AGENDA

BOTHELL PLANNING COMMISSION
***VIRTUAL MEETING***

Bothell City Hall, 18415 101st Avenue NE
June 16, 2021, 6:00 PM
Pursuant to Governor Inslee’s continued Stay Home Stay Healthy Proclamation 20-25 and the extension of
Proclamation 20-28 regarding open public meetings, and in an effort to curtail the spread of the COVID-19
virus, this Planning Commission meeting will be conducted remotely unless otherwise directed by the
Governor’s proclamation. We encourage members of the public to attend and participate in the meeting
remotely, as described in more detail below.
To attend the meeting:
•
•
•
•

Watch the meeting LIVE online on the City of Bothell YouTube Channel
Watch the meeting live on BCTV Cable Access Channels 21/26 (must have Ziply Fiber/Comcast Cable)
Attend the meeting by Zoom:
o Click this link (or copy the URL and paste into a web browser): https://us02web.zoom.us/j/83118248286
o Call-in to the Zoom meeting by dialing 253-215-8782 and entering 821 1824 8286#
To provide public comments/testimony or to submit written comments please email Michael Kattermann at
michael.kattermann@bothellwa.gov by 3:00 PM. (day of the meeting)
Planning Commission meetings are also recorded and available the next day on the City of Bothell YouTube Channel.

1. CALL TO ORDER
2. PUBLIC COMMENTS - Items not on the agenda
If you wish to comment (either in writing or orally) please submit your comments or request to
michael.kattermann@bothellwa.gov prior to 3PM (day of meeting). Persons making oral comments
will be allowed 3 minutes to speak. All comments will be made part of the record.
3. APPROVAL OF MINUTES
June 2, 2021
4. NEW BUSINESS
5. PUBLIC HEARING
General Downtown Corridor 3-floor Overlay and Related Code Amendments, including micro-housing
provisions, continued from June 2, 2021
6. STUDY SESSION
Downtown Countywide Growth Center Candidate Application Briefing
7. UNFINISHED BUSINESS
8. REPORTS FROM STAFF
9. REPORTS FROM MEMBERS
10. ADJOURNMENT
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Projected Schedule of Land Use Items
City Council (CC) meetings, shown in bold. Planning Commission (PC) meetings, shown in italics.
Other Board meetings shown in normal text unless otherwise noted.
Meetings are held virtually unless otherwise noted. All meetings start at 6 p.m. unless otherwise noted
For planning purposes only: schedule subject to change without notice

June 2021
Monday

Tuesday

Wednesday

Thursday

Friday

1
Public hearing on
renewal of Interim
Ordinance allowing use
of private parking for
outdoor dining

2

3

4

General Downtown Corridor
3-floor Overlay and related
Code Amendments public
hearing

Public hearing on
renewal of Interim
Ordinance allowing
submittal of building and
grading permits prior to
site plan approval
7

8

9

10

11

14

15

16

17

18

Consultant contract to
conduct feasibility study
and draft code
amendments for transfer
of development rights
program in Canyon Park

General Downtown Corridor
3-floor Overlay and related
Code Amendments public
hearing, continued from June
2

24

25

Downtown Countywide
Growth Center Candidate
Application Briefing
21

22

23

Landmark Preservation
Board

28

29

30
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June 2, 2021 Minutes
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BOTHELL PLANNING COMMISSION
REGULAR MEETING – June 2, 2021
COMMISSIONERS PRESENT (via Zoom Webinar): Jenne Alderks, Carston Curd,
Amanda Dodd, Sarah Gustafson, Kevin Kiernan, Claire Robson, Cary Westerbeck
COMMISSIONER ABSENT AND EXCUSED: None
STAFF PRESENT (via Zoom Webinar): Community Development Director Michael
Kattermann, ARCH Sr. Planner Mike Stanger
CALL TO ORDER: The Regular Meeting of the Bothell Planning Commission was called
to order by Chair Kevin Kiernan on June 2, 2021, at 6:00 p.m.
PUBLIC COMMENTS: None
APPROVAL OF MINUTES:
CURD MOVED TO APPROVE THE MINUTES FOR MAY 5, 2021.
SECONDED. MOTION PASSED WITH ALL PRESENT IN FAVOR.

WESTERBECK

NEW BUSINESS: None
PUBLIC HEARING:
Chair Kiernan opened the Public hearing on the General Downtown Corridor 3-floor
Overlay and related Code Amendments by introducing Director Kattermann who
shared a brief presentation.
Public Comments: (See video for detailed comments)
• Ray Thomas – Speaking on behalf of the La Reve owners and board members.
They support Option 2.
• Gregory Miller – Condo owner at La Reve. Support for inclusion in amendment
so that the property to the west could be developed.
• James Walsh – Resident of Circle Drive. Opposition to including Section E.
Parking concerns as well as concerns for access from 522.
• Kristina Gustavsen – Parking concerns for micro-housing, more traffic and
building height.
• Ray Thomas (2nd time) – There is no developer for this property yet. They are
looking for a good fit for the neighborhood. There will be no access from 522.
Discussion ensued.
DODD MOVED TO CONTINUE THE GENERAL DOWNTOWN CORRIDOR 3-FLOOR
OVERLAY AND RELATED CODE AMENDMENTS HEARING TO JUNE 16, 2021. ALDERKS
SECONDED AND IT PASSED WITH ALL PRESENT IN FAVOR.
UNFINISHED BUSINESS: None
Planning Commission - June 16, 2021
Page 4 of 43

REPORTS FROM STAFF:
Director Kattermann reported on the following:
• 4 commissioners will be attending the North King County & Snoqualmie Valley
Sub-regional Collaboration Summit. Potential quorum notice has been issued.
• The funding agreement with Sound Transit has been approved by Bothell City
Council and the Sound Transit Board for up to $115,500 for the TDR program
for Canyon Park.
• Items for the June 16 meeting, in addition to the continued public hearing
(may be reduced to allow adequate time for the hearing):
o Downtown countywide center candidate application briefing.
o Growth targets and countywide planning policies briefing.
• Reopening Plan – phased re-entry for employees into City Hall possibly in
August with the goal of fully reopening by September. No date yet for inperson public meetings. After September will potentially be a hybrid version
of public meetings which would include both in-person and virtual.
REPORTS FROM MEMBERS: None
ADJOURNMENT:
DODD MADE A MOTION TO ADJOURN THE MAY 5, 2021 MEETING. WESTERBECK
SECONDED AND IT PASSED WITH ALL PRESENT IN FAVOR.
The meeting was adjourned at 7:09 p.m.
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General Downtown Corridor 3-floor
Overlay and related Code
Amendments Continued Public
Hearing
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MEMORANDUM

Community Development Department
DATE:

June 16, 2021

TO:

Planning Commission

FROM:

