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CITY OF SEATTLE 
ANALYSIS AND DECISION OF THE DIRECTOR OF 

THE DEPARTMENT OF PLANNING AND DEVELOPMENT 
 
 
Application Number: 3007473 
  
Applicant Name: Nancy McKinney for the Ballard Food Bank 
  
Address of Proposal: 7001 24th Ave NW 
 
 
SUMMARY OF PROPOSED ACTION 
 
Land Use Application to allow a 2,727 sq. ft. expansion to an existing institution (1,492 sq. ft. 
indoor area, 1,235 sq. ft. outdoor storage) (Ballard Food Bank).  Total size after expansion will 
be 5,364 sq. ft. (3,520 sq. ft. indoor area, 1,844 sq. ft. outdoor storage, including storage 
buildings).  Re-use of existing areas only; no construction proposed.  Three existing residential 
units and one parking space to remain. 
 
The following approval is required: 
 
 Administrative Conditional Use - To expand an institution not meeting development 

standards in a Lowrise 2 Residential Commercial (L2-RC) zone.  (Seattle Municipal 
Code Chapter 23.45.116 and 122) 

 
 
BACKGROUND DATA 
 
Site and Vicinity Description 
 
The site is located on the northwest corner of NW 70th St and 24th Ave NW.  The site is located 
within a Multi-family Lowrise 2 Residential/Commercial zone (L-2 RC).  Nearby zones include 
Lowrise 2 (L2) to the south and Single Family 5000 (SF 5000) to the north, west, and east.   
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The subject property 
includes an existing 
institution (Ballard Food 
Bank).  Surrounding uses 
include single family to 
the north and west and 
multi-family residential 
to the south and east.  
Nearby institutions 
include a church to the 
west on the northeast 
corner of 26th Ave NW 
and NW 70th St, which is 
one block (approximately 
260’) to the west.  
Another church is located 
to the east, at the 
northeast corner of 23rd 
Ave NW and NW 70th St 
(2 blocks, or approximately 605’ away).   For illustrative purposes only 
 
This site is located in the north end of the Ballard Neighborhood, but is not located within any 
Urban Village overlay area.  There is one arterial street bordering the site, 24th Ave NW.  The 
area is characterized by single family and multifamily uses, with two nearby institutions 
(churches).  The surrounding area slopes slightly down to the south.   
 
The Food Bank was permitted under a previous Administrative Conditional Use Permit.  The 
permit was published but never issued, so the applicant submitted an application to establish use 
for the record (DPD application #6151325).  Under the previous Administrative Conditional Use 
Permit, there was an agreement between the Food Bank and the neighborhood, stating the Food 
Bank would operate under certain conditions (“North End Emergency Fund Action Plan” dated 
March 15, 1995 and Attachment A, “Good Neighbor Policy”).   
 
Proposal Description 
 
The size of Food Bank reviewed under the previous ACU was 2,637 square feet in size (2,028 
square feet interior space and 609 square feet outdoor storage area).  The remainder of the 
building at 7001 24th Ave NW included a 1,492 square foot retail store with 2,108 square feet of 
residential use (3 apartments) above.   
 
The Food Bank has expanded to the previous retail area of the building (1,492 square feet), and 
added 1,235 square feet of outdoor storage area.  This expansion will be analyzed in this 
Administrative Conditional Use review.   
 
No construction or grading is associated with this review; it is for change of use only.  No 
changes are proposed to the residential areas of the building or the on-site parking.   
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Public Comment 
 
Public notice of the application was posted and mailed on November 1, 2007 with notice of a 
revised application posted and mailed on December 13, 2007.  82 people submitted public 
comments.  Public comments included 11 letters of support for the project (signed by 74 people) 
and 7 letters with concerns regarding the Food Bank operations (signed by 8 people).   
 
Concerns included blocking of the alley entrance at NW 70th St, lack of parking, unsafe loading 
on NW 70th St, dumpsters blocking visibility for vehicles leaving the alley at NW 70th St, lack of 
dumpster capacity, dumpster odor problems, litter on the street and sidewalk, customers loitering 
on nearby private properties and in the alley, an increasing number of people served by the Food 
Bank, the Food Bank location adjacent to single family residences, and the Food Bank not 
meeting the previous Administrative Conditional Use approval conditions. 
 
ANALYSIS - ADMINISTRATIVE CONDITIONAL USE
 
Residential Commercial Conditional Uses 

SMC 23.46.006A. Conditional use provisions of the applicable residential zone shall apply to 
all noncommercial conditional uses. 

Food banks are considered a type of “community center” which is an Institutional use in the 
Land Use Code.  Institutions are noncommercial uses.  Therefore, the Administrative 
Conditional Use provisions of the L-2 zoning apply to this proposal. 
 
Lowrise 2 General Provisions 
SMC 23.45.004.A.  The following principal uses are permitted outright in all multifamily 
zones: 
 

7.  Institutions meeting all development standards;  
 
SMC 23.45.090.A.  The establishment of new institutions, such as religious facilities, 
community centers, private schools and child care centers, which meet the development 
standards of Sections 23.45.092 through 23.45.102, shall be permitted outright in all 
multifamily zones. Institutions not meeting all the development standards of these sections 
may be permitted as administrative conditional uses subject to the requirements of Section 
23.45.122. 

