Y \ Ci ty Of Tu k Wi l a Allan Ekberg, Mayor

Department of Community Development - Jack Pace, Director

STAFF REPORT
TO THE
PLANNING COMMISSION
Meeting Date: 24 August 2017
File Number: L16-0080 Comprehensive Plan Amendment

L16-0078 Zoning Map Revisions
L16-0079 Zoning Code Revisions

Issue: What changes in Land Use and Zoning should be made to
implement the Comprehensive Plan for the Tukwila
International Boulevard (TIB) Neighborhood?

Location: TIB Study Area (see Attachment B)
Comprehensive
Plan designations: Low Density Residential (LDR), Medium Density

Residential (MDR), High Density Residential (HDR),
Neighborhood Commercial Center (NCC), Regional
Commercial (RC), and Mixed Use Office (MUO)

Zone Designations: Same as above
SEPA Determination: Under review
Staff: Moira Bradshaw and Lynn Miranda

2017 Workprogram

Existing TIB Comprehensive Plan and Zoning Map
Existing Land Use Table for relevant zones

Purpose and description of Proposed Zones

Proposed TIB Comprehensive Plan and Zoning Map
Existing Zoning Overlay Areas, Proposed Changes, and
Areas for Discussion

Working Draft Land Use Table

Attachments:
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Background

A partnership was created with the Congress for New Urbanism (CNU) to outreach to the
community on implementation of the recently updated Comprehensive Plan Goals and
Policies for the TIB District. In February 2017, a three-day public workshop was held to
develop, discuss and review ideas for implementation. In May 2017, a CNU report was
issued with a summary of the workshop and its results. Susan Henderson of Placemakers
presented the report at the May 1, 2017 City Council meeting
(https://youtu.be/4bSd9IbYKAK ). A hard copy of their report was distributed to the
Planning Commission at the June 2017 meeting.

Two major actions were recommended by CNU: Revise the Street Design for TIB and
Update the Zoning Code, which are discussed later in this report

Work Program

A work program is provided in Attachment A. Note that dates and tasks may change
depending on the outcome of the Council’s review of the traffic impact analysis that is
being prepared (see Traffic Analysis section below). Because of the pending changes to
land use regulations, City staff also drafted a moratorium ordinance and the City Council
adopted it on July 17, 2017. The ordinance specifies that no new hotels, motels, extended
stay facilities or auto-oriented commercial uses are allowed for 6 months. This gives the
City the opportunity to draft and discuss with the community the options for what uses
should be allowed but also under what conditions they should be allowed. When there is
the possibility of a change in land use regulations, development may be rushed and lead
to future non-conforming uses or structures. The public hearing on that ordinance is
scheduled for September 5, 2017.

Public Outreach

Typical outreach events to review the draft Zoning Code and street design changes would
include web updates, articles in the Tukwila Reporter, and mailings to the property
owners and residents/businesses in the study area and within 500 feet to notify them of
one or two open houses and the Planning Commission Public Hearing. Targeted outreach
could also occur to reach some members of the community who may not speak English
or are not culturally comfortable with these types of venues.

PC Public Hearing

Because of the complexity of the proposed changes - both in the street design and the
Zoning Code - and because of staff workload, it is likely that the Planning Commission
public hearing will occur towards the end of 2017.

Traffic Analysis

The City Council must approve any street redesign to TIB that would result in a transition
from a street serving regional through-traffic at higher speeds to more of a “main street”
with bicycle lanes and on-street parking. Prior to making this decision the Council
requested information on potential traffic impacts associated with a decrease in the
number of vehicle-travel lanes on TIB. They also agreed that the decision on the street’s
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design should proceed the changes in Zoning as street design has a direct impact on site
plans for future redevelopment. By way of example, the Tukwila Village Building A was
set back from the back of sidewalk in order for the developer to build an access drive
behind the existing sidewalk that offers parallel parking in front of the building. This
design put parking in front of retail and on a separate street, which is like the design
currently in front of Appliance Distributors at 14639 TIB.

The traffic analysis is not yet complete, but staff saw August as an opportunity have a
work session with the Planning Commission on potential revisions to the Zoning districts
and uses that would implement CNU’s concepts and the community’s vision for the TIB
area. The uses may need to change to more auto-oriented uses depending on the
Council’s final decision on street design.

