A CITY OF Mountlake Terrace Planning Commission

maaaes: MOUNTLAKE Meeting Agenda
BE B TERRACE Wednesday, May 27, 2026, 7:00 PM

Mountlake Terrace City Hall, and via Telephone or
Teleconference

AGENDA

1.  Call to Order

2.  Attendance Roll Call

3.  Approval of the May 11, 2026 Meeting Minutes

4.  General Public Comment

5.  Public Hearing: R-Districts Amendments (Ch. 19.30 and 19.32 MTMCQC)

6. Director's Report

7.  Miscellaneous Business by Call of Planning Commissioners

8.  Adjournment

To listen to the meeting via telephone, call 1-253-215-8782. To watch the meeting online: 1) Go
to _https://zoom.us/join; 2) Enter meeting ID 832 0588 1330 and click “join”. No passcode needed.

The City of Mountlake Terrace strives to provide access and services to all members of the public. Please
notify the City at least one week prior to the event if reasonable accommodations are needed.
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City of Mountlake Terrace
Guidelines on Addressing the Planning Commission

The Planning Commission welcomes public input at the appropriate time during a public meeting. If you wish
to address the Commission, you will be called on when your hand is raised and recognized by the Planning
Commission Secretary.

Anyone who is addressing the Planning Commission will need to state their name and city of residence at the
beginning of their testimony, or comments.

To comment on an item not listed on the agenda, please address the Planning Commission at the time listed on
the agenda as public comment.

To comment on an item listed on the agenda, please do so when the Chair calls for public comment during that
particular agenda item.

Unless the Planning Commission Chair directs otherwise, comments on any item should not exceed five
minutes per person.

To provide public comment or testimony remotely (via Zoom or telephone), please refer to the Public
Comment and Public Hearing Testimony Protocol on the city website
https://www.cityofmlt.com/458/Planning-Commission.

To submit written public comment or hearing testimony, mail to/drop off at City Hall (23204 58th Avenue W.,
Mountlake Terrace, WA 98043) or email remarks to Jennifer Joki, jjoki@mltwa.gov, no later than 4 p.m. on the
public hearing date.

No person shall make personal attacks or threatening remarks while addressing the Council which disrupts,
disturbs, or otherwise impedes the orderly conduct of the meeting. All hate speech will be construed as
threatening remarks.

Purpose of Work Sessions

Occasionally the Planning Commission will discuss City topics in the form of a Work Session. The purpose of
Work Sessions is for the Commission to collectively discuss ideas with each other, as well as observe staff
presentations on selected topics. While the Planning Commission cannot take any official actions during a
Work Session, the public is welcome to speak regarding an item before the Work Session begins. The public is
always welcome to attend and monitor Planning Commission Work Sessions.
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MOUNTLAKE TERRACE PLANNING COMMISSION
MEETING MINUTES

aee: MOUNTLAKE
HEEE TERRACE

MAY 11, 2026

1. Call to Order
Chair Bautista called the meeting to order at 7:04 pm.

2. Attendance Roll Call

Commissioners Present

Chair Bautista (via Zoom)

Vice Chair Bettcher

Commissioner Thompson (arrived 7:09 pm)
Commissioner Wu (via Zoom)

Commissioner Morgan (via Zoom, left at 8:13 pm)

Commissioners Absent
Commissioner Stenson
Commissioner Finch

Motion to excuse Commissioner Stenson was made by Vice Chair Bettcher and
seconded. Motion passed 4-0.

Consulting Staff
None

City Staff Present
Community Development Director Brooke Eidem
Planning Commission Secretary Shannon Olsen

3.  Approval of the April 27, 2026 Meeting Minutes

The 04/27/26 meeting minutes were accepted as presented.

4. General Public Comment

None.

5. R-Districts Amendments (Ch. 19.30 and 19.32 MTMC)
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Community Development Director Brooke Eidem presented on this topic to include
changes to MTMC chapters 19.30 and 19.32 regarding residential districts, including the
FAR ratio and dimensional requirements, design standards, and next steps.

Eidem responded to questions and comments from the Planning Commission. Discussion

of when the next Planning Commission meeting would happen was held, as it would fall
on the holiday. Consensus was May 27th.

6. Update to Administration and Procedures

Community Development Director Brooke Eidem presented on this topic to include
repealing MTMC chapter 18.05 which concerns administrative procedure and permit
processes, MTMC chapter 18.25 concerning public notification of major land use, and
MTMC chapter 19.10 concerning general administration, and amending MTMC chapters
18.10 concerning the comprehensive plan, 19.110 concerning zoning permits, and 19.120
concerning general provisions, and next steps.

Eidem responded to questions and comments from the Planning Commission.

