TOWN CENTER
SUBAREA PLAN
CITY OF MOUNTLAKE TERRACE

DRAFT November 2018

ACKNOWLEDGMENTS
Economic Vitality and Town Center Task Force
Steve Cox, Chair
Adam Bettcher, Vice Chair
Sarah Bayle
Victor Eskenazi
Wade Heyer
Marie Landsverk
Mike Lavigne
Joe Mustach
Jerry Osborn
Linda Rogers
Ronald Skinner
City Council Liaisons
Councilmember Doug McCardle
Councilmember Laura Sonmore
Planning Commission Liaisons
Commissioner Alice Kier
Commissioner Nick Bautista
Project Consultants
SCJ Alliance
MAKERS architecture and urban design, LLP
Staff Liaisons
Stephen Clifton, Assistant City Manager
Christy Osborn, Community and Economic Development Director
Bill Trimm, FAICP, City Consultant

CONTENTS
I. INTRODUCTION.....................................................................1
II. PLANNING PROCESS/PUBLIC OUTREACH..........................5
Background....................................................................................................5
Process Steps..................................................................................................6

III. BACKGROUND/EXISTING CONDITIONS............................9
Regional Setting.............................................................................................9
Town Center...................................................................................................9
Existing Land Use and Lot Sizes................................................................... 11
Development Form - Recent and Planned Construction....................... 13
Road Network and Infrastructure Investment.......................................... 15
Walkability....................................................................................................17
Town Center Boundary & Building Districts............................................... 19
Town Center | Market Position and Development Potential................ 20
Population & Employment Summary........................................................ 21
Market Trends & Local Economy............................................................... 23
Economic Need and Impact and Planned Action................................. 25
Economic Development Opportunities Panel......................................... 25
Identify the Issues.........................................................................................27

IV. VISION AND OBJECTIVES.................................................29
Objectives....................................................................................................30
Key Building Blocks......................................................................................31
Town Center Area.......................................................................................35
Vision Statement..........................................................................................36
A Look into the Future.................................................................................36
Public Investment........................................................................................39

V. GOALS AND POLICIES......................................................41
Goal 1.0 Land Use Patterns........................................................................ 41
Goal 2.0 Streets/Circulation/Parking......................................................... 43
Goal 3.0 Urban Design................................................................................45
Goal 4.0 Development Incentives............................................................. 49

VI. IMPLEMENTATION ACTIONS............................................51
APPENDICES...........................................................................53
1. Public Outreach......................................................................................53
2. Capacity for Growth...............................................................................53

I. INTRODUCTION
Urban planning experts around the globe generally agree on
several key principles, regardless of the size or circumstances
of their city or metropolitan region. The most important of
those key principles lies in the critical need for a strong, healthy
downtown. It has been said many times that a city is only
as strong as its downtown core. Mountlake Terrace certainly
is no exception; as a result, this plan focuses its efforts on
strengthening that core of economic livability and vitality.
In 2006, the City began planning efforts to create a subarea
plan for the downtown core. This planning effort was intended
to address the decline of the downtown area that began in the
1970’s as commercial development patterns shifted to outlining
suburban areas and malls. Following an extensive public
involvement process, the City Council adopted the Town Center
Plan on February 5, 2007.
The Town Center Plan was adopted to encourage revitalization
of a 68-acre area identified as the Town Center. The plan called
for development of a vibrant attractive Town Center filled with
offices, restaurants, housing, retail stores and restaurants, and
mixed uses, along with new community amenities, such as
wider sidewalks, street trees, and public plazas. The City also
adopted a form-based code for downtown and special design
standards applicable to new development.
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In the years since the 2007 Plan adoption, implementation by
the public sector has progressed with infrastructure investments
including street improvements along 236th and 56th Streets SW
and regional stormwater facilities. In addition, the City prepared
a programmatic Environmental Impact Statement (EIS) under
the State Environmental Policy Act (SEPA) and an associated
Planned Action Ordinance as an incentive to the private
development sector.
Implementation of the Plan by the private sector has been
slow with only a few multi-family and mixed-use developments
occurring since the Town Center Plan was adopted. Although
the slow development cycle can be attributed in part to the
economic downturn of the Great Recession, it is also due to
an aging plan and regulatory environment that has not kept
up with emerging trends of the development community and
regional market.
The purpose of this planning effort is to update the following:
• Town Center Plan
• Economic Vitality Element of the Comprehensive Plan
• Development Codes and Standards to implement the Town
Center Plan
The Plans have been updated to reflect current market
conditions, emerging development trends, and changes that
have occurred since the prior plans and development standards
were adopted.
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I. Introduction

Based on the extension of Sound Transit light rail service to the
City, the desire to create a transit oriented/pedestrian friendly
development pattern, and an economically vibrant downtown
that reflects the values of the Mountlake Terrace community,
the City Council created the Economic Vitality and Town
Center Task Force. The Task force was charged with assisting
in accomplishing City Council goals associated with economic
development, and assist and advise on the following tasks:
• Review the draft economic profile and identify areas of focus
and refinement
• Attend community open houses, forums, and workshops to
hear input from residents, property owners, business owners,
and others on what development, services and jobs are
desired
• Review community input and identify community
preferences for building design, services and jobs that are
financially feasible to attract to the City
• Identify changes to current zoning, development regulations
and design standards necessary to achieve the community’s
vision in a manner that is financially feasible for development
• Review and provide comment on draft report on economic
implementation strategy that includes recommended
changes to zoning, development regulations and design
standards prior to the report being submitted to the
Planning Commission and City Council
The Town Center Plan is intended to guide development in the
heart of the City by reaffirming and updating the vision, guiding
principles, objectives, and actions to implement the aspirations
of the community for livability, circulation, urban design,
environmental preservation and economic development.
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I. Introduction

II. PLANNING PROCESS/
PUBLIC OUTREACH
BACKGROUND
The Task Force was composed of 15 members of the community
who represented the public, development interests, and
included two liaisons each from the Planning Commission and
City Council.
The Task Force met over a period of 10 months to identify
issues and recommend various actions that inform policies that
include the following and address the following topics:
• Complexities of the development code
• Current and future market and development trends
• Size and shape of a redesigned Town Center area
The Task Force also conducted a developer’s panel to
understand the current economic, urban design, market
conditions of successful town centers throughout the Puget
Sound Region and how such conditions could inform an
updated Town Center Plan.
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PROCESS STEPS
Identifying issues was the first step in the planning process
followed by, visioning, background information, public outreach
and profession expertise review, alternatives plan layouts, urban
design preferences and policies and implementation actions.
Step 1: Identifying the Issues
The Task Force identified a series of issues and/or questions that
were intended to address the creation of development interest
in the Town Center while enhancing the City’s urban character:
• What is missing in the Downtown and what is desired?
• What has contributed to the lack of development interest?
• What demographic changes are occurring that will influence
community desires?
• What challenges must be addressed to optimize the City’s
response to the upcoming high capacity transit service?
• How to enhance the Mountlake Terrace character (“the feel”)
while managing preferred new urban developments?
Step 2: Visioning
The prior Vision included six development sub-districts and a
Town Center Area containing approximately 68 acres. It was
generally situated between 55th Ave. and 60th Ave on the
east-west axis and extending from 228th to 244th on the northsouth axis. In reviewing the size and number of districts, the
Task Force recommended modifying the vision based on a set of
guiding principles related to:
• Livability
• Circulation
• Urban Design
• Environmental Preservation and Economic Development
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II. Planning Process/Public Outreach

