except that on irregular lots 

with more than two side yards, the sum of the two longest side yards must be minimum 15 feet, 

but none of the remaining side yard setbacks shall be less than five feet. If an irregular lot, such 

as a triangle lot, which contains only one designated side yard, it shall be a minimum of five 

feet. 
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Figure 20.50.080(B): Side yard requirements for irregular lots. 

 
Staff recommendation – Staff recommends that this amendment be approved. 
 
 

 
 
Amendment #35 
20.50.160(C) – Site Configuration 
 
Justification – The language contained in this section needs to be amended to clarify the intent 
of the townhome design standards and match the illustration included with this code 
requirement. The intent of the section is for the units within 25-feet of the front property line to 
be oriented, or facing, the street.  
 
 
C.    Site Configuration. At least 40 percent of units within a site shall be located between the 
front property line and a 25-foot distance from the front property line, with the front façade of the 
unit(s) oriented towards the public right-of-way, to create a “street wall” which enhances the 
streetscape and overall pedestrian experience. 
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Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #36 
20.50.235 – Threshold – Required building design (New Section). 
 
Justification – This is a new proposed section. Currently, there is no threshold to require building 
design improvements when a structure is being remodeled or rebuilt. This issue has come up as 
properties have been redeveloping in the Station Subareas. 
 
20.50.235 Threshold – Required building design. 
 
The purpose of this section is to determine how and when the provisions for building design 
cited in the General Development Standards apply to development proposals. Building design 
standards apply to a development application in commercial zones NB, CB, MB, TC-1, 2 and 3, 
the MUR-45', and MUR-70' zones and the MUR-35' zone when located on an arterial street. 
Refer to SMC 20.50.120 when developing single-family attached and detached dwellings in the 
MUR-35' and MUR-45' zones. Building design shall be required: 
 
A.    When building construction valuation for a permit exceeds 50 percent of the current County 
assessed or an appraised valuation of all existing land and structure(s) on the parcel. This shall 
include all structures on other parcels if the building under permit review extends into other 
parcels; or 
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B.    When aggregate building construction valuations for issued permits, within any five-year 
period after March 30, 2013, exceed 50 percent of the County assessed or an appraised value 
of the existing land and structure(s) at the time of the first issued permit. 
 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #37   
20.50.240(E) – Internal site walkways 
 
Justification – This section does not currently clarify what “separated” means. The proposed 
language creates a minimum standard to be considered separated.  
 
E.    Internal Site Walkways. 
 
1.    Developments shall include internal walkways or pathways that connect building entries, 
public places, and parking areas with other nonmotorized facilities including adjacent street 
sidewalks and Interurban Trail where adjacent (except in the MUR-35' zone). 
 

a.    All development shall provide clear and illuminated pathways between the main 
building entrance and a public sidewalk. Pathways shall be separated from motor 
vehicles or raised six inches and be at least eight feet wide. Separated from motor 
vehicles means (1) there is at least three (3) linear feet of landscaping between the 
closest edge of the vehicular circulation area and closest edge of the pedestrian access 
or (2) separation by a building; 

 

Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #38     (Privately Initiated) 
20.50.310(A) – Exemptions from permit 
 
Justification – This code amendment is being proposed by the Seattle Golf Course (SGC) to 
allow them to enhance, update, and maintain their property.  These activities are routine, 
standard operating procedures that are ongoing, and they would like to be exempt from activity 
that includes grading and tree removal and replacement.  The applicant points out that King 
County, Seattle, and Bellevue exempt golf courses from their clearing, grading, and tree 
removal regulations.  
 
The SGC property is approximately 155 acres with many large trees.  The number of trees has 
only been estimated without an exact survey (see attached map).   This is Shoreline’s only golf 
course.  Their intent is to retain most of the trees they have because they are necessary to 
define fairways as well as contribute to the attractiveness of the golf course.  See their attached 
proposal and documentation that justifies their proposal.   
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Staff has worked with the applicant to modify their proposal so that both parties agree.  Staff 
suggests that the SGC be exempt from the permitting and procedures regulating tree removal if 
they are aware of the minimum tree retention percentage of 50%. This percentage is above the 
development code minimum of 30% for property with a critical area (the central pond).  The 
SGC request this exemption mostly because they are constantly modifying and maintaining their 
site at a larger scale than other properties in Shoreline and therefore would be constantly 
requesting and revising approvals from the City.  Staff recommends the code amendment due 
to the belief that the SGC will not diminish their tree retention percentage below 50% and that a 
golf course is a unique type of land use that warrants a different application of the clearing, 
grading and tree code retention and replacement.   
 
A.    Complete Exemptions. The following activities are exempt from the provisions of this 
subchapter and do not require a permit: 
 

1.    Emergency situation on private property involving danger to life or property or 
substantial fire hazards. 
 

a.    Statement of Purpose. Retention of significant trees and vegetation is 
necessary in order to utilize natural systems to control surface water runoff, 
reduce erosion and associated water quality impacts, reduce the risk of floods 
and landslides, maintain fish and wildlife habitat and preserve the City’s natural, 
wooded character. Nevertheless, when certain trees become unstable or 
damaged, they may constitute a hazard requiring cutting in whole or part. 
Therefore, it is the purpose of this section to provide a reasonable and effective 
mechanism to minimize the risk to human health and property while preventing 
needless loss of healthy, significant trees and vegetation, especially in critical 
areas and their buffers. 
 
b.    For purposes of this section, “Director” means the Director of the Department 
and his or her designee. 
 
c.    In addition to other exemptions of SMC 20.50.290 through 20.50.370, a 
request for the cutting of any tree that is an active and imminent hazard such as 
tree limbs or trunks that are demonstrably cracked, leaning toward overhead 
utility lines or structures, or are uprooted by flooding, heavy winds or storm 
events. After the tree removal, the City will need photographic proof or other 
documentation and the appropriate application approval, if any. The City retains 
the right to dispute the emergency and require that the party obtain a clearing 
permit and/or require that replacement trees be replanted as mitigation. 

 
2.    Removal of trees and/or ground cover by the City and/or utility provider in situations 
involving immediate danger to life or property, substantial fire hazards, or interruption of 
services provided by a utility. The City retains the right to dispute the emergency and 
require that the party obtain a clearing permit and/or require that replacement trees be 
replanted as mitigation. 
 
3.    Installation and regular maintenance of public utilities, under direction of the 
Director, except substation construction and installation or construction of utilities in 
parks or environmentally critical areas. 
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4.    Cemetery graves involving less than 50 cubic yards of excavation, and related fill 
per each cemetery plot. 
 
5.    Removal of trees from property zoned NB, CB, MB and TC-1, 2 and 3, and MUR-70' 
unless within a critical area or critical area buffer. 
 
6.    Removal and restoration of vegetation within critical areas or their buffers consistent 
with the provisions of SMC 20.80.030(E) or removal of trees consistent with 
SMC 20.80.030(G) unless a permit is specifically noted under SMC 20.80.030(E). 

 
7.    Normal and routine maintenance of golf courses provided that the use of chemicals 
does not impact any critical areas or buffers. Any project that qualifies as a medium 
impact regarding the surface water codes must submit a permit for review.  
 
Medium impact projects are any projects that have over 2000 sf. of new or replaced hard 
surfaces and/or more than 7000 sf. of disturbance.  
 
For purposes of this section, “normal and routine maintenance” means grading activities 
such as those listed below; except for clearing and grading (i) for the expansion of such 
golf courses, and (ii) clearing and grading within critical areas or buffers of such golf 
courses: 

 
a. Aerification and sanding of fairways, greens and tee areas.   

 
b. Augmentation and replacement of bunker sand.  

 
c. Any land surface modification including change of the existing grade, as required 

to maintain a golf course and provide reasonable use of the golf course facilities. 
 

d. Any maintenance or repair construction involving installation of private storm 
drainage pipes up to 12 inches in diameter.  

 
e. Removal of significant trees as required to maintain and provide reasonable use 

of a golf course. Normal and routine maintenance, as this term pertains to 
removal of significant trees, includes activities such as the preservation and 
enhancement of greens, tees, fairways, pace of play, preservation of other trees 
and vegetation which contribute to the reasonable use, visual quality and 
economic value of the affected golf course. At least 50 percent of significant trees 
on a golf course shall be retained.   

 
f. Golf courses are exempt from the tree replacement requirements in SMC 

20.50.360(C) because strict compliance with the tree replacement requirements 
precludes the reasonable use of golf course property and because there are 
special circumstances related to the size, shape, topography, location or 
surroundings of golf course properties which make this exemption appropriate. 
Notwithstanding the foregoing reasons for this exemption, golf courses have an 
affirmative obligation to use reasonable efforts to replant trees and comply with 
the following goals: 

 

• Promotion of practices consistent with the natural topography and 
vegetative cover of the golf course; 
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• Preservation and enhancement of trees and vegetation which contribute 
to the visual quality and economic value of golf course and provide 
continuity and screening between the golf course and neighboring 
properties; 

 

• Conservation and restoration of trees and vegetative cover to reduce 
flooding, the impacts on existing drainageways, and the need for 
additional stormwater management facilities; 

 

• Retention of tree clusters for the abatement of noise, wind protection, and 
mitigation of air pollution. 

 
g. Routine maintenance of golf course infrastructures and systems such as 

irrigation systems and golf cart paths as required. 
 

h. Stockpiling and storage of organic materials for use or recycling on a golf course. 
 

Staff recommendation – Staff recommends that proposed amendments to this section be 
approved. 
 

 
 
Amendment #39   
SMC 20.50.310(B) – Exemptions from permit  

Justification – There are two amendments to this section. 

1. Ordinance 850 deleted Table 20.50.310(B)(1) from the code, leaving just the text for 
(B)(1).  However, Section (B)(2) still references what is now the non-existent table that 
was deleted in Ordinance 850. 

2. The second amendment in (B)(3) strikes the reference to “special drainage area (also in 
SMC 20.50.320) because the updated 2020 Engineering Development Manual has 
deleted the section on Special Drainage Areas.    While SMC 13.10.230 still references 
Special Drainage Areas, it points to additional regulations in the EDM.    