The Planning Commission took a verbal consensus to recommend the changes to City
Council. Informal vote was 5-0 in favor.

7. Mixed Use District

Community Development Director Brooke Eidem presented on this topic to include
changes to Gateway Mixed-Use (GMU) and Neighborhood Mixed-Use (NMU) districts
regarding what permitted uses should be allowed there (ie. daycare, grocery store,
entertainment, residential use, etc) and next steps.

Eidem responded to questions and comments from the Planning Commission.

8. Director's Report

Community Development Director Brooke Eidem presented on this topic to include a
reminder to take the building survey that is currently open.

9. Miscellaneous Business by Call of Planning Commissioners

Commissioner Thompson reminded the Planning Commission of the changed date for the
next Planning Commission meeting from May 25th to May 27th.

10. Adjournment
Meeting adjourned at 8:57 pm
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Item: 5.
A CITY OF

maaaeds MOUNTLAKE
EE TERRACE

PLANNING COMMISSION STAFF REPORT

FROM: Brooke Eidem, Community Development Director
DATE: May 27, 2026
SUBJECT: Public Hearing: R-Districts Amendments (Ch. 19.30 and 19.32 MTMC)

SUBJECT SUMMARY:

The Planning Commission will hold a public hearing to make a recommendation to the City
Council on amendments to Chapters 19.30 and 19.32 MTMC related to the Residential Districts.

PUBLIC HEARING PROCEDURE:

a. Chair opens hearing

b. Staff presentation

c. Commission questions
d. Public testimony

e. Close hearing

f. Deliberations

BACKGROUND / ANALYSIS:

The Residential Districts Chapter was adopted in 2025 for compliance with Washington State
Middle Housing requirements. Since adoption, various inconsistencies and areas of confusion
have been identified. In some cases, code interpretations have been issued as an interim measure
to clarify how the code will be administered moving forward. However, code interpretations are
intended to be a temporary solution until an amendment can address the issue.

As discussed by the Planning Commission on April 27 and May 11, proposed amendments will
increase clarity and understanding for staff and customers by adding internal consistency,
improving confusing language, and bringing ambiguous regulations into better alignment with
state legislation. Recent interpretations are also being codified.

PROPOSAL:
Chapter 19.30 MTMC

e Remove minimum lot size from the zone titles in the land use headings (MTMC
19.30.020).

e Renumber superscript notes in the land use tables to put them in numeric order (MTMC
19.30.020).

¢ Relocate all middle housing form categories in the land use tables to a “multiplex”
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category so they can be more easily identified and compared (MTMC 19.30.020).

¢ Add a note to clarify that multi-unit apartments are considered "stacks" for the purposes
of dimensional and design standards (MTMC 19.30.030).

¢ Add a footnote to the dimensional table exempting vehicle parking space from FAR
calculations (MTMC 19.30.030).

e Reword the prohibition on ADUs in critical areas to clarify that a lot containing critical
areas is not ineligible to construct ADU(s), but rather, the ADU(s) cannot be constructed
within a critical area or buffer (MTMC 19.30.050).

e Remove lot coverage and redundant language from the ADU size and scale subsection
(MTMC 19.30.050).

e Remove reference to “garage” from the ADU conversions subsection to clarify that any
accessory structure can be converted to an ADU, consistent with State legislation
(MTMC 19.30.050).

e Minor language/grammar improvements throughout.

Chapter 19.32 MTMC

e Modify the definition of "stacks" to address apartments.

At the meeting on May 11, the Planning Commission reviewed and provided direction to staff on
preferred language. The Planning Commission's direction is reflected in the attached draft.

RECOMMENDATION:
MOTION to recommend City Council approval to amend Chapter 19.30 MTMC, R - Residential
Districts and Chapter 19.32 MTMC, Residential Design Standards as presented.

MOTION to approve the Findings of Fact and Conclusions as presented.

LINKS:

Chapter 19.30 MTMC, Residential Districts
Chapter 19.32 MTMC, Residential Design Standards

ATTACHMENTS:
1. Ch 19.30 Residential Districts
2. Ch 19.32 Stacks excerpt
3. Planning Commission Findings of Fact
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Chapter 19.30. R - RESIDENTIAL DISTRICTS

19.30.010. Purpose.

The following residential districts (R districts) are intended to provide land for single-unit
residences, middle housing, and other complementary uses which serve the neighborhood
and have been deemed compatible with residential character. Middle housing brings
inherent public benefits such as increased housing supply and choice, housing at relatively
more "attainable" price points, increased walkability, and transportation-supportive
neighborhoods. The R districts are depicted on the City's Official Zoning Map.