Dave Boyd, Senior Planner

SUBJECT: GDC 3-floor Overlay and related Code Amendments
Purpose/Action
The purpose of this continued public hearing is to present staff recommendations and
analysis and arrive at a Planning Commission recommendation on this private property
owner application for revisions to the General Downtown Corridor (GDC) 3-floor Overlay
(light blue area with white crosshatch in map below) to allow 4-floor buildings (the
underlying zoning height) in conjunction with affordable housing and potential reduced
parking provisions related to micro-housing.
Background
Please see the March 3, April 7, May 5, and June 2, 2021 packets for the application and
additional background and analysis.
Just prior to the June 2 public
hearing, Planning Commission
heard for the first time from
owners
at
La
Reve
Condominiums who wanted to
be included in the proposed
code amendments allowing 4
floors and 45’ heights. There
was consensus to further
consider an option to allow a 4th
floor throughout the overlay,
with
different
affordability
provisions for areas with special
setback and height limits
adjacent or across the street
from
single-family
zoning.
There was also interest in taking
a closer look at some of the
areas, analyzing other potential
limits
and
refining
the
affordability requirements.
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Analysis
In response to the request to take a
closer look at some of the other areas
that are adjacent to single-family
zoning, these areas are each
described below. All are limited in
development capacity by the special
setbacks and height limits, which can
be seen together with the 3-floor

overlay as a “belt and suspenders” approach to
limiting impacts on adjacent single-family zones.
Because of the topography, which in nearly all
cases slopes away from single-family zoning,
removing the 3-floor overlay will have little impact
on single-family zones adjacent or across the
street from GDC, as shown in the analysis for the
La Reve site.
The other areas along Valley View and Circle Drive (bottom left) all
have at least half of their area limited by the setback (orange
shades) and height limits (purple shades). The Morningstar
condominiums on the north side of Valley View have very little
unbuilt area, unlike La Reve, so redevelopment is highly unlikely,
and if it were to redevelop, the special setbacks and height limits
would extend 94 feet from the adjacent single-family zone. The
three lots south of La Reve along Circle Drive currently include two
duplexes and one single-family home. One of the
duplexes was converted from a single-family
home in 2019, The southernmost lot is entirely
within the special setbacks and height limits. If the
other two lots redeveloped, allowing 4-story
heights would only apply to the downhill side of the
lots facing SR 522, away from the single-family
zone. Due to the topography and setbacks, even
the 3-story facades facing single-family
development across Circle Drive would be lower
than the height limit for the single-family lots
across the street. The number of additional units
that could be created would be very modest.
Similarly, parcels adjacent to or across the street
from single-family zoning along Beardslee or Ross
Road (upper left & right) would be subject to the
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special setbacks and height limits. Only the large parcel on the southwest corner of
Beardslee and 185th, the senior assisted living facility which has a short frontage across
Beardslee from the Sunrise / Valley View district, is not downhill from adjacent singlefamily zoning. The upper-level setbacks are reduced somewhat where there are
intervening adjacent parcels, as at the southeast corner of 185th and Beardslee, but the
parcels that could build to 4 stories, even under Option 1, are significantly lower than the
single-family homes to the south.
Given the above analysis, staff does not recommend removing any of the areas from the
proposed code amendments. Instead, the special setbacks and height limits, along with
the area’s topography, can be relied upon to sufficiently mitigate impacts to the adjacent
single-family zones.
Affordability requirements: At the June 2 public hearing, questions arose about the
affordability of some of the existing housing in the area and it was noted that some
adjustments to the affordability provisions would likely be made. Owners at La Reve noted
that the existing condominiums were relatively affordable, and being able to sell their
undeveloped property with some additional height, along with affordability requirements
for the new development, would help keep the existing units affordable as well as create
new income restricted units. Staff analyzed sales at La Reve over the last three years:
•

Two-bedroom prices have held steady at $340,000 - $377,500, or $325 - $373
per square foot (six sales). In 2021 at 70% AMI and accounting for HOA dues,
the maximum price would be about $220,000.

•

Three-bedroom units (10 sales) have run $361,000 to $400,000, perhaps
trending a bit downward because of the recession ($312 - $345 per square foot).
The 70% AMI affordable price would be about $263,000.

A few changes have been made to the proposed code amendments in Attachment 3:
•

Minor adjustments have been made to a few of the affordability levels to better
balance the affordability requirement with the benefit of the added capacity.

•

Detailed Multi-Family Tax Exemption (MFTE) requirements have been removed in
favor of references to the proposed MFTE requirements that Council will be
considering, along with these code amendments, in July. That way, any future
changes will only have to be made to one code section.

•

The micro-apartment definition has been changed to apply to developments that
may have a combination of micro-apartments and other dwelling types and mixeduse projects.

While there seemed to be strong Commission support for Option 2 at the June 2 public
hearing, both options are included in the proposed code amendments in Attachment 3.
Responses to Comments and Questions
See previous packets for responses to earlier comments and questions from Planning
Commission and from community members. Responses to questions and comments at
the June 2 public hearing that are not included in the analysis above include:
Micro-apartments and parking requirements: The proposed code amendments do
address micro-apartments citywide, but do not presume that new development in this
area will be micro-apartments. The parking requirements proposed for micro-apartments
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are equal to those initially required of studio and one-bedroom apartments in the central
downtown districts and are supported by analysis using the King County Right Size
Parking Calculator.
Traffic: As noted at the June 2 public hearing, traffic impacts were analyzed in the
Downtown Subarea Planned Action Environmental Impact Study, based on the initial
proposed regulations which did not include the 3-floor overlay or the special setbacks and
height limits. Individual downtown developments are still required to conduct a traffic
impact analysis, which could result in required improvements to intersections on impacted
corridors as part of the development review process. Development on the west end of the
La Reve parcel could potentially lead to pedestrian improvements along that side of Valley
View toward the intersection with Kaysner Way, which could also potentially include
improvements.
Access: The La Reve parcel does not have frontage along SR 522 for an access point,
and even if they could get access through an intervening property, it is unlikely that it
would be granted. The property within the GDC overlay along Circle Drive that has
frontage on SR 522 would also be very unlikely to get permits for access there.
Views: The City does not regulate private views, only public views in select areas, for
example from public roads within the shoreline jurisdiction. With or without these
amendments, the owners at La Reve could sell the western part of their parcel and it
could be developed to 3-stories. The proposed code amendments will not expand the
potential for view blockage of properties across Valley View.
Next Steps
Planning Commission is requested to review the options and revised code language
presented and make a recommendation to Council.
Staff anticipates bringing this item to City Council for a public hearing on July 20, following
a study session on the MFTE program on July 13 and a public hearing on MFTE code
amendments that same evening (July 20).
Attachments
1. Comments received since the June 2 packet and forwarded to Planning
Commission prior to the June 2 hearing (Exhibit 17)
2. Draft Planning Commission Findings, Conclusions and Recommendation, updated
to include the additional exhibit and testimony from June 2.
3. Proposed Code Amendments (Exhibit A to Findings)
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Attachment 1
Comments received since the June 2 packet and forwarded to
Planning Commission prior to the June 2 hearing(Exhibit 17)
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As a resident of Circle drive (Parcel E) I would like to voice my concerns regarding the potential code
amendment changes.
The biggest concerns are the impact on our neighborhood including parking issues, pedestrian safety,
increased traffic and decreased property values. Micro-housing housing would be better suited in
another area that has more space to accommodate parking and traffic. Clearly ¾ of a parking space per
unit for a large number of residents will exacerbate an already strained parking situation in the
downtown area. Many, if not all, of the recently constructed apartment buildings charge their tenants
for parking so that many choose to park on the street. Twenty years ago the college assured us that the
school would not need parking as it was planned as a commuter school. There are now three several
story parking structures on the school property.
Parcel ‘E’ is the only site being considered that is an existing well established neighborhood and is
strictly residential. A more suitable choice would be one of the other potential parcels being considered.
These properties already have commercial building/mixed use such as on Beardslee Blvd.
The congestion and construction caused by using this unsuitable site ‘E’ will cause the closure of Kaysner
Way, Valley View and likely 522. How many additional traffic mitigating tools will be necessary to ensure
safety?
The residents of our neighborhood on Circle Drive remember well the incessant pounding and midnight
construction as pilings were driven into the hillside to build the tallest retaining wall in Washington
state. Will Valley View need to be reconstructed after similar methods are used to secure not just a wall
but actual buildings to the steep hillside?
Thank you for your time,
Kristina Gustavsen
35 feet across the street from single-family zoning.
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Attachment 2
Draft Planning Commission Findings, Conclusions and
Recommendation, updated to include the additional exhibit and
testimony from June 2
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General Downtown Corridor 3-floor Overlay and
related Code Amendments
Draft Planning Commission Findings, Conclusions
and Recommendation
Findings
1.