Step 3: Outreach
Listening to and understanding the public’s interests is central
to developing a plan and regulatory tools that both respond
to the community’s needs and expectations and can weather
economic and political changes. Given the extensive public
outreach that was conducted in the initial Town Center plan,
the City sought to “check-in” with the citizenry to understand
current needs and wants for a revitalized downtown through a
series of meetings, open houses and developer interviews.
The Task Force provided the forum for public comment by
conducting 10 open meetings in 2018 between April and
December. Two open houses to listen to public comments
were conducted in May and December and the City Planning
Commission and City Council received updates throughout
the planning process. The City’s website was utilized to post
information discussed by, and provided to, the Task Force and to
solicit and collect on-line public comments and ideas.
A predominant element of the effort was a visual preference
survey conducted by MAKERS architecture and urban design.
The Task Force and public viewed a series of urban design
images related to buildings, streetscapes and landscaping. The
most desirable characteristics of the preferred images have
been incorporated into the urban design section of the Town
Center Goals and Policies in Chapter 5 on page 41.
Specific details associated with public outreach are presented in
Chapter 2 on page 5 and Appendix 1.
Step 4: Alternatives
Based on the guiding principles, vision statement and public
comments, three land use alternatives were prepared to address
different development intensities within the Town Center area.
Denoted as Alternative A and B, two alternatives were prepared
to present varying building intensities, geographic areas and
land uses for discussion purposes to the Task Force. From these
alternatives, a third alternative, which was the consensus of
the Task Force, is the basis for the updated Town Center Plan. It
contains three building districts defined by street edges, land
uses and a range of building heights. Specific description of the
Town Center Area is contained in Chapter 4 on page 29.
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Step 5: Land Use and Development Policies
The issues identified in step #1 are intended to be resolved
through the articulation of policies and application of
development regulations and performance standards in the
next step of the process. A set of goals and policies for each of
the development districts in the Plan are contained in Chapter 5
on page 41. The goals and policies include actions related to
land use patterns, streets/circulation/parking, urban design and
development incentives.
Step 6: Implementation – Zoning Districts and Design
Standards
Concurrently with the adoption of the Town Center Plan by City
Council, it is imperative to have zoning and design standards in
effect to facilitate development interest to ensure consistency
with the Plan. The final chapter of the Plan on page 51
includes further implementation actions needed to ensure the
full implementation and intent of the Plan.
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II. Planning Process/Public Outreach

III. BACKGROUND/EXISTING
CONDITIONS
REGIONAL SETTING
The City of Mountlake Terrace, with a 2018 population of 21,5601,
is located within the vibrant Puget Sound region, approximately
13.8 miles north of downtown Seattle and 15.6 miles south of
downtown Everett. The Puget Sound area has a current population
estimated at about 3.9 million2. Mountlake Terrace is in the
southwest portion of Snohomish County and is surrounded by the
Cities of Edmonds, Lynnwood, Brier, and Shoreline.

TOWN CENTER
The Town Center Area is approximately 67.9 acres in size (excluding
right-of-way, Civic Campus, Veterans Park and Transit Center) and
is located just east Interstate 5 and south of the City’s geographic
center; this compares to 68 acres in size for the 2007 Town Center
Area. The Transit Center is approximately 6.78 acres, Veterans
Park, 10 acres and Civic Campus, 4.09 acres. Current development
patterns, building form, existing zoning, and street network form
the baseline for Town Center redevelopment. This section presents
some background regarding development patterns/proposals and
how they might influence the atmosphere of Town Center today
and affect future development.
1
2

Data from the state Office of Financial Management
Puget Sound Regional Council (PSRC)
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Figure 3.1 Existing land uses.
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III. Background/Existing Conditions

EXISTING LAND USE AND LOT SIZES
The 2007 and updated Town Center Area are characterized
primarily by several contiguous blocks of single family homes
and pockets of multifamily residential, senior living facilities
and auto-oriented strip commercial development (Figure 3.1).
With the exception of several newer multifamily buildings,
most structures in Town Center are currently one story and
development is auto-oriented with surface parking lots.
Within the updated Town Center boundary, there are
approximately 222 parcels/buildings whose use is identified as
residential, 35 as office, professional, commercial and industrial,
12 as miscellaneous, 8 vacant, 4 as religious. Civic Campus,
which abuts Veterans Memorial Park, will become a community
gathering place when redeveloped.
When the business/investment community evaluates whether
to invest within the Town Center, they take into consideration
many factors, a few of which include development regulations,
sizes and availability of properties, development potential
of parcels, and whether the Town Center Plan outlines a
clear direction/vision for the future. Regarding the sizes and
availability of land, nearly all parcels within the Town Center
contain some form of development, a majority of which are
single family homes. Much of the redevelopment that will
occur in the future will result from the assembly of land (the
forming of a single site from a number of properties). The large
number of lots developed with single family homes and parcels
containing older small and large commercial buildings (some
of which are vacant) can pose challenges to redevelopment
because property values are higher than those of vacant land
and multiple parties are involved in real estate negotiations.
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BUILDINGS AND PLANNED DEVELOPMENT
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Figure 3.2 Buildings and planned development. Data compiled from the City of Mountlake Terrace and the Snohomish County
Assessor’s office.
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DEVELOPMENT FORM - RECENT AND
PLANNED CONSTRUCTION
Building footprints help to show the relative size of structures
and their arrangement in the landscape. Figure 3.2 shows
non-residential/commercial, religious, and public buildings in
orange, residential buildings in yellow, and areas with proposed
development on them in pinkish shading. As the map reflects
and as noted above, Town Center is heavily influenced by single
family development and midcentury commercial complexes.
While Figure 3.2 provides a snapshot in time of current
conditions, it also highlights a dynamic landscape of recent and
future new development.
The City has was built as a traditional single family housing
community. The City supports the creation of housing choices
and Town Center zoning potentially allows for a significant
amount of additional multi-family and non-traditional housing
units, thus offering the community a more varied housing stock.
Since the Town Center Plan was adopted in 2007, three large
housing projects have been constructed, i.e., Mountlake Senior
living, a 4-story mixed-use building with 96 affordable senior
living housing units (near Town Center); Arbor Village, a 5-story
mixed-use project with 123 residential units, and 9,500 square
feet of retail space; and The Vineyard, an assisted living facility
of 80 residential units, 29-30 memory care beds, within or near
Town Center.
The most influential developments in the pipeline are the Sound
Transit Light Rail station, Terrace Station mixed-use project
(includes 600+ units of housing), Civic Campus Redevelopment
and Main Street project. There are currently over 900 residential
units under construction, under permit review or proposed
within or adjacent to Town Center.

City of Mountlake Terrace Town Center Subarea Plan

13

ROAD NETWORK AND INFRASTRUCTURE INVESTMENT
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Figure 3.3 Road network and infrastructure investment.
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ROAD NETWORK AND
INFRASTRUCTURE INVESTMENT
Three types of roadways are present within the Town Center:
Minor Arterial, Major Collector, and Local Access Streets. The
overall Town Center roadway network is a grid pattern that
provides convenient access to most locations for vehicles,
bicycles, and pedestrians. The highest traffic volume roadway
in the Town Center is 56th Avenue which carries approximately
15,000 vehicle trips per day3. While this is the largest vehicle
volume in Town Center, it is much lower than E/W 244th and
220th Streets SW just outside of the Town Center boundaries. An
extension of Gateway Boulevard, will connect 244th and 236th
Streets SW concurrent with the construction of Terrace Station.
Chapter 4 describes how Mountlake Terrace has been focusing
its efforts on developing public infrastructure that supports
and/or stimulates existing/future private mixed-use activities in
addition to serving anticipated growth within the Town Center
Area.
3

