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The City of Mountlake Terrace is committed to maintaining and growing its economy to assure
the community has a sustainable and diversified economic engine. A robust economy is an
important foundation for a thriving community. While businesses and residents are important
components of a community, other factors play a key role as well. These elements include quality
schools, recreation opportunities, infrastructure systems, and a diverse range of income levels,
housing options, employment opportunities, and access to amenities. The economic vitality
chapter reflects the commitment the City has made to plan for economic development, to provide
for the long-term financial stability of the City and to realize the community’s priorities.

ORGANIZATION OF THIS ELEMENT
Introduction
Context
Mountlake Terrace Commercial Areas
Opportunities & Challenges
Related Programs
Goals & Policies
Actions
Performance Measures

INTRODUCTION
Economic vitality is the result of many people in a given area having good jobs, viable businesses,
and profitable investments, with very few people near or below the poverty level. Mountlake
Terrace has a moderately strong business base, and big plans to create opportunities for greater
economic vitality. Every community’s economy is influenced by what is happening in the wider
region. Mountlake Terrace is part of a larger economy that includes Seattle, Everett, and the
surrounding Central Puget Sound region.
Businesses in Mountlake Terrace contribute to the regional economy and benefit the local
community by providing nearby jobs and paychecks to residents. Local businesses provide things
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people want to buy, provide convenient shopping and services for residents and workers, and
generate tax revenue. This revenue is critical to the health of the city, helping to fund the cost of
streets, schools, and other public services.

CONTEXT
Location
The City of Mountlake Terrace is conveniently located along the I-5 corridor in the central Puget
Sound Region, within easy reach of important economic centers and related employment, cultural
and recreational opportunities.
Figure EV-1
Regional Location Map

Source: Puget Sound Regional Council (2018)
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Table EV-1
Key Destinations – Proximity to Mountlake Terrace
In Miles, Center
to Center

Destination
Alderwood Mall

4.4 mi

Bellevue

21.6 mi

Boeing (Everett)

11.3 mi

Edmonds Community College

2.8 mi

Everett

15.6 mi

Everett Community College

17.5 mi

Navy Base (Everett)

17.5 mi

Portland, Oregon

186 mi

SeaTac Airport

26.9 mi

Seattle

13.6 mi

University of Washington

10.1 mi

UW Bothell

10.2 mi

Vancouver, BC

128 mi

The City has three access points along its two miles of I-5 frontage:
•
•
•

220th Street SW
236th Street SW
244th Street SW

The Transit Center at 236th Street SW is an important community resource. It is served by
Community Transit, METRO and Sound Transit which operate bus routes between Mountlake
Terrace, Seattle and key parts of Snohomish County. Additionally, Sound Transit light rail service
is anticipated to serve the Transit Center in 2024. About 70% of the City is within ¼ mile of a bus
stop.

Local Economy
The City of Mountlake Terrace has a reputation for offering a high quality of life through:
•
•
•
•

proximity to major employment centers
reasonably priced housing for the region
a first-class school district
an educated workforce
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proximity to exceptional health care facilities including Swedish Hospital (just west of city
limits),
a robust park system including a regionally recognized recreation pavilion and Lake
Ballinger
easy access to transit
a growing business sector

Income
According to the 2016 U.S. Census Bureau American Community Survey (“the 2016 Survey”),
the median household income in Mountlake Terrace was $66,512. This is lower than the
Snohomish County median of $73,528, but slightly higher than some communities, including
Lynnwood at approximately $53,308. It was close to the statewide median household income (see
Figure EV-2).
While Figure EV-2 shows that Mountlake Terrace median household income was lower than many
of the surrounding communities, Figure EV-3 shows how income is distributed. The City has
more households earning between $75,000 and $99,999 compared to its neighbors. It also has
fewer households at the very low (less than $25,000) income level than its neighbors. People in
Mountlake Terrace with income below the poverty level (less than $25,000) comprise 8.9 percent
Figure EV-2
Median Household Income, Mountlake Terrace and Comparison Jurisdictions (2016)

Source: U.S. Census Bureau, American Community Survey, 5-Year Estimates, 2012-2016
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of the population compared to 7.9 for Snohomish County and 11.3% for the State of Washington.
Mountlake Terrace also has the highest concentration of households earning between $25,000 and
$100,000 compared to the neighboring communities.
Figure EV-3
Household Income Distribution, Mountlake Terrace and Comparison Jurisdictions (2016)

