
AGENDA 
Lynnwood Planning Commission 

Thursday, June 28, 2007 — 7:00 pm 
City Council Chambers, 19100 – 44th Ave. W., Lynnwood WA 

 

 
 

 A. Call to Order Chair DECKER 
 Commissioner AMBALADA 
 Commissioner DAVIES 
 Commissioner ELLIOTT, First Vice-chair 
 Commissioner PEYCHEFF 
 Commissioner WRIGHT 
 Commissioner WOJACK, Second Vice-chair 

 
   B. APPROVAL OF MINUTES: 

1. June 14, 2007 Planning Commission meeting 
 

   C. COUNCIL LIAISON REPORT: 
 
   D. CITIZEN COMMENTS  –  on matters not on tonight's agenda. 
 
   E. PUBLIC HEARINGS: 

1. Comprehensive Plan Amendments: [continued from June 14] 
   Accept public testimony on the following proposed amendments to the Lynnwood    
   Comprehensive Plan.  This hearing will be continued to June 28 for remaining proposals. 

E. MUGA Amendments – Application of City Plan designations to unincorporated 
Perrinville and Maple Precinct.  Consider MUGA expansions to include North 
Meadowdale and the North Road site of Lynnwood High School.  Consider possible 
boundary adjustment with Mountlake Terrace. 

F. City Center Plan Amendments – The “study area” designation on a portion of the 
City Center’s North End, north of the extension of 194th Street SW, is proposed to be 
removed and the area re-designated “Alderwood-City Center Transition Area.” 

 
   F. WORK SESSION:  None scheduled 
 
   G. BUSINESS: 
 
   H. DIRECTOR’S REPORT & INFORMATION: 

1. Upcoming Commission Meetings 
 
   I. ADJOURNMENT 
 

H:\Planning Commission\Material for 6-28-07\PCA 06-28-07.doc 

The public is invited to attend and 
participate in this public meeting.  To 
request special accommodations for 
persons with disabilities, contact the 
City at (425) 670-6613 at least 24 
hours prior to the meeting. 
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Lynnwood Planning Commission 
Meetings of June 28, 2007 

 

Staff Report 
 
Agenda Item:  E-2 
Comprehensive Plan 
Amendments – Public Hearing 

 
    Public Hearing 
    Informal Public Meeting 
    Work Session 
    New Business 
    Old Business 
    Information 
    Miscellaneous 
 

Lynnwood Dept. of Community Development —  Staff Contact:  Kevin Garrett (425) 670-6292 

 

Introduction: 
This year’s docket of proposed amendments to the Lynnwood Comprehensive Plan have 
been reviewed by staff and the Planning Commission and are now being presented for 
public comment.  The proposals are being heard in a two-part public hearing in the order 
shown below.  The first set of hearings was held on June 14 – with comments on the 
following amendments:   

   A. Royalwood Mobile Home Park
 Requesting Comprehensive Plan and zoning map amendments to change the 
 designations of this mobile home park from medium-density single-family to high-density 
 single-family.  

   B. Mobile Home Park Zone
 Consider applying the “MH-1” Comprehensive Plan designation and adopting a new 
 Mobile Home Park zone that can be applied voluntarily at the request of park owners. 

   C. Parks & Recreation Element Update 
 Annual update of the text and data of this element of the Comprehensive Plan. 

   D. 5-year Implementation Program Update 
 Annual update of the five-year project schedule. 
 
The hearings on June 28 include the following amendments:   

   E. MUGA Amendments 
Proposals to apply City Comprehensive Plan designations to unincorporated Perrinville 
and Maple Precinct areas, consider a MUGA expansion to include North Meadowdale and 
the North Road site of Lynnwood High School, and consider a possible boundary 
adjustment with Mountlake Terrace. 

   F. City Center Plan Amendments 
The “study area” designation on a portion of the City Center’s North End, north of the 
extension of 194th Street SW, is proposed to be removed and the area re-designated 
“Alderwood-City Center Transition Area.” 

 
At these hearings, the Commission should take testimony on these two items and, 
following all comments, discuss and make a recommendation on each item (separately) 
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to the City Council.  At the June 14 hearings, the Commission completed the hearings 
and recommendations on the first four items; no further testimony or action on those 
items is appropriate, unless the Commission acts to reconsider those recommendations.   
 
Attached are summaries of the two amendments for this public hearing.   
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Staff Report: 

F. City Center Study Area Amendment 
File:  2007CPL0005 
 
 

Applicant: 

 Dept. of Community Development 
 Contacts: Paul Krauss, Director 
   Kevin Garrett, Planning Manager 
 
 
Introduction: 

This amendment would resolve the land use designation for the portion of the North End 
of the City Center area that is currently designated as “Study Area.”  The Study Area is 
located generally:  south of 188th St. SW, east of 36th Ave. W., north of the future 
extension of 194th St. SW and west of the Alderwood Mall property and the Edmonds 
School District bus barn (see attached map).   
 