Data Source: MLT Comp Plan 2015, MLT Volume Counts 2017
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WALKABILITY
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WALKABILITY
A walkability analysis was conducted by SCJ to determine
the walking times from several local hubs. Studies show that
broadly speaking, pedestrians will willingly walk approximately
¼ mile or five+ minutes to get to a destination or as part of a
commute. Longer walk times result in most people electing to
drive instead. Within the core of the Town Center and adjacent
to the existing bus station, a five-minute walk yields a walking
area near and around the Library, Veterans Memorial Park, and
the Civic Campus (see Figure 3.4). Much of the Town Center
is within a ten-minute walk of all areas throughout the Town
Center, particularly existing transit stops (see Figure 3.5),
existing bus transit center and future light rail station. Data
Sources: SCJ analysis.
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2007 TOWN CENTER AND SUBDISTRICTS
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III. Background/Existing Conditions

TOWN CENTER BOUNDARY
& BUILDING DISTRICTS
The 2007 Town Center Area, adopted prior to voter approval of
Sound Transit 2, is composed of six different sub-districts and
eight building types, with each designation and type allowing
various building heights. The focal point of the Town Center was
envisioned to be a super block – reflected in dark pink on Figure
3.6. This block previously allowed the tallest building heights
and most dense development. The 2007 Town Center boundary
is long, irregularly shaped, and set back from Interstate 5. At the
north and south ends of Town Center, the lot depth is as little
as 100 feet – fairly narrow for the purposes of building larger
developments commensurate with the height limits allowed
in certain districts. In some cases, the current districts contain
multiple designations within the same block. The regulatory
environment related to the 2007 Town Center Plan is complex,
difficult to interpret, and difficult to administer.
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TOWN CENTER | MARKET POSITION
AND DEVELOPMENT POTENTIAL
One goal of adopting the 2007 Town Center Plan was to
stimulate economic activity, create a unique commercial center,
and maintain the quality of life Mountlake Terrace resident’s
value. As noted in the introduction, although the adopted 2007
Town Center Area and related zoning regulations allowed a
significant increase in the amount of development, Town Center
area has not seen the level of private investment anticipated/
projected.
New opportunities are anticipated to arise with the 2008 voter
extension of Sound Transit light rail northward with service to
Mountlake Terrace. More recently, multifamily development
has occurred or is planned within less than one-mile of the
future rail station, while commercial/retail development has
had limited impact or success; see Bullet 6 of Highlights and
Key Factors from Economic Development Panel discussion
related to developing towards residential first (commercial
will follow). More demand for, and opportunities to create,
additional housing options, commercial spaces and services
is expected as rail service to Seattle/Lynnwood and beyond
is available. Maximizing this opportunity depends, in part, on
understanding where the opportunities lie and what obstacles
exists to development e.g., the previous designation of six
sub-districts and eight building types and the difficulty of
administering regulations related to them.
As part of the Town Center Update process, Community
Attributes Inc. (CAI) partnered with SCJ Alliance to provide
economic data, analysis and findings to inform development of
an updated Economic Vitality Strategy and Town Center Plan.
CAI’s initial phase of work provided a review of key demographic
and economic indicators across the City. CAI’s second phase of
work focused on real estate conditions in the City’s town center.
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POPULATION & EMPLOYMENT SUMMARY
Population
Edmonds
Lynnwood
Bothell
Mountlake Terrace
2018 Pop = 21,560
Lake Forest Park

Table 3.1 Exhibit 1 from CAI Demographic and Economic Profile - Historic Population, Mountlake Terrace and Comparison Cities,
1968-2016.

Table 3.2 Exhibit 2 from CAI Demographic and Economic Profile - Compound Annual Population Growth, Mountlake Terrace and
Comparison Jurisdictions, 2007-2017.

Employment

Live and Work in
Mountlake Terrace
Live elsewhere
and work in
Mountlake
Terrace

Live in Mountlake
Terrace and work
outside of the City

There are 11,541 workers
in Mountlake Terrace.
11,121 of these commute
outside the City. 420 of
these live and work in
the City. Another 6,345
live elsewhere and work
in Mountlake Terrace for
a total of 6,765 jobs in
Mountlake Terrace. Only
3.6% Mountlake Terrace’s
employed residents live and
work in the City. Nearby
cities of Lynnwood, Bothell
and Shoreline all have
higher shares of people that
live and work in the City.

Figure 3.7 Exhibit 18 from CAI Demographic and Economic Profile - Commuting Inflow &
Outflow, City of Mountlake Terrace, 2015.

City of Mountlake Terrace Town Center Subarea Plan
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Demographic Findings – Population and Employment
Summary:
• In 2018 there were 21,560 residents in the city. By 2040,
Mountlake Terrace is projected to grow by 20 percent. This
increase equates to over 4,270 new residents.
• Although the population demographics are changing,
relatively slow population growth has occurred over the last
few decades.
• The City has a higher concentration of people in their
twenties compared to Snohomish County overall.
• The City has become more diverse in terms of race and
ethnicity since the year 2000.
• There are slightly more single person households and fewer
large families compared to the County overall.
• There is a similar share of families with children compared to
Snohomish and King County overall.
• The City has a nearly balanced jobs-housing ratio: In 2016,
Mountlake Terrace had 7,795 jobs and 8,990 housing units,
which means there were 0.9 jobs for every home in the City.
• While the community has a good job to housing ratio,
residents must often leave the community for shopping,
dining and recreational activities.
• A high portion of the city’s residents commute to Seattle
for work. Conversely, a high percentage of jobs within
Mountlake Terrace are held by people who live in other
communities.
• Only 3.6% Mountlake Terrace’s employed residents live and
work in the City.
• While the projected future growth rate is not very high, it is
higher than the growth the City has experienced in recent
decades.
• Most of the housing in the city is single family (62%).
• Most Mountlake Terrace’s renters (73%) are relative
newcomers, having moved to their current home after 2010.
• The City is projected to grow by approximately 2,000
households through 2040.
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MARKET TRENDS & LOCAL ECONOMY
Real estate indicators provide insight on potential demand
for the types of development anticipated in Town Center:
Multifamily residential, retail and office. Indicators include
average rents, vacancy rates and how quickly available space is
absorbed. If rents are rising and vacancy is dropping, demand
is probably increasing. If vacancy is low, this reflects a potential
demand for more supply of that type of real estate.
Multifamily
Rents in Mountlake Terrace have been rising steadily since
2009. Vacancy is currently low and has been since 2002. Rents
in Mountlake Terrace tend to be higher than Lynnwood and
Snohomish County, but lower than those in Shoreline. In
recent years, Mountlake Terrace has seen periods of higher
net apartment absorption, suggesting there is demand for
multifamily housing.4 This is borne out perhaps by 900+ new
units of residential under construction, permit review or
planned within and near Town Center/transit station.
Office
The 1980s and ‘90s saw a huge surge in office space
construction in Mountlake Terrace. Since that time, very little
new office space has been constructed. Absorption has been
generally good, indicating there is a demand for office space
in the City. Vacancy rates are below 5 percent and rents have
been climbing since 2012, outpacing nearby Shoreline and
Lynnwood.5
Retail
Most of Mountlake Terrace’s retail development activity
took place in the 1980s and 1990s. Recently retail rents have
jumped considerably, likely due to limited availability and low
vacancy rates.6 There is approximately 100,000 sq. ft. of retail
development in the pipeline associated with first floors of new
mixed-use development – predominantly from Terrace Station.
4
5
6

Exhibits 2, 3, 4 and 5 From CAI Town Center Analysis Report
Exhibits 6, 7, 8 and 9 From CAI Town Center Analysis Report
Exhibits 10, 11, 12 and 13 From CAI Town Center Analysis Report