Source: U.S. Census Bureau, American Community Survey, 5-Year Estimates, 2012-2016

Jobs to Housing Ratio
The number of jobs available compared to the total number of housing units is a key economic
indicator. This is called the jobs/housing ratio and is shown on Figure EV-4. Mountlake Terrace
had a jobs/housing ratio of 0.9/1 or nearly 1 job for each home in the city in 2016. Despite this
balanced jobs-housing ratio, a very low portion of employed residents live and work in Mountlake
Terrace. A high portion of the city’s residents commute to Seattle for work, and a high portion of
people who work in Mountlake Terrace commute from Seattle.
Figure EV-4 shows that nearby communities like Shoreline have a similar jobs/housing ratio to
Mountlake Terrace. Others, like Lynnwood and Bothell, have a much higher ratio.
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Figure EV-4
Jobs to Housing Ratio, Mountlake Terrace and Comparison Cities (2016)

Source: Puget Sound Regional Council (2016), Washington State OFM (2016)

Business Diversity
The number of jobs in a community is a big contributor to the economy. In 2010 there were an
estimated 6,489 jobs within Mountlake Terrace. Puget Sound Regional Council data reflects
healthy job growth in Mountlake Terrace with an increase to 8,389 jobs. The City has an adopted
employment growth target for the year 2035 of 9,486 jobs, which is an increase of 1,097 jobs over
the 2017 estimate totals.
Figures EV-5 and EV-6 show the industries which have employees in Mountlake Terrace and
Snohomish County. Covered employment refers to jobs that are covered by the Washington State
Unemployment Insurance Act. Self-employed people, corporate officers, military personnel and
railroad personnel are not included in these numbers. It is estimated that covered employment
accounts for approximately 85-90 percent of all employment.
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Between 2000 and 2016, jobs in the Government and Manufacturing sectors showed the greatest
decreases in the City of Mountlake Terrace. Whereas jobs in the Services, FIRE (Finance,
Insurance, Real Estate, and Services sectors), and Wholesale Trade, Communications and Utilities
(WCU) sectors, have experienced double digit growth.

Figure EV-5
Covered Employment Estimates for Mountlake Terrace, 2016

Source: Puget Sound Regional Council (2017)
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Figure EV-6
Covered Employment, Mountlake Terrace (2008 - 2016)

Source: Puget Sound Regional Council (2017)

The healthcare industry employs the largest share of Mountlake Terrace residents. The single
largest employer in the City is Premera Blue Cross of Washington and Alaska with approximately
2,600 employees. Other large employers within Mountlake Terrace are Edmonds School District
(259), Umpqua Bank (165), City government (154 employees), and Albertson’s grocery store
(100). 39% of Mountlake Terrace’s jobs (3,139 out of 7,975) are in FIRE industries (Finance,
Insurance, and Real Estate) as shown in Figure EV-6. This corresponds to trends seen across the
nation, with FIRE industries doubling its share of US employment from 10.5% to 21.4% over the
last 60 years (BLS.gov).
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Table EV-2
Covered Employment Estimates and Changes 2000-2016
Sector Type

Construction/Resources
FIRE
Manufacturing
Retail
Services
WTCU
Government
Education
Total

Mountlake Terrace
2000
512
2,196
292
452
1,840
200
464
448
6,404

2016
553
3,139*
200*
429
2,575
236
386
457
7,975

Snohomish County
Percent
change
8%
43%
-32%
-5%
40%
18%
-17%
2%
25%

2000
16,659
9,088
53,454
27,020
62,102
7,862
15,957
15,622
207,764

2016
21,503
12,189
63,564
34,236
96,917
12,299
20,608
18,342
279,658

Percent
change
29%
34%
19%
27%
56%
56%
29%
17%
35%

Source: Puget Sound Regional Council
*Estimated due to data suppression

Figure EV-7
Resident Employment by Industry, City of Mountlake Terrace and Snohomish County (2015)

Source: U.S. Census Bureau, LEHD 2015
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The long view for
economic vitality is an
important consideration.
What happens if a large
business closes? A
community can be
devastated by the loss of
a major employer–first,
for
the
loss
to
individuals who worked
there; second, for the
impact the closure may
have
on
nearby
businesses; and third, for
the loss to the city’s
revenue
base–which
ultimately affects all
residents.
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Figure EV-8
Number of Business Establishments (NAICS) by Zip Code 98043

Source: Washington State Employment Security Department

Mountlake Terrace’s business type/capacity profile is heaviest in the finance/insurance/real estate
services sector (FIRES), followed by Services, and is lightest in the Manufacturing, and
Warehouse, Transportation, Construction and Utilities (WCU), sectors (see Figure EV-8).
The North American Industry Classification System (NAICS) is the standard used, by federal and
state statistical agencies, in classifying business establishments. In 2017, the top three types of
businesses, by NAICS, were Health Care and Social Assistance, Construction, and Professional,
Scientific and Technical Services.

