A CITY OF Mountlake Terrace Planning Commission

maaaes: MOUNTLAKE Meeting Agenda
B TERRACE Monday, June 22, 2026, 6:00 PM

Mountlake Terrace City Hall, and via Telephone or
Teleconference

AGENDA

1.  Call to Order

2.  Attendance Roll Call

3.  Approval of the June 8, 2026 Meeting Minutes

4.  General Public Comment

5.  Public Hearings

a.  Public Hearing: Infrastructure Improvements (Ch. 15.05 and 19.95 MTMCQC)

b.  Public Hearing: Amend Chapter 18.10 MTMC

6.  Discussion Items

a. Zoning Map Amendment (work session)

b.  Terrace Station 5 Development Agreement (work session)

7.  Director's Report

8.  Miscellaneous Business by Call of Planning Commissioners

9.  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.

Page 1 of 361


https://zoom.us/join

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
SPECIAL MEETING MINUTES

June 8, 2026 Mountlake Terrace City Hall
6:00 pm and via Teleconference
Commissioners Present

Chair Bautista

Vice Chair Bettcher

Commissioner Finch

Commissioner Morgan

Commissioner Stenson (via Teleconference)
Commissioner Thompson (via Teleconference)
Commissioner Wu (via Teleconference)

Commissioners Absent

None

City Staff Present

City Clerk Jennifer Joki
Civil Engineer Lucas Kragt
Community Development Director Brooke Eidem

Guests Present

None
1. Call to Order
Chair Bautista called the meeting of the to order at 6:06 pm
2. Roll Call
City Clerk Jennifer Joki called roll.
3. Approval of May 27, 2026 Meeting Minutes
The May 27 special meeting minutes were approved as amended.
4. General Public Comment
None
5. Public Infrastructure Requirements

Civil Engineer Lucas Kragt and Community Development Director Brooke Eidem

Kragt presented on this item to include the purpose, current code, proposed exemptions,
overhead utility undergrounding, and proposed undergrounding map.
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Planning Commission Meeting Minutes June 8, 2026

10.

Kragt and Eidem heard and responded to comments and questions regarding the timing,
payment and costs for undergrounding, allowance and location of poles, transportation code,
exemptions, frontage improvement requirements, and communicating requirement changes to
residents.

Chapter 18.10 MTMC
Community Development Director Brooke Eidem

Eidem presented on this item to include the purpose, additions, retitling, development
agreements, regulatory framework, and next steps.

Eidem heard and responded to questions and comment from commissioners regarding names of
subareas, “as currently adopted” wording, and docket determination by council.

Consolidated Land Use Tables
Community Development Director Brooke Eidem

Eidem presented on this item to include the purpose, the required land use tables, how and why
established, standardize for ease of use, proposal, and timeline.

Eidem heard and responded to questions and comments regarding updates on definitions,
homework and feedback, mandated code changes, and July 10 due date.

Mixed Use Design Standards
Community Development Director Brooke Eidem

Eidem presented on this item to include the Vision 2044 Comprehensive Plan provided the
framework, character, generalized uses, specific building heights, locations, building style
survey responses, and summarized elements.

Eidem heard and responded to questions and comments regarding trees, pedestrian access, open
space, right of way, readdressing subareas, comprehensive design standards, and unintended
consequences, slot townhouses, and next steps.

Director’s Report
Community Development Director Brooke Eidem

Eidem’s report included:

e R-District going to City Council this week for their first discussion.
e Two public hearings at next Planning Commission meeting.

e August 24 anticipated public hearing date.

Miscellaneous Business by Call of Planning Commissioners

Commissioner Bettcher commented that after asking the Council Interview Committee how
Planning Commission is doing they requested more communication and presentations to
council.
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Planning Commission Meeting Minutes June 8, 2026

11. Adjournment
The meeting adjourned at 8:04 pm.

These minutes are subject to approval at the next Mountlake Terrace Planning Commission
meeting.

City Clerk Jennifer Joki
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Item: 5.a.
A CITY OF

maaaeds MOUNTLAKE
EE TERRACE

PLANNING COMMISSION STAFF REPORT

FROM: Lucas Kragt, Civil Engineer 11
DATE: June 22, 2026
SUBJECT: Public Hearing: Infrastructure Improvements (Ch. 15.05 and 19.95 MTMC)

SUBJECT SUMMARY:

The Planning Commission will hold a public hearing to make a recommendation to the City
Council on amendments to Chapters 15.05 and 19.95 MTMC related to infrastructure
improvements for development proposals.

PUBLIC HEARING PROCEDURE:

a. Chair opens hearing

b. Staff presentation

c. Commission questions
d. Public testimony

e. Close hearing

f. Deliberations

BACKGROUND / ANALYSIS:

As discussed by the Planning Commission at the regular meeting on June 8, middle housing
legislation limits the City's ability to impose regulations on multi-unit housing compared to
single-unit housing. Currently, certain multi-unit developments are exempt from installing
frontage improvements, while single-unit (fee simple) subdivisions are required to install them,
as subdivisions automatically trigger these improvements. Multi-unit developments under HB
1110 bypass the land use permit process, avoiding frontage requirements. In practice, this means
the same project could require improvements as a fee simple subdivision but avoid them if
proposed as a multi-unit building. Developers can then convert these projects into condominiums
later and sell the units individually, effectively achieving the same outcome as townhomes
without providing any associated infrastructure.

This creates inconsistent standards and results in missed opportunities for sidewalks, utility
upgrades, and other improvements that support walkability and long-term community
infrastructure. A staff team from building, planning, and engineering has reviewed the exemption
in MTMC 19.95.030 and is proposing a revision to ensure consistent requirements across
housing types. The proposal removes the current exemption for single-unit construction to
achieve equity between all new housing types, but maintains the state-mandated exemption for
ADUs. For existing development, the proposal is to provide exemptions for interior
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modifications and residential additions of up to 800 square feet.

The other public infrastructure improvement for discussion is electrical utilities. The City
currently requires all electrical utilities to be underground, which can be cost-prohibitive for
some projects. Based on discussions with Snohomish County PUD, staff has learned that aerial
utilities are more resilient in some natural disasters than previously thought. Given this, it's worth
considering whether the high cost of the improvement justifies the public benefit. Staff's
proposal is to eliminate this requirement throughout the City except in the Town Center vicinity,
based on the general power grid. Buried utilities would continue to be required in Town Center
due to aesthetics as well as the width of sidewalks and pedestrian mobility requirements.

The Planning Commission discussed this item on June 8 and had several questions for staff.
However, no revisions were proposed to the draft amendments. Those draft documents are
attached, in addition to the Planning Commission Findings of Fact and Conclusions.

RECOMMENDATION:
MOTION to recommend City Council approval to amend Chapter 15.05 MTMC, Building Code,
and Chapter 19.95 MTMC, Transportation Code, as presented.

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

LINKS:

ATTACHMENTS:
1. Draft 15.05.330 MTMC
2. Draft MTMC 19.95 excerpt
3. Planning Commission Findings of Fact
4. PH Infrastructure Presentation
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Mountlake Terrace Municipal Code Page 1/1
Chapter 15.05 BUILDING CODE

15.05.330  Underground utility services.

A. The intent of this section is to provide for the undergrounding of power and other wireline services (data and
communications) to the greatest extent practical and to avoid unnecessary extensions of overhead wireline services
across City rights-of-way.

B. Where new electrical service to a property is underground, any other wireline service shall also be provided
underground.

C. New Development. Any electrical or wireline service connecting to a new development or its accessory
structure(s) shall be placed underground when the service is new, provided to a new or replaced building, or
relocated by the property owner or their agent.

D. Modifications to Electrical Service for Existing Single-Family Dwellings.

1. Where there are modifications to electrical service for an existing single-family dwelling/accessory
structure(s), and project improvements (remodels or other construction improvements) are made in excess of 50
percent of the assessed value of the single-family dwelling, utilities shall bg undergrounded. Project
improvement valuation will accumulate over a consecutive three-year p

Exceptions:

ead facility on a utility pole

a. When the nearest point of connection to the distributi
i will be exempt from

and is greater than 100 feet away from the single-fa
requiring undergrounding of power and other wireli

g single-family dwelling/accessory

structure(s) in town center zones, the property siallibe,required ovide for undergrounding of power and

other wireline services, except in the case of a lifs @ ation.