City of Mountlake Terrace Town Center Subarea Plan
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Local Economy: Findings Summary:
• Mountlake Terrace has a lower median household income
compared to many neighbors, with more households making
between $75,000 and $99,000 per year.
• The City has a high share of local jobs in Finance, Insurance
and Real Estate (FIRE).
• Employment in Mountlake Terrace has been growing steadily,
adding approximately 1,500 jobs from 2010 to 2016.
• The healthcare industry employs the largest share of
Mountlake Terrace residents.
• The City is experiencing retail leakage across most retail
categories, with the Alderwood Mall having a significant
draw across the region.
What did the CAI analysis show?
• Town Center mostly consists of residential uses. Most
residential is single family and many single-family homes in
this area have relatively lower improvement values.
• District 3 (approx. 33.32 acres – 24.58 acres w/o right-of-way
(ROW)) has the largest share of Town Center’s area, followed
by Districts 2 (approx. 29.43 acres – 22.87 acres w/o ROW)
and 1 (approx. 25.73 acres – 19.44 acres w/o ROW).
• Even if only a small share of the potential capacity is
achievable, there is still a great deal of development capacity
in Town Center under current zoning.
• The 2007 Town Center Plan and related zoning requires first
floor commercial for 6 of 8 permitted building types, and
60% must be for retail or eating/drinking establishments.
Town Center’s market may not be able to support this much
new commercial space, especially for restaurants and retail,
which may limit development feasibility for the types with a
commercial requirement.
• Anticipating displacement risk for existing Town
Center residents and ongoing affordability impacts as
redevelopment occurs is an important policy consideration
for the City.
• If rent trends continue, Mountlake Terrace could soon be
seeing similar rents to those achieved in existing light rail
stations like Roosevelt and Othello.
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ECONOMIC NEED AND IMPACT AND
PLANNED ACTION
A significant advantage to those wanting to develop within
the Town Center is that Planned Action Environmental
Impact Statement (EIS) was prepared and adopted under the
State Environmental Policy Act (SEPA). Planned Action helps
expedite the permitting process for subsequent, implementing
projects whose impacts have been previously addressed in
a Planned Action environmental impact statement, thereby
encouraging desired growth and economic development. The
2007 Town Center Planned Action contemplated a certain level
of additional development/land uses within the Town Center
Subarea. This includes, Commercial (190,699 sq. ft.), Retail
(287,800 sq. ft.) and Residential (1,126 units). An addendum to
the Planned Action environmental impact statement will need
to be completed to update numbers to reflect changes related
to updating the Town Center Boundary.

ECONOMIC DEVELOPMENT
OPPORTUNITIES PANEL

– July 12, 2018 Discussion
During the 2018 Town Center Plan Update Process, the City
of Mountlake Terrace reached out to real estate professionals,
developers, economic development professionals, and
architects as part of creating a panel to talk about economic
development and opportunities. Four individuals with varied
backgrounds from the firms of Heartland LLC, Tiscareno
Associates, Lake Union Partners, and BeRetail accepted an
invitation to participate on the panel. Topics discussed included
what these professions take into consideration when identifying
development opportunities, planning and implementing
projects, facilitating economic vitality, and creating livable and
lively environments.

City of Mountlake Terrace Town Center Subarea Plan
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Highlights of the major/key factors discussed that may inform
the Town Center Plan and/or Code Update (background, vision,
policies, development code, etc.) include the following. See
appendices for full list of major/key factors discussed.
1. Light rail is a catalyst project for development.
2. Successful development projects generally occur through
the coordination of public and private investments and an
understanding of committing to the vision.
3. Vibrancy of downtowns can be achieved through a
combination of density, place-making, activating public
and private spaces, enhancing the public realm (street
edges) and a design philosophy committed to the overall
community.
4. Property assemblage is important to the future
development of the Town Center.
5. Successful City/Town Centers begin with the development
of residential uses first, which drives commercial
development.
6. City Promotion: MLT needs to tell its “new story” of
opportunities. What are the attributes are in Mountlake
Terrace that really need to get out there to the market?
7. Being aware of, and responding to, the demographic shifts
occurring.
8. Think outside the box and be creative in what the City
could attract to emphasize interest such as art, cultural
amenities and other uses and activities that are not here and
emphasize those that are.
9. There is demand for more office and medical clinics that are
seeking properties outside of the Seattle Metro area. What
about adaptive reuse? Create a cool destination.
10. Arts and Culture cannot be ignored.
11. Retail is a critical element of what draws people to an area.
12. Be cognizant of how people experience and value the urban
elements such as light rail, intimate plazas and gathering
places. The modified vision focus may be on “surban” that
conjures up more dense, livable and walkable places instead
of just suburban that conjures up lower density and sprawl.
Focus efforts on place-making.
13. Building height in “surban” markets is a function of the
International Building Code (IBC) and economics.
14. Understanding the parking demand and matching code
requirements to developers’ cost of providing parking
should be explored.
15. Explore Incentives for the development community.
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IDENTIFY THE ISSUES
With an understanding of the existing conditions, demographic
and market trends and current regulatory environment,
a summary of the set of issues serve as the basis for the
preparation of policies that will guide public and private
decisions for developing the Town Center.
Existing Land Use:
The 2007 and Update Town Center areas are designated in an
area that is largely developed with single family homes - 67%
of the 2007 Town Center acreage and 53% of the updated
Town Center acreage. This poses challenges to redevelopment
because property values are higher than those of vacant land
and small parcels must be assembled into contiguous blocks to
support more dense development. Parcels within Town Center
that are not occupied by homes contain older commercial
buildings, some of which are currently vacant. These conditions
are one factor in the slow pace of redevelopment.
Except for several newer multifamily buildings, most structures
in Town Center are currently only one story and development
is auto-oriented with large surface parking lots. Arbor Village,
a more recently constructed 5-story building at the corner of
236th Street and 56th Avenue, is a mixed-use building that
represents the current development trend and symbolizes the
building scale fairly common in newly developing downtowns
throughout the region.
Circulation:
The City is investing in infrastructure with the “Main Street”
project that will provide roadway and sidewalk improvements
along 236th Street and 56th Avenue. This investment represents
the City’s commitment to redevelopment in the area and will
create a visible change to the look and feel of Town Center. The
street grid in the Town Center provides a good framework for
development and several of the larger block sizes make possible
the extension of new streets that could connect to other land
uses and enhance walkability.

City of Mountlake Terrace Town Center Subarea Plan
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Development Districts and Zoning:
The 2007 Town Center Area is composed of six different
designations, each designation allowing a variety of building
heights. The focal point of the Town Center was envisioned to
be a super block. This block allows the tallest building heights
and most dense development. The boundary of Town Center
is long and narrow, and set back from Interstate 5. At the north
and south ends, the lot depth within the 2007 Town Center is
as little as 100 feet – far narrower than needed to build urban
density buildings. In some cases, the current districts contain
multiple designations within the same block. This regulatory
environment is complex, difficult to interpret, and hard to
administer.
Demographic and Economic:
As previously stated, market trends indicate more demand for
multi-family housing, office and retail development. The City has
seen periods of higher net apartment absorption, suggesting
there is demand for multifamily housing. This is borne out by
the planned construction of 600 new units at Terrace Station,
located just south of the transit station. Vacancy rates for office
space in the city are below 5% and rents have been increasing
since 2012. Retail rents have increased due to the limited
availability and low vacancy rates.
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IV. VISION AND OBJECTIVES
Communities throughout the Puget Sound area have either
restored historic centers or are pursuing new centers. The
market for these has been increasing steadily, and they are
supported by regional and state policies. The Mountlake Terrace
Town Center is no exception and the possibilities for creating a
more lively, thriving and dynamic town center are greater than
they have ever been during the past half century, particularly
with the future arrival of light rail. It is expected that updating
the Town Center Boundary, Town Center sub-districts and
related development regulations and standards will provide
for, and help attract, additional private investment, particularly
for areas within close proximity to Sound Transit Freeway Bus
Station and planned Light Rail Station.
The public expectations of a revitalized Town Center gained
by the feedback from the City’s outreach efforts helps draw a
picture of what the Town Center is envisioned to be when fully
developed. The following Objectives helped define the area
of the Town Center while the Vision Statement provides the
foundation for the Town Center in the future.