 
B.    Partial Exemptions. With the exception of the general requirements listed in 
SMC 20.50.300, the following are exempt from the provisions of this subchapter, provided the 
development activity does not occur in a critical area or critical area buffer. For those 
exemptions that refer to size or number, the thresholds are cumulative during a 36-month period 
for any given parcel: 
 

1.    The removal of three significant trees on lots up to 7,200 square feet and one 
additional significant tree for every additional 7,200 square feet of lot area. 
2.    The removal of any tree greater than 30 inches DBH or exceeding the numbers of 
trees specified in the table above, shall require a clearing and grading permit 
(SMC 20.50.320 through 20.50.370). 
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3.    Landscape maintenance and alterations on any property that involve the clearing of 
less than 3,000 square feet, or less than 1,500 square feet if located in a special 
drainage area, provided the tree removal threshold listed above is not exceeded.  
 

Staff recommendation – Staff recommends that proposed amendments to this section be 
approved. 
 

 
 
Amendment #40   
Exception 20.50.360 – Tree replacement and site restoration 
 
Justification – There are two amendments to this section. 
 

1. The first amendment addresses situations where all the required replacement trees 
cannot be accommodated on site. Rather than waiving the replacement of the extra 
trees the change would require payment of a fee in lieu which would be used by the City 
to plant trees in parks or other natural areas. 
 

2. The second amendment allows the City to require mitigation when non-regulated trees 
that were required to be retained are instead deliberately removed. 

 
 
20.50.360 Tree replacement and site restoration. 

A.    Plans Required. Prior to any tree removal, the applicant shall demonstrate through a 
clearing and grading plan, tree retention and planting plan, landscape plan, critical area report, 
mitigation or restoration plans, or other plans acceptable to the Director that tree replacement 
will meet the minimum standards of this section. Plans shall be prepared by a qualified person 
or persons at the applicant’s expense. Third party review of plans, if required, shall be at the 
applicant’s expense. 

B.    The City may require the applicant to relocate or replace trees, shrubs, and ground covers, 
provide erosion control methods, hydroseed exposed slopes, or otherwise protect and restore 
the site as determined by the Director. 

C.    Replacement Required. Trees removed under the partial exemption in 
SMC 20.50.310(B)(1) may be removed per parcel with no replacement of trees required. Any 
significant tree proposed for removal beyond this limit should be replaced as follows: 

1.    One existing significant tree of eight inches in diameter at breast height for conifers 
or 12 inches in diameter at breast height for all others equals one new tree. 

2.    Each additional three inches in diameter at breast height equals one additional new 
tree, up to three trees per significant tree removed. 

3.    Minimum size requirements for replacement trees under this provision: Deciduous 
trees shall be at least 1.5 inches in caliper and evergreens six feet in height. 

Exception 20.50.360(C): 
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a.    No tree replacement is required when the tree is proposed for relocation to another suitable 
planting site; provided, that relocation complies with the standards of this section. 

b.    To the extent feasible, all replacement trees shall be replaced on-site. When an applicant 
demonstrates that the project site cannot feasibly accommodate all of the required replacement 
trees, the Director may approve the payment of a fee in lieu of replacement at the rate set forth 
in chapter 3.01 Fee Schedule for each replacement tree that would be required. 

 
b.    The Director may allow a reduction in the minimum replacement trees required or off-site 
planting of replacement trees if all of the following criteria are satisfied:  
 

i.    There are special circumstances related to the size, shape, topography, location or 
surroundings of the subject property. 
 
ii.    Strict compliance with the provisions of this Code may jeopardize reasonable use of 
property. 
 
iii.    Proposed vegetation removal, replacement, and any mitigation measures are 
consistent with the purpose and intent of the regulations. 

 
iv.    The granting of the exception or standard reduction will not be detrimental to the 
public welfare or injurious to other property in the vicinity. 

 
c.    The Director may waive this provision for site restoration or enhancement projects 
conducted under an approved vegetation management plan. 
 
d.    The Director may not require the replacement of significant tree(s) approved for removal 
pursuant to Exception SMC 20.50.350(B)(5). 
 
4.    Replacement trees required for the Lynnwood Link Extension project shall be native conifer 
and deciduous trees proportional to the number and type of trees removed for construction, 
unless as part of the plan required in subsection A of this section the qualified professional 
demonstrates that a native conifer is not likely to survive in a specific location. 
 
5.    Tree replacement where tree removal is necessary on adjoining properties to meet 
requirements in SMC 20.50.350(D) or as a part of the development shall be at the same ratios 
in subsections (C)(1), (2), and (3) of this section with a minimum tree size of eight feet in height. 
Any tree for which replacement is required in connection with the construction of a light rail 
system/facility, regardless of its location, may be replaced on the project site. 
 
6.    Tree replacement related to development of a light rail transit system/facility must comply 
with this subsection C. 

 
D.    The Director may require that a portion of the replacement trees be native species in order 
to restore or enhance the site to predevelopment character. 
 
E.    The condition of replacement trees shall meet or exceed current American Nursery and 
Landscape Association or equivalent organization’s standards for nursery stock. 
 

2020 Development Code Amendments - Attach. A



  Updated June 15, 2020 
 

51 
 

F.    Replacement of removed trees with appropriate native trees at a ratio consistent with 
subsection C of this section, or as determined by the Director based on recommendations in a 
critical area report, will be required in critical areas. 
 
G.    The Director may consider smaller-sized replacement plants if the applicant can 
demonstrate that smaller plants are more suited to the species, site conditions, and to the 
purposes of this subchapter, and are planted in sufficient quantities to meet the intent of this 
subchapter. 
 
H.    All required replacement trees and relocated trees shown on an approved permit shall be 
maintained in healthy condition by the property owner throughout the life of the project, unless 
otherwise approved by the Director in a subsequent permit. 

 
I.    Where development activity has occurred that does not comply with the requirements of this 
subchapter, the requirements of any other section of the Shoreline Development Code, or 
approved permit conditions, the Director may require the site to be restored to as near pre-
project original condition as possible. Such restoration shall be determined by the Director and 
may include, but shall not be limited to, the following: 
 

1.    Filling, stabilizing and landscaping with vegetation similar to that which was 
removed, cut or filled; 
 
2.    Planting and maintenance of trees of a size and number that will reasonably assure 
survival and that replace functions and values of removed trees; and 
 
3.    Reseeding and landscaping with vegetation similar to that which was removed, in 
areas without significant trees where bare ground exists.  

 
J.    Significant trees which would otherwise be retained, but which were unlawfully removed or 
damaged or destroyed through some fault of the applicant or their representatives shall be 
replaced in a manner determined by the Director. 
 
K. Nonsignificant trees which are required to be retained as a permit condition pursuant to this 
Chapter, but are unlawfully removed, damaged, or destroyed through some fault of the 
applicant, their representatives, or the property owner(s), shall be replaced in a manner 
determined by the Director. 
 

Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #41   
20.50.370 – Tree protection standards 
 
Justification – These amendments strengthen tree protection measures for sites under 
construction. It seeks to avoid the situation where a permit is approved based on retention of 
existing trees but during construction within the dripline a tree is so damaged that it must be 
removed or becomes hazardous. 
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The following protection measures shall be imposed for all trees to be retained on site or on 
adjoining property, to the extent off-site trees are subject to the tree protection provisions of this 
chapter, during the construction process: 
 
A.    All required tree protection measures shall be shown on the tree protection and 
replacement plan, clearing and grading plan, or other plan submitted to meet the requirements 
of this subchapter. 
 
B.    Tree dripline areas or critical root zones as defined by the International Society of 
Arboriculture shall be protected. No development, fill, excavation, construction materials, or 
equipment staging, or traffic shall be allowed in the dripline areas of trees that are to be 
retained. 
 
C.    Prior to any land disturbance, temporary construction fences must be placed around the 
dripline of trees to be preserved. If a cluster of trees is proposed for retention, the barrier shall 
be placed around the edge formed by the drip lines of the trees to be retained. Tree protection 
shall remain in place for the duration of the permit unless earlier removal is addressed through 
construction sequencing on approved plans.  
 
D.    Tree protection barriers shall be a minimum of four feet high, constructed of chain link, or 
polyethylene laminar safety fencing or similar material, subject to approval by the Director. “Tree 
Protection Area” signs shall be posted visibly on all sides of the fenced areas. On large or 
multiple-project sites, the Director may also require that signs requesting subcontractor 
cooperation and compliance with tree protection standards be posted at site entrances. 
 
E.    Where tree protection areas are remote from areas of land disturbance, and where 
approved by the Director, alternative forms of tree protection may be used in lieu of tree 
protection barriers; provided, that protected trees are completely surrounded with continuous 
rope or flagging and are accompanied by “Tree Leave Area – Keep Out” signs. 

 
F.    Rock walls shall be constructed around the tree, equal to the dripline, when existing grade 
levels are lowered or raised by the proposed grading. 
 
G.    Retain small trees, bushes and understory plants within the tree protection zone, unless 
the plant is listed as a noxious weed, invasive vegetation, or weed of concern, as identified by 
the Washington State or King County Noxious Weed Control Board to the maximum extent 
practicable. 
 

Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #42  
20.50.390(A) – General residential parking standards 
 
Justification – There are two changes to the section below: 
  
1. Changing the term “Apartment” to “Multifamily” to be consistent with the rest of the 
Development Code. 
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2. Delete the provisions for EV parking facilities. Staff has proposed a new table with EV parking 
standards in Amendment #45 below. 

 

Table 20.50.390A –     General Residential Parking Standards  

RESIDENTIAL USE MINIMUM SPACES REQUIRED 

Single-Family 

detached/townhouse: 

2.0 per dwelling unit. 1.0 per dwelling unit in the MUR zones for 

single-family attached/townhouse dwellings. 

Single-Family 

attached/townhouse: 

 

Multifamily Dwelling 

Apartment: 

2.0 per dwelling unit. 1.0 per dwelling unit in the MUR zones. 

 

Ten percent of required spaces in multifamily and residential 

portions of mixed use development must be equipped with electric 

vehicle infrastructure for units where an individual garage is not 

provided.1 

Studio units: 0.75 per dwelling unit 

One-bedroom units: 0.75 per dwelling unit 

Two-bedroom plus units: 1.5 per dwelling unit 

Accessory dwelling units: 1.0 per dwelling unit 

Mobile home park: 2.0 per dwelling unit 

1 Electric vehicle infrastructure requires that the site design must provide conduit for wiring and 

data, and associated ventilation to support the additional potential future electric vehicle 

charging stations pursuant to the most current edition of the National Electrical Code Article 

625. 