E—rvo-aaaittonar A SAS a £rar of Po+o
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EH. Night Lights. Night lights, yaid lights, etc., shall not be powered by means of overhead wiring when the

primary service to the house is already underground. (Ord. 2823 §§ 2 — 4, 2023; Ord. 2621 § 22, 2013; Ord. 2599 §
7,2012; Ord. 2453 § 1, 2007).

The Mountlake Terrace Municipal Code is current through Ordinance 2892, passed September 4, 2025.
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Mountlake Terrace Municipal Code Page 1/6
Chapter 19.95 TRANSPORTATION CODE

19.95.030  Street design and access standards.

A. Purpose. It is the purpose of this section to establish design standards and development requirements for street
improvements to provide for reasonable and safe access to public and private properties. These improvements
include appropriately scaled sidewalks and landscape buffers related to the urban context, curbs, gutters, street
paving, monumentation, and lighting, consistent with complete streets principles and fostering a sense of place in the
public realm through attractive design amenities.

B. Exemptions. Exemptions to this section shall be authorized by the Community and Economic Development
Director for development comprised of the following:

1. New-—construetion-or-aAddition of up to 800 square feet to an existing housewith-valuationless-than-50-

2. Within-the FCzoning-distrietilnterior remodels with valuation less than 50 percent of assessed value that
occur or are permitted within any five-year period; or

3 Outside of the TC ine district interd tels-of laation:
34. The construction of up to-ene-single—family-houseineluding two a€eCssory dwelling units;-erthe—

¥
ide L ik o new house would be

d W W
S 5 S 3 a o d
1thin thae o -_.. 1% o

VoY ars.

N

5
"

C. Right-of-Way Dedication Required.

1. Dedication Required for Development. Where the exist idth for any right-of-way adjacent to a
development site is less than the City’s minimum standards, additional right-of-way dedication to provide an
easement for roadway and public use will be re ed development.

in consultation with the City Engineer, may

2. Unless required by another chapter of the Zoning Code, the requirement for amenity zones, landscape
buffers, sidewalks, and lighting on either or both sides of a street may be waived by the City Engineer for
development projects where he/she has determined that geographic constraints make installation not reasonably
feasible or there is no need, including future need, for pedestrian access or circulation. For City-initiated street,
sidewalk, or utility projects, the City Engineer may waive the requirement for amenity zones, landscape
buffers, sidewalks, and lighting on either or both sides of the street pursuant to the criteria in subsection (E)(3)
of this section.

3. Length of Improvements. Improvements required per subsection (D)(1) of this section shall extend along the
full frontage of such property to be improved upon and sought to be occupied as a building site or parking area
for the aforesaid building or platting purposes, and which may abut property dedicated as a public street. For
properties with multiple street frontages, all frontages must be improved to the City’s standards. Improvements
shall be transitioned to existing facilities immediately outside of the property’s street frontage; provided, that
the Reviewing Official may waive this requirement where such a transition is not reasonably feasible or where
future development is not likely to occur due to geographic constraints.

The Mountlake Terrace Municipal Code is current through Ordinance 2892, passed September 4, 2025.
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Mountlake Terrace Municipal Code Page 2/6
Chapter 19.95 TRANSPORTATION CODE

4. Minimum Sidewalk Measurements and Features. Sidewalks shall be a minimum of six feet wide and
constructed of concrete unless another material has been approved by the City Engineer for the specific
location; provided, that in certain zoning districts, as required by the Municipal Code or adopted design
standards, sidewalk width shall be greater than six feet.

a. Where vertical obstructions less than seven feet in height occur, a minimum of four feet of horizontal
clearance from the obstruction is required for pedestrian passage.

b. Bulb-outs may be required by the City’s Transportation Engineer at street intersections, including but
not limited to intersections where vehicle parking is allowed nearby, and at mid-block crossings, based on
at least one of the following criteria: (i) the bulb-out will increase safety for the pedestrian attempting to
cross the street at an intersection or marked crosswalk; or (ii) the bulb-out location is consistent with
guidance from a referenced standard pursuant to MTMC 19.95.010(E). In addition, bulb-outs may be
required by zoning district regulations.

¢. Any pedestrian facilities, including curb ramps and pedestrian push buttons, immediately adjacent to or
contained within the project boundaries shall be replaced with ADA-cempliant pedestrian facilities.

d. Any curb ramp constructed must have an ADA-compliant co ion ramp at the other side of the

e path, except where the

le due to geographic or right-of-way
etation; provided, that in the Town Center,
the City Engineer, the amenity zones may

] rotected in tree grates. Amenity zones
shall be at least five feet in width; provided, that U ction may be allowed where the full five-

City Engineer determines that amenity zones are not rea
constraints. Amenity zones shall include grass or low-gro
as well as along arterials and collectors in other a

6. Multi-Use Paths. A minimum 1
minimum six-foot sidewalk pat
accommodate a bicycle route that
can be maintained.

path may be installed along streets in place of the
has determined that such a multi-use path would best
the Comprehensive Plan and where pedestrian safety

his title and other requirements of the City Code and state or federal
ria including roadway functional classifications, traffic volumes, sight

8. Bicycle Facilities. Bicycle faeilities may be provided or required by the City in the form of bicycle lanes
within the street, cycle tracks, multi-use paths, or any means indicated in the Comprehensive Plan or the
Transportation Master Plan or approved by the City Engineer.

9. Vehicular Access and Connection Points to and From the State Highway System.

a. Chapter 47.50 RCW, Highway Access Management, and any amendments thereto, is hereby adopted by
reference to provide for the regulation and control of vehicular access and connection points of ingress to
and egress from the state highway system within the incorporated areas of the City of Mountlake Terrace.

b. Chapters 468-51 and 468-52 WAC, and any amendments thereto, are hereby adopted and incorporated
by reference.

E. Complete Streets.

1. Principles. The City of Mountlake Terrace will plan for, design, and construct all new City transportation
improvement projects with complete streets principles.

The Mountlake Terrace Municipal Code is current through Ordinance 2892, passed September 4, 2025.
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Mountlake Terrace Municipal Code Page 3/6
Chapter 19.95 TRANSPORTATION CODE

2. Department Implementation.

a. The Public Works Department will incorporate complete streets principles into the design and
implementation of capital projects and the development of Engineering Details and Specifications and
other rules, procedures, and standards, as appropriate.

b. The Public Works Department will uphold complete streets principles in developing and implementing
City plans and in conducting its plan review and permitting responsibilities for transportation
improvement projects.

c. The Public Works Department will carry out its activities to provide for sidewalks to be maintained free
of obstructions and to inspect, repair, and replace sidewalks as appropriate. The Department will also
prioritize maintenance of crosswalks, bike lanes, and other pavement markings, commensurate with
available resources.

3. Exceptions. Complete streets principles, including the provision of amenity zones, will not apply:

a. To repairs made to the right-of-way;

b. To ordinary maintenance activities designed to keep assets i

d. Where the City Engineer, after consultati
issues a documented site-specific exception
unnecessary or inappropriate because:

4. Exceptions authorized under Subsection (E)(3) of this section are site-specific and shall not constitute general
changes to the minimum street standards established in this chapter or other chapters of the Municipal Code.

5. Timing and Funding. Complete streets may be achieved through single projects or incrementally through a
series of smaller improvements or maintenance activities over time. Improvements to pedestrian and bicycle
facilities shall be a priority for available funding, while balancing the need to meet other City responsibilities.

F. Street Design Standards. Streets and associated facilities, including but not limited to sidewalks, shall be designed
in accordance with the City Engineering Development Manual and consistent with the Comprehensive Plan.