City of Mountlake Terrace Town Center Subarea Plan
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OBJECTIVES
Livability:
• Guide and manage site development of new mixed-use
buildings, open spaces and streetscapes to create a
comfortable, safe and welcoming environment where
residents, employees and visitors can interact in vibrant and
well-designed working, shopping and living neighborhoods.
• The transformation of existing single family uses to higher
density neighborhoods will occur with well-designed
buildings, landscaping, a multi-modal circulation network
and urban design features including public art that enhance
Mountlake Terrace’s urban character and provide residents
with a sense of pride in their city.
• Promote housing choices and a range of densities to
accommodate the City’s diverse population and an adequate
supply of diverse housing to encourage employees to reside
within proximity to transportation and employment centers.
Circulation:
• Create multi-modal transportation options that connect
living areas with employment, parks, open spaces, shopping
areas and transit hubs.
• Plan pedestrian and bicycle networks that promote
community interaction and provide healthy options for
pedestrian movements within and outside of the Town
Center.
• Streetscapes will be designed for “people first” where a range
of sidewalks widths with public plazas and open spaces are
strategically located with street side landscaping, where
appropriate.
Urban Design:
• Create design standards that incorporate flexible zoning
provisions to enable design creativity of buildings,
streetscapes, landscaping and signage.
• A range of building heights where the tallest buildings
are located adjacent to I-5 and near the transit station and
transition to lower buildings within the core and edges
of the Town Center adjacent to existing single-family
neighborhoods.
• Building facades will have ample glazing and prominent
pedestrian entries, especially at key intersections.
• Structure parking will service multi-storied residential and
office buildings and surface parking will be behind buildings
and screened from the pedestrian realm. On-street parking,
where appropriate will be separated from pedestrian
sidewalk zones with street side landscaping and low impact
stormwater facilities.
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• Collaborate with utility providers to locate transmission
facilities underground and ensure that infrastructure
installation and placement is compatible with building
architecture and pedestrian circulation patterns.
Environmental Preservation and Economic
Development:
• Promote the City’s strong environmental ethic in preserving
prominent vegetative and forested open spaces.
• Promote building design that incorporates alternative energy
systems such as solar energy, electric vehicular charging
stations and recycling facilities.
• Promote Town Center development opportunities to the
private sector and attract and retain a diversity of local
and regional retail establishments and employment
opportunities in economic sectors that will enhance the
Mountlake Terrace local economy.

KEY BUILDING BLOCKS
New opportunities and demand for housing and services are
anticipated to arise with the extension of Sound Transit light rail
service to Mountlake Terrace. The City has already experienced
an increase in multifamily development near the future rail
station and more demand for housing, shopping and services
will follow as rail service to Seattle and beyond becomes a
reality.
As noted in Chapter 2, the Town Center Task Force
recommended reducing the number of development subdistricts from six to three and modifying overall scale with the
tallest buildings situated adjacent to and near the Sound Transit
station and I-5; building heights will transition to lower building
heights fanning out northward and eastward. The Economic
Development Opportunities Panel stated that by leading with
development towards residential first, commercial will follow.
This development pattern currently manifesting in other
regional town centers and is reflected in the recommendation
to allow residential in all three districts, albeit, a greater
emphasis in Districts 2 and 3. The Town Center core area and
reserve area are presented in Figure 4.1 on page 34.
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Market factors will drive the timing and types of development
that occur within Town Center. Demand will be influenced
by the enhanced transportation opportunities afforded by
upcoming light rail service, housing availability and pricing
in surrounding communities, the quality of life and amenities
within Mountlake Terrace, and availability of land for new
development. Small lot sizes and lack of large blocks of
undeveloped land will counterbalance this demand. Key
building blocks to a revitalized Town Center include:
Connections to Light Rail
• Improved commuting options offered by extension of the
light rail system to Mountlake Terrace will likely attract
people who work in Seattle, Bellevue, etc., but do not want
to live in a big city or cannot afford to. Increased demand for
housing and the proximity of Town Center to the light rail
station make it a prime candidate for multifamily housing. As
density increases within the Town Center, a corresponding
rise in demand for goods and services will occur.
Streetscape (Streets/Sidewalks/Views)
• Great places start with great streets. Wide sidewalks, street
trees, on street parking and attractive buildings lining the
streets create spaces people want to be in. Public investment
in street improvements often serve as a catalyst for private
development. Planned improvements to both 236th Street
and 56th Avenue and creation of a new “Main Street” aka
57th Avenue W will provide a great foundation for creating a
pleasant walkable atmosphere and set the tone for the future
Town Center.
Gateways
• Marking the entries to unique places lets visitors know they
are in a special place. Clearly demarking the boundaries of
Town Center will help create a unique identity for the area.
Residential Neighborhoods
• Developing in a manner that is sensitive to the surrounding
residential areas creates a strong connection between
the more urban Town Center and its neighbors. Sensitive
building design and limited building heights adjacent to
single family neighborhoods creates a transition from urban
to suburban areas.
Connectivity & Transportation Options
• Good street connections and pedestrian routes encourage
nearby residents to walk to amenities within Town Center
and reduce parking demand. Sidewalks and bike lanes
contribute to the health of the community by encouraging
physical activity during daily commutes, social time, and
errands.

32

IV. Vision and Objectives

Civic Center Campus
• The development of a New City Hall, Police Station addition,
and development of a public plaza within the heart of Town
Center reinforces the importance of this area. The design
of the building and exterior spaces will set the tone for
future development. Close proximity to the Library, Veterans
Memorial Park and light rail will serve as an immediate
activity hub as the rest of Town Center redevelops over time.
Place-Making
• Mountlake Terrace is proud of its support of the arts. Public
sculpture and juried art shows are part of the Town Center
tradition. This history provides a wealth of opportunities
to define the area through use of public art in open
spaces, adjacent to sidewalks, inside buildings, or as part
of the exterior design of new structures. Amenities long
identified for the area such as active and passive parks
and outdoor gathering spaces will contribute to creating
a unique atmosphere for Town Center. The private sector
is also encouraged to create or incorporate art as part of
development.
Public Support
• Much of Town Center is currently occupied by single family
homes on lots that are large by today’s standards, but too
small for multistory development. Aggregation of adjacent
parcels to create sites large enough for denser development
poses a potential barrier to revitalization of the area. City
support through facilitation of discussion amongst property
owners in the Town Center will help identify areas with
owners interested in working together to sell their land for
redevelopment. Longer timeframes for redevelopment are
likely due to this circumstance.
Development Regulations
• Clear regulations regarding what can be built and how
development will look within the Town Center will help
ensure new development is consistent with the vision
for Town Center. Eliminating unnecessarily complicated,
conflicting, and confusing zoning standards and
development guidelines will increase the likelihood that
developers will choose to build projects within Town Center.