 
The Land Use Code allows institutions as a use permitted outright if the proposal meets all 
development standards.  Since the institution is located in an older existing building, the 
proposed use would not meet the L-2 zone development standards for setbacks, landscaping 
screening, parking amount and location, and dispersion from other institutions.  The proposed 
use is therefore required to meet the criteria for an Administrative Conditional Use. 
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SMC 23.45.116  Administrative Conditional Use – General Provisions 

A.  Only those uses identified in this subchapter as conditional uses may be authorized as 
conditional uses in multifamily zones. The master use permit process shall be used to 
authorize these uses. 

Institutions not meeting development standards are permitted as conditional uses in multi-family 
zones.  A food bank is defined in the Land Use Code as a “community center,” which is a type of 
institution. 

B.  Unless otherwise specified in this subchapter, conditional uses shall meet the development 
standards for uses permitted outright in Subchapter I. 

As described in the analysis for 23.45.090.A, the proposed use would be located within existing 
structures at an existing site, with no changes to the structures or site.  The existing structures 
and site do not meet the development standards for uses permitted in Subchapter I.  Therefore, 
the proposed use is required to meet the criteria for an Administrative Conditional Use.   

C.  The Director may approve, condition or deny a conditional use. The Director's decision 
shall be based on a determination whether the proposed use meets the criteria for 
establishing a specific conditional use and whether the use will be materially detrimental 
to the public welfare or injurious to property in the zone or vicinity in which the property is 
located. 

This decision shall be based on whether the proposed use meets the development criteria and 
conditional use criteria as described in SMC 23.45.122 A through D.  An institution (Ballard 
Food Bank) has operated at this site since 1992.  The City recognizes the public benefit that 
institutions such as these have made by providing cultural opportunities to their communities.  
The criteria for establishing this expansion shall be examined, and the project will be conditioned 
to attempt to mitigate any detriment or injury to property in the vicinity.   

D. In authorizing a conditional use, the Director may mitigate adverse negative impacts by 
imposing requirements and conditions deemed necessary for the protection of other 
properties in the zone or vicinity and the public interest. 

The criteria described in SMC 23.45.122 A through D is used to evaluate the proposal and 
condition, if necessary, to protect other properties and the public interest. 

E.  The Director shall issue written findings of fact and conclusions to support the Director's 
decision. 

Findings and conclusions are included in the following analysis. 
 
F.  Any authorized conditional use which has been discontinued shall not be reestablished or 

recommenced except pursuant to a new conditional use permit.  The following shall 
constitute conclusive evidence that the conditional use has been discontinued: 
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1. A permit to change the use of the property has been issued and the new use has been 
established; or 

2.  The property has not been devoted to the authorized conditional use for more than 
twenty-four (24) consecutive months. 

 
The use at this site has not been discontinued. 
 
 
 
SMC 23.45.122 Institutions other than public schools not meeting development standards. 
 
Institutions other than public schools which do not meet development standards established in 
Section 23.45.090 may be permitted in multifamily zones as administrative conditional uses.  
The following criteria shall be used to evaluate and/or condition the proposals 
 
Institutions meeting all development standards are allowed in the Lowrise zones.  This proposal 
does not meet several development standards and so must be reviewed under SMC 23.45.122.  
The Director may mitigate adverse negative impacts by imposing requirements and conditions 
deemed necessary. 

A.  Bulk and Siting.  In order to accommodate the special needs of the proposed institution, 
and to better site the facility with respect to its surroundings, the Director may modify the 
applicable development standards for modulation, landscaping, provision of open space, 
and structure width, depth and setbacks. In determining whether to allow such 
modifications, the Director shall balance the needs of the institution against the 
compatibility of the proposed institution with the residential scale and character of the 
surrounding area. 

The structures at this site are already constructed and most of the site has been in use by the 
institution for a number of years.  The Food Bank has expanded to occupy more of the building 
and outdoor storage area, but no additional structures have been constructed or are proposed.  As 
noted above, the existing structures and site do not meet several of the development standards for 
institutions in an L-2 zone.   

The Food Bank has worked with nearby neighbors to form an updated “Good Neighbor 
Agreement” which is dated 1/6/08 and supplements the 1995 North End Emergency Fund Action 
Plan and Good Neighbor Policy.  This agreement serves to condition the proposal to minimize 
impacts of the Food Bank operations on nearby residential areas.  The agreement shall be 
implemented as conditioned by this decision and serves to adequately mitigate impacts of scale 
and character to the surrounding area. 

B.  Dispersion Criteria. An institution which does not meet the dispersion criteria of Section 
23.45.102 may be permitted by the Director upon determination that it would not 
substantially aggravate parking shortages, traffic safety hazards, and noise in the 
surrounding residential area. 