 

Proposal: 

Replace the land use designation of “Study Area” in the northern part of the North End 
of the City Center Study Area with the designation of “Alderwood – City Center 
Transition Area” by amending the Future Land Use Plan Map in the Comprehensive Plan.  
Also amend the City Center Subarea Plan to delete references to this area, and amend 
the text of the Comprehensive Plan to describe this new land use category.  See the 
attached table and maps for more information.  A new zoning designation for this area 
would be proposed following action on this proposal by the City Council.   
 
 
Process: 

A public hearing on this proposal is scheduled for the Planning Commission meeting of 
June 28, 2007.  Prior to that hearing, staff is holding information meetings with owners 
of properties in the Study Area and with owners and residents of the surrounding area.  
Staff will report on those meetings at the June 28 public hearing.   
 
The Planning Commission’s steps include: 

 Review the staff report and proposed amendment. 

 Conduct a public hearing on June 28 to accept public comments. 

 Forward a recommendation to the City Council following the public hearing. 

The Council will conduct its own work sessions, followed by a public hearing later this 
summer, leading to action on all of the 2007 amendments in September. 
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Background: 

The City Council designated the northern portion of the North End District of the City 
Center Subarea as “Study Area” when the Council adopted the Subarea Plan and other 
ordinances in March, 2005.  In this area, the City Center zoning map (Ord. 2555 and 
Ord. 2625) did not change the zoning of this Area from Business Technical Park (BTP) 
and Planned Commercial Development (PCD).   

This “study” designation arose in the latter part of the City Center planning process, in 
response to concerns from residents of the neighborhood west of 36th Ave. W. about the 
impact of new development on their properties (particularly shadowing and interference 
with views to the east).  The intent of this designation was to revisit the allowable 
density/intensity of new development in this area as part of the 2006 Comprehensive 
Plan amendment process.  However, due to staff turnover, this work was deferred to the 
2007 amendment process.   
 
 
Approval Criteria: 

A Comprehensive Plan amendment proposal may be approved only if it meets all of 
the following criteria: 

 
A. The proposal is consistent with the provisions of the Growth 

Management Act and will not result in Plan or regulation conflicts. 

 This proposal has no apparent conflicts with the Growth Management 
Act, nor with any other state goals, policies or legal requirements. 

 The “Study Area” designation was intended to be temporary and should 
be replaced with an appropriate land use category. 

 
B. The proposal will change the development or use potential of a site or 

area without creating significant adverse impacts on existing sensitive 
land uses, businesses, or residents. 

 The proposed change is intended to recognize the unique characteristics 
of this area, that is, between the Alderwood Mall and the City Center and 
to provide the basis for adopting zoning regulations for the area that both 
allow future (market-driven) redevelopment of the area while minimizing 
any adverse impacts on the neighborhood to the west of 36th Avene. 

 The change will not, by itself, cause or result in any physical change to 
properties in the area.  First, new zoning regulations (with building height 
limits, allowable land use regulations and similar development standards) 
must be approved (through a new public process).  Then, property 
owners will make investment/development decisions, taking into account 
real-estate-market conditions and other factors. 
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C. The proposed amendment can be accommodated by all applicable 
public services and facilities, including transportation. 

 The Supplemental EIS for the City Center states that public services and 
facilities, including transportation, are available to support redevelopment 
of this area, provided that mitigation measures for transportation, 
park/plazas and utilities are met.  These mitigation measures will be 
considered together with the new zoning regulations for this area.   

 
D. The proposal will help implement the goals and policies of the 

Lynnwood Comprehensive Plan. 

 The proposal is generally consistent with most goals and objectives of the  
Comprehensive Plan.  

 The proposal resolves the “Study Area” designation for the area in a 
manner that recognizes the special circumstances in this area – 
circumstances that do not apply to properties either in the rest of the City 
Center or adjoining Alderwood Mall.  . 

 
E. If the proposal could have significant impacts beyond the Lynnwood 

City Limits, it has been sent to the appropriate Snohomish County 
officials for review and comment. 

 No significant impacts beyond the City limits are anticipated. 
 
 
RECOMMENDATION: 

Recommend approval of this proposal to the City Council.   
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Alderwood – City Center Transition Area 
Concept: 

Amend City Center Subarea Plan and Land Use Element of the Comprehensive Plan 
(including the Future Land Use Plan Map) to remove the portion of the North End that is 
north of the extension of 194th St. SW from the City Center Area and designate this area 
as “Alderwood – City Center Transition Area.  This area is currently designated in the 
City Center Subarea Plan as “Study Area.”  Maps and text in the Subarea Plan will be 
edited to remove references to this area.   

Rationale 

• The study area forms a critical lynchpin between City Center and the Alderwood 
Mall complex. 

• While it is a transition between the two, it has unique characteristics in the form 
of existing and adjacent uses, which are found in neither. 

• As a transition area, part of the function is to create viable connections between 
City Center and Alderwood whereas both of those are primary destination 
neighborhoods. 