Taxable Retail Sales
Taxable retail sales (taxable personal property and services) is an important economic indicator.
In 2011, taxable business sales in Mountlake Terrace amounted to just under $153,000,000, while
in 2016 business sales had grown to $223,000,000. (See Figure EV-9).
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Retail sales reported within the
City increased 46% between
2011 and 2016. Comparisons to
Edmonds, Lynnwood, and the
County for this same time
period show retail sales in the
City growing at a similar rate to
neighboring jurisdictions. (See
Figure EV-10).
When you look at Figures EV9 and EV-10, there is a
noticeable increase in taxable
retail sales after 2011. Three
noticeable changes occurred
during this time (2007-2016):
•
•
•
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Figure EV-9
Taxable Retail Sales in Mountlake Terrace 2007-2016

Source: Washington State Department of Revenue

Economic recovery from the Great Recession was gaining traction.
The destination-based sales tax system that Washington State initiated began in 2008.
Internet-based purchasing of goods became a dominant form of commerce. The pairing of ecommerce and the destination-based sales tax system is a tremendous benefit to cities with
smaller retail business sectors.
Figure EV-10
Percent Change in Taxable Retail Sales 2011 -2016

Source: Washington State Department of Revenue
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Pull factors (Table EV-4) describe the relative concentration of taxable retail sales per capita made
in a target geography compared to a larger geography. A pull factor above one indicates that a high
relative concentration of sales in Mountlake Terrace, while a pull factor below one indicates a low
concentration of sales in Mountlake Terrace. The values calculated for Mountlake Terrace shown
below indicate that across most retail categories, retail spending power in Mountlake Terrace is
not being captured. This means residents are leaving to conduct their shopping elsewhere. The
presence of Lynnwood and the Alderwood Mall likely impacts retail spending patterns across the
area.

Table EV-3
Select Taxable Retail Sales (millions), Mountlake Terrace and Comparison Jurisdictions (2016)

Source: Washington State Department of Revenue, 2016

Table EV-4
Retail Pull Factors, Mountlake Terrace and Comparison Jurisdictions (2016)

Source: Washington State Department of Revenue, 2016
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Permitting
Each year, the City of Mountlake Terrace processes thousands of applications for development
permits. Applications are diverse, ranging from minor home improvements to subdivisions and
large-scale commercial projects.
Reviewing applications balances many needs. Residents want new development to meet
community standards for safety, transportation, environment, land use, health, property rights,
infrastructure, design, and other priorities. Developers need fast turn-around times and
consideration for how the code is applied to address complexities of each unique site. They also
want applications to be treated fairly and consistently. Goal 7 of the state’s Growth Management
Act calls for timely, fair, and predictable permitting. To meet all these expectations can be
challenging for any local government, especially when resources are tight. The City is committed
to providing excellent service to permit applicants and assuring all new development reflects the
character and priorities of the community.

MOUNTLAKE TERRACE COMMERCIAL AREAS
Commercial development provides jobs, needed goods and services, activity within the City, and
generation of tax revenue. The City has three major commercial centers, several secondary
commercial nodes and a handful of neighborhood nodes. (See Land Use Map, Figure LU-6 for
locations of commercial districts.)
•

•

•

Major commercial centers provide the highest employment and tax revenue to the City.
o Town Center
o Gateway Place
o 220th Street Corridor west of I-5
Secondary commercial nodes primarily serve the immediate vicinity with daily needs such
as grocery, hardware, personal care, and restaurants.
o Cedar Plaza, located at 44th Avenue W and 228th Street SW
o 44th Avenue W and 212th Street SW
Neighborhood nodes are comprised of one to four smaller parcels of land. They are found
on the east side of I-5, at three key intersections (see Figure EV- 9, Job Distribution in
Commercial Districts):
o 52nd Avenue W at 212th Street SW
o 48th Avenue W at 212th Street SW
o 44th Avenue W at 224th Street SW