City of Mountlake Terrace Town Center Subarea Plan
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TOWN CENTER DISTRICTS
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Figure 4.1 Town Center districts.
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TOWN CENTER AREA
The Task Force recommended modifying the size of the current
Town Center Area as shown in Figure 4.1:
• To accommodate an adequate land supply.
• To ensure the potential for phased development.
• To serve as a targeted area for future infrastructure
investments.
• To be within walking distance to high capacity transit.
• To have the potential to create new neighborhoods and a
community destination.
The boundary for the Town Center Area represents identifiable
borders separating land uses and intensity, includes connector
streets at/near edges to carry through traffic, and contains
edges defined by identifiable streets and/or varying building
forms.
The Town Center boundary creates a more focused and compact
area. The Task Force sought to acknowledge the previous private
sector investments in the 2007 plan. Referred to as the core
area, the newly defined Town Center Ares is where new public
and private investments together with enhanced marketing
efforts will occur to promote economic development and retain
and attract desired business and a variety of land uses and open
spaces. Land uses and zoned areas situated outside and north/
south of the core area, and within the original 2007 Town Center
area, are considered reserve areas to accommodate future
mixed-use development when additional capacity is needed.
Further, the Task Force recommended:
• Reducing the number of development districts from six to
three.
• Modifying overall scale with the tallest buildings situated
adjacent to and near the Sound Transit station and I-5 and
generally transitioning to lower heights northward and
eastward.
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The Town Center is the heart
of the City with a blend of
attractive mixed-use transitoriented neighborhoods
connected to the light
rail transit station, civic
campus and surrounding
residential neighborhoods.
A range of building types,
retail and office uses,
streetscapes, residential
neighborhoods and open
spaces incentivize public
and private investments
to create a people centric
vibrant destination for the
City and region.

VISION STATEMENT
With consensus reached on the objectives and re-shaping of the
Town Center core area, a revised vision statement was prepared
to provide a community wide aspiration of a new Town Center
unique to Mountlake Terrace.

A LOOK INTO THE FUTURE
Applying the objectives and vision statement to the
development and build out of the Town Center could reveal the
future center composed of the following features:
• The Town Center is the thriving heart of the community.
Residents from the adjacent neighborhoods infuse the
center with activity, and existing commercial, retail and
employment areas are revitalized by new and increased
investment. The convenient transit center, light rail station,
and park and ride allow people from all over the region to
access a mixed-use town center that is surrounded by a
multigenerational, economically diverse community. The
stabilizing presence of the civic center campus and the
proximity of Veterans Memorial Park highlight the many
amenities that make the Town Center an exceptional place to
visit, shop and live.
• New development is well-designed, compact and easily
walkable, with a traditional downtown feel. Businesses
include restaurants, coffee shops, and local services, as
well as retail and offices. Most buildings are mixed use,
with commercial space on the ground floor and office or
residential units above.
• Parking is adequate but not visually dominant from
the street. People can hop on buses or walk to the light
rail station to connect to other destinations. Attractive
landscaping softens the appearance of buildings and helps
absorb rainfall.
• A relatively consistent, uniform and smaller block pattern.
The smaller block pattern means more places for pedestrians
to cross and a smaller, more connected feeling for the walker,
both of which encourage more pedestrian movement;
reduced traffic speeds; more highly valued corner lots for
businesses. This is consistent with the City’s Transportation
Master Plan which calls for opening up two street sections
(N/S and E/W) as part of Town Square redevelopment, i.e., the
block between 56th and 58th Avenues West and 232nd and
234th Streets SW.
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• 57th and 58th Avenues are primary retail streets with wide
sidewalks, street-side landscaping, where appropriate, and
banners and decorations announce holidays and community
events. A variety of businesses, residences, and other uses
flank both sides of 57th which is intended to be THE activity
and cultural spine of the downtown core. The east side of
58th contains residential over retail adjacent to the civic
campus on the west side of the street. East/West streets of
233rd, 234th and 235th Streets SW also serve as primary
retail/commercial streets.
• Multi-stories buildings adjacent to the transit center and
along 236th house a range of offices providing employment
in the downtown core.
• A variety of homes are located on the edges of Town Center
Area. In this diverse neighborhood, many residents know
each other and participate in community events; they like
being a part of the city.
• In the western/central portion of Town Center, Veterans
Memorial Park, the library, and public plazas encourage
community-gathering. A police station and a fire station
also provide for civic needs. A recently constructed City
Hall, Police Station addition and Town Center Plaza/Park
serves as an attractive focal point that complements the
Town Center. It features comfortable spaces for the public,
including community meeting rooms, informational displays
and public gathering spaces. Multi-use pathways through
Veterans Memorial Park connect the civic buildings to the
236th Street park-and-ride lot and newly built Light Rail
system connects Mountlake Terrace to the surrounding
region. New, multi-story office buildings along the bluff
overlooking I-5 reflect a healthy economy and new energy to
those passing by on the interstate and light rail system.
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PUBLIC INVESTMENTS
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It is anticipated that redevelopment of the Town Center will
provide improve a variety of benefits related to housing,
employment and general services:
1. Affordable Housing – Zoning will allow for potentially a
significant amount of additional housing units, thus offering
the community a more varied housing stock.
2. Employment – As commercial, retail and residential
structures are created within the Town Center Subarea,
residents within the City of Mountlake Terrace, and
surrounding area, will have opportunities to apply for
positions. The original Town Center Subarea’s planned
additional job estimate is 1,395 jobs.
3. Services – As the Town Center Area develops, more
amenities and services will be available for residents and
visitors.

PUBLIC INVESTMENT
Successful development of the Town Center Subarea is
dependent, in part, on the timing of public investment which
can occur in a number of areas but typically involves developing
public infrastructure that supports and/or stimulates existing/
future private mixed-use activities in addition to serving
anticipated growth within the Town Center Subarea. City
leadership, staff and community members have been working
with local and regional leaders to plan for projected growth
within the City for many years. Significant levels of public
investment demonstrates that groundwork has been, and is
being, laid to help promote private investment within the Town
Center Area (Figure 4.2). Additionally, new public infrastructure
will help to sufficiently serve anticipated growth within the
Town Center Subarea. Projects underway or planned include the
following:
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• Sound Transit North Link Light Rail – Mountlake Terrace
Station completion in 2024
• Civic Campus Redevelopment Phase 1: 23200 – 58th Avenue
West (click here for Preliminary plan)
• New City Hall approximately 18,000 square feet in
area (City Council Chambers, public lobby, City offices,
associated parking, etc.)
• Police Station Addition approximately 3,000 square feet in
area
• Public gathering space/Town Center Park/Plaza located
between the New City Hall and the corner of 232nd Street
SW and 58th Avenue W.
• The estimated date of completion is mid-2020.
• Main Street Project
• Phase 1 - 236th Street SW – Reconstruction of roadway
between Interstate 5 and 56th Avenue West (2018/2019)
• Phase 2 - 56th Avenue West - Planned reconstruction
between 230th Street SW and 236th Street SW
• Town Center Regional Stormwater Facility - Treats and
detains runoff from the City’s property (streets and Civic
Center) and private developers have a way to decrease some
of their costs on certain parcels.
• Ballinger Park – 55 acre recreation area that includes play
areas and picnic shelters integrated with a “passive” area
focused on ecosystem restoration
• Upgraded water main to serve future dense development, as
well as an adjacent bike/pedestrian path.
The above listed capital improvements reflect steps that the
city and region have taken to help lay the groundwork and spur
private investment within the Town Center Area. It is important
that these capital improvements also be keyed into private
sector developments when possible to help maximize the city’s
return on investment. The City and community partners have
demonstrated to the community and investors that Mountlake
Terrace is a good place to invest for the creation of varied
housing stock and a range of jobs.
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IV. Vision and Objectives

V. GOALS AND POLICIES
The goals and policies listed below are intended to guide a
combination of both public and private decisions to achieve the
vision of the Town Center. The goals and policies are organized
into land use patterns, streets / circulation, community design
and development incentives.