If the formula for determining the number of electric vehicle parking spaces results in a 

fraction, the number of required electric vehicle parking spaces shall be rounded to the 

nearest whole number, with fractions of 0.50 or greater rounding up and fractions below 

0.50 rounding down. 

Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #43  
20.50.390(B) – Special residential parking standards 
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Justification – Amendment for consistency with Amendments #1 and #25 regarding new 
definitions for Assisted Living facilities. 

Table 20.50.390B –     Special Residential Parking Standards  

RESIDENTIAL USE MINIMUM SPACES REQUIRED 

Bed and breakfast guesthouse: 1 per guest room, plus 2 per facility 

Residential care facilities: 1 per 3 patients, plus 1 per FTE employee on 

duty 

Dormitory, including religious: 1 per 2 units 

Hotel/motel, including organizational 

hotel/lodging: 

1 per unit 

Senior citizen aAssisted living facilities: 1 per 3 dwelling or sleeping units 

 

 
 
Amendment #44  
20.50.390(D) – Special Nonresidential Standards 
 
Justification – Personal Care was deleted as a use as part of Ordinance 824 and the below 
reference in Table 20.50.390D was inadvertently ignored. 
 

Table 20.50.390D –     Special Nonresidential Standards  

NONRESIDENTIAL USE MINIMUM SPACES REQUIRED 

Nursing and personal care 

facilities: 

1 per 4 beds 

Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #45 
20.50.390(E) – Electric vehicle parking standards 
 
Justification – This proposed amendment deletes the electric vehicle requirements from 
20.50.390(A) and creates a new table in 20.50.390(E). The City of Seattle has recently adopted 
amendments that require electric vehicle parking standards in all areas of the city that require 
off-street parking. Currently, the City of Shoreline requires electric vehicle infrastructure be 
provided for multifamily dwelling units only. This proposed amendment will require EV facilities 
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in all types of residential development. This amendment will require close coordination with 
single-family residential permit reviewers since all new single-family homes will require an EV 
ready parking space. 
 
 

Table 20.50.390E –     Electric Vehicle Parking Standards  

RESIDENTIAL USE MINIMUM SPACES REQUIRED 

Single-Family Detached/Single-

Family Attached/Townhouse: 

Each private garage or private parking area provided for an 

individual residence includes an EV-ready space (a 208/240 

volt, 40-amp power outlet);   

Multifamily: Multifamily development with shared parking garages or 

shared surface parking lots provide at least 20% of the 

spaces as EV-ready; 

Nonresidential: A minimum of 10% of the required parking spaces. 

 

If the formula for determining the number of electric vehicle parking spaces results in a 

fraction, the number of required electric vehicle parking spaces shall be rounded to the 

nearest whole number, with fractions of 0.50 or greater rounding up and fractions below 

0.50 rounding down. 

Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #46  
20.50.400 – Reductions to minimum parking requirements 
 
Justification – Staff recommends updating this section of the Development Code as the criteria 
for parking reduction. The criteria needs to be updated to have a direct correlation between the 
use and the reduction. Car-sharing is an example of a criteria that reduces demand on parking 
spaces: https://urbanland.uli.org/development-business/developers-reduce-parking-via-car-
sharing/  
 
The certifying agencies for the Deep Green Incentive Program are proposed to be deleted in 
favor of setting out those program requirements in a manual, per Amendments #2 and 49. Also, 
“H” is a private amendment related to amendments 30 and 32 to reduce parking requirements 
for projects applying for a density bonus in residential zones. 
 
20.50.400 Reductions to minimum parking requirements. 
A.    Reductions of up to 25 percent may be approved by the Director when criterion 1 is met, or 
when using a combination of the following criteria 2-9 are met: 
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1.    On-street parking along the parcel’s street frontage. A high-capacity transit service stop is 
within one-quarter mile of the development’s property line with a complete route from the 
development to the transit stop that includes City approved curbs, sidewalks, and street 
crossings. 
 
2.    Shared parking agreement with nearby parcels within reasonable proximity where land 
uses do not have conflicting parking demands. The number of on-site parking stalls requested 
to be reduced must match the number provided in the agreement. A record on title with King 
County is required. 
 
3.    Parking management plan according to criteria established by the Director.  
 
4.    A City approved residential parking zone (RPZ) for the surrounding neighborhood within 
one-quarter mile radius of the subject development. The RPZ must be paid by the developer on 
an annual basis. 
 
5.    A high-capacity transit service stop within one-quarter mile of the development property line 
with complete City approved curbs, sidewalks, and street crossings. 
 
65.    A pedestrian public access easement that is a minimum of eight feet wide, safely lit and 
connects through a parcel between minimally two different rights-of-way. The access easement 
shall be developed with a sidewalk or shared use path that complies with the Engineering 
Manual. This easement may include other pedestrian facilities such as walkways and plazas 
and bike facilities. 
 
76.    City approved traffic calming or traffic diverting facilities to protect the surrounding single-
family neighborhoods within one-quarter mile of the development. 
 
87.    Retention of at least 20 percent of the significant trees on a site zoned MUR-70'. 
 
98.    Replacement of all significant trees removed on a site zoned MUR-70' as follows: 
 

a.    One existing significant tree of eight inches in diameter at breast height for 
conifers or 12 inches in diameter at breast height for all others equals one new 
tree. 

 
b.    Each additional three inches in diameter at breast height equals one 
additional new tree, up to three trees per significant tree removed. 

 
 

c.    Minimum Size Requirements for Replacement Trees under This Provision. 
Deciduous trees shall be at least one and one-half inches in caliper and 
evergreens six feet in height. 

 
9. A car-sharing service is available and parking spaces are dedicated to that service. 
 
B.    A project applying for parking reductions under the Deep Green Incentive Program may be 
eligible based on the intended certification. Parking reductions are not available in R-4 and R-6 
zones. Reductions will be based on the following tiers: 
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1.    Tier 1 – Living Building or Living Community Challenge Certification: up to 50 
percent reduction in parking required under SMC 20.50.390 for projects meeting the full 
International Living Future Institute (ILFI) program criteria; 
 
2.    Tier 2 – Living Building Petal or Emerald Star Certification: up to 35 percent 
reduction in parking required under SMC 20.50.390 for projects meeting the respective 
ILFI or Built Green program criteria; 
 
3.    Tier 3 – LEED Platinum, 5-Star, PHIUS+ Source Zero/Salmon Safe, or Zero 
Energy/Salmon Safe Certification: up to 20 percent reduction in parking required under 
SMC 20.50.390 for projects meeting the respective US Green Building Council, Built 
Green, PHIUS, ILFI and/or Salmon Safe program criteria. 
 
4.    Tier 4 – PHIUS+ or 4-Star: up to five percent reduction in parking required under 
SMC 20.50.390 for projects meeting the PHIUS or Built Green program criteria. 

 
C.    In the event that the Director approves reductions in the parking requirement, the basis for 
the determination shall be articulated in writing. A request for a parking reduction shall be 
processed as an Interpretation of Development Code, which is a Type A action.  
 
D.    The Director may impose performance standards and conditions of approval on a project, 
including a financial guarantee. 
 
E.    Reductions of up to 50 percent may be approved by the Director for the portion of housing 
providing low-income housing units that are 60 percent of AMI or less as defined by the U.S. 
Department of Housing and Urban Development. 
 
F.    A parking reduction of 25 percent may be approved by the Director for multifamily 
development within one-quarter mile of the light rail station. These parking reductions may not 
be combined with parking reductions identified in subsections A and E of this section. 
 
G.    Parking reductions for affordable housing or the Deep Green Incentive Program may not 
be combined with parking reductions identified in subsection A of this section. 
 
H.    A project applying for parking reductions under the Base Density Bonus Incentive Program 
may be eligible if all project qualifications are met as outlined within 20.50.020(B)(4)(a)(1 and 2).  

 

Staff recommendation – Staff recommends that these amendments be approved. 
 

 
 
Amendment #47 
20.50.410 – Parking design standards 
 
Justification – This amendment clarifies that all parking shall be located outside of required 
setbacks, not just required parking. This also clarifies that driveways with parking within the 
setback is allowed, whether it is required or additional onsite parking. This better accommodates 
ADUs and other small single-family additions and garage conversions by clarifying that required 
parking can be located within the driveway that is within a required setback.  
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A.    All vehicle parking and storage for single-family detached dwellings and duplexes must be 
in a garage, carport or on an approved impervious surface or pervious concrete or pavers. Any 
surface used for vehicle parking or storage must have direct and unobstructed driveway access. 
 
B.    All vehicle parking and storage for multifamily and commercial uses must be on a paved 
surface, pervious concrete or pavers. All vehicle parking shall be located on the same parcel or 
same development area that parking is required to serve.  
 
C.    Parking for residential units must be included in the rental or sale price of the unit. Parking 
spaces cannot be rented, leased, sold, or otherwise be separate from the rental or sales price of 
a residential unit. 
 
I.    Required pParking spaces shall be located outside of any required setbacks, provided 
driveways located in setbacks may be used for parking. 
 

Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #48 
20.50.450 - Purpose 
 
Justification – This amendment corrects a wrong word choice. The correct word is “complement” 
not “compliment.” 
 
 
The purposes of this subchapter are: 
 

1. To enhance the visual continuity within and between neighborhoods; 
2. To establish at least an urban tree canopy through landscaping and street trees; 
3. To screen areas of low visual interests and buffer potentially incompatible developments; 

and 
4. To compliement the site and building design with landscaping. 

 

Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #49   
20.50.630 – Departures from Development Code Requirements 
 
Justification – This a general clarifying amendment to the entire Deep Green Incentive Program 
that seeks to incentivize development that exceeds current code standards for energy, water, 
building, and site standards. Also, this amendment clarifies that in no case shall a height bonus 
be granted over the maximum height allowed in the MUR-70’ zone with an approved 
Development Agreement (140-feet). 
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The changes here are to create a manual that can be updated to include new programs or 
program changes as they come up, as discussed in Amendments 32 and #46. The current 
language is very restrictive and does not include even the current options for programs, let 
alone future options. As the field of sustainable building is rapidly advancing and becoming a 
global initiative, a static code section such as it is currently written will decrease utilization of 
such a program. 
 
