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Mountlake Terrace City Council 

Meeting Agenda 
Monday, August 25, 2025, 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 08/11/25 Meeting Minutes  

4. Public Comment (No person shall make personal attacks, or threatening remarks while addressing the 
Planning Commission, which disrupts, disturbs, or otherwise impedes the orderly conduct of the meeting. 
Any person who is engaging in conduct that disturbs, disrupts, or impedes the business of the Planning 
Commission or whose comments have been ruled out of order by the presiding officer, shall immediately 
cease and refrain from further improper comments or inappropriate conduct. All hate speech will be 
construed as threatening remarks.)  

5. Public Hearing on Zoning for 24229 48th Ave W (Annexation)  

6. Director's Report 

7. Miscellaneous Business by Call of Planning Commissioners  

8. Adjournment 
 

If the public would like to listen 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” (you will be prompted to install 
the Zoom application if you do not already have it). 
 
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 address 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 give public hearing testimony remotely (via Zoom), complete the Request Form for Remote Public 
Comment on the city’s Planning Commission web page, at least 24 hours before the meeting. You will then be 
contacted via email to confirm your participation. Your reply to the confirmation email must be received by 4 
p.m. on the day of meeting to be acknowledged that same evening. To give public hearing testimony at a 
meeting in-person, sign up at the meeting (no 24-hour notice required). 
 
To submit written public hearing testimony, mail to/drop off at City Hall (23204 58th Avenue W., Mountlake 
Terrace, WA 98043) or email remarks to Shannon Olsen, solsen@mltwa.gov, no later than 4 p.m. on the public 
hearing date. 
 

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 
MINUTES 

 
 
 
August 11, 2025         Mountlake Terrace City Hall 
7:00 pm                   and via Teleconference 
 
Commissioners Present           
Chair Bautista 
Vice Chair Bettcher 
Commissioner Stenson 
Commissioner Thompson 
Commissioner Wu 
Commissioner Landess (via Zoom) 
 
Commissioners Absent 
Commissioner Morgan 
 
City Staff Present 
Community and Economic Development Director Christy Osborn 
Senior Planner Sara Pizzo 
Planning Commission Secretary Shannon Olsen 
 
Consultant Staff Present 
None 
 
Call to Order - Roll Call 
Chair Bautista called the meeting of the Planning Commission to order at 7:04 pm. 
 
Approval of July 28, 2025 Meeting Minutes  
A motion to approve the July 28 meeting minutes was accepted as presented. 
 
Public Comment 
None 
 
Presentation on Zoning for 24229 48th Ave W (Annexation) 
Senior Planner Sara Pizzo presented on this topic to include the purpose, history of the property in 
relation to the annexation, zoning in relation to the comprehensive plan, zoning in relation to SEPA, 
staff recommendation for zoning designation, and next steps.  
 
Pizzo and Community and Economic Development Director Christy Osborn responded to questions 
and comments from Planning Commission. 
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Planning Commission Meeting Minutes  July 28, 2025 
 

Page 2 of 2 
 

Director’s Report 
Community and Economic Development Director Christy Osborn presented on this topic to include 
different ways to annex properties and why it’s important, and resignation of Commissioner 
Landess.  
 
Osborn responded to questions and comments from Planning Commission. 
 
Miscellaneous Business by Call of Planning Commissioners  
Commissioner Wu will be absent for September 8th meeting. A motion was made by Vice Chair 
Bettcher, Commissioner Stenson seconded. Motion passed 6-0 
 
Adjournment 
The meeting adjourned at 7:29 pm. 
 
 
 

 
__________________________________ 

Shannon Olsen, Planning Commission Secretary 
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ZONING 24229 48th Ave W
Planning Commission Public Hearing: August 21, 2025
Sara Pizzo, AICP, Senior Planner, Community & Economic Development
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• Discuss zoning designation for a property 
located at 24229 48th Ave W
• Subject property is in the process of being 

annexed into the City of Mountlake Terrace
• Planning Commission is required to make a 

recommendation to City Council regarding the 
zoning designation for this property

PURPOSE
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• Summary
• Legislative History
• Comprehensive Plan 
• Adjacent Zoning
• SEPA
• Request of Planning Commission & Staff Recommendation
• Next Steps
• Discussion and Questions

AGENDA
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• Proposed Annexation Area
Ø 24229 48th Ave W
Ø 0.40 acres (17,269 square feet)
Ø Area boundaries are adjacent to 

City limits and within the 
Mountlake Terrace Urban Growth 
Area

Ø Property owners interested in 
connecting to city sewer service

• Annexation petitions filed with 
the City July 9 and July 21.
• Certificate of Sufficiency on 

petition received from 
Snohomish County July 28, 2025. 