A. Residential 1 (R-1). The purpose of the residential 1 land use designation is to provide
land for detached single-unit residences, duplexes, and other complementary uses,
while encouraging a clean and healthy environment, safety,walkability, neighborliness,

land at efficient densiti or middle housing, multifamily residences, and other
complementary uses, while still allowing for detached single-unit residences, and
encouraging a clean and healthy environment, safety, walkability, neighborliness,
affordability for a range of income levels, and convenient access to public transit. These
lots serve as a transitional zone between the other residential land use designations,
and denser mixed-use developments.

19.30.015. Applicability.

A. Development standards in this chapter are applicable to all development in the
residential districts, as well as to any middle housing or single-unit developmentin
other districts.
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B. Nonconforming Structures. Structures that no longer comply with development
standards as of June 30, 2025, are allowed. Only in the case of loss of the structure due
to fires or other natural disasters may the structure be rebuilt within 12 months to the
preexisting nonconforming standards.

19.30.020. Uses.

A. Allowable uses within the R districts are identified in Table 19.30.020 below, as now or
hereafter amended.

B. Permitted Use (P). Where the letter "P" appears in the box at the intersection of the
column and the row, the use is allowed in that district subject to applicable conditions
or other standards (if any) listed in the "conditions/reference" column to the right and
the review procedures specified in MTMC Title 18, Land Planning and
Development, and the general requirements of the c

n the box atithe intersection of the
icable conditions or other

column to the right and to the

C Title 18, Land Use Planning and

C. Conditional Use (C). Where the letter "C" appe

standards (if any) listed in the "conditions/ref
conditional use review procedures spegified in

D. Use Not Permitted (). Where
column and the row, the usg
uses.

ars in the box at the intersection of the
that district, except for certain temporary

For uses containing a i nber ®), refer to the applicable condition in the
"conditions/refereng

Table 19.30.020

R-1
8400 R-2 R-3 R4
Use 7200 4800 RML RMM Additional Provisions
RESIDENTIAL
Bed and breakfast inns/boarding P
and rooming houses
Cottage housing p? P P Subject to Chapter 19.32 MTMC

"These units are allowed when
using affordability bonus MTMC §
19.30.045(C)

Courtyard apartments P’ P P Subject to Chapter 19.32 MTMC
'"These units are allowed when
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Table 19.30.020

R-1
8400 R-2
Use 7200 4800
Buptex P P
Fourptex PP
Fiven! pt
Group home institutions C C
Group homes C C
Halfway houses
Juvenile foster homes P P
Multiplex
Duplex P
Triplex P’

Multi-heusehota-dawettingsuni

apartments?

Nursing homes
Residential care facilities C

Retirement centers, congregate
care facilities

Single-household residential P

Sixptex

P‘T

R-3
RML

R-4
RMM Additional Provisions

using affordability bonus MTMC §
19.30.045(C)

Subject to Chapter 19.32 MTMC

'Allowed when using affordability
bonus MTMC § 19.30.045(C)

Subject to Chapter 19.32 MTMC
'Allowed when using affordability
bonus MTMC § 19.30.045(C)

'Allowed when using affordability
bonus MTMC § 19.30.045(C)

'Allowed when using affordability
bonus MTMC § 19.30.045(C)

P P 2Considered stack housing for the
purpose of dimensional and
design requirements

C

P P Subject to Chapter 19.30 MTMC

P P *Fhese tnitsare-attowedinR-2

. e o cetarbil
MTME-§19:306.045(€)
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Table 19.30.020

R-1
8400
Use 7200
Friptex Pt
Townhomes P
Youth shelters
GENERAL SERVICES
Day care centers C
Higher education facilities C
Schools preschool through 12th c?

grade

Disaster emergency faciliti

Fire/aid car stations
Libraries

Municipal office buildings

Police stations C
Public utility facilities p/C#
Recycling collection stations C
Private clubs and lodges c*

R-2 R-3 R4

4800 RML RMM Additional Provisions

P P P *Fhese tnits-are-attowedinR-t

. o rebabiti
MHMES19:30.045(€)

P P P Subject to Chapter 19.32 MTMC
Class Il youth shelters shall be
separated from senior housing by
500 feet. Both Class | and Il youth
shelters require a conditional use

it.

C C C/

C C rear yards shall each be
a mini of 30 feet. All outdoor
lights shall be so arranged as to
direct the light away from any
adjacent properties.

C 3 3Side and rear yards shall each be
a minimum of 30 feet. All outdoor
lights shall be so arranged as to
direct the light away from any
adjacent properties.

P/C* P/C* P/C** **Temporary facilities are a
permitted use; permanent
facilities are a conditional use.

C

P P P

C

C C C

P/C?*® P/C* P/C* ?If development contains more
than 25,000 square feet of gross
area, a conditional use permit is
required.