The only process change is to allow for the submittal of a third-party verification to meet 
compliance for non-performance-based projects. This is the case in Seattle, which is what our 
code is based off. It also removes quite a bit of redundant language.  
 
 
A.    Purpose. The purpose of this section is to establish an incentive program for Living and 
Deep Green Buildings in the City of Shoreline. The goal of the DGIP is to encourage 
development that meets the International Living Future Institute’s (ILFI) Living Building 
ChallengeTM, Living Community ChallengeTM, Petal RecognitionTM, or Zero EnergyTM (ZE) 
programs; Built Green’s Emerald StarTM 5-StarTM, or 4-StarTM programs; the US Green Building 
Council’s (USGBC) Leadership in Energy and Environmental DesignTM (LEED) Platinum 
program; Passive House Institute USTM’s PHIUS+ or PHIUS+ Source Zero programs; and/or the 
Salmon SafeTM program by:  exceeds current code standards for energy, water, and resource 
efficiency by: 
 

1.    Encouraging development that will serve as a model for other projects throughout 
the city and region resulting in the construction of more Living and Deep Green 
Buildings; and 
 
2.    Allowing for departures from Code requirements to remove regulatory barriers. 
 

B.    Project Qualification. 
 

1.    Application Requirements. In order to request exemptions, waivers, or other 
incentives through the Deep Green Incentive Program, the applicant or owner shall 
submit a summary demonstrating how their project will meet each of the requirements of 
the relevant certification program, such as including an overall design concept, proposed 
energy balance, proposed water balance, and descriptions of innovative systems. 
 
2.    Qualification Process. An eligible project shall qualify for the DGIP upon 
determination by the Director that it has submitted a complete application pursuant to 
SMC 20.30.297, Administrative Design Review (Type A), and has complied with the 
application requirements of this subsection. 
 
3.    The project must be registered with the appropriate third-party certification entity 
such as the including, but not limited to International Living Future Institute, Built Green, 
US Green Building Council, Passive House Institute US, or Salmon Safe. 
 
4.    Projects requesting departures under the DGIP shall meet the current version of the 
appropriate certification program, which will qualify them for one of the incentive tiers as 
defined in the Deep Green Incentive Program manual. following tiered packages of 
incentives: DGIP incentives are detailed in SMC 20.50.630.D 
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a.    Tier 1 – Living Building Challenge or Living Community Challenge 
Certification: achieve all of the Imperatives of the ILFI programs; 
 
b.    Tier 2 – Emerald Star or Petal Certification: satisfy requirements of Built 
Green program or three or more ILFI Petals, including at least one of the 
following: water, energy, or materials; 
 
c.    Tier 3 – LEED Platinum, 5-Star, PHIUS+ Source Zero plus Salmon Safe, or 
ZE plus Salmon Safe: satisfy requirements of the respective USGBC, Built 
Green, PHIUS, ILFI, and/or Salmon Safe programs. The addition of Salmon Safe 
certification to PHIUS+ Source Zero or ZE projects is not required for detached 
single-family projects; or 
 
d.    Tier 4 – PHIUS+ or 4-Star: achieve all requirements of the PHIUS or Built 
Green programs. 
 

C.    Director’s Determination. All Shoreline Deep Green Incentive Program projects are 
subject to review by the Director under SMC 20.30.297. Any departures from the Shoreline 
Development Code (SMC Title 20) must be approved by the Director prior to submittal of 
building permit application. 
 
D.    Incentives. A project qualifying for the Shoreline Deep Green Incentive Program will may 
be granted the following tiered incentives: packages, based on the certification program for 
which they are applying:  
 

1.  As defined in the Deep Green Building Manual project qualifying for: 
 

A project qualifying for Tier 1 – Living Building Challenge or Living Community 
Challenge may be granted a waiver of up to 100 percent City-imposed 
preapplication and permit application fees.  
 
A project qualifying for Tier 2 – Emerald Star or Petal Recognition may be 
granted a waiver of up to 75 percent of City-imposed application fees.  
 
A project qualifying for Tier 3 – LEED Platinum, 5-Star, PHIUS+ Source 
Zero/Salmon Safe, or ZE/Salmon Safe may be granted a waiver of up to 50 
percent of City-imposed application fees.  
 
A project qualifying for Tier 4 – PHIUS+ or 4-Star may be granted a waiver of up 
to 25 percent of City-imposed application fees. 

2.    Projects qualifying for the DGIP may be granted a reduced Transportation Impact Fee 
based on a project-level Transportation Impact Analysis. 
 
3.    Departures from Development Code requirements when in compliance with 
subsection E of this section. 
 
4.    Expedited permit review without additional fees provided in Chapter 3.01 SMC. 
 

E.    Departures from Development Code Requirements. The following requirements must be 
met in order to approve departures from Development Code requirements: 
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1.    The departure would will result in a development that meets the goals of the 
Shoreline Deep Green Incentive Program and would will not conflict with the health and 
safety of the community. In making this recommendation, the Director shall consider the 
extent to which the anticipated environmental performance of the building would be 
substantially compromised without the departures. 
 
2.    A Neighborhood Meeting is required for projects departing from standards in the R-4 
or R-6 zones. 
 
3.    Departures from the following regulations may be granted for projects qualifying for 
the Shoreline Deep Green Incentive Program: 
 

a.    SMC 20.50.020, Residential density limits. 
 

i.    Tier 1 – Living Building Challenge or Living Community Challenge 
Certification: up to 100 percent bonus for the base density allowed under 
zoning designation for projects meeting the full Challenge criteria; 
 
ii.    Tier 2 – Emerald Star or Living Building Petal Certification: up to 75 
percent bonus for the base density allowed under zoning designation for 
projects meeting the program criteria; 
 
iii.    Tier 3 – LEED Platinum, 5-Star, or PHIUS+ Source Zero/Salmon 
Safe or ZE/Salmon Safe Certification: up to 50 percent bonus for the base 
density allowed under zoning designation for projects meeting the 
program criteria; 
 
iv.    Tier 4 – PHIUS+ or 4-Star: up to 25 percent bonus for the base 
density allowed under zoning designation for projects meeting the 
program criteria. 
 
Minimum lot size of 10,000 square feet is required in all zones with a 
density maximum in order to request a density bonus. Density bonus is 
not available in R-4 and R-6 zones. Any additional units granted would be 
required to be built to the same green building standard as the first. 
 

b.    SMC 20.50.390, Parking requirements (not applicable in R-4 and R-6 
zones): 
 

i.    Tier 1 – Living Building Challenge or Living Community Challenge 
Certification: up to 50 percent reduction in parking required under 
SMC 20.50.390 for projects meeting the full Challenge criteria; 
 
ii.    Tier 2 – Emerald Star or Living Building Petal Certification: up to 35 
percent reduction in parking required under SMC 20.50.390 for projects 
meeting the program criteria; 
 
iii.    Tier 3 – LEED Platinum, 5-Star, PHIUS+ Source Zero/Salmon Safe, 
or ZE/Salmon Safe Certification: up to 20 percent reduction in parking 
required under SMC 20.50.390 for projects meeting the program criteria; 
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iv.    Tier 4 – PHIUS+ or 4-Star Certification: up to five percent reduction 
in parking required under SMC 20.50.390 for projects meeting the 
program criteria. 
 

c.    Lot coverage standards, as determined necessary by the Director; 
 
d.    Use provisions, as determined necessary by the Director; 
 
e.    Standards for storage of solid-waste containers; 
 
f.    Standards for structural building overhangs and minor architectural 
encroachments into the right-of-way; 
 
g.    Structure height bonus up to 10 feet for development in a zone with height 
limit of 35 feet. Height bonus is not available in R-4, R-6, R-8, and MUR-35’ 
zones. Structure height bonus up to 20 feet for development in a zone with a 
height limit of 45 feet or greater (height is limited to 140’ in the MUR-70’ zone 
with an approved Development Agreement); and 
 
h.    A rooftop feature may extend above the structure height bonus provided in 
SMC 20.50.020 or 20.50.050 if the extension is consistent with the applicable 
standards established for that rooftop feature within the zone. 
 

F.    Compliance with Minimum Standards. 
 

1.    For projects requesting departures, fee waivers, or other incentives under the Deep 
Green Incentive Program, the building permit application shall include a report from the 
design team demonstrating how the project is likely to achieve the elements of the 
program through which it intends to be certified. 
 
2.    For projects applying for an ILFI certification (Tiers 1, 2, or 3), after construction and 
within six months of issuance of the Certificate of Occupancy, the applicant or owner 
must show proof that an LBC Preliminary Audit has been scheduled; such as a paid 
invoice and date of scheduled audit. After construction and within 12 months of issuance 
of Certificate of Occupancy, the applicant or owner must show a preliminary audit report 
from ILFI demonstrating project compliance with the Place, Materials, Indoor Air Quality, 
and Beauty/Inspiration Imperatives programs that do not require a performance period., 
after construction and no later than 180 days after issuance of Certificate of Occupancy 
(or after the final inspection if a Certificate of Occupancy is not required), the applicant or 
owner shall demonstrate to the Director project compliance with the associated program 
standard. Compliance shall be demonstrated through a report from an independent third 
party. 
 
3.    For projects aiming for Built Green Emerald Star (Tier 2), 5-Star (Tier 3), or 4-Star 
(Tier 4) certification, after construction and within six months of issuance of the 
Certificate of Occupancy, the applicant or owner must show proof that the project 
successfully met Built Green certification by way of the Certificate of Merit from the 
program. 
 
4.    For projects pursuing LEED certification (Tier 3), the applicant or owner must show, 
after construction and within six months of issuance of the Certificate of Occupancy, that 
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the project has successfully completed the LEED Design Review phase by way of the 
final certification report. 
 
5.    For projects pursuing PHIUS+ (Tier 4) or PHIUS+ Source Zero certification (Tier 3), 
the applicant or owner must show, after construction and within six months of issuance 
of the Certificate of Occupancy, that the project has successfully obtained the PHIUS+ or 
PHIUS+ Source Zero certification. 
 
6.    For projects pursuing Salmon Safe certification (Tier 3 in conjunction with ZE or 
PHIUS+ Source Zero when applicable), the applicant or owner must show, after 
construction and within six months of issuance of the Certificate of Occupancy, that the 
project has successfully obtained the Salmon Safe Certificate. 
 