SUMMARY
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Date Meeting/Topic Action

June 12, 2025 Work Session

Introduce Notice of Intent to Commence 
Annexation Proceedings for subject 
property

Review Notice of Intent to Commence 
Annexation Proceedings

June 26, 2025 Regular Meeting 

Take action on Notice of Intent to 
Commence Annexation Proceedings for 
subject property

Passed Resolution 914 
• Accepted the proposed area of 

annexation
• Authorized the circulation of the 

petition
• Required zoning adoption at time of 

annexation
• Required assumption of existing City 

Indebtedness

August 7, 2025 Regular Meeting 

Work session to set date for public 
hearing on the petition.

Set public hearing date for August 21, 
2025

August 21 , 2025 Public Hearing on Petition Passed resolution to accept petition and 
direct staff to file a NOI with BRB

LEGISLATIVE HISTORY
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COMPREHENSIVE PLAN VISION 2044

Capital Facilities Element
Policy CF-2.4: Annexation is required before providing services to unincorporated areas

Land Use Element
Policy LU-5.5: Work cooperatively with Snohomish County to ensure future annexations 
have a smooth and orderly transition to City governance
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COMPREHENSIVE PLAN VISION 2044

Land Use Element
Comprehensive Plan shows subject site 
having a Residential 1 (R-1) land use 
designation 
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COMPREHENSIVE PLAN – LAND USE
• The purpose of the Residential 1 land use designation is to provide 

land for detached single-household residences, duplexes, and other 
complementary uses, while encouraging a clean and healthy 
environment, safety, walkability, neighborliness, affordability for a 
range of income levels, and adequate open space. These residential 
buildings would have a maximum height of 3 stories.

Site existing use: Single-household residence (1 story) and associated 
improvements.

The existing use complies with stated purpose of the R-1 land use 
designation in Vision 2044. 
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ADJACENT ZONING
Adjacent Zoning 
Designations:
• Residential 1 (R-1)
• Recreation and Park District 

(REC)

Minimum lot area required in 
R-1 is 4,800 square feet.
• Subject site is 17,269 

square feet.
• Minimum lot area 

requirement is met.

City of Mountlake Terrace Zoning Map section showing 24229 48th Ave W
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SEPA
Designating zoning is subject to 
environmental review under SEPA. 

Snohomish County Zoning 
Designation:
• Single Family Residential 

(R-8,400)
Proposed City Zoning Designation:
• Residential 1 (R-1)

Adopting an R-1 zoning designation 
at this property is not expected to 
result in any direct or indirect 
environmental impacts. 

Snohomish County Zoning Map showing 24229 48th Ave W
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REQUEST & RECOMMENDATION

Provide a 
recommendation to 

City Council regarding  
the zoning 

designation for 
24229 48th Ave W. 

Staff recommends
designating 24229 48th 

Ave W. 
 as Residential 1 (R-1).
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RECOMMENDATION

Proposed Mountlake Terrace Zoning Plan Map, red circle around 24229 48th Ave W and call out box 
showing a closer view of the property and proposed zoning of R-1

Proposed R-1 Zoning
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NEXT STEPS
• Staff to forward Planning Commission zoning recommendation 

for the subject site to City Council

• City Council to vote on zoning designation for 24229 48th Ave W
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DISCUSSION 
& QUESTIONS
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Thank you
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Snohomish County 
Assessor’s Office 

Email: contact.assessor@snoco.org 
Web:   www.snohomishcountywa.gov/assessor 

CERTIFICATE OF SUFFICIENCY 

I, Chris Huyboom, Snohomish County Deputy Assessor, in accordance with the 
requirements of RCW 35A.01.040, hereby certify that the Petition for the City of Mountlake 
Terrace Talon Ventures LLC (P-ANX-25-0013) Annexation submitted to the Assessor on July 14, 
2025 and July 23, 2025 is signed by the owners of property comprising 100% of the total assessed 
value within the area described in the petition, according to the records of the Snohomish County 
Assessor. The determination of sufficiency was begun on July 28, 2025. 

Dated this 28th day of July 2025. 

By__________________________ 
Deputy Assessor 

Linda Hjelle 
County Assessor 

Laura Washabaugh 
Chief Deputy 

M/S #510 
3000 Rockefeller Ave. 