• One unique characteristic is that the study area has much greater percentage of 
exposure to single family detached home neighborhoods than City Center or 
Alderwood districts. 

• The study area tends towards office and multi-family residential uses at the 
present time unlike City Center or Alderwood which have a primary focus on 
retail and commercial services. 

 

Details 

1. Revisions to City Center Subarea Plan (March 2005) 

 

Page Revision 

1 Revise area boundary on map. 

3 First paragraph, add sentence at end regarding action on this amendment. 

15 Revise area boundary on maps. 
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Page Revision 

15-17 Delete mapping in Study Area. 

28 Revise map and edit text to delete Study Area. 

29 Revise third bullet item to read: 

The area east and north east of the Convention Center , south of the 
extension of 194th St, between 36 Ave and 33rd Ave, is designated as the 
North End. 

Revise map to delete Study Area. 

32 Revise paragraph to read: 

The North End is principally occupied by retail uses, an apartment 
complex and a church.  This area directly adjoins the Convention Center 
to the west and also is part of the connection between the Core and 
Alderwood Mall.  To better serve this area, some new street connections 
are anticipated.  This area has some opportunities for commercial uses 
that complement the Convention Center as well as housing.   

34 Delete last sentence regarding further discussion of development 
standards in North End. 

35 Revise Map to delete Study Area.  Northern boundary of North End will 
be extension of 194th St. SW; eastern boundary will be 33rd Ave. W.  
Retain circles showing extension of The Promenade to Alderwood Mall.   

38 Delete Policy CCLU 8:  Study Area in North End. 

42 Revise Map to delete Study Area. 

47 Revise Map to delete Study Area. 

58 Revise Map to delete Study Area. 

60 Revise Map to delete Study Area. 

61 Revise Map to delete Study Area. 

68 Revise first paragraph of “A Park in the North End” to read: 

The North End of the City Center contains a number of  buildings that 
were constructed or renovated in the last ten years.  However, within this 
area, there is no public open space.  Because of the number of employees 
and shoppers that use this area, there should be a park space that is 
available for passive recreation.   

Deleted: 188th Street

Deleted: office buildings and some 

Deleted: an important 

Deleted: However, much of the office 
development in the northern portion of 
this area is relatively new.  While 
additional infill development will be 
encouraged, major redevelopment may be 
limited in the near term.  

Deleted: During the adoption process, 
neighbors of this district expressed 
concerns about impacts of taller 
buildings, with reduced setbacks, on their 
neighborhood.  The northern portion of 
the North End is designated as a study 
area to allow for further discussion of 
appropriate development standards for 
these blocks.  

Deleted: office and retail
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Page Revision 

90 Revise Map to delete Study Area. 

 

2. Amendments to Comprehensive Plan – Land Use Element 

Page Revision 

6 Summary of Land Use Issues:  Add new item for this transition area. 

“Between two major commercial areas – City Center and Alderwood 
Mall – while close to single family residences.   

16 Add description of Transition Area, to read: 

Alderwood – City Center Transition Area: 
Purpose:  This Plan category is intended to provide for a 
transitional area between the Alderwood Mall and the City Center.  
The Mall is the retail center of south Snohomish County and 
experiences a high level of activity, consistent with its retail 
character.  The City Center is intended to be the business center 
of Snohomish County, with the character and intensity of an urban, 
mixed use downtown area.  This Transition Area will contain a mix 
of land uses that complements these two areas but at a lower 
intensity so as to minimize impacts on the residential area to the 
west (across 36th Ave. W.).   
Principle Uses:  Offices, retail (excluding big-box stores), 
restaurants, services and multiple family residences (as part of a 
mixed use development).   
Locational Criteria:  This land use category will be applied to the 
properties between the Alderwood Mall and the City Center and 
east of 36th Ave. W.   
Site Design:  Buildings will typically cover up to 50 percent of a 
site, with open parking or parking structures, landscaping, and 
open space occupying the rest of a site.  Usually parking will be 
located in open parking areas, although some parking may be 
located in parking structures (either as separate structures or 
under buildings with other land uses).  Pedestrian connections 
between properties and through the area to both the City Center 
and Alderwood will be required.   
Building Design:  Buildings will be architecturally interesting in 
appearance, with modulation and articulation of walls, ground-floor 
transparency, architectural highlighting of pedestrian entries, 
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Page Revision 
exterior pedestrian amenities and complementary colors, all as 
provided by the Citywide Design Guidelines.  Building height and 
location will be managed so as to minimize shading and view 
blockage for the residential area west of 36th Ave. W.   
Performance Standards:  On-site activities shall not substantially 
impact adjoining properties.  Traffic flow from this area shall be 
managed so as to minimize impacts to the residential area west of 
36th Ave. W. 
 

 Amend Future Land Use Plan Map; see attached (in preparation). 

20 Add new Objective LU-32 (under “Specific Subarea Plans”), to read: 

LU-32: Adopt a land use designation and land use policies for the 
transitional area between the City Center and Alderwood Mall. 
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