C C C

C* C* C**  *Allstructures shall be set back

20 feet from property lines. On
interior and through lots, the
required side yards may be used
to provide off-street parking areas
and, on corner lots, the rear yard
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Table 19.30.020

R-1
8400 R-2 R-3 R4
Use 7200 4800 RML RMM Additional Provisions

may be used. The required front
yard may not be used for off-street
parking. All lights provided to
illuminate parking areas or
buildings shall be so arranged as
to direct the light away from any
adjoining properties.

Religious facilities c* C* C* C*  “Allstructures shall be set back
20 feet from property lines. On
or and through lots, the
uired side yards may be used
vide off-street parking areas
orner lots, the rear yard
d. The required front
yard may not be used for off-street
parking. All lights provided to
illuminate parking areas or
buildings shall be so arranged as
to direct the light away from any
adjoining properties.

Health care offices/clinics P/C% ¢’Allowed as a permitted use up to
5,000 square feet in any single
building. Within this category, any
use of 5,000 square feet or greater
in any single building shall be
allowed up to 10,000 square feet
only under a conditional use
permit. A "single building" for the
purpose of the identified land use
category in this subsection shall
include any buildings located on
the same lot and connected by a
walkway or driveway outside of a
public right-of-way or by a building
element.

Hospitals/emergency clinics C

Veterinarian clinics/hospitals P/C® ¢’Allowed as a permitted use up to
5,000 square feet in any single
building. Within this category, any
use of 5,000 square feet or greater
in any single building shall be
allowed up to 10,000 square feet
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Table 19.30.020
R-1
8400 R-2 R-3 R4
Use 7200 4800 RML RMM Additional Provisions

only under a conditional use
permit. A "single building" for the
purpose of the identified land use
category in this subsection shall
include any buildings located on
the same lot and connected by a
walkway or driveway outside of a
public right-of-way or by a building
element.

ess telecommunication
ilities are subject to a special
ermit — wireless (SP-W), as
by Chapter 19.137

Wireless telecommunication P P
facilities

Sexually oriented adult
businesses/adult entertainment
establishments

RECREATION AND TRANSPORTATION

Golf course 2. C® C “8Access to at least a minor
arterial street is required.
Commercial use or development
accessory to the golf course is
limited to a pro shop for the sale
and rental of golf equipment, a
driving range, eating/drinking
establishment, meeting/assembly
rooms and administrative office.

Parks, public P P P P

Performing arts centers P

Rapid transit stations C

Public recreational facilities P P P P

Private recreational facilities ce  Cc® C® C¥  ®Located within 500 feet of a
collector, minor arterial, or
principal arterial right-of-way as
designated on the current adopted
City of Mountlake Terrace
Transportation Master Plan.

ACCESSORY USES

Home occupations P P P P Subject to MTMC § 19.120.230

Accessory dwelling unit P P P P Subject to MTMC § 19.30.050
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Table 19.30.020

R-1

8400 R-2 R-3 R4
Use 7200 4800 RML RMM Additional Provisions
Accessory structures, P P P P Subject to MTMC § 19.120.130
nonresidential
Adult family home P P P P Subject to MTMC § 19.120.230
Adult or child day care (with P P P P
religious facility, school,
recreation facility or library)
Day care P P P P Subject to MTMC § 19.120.230
Greenhouses, noncommercial P P P P
Gym, dance/fitness studio P
Parking lots P
Storage buildings P, Sub to MTMC §19.120.130
Swimming pools/hot tubs P

19.30.030. Dimensional requirements.

A. Dimensional requirements, as identifi
lots in the R districts, except as otherwi

, shall apply to all buildings and
provided by this chapter.

<

following dimensional req g pleéPprovided, that lesser areas or distances may
be allowed subject to i e requirements of MTMC § 19.30.035, as applicable, or

R-8400, R- R-2 R-3 R-4
7200 R-4800 RML RMM
Lot Standards (applicable to parent lot)
Lot Area Min., sf 4,800 square feet
Lot Width at Building 45 feet
Setback Line, Min.
Lot Width at Street, Min. 30 feet
Exception for flag/panhandle lots: 12 feet
Mean Lot Depth Min. 70 feet 60 feet

Lot Coverage by Structures (including ADUs)
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Dimensional Requirements Table 19.30.030

Maximum Lot Coverage
(percent of lot area)

Additional Lot Coverage for
Bonuses
Floor Area Ratio (FAR)'

Maximum Floor Area Ratio
(FAR)'

Additional FAR' for "Stack"
Housing Form Type

Maximum FAR' With
Affordability Bonus MTMC §
19.30.045(C)

Additional FAR' for Other
Bonuses in MTMC §
19.30.045

Density
Maximum Density

Maximum Density With
Affordability Bonus MTMC §
19.30.045(C)

Accessory Dwelling Units

Building Height Standards

R-1

R-8400, R- R-2 R-3 R-4
7200 R-4800 RML RMM
45% 50% 60% 65%

+5% Lot coverage bonuses are not cumulative.