GOAL 1.0 LAND USE PATTERNS

Establish a land use pattern that enables a tiered
form of focused development where development
proposals are directed first to the core of the Town
Center and secondly to a future expansion area.
Policy 1.1. The Town Center is the compact “heart” of the City
and will accommodate most of the new multi-family residential,
office, retail, public facilities and cultural uses. A reserve area is
situated north and south of the Town Center to accommodate
additional downtown uses when extra capacity in the Town
Center is needed.
Policy 1.2. The building scale in the Town Center will range from
the tallest buildings adjacent to I-5 and the 236th street corridor
to mid-rise buildings adjacent to the Civic Campus and center to
lower buildings on the edges of the area.
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Figure 5.1 The tallest buildings in the Town
Center will be closest to I-5 and the light rail
station.
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Policy 1.3. Zoning districts are established to provide a range
of building types, uses and mass. Purpose statements along
with a summary of permitted use types and building heights are
provided for each district in Table 5.1 below. The districts will be
implemented with new zoning regulations that will define the
respective intent, allowed uses and bulk of each district. Refined
design standards will also be vital to achieve the vision of the
Town Center.
The allowed uses and densities noted herein are intended as
a summary of key provisions to guide implementing zoning
codes, and not as a complete description of all possible uses.

TABLE LU-1
Zoning District

District Acronym

Town Center 1

TC-1

Purpose: This zone is intended to emphasize transit-oriented employment development in those Town
Center areas closest to the planned light rail station.
Principal uses: Professional offices uses are the predominant use. Restaurants, lodging, small scale
retail, and service uses which are supportive and complementary to office uses are permitted.
Multifamily uses are permitted in mixed-use buildings and to a limited extent in single purpose
buildings. Permitted mix of ground level uses along block-frontages are set forth in Policy 3.1.
Building height & design character: 6-12 story buildings are envisioned with activated ground floor
designs that are well connected to the transit station, Veterans Memorial Park, surrounding streets,
and adjacent uses. The buildings feature distinctive urban (not suburban) character and are articulated
both vertically and horizontally. Diverse and colorful landscaping are a character-defining feature of
the district’s streetscape and block frontages.
Town Center 2

TC-2

Purpose: This zone is intended to function as the center for retail, cultural, dining and entertainment
activity in Mountlake Terrace.
Principal uses: Restaurants and active non-residential uses envisioned on the ground floor of 57th
Avenue “Main Street” generally between 231st and 235th, and the east side of 58th Avenue between
232nd and 231st streets and 234th and 236th streets, and at key street corners within the district.
Multifamily residential is the predominant use on upper floors and may occupy ground level frontages
on non-retail-emphasized block frontages. Professional office and lodging uses are permitted as a
secondary use in the district. Details on permitted mix of ground level uses along block-frontages are
set forth in Policy 3.1.
Building height & design character: 4-8-story buildings are envisioned throughout the district. Ground
level residential uses emphasize elevated stoops and other similar designs that help to activate the
block frontages and add visual interest. Small plaza spaces are integrated into the 57th Avenue retail
block frontages to allow for outdoor dining and socializing. The buildings feature distinctive urban
(not suburban) character and are articulated both vertically and horizontally. Diverse and colorful
landscaping are a character-defining feature of the district’s streetscapes and public spaces with
compact block design.
Town Center 3

TC-3

Purpose: This zone is intended to emphasize multifamily residential uses and serve as buffer areas
adjacent to the transitional zone situated outside the Town Center area.
Principal uses: Multifamily residential uses are the predominant use. Mixed-use buildings with
residential over pedestrian oriented retail are encouraged at key intersections, especially along 56th
Avenue. Details on permitted mix of ground level uses along block-frontages are set forth in Policy 3.1.
Building height & design character: 4-6-story buildings are envisioned throughout the district. Ground
level residential uses may emphasize elevated stoop designs to help activate the block frontages
while increasing privacy for residents. All buildings are articulated both vertically and horizontally.
Distinctive landscaping facing residential designations along block frontages help to enhance the
residential character of this district and distinguish this area from Districts 1 and 2.
Table 5.1 Town Center Zoning Districts.
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Policy 1.4. Provide for a sufficient supply and range of housing
opportunities in all three of the Town Center development
districts to address the needs of all economic segments of the
community.
Policy 1.5. Enhance commercial business opportunities
which serve the Town Center and broader Mountlake Terrace
community’s needs for goods and services.
A. Encourage new businesses, such as small specialty retailers,
mercantile, or complementary brand retailers that provide
goods not currently available within the community.
B. Encourage uses that provide gathering and meeting places.

Figure 5.2 Enhanced commercial business
opportunities that serve the Town Center and
the entire community.

Policy 1.6. Promote the integration of arts and cultural uses in
the Town Center.

GOAL 2.0 STREETS/CIRCULATION/
PARKING

Create a hierarchy of streets and pedestrian pathways
that compliment adjacent land uses and provide
safe and efficient connections to surrounding
neighborhoods and local destinations.
Policy 2.1. The network of streets in the Town Center shall range
in function from minor arterial that provide multi-modal access
within and through the Town Center to local streets that provide
access to public and private properties.
Policy 2.2. The two minor arterial streets in the Town Center are
236th Street and 56th Avenue and the major collector streets
are 58th Avenue and 230th Street.
A. Two hundred and thirty-sixth street will provide multimodal connections between the transit station, new
transit-oriented development and downtown. The street will
provide direct access to stand-alone offices and residential
over office uses that occupy both sides of the street.
B. Fifty-sixth Avenue will provide access to adjacent residential
and mixed uses and is designed to carry higher volumes of
traffic through the Town Center from 244th to 220th. Onstreet parking, sidewalks, and street trees are required.
Policy 2.3. The balance of streets in the Town Center are local
access streets. These multi-modal streets shall encourage
slower moving traffic, accommodate less traffic volumes than
collector streets, include on-street parking where appropriate,
street trees/landscaping and provide direct access to mixeduse buildings to create a more compact street grid and block
pattern.

City of Mountlake Terrace Town Center Subarea Plan

Figure 5.3 Multi-modal improvements
are planned for 236th Street enhancing the
connection between the transit station and
downtown.
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Figure 5.4 Example pedestrian-oriented
street design desirable for the 57th Avenue
corridor.

Policy 2.4. Fifty Seventh Avenue shall be extended as a primary
pedestrian, retail and arts/cultural spine generally between
231st and 236th streets. This street should have a right of
way or easement width appropriately sized to accommodate
pedestrian movements, emergency vehicles, storefront
loading, outdoor seating and landscaping. Acquisition of
right-of-way or an easement for the planned connection of
57th Ave. (“Main Street”) will be necessary to implement the
Plan. The preparation of a design plan for the required street
improvements exploring alternatives for transportation options
and pedestrian access should be considered.
Policy 2.5. The following streets shall be created or extended
within the Town Center to enhance multi-modal circulation and
the urban character of the Town Center:
A. Two-hundred and thirty-third street within the core of Town
Center. This street connects the envisioned pedestrianoriented retail spine of 57th Avenue with the Civic Campus,
Veterans Memorial Park, and the transit station.
B. Two-hundred and thirty-first street, which is intended to
enhance the pedestrian-oriented residential character of the
northerly blocks of the Town Center.
Consider flexibility in the design and form of these connections,
provided access and design character goals and policies are
met.
Policy 2.6. Encourage the construction of traffic circles, entry
signage, prominent landscaping and other features to identify
the entrance/ gateways to the Town Center. Potential locations
include 56th Ave at the intersections of 230th and 237th streets
and near the transit center on 236th.

Figure 5.5 Good example of a residentialoriented pedestrian connection.