G. Access Improvements Required.

1. When nonresidential zoned property does not have frontage on an existing public right-of-way or when the
City has identified a potential new street connection in its Comprehensive Plan to access nonresidential zoned
property but the street has not yet been constructed, any development or change in use shall require the
owner/developer to design and construct full-width street improvements through the property and to a point of
appropriate connection with an existing public right-of-way. The improvements shall be designed so as to

The Mountlake Terrace Municipal Code is current through Ordinance 2892, passed September 4, 2025.
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Mountlake Terrace Municipal Code Page 4/6
Chapter 19.95 TRANSPORTATION CODE

establish an interconnected network of public streets and shall be constructed in accordance with this chapter
and any other applicable City regulations and state or federal laws.

2. Once a street is constructed pursuant to subsection (G)(1) of this section, the property owner shall dedicate
the right-of-way and its improvements to the City.

H. Private Streets — When Permitted.

1. Streets designed or constructed after November 1, 2012, shall be public and built to City standards; provided,
that the Community and Economic Development Director may allow local access streets serving three or fewer
single-family houses to be private when he/she determines that:

a. Geographic constraints or other practical difficulties would make City maintenance reasonably
impractical; or

b. No existing or future need exists for additional traffic and/or pedestrian connections or to serve adjacent
property.

2. Signage Required. Appurtenant traffic control devices including in
shall be provided by the developer to mitigate traffic impacts, as re
name signs shall include a sign labeled “Private Street.”

ation of traffic and street name signs
the Traffic Engineer. The street

3. Easement Required. An easement will be required to cr he private street.

4. Timing of Improvements. The private street must be in r to recording of the plat unless deferred
through a process that includes a security device pursuant to ter 15.35 MTMC.

5. The private street must meet public street stan

6. Private access street design and installation shal DA réquirements.

7. Private streets shall be paved.

8. The acceptance of an existing p
the City Engineer to meet atslea

9. Any research performed by the City at an applicant’s request to establish or verify that a street has been
constructed to City standards, pursuant to subsection (H)(8)(a) of this section, is subject to the applicant’s
payment to the City of the hourly rate established in the development fee schedule, as adopted by the City
Council.

I. Timing for Installation of Improvements. No building shall be granted a certificate of final occupancy, or plat or
short plat recorded, until all the required street improvements are constructed in a satisfactory manner and approved
by the responsible departments unless those improvements that remain unconstructed have been deferred by the
Department of Community and Economic Development Director subject to security devices authorized under
Chapter 15.35 MTMC.

J. Review of Construction Plans.
1. Submittal. All street improvement plans, excluding those prepared by the City or its designee for City capital
improvements, shall be submitted for review and approval to the Community and Economic Development

Department. All plans and specifications for such improvements are to be submitted at the time application for
a building permit is made or, for plats, prior to construction (street/utility) permit issuance. All street

The Mountlake Terrace Municipal Code is current through Ordinance 2892, passed September 4, 2025.
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Mountlake Terrace Municipal Code Page 5/6
Chapter 19.95 TRANSPORTATION CODE

improvement plans prepared by the City or its designee for City capital improvements shall be submitted for
review and approval to the City Engineer.

2. Fees and Submittal Requirements. All permits required for the construction of street improvements shall be
applied for and obtained through the Community and Economic Development Department. Activities requiring
permits shall include but are not limited to cutting, excavating or disturbing of streets, alleys, pavement or
improvements within the public right-of-way and to the alteration, expansion, or creation of public or private
transportation facilities, including driveways. Fees shall be as stipulated pursuant to MTMC 3.150.090.

K. Inspections. An inspector designated by the Community and Economic Development Director shall be
responsible for the supervision, inspection and acceptance of all street improvements listed in this section, and shall
make a charge therefor to the applicant pursuant to fee requirements under MTMC 3.150.090; provided, that for any
City-initiated street or utility projects, an inspector appointed by the City Engineer shall be responsible for the
supervision and inspection of street or utility improvements.

L. Deferral of Improvement Installation. Improvements may be deferred only as provided in Chapter 15.35 MTMC.

M. Relationship to Other Codes. Where, related to streets, access easements,
between MTMC Title 17 (Subdivisions) and this section, requirements of

rights-of-way, any conflicts exist
ection shall prevail and govern.

N. Appeals — Violations.

1. Any decisions made in the administrative process descri
Examiner pursuant to Chapter 2.120 MTMC, Hearing E

2. Unless otherwise specified, violations of this chapter are meanors, and, upon conviction thereof, shall
be punished by a fine not to exceed $1,000 or 9 in jai

A), 2024; Ord. 2792 § 14, 2021; Ord. 2755 §§ 2 § 2,2015; Ord. 2597 § 2,2012).

19.95.040 Street excavation and constr
Reserved. (Ord. 2597 § 2, 2012).

19.95.050 Performance and mai
A. Intent. The intent of this section is to €
provide for the required imprg S
should the required improvg

that, when development occurs, a form of security is in place to
pleted, as well as any necessary repairs to be made to City facilities
e completed to the City’s standards by a specified period of time.

B. Performance and Mainte
are established in Chapter 15.
2597 § 2,2012).

MTMC and shall be applied to this chapter. (Ord. 2863 § 1 (Exh. A), 2024; Ord.

19.95.060  Streets — Special regulations.
A. Street Names. The naming of streets and assigning of addresses is a responsibility of the Community and
Economic Development Department consistent with Chapter 12.25 MTMC.

B. Functional Classification. Designation of streets by functional classification shall be as identified in the
Transportation Element of the Comprehensive Plan; provided, that the City Engineer may identify additional or
alternate designations to be used when a new federal functional classification is approved after the adoption of the
City’s last annual Comprehensive Plan amendment(s). Such additional or alternate designations shall be included in
the next Comprehensive Plan amendment process.

C. Monuments. No surface monuments or hubs found on the line of excavation work shall be disturbed unless the
disturbance is ordered by the City Engineer. All street monuments, property corners, bench marks, and any other
monuments disturbed during the progress of the work or any other activity shall be replaced by a licensed surveyor
to meet requirements of the City Engineer and the cost of the same shall be paid by the person that disturbed the
monument or by another party on the person’s behalf.

The Mountlake Terrace Municipal Code is current through Ordinance 2892, passed September 4, 2025.
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Mountlake Terrace Municipal Code
Chapter 19.95 TRANSPORTATION CODE

D. Trees in Town Center Pedestrian Activity Areas. Within the BC/D zoning district, street trees within any

Page 6/6

pedestrian activity area and constructed in accordance with Town Center Design Standards shall be maintained by
the adjacent property owner. Such trees shall not be trimmed, cut, removed, or damaged unless the City determines
such action is needed. The City may require an arborist’s opinion before making a determination. Any removed trees

shall be replaced by the adjacent property owner pursuant to City standards within 60 days of the tree removal;

provided, that the City may grant a longer replacement period if necessary due to severe weather or other conditions

that would affect the health of the replaced tree(s).

E. Bus Stops.

1. Bus stops shall be accommodated at appropriate places within the street network, as determined by the

Traffic Engineer, taking into account transit service needs, public safety, and traffic flow.

2. Convenient pedestrian access between any commercial or multifamily residential buildings and adjacent bus

stops shall be provided as a condition of development.

3. Dedication of an easement or right-of-way to locate bus stops and related appurtenances may be required by

ch stops as necessary to
sit agency’s six-year plan.

the Traffic Engineer where a transit agency serving the City has identifi
reasonably accommodate its bus service for routes consistent with th

(Exh. A), 2024; Ord. 2597 § 2, 2012).

G. Overhead Utilities

2. Any preexisting overhead or new proposed util¥ ling ices which are located within or next to a

development within the region defined

extension on the east, and 244" St

of such development.

ing undergrounded in the public right-of-way. all other existing

3. When and where overhead wire
overhead lines shall be ya

provided in MTMC 12.20.200.

The Mountlake Terrace Municipal Code is current through Ordinance 2892, passed September 4, 2025.
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Mountlake Terrace Planning Commission Findings of Fact & Conclusions

Based on the review of the proposed code amendments to amend Chapters 15.05 and
19.95 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. The City Council seeks to reduce financial barriers for development and
redevelopment in the city, while meeting the intent of the Town Center Subarea Plan
and applicable design standards.

4. OnlJune 26, 2025, the Mountlake Terrace City Council adopted Ordinance 2884 to
implement state legislation related to middle housing and accessory dwelling units.

