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Snohomish County

City of Shoreline - focusing new growth in Transportation Corridors
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SR 99/Aurora from auto dominated commercial strip monocultureTo a new reality of multi-modal, mixed use “centers” and nodes



AFTER:   Mile 2 of the Aurora project through Town Center:  undergrounded 
utilities  new sidewalks  new light standards  landscaped medians  BRT lanesutilities, new sidewalks, new light standards, landscaped medians, BRT lanes



The Business Access/Transit lanes in Aurora will accommodate              The Business Access/Transit lanes in Aurora will accommodate              
Bus Rapid Transit service with 10 minute headways at peak hourBus Rapid Transit service with 10 minute headways at peak hourBus Rapid Transit service with 10 minute headways at peak hourBus Rapid Transit service with 10 minute headways at peak hour



Factors that led Shoreline to a Hybrid Form and Character-Based Code

Factor
Traditional
‘Euclidean’
Zoning (RB)

100% Form Based 
Code
(FBC)

Town Center Hybrid Form 
& Character (TC)

Fit f k f Cit P d d 2009 Cit Vi i Diffi lt t k bli C it f ili ithFit framework of City-
wide Vision and 
Subarea Plan 
policies/codes

Preceded 2009 City Vision 
and Plan

Difficult to make public 
comfortable with 
prescriptive 
“Regulating Plan”

Community familiar with 
approach of discrete 
subarea plans and 
implementing codes

User friendly format Not very 95% text; 5% Very heavy graphic 50% text 50% graphics isUser-friendly format Not very.  95% text; 5% 
graphics

Very heavy graphic 
orientation a plus

50% text, 50% graphics is 
user friendly

Balance of certainty 
and flexibility

Inflexible and confusing 
use categories and 
density caps; cost delay

Flexibility of very broad 
use/density categories, 
high certainty from

Flexibility of broad 
use/density categories, 
certainty of standards butdensity caps; cost, delay 

and uncertainty due to 
SEPA and appeals

high certainty from 
prescriptive details

certainty of standards, but 
less prescriptive than FBC.  
No SEPA , no appeal to 
Council

Improve walkability Generic street frontage, Creates public realm by Same as FBC. Also, capitalImprove walkability 
and public realm in 
public right of ways

Generic street frontage, 
rather than “complete 
streets” improvements 

Creates public realm by 
orienting building form 
to role of serving street

Same as FBC.  Also, capital 
projects identified

Cost to prepare code N/A.  Inherited from King 
County

Estimated six figures 
for consultant

$20K consultant budget and 
in house staff worky

Ability of staff to 
administer code

Ease of familiarity Would depend on 
details and staff training

Eased by reliance on 
graphic standards and some 
traditional code



City of Shoreline Comprehensive Plan
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OTHER 
PLANNING 
ACTIVITES 

RCW 36 70A 120

CAPITAL 
BUDGET 

RCW 36.70A.120

DEVELOPMENT 
REGULATIONS

• Town Center   
Zoning Code RCW 36.70A.120Zoning Code
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• Building Code

Vertical 
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PROGRAMS &
POLICIES

DEVELOPMENT 
PERMITS

• Administrative Design

C y

CAPITAL PROJECTS
• Aurora Project
• Interurban Trail
• Heritage Park

POLICIES
• Property Tax 

Exemptions
• Shoreline Farmer’s 

MarketAdministrative Design 
Review permits

• Short/Long Plats

g
• Midvale Avenue 







Increased density served by transit, serves sustainability by 
reducing vehicle miles travelled and GHG emissions            
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A study by the University of British Columbia quantified the relationship 
between decreases in CO2 emissions and increases in residential densitybetween decreases in CO2 emissions and increases in residential density



Subarea Plan policies provide direction re: desired form and use



Subarea Plan policies provide direction re: programs and investments



Town Center form and character Hybrid CodeTown Center form and character Hybrid Code



Hybrid Form and CharacterHybrid Form and Character--Based CodeBased Code

 Regulate what matters Regulate what matters 
most to the community andmost to the community andmost to the community and most to the community and 
let the market decide let the market decide 
details of use, density, and details of use, density, and 
timingtiming
P id b l fP id b l f Provide balance of Provide balance of 
certainty and flexibility that certainty and flexibility that 
attracts developers and attracts developers and 
investorsinvestors

 Provide clear and graphic Provide clear and graphic 
illustration of key building illustration of key building 
and site requirementsand site requirements

 Create “place” by Create “place” by 
coordinating design on coordinating design on 
private lots with design of private lots with design of 
the public realmthe public realmthe public realm  the public realm  



Town Center Zoning Map: 
four sub districts and three street typesfour sub-districts and three street types
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Marketing Shoreline Marketing Shoreline 
Town Center as an 
investment opportunity pp y
for new development 
and businesses



Thank you!y

Joseph W Tovar FAICPJoseph W. Tovar, FAICP
101 Stewart St., Ste. 350
Seattle, WA 98101    Tel: 425.263.2792  Email: joe@inovapcd.com    

Article at: http://www.mrsc.org/focus/pladvisor/pla0212.aspxArticle at:  http://www.mrsc.org/focus/pladvisor/pla0212.aspx