Each of the commercial center types are discussed further below.
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Major Commercial Centers
The greatest commercial/retail and office opportunities are located on the east side of I-5 in the
Town Center and Gateway Place/Freeway Tourist commercial areas. The commercial area located
on the 220th Street SW corridor, on the west side of I-5, has the highest concentration of
employment and collectively generates the most sales tax revenue for the City. The major
commercial areas tend to attract professional and medical services and specialties, as well as daily
services such as food, gas and personal care services.
Town Center
While the City of Mountlake Terrace has long been a primarily residential community, its Town
Center was once home to an array of shops and services that allowed residents to take care of basic
needs locally. More recently, Town Center has seen an influx of multifamily development while
full occupancy of commercial/retail spaces have had limited success.
Over the last decade, Town Center has been the City’s primary focus for creating jobs and housing
options. In 2018 the City initiated an update to the Town Center Plan in anticipation of heightened
development interest resulting from the addition of the Sound Transit light rail service at the
Transit Center on 236th Street and planned road improvements and pedestrian enhancements along
236th Street SW and 56th Avenue West.
The Town Center plan envisions creation of a vibrant mixed-use district, where the
commercial/retail component will serve and support the downtown residents. The Town Center
will be an attraction for, and attractive to, the surrounding community as a place to live, work,
congregate, socialize, receive personal and professional services, and find small retailing,
entertainment, and eating opportunities. The Town Center Subarea Plan outlines the intention to
redevelop and revitalize the downtown core providing new shopping, housing, work and
recreational activity choices. The intent of the plan is to strengthen the business community,
expand the tax base, and enhance community services without adding an undue tax burden on
residents.
Unique opportunities to realize the vision for Town Center arise with the extension of Sound
Transit light rail service to Mountlake Terrace with operations beginning in mid-2024. The City
has already experienced an increase in multifamily development near the future rail station, and
more demand is expected as rail service to Seattle and beyond becomes a reality. Availability of
light rail service to and from Town Center is anticipated to generate an influx of demand for
housing and services in the area surrounding the new bus and light rail station on 236th Street SW.
To help facilitate redevelopment, a Planned Action Environmental Impact Statement (EIS) was
prepared to evaluate development thresholds and mitigation measures needed to minimize impacts
on, among other elements, traffic, recreation, and environment. The Planned Action eliminates the
need for each proposed development to conduct their own environmental analysis (such as a traffic
study) when consistent with the Planned Action Ordinance (PAO). Adopted transportation and
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park impact fee ordinances have established the fair share contribution for each net new peak hour
trip and net new dwelling unit, respectively, in the Town Center (and citywide).
In order to help incentivize future development, demonstrate its commitment to rejuvenation of
the area, and provide improved transportation within Town Center, the City is in the process of
reconstructing the primary roads within it. Phase 1 of the Main Street project will reconstruct
236th between I-5 and 56th Avenue West. Phase 2 will reconstruct 56th Avenue W between 230th
and 236th Streets SW. The work includes undergrounding all utilities, intersection improvements,
sidewalks, street trees, decorative street and pedestrian scale lights, bike lanes, stormwater
upgrades and other related streetscape improvements. The Main Street project sets the stage for
new development to simply “connect” to the public improvements and signals the City’s
commitment to the redevelopment of the downtown core. The updated Town Center Streetscape
Classifications and Block Frontage maps depict future extensions and connections of such
roadways as 231st, 233rd, 57th Avenue West and others.
Gateway Place/Freeway Tourist
This commercial area, zoned Freeway/Tourist district, consists of Gateway Place, a 22-acre master
planned commercial/business park, and an abutting 9.8-acre vacant property. A collector street
(Gateway Boulevard) is planned through the Freeway/Tourist zoned district to connect 244th Street
SW/SR 104 with 236th Street SW.
Terrace Station, a new mixed-use development is currently under construction within this
commercial center. At completion, Terrace Station will offer 600 residential units and 80,000
square feet of commercial space.
A Planned Action Environmental Impact Statement (EIS) (February 2013) for this district
identified the impacts and needed mitigation for full build out. The EIS evaluated development
of up to 755,360 sq. ft. of commercial/ office space, 45,354 sq. ft. of retail space, and 373
residential units. Shifting the total build-out between categories of uses is permitted so long as the
total build-out does not exceed the aggregate amount of development, trip generation and parking
thresholds reviewed in the EIS, and the impacts of development are mitigated consistent with the
EIS (Chapter 19.100 MTMC). The PAO also identified trip generation thresholds for the district.
Proximity of a project to the transit center allows discretionary consideration of credit for trip
reduction.
220th Street SW
The 220th corridor lies between I-5 on the east and SR/Hwy 99 on the west. It is served by a full
interchange on I-5 (Exit #179) providing a direct connection between I-5 and Hwy 99. In 2007,
the City adopted the Melody Hill subarea plan which includes the Premera campus, several Class
A office buildings, manufacturing and light industry, as well as a retail area at 66th and 220th with
abutting residential development along the corridor.
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The corridor is within a mile of the Edmonds Swedish Hospital campus and the numerous medical
services that surround it. Premera Blue Cross is an important business to the City for the jobs and
economic contribution it makes to local business and taxes generated. In addition, Premera
continues to upgrade the campus and is planning additional improvements and structures to the
existing campus.
A significant economic opportunity lies in a 6.4-acre vacant parcel on the southwest corner of the
I-5 interchange. Mixed use development is the preferred use for this site which has also been
identified as a location to site a provisional Light Rail station. However, the site has significant
access limitations that must be addressed to make the site viable for mixed-use redevelopment.