5.  State law prohibits cities from requiring development regulations for middle housing
that are more restrictive than those required for detached single-family residences
(RCW 36.70A.536(1)(b)(i)), and specifically exempts accessory dwelling units from
public street improvements (RCW 36.70A.681(1)(L)).

6. The Planning Commission held a work session to consider the matter and the impacts
of the proposed amendments on June 8, 2026.

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

HO-1.5: Develop and implement creative solutions for development regulations
and incentive-based tools to encourage the production of ownership and
rental housing affordable to allincome levels.

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

UT-2.2: Require undergrounding of new electrical distribution and
communication lines where appropriate to improve redundancy and
reliance in the system.

8. Pursuantto RCW 36.70A.106 and consistent with the City of Mountlake Terrace

procedures, on June 2, 2026, the City notified the Washington State Department of
Commerce of the City’s intent to amend development regulations.
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9. Pursuantto the State Environmental Policy Act, the City of Mountlake Terrace was
designated as the lead agency for review of the proposed amendments. On June 9,
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.

10. A Notice of Public Hearing, consistent Mountlake Terrace Municipal Code
requirements, was published on June 12, 2026.

11. OnlJune 22, 2026, the City of Mountlake Terrace Planning Commission held a public
hearing to consider code amendments to amend Chapters 15.05 and 19.95 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 willimplement 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 modifying the exemptions for utility and frontage
improvements.

6. The proposed code amendments will provide clear and equitable requirements for
infrastructure associated with housing development in the City.

Date:

By:

Nick Bautista, Planning Commission Chair
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PURPOSE & BACKGROUND

* Middle housing changes created gap in requirements for
constructing frontage improvements

* MTMC currently exempts single family and ADUs from frontage
improvements and requires underground utilities for most new
development and redevelopment

* Need to revise exemptions for consistency with middle housing
requirements and reduce financial barriers to development
projects
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PROPOSED CHANGES

* MTMC 15.05.330 — remove subsections (E), (F), (G) related to
underground utilities
* MTMC 19.95.030 — revise frontage improvement exemptions
* Addition up to 800 square feet
* Interior remodels under 50% of the assessed value
* Construction of up to 2 ADUs

* MTMC 19.95.060 — add new subsection (G) related to
underground utilities
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RECOMMENDED MOTIONS

* MOTION to recommend City Council approval to
amend Chapter 15.05 MTMC, Building Code, and
Chapter 19.95 MTMC, Transportation Code, as

presented.
* MOTION to approve the Findings of Fact and
Conclusions as presented.
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Item: 5.b.
A CITY OF

maaaeds MOUNTLAKE
EE TERRACE

PLANNING COMMISSION STAFF REPORT

FROM: Brooke Eidem, Community Development Director
DATE: June 22, 2026
SUBJECT: Public Hearing: Amend Chapter 18.10 MTMC

SUBJECT SUMMARY:

The Planning Commission will hold a public hearing to make a recommendation to the City
Council on amendments to Chapter 18.10 MTMC related to the Administrative Procedures
amendment package.

PUBLIC HEARING PROCEDURE:

a. Chair opens hearing

b. Staff presentation

c. Commission questions
d. Public testimony

e. Close hearing

f. Deliberations

BACKGROUND / ANALYSIS:

The Planning Commission discussed this item at the regular meetings on May 11 and June 8.
Amendments are proposed to several chapters of the Municipal Code related to administrative
procedures that are intended to streamline the permitting process, update the administrative
regulations in general, and integrate new requirements of the Local Project Review Act (RCW
36.70B).

Background

SB 5290 was passed by the Washington State Legislature in 2023, amending RCW 36.70B
related to permit processing procedures for local governments. The City's administrative
procedures are largely contained in Chapter 18.05 MTMC. However, there are associated
amendments in several other chapters that are necessary to address the requirements
comprehensively. In all, six chapters are involved in the administrative procedures amendment
package, as discussed by the Planning Commission on May 11. Because much of the project is
procedural in nature, the Planning Commission is not required to provide an official
recommendation except for Chapter 18.10 specifically, where the proposed development
agreements section falls under the Planning Commission's purview.

Chapter 18.10 - Comprehensive Plan
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This chapter officially adopts the Comprehensive Plan and supporting documents. This is the
most appropriate chapter to address the annual amendment process, which is currently located at
the end of Chapter 18.05. The proposal is to relocate the process sections from Chapter 18.05
and the official adoption sections from Chapter 19.10 into this chapter, update the language to
ensure the chapter is up-to-date, and better address annual docketing. This process will be
clarified through a combination of new language and integrating the procedures that were
previously in MTMC 18.05.300 and 18.05.310. Language related to rezones and text
amendments will also be relocated from MTMC 19.10.020 and 19.10.030.

Additionally, a new section is proposed addressing development agreements, authorized by
RCW 36.70B.170. Although the statute provides the ability to enter into a development
agreement regardless of whether the City has a local ordinance, the proposed regulations offer an
additional layer of protection for the City, including an established process and the ability to
require mitigation in the form of funding public infrastructure, services, or facilities. This section
is the only portion of the proposal that is a development regulation. Thus it is subject to a formal
recommendation from the Planning Commission and being brought forward in a separate
ordinance.

The Planning Commission reviewed the draft chapter at the meeting on June 8th and requested a
revision MTMC 18.10.015, Subarea plans. The request was to simplify the section similar to the
supporting documents section. Staff has revised the language to add reference to subareas plans
as a new subsection (I) in Supporting documents adopted to integrate the Planning Commission's
edits and proposes to repurpose section 18.10.015 to reference early and continuous
participation.

RECOMMENDATION:
MOTION to recommend City Council approval to amend Chapter 18.10 MTMC as presented.

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

LINKS:

ATTACHMENTS:
1. Draft Ch 18.10
2. Planning Commission Findings of Fact
3. PH 18-10 Presentation
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Chapter 18.10. COMPREHENSIVE PLAN AND REGULATORY AMENDMENTS, AND
DEVELOPMENT AGREEMENTS

18.10.010. Comprehensive Plan adopted.

The Comprehensive Plan of the City of Mountlake Terrace and any amendments thereto are
incorporated by reference as though fully set forth and adopted as the Comprehensive Plan
for the City of Mountlake Terrace pursuant to the Growth Management Act of 1990 as
amended (Chapter 36.70A RCW and related statutes).

Consistent with state law, the Comprehensive Plan and any amendments thereto shall
serve as the guiding framework for decisions relating to land use, environment, economic
vitality, housing, capital facilities, parks, recreational facilities, transportation, and utilities.

18.10.015. SubareaptansPublic participation.

The City encourages early and continuous public participation in the comprehensive
planning, development regulation, and rezone process. Public notification procedures have
been adopted in MTMC 18.05.150 that are consistent with the requirements of 36.70A

RCW.

18.10.020. Supporting documents adopted.
The previousty-approved documents; listed below; are adopted as supporting documents
for the Comprehensive Plan:

A. Stormwater Comprehensive Plan, as currently adopted2619;

B. Comprehensive Sewer System Plan, as currently adopted2619;

C. Comprehensive Water System Plan, as currently adopted26+7;

D. Economic Vitality Strategy, as currently adopted2668;

E. Transportation Master Plan, as currently adopted2667;

Page 24 of 361


beidem
DRAFT watermark


F. Sustainability Strategy, as currently adopted2668;

G. Recreation, Parks and Open Space Master Plan, as currently adopted26t5,asamended
by2616-Supptement; and

H. Shoreline Master Program, as currently adopted26+9.
I. Subarea plans and any amendments thereto.
18.10.030. Maps incorporated by reference.

A. The location and boundaries of designated land use districts shall be shown on the
Comprehensive Plan map entitled “Official Comprehensive Plan Map” and, for Town
Center designations, shall be shown on the Town Center Plan map entitled "Town
Center Land Use Plan." These maps and any amendments thereto are hereby
incorporated by reference into the Comprehensive Plan as though fully set forth.

B. The roadway functional classifications of the City’s street network shall be shown on
the Comprehensive Plan map entitled “Roadway Functional Classification Map”. This
map and any amendments thereto are hereby incorporated by reference as though fully
set forth.