7.2.    For projects applying for performance-based programs, after construction and Nno 
later than two years after issuance of a final Certificate of Occupancy for the project (or 
after the final inspection if a Certificate of Occupancy is not required), or such later date 
as requested in writing by the owner and approved by the Director for compelling 
circumstances, the owner shall submit to the Director the project’s certification 
demonstrating how the project complies with the standards contained in this subsection. 
Compliance must be demonstrated through an independent certification from the 
regulatory authority of the associated program. ILFI or USGBC/Green Building Cascadia 
Institute (GBCI). A request for an extension to this requirement must be in writing and 
must contain detailed information about the need for the extension. 
 

a.    For projects pursuing ILFI certification (Living Building Challenge, Living 
Community Challenge, Petal Recognition, or Zero Energy), performance-based 
requirements such as energy and water must demonstrate compliance through 
certification from ILFI within the two-year time frame noted above. 
 
b.    For projects pursuing LEED certification, the applicant or owner must show 
proof of certification by way of the final LEED Construction Review report and 
LEED Certificate issued by USGBC/GBCI. 
 

8.3.    If the Director determines that the report submitted provides satisfactory evidence 
that the project has complied with the standards contained in this subsection, the 
Director shall send the owner a written statement that the project has complied with the 
standards of the Shoreline Deep Green Incentive Program. If the Director determines 
that the project does not comply with the standards in this subsection, the Director shall 
notify the owner of the aspects in which the project does not comply. Components of the 
project that are included in order to comply with the minimum standards of the Shoreline 
Deep Green Incentive Program shall remain for the life of the project. 
 
9.4.    Within 90 days after the Director notifies the owner of the ways in which the 
project does not comply, or such longer period as the Director may allow for justifiable 
cause, the owner may submit a supplemental report demonstrating that alterations or 
improvements have been made such that the project now meets the standards in this 
subsection. 
 
10.5.    If the owner fails to submit a supplemental report within the time allowed 
pursuant to this subsection, the Director shall determine that the project has failed to 
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demonstrate full compliance with the standards contained in this subsection, and the 
owner shall be subject to penalties as set forth in SMC 20.30.770.  

 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
 
 

20.70 Amendments 
 
 
 

 
 
Amendment #50 
20.70.240(F) – Private streets 
 
Justification – 20.70.240(F)(1) specifies four (4) or fewer single-family lots as a condition for 
allowing a private street, while the recently created table in 20.70.450 specifies that an access is 
only considered a private street when 5 or more single-family detached units are developed. 
These two provisions are in conflict so this is a clarification so 20.70.240 will match the 
language in the recently amended 20.70.450 (Ord. 850, 2019).  
 
 
Local access streets may be private, subject to the approval of the City. If the conditions for 
approval of a private street cannot be met, then a public street will be required. Private streets 
may be allowed when all of the following conditions are present: 

 
A.    The private street is located within a tract or easement; and 
 
B.    A covenant, tract, or easement which provides for maintenance and repair of the private 
street by property owners has been approved by the City and recorded with King County; and 
 
C.    The covenant or easement includes a condition that the private street will remain open at 
all times for emergency and public service vehicles; and 
 
D.    The private street would not hinder public street circulation; and 
 
E.    The proposed private street would be adequate for transportation and fire access needs; 
and 
 
F.    At least one of the following conditions exists: 
 

1.    The street would ultimately serve four five or fewer more single-family detached 
units or lots; or 
 
2.    The private street would ultimately serve more than four lots, and the Director 
determines that no other access is available; or 
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32.    The private street would serve developments where no circulation continuity is 
necessary.  

 
 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #51 
20.70.320 – Frontage Improvements 
 
Justification – There are three amendments to this section: 
 
1. The first amendment will require developments on nonarterial streets that create additional 
traffic may need to install traffic-calming measures that are approved by the City’s Traffic 
Engineer. In areas such as the 185th and 145th Station Areas, there are many areas that 
development of dense multifamily could occur on nonarterial streets where large increases of 
traffic was not anticipated. This amendment will allow traffic calming measures to be required 
when one of these projects are submitted and built. 
 
2. The second amendment is from the transition area code meant to provide the City with a 
means to require bonds for traffic mitigation improvements for developments on or near non-
arterial streets. 
 
3. The third amendment adds language and procedures for addressing the nexus and 
proportionality of frontage improvements to be consistent with case law. This gives staff the 
ability to be consistent with code and case law if the standard frontage improvements for a 
project are deemed to be non-proportional to the development. 
 
 
A.    Standard frontage improvements shall be upgraded or installed pursuant to standards set 
forth in the Transportation Master Plan Street Classification Map, the Master Street Plan 
adopted in Chapter 12.10 SMC, and the Engineering Development Manual for the specific street 
which is substandard to satisfy adequate public roadways required for subdivisions by 
Chapter 58.17 RCW and Chapter 20.30 SMC, Subchapter 7, and to mitigate direct impacts of 
land use approvals. 
 
B.    Standard frontage improvements consist of right-of-way dedication, curb, gutter, sidewalk, 
amenity zone and landscaping, drainage improvements and pavement overlays up to one-half 
of each right-of-way abutting a property as defined in the Master Street Plan. Additional 
improvements may be required to ensure safe movement of traffic, including pedestrians, 
bicycles, transit, and nonmotorized vehicles. The improvements can include transit bus shelters, 
bus pullouts, utility undergrounding, street lighting, signage and channelization. Developments 
that create additional traffic that is projected to use nonarterial streets may be required to install 
traffic-calming measures. These additional measures will be identified and approved by the 
City’s Traffic Engineer. 
 
C.    Frontage improvements are required: 
 

1.    When building construction valuation for a permit exceeds 50 percent of the current 
County assessed or an appraised valuation of all existing structure(s) on the parcel 
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(except for detached single-family homes). This shall include all structures on other 
parcels if the building under permit review extends into other parcels; 
 
2.    When aggregate building construction valuations (Director determined) for issued 
permits, within any cumulative five-year period after March 30, 2013, exceed 50 percent 
of the County assessed or an appraised value of the existing structure(s) at the time of 
the first issued permit; 
 
3.    For subdivisions; 
 
4.    For development consisting of more than one dwelling unit on a single parcel 
(accessory dwelling units are exempt); or 
 
5.    One detached single-family dwelling in the MUR zones. 

 
D.    Exemptions to frontage improvements are limited to: 
 

1.    Subdivision, short plats, and binding site plans where all of the lots are fully 
developed. 
 
2.    Instances where the street will be improved as a whole through a capital 
improvement project or local improvement district within five years of permit issuance. In 
such cases, a contribution may be made and calculated based on the improvements that 
would be required of the development. Contributed funds shall be directed to the City’s 
capital project fund and shall be used for the capital project and offset future 
assessments on the property resulting from an LID. An LID “no-protest” commitment 
shall also be recorded. Adequate interim levels of improvements for public safety shall 
be required. 
 
3. Projects where the alterations or repairs to the existing structure have no nexus to any 
public impact as determined by the Public Works Director or designee.  
 
4. Projects where the full cost of the standard frontage improvements is greater than 20 
percent of the aggregate building construction valuation in any 5-year period. In 
instances where the standard frontage improvements are deemed disproportional to the 
development, the Public Works Director may modify the frontage improvements until the 
cost of the frontage improvements is less than the 20 percent threshold. 

 
Staff recommendation – Staff recommends that this amendment be approved. 
 

 
 
Amendment #52 
20.70.340 Sidewalks, walkways, paths and trails. 
 
Justification – Letter E provides a mechanism to require midblock public walking spaces for 
large blocks throughout the City. This would most likely be implemented in the MUR zones, 
primarily near the station areas where there are larger aggregations of property. The midblock 
walking spaces could be similar to alley ways and will create a more walkable neighborhood 
and break up some of the City’s superblocks.  
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A.     Sidewalks required pursuant to SMC 20.70.320 and fronting public streets shall be located 
within public right-of-way or a public easement as approved by the Director. 
 
B.    Walkways, paths or trails provided to mitigate identified impacts should use existing 
undeveloped right-of-way, or, if located outside the City’s planned street system, may be located 
across private property in a pedestrian easement or tract restricted to that purpose. 
 
C.     Required sidewalks on public and private streets shall be installed as described in the 
Transportation Master Plan and the Engineering Development Guide for the specific street 
classification and street segment. 
 
D.     Installation, or a financial security of installation subject to approval by the Director, is 
required as a condition of development approval. 
 
E. A paved shared use path shall be installed and located in a public easement for 
developments subject to SMC 20.70.320. When said development fronts two parallel public 
rights-of-way; and the nearest public connection between said two parallel public rights-of-way 
is at least 250’ from any point of said development. The multiuse path may also function as an 
alley way for limited vehicular access. 
 
Staff recommendation – Staff recommends that this amendment be approved. 

 
 
 
 

20.80 Amendments 
 
 
 

 
 
Amendment #53 
20.80.220 Geological hazard - Classification 
 
Justification – This proposed amendment will exempt existing, previously permitted stabilization 
measures, such as rockeries and retaining walls that have been engineered and approved by 
the engineer as having been built according to the engineered design. Existing retaining walls 
are mapped as either moderate to high-risk or very-high risk landslide hazard areas. Therefore, 
anytime someone proposes any site work such as a small addition it requires a comprehensive 
critical area review to classify the hazard, provide recommended buffers and setbacks and 
provide recommended mitigation measures. This critical area geotechnical report is in addition 
to the one already required with the building permit to address loads adjacent to the wall. 
 