1 unit: 0.5 1 unit: 0.5 1 unit: 0.5
2+ units: 0.6 2 units: 0.6 2 units: 0.6
3 units: 0.8 its: 0.8
4+ units: 1.0 :
+0.5

3 units: 0.8 24

4+ units: 1.

roved Parking Courts: +0.1

red Driveways: +0.1

1 unit per 1 unit per No max.
2,400 sf of lot 1,200 sf of lot

area area

1 unit per 1 unit per 800

1,200 sf of lot sf of lot area
area

Two ADUs may be allowed
on any lot in addition to the
maximum density above.
See MTMC § 19.30.050(B)

3 stories, 35 feet 3 stories, 35 feet
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Dimensional Requirements Table 19.30.030

R-1
R-8400, R- R-2 R-3 R-4
7200 R-4800 RML RMM
Exception for "Stack" Housing
Maximum Building Height at Form Type: 4 stories, 45 feet
Front of Lot With Bonuses: 4 stories, 45
feet
Maximum Building Height at 2 stories, 25 feet 3 stories, 35 feet
Rear of Lot With Bonuses: 3 stories, 35 With Bonuses: 4 stories, 45
feet feet
Exceptions to Maximum 1. A structure to access the rogfishall not be included in the
Heights maximum building heig long as the structure is set

back at least 5 feet fr uired yard setbacks. Such

t least 80 percent transparent and no componentis
ore than 5 feet in height from the rooftop deck, they
shall not be included in the maximum building height.
4. Photovoltaic panels may project up to 4 feet above the
maximum building height.

Building Setback Standards

Minimum Front Yard 15 feet 1-2 units: 15 10 feet 5 feet
Setback feet

3=4+ units: 10

feet

Reduction for shared parking areas behind Rows: 3 feet. (per
MTMC § 19.32.060(C))

Reduction for Bonuses: 5 feet total.
Front yard bonuses are not cumulative.

Garage setbacks: Refer to MTMC § 19.32.020
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Dimensional Requirements Table 19.30.030

Minimum Rear Yard Setback

Minimum Side Yard Setback

Building Separatioqffo
Buildings on the Sa

' Vehicle parking areas are e

R-1
R-8400, R- R-2 R-3 R-4
7200 R-4800 RML RMM
15 feet 1-2 units: 15 10 feet

feet

3=4+ units: 10

feet

Reduction for buildings or portions of buildings under 15 feet
tall: 5 feet. No other rear yard setback bonuses may be
combined with this exception.

Reduction for Bonuses: 5 feet total.
lative.

Rear yard bonuses are notc

5 feet,
Except 10 feet for any si
yard on a corner lot
adjacent to a str
not the front yard

story portions: 3 feet

ary unit entries: 7 feet minimum
or pedestrian access to rear

mpt from FAR calculations.

19.30.035. Lot area and dimensional calculations.

A. The lot dimensional requirements in MTMC § 19.30.030 apply to the parent lot, not the
smaller "unit lots" created in a unit lot subdivision.

Regardless of the minimum lot area required under MTMC 8§ 19.30.030, a subdivision

may include one lot that does not meet minimum lot requirements; provided, that the
lot would have an area that is at least 90 percent of the required minimum lot area of
the underlying district and would meet all other dimensional requirements of MTMC §

19.30.030(C).
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C. Building height s regulated in both front and rear portions of the lot. "Building height at
front of lot" is measured in the front 75 percent of mean lot depth. "Building height at
rear of lot" is measured in the rear 25 percent of mean lot depth.

19.30.040. Special regulations.
A. A manufactured home shall be permitted to locate on any residential lot when it meets
the development standards of this title and all other applicable regulations for single

units are met.

B. Accessory dwellings shall comply with MTMC § 19.30.050, as now or hereafter
amended.

C. Accessory buildings (nonresidential) shall comply with C §19.120.130.

D. Animals are allowed subject to the provisions of M
jal use may be permitted under

e nonresidential use; (2) itis
constructed of materials similar to the building thagcomprises the primary
pter and of any other regulations in this

that is consistent with the
F. The locational and area stap@a G
title pertaining to developfqe nde pter do not have to be met on individual
lots, parcels or tracts develof nder the provisions of Chapter 17.09 MTMC, Fee
ided, that they are met on the collective lots, parcels

19.30.045. Development bonuses.

A. Applicability. Within residential districts, development standard bonuses are available
for developments that provide specific public benefits outlined in this section.
In exchange for the specified public benefits, the project can utilize the development
standards bonuses described in Table 19.30.030. The bonuses have been crafted to
offer value to middle housing development, while achieving the intended public
benefits while maintaining compatibility with neighborhood scale and residential
patterns. Multiple bonuses may be combined on a site, subject to the standards in
Table 19.30.030.