18.10.040. Copies of Plan.
Three copies of the Comprehensive Plan shall be kept on file in the office of the City Clerk.

18.10.050. Filing.

A certified copy of the ordinance codified in this chapter, together with certified copies of
the aforesaid Comprehensive Plan, including the Official Comprehensive Plan Map, shall
be transmitted by the City Clerk to the Office of the County Auditor of Snohomish County,
Washington, to be filed in the manner and form required by law. A copy of the aforesaid
plan shall also be transmitted to the State Department of Commerce, as required by law. A
copy of the Transportation Element of the Plan shall be transmitted to the Puget Sound
Regional Council for certification, as required by law.

18.10.060 Comprehensive Plan Amendment Procedures.

A. Frequency and Content for Updating the Comprehensive Plan. The Comprehensive
Plan shall be updated no more often than once every year, except foramendments
proposed under those circumstances provided forin RCW 36.70A.130(2)(a)(i) through
(2)(a)(v). The update shall consider levels of service for transportation, sewer and water,
and may consider other levels of service such as police and fire services, park facilities
and programs, planning, engineering, ard building services, and financial office
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services. The purpose of considering levels of service is to assure concurrency of
development with levels of service.

. Docket. The Comprehensive Plan shall also consider a docket of items which may be
used to add to; or amendehange, the Comprehensive Plan. The docket is maintained by
the Director. The amendment proposalrneed-forchange may relate to a need to
revisechange the Comprehensive Plan Map, or a need to change the Plan to provide

consistency with a-change; ortieedctochange; the zoning text.

. Update Procedure. Approximately once per yearfaine-monthsafterthetast
Comprehensive PtanandMapupdate, the Director shall establish a docketing process
whereby any interested person may submit an application to amend the City’s
Comprehensive Plan, including the following:reviewitems-thathave-accumutatedHthe
docket:

1. The Director shall inform the public, through a public outreach program that may
include public notice in a paper of general circulation, as-an information item on the
agendas of the City Council, Planning Commission, and Hearing Examiner, and in
regular posting places of the City, that the City shall consider an update of the
Comprehensive Plan and Map.

N

This notice shall include the purpose(s) of updating the Comprehensive Plan and
Map, a deadline for submitting recommended changes, adding to the docket, and a
tentative hearing schedule.

[

After the application deadline, the Director shall compile a preliminary docket
consisting of all applications that were determined to include all of the required
submittal items for consideration by the City Council.

[~

The City Council shall consider the proposals on the preliminary docket and decide
which, if any, shall be placed on the final docket. Criteria shall include whether the
proposal is consistent with the vision for the City and whether there are adequate
staff resources to properly evaluate and process the proposal. Decisions by the City
Council on which items to place on the final docket are legislative and discretionary.

. Planning Commission. The Planning Commission shall hold at least one public meeting
on the docket of items and/or recommendations to change the plan and map, and may
request City Council to recommend any areas for study.

The Planning Commission may establish sub-committees for study which shall include

members of the public and at least two Planning Commissioners. In all cases, the sub-
committee shall have a majority representing residents of the City.
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At the public meetings, the Planning Commission shall consider the information from
public testimony, subcommittees, and staff. Following consideration of changes and
verifying concurrency of recommended change with levels of service for transportation,
sewer, and water, the Planning Commission shall recommend changes in the
Comprehensive Plan and Map to City Council.

The City Council shall review the recommendation of the Planning Commission in a
regularly scheduled meeting and set a public hearing to consider changes to update the
Comprehensive Plan and Map. The public hearing for changes in the Comprehensive
Plan and Map may be held at the same meeting when recommended changes to the
zoning text and map consistent with the Comprehensive Plan amendments are also
heard.

A sub-area plan may be adopted at any time as long as it is generally consistent with
the Comprehensive Plan and concurrency is provided with appropriate levels of service.

18.10.070 Amendment requirements.

A.

Zoning text amendments. The zoning text may be changed at any time as long as the
change is consistent with the Comprehensive Plan. Immediately following a change(s)
in the Comprehensive Plan and Map, the Zoning Ordinance text and map must be
changed to be consistent with the Comprehensive Plan and Map.

Comprehensive Plan and map amendments. When the docket is reviewed and the
public is informed of the update for the Comprehensive Plan and Map, the public shall
also be notified that:

1. Anyrezone requests should be consistent with the Comprehensive Plan Map; and

2. Arequestto change the Zoning Map may involve a change in the Comprehensive
Plan Map.

The Planning Commission shall have a public hearing and make a recommendation to
City Council consistent with MTMC § 18.05.180 and § 18.05.300(D).

The City Council shall hold a public hearing and make a final determination on the
zoning text or map changes consistent with MTMC § 18.05.200.

Criteria for Review and Conclusions of Law. The Hearing Examiner shall consider the
following criteria in making their recommendation to the City Council on any Zoning
Map change. The Council may approve the rezone request only if the proposal conforms
to all of the following criteria. The Council shall adopt findings and conclusions for the
record which support their decision.
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1. The proposalis in accordance with the Comprehensive Plan;

2. Any parcel of land contained in this request, whether under single or unified
ownership, is not receiving special or privileged treatment;

3. The proposal will not be materially detrimental to properties in the vicinity or the
community based on the entire range of uses allowed in the proposed zone;

4. Adequate public services will be available to serve the full range of proposed uses;

5. The reclassification is warranted because of a change in circumstances, or because
of a need for additional property in the proposed zoning district classification, or
because the proposed zoning classification is appropriate for reasonable
development of the subject property; and

6. The proposed rezone would promote the general health, welfare, and safety of the
community.

18.10.080 Development agreements.

The city may enter into a development agreement with a person having ownership or
control of real property within its jurisdiction or outside its boundaries as part of an
annexation agreement. A development agreement must set forth the development
standards and other provisions that shall apply to and govern and vest the development,
use, and mitigation of the development of the real property for the duration specified in the

agreement.

A. Purpose. The purpose of this section is to implement RCW 36.70B.170, which
authorizes the city to enter into a development agreement with persons having
ownership or control of real property. The City Council finds that development
agreements may be an appropriate means to consolidate and address many issues
involved in complex development projects in a single controlling instrument that
benefits the city, its residents, and the public. Use of development agreements may
further the objectives of the Comprehensive Plan and development regulations
adopted pursuant to the Comprehensive Plan.

©

Review process. A duly noticed public hearing pursuant to RCW 36.70B.200 and
recommendation on the development agreement shall be made to the City Council by
the Planning Commission. The development agreement shall be subject to review and
approval by the City Council based on the record of the planning commission hearing.
The decision of the City Council to approve or reject a request for a development
agreement shall be a discretionary, legislative act.

(@)

. Fees. Fees for a development agreement review shall be as established by city
schedule and collected at the time of the development agreement application.
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D. Flexibility in application of development standards. A development agreement shall be
consistent with applicable development regulations to the fullest extent possible;
provided, a development agreement may allow development standards that differ from
those otherwise imposed under the Mountlake Terrace Municipal Code in order to
provide flexibility to achieve public benefits, respond to changing community needs, or
encourage modifications that provide the functional equivalent or adequately achieve
the purposes of otherwise applicable City standards. Any development standards
approved pursuant to a development agreement that differ from those in this code shall
not require any further zoning reclassification, variance from City standards or other
City approval apart from development agreement approval. The development
standards as approved through a development agreement shall apply to and govern the
development and implementation of each covered site in lieu of any conflicting or
different standards or requirements elsewhere in the Mountlake Terrace Municipal
Code. Subsequently adopted standards that differ from those of a development
agreement adopted by the city as provided in this chapter shall apply to the covered
development project only where necessary to address imminent public health and
safety hazards or where the development agreement specifies a time period or phase
after which certain identified standards can be modified. Determination of the
appropriate standards for future phases which are not fully defined during the initial
approval process may be postponed. Building permit applications shall be subject to
the building codes in effect when the permit is applied for.

m

Police power and contract authority. Pursuant to RCW 36.70B.170(4), the execution of a
development agreement is a proper exercise of the City's police power and contract
authority. Accordingly, a development agreement may obligate a party to fund or
provide services, infrastructure, or other facilities. A development agreement shall
reserve authority to impose new or different regulations to the extent required by a
serious threat to public health and safety.

m

Form. Development agreements shall be consistent with RCW 36.70B.170 through
36.70B.210. All development agreements shall be in form and content as approved by
the City Attorney.
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Mountlake Terrace Planning Commission Findings of Fact & Conclusions

Based on the review of the proposed code amendments to amend Chapter 18.10 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. ltis necessary to revise the City’s regulations for permit processing for consistency
with Senate Bill 5290, which passed the Washington State Legislature in 2023 and
amended portions of the Local Project Review Act with an effective date in January
2025.