Everett, WA 98201-4046 

(425) 388-3433
FAX (425) 388-3961 
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SNOHOMISH COUNTY DATA and 
MAP DISCLAIMER

All m aps, data, and inform ation 
set forth  h erein (“Data”), are for 
illustrative purposes only and are 
not to b e c onsidered an offic ial 
c itation to, or representation of, 
th e Snoh om ish  County Code. 
Am endm ents and updates to th e
Data, tog eth er with  oth er 
applic ab le County Code 
provisions, m ay apply wh ic h  are 
not depic ted h erein. Snoh om ish  
County m akes no representation 
or warranty c onc erning  th e c ontent, 
ac c urac y, c urrenc y, c om pleteness 
or quality of th e Data c ontained 
h erein and expressly disc laim s any 
warranty of m erc h antab ility or fitness
for any partic ular purpose. All 
persons ac c essing  or oth erwise 
using  th is Data assum e all 
responsib ility for use th ereof and 
ag ree to h old Snoh om ish  County 
h arm less from  and ag ainst any 
dam ag es, loss, c laim  or liab ility 
arising  out of any error, defec t or 
om ission c ontained with in said 
Data. Wash ing ton State Law,
Ch . 42.56 R CW, proh ib its state 
and loc al ag enc ies from  providing  
ac c ess to lists of individuals 
intended for use for c om m erc ial 
purposes and, th us, no c om m erc ial 
use m ay b e m ade of any Data 
c om prising  lists of individuals 
c ontained h erein.

Parc el lines and desig nation 
b oundaries are adjusted to 
th e Snoh om ish  County Assessor 
Integ rated Land R ec ords Parc el 
Data Base as of Marc h  2013. 

Th is m ap is a g raph ic  
representation applied from  
th e Snoh om ish  County 
Geog raph ic  Inform ation System . 
It does not represent survey 
ac c urac y. Th is m ap is b ased 
on th e b est availab le 
inform ation as of th e date 
sh own on th e m ap.

For th e purposes of land 
use applic ation review, final 
determ ination of future land 
use desig nations will b e m ade 
b y th e County during  th e 
review proc ess.
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ORDINANCE NO.  _______ 
 

AN ORDINANCE OF THE CITY OF MOUNTLAKE TERRACE, WASHINGTON, 
AMENDING THE CITY ZONING MAPS TO ESTABLISH CONTINGENT ZONING 

FOR 24229 48TH AVE W; PROVIDING FOR SEVERABILITY; AND ESTABLISHING 
AN EFFECTIVE DATE  

WHEREAS, on or about May 15, 2025, the City received a written “Notice of Intent to 
Petition for Annexation” signed by Edric Chung, Irwan Ngadisastra, and Erwin Suparno, partners 
of Talon Ventures, LLC (“Petitioners”), owners of a proposed annexation area that is generally 
located at 24229 48th Ave W. (“Annexation Area”); and  

WHEREAS, because Petitioners own 100 percent of the acreage in the proposed 
Annexation Area, their signatures on the written “Notice of Intent to Petition for Annexation” 
represent property owners of over ten percent of the assessed value for general taxation purposes 
of the property for which annexation is sought; and 

WHEREAS, the City Council scheduled the matter for consideration at its regular meeting 
on June 26, 2026, held a duly noticed public hearing, and passed Resolution 914, approving the 
request of Petitioners to circulate the annexation petition; and 

WHEREAS, pursuant to RCW 35A.14.120, Petitioners submitted a Petition for 
Annexation of Territory to City of Mountlake Terrace dated July 9, 2025 and July 21, 2025 
(“Petition”), representing owners of over sixty percent of the assessed value for general taxation 
purposes of the Annexation Area; and  

WHEREAS, on July 28, 2025, the Snohomish County Accessor’s Office issued a 
Certificate of Sufficiency certifying that the Petitioners own 100% of the Annexation Area; and  

WHEREAS, on August 7, 2025 the City set a hearing date of August 21, 2025 to provide 
an opportunity for public comment thereon and notice thereof was published in the [newspaper] 
and posted in three public places within the Annexation Area; and  

WHEREAS, the City Council held a duly noticed public hearing concerning the proposed 
annexation at its regularly scheduled City Council meeting on August 21, 2025; and 

WHEREAS, after the public hearing at the August 21, 2025, meeting, the City Council 
passed a resolution declaring the City’s intent to annex the property; and 