History. This item was initiated by City Council as part of the 2021 Docket of Plan and
Code Amendments in response to a private application.

2.

Geographic Location. The proposed code amendments would apply primarily to the
General Downtown Corridor (GDC) 3-floor Overlay in the Downtown Subarea, with
provisions related to micro-apartments applying citywide.

3.

Proposed Action. The proposed code amendments would allow 4 floors and 45 feet of
building height in the GDC Overlay with provisions for affordable housing and microapartments, including:
a. Requirements for affordable housing on new developments of more than five units or
with more than 2,100 square feet of commercial space
b. Provisions for Multi-Family Tax Exemptions (MFTE), which are being considered
through a separate, parallel process
c. Definition of micro-apartments with provision of special parking requirements

4.

Public Meetings. The Planning Commission held a study session on March 3, April 7
and May 5, 2021, and a public hearing on June 2 and 16, 2021 regarding the proposed
Code amendments.

5.

Public Notice. Public notice for the proposed code amendments was provided through
the following methods:
a. Imagine Bothell... notice. The City of Bothell provides a monthly notice to citizens,
interested parties and news media which, in general, describes upcoming hearings,
the topics of those hearings, and explains potential ramifications of decisions which
may occur from actions of the City. This notice is provided at the end of the month for
the subsequent month’s hearing schedule. The Imagine Bothell… notice also contains
information which directs inquiries to city staff, the City web page, and telephone
contact numbers.
Notice of the public meeting dates for the proposed code amendment was published
in the March, April, May and June editions of the Imagine Bothell… notice.
b. The Imagine Bothell... notice is sent via e-mail and/or regular U.S. Postal Service mail
to all parties who have signed up for the service.
c. The Imagine Bothell... notice is published in the Seattle Times, the City’s Newspaper
of Record.
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d. The Imagine Bothell... notice is also posted on the City’s web page at
www.bothellwa.gov.
e. The City maintains a number of public notice boards which are placed throughout the
City at certain accessible and visible locations. Each of these notice boards contains
a plastic box where extra copies of the Imagine Bothell... notice are stored and are
available for retrieval by any interested citizen. These boxes are filled with paper
copies of the notice each month.

f. The Imagine Bothell… notice is also publicly posted at City Hall, the Municipal Court
Building, and the Bothell Post Office.

Planning Commission Deliberations
6.

The Planning Commission makes the following specific findings regarding the proposed
code amendments. These findings are based upon public testimony the Planning
Commission received during the public hearing, information provided to the Planning
Commission by staff, and Planning Commission deliberations.

7.

Allowing development of 4 floors and 45 feet is appropriate in some parts of the current
GDC 3-floor Overlay due to its proximity to the University of Washington / Cascadia College
campus and its current and future bus station.

8.

The existing special setbacks and height limits will be retained, mitigating impacts to
surrounding single-family zoning.

9.

Extending application of special setback requirements from single-family zoning to singlefamily development will provide developers flexibility to further mitigate impacts to existing
single-family development within the GDC district.

10.

Significant developments in areas where capacity is increased should provide affordable
housing commensurate to the benefit of the increased capacity, balancing the public and
private benefits.

11.

Pairing affordable housing requirements with the proposed MFTE program will enhance
affordability provisions.

12.

Making provisions for micro-apartments will provide additional affordable housing and
expand the variety of housing types in Bothell, especially for students, service industry
workers, those wanting to save to enter the housing market and those wanting to downsize
from other housing options. Parking provisions specifically for this housing type are
appropriate based on application of the King County Right-Size Parking Calculator.

13.

Consistency with Imagine Bothell… Comprehensive Plan Goals and Policies.
Several Goals and Policies in the Housing and Human Services Element of the
Comprehensive Plan support these amendments:
HHS-G2 To ensure an adequate choice of attractive living accommodations to persons
desiring to reside in Bothell.
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HHS-P9 Promote residential development in downtown and other commercial areas
where combining such uses would promote the vitality and economic viability of the area.
HHS-P13 Promote an appropriate supply and mix of densities and housing types to meet
the needs of people who work and desire to live in Bothell, especially near existing and
planned transportation and employment centers.
14.

Department of Commerce Review.
The proposed plan and code amendments will be sent to the Department of Commerce for
expedited review following the Planning Commission recommendation.

15.

State Environmental Policy Act (SEPA) Review.
A SEPA Determination of Non-Significance (DNS) will be issued for the proposed plan and
code amendments prior to consideration by City Council.

16.

List of Exhibits (See Planning Commission packets on City of Bothell website for exhibits)
1. Rosemary Sutton email, March 3, 2021
2. Sheila Hunter email, March 24,2021
3. Sadie Rosenthal and Norm Wright email, March 29, 2021
4. Lynda Carey email, March 29, 2021
5. Bart Flora email, March 31, 2021
6. Chad Bruttomesso email, April 5, 2021
7. Comments and Questions made online during the April 7, 2021 virtual meeting
8. Dodd Willingham email, April 7, 2021
9. Joana Willingham email, April 7, 2021
10. Jeremy Mseitif email, April 8, 2021
11. Rick Silcox email, April 14, 2021
12. Samuel Cook email, April 22, 2021
13. James Walsh email and Mike Stanger reply, May 5, 2021
14. Ray Thomas email, May 9, 2021
15. Alexis Conner email, May 13, 2021
16. Gregory Miller email, May 14, 2021
17. Kristina Gustavsen email, June 2, 2021

17.

Public Testimony (See video recording on City of Bothell website for detailed testimony)
March 3, 2021:
Bart Flora, First Olympic Investments, applicant for these amendments and owner of
18623 and 18205 Beardslee, Bothell
April 7, 2021:
Lynda Carey, 10528 Valley View Road, Bothell
Rev. Emily Austin, United Methodist Church, Bothell
Merrie Duryee, Bothell
Diane White, Bothell
Kristina Gustavson, 10811 Circle Drive, Bothell
Sheila Hunter, Morningstar Condominiums, Bothell
May 5, 2021:
Sadie Rosenthal, 10504 Valley View Road, Bothell
Kristina Gustavson, 10811 Circle Drive, Bothell
James Walsh, resident of Circle Drive
Lynda Carey, 10528 Valley View Road, Bothell
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June 2, 2021:
Ray Thomas, owner of La Reve unit C304, 10709 Valley View, Bothell, on behalf of the
La Reve owners and board members
Gregory Miller, condo owner at La Reve
James Walsh, resident of Circle Drive
Kristina Gustavsen, 10811 Circle Drive, Bothell

Conclusions
1.

The recommended code amendments have been drafted, noticed, reviewed by the public
and considered by the Planning Commission in accordance with all applicable laws of the
State of Washington and the City of Bothell.

2.

The recommended code amendments are necessary to provide for consistent and clear
land use regulation and provision of public spaces with downtown development.

3.

The recommended Code amendments are in the best interest of the public health, safety
and welfare.

Recommendation
Based upon these findings and conclusions, the Planning Commission recommends the City
Council adopt the code amendments in Exhibit A to these Findings, Conclusions and
Recommendation.

Kevin Kiernan, Planning Commission Chair
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Attachment 3
Proposed Code Amendments (Exhibit A to Findings)
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Proposed General Downtown Corridor 3-Floor Overlay
and related Code Amendments
Relevant sections are included below, including sections that may not need amendment, but are
included for context. Text boxes are included to explain the following proposed changes.
Proposed amendments are shown in black underline/strikethrough format below. Hyperlinks are
shown as blue underline. Skipped sections are indicated by three asterisks:
*
*
*

11.02.050

“M.”

*
*
*
Since the code does not currently address micro-apartments, the following definition is added to
clarify that the individually leased micro-units, as opposed to a group of units with a shared
kitchen, are dwelling units for purposes of calculating parking requirements.
“Micro-housing” or “micro-apartments,” for the purposes of Title 12 of the Bothell Municipal Code,
means small, individually leased studio apartments containing bathrooms and efficiency kitchens,
clustered with several other such apartments around shared kitchens, located within a multifamily or
mixed-use development. Each individual apartment will be considered a dwelling unit for purposes
of parking requirements.