Secondary Nodes
These areas are commonly strip malls containing several businesses in multiple buildings. They
offer goods and services such as grocery stores, personal care, and restaurants. They also contain
hardware stores or gift shops. Secondary nodes draw from their immediate vicinity but also serve
pass-by traffic and nearby communities. All the secondary commercial nodes in the City are
located on the east side of I-5. A brief description of each node is provided below.
Cedar Plaza
Located in the southeast quadrant of 44th Avenue W and 228th Street SW, Cedar Plaza is a
secondary node combined with a neighborhood business node. Residents from Brier use 228th as
one of few east/west access routes between I-5 and Brier (and further east). Businesses include a
grocery store, hardware store, drug store, convenience stores, sit-down and fast food restaurants,
pub, coffee shop, bank, gas station, health care services (dental) and personal services (hair salon,
fitness center) and additional businesses. Many of these businesses have served the neighborhood
for decades.
44 th Avenue W and 212 th Street SW
Located in the northeast quadrant of the City, 44th Avenue W and 212th Street SW, this node is
anchored by ae Safeway grocery store and contains many other businesses including veterinary
care, hair care, coffee shop, and fast food. This intersection has high traffic volumes due to its
streets being a north/south connection between Mountlake Terrace and Lynnwood’s City Center,
as well as an east/west connection between Brier/Unincorporated Snohomish County to Mountlake
Terrace/Edmonds. Higher density multi-household development is located south of 212th.
Albertson’s is one of the larger employers in the City.

Neighborhood Nodes
Neighborhood nodes are smaller in scale, with a few businesses located in one, or a handful of
buildings. The locations tend to be more walkable than larger commercial nodes due to their
smaller footprint/land area and because they are in closer proximity to surrounding residential
areas. The businesses tend to cater to quick stop items and there is often a high degree of vehicular
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and pedestrian traffic in and out of these locations. Ideally, each would contain a business that
attracts the surrounding residents to gather, linger and facilitate a sense of community.
52 nd Avenue W at 212 th Street SW
Three commercial buildings are located on the south side of the intersection, all in Mountlake
Terrace (the north side of 212th is in Lynnwood). The existing businesses include a restaurant, gas
station/convenience store, and a strip mall building a variety of services and a restaurant.
48 th Avenue W at 212 th Street SW
A convenience store occupies a repurposed commercial bakery on the southwest corner of the
intersection. It is surrounded by multi-family development.
44 th Avenue W at 224 th Street SW
A single-story building occupies the site. Current uses, which serve the local community, include
a restaurant and beverage retailer.

OPPORTUNITIES & CHALLENGES
Mountlake Terrace has conducted several market studies over its history to evaluate regional
market forces, real estate sector demand, and potential for new development. Understanding these
forces helps identify strategies to enhance the City’s economic vitality. The most recent market
analysis was completed in 2018. It concluded that Mountlake Terrace had opportunities to attract
economic development, as well as challenges that will need to be addressed to be successful.