Policy 2.7. A pedestrian network shall be delineated linking
residential neighborhoods, retail streets, the Civic Campus, and
City parks to the transit center and existing trails. The network
shall be constructed incrementally as development proceeds
within the Town Center. Credits to transportation impact fees
may be considered for construction of designated pedestrian
pathways by adjacent developments.
The City should consider amending the Transportation Element
of the Comprehensive Plan to prepare a comprehensive bike,
pedestrian and trail plan.
Policy 2.8. A Town Center wayfinding signage program
should be developed to provide directional information for all
transportation modes to public facilities, businesses and points
of interest within the Town Center.

Figure 5.6 Good town center wayfinding
and streetscape example.
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Policy 2.9. Provide parking in the Town Center Provide parking
in the Town Center appropriate to accommodate and promote
desired uses.

V. Goals and Policies

GOAL 3.0 URBAN DESIGN

Promote the design of pedestrian-oriented
developments and spaces that respect and enhance
the City’s urban character and identity consistent with
the vision of the Town Center.
Policy 3.1. Establish a system of block-frontage designations
and standards to guide the form, function, and uses on the
ground floor of buildings along streets consistent with the
vision for the Town Center.
A. Designate the following block-frontages and street corners
as “Storefront” which feature retail and other pedestrianoriented non-residential uses in storefront buildings built up
to the edge of the sidewalk:
• 57th Avenue generally between 231st and 236th Streets.
• East/West side streets i.e. 233rd, 234th, and 235th between
57th and 58th Avenues.
• East side of 58th Avenue between 234th and 236th Streets
and 232nd and 233rd.

Figure 5.7 Storefront example.

• Select street corners as shown in Figure 5.9.
B. Designate the following block-frontages as “Landscaped”
which feature either stoops or other building frontages
with modest landscaped setbacks (see Figure 5.8) that
soften building frontages while enhancing the pedestrianenvironment:
• Select block-frontages generally located around the outer
edges of the Town Center as designated in Figure 5.9.
C. Designate the following block-frontages as “Secondary”
which allow either storefronts or landscaped frontages
(depending on market conditions and developerpreferences):
• Select frontages generally located between the designated
Storefront and Landscaped block-frontages as shown in
Figure 5.9.

City of Mountlake Terrace Town Center Subarea Plan

Figure 5.8 Landscaped example.
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PROPOSED BLOCK FRONTAGE DESIGNATIONS
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Figure 5.9 Proposed Town Center block frontage designations.
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Policy 3.2. Create design standards for each of the block
frontage designations to ensure that the design of building
frontages helps to create an active and welcoming streetscape.
A. Design Storefronts to integrate generous floor to ceiling
interior heights, entries that orient to the street, feature
generous transparent window area, and provide weather
protection for pedestrians. Prohibit driveways along such
frontages unless no other option is available.

Figure 5.10 Example storefront.

B. Design Landscaped frontages to integrate stoop designs
(Figure 5.11) or modest landscaped setbacks, building entries
that orient to the street and feature weather protection
elements, and a generous amount of windows (façade
transparency).
C. Design Secondary frontages consistent with either Storefront
or Landscaped frontage standards.
D. Integrate driveway and parking location standards into the
block-frontage provisions that minimizes the impact of these
necessary features on the pedestrian-environment. Parking
for multi-storied building is encouraged to be structured
and situated at or below grade and behind or beneath the
building. Where stand-alone structured parking is located
adjacent to streets and pathways, landscaping and/or
screening shall be incorporated into the building façade.
Surface parking is discouraged and shall be situated behind
the buildings or screened from the public realm.

Figure 5.11 Example landscaped frontage.

Policy 3.3. The Town Center Design Standards shall be updated
to emphasize the following design concepts and incorporated
into the zoning ordinance.
A. Employ site and building design techniques that promote
safe and inviting pedestrian access and connections,
particularly public access to the light rail station.
B. Articulate building facades both vertically and horizontally to
add visual interest and reduce the perceived massing of large
buildings.

Figure 5.12 Mixed-use building with both
vertical and horizontal articulation.

C. Place an emphasis on human-scaled design details that lend
texture, richness, and visual interest to buildings and help
contribute to the City’s character and identity.
D. Promote the use of high quality durable materials,
particularly on the ground-level, that respect the site’s
context and enhance the Town Center’s urban character.
E. Articulate buildings located at street intersection with
distinctive architectural focal points at their entrances or
other prominent edges of the building that serve as “terminal
vistas” from street ends and corridors.
F. Integrate diverse and colorful landscaping as a major
character-defining feature of the Town Center. Design
landscaping elements to soften building elevations, enhance
the character of streetscape, increase resident privacy, and
enhance the livability of Town Center developments.

City of Mountlake Terrace Town Center Subarea Plan

Figure 5.13 Integrating defining
landscaping elements as a character feature
of new developments.
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G. Promote that integration of usable public open spaces in
commercial and mixed-use developments.
H. Integrate usable open space for residents to enhance the
livability of multifamily developments. Promote design
that integrate shared courtyards or rooftop decks, private
balconies or decks, vegetable plots, and indoor amenity
space.
I. Encourage thoughtful siting of service elements into
developments that balance the functional needs with the
desire to screen negative impacts.
Figure 5.14 Integrating visible public space
into developments.

J. Promote sign design in the Town Center that’s primarily
oriented to the pedestrian, effectively promotes land uses/
businesses, and helps to enliven the character and identity of
the Town Center.
K. Encourage sustainable designs in new development,
including forms of Low-Impact Development.
L. Integrate opportunities for flexibility in the design guidelines
by allowing multiple ways of achieving standards and
allowing strategic design departures provided the project
meets the design intent.

Figure 5.15 Low-impact development
landscaping.

Policy 3.4. Design public amenities to support and strengthen
the character and identity of Town Center and Mountlake
Terrace.
A. Recognize that the character of public rights-of-way play a
role in determining Town Center character. Wherever feasible,
promote complete streets and incorporate streetscape
improvements, such as distinctive wayfinding signs, lighting,
public art, enhanced landscaping and street furniture, to
enhance community character.
B. Prepare a master plan for Veteran’s Memorial Park.
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GOAL 4.0 DEVELOPMENT INCENTIVES

Provide a range of economic incentives and public
initiatives to attract interest and investments in the
Town Center.
Policy 4.1. Prepare a marketing strategy for the Town Center
that increases competitiveness, maximizes growth potential,
actively solicits desired uses and development types, and
mitigates local obstacles to further the vision of the Town Center
Plan.
A. The marketing strategy should include a program to actively
market the Town Center to targeted economic clusters and
demographic segments as a highly desirable place to live,
work and play within the Puget Sound Region.

Figure 5.16 Actively market the Town Center
for desirable pedestrian-oriented uses.

B. The strategy should promote the Town Center’s planned
employment districts to both retain existing and attract new
businesses to the City.
C. The strategy should evaluate and apply the applicable
policies in the City’s Economic Vitality Element of the
Comprehensive Plan.
Policy 4.2. Explore re-instituting the multiple family tax
exemption for the Town Center area and prepare a list if impact
fee credits that can be earned through the provision of on-site
improvements to the transportation and park facilities.
Policy 4.3. Amend the City’s planned action ordinance for
the Town Center to provide up-front environmental review
of respective development proposals that do not exceed
the identified thresholds for transportation and other
environmental elements.
Policy 4.5. Examine the existing development review process
and recommend revisions to improve effectiveness and remove
obstacles that cause delay and confusion.

City of Mountlake Terrace Town Center Subarea Plan

Figure 5.17 Multi-family development
example.
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VI. IMPLEMENTATION ACTIONS
Placeholder.
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VI. Implementation Actions

APPENDICES
1. PUBLIC OUTREACH
Placeholder.

2. CAPACITY FOR GROWTH
Placeholder.

City of Mountlake Terrace Town Center Subarea Plan

53

