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BACKGROUND 
 
Proposal Description 
 
This proposal is for amendments to the Land Use Code requirements for Bed and Breakfast (B&B) 
uses in single-family and multifamily zones (Sections 23.44.018, 23.44.051, 23.45.116, 23.45.160, and 
23.54.015). The amendments would provide the ability to establish B&Bs as accessory administrative 
conditional uses in single-family and multifamily zones. The amendments would provide general 
provisions, including allowable interior and exterior alterations consistent with development standards of 
the underlying zone and dispersion requirements. The amendments would also provide a set of criteria 
for lessening impacts that must be met in order for administrative conditional approval of a specific 
proposal to be granted. Section 23.54.015 is amended to include Bed and Breakfast as a use requiring 
one parking space for each dwelling unit, plus one parking space for each two guest rooms. 
 
 
ANALYSIS - OVERVIEW 
 
The following describes the analysis conducted to determine whether or not the proposal would have a 
probable significant adverse environmental impact. This threshold determination is based on: 
 

• the proposal, as described above and other documents; 
• the information contained in the SEPA checklist; 
• additional information, such as analyses prepared by City staff; and 
• the experience of DPD analysts in reviewing similar documents and actions. 
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ELEMENTS OF THE ENVIRONMENT 
 
Adoption of the proposed amendments would result in no immediate adverse short-term environmental 
impacts because the adoption would be a non-project action.  The discussion below generally evaluates 
the potential long-term impacts that might conceivably result from differences in future land use patterns 
due to the proposed amendments. 
 
Natural Environment 
 
Noise 
 
Future bed and breakfast uses enabled by the proposed code amendments are unlikely to result in 
significant adverse noise impacts. With the proposed size limitations, typical levels of noise generated 
from a B&B would not likely generate significantly more noise than could be generated by other 
permitted residential uses in single-family or multifamily zones. Currently, single-family residences in 
single-family zones may accommodate up to eight unrelated individuals who may generate noise by 
typical activities such as coming and going in automobiles and other motorized vehicles, engaging in 
outdoor activities, playing music or hosting parties. During a typical operation, a B&B would likely be 
able to accommodate its activities indoors without excessive noise generation and operate similar to a 
single-family residence. B&B owners would have an expectation of peace and quiet for the sake of 
guests’ rest in late evening hours and would be required to have a plan to encourage guests to be 
respectful of residential neighbors, a plan that would include quiet hours, limits on programmed on-site 
outdoor activities, and policies regarding parking. 
 
Built Environment 
 
Land Use  
 
Bed & Breakfasts which are already-operating are allowed within single-family and multifamily zones 
per Land Use Code Sections 23.44.051 and 23.45.160. This implies that B&Bs are a compatible use 
within these residential zones when they comply with the requirements.  Except for a sign as permitted 
by 23.55.020 or 23.55.022, there would be no evidence of the bed and breakfast use from the exterior 
of the structure. Also, in both single-family and multifamily zones, the owners’ residency requirement, 
the limitation on outside employees, and the limitation on number of guest rooms and total guests tend to 
limit activity levels in a way that supports compatibility. With these provisions, the character of the 
single-family and multi-family zones—their density, development pattern and intensity of use—can be 
maintained.  
 
In single-family and in multifamily zones the lot line of a property containing a bread and breakfast use 
must normally be located six hundred feet from any lot line of another legally established B&B in order 
to ensure substantial separation between these uses. 
 
Although bed and breakfast uses are not specifically mentioned in the City’s Comprehensive Plan land 
use policies, the general provisions and criteria of approval of the proposed amendments should 
maintain overall compatibility with surrounding land uses and the overall character of single-family and 
multifamily zones. Bed and breakfast uses in single-family and multifamily zones would remain consistent 
with the City’s land use plans and policies. 
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Height/Bulk/Scale 
 
Because any interior or exterior alterations of the structures within which the bread and breakfast uses 
will be permitted must be consistent with the development standards of the underlying zones,  this 
proposal does not have significant adverse height, bulk or scale impact implications. 
 
Transportation 
 
The proposed non-project action would result in no direct adverse impacts on transportation. The 
Institute of Transportation Engineers (ITE) does not publish a vehicle trip generation rate for B&B uses. 
For future development of individual B&Bs, a reasonable daily vehicle trip generation rate for a 3-room 
B&B can be estimated by making a few assumptions. If each nightly guest group arrived via car, dined 
out and returned, then left the next morning, their traffic volumes would be 4 vehicle trips per occupant, 
or 12 daily vehicle trips. If each of the two possible outside employees arrived and departed once daily, 
that would account for 4 vehicle trips. If the home’s residents followed typical residential patterns, they 
would generate up to approximately 8-10 daily vehicle trips. The maximum total trip generation using 
these assumptions would be 24-26 vehicle trips per day, compared to approximately 8-10 for a typical 
single family home occupied by one family (a home with several unrelated individuals could generate 
more daily traffic than 8-10 trips). These trips would likely occur in typical daytime and evening hours, 
with roughly half occurring in the late afternoon and early evening hours. The resulting potential traffic 
volumes and patterns are not likely to affect traffic operations in a significant adverse manner in any of 
the city’s single-family or multifamily neighborhoods. 
 
As noted in the Land Use discussion, the dispersion criteria that must be met by a B&B which is 
proposed would normally prevent concentrated increases in overall traffic activity. Furthermore, among 
the criteria that must be met by a proposed B&B is a requirement that the intended use must be in an 
area well served by transit and the proprietor of a proposed B&B must provide the B&B’s patrons with 
information regarding transit availability.  
 
With adherence to parking requirements in Section 23.54, a bed and breakfast use of up to 3 guest 
rooms in either a single-family or multifamily zone is not likely to generate significant levels of off-site 
parking demand on adjacent streets. If one or two off-street parking spaces are provided, then the 
potential on-street parking demand from a new B&B would likely be one or two spaces. 
 
The proposed amendments, requiring an administrative conditional use process for approval of a 
proposed B&B in either a single-family or multifamily zone, will ensure public input into the analysis.  In 
authorizing a conditional use, the Director of the Department of Planning and Development may address 
adverse negative impacts from traffic or other sources, and requirements or conditions deemed 
necessary for the protection of other properties in the area may be imposed to mitigate any adverse 
negative impacts of the proposal. 
 
 
DECISION 
 
[X]   Determination of Non-Significance.  This proposal has been determined to not have a significant 

adverse impact upon the environment.  An EIS is not required under RCW 43.21C.030(2)(c). 
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[   ]  Determination of Significance.  This proposal has or may have a significant adverse impact upon 

the environment.  An EIS is required under RCW 43.21C.030(2)(c). 
 
 
 
Signature:  (signature on file)   Date:  October 6, 2005  
  Michael Dorcy 
  Senior Land Use Planner 
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