WHEREAS, on August 21, 2025, the City Council determined that the petition met 
applicable requirements and that it is in the best interest of the City and general welfare of the City 
to annex the property within the Annexation Area, and that the Council therefore passed a 
resolution of intent to annex the Annexation Area, Resolution _______;  
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WHEREAS, on August 25, 2025, the Planning Commission held a duly noticed public 
hearing on the proposed annexation and, following such hearing, recommended that the City 
Council adopt single-household residential 1 (R-1) zoning for the property within the Annexation 
Area, as presented; and  

WHEREAS, the Comprehensive Plan Map (Figure LU-6) in the Land Use element 
designates the Annexation Area as Residential 1; and 

WHEREAS, the proposed contingent zoning designation of R-1 would be similar to that 
of the properties immediately adjacent to, and surrounding the, Annexation Area; and 

WHEREAS, the lot size of the Annexation Area is 17,269 square feet and, pursuant to 
MTMC 19.03.030, the minimum lot area required in the R-1 zone is 4,800 square feet; therefore, 
the Annexation Area meets the minimum square footage requirement for the R-1 zoning district; 
and 

WHEREAS, environmental review of the zoning designation was conducted pursuant to 
SEPA and a Determination of Nonsignificance was issued on __________, 2025; and  

WHEREAS, on ______, 2025, the City Council held a duly noticed public hearing, 
considering all documentation and testimony, in accordance with MTMC 18.05.320 and RCW 
35A.14.130; and 

WHEREAS, in accordance with MTMC 18.05.320, the City Council finds that the 
proposed R-1 zoning is consistent with the current Comprehensive Plan Map designation for the 
Annexation Area; and 

WHEREAS, the City Council has determined that the Annexation Area shall be zoned R-
1; and  

 WHEREAS, appropriate zoning would be effective upon annexation, should the 
annexation of 24229 48th Ave W. be approved;  

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MOUNTLAKE 
TERRACE, WASHINGTON, DOES ORDAIN AS FOLLOWS: 

Section 1. Recitals. The recitals set forth above are hereby adopted and incorporated as 
Findings of Fact and/or Conclusion of Law. The City Council bases its findings and conclusions 
on the entire record of testimony and exhibits, including all written and oral testimony before the 
Planning Commission and the City Council. 
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Section 2.  Amending the Zoning Map.  The updated City of Mountlake Terrace Official 
Zoning Map, attached hereto as Exhibit A and by this reference fully incorporated herein, is hereby 
adopted as the current Official Zoning Map of the City. The map amendments shall be contingent 
upon, and take effect upon, annexation of the Annexation Area to the City. 

Section 3.  Severability.  Should any section, paragraph, sentence, clause or phrase of this 
Ordinance, or its application to any person or circumstance, be declared unconstitutional or 
otherwise invalid for any reason, or should any portion of this Ordinance be pre-empted by state 
or federal law or regulation, such decision or pre-emption shall not affect the validity of the 
remaining portions of this Ordinance or its application to other persons or circumstances. 

 Section 4.  Effective Date.  The effective date of said zoning ordinance shall be the 
effective date of the Annexation Ordinance.  This Ordinance shall take effect and be in full force 
on  _________, 2025.   

 

 PASSED BY THE CITY COUNCIL OF THE CITY OF MOUNTLAKE TERRACE this       
____ day of __________, 2025, and signed in authentication of its passage this ____ day of 
______________, 2025. 

 

          
    ___________________________________________ 

     MAYOR KYOKO MATSUMOTO WRIGHT, Mayor 

 

 

ATTEST:________________________ 

  Jennifer Joki, City Clerk 

 
 

APPROVED AS TO FORM:  ______________________ 

Hillary Evans, City Attorney 
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ZONING DESIGNATIONS
Community Business District (BC)
Freeway/Tourist District(F/T)
General Commercial District (CG)
Light Industry/Office Park District (LI/OP)
Mobile Home Park (MHP)
Low Density Multi Household (RML)
Medium Density Multi Household (RMM)
Public Facilities and Services (PFS)
Recreation and Park District (REC)
Residential 1 (R-1), R-7200 & R-8400
Residential 2 (R-2), R-4800
Residential 3 (R-3)
Residential 4 (R-4) 
Special Development District C/R(SDD C/R)
Special Development District Residential (SSD/R)
Town Center (TC-1 - See Town Center Districts Map)
Town Center (TC-2 - See Town Center Districts Map)
Town Center (TC-3 - See Town Center Districts Map)
Town Center (TC-R - See Town Center Districts Map)
PUD (Planned Unit Developments) Overlay
SOAB (Sexually Oriented Adult Businesses) Overlay

GENERAL
City Limits
Light Rail Routes
Lakes
Parcels
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