Examples of Best Available Science: 
 
City of Redmond 
RMC 21.64.010(D)(1)(c) 
(c) Activities occurring in areas of 40 percent slope or greater with a vertical elevation change of 
up to 10 feet based upon City review of a soils report prepared by a geologist or geotechnical 
engineer which demonstrates that no significant adverse impact will result from the exemption. 
In addition, the construction of a single-family dwelling unit in man-made steep slopes which 
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were created as part of an approved legal grading activity shall be exempt provided the 
applicant submits documentation from a qualified professional that the slope was man-made 
and there will be no resulting significant adverse impacts. This latter exemption applies to one 
stand-alone single-family residence and is not to be construed to apply to a series of proposed 
dwellings as part of a subdivision or short plat application; 
 
City of Issaquah 
IMC 18.10.580(E) 
(E) Limited Exemptions: 
1.    Slopes forty (40) percent and steeper with a vertical elevation change of up to twenty (20) 
feet may be exempted from the provisions of this section (through Level 1 Review or through 
the appropriate land use permitting process), based on the City review and acceptance of a 
soils report prepared by a geologist or licensed geotechnical engineer when no adverse impact 
will result from the exemption. 
2.    Any slope which has been created through previous, legal grading activities may be 
regarded as part of an approved development proposal. Any slope which remains equal to or in 
excess of forty (40) percent following site development shall be subject to the protection 
mechanisms for steep slopes. 
 
City of Edmonds 
EMC 23.80.020(B)(4) and (8) 
Within City of Edmonds potential landslide hazard areas include: 
(4) Any slope of 40 percent or steeper that exceeds a vertical height of 10 feet over a 25-foot 
horizontal run. Except for rockeries that have been engineered and approved by the engineer as 
having been built according to the engineered design, all other modified slopes (including slopes 
where there are breaks in slopes) meeting overall average steepness and height criteria should 
be considered potential landslide hazard areas); 
(8) Any slopes that have been modified by past development activity that still meet the slope 
criteria 
 
City of Kenmore 
KMC 18.55.650(C) 
Slopes Created by Previous Grading. Artificial slopes meeting the criteria of a landslide hazard 
area based on slope steepness and height that were created through previous permitted 
grading or are legally nonconforming may be further altered or graded, provided the applicant 
provides information from a qualified professional demonstrating that the naturally occurring 
slope, as it existed prior to the permitted grading, did not meet any of the criteria for a landslide 
hazard area and that a new hazard will not be created. Previously graded slopes meeting the 
criteria of a landslide hazard area that were not permitted or were illegally created are 
considered to be landslide hazard areas. 
 
City of Sammamish 
SMC 21A.50.260(6) 
The following are exempt from the provisions of this section: 
(a) Slopes that are 40 percent or steeper with a vertical elevation change of up to 20 feet if no 
adverse impact will result from the exemption based on the City’s review of and concurrence 
with a soils report prepared by a licensed geologist or geotechnical engineer; and 
(b) The approved regrading of any slope that was created through previous legal grading 
activities. 
 
Note:  Proposed Amendment to Shoreline’s Development Code starts here. 
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SMC 20.80.220 Geological hazard - Classification 
 

Geologic hazard areas shall be classified according to the criteria in this section as follows: 

A.    Landslide Hazard Areas. Landslide hazard areas are those areas potentially subject to 

landslide activity based on a combination of geologic, topographic and hydrogeologic factors as 

classified in subsection B of this section with slopes 15 percent or steeper within a vertical 

elevation change of at least 10 feet or all areas of prior landslide activity regardless of slope. A 

slope is delineated by establishing its toe and top and measuring the inclination over 10 feet of 

vertical relief (see Figure 20.80.220(A)). The edges of the geologic hazard are identified where 

the characteristics of the slope cross-section change from one landslide hazard classification to 

another, or no longer meet any classification. Additionally: 

1.    The toe of a slope is a distinct topographic break which separates slopes inclined at 

less than 15 percent from slopes above that are 15 percent or steeper when measured 

over 10 feet of vertical relief; and 

2.    The top of a slope is a distinct topographic break which separates slopes inclined at 

less than 15 percent from slopes below that are 15 percent or steeper when measured 

over 10 feet of vertical relief. 

 

Figure 20.80.220(A): Illustration of slope calculation for determination of top and toe of 

landslide hazard area. 

B.    Landslide Hazard Area Classification. Landslide hazard areas are classified as follows: 
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1.    Moderate to High Risk. 

a.    Areas with slopes between 15 percent and 40 percent and that are underlain 

by soils that consist largely of sand, gravel or glacial till that do not meet the 

criteria for very high-risk areas in subsection (B)(2) of this section; 

b.    Areas with slopes between 15 percent and 40 percent that are underlain by 

soils consisting largely of silt and clay and do not meet the criteria for very high-

risk areas in subsection (B)(2) of this section; or 

c.    All slopes of 10 to 20 feet in height that are 40 percent slope or steeper and 

do not meet the criteria for very high risk in subsection (B)(2)(a) or (b) of this 

section. 

2.    Very High Risk. 

a.    Areas with slopes steeper than 15 percent with zones of emergent water 

(e.g., springs or ground water seepage); 

b.    Areas of landslide activity (scarps, movement, or accumulated debris) 

regardless of slope; or 

c.    All slopes that are 40 percent or steeper and more than 20 feet in height 

when slope is averaged over 10 vertical feet of relief. 
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Figure 20.80.220(B): Illustration of very high-risk landslide hazard area delineation (no 

midslope bench). 

C.    Seismic Hazard Areas. Seismic hazard areas are lands that, due to a combination of soil 

and ground water conditions, are subject to risk of ground shaking, lateral spreading, 

subsidence or liquefaction of soils during earthquakes. These areas are typically underlain by 

soft or loose saturated soils (such as alluvium) or peat deposits and have a shallow ground 

water table. These areas are designated as having “high” and “moderate to high” risk of 

liquefaction as mapped on the Liquefaction Susceptibility and Site Class Maps of Western 

Washington State by County by the Washington State Department of Natural Areas. 

D.    Erosion Hazard Areas. Erosion hazard areas are lands or areas underlain by soils 

identified by the U.S. Department of Agriculture Natural Resources Conservation Service 

(formerly the Soil Conservation Service) as having “severe” or “very severe” erosion hazards. 

This includes, but is not limited to, the following group of soils when they occur on slopes of 15 

percent or greater: Alderwood-Kitsap (AkF), Alderwood gravelly sandy loam (AgD), Kitsap silt 

loam (KpD), Everett (EvD) and Indianola (InD).  

 

E.    Slopes Created by Previous Grading. Artificial slopes meeting the criteria of a landslide 

hazard area based on slope steepness and height that were created through previous permitted 

grading shall  be  exempt from the provisions of this chapter, provided the applicant  submits  

documentation from a qualified professional demonstrating that the naturally occurring slope, as 

it existed prior to the permitted grading, did not meet any of the criteria for a landslide hazard 

area and that a new hazard will not be created. Previously graded slopes meeting the criteria of 

a landslide hazard area that were not permitted or were illegally created are landslide hazard 

areas. 

 

F.    Existing, previously permitted stabilization measures, such as rockeries and retaining walls 

that have been engineered and approved by the engineer as having been built according to the 

engineered design shall be exempt from the provisions of subchapter 2 based on the opinion of 

a qualified geotechnical engineer. If the rockery or wall(s) are determined to be inadequate by a 

qualified geotechnical engineer, a permit for new or rebuilt rockery or wall(s) shall be submitted 

and reviewed by the Department for code compliance. 
 
 
Staff recommendation – Staff recommends that this amendment be approved. 
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Amendment #53   
20.80.280(C) –  
 
Justification – Clarifying that the buffer width applies to both sides of the stream.  This 
amendment would add clarity to the regulation that the standard buffer applies to both sides of a 
stream. 
 

C.    Standard Required Stream Buffer Widths. Buffer widths shall reflect the sensitivity of the 

stream type, the risks associated with development and, in those circumstances permitted by 

these regulations, the type and intensity of human activity and site design proposed to be 

conducted on or near the stream area. Stream buffers shall be measured from the ordinary 

high-water mark (OHWM) or the top of the bank, if the OHWM cannot be determined. The 

Standard Buffer Widths in Table 20.80.280(1) apply to both sides of the stream.  Buffers shall 

be measured with rounded ends where streams enter or exit piped segments. 

1.    The following buffers are established for streams based upon the Washington State 

Department of Natural Resources water typing system and further classification based on 

anadromous or nonanadromous fish presence for the Type F streams: 

Table 20.80.280(1) 

Stream Type Standard Buffer Width 

(ft) 

Type S 150 

Type F-anadromous 115 

Type F-nonanadromous 75 

Type Np 65 

Type Ns 45 

Piped Stream Segments 10 

 
 
Staff recommendation – Staff recommends that this amendment be approved. 
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Zoning Amendment 

 
 
Amendment – Change the zoning of 16546 Linden Avenue North from R-8 to R-24.  
 
The Council approved Ordinance 811 on January 22, 2018 to rezone three parcels from R-8 to 
R-24. The subject parcel, 16546 Linden Avenue North, is surrounded by the three parcels 
shown in Ordinance 811. During the discussion of Ordinance 811, the Council directed staff to 
bring back an amendment to change 16546 Linden Avenue North to make the zoning consistent 
with the other parcels in the area. 
 
 
20.40.060 Zoning map and zone boundaries. 
 
A.    The location and boundaries of zones defined by this chapter shall be shown and 
delineated on the official zoning map(s) of the City, which shall be maintained as such and 
which are hereby incorporated by reference as a part of this Code. 
 