*

12.07.020

*

*

Location of affordable housing programs.

A. Downtown Subarea:
1. Within the Downtown Transition District Affordable Housing Overlay, affordable housing is
required as provided in BMC 12.64.103(B)(3).

2. Within the SR 522 Corridor District Affordable Housing Overlay, affordable housing is
required as provided for in BMC 12.64.104(B)(4).

3. Within the SR 522 Corridor District outside the Affordable Housing Overlay, voluntary
affordable housing incentives are available as provided in BMC 12.64.104(B)(5).

A new subsection is added for the GDC Overlay.
4. Within the General Downtown Corridor District, affordable housing is required as provided
for in BMC 12.64.105(B)(4).
*

*

*
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12.16.030

Computation of required off-street parking spaces.

A. Except as modified under this section or BMC 12.16.040, off-street parking areas shall contain at
a minimum the number of parking spaces as stipulated in the following table. Off-street parking
ratios expressed as number of spaces per square feet means the gross square footage. If the formula
for determining the number of off-street parking spaces results in a fraction, the number of off-street
parking spaces shall be rounded to the nearest whole number with fractions of 0.50 or greater
rounding up and fractions below 0.50 rounding down. The land uses below correspond to those
listed in Chapter 12.06 BMC.

Since the reduced parking requirement for micro-apartments is recommended to apply citywide,
the requirements in BMC 12.16.030 for residential uses are amended. Question: Should this
apply only to projects within proximity of frequent transit? If so, staff recommends adding
“for projects within one-half mile of transit stops with at least four stops per hour for at least 12
hours per day at least 5 days per week” after “0.75 per dwelling unit”.
Land Use

Minimum Parking Spaces Required

*

*

*

Residential uses, including only the following:
Dormitories, fraternities and sororities

1 per 2 bedrooms

Dwelling units, accessory driveway

1 per accessory dwelling unit, located in a garage or
on a driveway

Dwelling units, primary, detached, one unit per

3 per dwelling unit, which spaces shall consist of

structure

garage floor and/or driveway area

Dwelling units, primary, two or more units per

2 per dwelling unit, plus 1 guest parking stall for every

structure

5 dwelling units

*

*

Micro-apartments

*
0.75 per dwelling unit

*

*

*

*

*

*

Planning Commission - June 16, 2021
Page 20 of 43

Similar to the changes to BMC 12.16.030, for the micro-apartment parking revisions to apply to
the rest of the downtown districts that allow multifamily housing, those sections need to be
amended. Since they are all within one-half mile of frequent transit, no qualifier is needed.

12.64.101

Downtown Core District Requirements.
*

12.64.402 Provision of Parking

*

*

Permitted
Minimum
Maximum
12.64.201 Building
Parking
Parking in
Use
Requirements a Surface
Lot

*

*

Shared
Special
Parking
Condition
Reduction Requirements

*

5 - Residential (All): A minimum of 1 space per unit is required, except for

micro-apartments, which require a minimum of 0.75 spaces per unit.

*

12.64.102

*

*

*

*

*

*

*

*

Downtown Neighborhood District Requirements.
12.64.402 Provision of Parking

Permitted
Minimum
Maximum
12.64.201 Building
Parking
Parking in
Use
Requirements a Surface
Lot

*

*

Shared
Special
Parking
Condition
Reduction Requirements

*

5 - Residential (All): A minimum of 1 space per unit is required, except for

micro-apartments, which require a minimum of 0.75 spaces per unit.

*

12.64.103

*

*

*

*

*

*

*

*

Downtown Transition District Requirements.
12.64.402 Provision of Parking

Permitted
Minimum
Maximum
12.64.201 Building
Parking
Parking in
Use
Requirements a Surface
Lot

*

*

Shared
Special
Parking
Condition
Reduction Requirements

*

5 - Residential (All): A minimum of 1 space per unit is required, except for

micro-apartments, which require a minimum of 0.75 spaces per unit.

*

*

*
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*

*

*

The downtown corridor districts have slightly different parking requirements than the central
downtown districts above, so the amendments are different but achieve the same result.

12.64.104

SR 522 Corridor District Requirements.
*

*

*

12.64.402 Provision of Parking
Permitted
Minimum
Maximum
12.64.201 Building
Parking
Parking in
Use
Requirements a Surface
Lot

*

*

Shared
Special
Parking
Condition
Reduction Requirements

*

5 - Residential (All)
Other than microapartments:

1 vehicle
space per
bedroom or

2.2 spaces per
unit,
whichever is
less*
Micro-apartments:

0.75 vehicle
spaces per
bedroom

*

1 vehicle
space per
bedroom

10%
reduction
shared-use

On-site, or
off-site within
100 ft

0.75 vehicle
10%
spaces per
reduction
bedroom shared-use

On-site, or
off-site within
100 ft

*

*

See BMC 12.64.402(D) for description of cash-in-lieu fee option
*If the formula results in a fraction, the minimum number of parking spaces
shall be rounded to the nearest whole number, with fractions of 0.50 or greater
rounded up and fractions below 0.50 rounding down.
Reductions for transit and green buildings are allowed pursuant to
BMC 12.16.110(B)(1), (B)(2) and (C) through (E).

*

*

*
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12.64.105 General Downtown Corridor District Requirements.

*
*
*
The amendment immediately below would provide flexibility to move a development further
from, and relatively lower than, adjacent single-family development, not just residential-only
zones by reducing the front setback from a minimum of 20 feet to a minimum of 5 feet, with a
commensurate increase in the rear setback adjacent to single-family homes.

The amendment to the parking table below would apply a parking requirement of 0.75 spaces
per unit for micro-apartments, consistent with the amendments to 12.16.030 and 12.64.101-104
above. The upper limit of 2.2 spaces per unit, which was inadvertently left out of a previous
amendment, is added here.
*

*

*

(FS): May be reduced to a minimum of 5' provisionally, with
Director approval, where it would create a wider buffer and
comparatively lower building heights adjacent to residential-only
zonessingle-family development or where it would improve
transitions to adjacent zoning with different setbacks.

*

*
*

*
*

*

12.64.402 Provision of Parking
Permitted
Minimum
Maximum
12.64.201 Building
Parking
Parking in
Use
Requirements a Surface
Lot

*

*

Shared
Special
Parking
Condition
Reduction Requirements

*

5 - Residential (All)
Other than microapartments:

1 vehicle
space per
bedroom or

2.2 spaces per
unit,
whichever is
less*
Micro-apartments:

0.75 vehicle
spaces per
bedroom

*

1 vehicle
space per
bedroom

10%
reduction
shared-use

On-site, or
off-site within
100 ft

0.75 vehicle
10%
spaces per
reduction
bedroom shared-use

On-site, or
off-site within
100 ft

*

*

See BMC 12.64.402(D) for description of cash-in-lieu fee option
*If the formula results in a fraction, the minimum number of parking spaces shall be rounded to the nearest whole
number, with fractions of 0.50 or greater rounded up and fractions below 0.50 rounding down.
Reductions for transit and green buildings are allowed pursuant to BMC 12.16.110(B)(1), (B)(2) and (C) through (E).
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*

*

*

The phrase below is stricken since some of the special requirements, including the
recommended amendments, apply only to part of the GDC.
B. Special General Downtown Corridor Requirements. All Special Requirements on this page apply to
development in the General Downtown Corridor.
*

*

*

Option 1: This is the option discussed at the May 5 study session, which would allow 4 floors
and 45’ heights only in parts of the GDC 3-Floor Overlay.
4. Special General Downtown Corridor 3-Floor Overlay Requirements:
a. Development creating five (5) or more new dwelling units, or 2,100 or more gross square
feet of climate-controlled nonresidential floor area, on parcels fronting on NE 185th or Beardslee
Boulevard and not adjacent to or across a street from single-family zoning may build up to 4
floors and 45 feet and shall provide for affordable housing units within the development.
b. The provisions of Chapter 12.07 BMC apply to the affordable housing units required by this
section, except as expressly provided within this section. As used in this subsection, the terms
“moderate income,” “mid-moderate income,” “low income,” and “very low income” shall have
the same meanings as defined in BMC 12.07.015(A).
i.