3.  Amendments to Chapter 18.10 MTMC are being proposed to accommodate the
necessary updates to appropriately address the new state legislation.

4. RCW 36.70B.170 authorizes the City to enter into a development agreement with
persons having ownership or control of real property.

5. The City Council seeks to establish guidelines for development agreements within the
City, which are not intended to be inclusive, nor are they intended to address all
administrative policies related to processing applications for land use and
development.

6. The Planning Commission held work sessions to consider the matter and the impacts
of the proposed amendments on May 11, 2026 and June 8, 2026.

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

EV-2.1: Encourage higher density housing, commercial, and mixed-use
development near existing commercial nodes and planned or existing
transit facilities to increase the customer base of local businesses.

EV-3.2: Support development patterns in Town Center and identified mixed use
and neighborhood centers that provide pedestrian-level shopping, dining,
and service opportunities, supporting a vibrant and active pedestrian
experience.

HO-1.5: Develop and implement creative solutions for development regulations
and incentive-based tools to encourage the production of ownership and
rental housing affordable to allincome levels.

8. Pursuantto RCW 36.70A.106 and in accordance with City of Mountlake Terrace

procedures, on June 2, 2026, the City notified the Washington State Department of
Commerce of the City’s intent to amend development regulations.
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9. Pursuantto the State Environmental Policy Act, the City of Mountlake Terrace was
designated as the lead agency for review of the proposed amendments. On June 9,
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.

10. A Notice of Public Hearing, consistent Mountlake Terrace Municipal Code
requirements, was published on June 12, 2026.

11. OnlJune 22, 2026, the City of Mountlake Terrace Planning Commission held a public
hearing to consider code amendments to amend Chapters 15.05 and 19.95 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 willimplement 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 Chapter 18.10 MTMC and adopting
regulations for development agreements.

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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CHAPTER 18.10 MTMC

* Discussed May 11 for the purpose of Administrative
Procedures amendments package

* Amending to add Comprehensive Plan amendment
procedures, docketing process, formally adopt roadway
classification map, etc

* Discussed June 8 for purpose of proposal to adopt regulations
for development agreements process pursuant to RCW
36.70B.170

* Retitling chapter “Comprehensive Plan and Regulatory
Amendments, and Development Agreements”
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SUBAREA PLANS

* Planning Commission requested revision to section 18.10.015
* Simplify reference to subareas

* Staff proposal adds reference to “Supporting documents” section
as subsection (l): “Subarea plans and any amendments thereto.”

* Add “Public Participation” policy to 18.10.015:

“The City encourages early and continuous public participation in the
comprehensive planning, development regulation, and rezone process.
Public notification procedures have been adopted in MTMC 18.05.150 that
are consistent with the requirements of 36.70A RCW.”
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DEVELOPMENT AGREEMENTS

* Authorized in RCW 36.70B.170
* Requires a public hearing per RCW 36.70B.200

* Provides level of certainty for both parties

* Developer is assured that development standards will not change during
course of project, and can address project phasing in agreement without
having permits expire

* City is assured that development aspects will not change and can
negotiate for additional public benefits, improvements, and mitigation

* MTMC 18.10.080 provides basic regulatory structure for the City to
process development agreements, charge fees, apply flexibility in
exchange for public benefit, and enter into agreements
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RECOMMENDED MOTIONS

* MOTION to recommend City Council approval to

amend Chapter 18.10 MT

* MOTION to approve the

MC as presented.
-indings of Fact and

Conclusions as presented.
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Item: 6.a.
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PLANNING COMMISSION STAFF REPORT

FROM: Sara Pizzo, Senior Planner
DATE: June 22, 2026
SUBJECT: Zoning Map Amendment (work session)

SUBJECT SUMMARY:

The property owner of two lots located at 6001 237th St SW and 5906 236th St SW (a total
95,731 square foot area) has proposed to rezone this property to be consistent with the
Comprehensive Plan, Vision 2044, land use designations. Additionally, the applicant is looking
to make minor adjustments to the zoning map delineation lines to match the property lines
recently adjusted through a boundary line adjustment.

BACKGROUND / ANALYSIS:

The existing zoning designations of the area include Town Center 1 (TC-1), Residential-2
(4800), and Freeway Tourist (F/T). The Comprehensive Plan's land use element designates this
area as Town Center 1 (TC-1), Neighborhood Mixed Use (NMU), and Gateway Mixed Use
(GMU). The zoning proposal is to update the zoning map to be consistent with the
Comprehensive Plan.

Per Vision 2044, Town Center 1 land is designated for transit-oriented employment
development, multi-family, and supportive commercial uses. The purpose of NMU is to provide
land at sufficient densities for multifamily residences and encourage mixed-use buildings that
provide for day-to-day needs of surrounding residents. GMU is intended to provide land for
commercial and multifamily mixed-use buildings that are more service-oriented and non-
residential.

The applicant, Sierra Construction, has proposed the zoning map amendment because they are
interested in developing the properties sooner than staff’s timelines for amending the zoning
map. Two multifamily residential developments are being planned for this area. Terrace Station
4 is proposed on Lot 1 and is currently in review. The applicant has completed a pre-application
conference for the development of Terrace Station 5, located on Lot 2. Both of these
developments are administrative decisions. However, Lot 2 cannot be redeveloped with a
multifamily use until the zoning has been changed from R-2 to Neighborhood Mixed Use,
consistent with the Comprehensive Plan. Lot 2 also contains the Freeway Tourist (F/T) district,
which is proposed to be updated to GMU, consistent with the Comprehensive Plan. A few
additional minor changes are proposed so that the zoning delineation lines and the property lines
match, to help remove potential development constraints without impacting the overall intent of
the Comprehensive Plan’s land use element. Amending the zoning map is a legislative decision,

Page 37 of 361



requiring a recommendation from the Planning Commission and City Council approval.

The community was notified of this proposal via the Planning Commission Agenda as well as a
public notice of application and public hearing notice distributed via mail, newspaper, and posted
on site and in City posting locations on June 16, 2026.

Staff recommends that the Planning Commission accept the proposed zoning map amendment
and forward a recommendation of approval to City Council following the public hearing on
July 6, 2026.

Next steps include the Planning Commission Public Hearing scheduled for July 6, 2026. The
City Council will hold a work session for an initial review and then vote on the proposal in mid-
July. Lastly, staff will put a Comprehensive Plan Map amendment on the annual docket for
Planning Commission and City Council to review to bring the Comprehensive Plan into
alignment with the proposed zoning delineation adjustments.

LINKS:

ATTACHMENTS:
1. Presentation
2. Existing Zoning Map
3. Proposed Site Map
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Zoning Map Amendment

Planning Commission (Work Session): June 22, 2026
Sara Pizzo, AICP

Senior Planner, Community Development



PURPOSE

* Review a proposed zoning map
amendment

* Respond to Planning Commission
Questions

* Prepare to make a
recommendation to City Council at
the next meeting following a public
hearing.
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AGENDA

* Subject Summary

* Existing Zoning

* Vision 2044 Land Use Element
* Proposed Zoning

* Reasons for Rezone proposal

* Community Notification

* Staff Recommendation

* Next Steps
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SUBJECT SUMMARY )

* Land area: Two lots (95,731
square feet) located south of
236" St SW and east of Van Ry W&t | s & B o T
Blvd. 2, i __ W i

* 6001 237t St SW A R AR
* 5906 236 St SW

* Adopt updated zoning
designations consistent with
the Comprehensive Plan,
Vision 2044

* Make minor adjustments to
zoning delineation lines to
match recently adjusted

property lines. PN o
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EXISTING ZONING MAP
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VISION 2044 LAND USE MAP

Current Land Use Designations:
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VISION 2044 LAND USES

Purpose of Current Land Use Designations:

The purpose of the Town Center 1 land use
designation is to provide land for transit-

oriented employment development in those

Town Center areas closest to the light rail
station. Professional office is the primary
envisioned use followed by multifamily,
and supportive and complementary retail
commercial uses. These buildings will

have a minimum height of 6 stories, and a
maximum height of 12 stories.