B.    Changes in the boundaries of the zones, shall be made by ordinance adopting or amending 
a zoning map. 
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DEEFGGFHIEJKEGGELMNLOEPKQGIRSTIUDb]IFVYEEXFTRRJVGÈFLJRPGIÈ IFGOVXR̀ GIEHOGQRPDIRLEKOXEPRL\RLEGIFXcddQEFLVUIRKJVFYRSGefRPGIEKFXJOXGIEHOGQUFXJWLRWRVEVGRHRXGOXSEGR\FOXGFOXFXJRWELFGEGIOVWLRWELGQFXJOGV\RLEGIFXgUdddGLEEVFVOGIFVFK̀FQVJRXEMhR\FOXGFOXGIOVSVERPefRPGIEHOGQOVOXGIEYEVGOXGELEVGVRPGIEHOGQUYSGDb]OVEXGOGKEJGRGIELEFVRXFYKESVERPOGVWLRWELGQM

DEEFGGFHIEJKEGGELMNLOEPKQGIRSTIUOPGIE[EZEKRW\EXG]RJEJREVFWWKQGRRLJOXFLQFXJLRSGOXE\FOXGEXFXHERPTRKPHRSLVEVKOiEDEFGGKEbRKP]RSLVEjDb]kUOG̀RSKJLElSOLEOGGRRYGFOXFWEL\OGGR\RZE\RLEGIFXmdHSYOHQFLJVRPVROKUFV̀ EKKFVPRLLE\RZFKRP\RLEGIFXgnVOTXOPOHFXGGLEEVoOXpg\RXGIVMqPRXEFVVS\EVGIFGFXFZELFTEWLOZFGEWLRWELGQR̀XELrVWLRWELGQOVsFHLEUOGOVFSVEPSKE_ELHOVEGRE_GLFWRKFGEGIEgVOTXOPOHFXGGLEEVFXJmdHSYOHQFLJVRPVROKGRDb]rVcmmFHLEVMtXÈ FQGRGIOXiRPOG̀RSKJYEGIFGDb]rVcmmFHLEVFLEHRZELEJYQpcdVOXTKEPF\OKQLEVOJEXHEVRXsFHLEWKRGVMqXVSHIFHFVEUGIELEVOJEXGVRPGIRVEO\FTOXFLQLEVOJEXHEV̀ RSKJHRKKEHGOZEKQYEFYKEGRLE\RZESWGRcUugdGLEEVOXpg\RXGIVFXJ\RZESWGRcmUmddHSYOHQFLJVRPVROK̀OGIRSGWEL\OGMvIOKEDb]IFVXRJEVOLEGRLE\RZEcUugdGLEEVUOPOGVKFXJ̀ ELEJEZEKRWEJGIFG\FXQGLEEVHRSKJYELE\RZEJ̀ OGIRSGFWEL\OGMwRLERZELUEZEXOPFXE_E\WGORXOVTLFXGEJUGIELE\RZFKRP\RLEGLEEVOXHRXXEHGORX̀ OGIFXQJEZEKRW\EXGRLXRXx\FOXGEXFXHEWLRyEHG̀RSKJLE\FOXVSYyEHGGRGIE[EZEKRW\EXG]RJEM̂VFLEVSKGUGIELÈ RSKJYEXRFJZELVEFPPEHGRXWSYKOHIEFKGIUVFPEGQRL̀ EKPFLEM
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210 NW 145

th
 Street  

Shoreline, WA 98177 

March 16, 2018 

Planning Commission 
Shoreline City Hall 

17500 Midvale Avenue N 

Shoreline, WA 98133 

 

Re: Renewed Request for Amendment to Development & Tree Code (SMC 20.50.310A) 

Transmitted by Email only to plancom@shorelinewa.gov; rmarkle@shorelinewa.gov and 

pcohen@shorelinewa.gov. 

Dear Planning Commission Members: 

Seattle Golf Club (“SGC”) has resided in its current location since 1908 and is laid out over 155 

acres in the South West corner of Shoreline. According to the United States Census Bureau, the 

city of Shoreline has a total area of 11.7 square miles (30.3 km²), of which SGC’s 155 acres 

(.611 km²) cover slightly more than 2% of the city of Shoreline. SGC’s Course Superintendent 

estimates SGC to have more than 6,000 trees covering its acreage, which is almost certainly 

more than 2% of the trees in the city of Shoreline, given the fact that this acreage has few 

structural improvements other than the golf course itself.  

SGC requested an amendment to SMC 20.50.310A to permit normal and routine maintenance 

activities without the need to obtain a permit in 2012. This proposed amendment, which was 

supported by the Shoreline Department Planning & Community Development (“Planning 

Department”) finally came up before this Planning Commission (“Commission”) for 

consideration in 2014. Just prior to its consideration by the Commission, the Innis Arden 

Community mailed to the Commission a letter objection to the SGC’s proposed amendment 

which unfortunately did not come to SGC’s attention until the evening of the Commission 

hearing. As a result SGC’s proposed amendment was not approved at that time. 

SGC is renewing its request for code amendment in exactly the form previously submitted to the 

Commission for approval, and recommended for approval by the Planning Department. Upon 

submission of this packet to the Commission, SGC will forward the same to the Innis Arden 

Community and make diligent efforts to work with it in advance of any hearing to approve this 

application. 
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In addition to SGC’s 2012 application for a Code amendment, it also applied for a 5 year 

Clearing and Grading Permit to address its normal and routine maintenance
1
 – which was 

granted leaving no immediate need to revisit the Code amendment issue until at least 2017. In 

2017, SGC applied for a 5-year renewal of its 2012 Clearing and Grading Permit. Unfortunately, 

the Planning Department indicated its inability to grant a renewed 5 year permit, but a short term 

solution was crafted under which SGC is currently operating.  

In 2017 meetings between SGC and the Planning Department personnel (including the Director), 

SGC asked if it could propose a Vegetation Management Plan (as authorized under the Code) to 

cover its normal and routine maintenance operations to avoid the need for obtaining Clearing and 

Grading Permits. This basis for this proposal was the 2014 Innis Arden Community letter in 

which it objected to SGC’s Code amendment request by suggesting that SGC should instead 

utilize a Vegetation Management Plan. After consideration of SGC’s 2017 proposal, the 

Planning Department concluded that a Vegetation Management Plan would be inappropriate for 

SGC.  

At this point, given SGC’s inability to use a Vegetation Management Plan or obtain multi-year 

Permits, unless the Code is amended to exempt golf course normal and routine maintenance from 

Clearing and Grading Permit requirements, SGC will be required to apply for and obtain permits 

for normal and routine maintenance at least every 6 months (which was the outside time limit in 

which the Planning Department indicated new permits must be exercised)
2
.  

For all of these reasons, SGC renews its request that the following amendment (previously 

recommended for adoption by the Planning Department) be approved by the Commission. 

Proposed SMC 20.50.310A.7. [TO BE ADDED TO THE EXISTING TEXT OF SMC 

20.50.310A] 

Normal and routine maintenance of existing golf courses, provided that the use of chemicals 

does not impact any critical areas or buffers. For purposes of this section, “normal and 

routine maintenance” of golf courses includes clearing and grading activities such as those 

listed below; except for clearing and grading (i) for the expansion of such golf courses, and 

(ii) clearing and grading within critical areas or buffers of such golf courses: 

a. Aerification and sanding of fairways, greens and tee areas.   

                                                 
1
 Permit No. 117944, which included the right to remove up to 165 trees, vegetation management, maintenance of 

golf course, sanding of fairways, greens and tee-boxes, among our routine maintenance. 
2
 The proposed amendment does not change the requirement for SGC to obtain permits for any covered activities 

which are not normal or routine maintenance. 
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b. Augmentation and replacement of bunker sand.  

c. Any land surface modification including change of the existing grade by four feet 

or more, as required to maintain a golf course and provide reasonable use of the 

golf course facilities. 

d. Any maintenance or repair construction involving installation of private storm 

drainage pipes up to 12 inches in diameter.  

e. Removal of significant trees as required to maintain and provide reasonable use of 

a golf course, such as the preservation and enhancement of greens, tees, fairways, 

pace of play, preservation of other trees and vegetation which contribute to the 

reasonable use, visual quality and economic value of the affected golf course. At 

least 35 percent of significant trees on a golf course shall be retained.   

f. Golf courses are exempt from the tree replacement requirements in SMC 

20.50.360(C). Trees will be replanted based on enhancing, and maintaining the 

character of, and promoting the reasonable use of any golf course. 

g. Routine maintenance of golf course infrastructures and systems, such as irrigation 

systems and golf cart paths, as required. 

h. Stockpiling and storage of organic materials for use or recycling on a golf course 

in excess of 50 cubic yards. 

Further justification for granting SGC’s request can be found in the Code and neighboring 

jurisdictions which include golf courses. 

Shoreline Municipal Code (hereafter “SMC” or “Code”) Subchapter 5 of Title 20 of the 

Development Code (SMC 20.50.290-20.50.370, hereafter referred to as “Subchapter 5”) does not 

provide an exemption for golf courses from the private property owners’ clearing and grading 

limits, including a limit of removing no more than 6 significant trees every 36 months.  

This is in contrast to King County Code 16.82.051, which exempts golf courses from clearing 

and grading requirements:  

 

“In conjunction with normal and routine maintenance activities, if:  

 

  a.  there is no alteration of a ditch or aquatic area that is used by salmonids: 

 b.  the structure, condition or site maintained was constructed or created in accordance 

with law; and 

  c.  the maintenance does not expand the roadway, lawn, landscaping, ditch, culvert or 

other improved area being maintained.” 
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King County Code 16.82.051 (C)(13) (Emphasis added). 

Similar exemptions exist for golf courses in Seattle (by virtue of their being considered “parks” 

under Seattle Mun. Code 18.12.030(9)), for tree clearing (Seattle Mun. Code Secs. 25.09.320 & 

25.09.045) and grading permit requirements (Seattle Mun. Code Secs. 22.170.060(B)(8), without 

distinction as to public or private golf courses. Exemptions for golf courses, again without 

distinction as to public or private course in Bellevue as well (Bellevue Municipal Code Sec. 

3.43.020(H)). 

Shoreline’s Code, in not providing an express exemption for golf courses from clearing and 

grading requirements for normal and routine maintenance operations, is also distinguishable 

from numerous other local municipalities’ clearing and grading provisions (which exempt golf 

courses). A sample of some of these municipal code provisions from Kenmore, Sammamish and 

Snoqualmie are attached hereto as Exhibit A.  

On the other hand, Subchapter 5 at SMC 20.50.350 provides clear “[d]evelopment standards for 

clearing activities” that would appear at odds with 6 significant trees every 36 months clearing 

and grading limits. It includes “Minimum Retention Requirements” that would allow SGC to a 

permit for clearing up to 70 or 80 percent of its significant trees. Indeed, pursuant to Exception to 

20.50.350(B), the Director has discretion to reduce minimum significant tree retention 

percentage beyond the baseline 70 to 80% for a number of reasons including cases where “strict 

compliance with the provisions of this Code may jeopardize reasonable use of property” or 

where “there are special circumstances related to the size, shape, topography, location or 

surroundings of the subject property.” 

Stated succinctly, SGC respectfully requests that this Commission consider an amendment to 

the Code to make normal and routine maintenance golf course operations exempt from 

Subchapter 5, as is the case in numerous municipalities, as well as in unincorporated King 

County.   

In reviewing this request, please consider that the stated purpose of Subchapter 5 is to “reduce 

the environmental impacts of site development while promoting the reasonable use of land.” 