For micro-apartments, at least ten percent of the number of new micro-apartments

created within a development shall be affordable to very low-income households.
ii. For other dwelling units, at least ten percent of the number of new dwelling units
created within a development, if owner-occupied housing, shall be affordable to midmoderate-income households, and if renter-occupied housing, shall be affordable to lowincome households.
iii. Projects containing non-residential uses shall provide owner-occupied affordable
housing for mid-moderate-income households, or renter-occupied affordable housing for
low-income households, with an area not less than five percent of the gross climatecontrolled nonresidential floor area of the project, or payment of a fee, set by the city
council by resolution, per gross square foot of climate-controlled nonresidential floor area
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of the project. The city council may, via resolution, revise this payment rate from time to
time to reflect changes in relevant conditions, such as land values and housing costs.
iv. Multifamily properties providing affordable housing may qualify for a Multi-Family Tax
Exemption (MFTE) per Chapter 3.90 BMC.
Option 2: This option is similar to one discussed at the April 7 study session and addresses the
request by La Reve Condominium owners to have the ability for 4-story development on
facades away from single family zoning (which would also apply in other parts of the Overlay).
4. Special General Downtown Corridor Affordable Housing Overlay:
a. Development creating five (5) or more new dwelling units, or 2,100 or more gross square
feet of climate-controlled nonresidential floor area, may build up to 4 floors and 45 feet and
shall provide for affordable housing units within the development.
b. The provisions of Chapter 12.07 BMC apply to the affordable housing units required by this
section, except as expressly provided within this section. As used in this subsection, the terms
“moderate income,” “mid-moderate income,” “low income” and “very low income” shall have
the same meanings as defined in BMC 12.07.015(A).
i.

For micro-apartments on parcels fronting on NE 185th or Beardslee Boulevard and not

adjacent to or across a street from single-family zoning, at least ten percent of the number
of new micro-apartments created within a development shall be affordable to very-lowincome households.
ii. For micro-apartments on parcels adjacent to or across a street from single-family
zoning, at least ten percent of the number of new micro-apartments created within a
development shall be affordable to low-income households.
iii. For other dwelling units on parcels fronting on NE 185th or Beardslee Boulevard and not
adjacent to or across a street from single-family zoning, at least ten percent of the number
of new dwelling units created within a development, if owner-occupied housing, shall be
affordable to mid-moderate-income households, and if renter-occupied housing, shall be
affordable to low-income households.
iv. For other dwelling units on parcels adjacent to or across a street from single-family
zoning, at least ten percent of the number of new dwelling units created within a
development, if owner-occupied housing, shall be affordable to moderate-income
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households, and if renter-occupied housing, shall be affordable to mid-moderate-income
households.
v. Projects containing non-residential uses shall provide for owner-occupied affordable
housing for mid-moderate-income households, or renter-occupied affordable housing for
low-income households with an area not less than five percent of the gross climatecontrolled nonresidential floor area of the project, or payment of a fee, set by the city
council by resolution, per gross square foot of climate-controlled nonresidential floor area
of the project. The city council may, via resolution, revise this payment rate from time to
time to reflect changes in relevant conditions, such as land values and housing costs.
Vi. Multifamily properties providing affordable housing may qualify for a Multi-Family Tax
Exemption (MFTE) per Chapter 3.90 BMC.
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Downtown Countywide Center
Candidate Application Briefing
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MEMORANDUM

Community Development Department
DATE:

June 16, 2021

TO:

Planning Commission

FROM:

Nathen Lamb, Senior Planner

SUBJECT:

Designating a Portion of the Downtown Subarea as a King County Candidate
Countywide Growth Center.

Purpose/Action
The purpose of this study session is to discuss the City’s effort to designate a portion of the
Downtown Subarea as a Countywide Growth Center. Staff is asking Planning Commission to
provide feedback regarding the proposed boundaries of the growth center, and information to
include in the City’s formal application for candidacy. No action is required at this time.
Background
In 2018 Puget Sound Regional Council (PSRC) adopted its Regional Centers Framework
Update, which is being implemented through PSRC’s Vision 2050. The development of centers
is one of the fundamental principles identified in the Vision 2050 regional growth strategy.
PSRC encourages directing population and employment growth into six types of centers:
Urban Growth Centers, Metro Growth Centers, Industrial Employment Centers, Industrial
Growth Centers, Countywide Growth Centers, and Countywide Industrial Centers.
Countywide growth centers serve important roles as places for concentrating jobs, housing,
shopping, and recreational opportunities. These are often smaller downtowns, high-capacity
transit station areas, or neighborhood centers that are linked by transit, provide a mix of
housing and services, and serve as focal points for local and county investment. PSRC has
established a framework for jurisdictions to use as a guide for selecting potential countywide
center areas within their jurisdictions (Att-1). Vision 2050 will implement new Countywide
Centers through the following new Multicounty Planning Policies:
•

MPP-RC-8
Direct subregional funding, especially county-level and local funds, to Countywide
Centers, high capacity transit areas with a station area plan, and other local centers.
County-level and local funding are also appropriate to prioritize to regional centers.

•

MPP-RGS-11
Encourage growth in designated Countywide Centers.

•

MPP-DP-25
Support the development of centers within all jurisdictions, including high-capacity
transit station areas and countywide and local centers.

•

MPP-DP-26
Implement the adopted framework to designate Countywide Centers to ensure
compatibility within the region.
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•

MPP-DP-Action-1
Implement the Regional Centers Framework: PSRC will study and evaluate existing
regional growth centers and manufacturing/industrial centers to assess their
designation, distribution, interrelationships, characteristics, transportation efficiency,
performance, and social equity. PSRC, together with its member jurisdictions and
countywide planning bodies, will work to establish a common network of Countywide
Centers.

The designation process for Countywide Centers has been delegated to counties by
PSRC. The decision-making body for King County is the King County Growth
Management Planning Council (GMPC). The Council is currently in the process of
updating its countywide planning policies (CPP). The last update to these policies was in
2012, and does not include provisions or guidance for Countywide Centers. The Council
and its interjurisdictional staff team, have proposed the following draft CPPs to comply
with the Vision 2050 multicounty planning policies:
•

CPP-DP-4
Focus housing growth in the Urban Growth Area within cities, designated regional
centers, Countywide Centers, locally designated local centers, and other transit
supported areas to promote access to opportunity. Focus employment growth within
regional and countywide Manufacturing/Industrial Centers manufacturing/industrial
centers and within locally designated local centers.

•

CPP-DP-36
Designate Countywide Centers in the Countywide Planning Policies where locations
meet the criteria in the King County Centers Designation Framework. Countywide
Centers shall have zoned densities that support high-capacity transit and be located
on existing or planned transit corridors.

•

CPP-DP-43
Design communities, neighborhoods, and individual developments using techniques
that reduce heat absorption, particularly in Regional and Countywide Centers and
residential neighborhoods with less tree canopy and open spaces.