NEIGHBORHOOD MIXED USE - The
purpose of the Neighborhood Mixed Use
land use designation is to provide land at
efficient densities for multifamily residences
and encouraging the development of mixed-
use buildings with resident-oriented ground
floor active uses to provide for the day-to-
day needs of residents and the surrounding
community. This designation encourages

a clean and healthy environment, safety,
walkability, neighborliness, affordability for
a range of income levels, and convenient
access to public transit, goods, and services.
These buildings would have a maximum
height of 4 to 6 stories, and these lots
would serve as small commercial nodes

in residential neighborhoods throughout
the City, as a transitional zone between
Residential land uses and higher intensity
primarily commercial areas.

GATEWAY MIXED USE - The purpose of
the Gateway Mixed Use land use designation
is to provide land for commercial and multi-
family mixed-use buildings with service-
oriented non-residential uses (retail,
restaurants, hotels, etc.), that serve the
community, have more regionally scaled
commercial uses and transit-oriented
development, taking advantage of the
proximity of I-5 and the Mountlake Terrace
Light Rail Station. These buildings will

have a minimum height of & stories, and a
maximum height of 12 stories.
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PROPOSED ZONING MAP

Adopt updated zoning ey, . Make minor
designations consistent 1. // adjustments to zoning
with the Comprehensive 1 | delineation lines

Plan, Vision 2044. IS } ’ * Change F/T to TC-1

* Change RS 4800 to
TC-1
* Change TC-1 to NMU

* Change RS 4800 to NMU
* Change F/T to GMU
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WHY REZONE THIS AREA?

* The area contains two lots that Sierra Construction is interested in
developing sooner than staff’s timelines for updating the zoning
map.
 Terrace Station 4 is proposed on Lot 1 and is currently in review.
 Terrace Station 5 (Lot 2) cannot be developed until the zoning

map is updated from RS 4800 to NMU to align with
Comprehensive Plan.

* Pending Development Agreement sets development
regulations for Terrace Station 5

* The existing zoning delineation lines create potential development
constraints that can be removed through minor adjustments that do

not impact the overall intent of the Comprehensive Plap’s Land Use

Element. 4 MOUNTLAKE
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COMMUNITY NOTIFICATION

* Planning Commission Agenda —June 17, 2026

* Notice of Application & Public Hearing Notice —June 16, 2026
(Public Hearing is scheduled for July 6)
* Mailed to nearby residents within 300 feet of project site
* Posted on site and Civic locations
* Newspaper

>
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STAFF RECOMMENDATION

Staff recommends that the Planning Commission accept the proposed
zoning map amendment and forward a recommendation of
approval to City Council following the public hearing on July 6, 2026.
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NEXT STEPS

 Public Hearing scheduled for July 6, 2026
» City Council Work Session and Meeting (Review and Vote) mid-July

- Staff will put a Comprehensive Plan Map amendment on the annual
docket for Planning Commission and City Council to review to bring the
Comprehensive Plan into alignment with the proposed zoning delineation

adjustments.
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DISCUSSION
& QUESTIONS
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Thank you
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EXISTING ZONING MAP
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LEGAL DESCRIPTION

PARCEL A (ASSESSORS PARCEL NO. 00520900201100)

LOTS 11 AND 12, BLOCK 2, MOUNT-LAKE TERRACE DIVISION NO. 5, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 13 OF PLATS, PAGES 38 AND 39, RECORDS OF SNOHOMISH COUNTY, WASHINGTON;

TOGETHER WITH THAT PORTION OF VACATED 237TH STREET S.W. WHICH WOULD ATTACH BY OPERATION OF LAW;
EXCEPT THAT PORTION CONVEYED TO MRS. LOIS M. YOUNG BY DEED RECORDED UNDER RECORDING NO. 2082016 DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHWEST CORNER OF LOT 8, MOUNT-LAKE TERRACE DIVISION NO. 5, ACCORDING TO THE PLAT THEREOF RECORDED IN

VOLUME 13 OF PLATS, PAGES 38 AND 39, RECORDS OF SNOHOMISH COUNTY, WASHINGTON; THENCE NORTH 88°48'00" WEST, A DISTANCE OF 42.07; THENCE NORTH 41°21'14" WEST, A DISTANCE OF 40.730 FEET TO THE TRUE POINT OF BEGINNING
OF THIS DESCRIPTION; THENCE NORTH 88°48'00" WEST, A DISTANCE OF 51.00 FEET TO A POINT ON A CURVE TO THE RIGHT, FROM WHICH POINT THE RADIUS POINT OF SAID CURVE BEARS SOUTH 88 © 48'00" EAST, A DISTANCE OF 45.00 FEET;
THENCE NORTHEASTERLY ALONG THE ARC OF SAID CURVE AN ARC DISTANCE OF 18.85 FEET; THENCE NORTH 25°12'00" EAST, A DISTANCE OF 55.64 FEET; THENCE SOUTH 18°18:00" EAST, A DISTANCE OF 73.34 FEET TO THE TRUE POINT OF

BEGINNING;

TOGETHER WITH THAT PORTION OF VACATED 237TH STREET S.W. CONVEYED TO EDMONDS SCHOOL DISTRICT 15 BY DEED RECORDED UNDER RECORDING NO. 2082017, DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHWEST CORNER OF LOT 8, MOUNT-LAKE TERRACE DIVISION NO. 5, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 13 OF PLATS, PAGES 38 AND 39, RECORDS OF SNOHOMISH COUNTY, WASHINGTON; THENCE
NORTH 88°48'00" WEST, A DISTANCE OF 30.00 FEET TO THE TRUE POINT OF BEGINNING OF THIS DESCRIPTION; THENCE CONTINUING NORTH 88°48'00" WEST, A DISTANCE OF 12.07 FEET; THENCE NORTH 41°21'14" WEST, A DISTANCE OF 40.73 FEET;
THENCE SOUTH 88°48'00" EAST, A DISTANCE OF 39.00 FEET; THENCE SOUTH 0°02'22" WEST, A DISTANCE OF 30.00 FEET TO THE TRUE POINT OF BEGINNING; EXCEPT THAT PORTION THEREOF, IF ANY, CONVEYED TO THE CITY OF MOUNTLAKE TERRACE

BY DEED RECORDED UNDER RECORDING NO.
202103240514

PARCEL B (ASSESSORS PARCEL NO. 00520900201600)

LOTS 16 AND 17, BLOCK 2, MOUNT-LAKE TERRACE DIVISION NO. 5, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 13 OF PLATS, PAGES 38 AND 39, RECORDS OF SNOHOMISH COUNTY, WASHINGTON;

EXCEPT THAT PORTION CONVEYED TO THE STATE OF WASHINGTON FOR PRIMARY STATE HIGHWAY NO. 1 BY DEED RECORDED UNDER RECORDING NO. 1475594;

AND ALSO EXCEPT THAT PORTION THEREOF, IF ANY, CONVEYED TO THE CITY OF MOUNTLAKE TERRACE BY DEED RECORDED UNDER RECORDING NO. 202103240514;

TOGETHER WITH THAT PORTION OF VACATED 236TH STREET SOUTHWEST THAT WOULD ATTACH TO SAID PREMISES BY OPERATION OF LAW AS VACATED UNDER CITY OF MOUNTLAKE TERRACE ORDINANCE NO. 2832, RECORDED UNDER RECORDING NO.
202312140344.