Opportunities
•
•

•

•

•
•

Growing demand in higher density development projects, especially near major transit
facilities.
Mountlake Terrace’s central location along the I-5 corridor, proximity to arterials and
freeway access, and major employment centers are all attractive characteristics for both
commercial and residential development.
Demand for neighborhood amenities and services (as evidenced by the success of Diamond
Knot Brewery and DD Meats) and availability of small spaces for new or expanding
businesses.
Community commitment to creating a walkable Town Center that offers a mix of offices,
commercial establishments and mixed income housing, inviting open spaces, entertainment
opportunities and access to public art.
Broad community support for revitalizing and reinventing the Mountlake Terrace Town
Center.
Potential new commercial area with high visibility from I-5 at Melody Hill. This is a special
study area that needs further evaluation before being formally established.
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Melody Hill
Special study areas are places that warrant further evaluation for possible development.
Preparation of a combined environmental impact statement and subarea plan for such areas would
identify the issues and possible mitigation measures. This kind of subarea plan can lead to a
Planned Action under the Growth Management Act. Planned Actions complete the environmental
review prior to a formal development proposal, so that permitting can occur quickly following the
planning process. Land use assumptions are analyzed for environmental impacts and mitigation
measures are identified. Future development consistent with the land uses (intensity, density,
traffic, etc.) evaluated in the Planned Action require no further environmental permitting. Several
subarea Planned Actions have already been completed within Mountlake Terrace for the Town
Center Subarea and the Gateway Place/Freeway Tourist district.
The Melody Hill area lies in a desirable geographic location, has good visibility from the freeway
and offers territorial views. It is a superblock in the Melody Hill Subarea Plan, located on the
southwestern corner of I-5 and 220th Street SW, bordered by 64th Avenue W and 222nd Street SW.
The Melody Hill area consists of a 5.9-acre vacant former school site and an abutting residential
area to the west containing 19 single-family residences. The east edge of Melody Hill abuts I-5.
The entire Melody Hill area has potential for commercial and mixed-use development. Access to
the area is a key consideration that needs further evaluation to determine options and potential
impacts to surrounding residential areas.

Challenges
•

•

•
•

•

Commercial development in the Town Center is affected by smaller sized, underutilized
parcels, often occupied by small, older and often deteriorated single-family structures which
have little incentive to be abated or consolidated to facilitate reuse.
A portion of the existing commercial buildings within the City are of an age and condition
that precludes near-term redevelopment (i.e. current market rents would not support the
costs of redevelopment).
In general, higher residential densities in the downtown core are needed to support
additional commercial development.
The existing zoning could limit near-term development potential; lot coverage, building
heights, structured parking standards, maximum structural coverage and floor area ratio
(FAR) affect the economic feasibility of redevelopment.
The existing development patterns in the Town Center commercial area may limit nearterm development potential. This includes that much of the Town Square block is occupied
by a tax-exempt use, and general small parcel size, narrow lot width, and shallow lot depth
which makes development less feasible. Parcel assembly can be difficult, time consuming
and requires many willing property owners.
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• Compelling incentives to redevelop are likely needed, such as restrictions on reuse, predevelopment construction of infrastructure (including undergrounding of utilities and
installation of streetscape features), and tax abatement.
Consideration should be given to conducting regular assessments of market conditions within the
City. This would help identify changing trends and guide decision making to support the economic
vitality of the City consistent with the Comprehensive Plan and community values.

RELATED PROGRAMS
Sustainability Strategy
A citywide Sustainability Strategy was adopted in 2008. The Sustainability Strategy focuses on
proactive ways that the city can encourage economic vitality, while simultaneously promoting a
healthy natural environment and broad community livability. An implementation matrix identifies
specific short, medium- and long-term actions the City can take to further the City’s economic
growth and financial stability. Some of the strategies include cultivating a culture supportive of
economic development, strong communication, and good customer service, timely processing of
permits, and updated regulations to stay current with changing technologies. The Sustainability
and Economic Vitality Strategies complement one another.

Economic Vitality Strategy
An Economic Vitality Strategy was adopted in 2008 and updated in 2018 to build upon existing
planning and development efforts and reflect the City’s unique resources and characteristics. The
Economic Vitality Strategy identifies the kinds of businesses that are especially important to the
city’s economic future. These include medical, professional and daily services, as well as
businesses in new sectors such as biomedical and clean technology. The strategy encourages
retention and expansion of existing businesses and encourages adding more small-scale retail and
restaurants into the community, particularly those which act as gathering places.
Four goals establish the framework of the Strategy:
1.
2.
3.
4.

Create a business and development climate that facilitates desirable investment.
Strengthen the City’s identity and communications to enhance the City’s image.
Actively encourage desirable investment in Mountlake Terrace
Facilitate the Development of a vibrant and defining Town Center.