King County has prepared a supplemental framework for Countywide Centers (Att-2) in
addition to PSRC’s framework. For a jurisdiction to be eligible for designation, it must first
apply to the GMPC to be considered a candidate. It must also identify the center in the
next comprehensive plan update, and must demonstrate that the center is a local priority
for growth and investments. Candidates will be selected for future consideration
according to the criteria in the frameworks.
Approved Countywide Centers will be designated in 2025-26 by GMPC through a CPP
amendment to the adopted 2021 CPPs. Bothell’s identification of a proposed Countywide
Growth Center only signals the intent to plan for the center in their 2024 Comprehensive
Plan update in a manner that is consistent with the PSRC and King County centers
frameworks, to be able to submit for designation in the 2025-26 CPP update process.
PSRC’s role does not include review of Countywide Centers.
Lastly, PSRC will begin the next biannual cycle of transportation grant funding in 2022.
The GMPC is scheduled to act on the proposed Candidate centers by the end of 2021,
prior to PSRC 2022 transportation grant funding competition. In the following analysis
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section, staff demonstrates how the Downtown Subarea will meet PSRC and King
County’s established criteria, thresholds, and planning expectations for Countywide
Growth Centers.
Analysis
In 2006, Bothell was selected by the State Department of Commerce to participate in the
Local Infrastructure Financing Tool (LIFT) program, to encourage economic development and
redevelopment. As part of the LIFT program, Bothell created a revenue development area
(RDA) in the Downtown Subarea from which annual increases in revenues from local
sales/use taxes and local property taxes are measured. The City was then able to bond
against those increases in revenues to pay for public improvements within the RDA, then
repay the bonds from the increased revenues.
Since the adoption of the Downtown Subarea plan in 2009, the City has invested over $136
million in capital projects within the RDA, including over $27 million provided by grant and
developer contribution revenues. In addition, from 2009 to 2020, private developments have
invested more than $768 million in the Downtown Subarea. The figures below show the
extent of the RDA boundaries compared to the overall Downtown Subarea.
Figure 1. Bothell Downtown Subarea
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Figure 2. Proposed Countywide Growth Center Boundaries
Map is for illustrative purposes only

Both PSRC and King County have set planning parameters for establishing Countywide
Growth Center boundaries. PSRC recognizes these centers as having an existing minimum
10 activity units (AU) per acre, (a measure of total activity that combines the number of jobs
and population). However, King County requires an existing minimum of 18 AUs per acre to
establish a center. To justify the 18 AU threshold, King County cites guidance from PSRC for
transit supportive land uses and densities, indicating 17 AUs per acre is needed to support
bus rapid transit.
Furthermore, both jurisdictions’ frameworks require a mix of land uses with a minimum 20%
residential and 20% employment, capacity to accommodate future growth, and adequate
utilities and infrastructure to sustain growth. The King County framework also establishes a
planned activity density of a minimum of 30 AU per acre. Finally, both jurisdictions have
limited countywide center geographic area sizes to be between 160 and 500 acres.
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Table 1 and Table 2 below compare existing AU densities for each area in the figures above
using the most recent data available. The Downtown Subarea in its entirety exceeds the
acreage permitted by the framework criteria, and also falls short of the minimum 18 AU per
acre threshold. The RDA portion is less than half the size of the entire Subarea, and
surpasses the minimum threshold with an existing 27 AU per acre.
2019
Table 1.
Downtown Subarea

Employment
4,135

Population Acres
4,490
528

2019
Table 2.
RDA

Employment
3,196

Population Acres
3,683
255

Activity
Units
16

Activity
Units
27

Urban Growth Capacity
King County has released a public draft of its 2021 Urban Growth Capacity Report. This
report is a performance check on 2006-2035 housing and employment growth targets for
jurisdictions within King County. The report also measures current capacity for future
development in jurisdictions. Bothell straddles two counties (Att-3), and therefore uses two
urban growth capacity reports to determine its overall development capacity. Table 3 below
shows results for current redevelopment and new development capacity for new housing
units and jobs in the King County portion of Bothell.
Table 3. King County Housing and Job Capacity by VISION 2050 Regional Geography

Using the draft urban growth capacity report, Staff has summed up the total capacity for
development or redevelopment for all zones within the RDA (Table 4). Approximately 2,590
of the total potential 6,370 housing units (roughly 40%), and 4,314 of the total potential 9,015
jobs (roughly 47%) in King County, exist within the RDA. When adding the existing and
potential employment and population capacity numbers, the RDA has the potential to yield up
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to 54 AU per acre (Table 5), well above King County’s minimum 30 AU per acre planned
density requirement.
Table 4. Potential Capacity Within RDA Zones
Sum of Final Capacity (housing
units)
522
(GDC 3-floor overlay)
(GDC regular)
C
DC
DN 4-floor overlay
DN regular
Grand Total

Redevelopable
Vacant Total
230
87
317
179
0
179
257
70
327
0
0
0
256
417
672
72
0
72
240
784
1,023
1,233
1,357
2,590

Sum of Final Job Capacity
(jobs)
522
(GDC 3-floor overlay)
(GDC regular)
C
DC
DN 4-floor overlay
DN regular
Grand Total

Redevelopable
Vacant Total
2,143
807
2,950
59
0
59
48
20
67
230
268
498
0
52
52
46
0
46
151
491
641
2,677
1,637
4,314

Existing + Capacity
Table 5.
RDA + capacity

Employment
7,510

Population Acres
6,273
255

Activity
Units
54

Further Research and Refinement
Staff will conduct a comprehensive analysis for inclusion in the 2024 Imagine
Bothell…Comprehensive Plan update. The following topics have been identified as priorities
for further research if King County chooses Downtown Bothell as a Candidate Countywide
Growth Center:
•

Official Boundaries for the proposed countywide center will need to be established.
It is not necessary for the final boundaries to be determined for the purpose of applying
to be a Candidate Countywide Growth Center by August 2021. Current uncertainties
are:
o Excluding natural areas which contain no capacity for development, as
was done in the Canyon Park Regional Growth Center.
o Whether to include Valley View as important connection between the UW
Bothell / Cascadia College campus and the downtown core.
o Whether to include the 102nd St. bridge.
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o Whether to include all of the GDC 3-floor Overlay zone and the developable
portion of the UW Bothell / Cascadia College campus.
o Whether to include the portion of the DT zone of the Downtown Subarea
with the Affordable Housing Overlay.
o Whether to include townhomes along 101st street, and single-family zones
along Ross. Rd.
•

Housing affordability will continue to be an objective as it is an established priority
of Planning Commission and City Council. Staff is currently working with Planning
Commission to expand Affordable Housing requirements in the Downtown Subarea.

•

Environmental Impact Statement compliance and thresholds need to be studied
further.

•

Market potential in Downtown should be studied to ensure there is evidence that the
minimum 30 AU per acre planned density can be sustained, and that Downtown can
compete countywide by serving as an important destination.

•

Transportation in the countywide center should have frequent, all-day, fixed- route
bus service (16 hours, 15- minute headways), support connection/transfers between
routes and other modes, support safe access to transit service, and increase
amenities to make transit an inviting option.

•

Community engagement of stakeholders in support of and in solidarity with King
County's "Fair and Just" Ordinance 16948, as amended, which identifies four priority
demographic groups, including: low-income, limited English proficiency, people of
color, and immigrant populations.