Proposed Comprehensive Plan & Zoning Map and Land Use Zoning Code
Revisions

The following are the major land use districts that currently occur in the study area.
(Attachment B is the existing comprehensive plan and zoning map of the area and
Attachment C is the existing Land Use table for the relevant zones):

- Regional Commercial (RC) - only occurs in the TIB neighborhood

- Neighborhood Commercial Center (NCC)

- High Density Residential (HDR)

- Mixed Use Office (MUO) - staff has identified the area along TIB to the north, along
the valley wall, as a place where change should occur

- Medium Density Residential (MDR) - there are small pockets of MDR throughout
the study area

- Low Density Residential (LDR) — bulk of the remaining area

- There are also two overlay zones in the study area:

o Commercial redevelopment areas that are intended to create larger more
redevelopable commercial sites by aggregating with the residentially zoned
parcels adjacent and “behind” the commercial parcels. This technique also has
the was implemented to eliminate the narrow deep commercially zoned lots that
front on primarily residential local access streets; and

o the Urban Renewal area is to promote community redevelopment and
revitalization, and to encourage investment that supports well-designed, compact,
transit-oriented and pedestrian-friendly residential and business developments to
activate the community along TIB.

The CNU recommendations focused on renaming the existing zoning in the TIB study
area to the following:

RC-TIB3
NCC-TIB 2
HDR - TIB 1



A draft narrative describing the purpose for each of the new TIB 1, 2, and 3 zones is
provided in Attachment D. A map showing draft revisions to the Comprehensive Plan
and Zoning Map is provided in Attachment E. A map showing the existing overlay areas
as well as proposed areas of change to be discussed with the Planning Commission is
provided in Exhibit F. A table showing draft land uses allowed by district is provided in
Attachment G.

Recommendation

Review, discuss and provide staff direction on:
o The Purpose section for the new Zones — Attachment D
o The Proposed Comprehensive Plan/Zoning Code Map — Attachment E
o The Land Use Table for the new Zones — Attachment G
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ATTACHMENT A
Tukwila International Boulevard (TIB) Neighborhood Plan
2017 Work Program

Work completed - 1st and 2nd Quarters 2017

Congress for New Urbanism (CNU) Legacy Workshop in Tukwila - February
CNU Final Report Presentation to City Council Meeting - May

Refined household and employment Year 2031 forecasts for TIB neighborhood for traffic analysis on
the street modification

Selected a consultant for the SEPA analysis of the proposed TIB Plan

Contracted for additional transportation professional services on design standards for TIB
neighborhood street standards

Upcoming Work - 2nd - 4th Quarters 2017

Conduct traffic analysis
Update the Council on traffic analysis and obtain direction and approval for street changes

Draft amendments to Comp Plan Map, Zoning Code, and Public Works Infrastructure Design and
Construction Standards for TIB Neighborhood

Draft Environmental Checklist (SEPA)

Conduct outreach events

Brief the Council and Planning Commission on Draft TIB Plan

Transportation & Infrastructure Committee review of Capital Improvement Program changes for TIB
Planning Commission public hearing and review of TIB Plan

City Council public hearing, review, and adoption of TIB Plan

Future Products:

Comprehensive Plan Map Amendments

Zoning Code and Map Amendments

Environmental Checklist and Determination

Infrastructure Design and Construction Standards amendments

Capital Improvement Program Project
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Attachment B
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Commercial Services & Sales il

ATTACHMENT C
Existing Land Uses Allowed by District Table

Amusement parks no No
Animal shelters Conditional No no No
New and used Motorized vehicle Yes No no No
sales

Gas stations and indoor Yes Yes no No
automotive services

Bus stations No Yes yes No
Theaters Yes Yes no No
Cemeteries /crematories Conditional No conditional Conditional
Funeral homes/mortician services | yes No no

Commercial laundries Yes No no No
Commercial parking Yes No yes No
Indoor commercial recreation Yes Conditional | no No
Car rental Yes No no No
Offices Yes Yes' Yes' No
Pawnbroker conditional No No No
Restaurants; including liquor Yes Yes yes No
service