The Food Bank site is located approximately 260’ from another institution (a church to the west).  
The peak hours of operation at the church are Sunday morning, with perhaps occasional evening 
events.  The hours of operation at the Food Bank are detailed in the 1/6/08 Good Neighbor 
Agreement: 
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 Wednesdays and Thursdays 11:00am – 3:00pm:  food distribution to clients 
 Tuesdays through Thursdays 11:00am – 3:00pm:  mail service, emergency financial 

assistance and clothing for clients 
 

A parking study during Food Bank food service hours indicated some parking shortage within 
approximately 350’ of the Food Bank, with plentiful on-street parking beyond that distance.  On-
street parking within 800 feet of the Food Bank remained very low usage at this time.   
 
Neighbors have expressed concern with clients blocking the alley while loading and unloading, 
creating parking and traffic safety hazards on NW 70th St.  The 1/6/08 Good Neighbor 
Agreement indicates that the Food Bank agrees to regulate delivery vehicles and client vehicles 
near the site to prevent blocking of the alley, fire hydrant, or travel lanes on the street. 
 
The hours of operation of the nearby church are opposite the hours of service of the Food Bank.  
Parking shortages have been found not to be a problem within 800 feet of the Food Bank site 
during Food Bank hours of operation.  The 1/6/08 Good Neighbor Agreement provides 
conditions that will mitigate vehicle safety issues.  The Food Bank use is not expected to 
generate significant noise levels.  Therefore, the proposed expansion of the Food Bank use would 
not substantially aggravate any parking shortages, traffic safety hazards or noise in the 
surrounding residential area. 

C.  Noise. The Director may condition the permit in order to mitigate potential noise problems. 
Measures to be used by the Director for this purpose include, but are not limited to the 
following: landscaping, sound barriers or fences, mounding or berming, adjustments to 
yards or the location of refuse storage areas, or parking development standards, design 
modification and fixing of hours for use of areas. 

The proposal will not increase noise at this location.  The majority of the activities will be 
located inside the building.  The primary entry is located at the southeast corner of the building, 
the furthest location from adjacent residences. 
 
D.  Transportation Plan. 

1.  A transportation plan shall be required for proposed new institutions and for those 
institutions proposing expansions which are larger than four thousand (4,000) square 
feet of structure area and/or required to provide twenty (20) or more parking spaces. 

 
The Food Bank has expanded into the existing building; occupying area previously occupied by 
a retail use (1,492 square feet), and added 1,235 square feet of outdoor storage area.  The total 
area of expansion is 2,727 square feet.  No additional parking is proposed.  The proposal does 
not trigger the requirement for a transportation plan under this criterion. 
 

3.  The Director may condition a permit to mitigate potential traffic and parking problems. 
Measures which may be used by the Director for this purpose include, but are not 
limited to, the following: 
a.  Implementing the institution's transportation plan to encourage use of public or 

private mass transit; 
b.  Increasing on-site parking or loading space requirements to reduce overflow of 

vehicles into the on-street parking supply; 
c.  Changing access and location of parking; 
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d.  Decreasing on-site parking or loading space requirements, if the applicant can 
demonstrate that less than the required amount of parking is necessary due to the 
specific features of the institution or the activities and programs it offers. In such 
cases, the applicant shall enter into an agreement with the Director, specifying the 
amount of parking required and linking the parking reduction to the features of the 
institution which justify the reduction. Such parking reductions shall be valid only 
under the conditions specified, and if those conditions change, the standard 
requirement shall be satisfied. 

 
The 1/6/08 Good Neighbor Agreement includes adequate conditions to mitigate traffic impacts 
from the proposed expanded use.  Therefore, no additional traffic or parking conditions are 
required. 
 
DECISION - ADMINISTRATIVE CONDITIONAL USE 
 
The conditional use application is CONDITIONALLY APPROVED.   
 
 
CONDITIONS - ADMINISTRATIVE CONDITIONAL USE 
 
Prior to Issuance of a Master Use Permit 
 
1. The plans shall be revised to include the 1/6/08 Ballard Food Bank and North End 

Emergency Fund Good Neighbor Agreement (established 2007) and the 1995 North End 
Emergency Fund Action Plan and Good Neighbor Policy (see attachments to this 
decision).  The North End Emergency Fund Good Neighbor Agreement (established 
2007) shall be implemented for the duration of the Ballard Food Bank/North End 
Emergency Fund occupation of this site. 

 
For the Life of the Project 
 
2. The Ballard Food Bank and North End Emergency Fund shall continue to operate in 

accordance with all conditions of the 1/6/08 Ballard Food Bank and North End 
Emergency Fund Good Neighbor Agreement. 

 
 
 
Signature:   (signature on file)      Date:  February 11, 2008 

Shelley Bolser AICP, Land Use Planner 
Department of Planning and Development 

 
 
SKB:ga 
I:\BolserS\DOC\ACU\3007473\3007473.McKinney.BallardFoodBank.doc 
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	Department of Planning and Development 
	D. M. Sugimura, Director 
	Prior to Issuance of a Master Use Permit 
	 
	For the Life of the Project 
	Signature:   (signature on file)      Date:  February 11, 2008 