Next Steps
Staff will propose a Countywide Growth Center in the Downtown Subarea using the RDA
boundary as starting point. Final boundaries will be established at a later date for inclusion in
the 2024 update of Imagine Bothell…Comprehensive Plan, and application for official
designation in 2025/26. Any modifications to the RDA boundaries to include or exclude
certain parcels of land will be made based on feedback from public outreach, and further
technical analysis.
Staff welcomes Commissioners continued input over the next several weeks before submittal
of the application. The application package will include a narrative memo and a letter of intent
signed by Mayor Olsen acknowledging and authorizing the submittal of a Candidate
Countywide Center application to GMPC. Staff will bring this item to City Council for approval
in July.
Attachments
1. PSRC Regional Centers Framework Update, 2018.
2. King County Appendix 6 Centers Designation Framework, 2021.
3. Bothell Urban Growth Areas
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Attachment 1
PSRC Regional Centers Framework Update, 2018
.
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Att-1
6. Countywide Centers
Countywide Centers
Countywide Growth Center

Countywide Industrial Center

Center must meet each the following criteria:

Center must meet each the following criteria:

Identified as a countywide center in the
countywide planning policies

Identified as a countywide center in the
countywide planning policies

Located within a city or unincorporated urban
area

Located within a city or unincorporated urban
area

Demonstration that the center is a local planning
and investment priority:

Demonstration that the center is a local
planning and investment priority:

o

o

Identified as a countywide center in a local
comprehensive plan; subarea plan
recommended
Clear evidence that area is a local priority
for investment, such as planning efforts or
infrastructure

The center is a location for compact, mixed-use
development; including:
o A minimum existing activity unit density of
10 activity units per acre
o Planning and zoning for a minimum mix of
uses of 20 percent residential and 20
percent employment, unless unique
circumstances make these percentages
not possible to achieve.
o Capacity and planning for additional growth
The center supports multi-modal transportation,
including:
o Transit service
o Pedestrian infrastructure and amenities
o Street pattern that supports walkability
o Bicycle infrastructure and amenities
o Compact, walkable size of one-quarter mile
squared (160 acres), up to half-mile transit
walkshed (500 acres)

o

o

Identified as a countywide center in a
local comprehensive plan; subarea plan
recommended
Clear evidence that area is a local
priority for investment, such as planning
efforts, or infrastructure

The center supports industrial sector
employment:
o Minimum 1,000 existing jobs and/or
500 acres of industrial land
o Defined transportation demand
management strategies in place
o At least 75% of land area zoned for core
industrial uses
o Industrial retention strategies in place
o Capacity and planning for additional
growth
o Important county role and
concentration of industrial land or
jobs with evidence of long-term
demand
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Attachment 2
King County Appendix 6 Centers Designation Framework, 2021
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Att-2
APPENDIX 6 – King County Centers Designation Framework
1. Purpose of Center

2. Distribution of Centers

PART 1. DESIGNATION
PROCESS AND SCHEDULE
A. Designation Process
1. jurisdiction ordinance,
motion, or resolution
authorizing submittal of
application
2. Fill out Form
3. Submit for eligibility
review. Staff review and
report
4. GMPC recommendation to
PSRC
B. Schedule
1. Applications limited to
major updates. Call for new
application approx. every 5
years.
C. Redesignation
1. Follows PSRC redesignation process

1

Metro Growth Centers
Regional Metro Growth Centers
have a primary regional role. They
have dense existing jobs and
housing, high quality transit service,
and are planning for significant,
equitable growth and opportunity.
They serve as major transit hubs for
the region and provide regional
services and serve as major civic and
cultural centers.

Urban Growth Centers
Regional Urban Growth Centers
play an important regional role, with
dense existing jobs and housing,
high- quality transit service, and
planning for significant, equitable
growth and opportunity. These
centers may represent areas where
major investments – such as highcapacity transit –offer new
opportunities for growth.

Countywide Growth Centers
Countywide growth centers1 serve
important roles as places for
equitably concentrating jobs,
housing, shopping, and recreational
opportunities. These are often
smaller downtowns, high-capacity
transit station areas, or
neighborhood centers that are linked
by transit, provide a mix of housing
and services, and serve as focal
points for local and county
investment.

Industrial Growth Centers
Regional Industrial Growth Centers
are clusters of industrial lands that
have significant value to the region
and potential for future equitable
job growth. These large areas of
industrial land serve the region with
international employers, industrial
infrastructure, concentrations of
industrial jobs, evidence of longterm potential, and can be accessed
by transit. Designation will continue
growth of industrial employment and
preserve the region’s industrial land
base for long-term growth and
retention.

Countywide Industrial Centers
Countywide industrial centers serve
as important local industrial areas.
These areas support equitable
access to living wage jobs and serve
a key role in the county’s
manufacturing/industrial economy.

Same

Industrial Employment Centers
Regional Industrial Employment
Centers are highly active industrial
areas with significant existing jobs,
core industrial activity, evidence of
long-term demand, and regional
role. They have a legacy of
industrial employment and represent
important long-term industrial areas,
such as deep-water ports and major
manufacturing and can be accessed
by transit. Designation is to, at a
minimum, preserve existing industrial
jobs and land use and to continue to
equitably grow industrial
employment and opportunity in
these centers where possible.
Same

Centers are designated to achieve
the countywide land use vision and
are based on meeting the
expectations of the framework. No
arbitrary limit on the number of
centers will be established.

Same

Same

Same

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

KC to have an application form and
process.
IJT staff to review and present to
GMPC.

Yes

Yes

KC to have an application form and
process.
IJT staff to review and present to
GMPC.

Yes

Yes

KC to have an application form and
process.

Yes

Yes

KC to have an application form and
process.

Yes

Yes

Yes. KC to have a 5 year cycle, or
consider following PSRC major plan
updates.

Yes

Yes

Yes. KC to have a 5 year cycle or
consider following PSRC major plan
updates.

Yes

Yes

Yes

Yes

Yes

Yes

King County does not yet have designated countywide centers, although many jurisdictions have local centers that may be equivalent. Local centers are eligible for regional and countywide funding, and this funding is distributed based on criteria and formula.
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Metro Growth Centers
PART 2: CENTER
ELIGIBILITY
A. Local and Countywide
Commitment
1. center identified in
Yes
Comprehensive Plan
2. demonstrate center is
Yes
local priority for growth and
investments

B. Planning
1. completed center plan
meeting Plan Review Manual
specifications 2
2. environmental review
shows area appropriate for
density
3. assessment of housing
need and cultural assets,
including displacement of
residents and businesses
4. documentation of tools to
provide range of affordable
and fair housing
5. documentation of
community engagement,
including with priority
populations4
C. Jurisdiction and Location
1. new Centers should be in
cities
2. if unincorporated area:
a. it has link light rail and is
affiliated for annexation
b. joint planning is occurring
c. plans for annexation or
incorporation are required

2

3

4

Urban Growth Centers

Countywide Growth Centers

Industrial Employment Centers

Industrial Growth Centers

Countywide Industrial Centers

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes. And, commitment to protecting
and preserving industrial uses,
strategies and incentives to
encourage industrial uses in the
center, and established partnerships
with relevant parties to ensure
success of manufacturing/industrial
center.

Yes. And area has important county
role and concentration of industrial
land or jobs with evidence of longterm demand.

Yes

Yes

Yes3

Yes

Yes

Yes

Yes

Yes

Yes. And, in consultation with public Yes 3
ports and other affected government
entities.
Yes
Yes

Yes

Yes

Yes, as part of subarea plan

Not applicable

Not applicable

Not applicable

Yes

Yes

Yes, as part of subarea plan

Not applicable

Not applicable

Not applicable

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Cities or Unincorporated Urban

Yes

Yes

Cities or Unincorporated Urban

Not allowed in unincorporated
urban area

Not allowed in unincorporated urban Encouraged
area

Not allowed in unincorporated
urban area

Not allowed in unincorporated urban Encouraged
area

Not allowed in unincorporated
urban area
Not applicable (center type does
not exist in unincorporated area).

Not allowed in unincorporated urban Encouraged
area
Not applicable (center type does not Encouraged
exist in unincorporated area).