Restaurants with drive through Yes No no No
windows

Taverns/nightclubs Yes No no No
Retail sales of large items Yes No no No
Retail sales of small items Yes Yes yes No
Commercial nurseries or Yes Yes no No
greenhouses

Printing, processing, publishing Yes No no No
Drive in theaters Conditional No no No
Repair shop small appliance Yes Yes no No
Frozen food locker for family use | Yes Yes no No
Greenhouses <1,000 sq. ft. No No accessory Accessory




| Residential 'RC | NCC  MUO |HDR
Single family No Yes yes Yes
B& B No No conditional conditional
Accessory dwelling No Yes yes Yes
Multi-family (21.8 units per acre) | yes" No no Yes
Multi-family above commercial No Yes (no unit limit) | Yes (14.5 No
ground floor units/acre)
Multi-family for seniors (60 units Yes Yes yes Yes
acre
Home occupation No Accessory accessory accessory
Adult day care accessory Yes no yes No
Extended stay hotels and motels Yes No no No
Motels Yes No No No
Hotels Yes No no No
Manufacturing : ! |
Internet data centers Conditional | No no No
Manufacturing involving Conditional | No no No
previously formed metals
Manufacturing pharmaceuticals Yes Yes but" no No
and related products; furniture,
fur, clothing, paint, paper plastics,
rubber, tile, wood, electrical and
digital equipment
Manufacturing food related Yes but Yes but no No
products
Plumbing shops Yes Yes no No
Wood working shops < 5 people Yes Yes no No
Outdoor storage Yes No no No
Warehousing/distribution Yes No no No

"When offices occupy no more than the first two stories of the building, or basement and floor above, or three
stories in the Urban Redevelopment Area along TIB
" When offices occupy no more than the first two stories of the building, or basement and floor above.

"1f not fronting on TIB
v With additional restrictions
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ATTACHMENT D

Purpose and Description of Proposed Zones
Zones

The TIB-3 zone is the most urban within the TIB neighborhood, and has easy access to a multi-modal
environment that includes Metro bus service, bus rapid transit, light rail, principal and collector arterials,
an and state freeway, and an international airport. The zone is intended to attract infill and
intensification with more housing and commercial uses in an approximate % mile radius of the Tukwila
International Boulevard Station (TIBS.) The regulations allow the TIB-3 districts to be gateways to the
City and is to maximize the public investments that have been made in public transit infrastructure but
to also by creating an area that is compatible and a good neighbor. Over the long term, infill
development will continue the transition from surface parking to structured parking, and may be
increasingly characterized by mid-rise buildings with active ground floor uses designed to create a
walkable, transit supportive streetscape.

The TIB-2 zone is intended for the heart of the TIB neighborhood and focused around the intersection of
the neighborhood collector arterial, S. 144th Street, and TIB. The uses and standards are more locally
oriented than TIB-3 but the zone is creating a main street orientation and urban form emphasizing the
pedestrian and acting as a crossroads for community members. Development supports an active,
comfortable, and safe street front and provides jobs, services, and goods to the community. A broader
range of housing types are permitted than in TIB-3 areas. The scale of development and the type of uses
is compatible with the adjacent residential neighbors and the civic and educational facilities in the area.

The TIB-1 zone is less urban than TIB-3 and TIB-2. TIB-1 is more residentially-focused with commercial
uses limited to businesses that are smaller-scaled and neighborhood-serving. A TIB-1 district may have a
wide range of building types and will have streets with curbs, sidewalks and street trees that provide an
amenity for higher density living. These areas are intended to provide a sensitive transition from the
more intensively developed uses along TIB to the nearby single family homes. The districts are relatively
small; however, opportunities exist for decreasing the auto-orientation typical of local housing by
increasing access and walking opportunities and street character. Additional building height and reduced
parking requirements are allowed in exchange for new through-ways, such as pedestrian ways and local
access streets. Landscape and recreational amenity requirements are higher than other TIB districts to
support the denser housing, soften the impact of the taller bulkier structures on the adjacent lower
density single family housing, and provide a high quality living environment.
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