PARCEL C (ASSESSORS PARCEL NO. 27043200402100)

TRACT 2, BOUNDARY LINE ADJUSTMENT & RECORD OF SURVEY NO. PLL-22-0002, RECORDED UNDER RECORDING NO. 202301175001, RECORDS OF SNOHOMISH COUNTY, WASHINGTON, BEING A PORTION OF THE SOUTHEASTER QUARTER OF SECTION
32, AND A PORTION OF THE SOUTHWEST QUARTER OF SECTION 33, ALL IN TOWNSHIP 27 NORTH, RANGE 4 EAST, W.M., IN SNOHOMISH COUNTY, WASHINGTON.

POTUZAK (ASSESSORS PARCEL NO. 00520900201800)

LOT 18, BLOCK 2, MOUNT-LAKE TERRACE DIVISION NO. 5, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 13 OF PLATS, PAGES 38 AND 37, RECORDS OF SNOHOMISH COUNTY, WASHINGTON;

EXCEPT THAT PORTION CONVEYED TO THE STATE OF WASHINGTON BY DEED FILED UNDER RECORDING NO. 1476095.

AND EXCEPT FOR THAT PORTION CONVEYED TO THE CITY OF MOUNTLAKE TERRACE FOR RIGHT OF WAY BY DEED RECORDED UNDER RECORDING NUMBER 201710050219, RECORDS OF SNOHOMISH COUNTY, WASHINGTON.

MAAS/PEARSON
LOTS 6 AND 7, BLOCK 2, MOUNTLAKE TERRACE, DIVISION NO. 5, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 13 OF PLATS, PAGE 39, RECORDS OF SNOHOMISH COUNTY, WASHINGTON;

EXCEPT THE EAST 30 FEET OF SAID LOT 7;
EXCEPT THAT PORTION OF LOT 7 CONVEYED TO THE EDMONDS SCHOOL DISTRICT NO. 15 BY DEED RECORDED UNDER AUDITOR'S FILE NO. 2082017.

TOGETHER WITH THAT PORTION OF VACATED 237TH STREET SOUTHWEST BY THE CITY OF MOUNTLAKE TERRACE ORDINANCE RECORDED UNDER AUDITOR'S FILE NO. 8306010156 THAT WOULD ATTACH BY OPERATION OF LAW.

ALL SITUATE IN THE COUNTY OF SNOHOMISH, STATE OF WASHINGTON.

RESTRICTIONS OF RECORD

DATE

REVISION

PER CHICAGO TITLE ORDER NOS. 252428-SC DATED 24, JULY 2025, 250121-SC DATED 15, JANUARY 2025 AND 500135439 DATED 1, JUNE 2022.

SUBJECT TO AN EASEMENT GRANTED TO THE CITY OF MOUNTLAKE TERRACE FOR SANITARY SEWERAGE, RECORDED UNDER AFN. 1354824. PLOTTED.
SUBJECT TO AN EASEMENT FOR INGRESS, EGRESS AND UTILITIES, RECORDED UNDER AFN. 2082018. PLOTTED.
SUBJECT TO RESERVATIONS, EASEMENTS OR OTHER MATTERS IN THE PROCEEDINGS OCCASIONING THE ABANDONMENT OR VACATION OF THE 237TH STREET S.W. RECORDED UNDER AFN. 8210180198 AND 8306010156.

SUBJECT TO THE COVENANTS, CONDITIONS, RESTRICTIONS, RECITALS, RESERVATIONS, EASEMENTS, EASEMENT PROVISIONS, ENCROACHMENTS, DEDICATIONS, BUILDING SETBACK LINES, NOTES, STATEMENTS, AND OTHER MATTERS, IF ANY AS SET
FORTH ON PLAT OF MOUNT-LAKE TERRACE NO. 5 IN VOLUME 13 OF PLATS, PAGES 38-39, AFN 965233.

SUBJECT TO THE COVENANTS, CONDITIONS, RESTRICTIONS AND EASEMENTS BUT OMITTING ANY COVENANTS OR RESTRICTIONS, IF ANY AS SET FORTH IN THE DOCUMENT RECORDED UNDER AFN. 966942. DOCUMENT AMENDED UNDER AFNS.
972884, 975640, 1737440 AND 1737441.

SUBJECT TO THE RELINQUISHMENT OF ACCESS TO STATE HIGHWAY NUMBER 1 (SR 5) AND OF LIGHT, VIEW AND AIR BY DEED RECORDED UNDER AFN. 1498998.

SUBJECT TO THE RELINQUISHMENT OF ACCESS TO STATE HIGHWAY NUMBER 1 (SR 5) AND OF LIGHT, VIEW AND AIR BY DEED RECORDED UNDER AFN 1580907 .

SUBJECT TO THE RELINQUISHMENT OF ACCESS TO STATE HIGHWAY NUMBER 1 (SR 5) AND OF LIGHT, VIEW AND AIR BY DEED RECORDED UNDER AFN. 1635341.

SUBJECT TO THE CONDEMNATION OF ACCESS TO STATE HIGHWAY NUMBER 1 (SR 5) AND OF LIGHT, VIEW AND AIR BY SNOHOMISH COUNTY SUPERIOR CASE CAUSE NUMBER: 135550.

SUBJECT TO AN EASEMENT GRANTED TO THE CITY OF MOUNTLAKE TERRACE TOD FOR PERMANENT SIDEWALK AND ROAD EASEMENT RECORDED UNDER AFN. 201611210587. PLOTTED.

SUBJECT TO AN EASEMENT T0 THE CITY OF MOUNTLAKE TERRACE FOR SEWER UTILITY LINES AND APPURTENANCES RECORDED UNDER AFN. 202312140346. PLOTTED.

SUBJECT TO AN EASEMENT FOR SEWER RECORDED UNDER AFN. 1354813. DOES NOT AFFECT SUBJECT PROPERTY.

SUBJECT TO AN EASEMENT T0 THE CITY OF MOUNTLAKE TERRACE FOR UNDERGROUND PIPELINES AND/OR MAINS FOR SANITARY SEWERAGE RECORDED UNDER AFN. 1410368. PLOTTED.

SUBJECT TO AN EASEMENT T0O THE CITY OF MOUNTLAKE TERRACE FOR UNDERGROUND PIPELINES AND/OR MAINS FOR SANITARY SEWERAGE RECORDED UNDER AFN. 1422149. PLOTTED.

SUBJECT TO AN EASEMENT TO GENERAL TELEPHONE COMPANY OF THE NORTHWEST, INC. FOR COMMUNICATION SERVICE, POWER SERVICE, AND OTHER RELATED SERVICES RECORDED UNDER AFN. 2136780. PLOTTED.

SUBJECT TO THE COVENANTS, CONDITIONS, RESTRICTIONS, RECITALS, RESERVATIONS, EASEMENTS, EASEMENT PROVISIONS, ENCROACHMENTS, DEDICATIONS, BUILDING SETBACK LINES, NOTES, STATEMENTS, AND OTHER MATTERS, IF ANY, AS SET
FORTH ON BOUNDARY LINE ADJUSTMENT & RECORD OF SURVEY RECORDING NO: 202301175001. PLOTTED

SUBJECT TO THE COVENANTS, CONDITIONS, RESTRICTIONS, RECITALS, RESERVATIONS, EASEMENTS, EASEMENT PROVISIONS, DEDICATIONS, BUILDING
SETBACK LINES, NOTES, STATEMENTS, AND OTHER MATTERS, IF ANY, AS SET FORTH ON THE SURVEY RECORDED UNDER AFN. 9112025010.

SUBJECT TO AN EASEMENT TO PUBLIC UTILITY DISTRICT NO. 1 OF SNOHOMISH COUNTY FOR POWER DISTRIBUTION RECORDED UNDER AFN. 201710050243. PLOTTED.

TAG TABLE

TAG #| RADIUS | DIRECTION/A |LENGTH
L1 N 24°53'39"E | 6.24
L2 N 87°568'03"W | 30.08
L3 N 00°48'51"E | 5.50
L4 N 88°0207"W | 17.69
L5 N 88°02'13"W | 5.00
L6 N 65°23'63"E | 2.25
L7 N67°1531"E | 17.45
L8 N 47°47'27"E | 18.36
L9 N 46°41'49"W | 5.25
L10 N 47°52'45"E | 13.25
L11 N 00°5229"E | 23.69
L12 N79°1826"E | 13.47
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