Not allowed in unincorporated
urban area
Not allowed in unincorporated
urban area

Not allowed in unincorporated urban Encouraged
area
Not allowed in unincorporated urban Encouraged
area

The PSRC Center Plan Checklist defines key concepts and provisions jurisdictions should use in planning for the designated centers. This includes the following: establishing a vision, considering natural and built environment topics, establishing geographic boundaries and growth targets,
planning for a mix of land uses, addressing design standards, planning for a variety of housing types including affordable housing in growth centers, addressing economic development, and providing for public services and facilities, including multimodal transportation, all as appropriate
and tailored to the center type and function.
For Countywide Centers, until such time as the Plan Review Manual is completed, the requirements can be met through inclusion of a chapter in the Comprehensive Plan that specifies how each required topic is addressed for each countywide center, rather than in stand-alone subarea
plans.
King County's "Fair and Just" Ordinance 16948, as amended, identifies four demographic groups, including: low-income, limited English proficiency, people of color, and immigrant populations.
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Metro Growth Centers
D. Existing Conditions
1. infrastructure and utilities
can support growth

Urban Growth Centers

Yes

Yes

Yes

2. center has mix of housing
and employment
E. Boundaries
1. justification for center
boundaries
2. boundary generally round
or square
F. Transportation
1. center has bicycle and
pedestrian infrastructure and
amenities

Yes

Yes

Yes

Industrial Growth Centers

Countywide Industrial Centers

Yes. Access to relevant
transportation infrastructure
including freight.

Yes

Yes

The center has an economic impact.

Same

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Compact, walkable size

Not applicable

Not applicable

Not applicable

Yes

Yes

Defined transportation demand
management strategies in place.

Defined transportation demand
management strategies in place.

Defined transportation demand
management strategies in place

2. center has street pattern
supporting walkability

Yes

Yes

Not applicable

Not applicable

Not applicable

3. freight access

Yes

To be addressed in subarea plan

Yes. Supports multi-modal
transportation, including pedestrian
infrastructure and amenities, and
bicycle infrastructure and amenities.
Yes. Supports multi-modal
transportation, including street
pattern that supports walkability.
To be addressed in subarea plan

Access to relevant transportation
infrastructure including freight.

Same

To be addressed in subarea plan

Yes

Yes

Yes

Yes

Yes

30 activity unit density (AUs refer to
combined jobs and population)
60 activity unit density
Yes. Can Should be higher than
target.

18 activity unit density

10,000 jobs

4,000 jobs

30 activity unit density
Should have capacity and be
planning for additional growth

20,000 jobs
Yes. Should be higher than target.

10,000 jobs
Yes. Should be higher than target.

1,000 existing jobs and/or 500
acres of industrial land
4,000 jobs
Should have capacity and be
planning for additional growth.

Planning for at least 20% residential
and 20% employment, unless unique
circumstances make these
percentages not possible to achieve.

At least 50% of the employment
must be industrial employment.
Strategies to retain industrial uses
are in place.

At least 50% of the employment
must be industrial employment.
Strategies to retain industrial uses
are in place.

At least 50% of the employment
must be industrial employment.
Strategies to retain industrial uses
are in place.

No set threshold; size based on
justification for the boundary.
No set threshold; size based on
justification for the boundary.

2000 acres

1,000 existing jobs and/or 500
acres of industrial land
No set threshold; size based on
justification for the boundary.

2. planned activity
3. sufficient zoned capacity

Above 120 activity unit density
Yes. Can Should be higher than
target and supports a compact,
complete and mature urban form.
4. planning mix of housing
Planning for at least 15% residential Planning for at least 15% residential
types and employment types and 15% employment activity
and 15% employment activity

6

Industrial Employment Centers
Yes. Must include presence of
irreplaceable industrial
infrastructure such as working
maritime port facilities, air and rail
freight facilities.
Same

PART 3: CENTER CRITERIA
A. Purpose
1. Compatibility with VISION Yes
centers concept, Regional
Growth Strategy and
Multicounty Planning Policies
B. Activity level/Zoning 5
1. existing activity 6
60 activity unit density

5

Countywide Growth Centers

C. Geographic Size
1. minimum size

320 acres

200 acres

160

2. maximum size

640 acres (larger if internal HCT)

640 acres (larger if internal HCT)

500 acres

No set threshold; size based on
justification for the boundary.

PSRC’s 2015 guidance on Transit Supportive Densities and Land Uses cites an optimal level of 56-116 activity units per acre to support light rail, dependent on transit costs per mile. The guidance indicates an optimal threshold of at least 17 activity units per acre to support bus rapid
transit. Note: the existing threshold in the CPPs is roughly equivalent to 85 AUs existing activity for King County Urban Centers.
For existing centers, not meeting existing activity unit thresholds is not grounds for de-designation or re-designation by the Growth Management Planning Council.
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Metro Growth Centers
D. Transit
1. existing or planned transit Major transit hub, has high
service levels
quality/high capacity existing or
planned service including existing or
planned light rail, commuter rail,
ferry, or other high capacity transit
with similar frequent service as light
rail. (18 hours, 15-minute headways)

2. transit supportive
infrastructure

E. Market Potential
1. Evidence of future market
potential to support target
and planned densities
2. Market data will inform
adoption of land use,
housing, economic
development, and investment
strategies, including
equitable development
strategies.7
F. Role
1. Evidence of regional or
countywide role by serving
as important destination
2. Planning for long-term,
significant, and equitable
growth
G. Zoning
1. specific zones required

2. specific zones prohibited

7

Urban Growth Centers

Countywide Growth Centers

Industrial Employment Centers

Fixed route bus, regional bus, Bus
Rapid Transit or frequent all-day
bus service (16 hours, 15 minute
headways). High-capacity transit
may substitute for fixed route bus.

Yes, has frequent, all-day, fixedroute bus service (16 hours, 15minute headways).

Must have existing or planned
frequent, local, express, or flexible
transit service.

Provides transit priority (bus lanes,
queue jumps, signal priority, etc.)
within the right-of-way to maintain
speed and reliability of transit
service. Provides infrastructure (i.e.
pedestrian and bicycle) that
improves rider access to transit
service and increases amenities to
make transit an inviting option.

Provides transit priority (bus lanes,
queue jumps, signal priority, etc.)
within the right-of-way to maintain
speed and reliability of transit
service. Provides infrastructure (i.e.
pedestrian and bicycle) that
improves rider access to transit
service and increases amenities to
make transit an inviting option.

Supports connection/transfers
between routes and other modes.
Provides infrastructure (i.e.
pedestrian and bicycle) that
improves rider access to transit
service and increases amenities to
make transit an inviting option.

Yes, with Market Study required

Yes, with Market Study required

Required within Market Study

Industrial Growth Centers

Countywide Industrial Centers

Same.

Should have local fixed-route or
flexible transit service.

Should have documented strategies
to reduce commute impacts through
transportation demand management
that are consistent with the Regional
TDM Action Plan.
Provides transit priority (bus lanes,
queue jumps, signal priority, etc.)
within the right-of-way to maintain
speed and reliability of transit
service. Provides infrastructure (i.e.
pedestrian and bicycle) that
improves rider access to transit
service and increases amenities to
make transit an inviting option.

Supports connection/transfers
between routes and other modes,
and increases amenities to make
transit an inviting option.

Supports connection/transfers
between routes and other modes,
and increases amenities to make
transit an inviting option.

Market Study encouraged

Yes, with Market Study required

Yes, with Market Study required

Market Study encouraged

Required within Market Study

Encouraged within Market Study

Required within Market Study,
tailored for industrial employment.

Required within Market Study,
tailored for industrial employment.

Encouraged within Market Study,
tailored for industrial employment.

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

No

No

No

Same

At least 75% of land area zoned
for core industrial uses.

No

No

No

At least 75% land area zoned for
core industrial uses. This includes
manufacturing, transportation,
warehousing and freight terminals.
Commercial uses within core
industrial zones shall be strictly
limited.

Same

Same

For residential development, strategies and tools could include mandatory inclusionary housing, multifamily tax exemption, or others. For commercial and industrial development, strategies and tools could include priority hire policies, incentives for affordable commercial space, or others.
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Attachment 3
Bothell Urban Growth Areas
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