B. Purpose. The bonus program aims to go beyond the typical benefits of middle housing
by incentivizing additional contributions aligned with community priorities and
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Comprehensive Plan Vision 2044 goals. The program focuses on the following public
benefits:

1. Affordable housing — per subsection C of this section.
2. On-site tree retention — per subsection D of this section.

a—TIrees provide shade and habitat, reduce the impacts of development on storm
drainage systems, and enhance the visual appearance of neighborhoods.

3. Sustainability certification — per subsection E of this section.

& Sustainability certification ensures that projects sustainably and efficiently
reduce use of the earth's resources.

onflicts with primary pedestrian
zones and support walkable and active st

layout flexibility while maintain hbo d-compatible form.

access thro
as parking

6. Improved parking per subsection H of this section and MTMC §

19.32.090(C).

a—The purpose of these spaces is to provide for enhanced aesthetics and use of

frontages. Alleys can enhance site

parking areas for more than auto-oriented purposes, such as pedestrian access,

visiting with neighbors, informal play space, and many other uses.

7. Shared driveways — per subsection | of this section.

a—The purpose of shared driveways is to reduce curb cut dimensions and potential

conflicts with pedestrians on sidewalks, supporting walkable and active street
frontages.

. Affordable Housing Bonus. A development may receive bonuses (increased lot
coverage, FAR, and height, andas-wettas setback reductions per Table 19.30.030) for
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providing affordable housing consistent with Chapter 3.96 MTMC at the following
minimum amounts:

1. R-1district: one or more affordable units per lot.

2. R-2district: two or more affordable units per lot.

3. R-3 and R-4 districts: 20 percent or more of total units per lot must be affordable.
. On-Site Tree Retention Bonus. A development may receive bonuses (increased lot

coverage, FAR, and height, andas-wettas setback reductions per Table 19.30.030) for
providing on-site tree retention. Eligible projects must:

1. Meetthe quality standards of MTMC § 19.130.140; a

. Sustainability Certification Bonus. A develop
coverage, FAR, and height, andas
providing sustainability certification.
and major renovations shall be designect
standards of one or more of thg

y receive bonuses (increased lot
uctions per Table 19.30.030) for

3. LEED Gold, p€ es Green Building Council (USGBC).
4. Built Green.
5. Evergreen Sustainable Development Standard (ESDS).

Alleys. A development may receive bonuses (increased lot coverage, FAR, and height,
andaswettas setback reductions per Table 19.30.030) for providing alleys or portions of
alleys at the rear of the lot. Eligible alleys must meet the following criteria:

1. Eligible locations are under the discretion of the City Engineer.

2. Design standards per MTMC § 19.32.090(A).

3. Right-of-way dedication. The alley or portion of alley must be dedicated as a public
right-of-way at the pointin time when itis either connected to a street or connected
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to other alley segments which connect directly to the street, as determined by the
City Engineer. Until that time, the land will be a reserved right-of-way dedication and
a nonbuildable area.

a. Forthe purposes of calculating lot coverage and FAR, the original lot area before
dedication may be used.

G. Midblock Connections. A development may receive bonuses (increased lot coverage,
FAR, and height, andas-wettas setback reductions per Table 19.30.030) for providing
midblock connections. Midblock connections must meet the following criteria:

1. Eligible locations are under the discretion of the City Engineer, but may include the
following:

a. Connecting two existing streets in the middle
300 feet long;

irds of a block greater than

b. Connecting a cul-de-sac to anothers t or cal-de-sac;

c. Extendingincomplete existing sireets.

property.