In addition to identifying goals, the Strategy identifies Actions and Implementation Steps which
collectively provide a blueprint for the city to enhance its economic prosperity. The Strategy is
not intended to function as a standalone effort. It is integrated and aligns with all elements of the
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Comprehensive Plan which, when combined, provide the sustainable quality of life envisioned by
the community.

GOALS AND POLICIES
Goals
The Economic Vitality Element is guided by three key goals. These are stated at a very broad level
to indicate the desired end-result.
GOAL EV-1.

Create opportunities for economic development

GOAL EV-2.

Encourage businesses that add value to the community and region

GOAL EV-3.

Balance economic development with quality of life

Policies
Below are the Comprehensive Plan policies that correspond with each economic vitality goal. The
City of Mountlake Terrace shall implement the following policies.
GOAL EV-1. Create opportunities for economic development
Policy EV-1.1

Develop and implement a marketing program for economic development in the
City.

Policy EV-1.2

Identify and directly focus on economic opportunities that will have a long- term
presence in the City.

Policy EV-1.3

Work with the local and regional business associations to facilitate interest in
locating in the City.

Policy EV-1.4

Facilitate consolidation of properties in the Town Center to incentivize and
streamline cost- effective use of land.

Policy EV-1.5

Ensure development patterns in the Town Center support retail clustering,
establish a retail presence on designated streets, and promote pedestrian-level
shopping, dining and service opportunities.

Policy EV-1.6

Promote a shopping/dining/entertainment environment in the City’s Town Center
and Gateway Place/Freeway Tourist districts that attracts customers, with
attractive urban building form, pedestrian amenities, art features, cultural
opportunities, specialty uses, and interesting activities.

Policy EV-1.7

Leverage grant programs to help support projects that foster economic vitality.
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Policy EV-1.8

Encourage higher density housing and urban buildings near existing or planned
transit facilities.

Policy EV-1.9

Use planned actions to streamline the planning and development process for
certain areas such as the Melody Hill.

GOAL EV-2. Encourage businesses that add value to the community and region
Policy EV-2.1

Encourage efficient use of existing buildable lands, including vacant and
redevelopable sites.

Policy EV-2.2

Encourage a business climate that attracts new businesses, expands opportunities
for residents to meet their needs within the city and promotes a healthy tax base.

Policy EV-2.3

Designate lands for commercial and industrial development, while protecting
nearby residents from incompatible uses.

Policy EV-2.4

Annually monitor land supply and development, consistent with the county- wide
process. Consider opportunities and incentives for housing and jobs that make it
possible for people to work close to where they live.

Policy EV-2.5

Encourage home occupations where their scale and character are compatible with
the neighborhood.

Policy EV-2.6

Use plans and public investments to help create a positive business environment
and provide strategic assistance to retain, expand and attract businesses.

Policy EV-2.7

Ensure that land use policies and development regulations provide for a positive
business climate, while protecting the environment and community quality of
life.

Policy EV-2.8

Provide adequate infrastructure to support economic development to meet
projected growth, within constraints of local resources.

Policy EV-2.9

Seek financing to provide adequate infrastructure by identifying sufficient
resources, including the use of local improvement districts, tax increment
financing, and public/ private partnerships.

Policy EV-2.10 Develop and implement multi-year strategies for economic vitality.
Policy EV-2.11 Work closely with interested organizations and agencies, including the Economic
Alliance Snohomish County to achieve local economic goals.
Policy EV-2.12 Recognize Mountlake Terrace as part of a larger regional economy and
coordinate with nearby jurisdictions on projects of joint economic benefit.
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Policy EV-2.13 Encourage innovation, development of new technologies, products and services
to create a sustainable economy.
Policy EV-2.14 Encourage business investment and retention consistent with the City’s target
employment of 9,486 by the year 2035.
Policy EV-2.15 Target recruitment and retention of clean technology firms and medical uses.
Policy EV-2.16 Maintain a high level of customer service that conveys an “open for business”
message to customers by keeping development regulations and processes clear
and predictable.
Policy EV-2.17 Promote business in the Town center that offer goods and services targeted to
current and future Mountlake Terrace residents.

Policy EV-2.18 Provide incentives, where feasible, for local businesses in the Town Center.
GOAL EV-3. Balance economic development with quality of life
Policy EV-3.1

Provide for a balanced transportation system that supports pedestrians, transit,
bicycles, cars, and trucks.

Policy EV-3.2

Ensure that the City is visually attractive to residents, visitors, and businesses.

Policy EV-3.3

Provide a regulatory environment that supports quality schools, parks,
transportation, civic buildings, and other services or amenities.