SMC 20.50.290 (emphasis added), as well as the effect of SMC 20.50.350 which would permit 

the clearing of up to 70 to 80 percent of SGC’s trees as part of a site development.  SGC is not 

seeking a permit for “site development,” but rather a Code exemption allowing for the 

“reasonable use” of its land. 

Other Background History 
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In its more than 100 years at this location, SGC has with great pride stewarded its land, trees, 

other vegetation and golf course in a manner that meets or exceeds the spirit of Subchapter 5 and 

many of the stated goals listed under SMC 20.50.290 such as: 

 Promotion of practices consistent with the city’s natural topography and vegetative cover. 

 Preservation and enhancement of trees and vegetation which contribute to the visual 

quality and economic value of development in the city and provide continuity and 

screening between developments. 

 Conservation and restoration of trees and vegetative cover to reduce flooding, the impacts 

on existing drainageways, and the need for additional stormwater management facilities.  

 Retention of tree clusters for the abatement of noise, wind protection, and mitigation of 

air pollution. 

Aside from the precedent presented from other local municipalities, and even King County, as to 

why an exemption from the grading and clearing is appropriate, there is a practical basis for such 

an exemption.  

Assuming that Subchapter 5 applies to the ordinary and routine maintenance to SGC, it requires 

permits for private property owners who move more than 50 cubic yards of soil, as well as for 

removal of more than 6 “significant trees” in 36 months. If one assumes that an average private 

property owner’s property is ½ acre, it is a useful exercise to extrapolate the 6 significant trees 

and 50 cubic yards of soil to SGC’s 155 acres. One way to think of it would be that SGC’s 155 

acres are covered by 310 single family residences on ½ acre plots. In such a case, the residents of 

those imaginary residences would collectively be able to remove up to 1,860 trees in 36 months 

and move up to 15,500 cubic yards of soil without permit.
3
  

In seeking an exemption from the Code, SGC would be able to engage in normal and routine 

maintenance activities, including without limitation, the following activities: 

1. Aerification and Sanding of Fairways, Greens and Tee Areas.  SGC has for the 

last decade or more, aerified the grass areas of the golf course periodically and as a by-

product of this process, had grass plugs totaling more than 50 cubic yards that it recycles and 

reuses throughout the golf course. Additionally, in concert with aerification, SGC applies 

sand to its golf course once or twice a year totaling more than 50 yards in each application. 

Under a strict interpretation of Subchapter 5, this activity could arguably require SGC to 

apply for and receive permits from Shoreline each time it aerifies or sands portions of its golf 

course.  

                                                 
3
 (which is well within the outer limits established in SMC 20.50.350). 
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2. Periodic Augmentation and Replacement of Bunker Sand. SGC’s golf course 

incorporates 85 fairway and greenside sand bunkers. The bunkers require periodic 

maintenance, including supplementing the sand from time to time and replacing the sand on a 

periodic basis as well. These activities can total more than 50 cubic yards in any given 

application and in any give year. Again, under a strict interpretation of Subchapter 5, this 

activity could arguably require SGC to apply for and receive permits from Shoreline each 

time it augments or replaces bunker sand on its golf course.  

3. Removal of Necessary Healthy Significant Trees. One of the greatest assets of SGC 

is the more than 6,000 trees which enhance its grounds. Unless kept in equilibrium, these 

same trees can become great liabilities as they compete for sunlight with grass and other non-

tree vegetation. If normal and routine removal of trees necessary to keep such equilibrium is 

not permitted, the playability of the golf course is unreasonably affected. Currently, under a 

strict interpretation of Subchapter 5, SGC is permitted to remove only up to 6 significant 

trees
4
 in any 36 month period. Again, while this sort of restriction makes sense for a ½ acre 

residential property, it makes little sense on a 155 acre property with more than 6,000 trees.  

4. Removal of Unhealthy and Hazardous Trees. With more than 6,000 trees on its 

property, SGC is presented with the need to address handling of diseased, dying and 

hazardous trees on a regular basis that can as part of its normal and routine maintenance be 

handled by SGC’s Course Superintendent, and its certified arborist. Instead, under a strict 

interpretation of Subchapter 5, this activity could arguably require SGC to apply for and 

receive permits from Shoreline each time a tree becomes a hazard to life or limb, or becomes 

diseased or dying.  

5. No Required Replanting for Removed Trees. Subchapter 5 also generally requires 

that four (4) trees be planted for each significant tree removed if more than six (6) significant 

trees are removed (SMC 20.50.360(C)).
5
 Such a requirement makes no sense in connection 

with trees removed to increase sunlight on adjacent non-tree vegetation or to improve 

playability. In such cases, the replanting of trees at or near the location of the removed trees 

would be inappropriate. On the other hand, replanting of trees has always been part of the 

normal and routine maintenance of the golf course where trees are removed because they are 

                                                 
4
 Minimum size requirements for replacement trees: deciduous trees shall be at least 1.5 inches in caliper and 

evergreens six feet in height. SMC 20.50.360(C)(3) 
5
 This requirement is expressly waivable by the Director under the Exceptions to SMC 20.50.360(C) as: (i) strict 

compliance with the provisions of this Subchapter 5 restricts SGC’s reasonable use of the property as a golf course, 

(ii) there are special circumstances related to the large size, shape, topography, location and surroundings of SGC’s 

property, and (iii) granting the requested waiver will not be detrimental to the public welfare or injurious to other 

property in the vicinity given the negligible effect of removal of trees for reasons stated when compared to the total 

number of trees on SGC’s property. 
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diseased or hazardous and are critical to play. Indeed, SGC is currently adding more than 6 

significant trees to improve the golf course, without mandate from any governmental 

authority.  

Please let us know if you have any questions or concerns with the amendment proposed as we 

stand ready to continue our efforts with the Planning Department to effectuate a meaningful 

Code Amendment which will work to the benefit of both the City of Shoreline and SGC. 
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Exhibit A  

Sample Local Municipal Code Provisions  

Exempting Golf Courses from Clearing and Grading Provisions 

Kenmore Municipal Code 15.25.050 Clearing and grading permit required – Exceptions. 

A. No person shall do any clearing or grading without first having obtained a clearing and grading permit from the 

director except for the following: 

16. Within sensitive areas, as regulated in Chapter 18.55 KMC, the following activities are exempt from the clearing 

requirements of this chapter and no permit shall be required: 

e. Normal and routine maintenance of existing public parks and private and public golf courses. This does not 

include clearing or grading in order to develop or expand such activities in sensitive areas. For the purpose of this 

subsection, a park is defined as any real property managed for public use which has been previously maintained as a 

park or has been developed as a park pursuant to a properly issued permit. (Emphasis added). 

Snoqualmie Municipal Code 15.20.030 Clearing and permit – When required. 

A. A clearing and grading permit shall be required for all clearing and grading activity except as provided for in 

subsections B and C of this section.  

B. No clearing and grading permit shall be required for the following activities (hereinafter “exempt activities”), 

regardless of where they are located: 

1. Normal and routine maintenance of existing lawns and landscaping; provided, the use of chemicals does not 

significantly impact any sensitive area as defined in Chapter 19.12 SMC; 

2. Permitted agricultural uses in sensitive areas as provided for in SMC 19.12.030(B)(4); 

3. Emergency tree removal to prevent imminent danger or hazard to persons or property; 

4. Normal and routine horticultural activities associated with existing commercial orchards, nurseries or Christmas 

tree farms; provided, that the use of chemicals does not significantly impact any sensitive area as defined in Chapter 

19.12 SMC. This exception shall not include clearing or grading for expansion of such existing operations; 

5. Normal and routine maintenance of existing public and private parks and golf courses; provided, that the use 

of chemicals does not significantly impact any sensitive area as defined in Chapter 19.12 SMC. This exception 

shall not include clearing and grading for expansion of such existing parks and golf courses;(Emphasis added). 

Sammamish Municipal Code 16.15.050 Clearing and grading permit required – Exceptions. 

No person shall do any clearing or grading without first having obtained a clearing and grading permit from the 

director except for the following: 

(1) An on-site excavation or fill for basements and footings of a building, retaining wall, parking lot, or other 

structure authorized by a valid building permit. This shall not exempt any fill made with the material from such 

excavation nor exempt any excavation having an unsupported height greater than five feet after the completion of 

such structure; 
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(2) Maintenance of existing driveways or private access roads within their existing road prisms; provided, that the 

performance and restoration requirements of this chapter are met and best management practices are utilized to 

protect water quality; 

(3) Any grading within a publicly owned road right-of-way, provided this does not include clearing or grading that 

expands further into a critical area or buffer; 

(4) Clearing or grading by a public agency for the following routine maintenance activities: 

(a) Roadside ditch cleaning, provided the ditch does not contain salmonids; 

(b) Pavement maintenance; 

(c) Normal grading of gravel shoulders; 

(d) Maintenance of culverts; 

(e) Maintenance of flood control or other approved surface water management facilities; 

(f) Routine clearing within road right-of-way; 

(5) Cemetery graves; provided, that this exception does not apply except for routine maintenance if the clearing or 

grading is within a critical area as regulated in Chapter 21A.50 SMC; 

(6) Minor stream restoration projects for fish habitat enhancement by a public agency, utility, or tribe as set out in 

Chapter 21A.50 SMC; 

(7) Any clearing or grading that has been approved by the director as part of a commercial site development permit 

and for which a financial guarantee has been posted; 

(8) The following activities are exempt from the clearing requirements of this chapter and no permit shall be 

required: 

(a) Normal and routine maintenance of existing lawns and landscaping, including up to 50 cubic yards of top soil, 

mulch, or bark materials added to existing landscaped areas subject to the limitations in critical areas and their 

buffers as set out in Chapter 21A.50 SMC; 

(b) Emergency tree removal to prevent imminent danger or hazard to persons or property;  

(c) Normal and routine horticultural activities associated with commercial orchards, nurseries, or Christmas tree 

farms subject to the limitations on the use of pesticides in critical areas as set out in Chapter 21A.50 SMC. This does 

not include clearing or grading in order to develop or expand such activities; 

(d) Normal and routine maintenance of existing public park properties and private and public golf courses. This 

does not include clearing or grading in order to develop or expand such activities in critical areas; (Emphasis 

added). 
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