H. Improved Parking
FAR, afret height
improved parking
parking courts must

(Back reductions per Table 19.30.030) for providing
ay not count towards required open space. Improved
ollowing criteria:

1. Provide parking access for two or more units.
2. Design standards per MTMC § 19.32.090(C).

I. Shared Driveways. A development may receive bonuses (increased lot coverage, FAR,
and height, andas-wettas setback reductions per Table 19.30.030) for providing shared

driveways. Shared driveways must provide access to parking garages; or lots containing
four or more stalls; or on abutting parent lots greater than 14,000 square feet.meetthe

foltowingeriteria:
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19.30.050. Accessory dwellings.
A. The intent of this section s to:
1. Broaden housing options within the City;
2. Provide homeowners with a means of accommodating extended families or
obtaining rental income, companionship, security, or services through tenants in
either the accessory dwelling unit or principal (i.e., primary) unit of the single-family

dwelling; and

3. Retain the neighborhood character of surrounding single-family homes;

4. Provide lower-cost "attainable" housing by creating
district.

ler units throughout the R

B. Accessory dwelling units are permitted on a lot,grovided the
are met:

wing requirements

1. Density. Two accessory dwelling units may beW@tlowed on any lot without counting

»

toward maximum density calculati “‘El aev-are Wb cotnted-as-dwetting-unitsinthe

dentialdistriots.
a cepto LLSEYIRSAAP ,“: "m ‘= Vi OO appPty tototS GEesStghate W

C catatreasS™o 10 DU c C BESISTTated e O, v O men

2. Size and Scale.dihe are fQotage of the accessory dwelling unit shall be a

et and a maximum of 1,000 square feet, excluding any
ed or detached accessory dwelling units to a lot may

al floor area on the site byupto-thefottowingamounts;

increase the ma
regardless of exe

3. Location. Accessory dwelling units may be added to or included within the principal
unit (therefore referred to as an ADU) or located in a detached structure (referred to
as a DADU).

4. Height. Maximum height for ADUs is set forth in the Dimensional Requirements

Table 19.30.030 which does not separately regulate accessory dwelling units
differently than other units or buildings.
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5. Setbacks. Minimum setbacks and building separation distances for ADUs are set
forth in the Dimensional Requirements Table 19.30.030. No setback is required from
any alley.

6. Garage Conversions. Conversion of an existing garage or other accessory structure
into an accessory dwelling unit is permitted, even in cases where the garageexisting
structure does not conform to the current development standards, including
setbacks.

7. Parking. Parking requirements are set forth in Chapter 19.125 MTMC, Off-Street
Parking and Loading.

8. Utilities. Separate utilities are required for an accessory,dwelling unit per MTMC §
15.05.330.

9. Street Improvements. Street improvements ar
accessory dwelling unit on a lot with an existi

d when building an

10. Accessory dwelling units shall not be loca In critical areas or their buffers, as

designated in MTMC Title 16, Envirogment.

rds for health and safety as
ereafter amended, and any other
pecifically granted otherwise.

C. Accessory dwelling units shall comply
provided in Chapter 15.05 MTME

and providing a copy of the certificate to the City.

Reserved:
Reserved:
Reserved:

19.30.075. Criteria for private recreation facilities - Conditional use permits.
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A. Hours of operation for outdoor activities shall not extend into nighttime hours when
sounds can be declared a nuisance affecting public peace, referenced in Chapter 8.20
MTMC.

B. Outdoor recreation facility lighting shall be turned off during nighttime hours,
referenced in Chapter 8.20 MTMC.

C. Light fixture height maximum shall be determined based on recreation use and
addressed through the conditional use permit review process.

D. Alllights provided to illuminate parking areas, buildings, and outdoor facilities shall be
shielded and arranged to direct light away from any adjoining properties in accordance
with MTMC § 19.120.030.

E. Fences must comply with MTMC § 19.120.200. The fi eetin height (ground up to

link fencing with slats,
Ivate recreation facility is
proposed in a single-unit residential zone as par he conditional use permit review.

G. Aminimum of one off-street loading/un s ge shall be provided, subject to
MTMC § 19.125.080.

H. Oninterior and through lo C
parking areas and, on corne 3, the rear yard may be used. The required front yard
may not be used foy i

I.  All structures sha

J.  Buildings associated drivate recreation facility uses shall not exceed 35 feet in
height as defined in Chapter 19.15 MTMC.

K. The minimum lot area required to locate a private recreation facility is one and one-half
acres. The maximum lot size to locate a private recreation facility is three acres.

L. For private recreation facility uses, the maximum lot coverage by structures required is
45 percent of lot area.

M. For private recreation facility uses, the maximum impervious surface allowed is 75
percent.

19.30.080. Residential design standards.
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The development of all dwellings within the R districts shall comply with the residential
design standards in Chapter 19.32 MTMC upon the effective date of the ordinance adopting
this section. Such standards do not apply to dwellings legally established prior to June 30,
2025, except as provided by the nonconformance provisions of this title for building
alterations and replacement.

19.30.090. Off-street parking and driveways.
Parking requirements are set forth in Chapter 19.125 MTMC, Off-Street Parking and
Loading.

Driveway standards are set forth in the Engineering Design Manual (EDM).