Policy EV-3.4

Encourage housing that will be attractive and convenient to employees of
businesses located within the City.

Policy EV-3.5

Use design guidelines for specific districts to assure new buildings are consistent
with the City’s vision and complement adjacent neighborhoods.

Policy EV-3.6

Facilitate the development of a vibrant, walkable Town Center.

Policy EV-3.7

Further development of the Freeway Tourist district as a commercial and transitoriented gateway to the City.

Policy EV-3.8

Evaluate parking needs in areas adjacent to or near light rail. Consider adjusting
parking requirements to reflect transit availability, encourage alternative modes
of transportation, and identify ways to reduce development costs.

Policy EV-3.9

Expand public and private support for Mountlake Terrace’s arts and creative
sectors.
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ACTIONS
Develop a Strategic Economic Development Toolbox
Implement an economic development initiative to accelerate, facilitate and leverage private and
public resources to incentivize the redevelopment in Town Center. The toolbox should identify:
o Public and private roles in development
o Potential tools to incentivize private property development
o Implementation of necessary public infrastructure to support anticipated growth
o Detailed market analysis to determine trends, competition and potential businesses that
could fill market niche and community needs.
o Collaboration and partnership opportunities with other public stakeholders (Sound
Transit, community colleges, public schools), community groups, and other potential
partners
o Opportunities for flexible and innovate approaches to meeting code requirements.
o Workforce development programs available to help meet the skill needs of targeted
industries

Reinforce Community Identity
Undertake a marketing and branding campaign to elevate awareness of opportunities in Mountlake
Terrace.
o Create gateways and wayfinding within each district to build identity and character
o Market potential differentiators for each commercial district, and include strategies for
marketing and promoting the districts and potential redevelopment
o Seek opportunities to reinforce and expand Mountlake Terrace’s reputation as an arts
community
o Identify and encourage catalyst projects including public/private partnership
opportunities in each district, in addition to those already implemented in the Town
Center
o Explore ways to facilitate the creation of design studio spaces to allow members of the
public to visit, observe and participate in the creative process.
o Encourage facilities that offer low cost space and support services to creative thinkers
and provide them with the opportunity to collaborate, generate innovative ideas, and
translate them into marketable products

Support Town Center Redevelopment
Continue to activate and enhance the Town Center with public events and activities year-round.
o Partner with local businesses, residents and community groups to implement special events
such as festivals, street fairs, parades, sporting events, and concerts that create a positive
local, regional, and national image of the city and promote Town Center activity.
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o Continue to support redevelopment with capital budget and grant funded public works
improvements (streets, pedestrian and bicycle facilities, intersections, utilities,
stormwater/low impact development, parks, etc.).
o Maximize growth potential and solicit desired uses/development types. Mitigate local
obstacles to further the vision of the Town Center Plan.
o Amend the planned action ordinance to provide up-front environmental review for projects
consistent with identified thresholds.
o Explore reinstating the multifamily tax exemption in Town Center
o Create a Master Plan that identifies ways to improve Veterans Memorial Park to establish
strong pedestrian connections between the Transit Center, Town Center and the new Civic
Center.
o Encourage the retention and further development of grocery stores and local markets as
essential elements within the Town Center.
o Conduct a study to evaluate parking needs associated with development near light rail.
Adjust parking standards in accordance with study findings to incentivize development by
reducing costs associated with building parking.

Development Review
o Examine the existing development review process and identify areas where permit review
can be made more efficient and predictable
o Explore incentives for low impact development and green building elements such as green
roofs.
o Encourage rooftop gardens, energy and water use conservation, and other sustainable design
features; these serve as a differentiator and sustainability selling point.

PERFORMANCE MEASURES
Measuring performance or progress is an important way to see whether that expectations are being
met. In this Comprehensive Plan, one performance measure has been selected for each major topic.
Annually, the City will make a good faith effort to meet or exceed the performance measures,
check data, with respect to each of the performance measures, and report the results.
Measures for major topics have been selected with the following criteria in mind:
•
•
•

Relevance to goals
Meaningfulness to the public
Availability of data
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Performance Measures
The City of Mountlake Terrace will measure and annually report on economic development
progress as measured by:
•
•
•

Employment: Increase in the total number of jobs within the City year over year
New Businesses: Total number of businesses licensed within the City year over year
Housing: Number of housing units, diversity of housing options within the city, and relative
estimated costs compared to adjacent communities.
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