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SUMMARY OF PROPOSED ACTION 
 
Land Use Application to replace existing carport with a 515 sq. ft. attached garage in the required front 
and side yards.   
 
The following approval is required: 
 

Variance - To allow attached garage in required front and side yards. 
(Seattle Municipal Code Section 23.44.016D).   

 
 
SEPA DETERMINATION:   [X]   Exempt   [   ]   DNS   [   ]   MDNS   [   ]   EIS 
 

[   ]   DNS with conditions 
 

[   ]   DNS involving non-exempt grading, or demolition, or 
involving another agency with jurisdiction. 

 
 
BACKGROUND DATA
 
Subject Site and Vicinity
 
The subject property is zoned Single Family 5000 (SF5000) and is also located in an Urban Residential 
Shoreline environment.  The site is bounded by Riviera Place NE on the west and Lake Washington on 
the east at approximately NE 135th Street.  The Burke-Gilman Trail is runs directly adjacent to Riviera 
Place NE on the west in this vicinity.  Zoning is SF5000 for all parcels along the Lake Washington 
waterfront and changes to Single Family 9600 (SF9600) across Riviera Place NE to the west of the 
subject site.  The vicinity developed predominately with single family residences.   
 



Application No. 3009611 
Page 2 of 3 

The site slopes approximately eight feet from the right-of-way to 
the water’s edge.   
 
Proposal Description 
 
The proposed project includes construction of new garage 
replacing an existing carport.  The applicant is requesting a 
variance to allow locating the new garage 5 feet into the required 
front yard and 4 feet 7 inches into the required side yard.   
 
Public Comment
 
No comments were received during the comment period, which 
ended on October 29, 2008.   
 
 
ANALYSIS - VARIANCE 
 
Variances from the provisions or requirements of the Land Use Code shall be authorized only when all 
of the following facts and conditions are found to exist: 
 
1. Because of unusual conditions applicable to the subject property including size, shape, 

topography, location or surroundings, which were not created by the owner or applicant, the 
strict application of this Land Use Code would deprive the property of rights and privileges 
enjoyed by other properties in the same zone or vicinity; and 

 
The subject property is located on a narrow street, Riviera Place NE, adjacent to the shoreline of Lake 
Washington.  In this location, Riviera Place is approximately 20 feet wide and ends at the applicant’s 
property.  There is also an unopened right-of-way adjacent to the site that the applicants use to park 
vehicles.  The applicant and the neighbor on the other side of the unopened right-of-way pay annual 
rent to the city for the use of the right-of-way.  Because of required shoreline setbacks, most 
residences along this section of Riviera Place are built close to the existing, narrow roadway.  Most 
homes have garages that are at, or close to, the property lines along the roadway. 
 
The conditions on the subject property are the same, or similar to, those of other property owners in 
the vicinity and the strict application of the Land Use Code would deprive the property of rights and 
privileges enjoyed by other properties in the same zone or vicinity. 
 
2. The requested variance does not go beyond the minimum necessary to afford relief and does 

not constitute a grant of special privilege inconsistent with the limitations upon other 
properties in the vicinity and zone in which the subject property is located; and 

 
The applicant is requesting a variance to intrude five feet into the required front yard of 10 feet and 
four feet seven inches into the required side yard of five feet in order to construct a 515 square foot 
garage capable of accommodating two vehicles.  This is the typical size for a two-car garage in the 
vicinity.  If the owner built a one-car garage, they would have to continue parking a vehicle in the 
city-owned right-of-way adjacent to the parcel.  The two-car garage is, therefore, the minimum 
necessary to afford relief and does not constitute a grant of special privileges inconsistent with the 
limitations upon other properties in the vicinity and zone. 
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3. The granting of the variance will not be materially detrimental to the public welfare or 
injurious to the property or improvements in the zone or vicinity in which the subject property 
is located; and  

 
The two-car garage is not out of scale with existing structures on the block and is therefore, not 
materially detrimental to the public welfare.  Many properties along this stretch of Riviera Place have 
two-car garages located within the required yards and, in many cases, up to the edge of the roadway.  
The proposed garage is still approximately five feet from the property line at the front yard. 
 
4. The literal interpretation and strict application of the applicable provisions or requirements of 

this Land Use Code would cause undue hardship or practical difficulties; 
 
The strict application of the Land Use Code would cause undue hardship or practical difficulties.  The 
proposed two-car garage will be replacing an existing carport in roughly the same location.  A code-
complying, single-car garage would allow only one car to be parked off of the right-of-way in this 
vicinity.  Because the right-of-way is so narrow, there is no other place to park a vehicle.   
 
5. The requested variance would be consistent with the spirit and purpose of the Land Use Code 

regulations for the area. 
 
The purpose of the Land Use Code is to protect and promote public health, safety and the general 
welfare through a set of regulations and procedures for the use of land which conforms to the City’s 
land use policies.  It is the responsibility of the City to preserve and protect areas that are currently in 
predominantly single-family residential use.  The construction of the two-car garage, in this case, is in 
character with the patterns of surrounding development where two-car garages are predominant.  The 
Land Use Code would prevent the applicant’s intention of providing parking for two cars on his 
property. 
 
 
DECISION - VARIANCE
 
 
The request for a variance to construct a garage in the required front and side yards 
(SMC23.44.016D1&2) is CONDITONALLY GRANTED. 
 
CONDITIONS –VARIANCE 
 
Prior to Issuance 
 
1.  Applicant shall update plans to include zoning corrections requiring shoreline height calculations. 
 
 
 
Signature:    (signature on file)     Date:  February 5, 2009 

Marti Stave, Land Use Planner 
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