19.30.100. Electric vehicle charging station level 2, home preparation.
Reserved.

19.30.110. Low impact development (LID).
Reserved.

19.30.120. Outdoor open space.
A. Outdoor open space must be provide istent the following:

1. Singles, Slots, Rows: 60 s eeto ate open space per unit.

2. Stacks: none requireds
3. Courts: 20 perce aas common open space.

B. Common and pri
19.32.020(G).

pace must conform to the design standards in MTMC 8§

19.30.130. Neighborhood commercial services.

A. "Neighborhood commercial services" shall mean "commercial services" as defined in
MTMC § 19.15.040 excluding any facilities that provide services or products for motor
vehicles in a manner that is more than incidental and, furthermore, excluding any
facilities that provide drive-up or drive-through service.

B. Neighborhood commercial services in any single building shall not exceed a total of
5,000 square feet in area unless approved up to 10,000 square feetin area under a
conditional use permit. A "single building" for this purpose shall include any buildings
that are located on the same lot and connected by a walkway or driveway outside of a
public right-of-way or by a building element.
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E. Stacks.

1. Description. Stacks refer to buildings with attached dwelling units that stack on top
of each other. Dwelling units usually have a shared entry but may also have private
entries. Examples of stacks include stacked flats, duplexes, triplexes, fourplexes,
fiveplexes, sixplexes, multiplexes, and smatt apartment buildings ercondomiftdms.

2. Maximum Building Width and Depth.

a. R-1and R-2:75 feetwidth, 120 feet depth.
b. R-3:130 feet width, 130 feet depth.

c. R-4:140 feet width, 140 feet depth.

3. Articulation. Primary shared entrances must b pha d with building
articulation techniques such as those descriged in MTM .32.020(D).
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Mountlake Terrace Planning Commission Findings of Fact & Conclusions

Based on the review of the proposed code amendments to amend Chapters 19.30 and
19.32 MTMC, the Planning Commission of the City of Mountlake Terrace makes the
following Findings of Fact:

1.  The City has the authority under RCW Title 35A to adopt regulations related to land
use development.

2. The City has adopted a Zoning Code as Title 19 of the Mountlake Terrace Municipal
Code (“Zoning Code”) to implement the Comprehensive Plan and to ensure
compatible and rational land development and land use in all portions of the City.

3. OnlJune 26, 2025, the Mountlake Terrace City Council adopted Ordinance 2884,
repealing and replacing Chapter 19.30 MTMC to implement state legislation related to
middle housing and accessory dwelling units.

4. Theregulations for residential development in the R-Districts currently lack clarity
and need to be updated to codify recent code interpretations.

5. The Planning Commission held work sessions to consider the matter and the impacts
of the proposed amendments on April 27, 2026 and May 11, 2026.

6. The following Comprehensive Plan policies support the proposed code amendments:

HO-1.2: Review and update zoning and design standards to accommodate a
diverse range of housing types including middle housing.

HO-2.1: Develop and provide resources on the city’s regulations and permitting
process to help residents and developers understand the requirements
for development.

LU-3.6: Encourage quality smaller scale infill and redevelopment projects in
existing neighborhoods

7. Pursuantto RCW 36.70A.106, on April 29, 2026, the City notified the Washington
State Department of Commerce of the City’s intent to amend development
regulations.

8. Pursuantto the State Environmental Policy Act, the City of Mountlake Terrace was
designated as the lead agency for review of the proposed amendments. On May 15,
2026, a Determination of Non-Significance was issued on the proposed code
amendments pursuant to WAC 197-11-355. No appeal of that determination was
received so the determination became final.
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11. A Notice of Public Hearing, consistent Mountlake Terrace Municipal Code
requirements, was published on May 16, 2026.

12. OnMay 27, 2026, the City of Mountlake Terrace Planning Commission held a public
hearing to consider code amendments to amend Chapters 19.30 and 19.32 MTMC.
After hearing a staff presentation on the proposed amendments, asking questions,
and receiving public testimony, the public hearing was closed and the Commission
deliberated before making its recommendation to the City Council that the proposed
code amendments be approved.

Based on the foregoing Findings of Fact, the Mountlake Terrace Planning Commission
hereby makes the following conclusions:

1. The proposed code amendments will implement and be consistent with the goals
and policies of the City of Mountlake Terrace Comprehensive Plan.

2. The proposed code amendments are consistent with the Washington State Growth
Management Act.

3. The proposed code amendments are consistent with the Washington State
Environmental Policy Act (Chapter 43.21C RCW).

4. The proposed code amendments will protect the public health, safety, and general
welfare.

5. No new impacts will be created by amending R-District regulations.

6. The proposed code amendments will remove ambiguity and improve clarity for
middle housing development in the City.

Date:

By:

Nick Bautista, Planning Commission Chair
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