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PLANNING COMMISSION REGULAR MEETING MINUTES 
Community Center 


1808 Main Street, Lake Stevens 
Wednesday, April 4, 2018 


 
CALL TO ORDER:  7:02 pm by Chair Janice Huxford 
 
MEMBERS PRESENT: Jennifer Davis, Karim Ali, Vicki Oslund, Tracey Trout and 


Linda Hoult 
     


MEMBERS ABSENT:  None 
 
STAFF PRESENT:   Community Development Director Russ Wright and Senior 


Planner Josh Machen 
 
OTHERS PRESENT:  Councilmember McDaniel, Councilmember Petershagen 


arrived later in the meeting 
                       
 
Excused Absence:  None 
 
Guest business.  None 
 
Action Items:     
 


1. Commissioner Hoult made a motion Commissioner Ali seconded to approve the 
March 21, 2018 minutes. 6-0-0-0. 


 
Public Hearing: 
 
PC Chair Opens Meeting - Commissioner Huxford asked for a motion to open the 
public hearing for LUA2018-0007 Final Plat Authority.  
 
Staff Presentation Senior Planner Machen gave a background on Final Plat Authority 
amendment. This will streamline the process of final plat approval, which is simply the 
implementation of the regulations and conditions reviewed at Preliminary Plat that was 
subject to a public hearing. This amendment is consistent with Senate Bill 5674 that has 
been passed. 
 
Commissioner’s questions for staff- Chairperson Huxford inquired on public process 
for noticing new developments. Senior Planner Machen explained standard process, 
including posting, publication, public meeting and mailing of postcards. Senior Planner 
Machen described the steps that happen next, City staff review as well as partner 
agencies. The City issues environmental review which may include a second public 
comment/appeal period. Additionally, there is a notice of Public Hearing.for the hearing 
before the Hearing Examiner. The Hearing Examiner makes the final determination on 
the preliminary plat, which is the appealable step in the process. Final Plat is an 
administrative function to ensure conditions of approval are met and construction is 
completed. 
Commissioner Oslund asked what other cities are doing in regards to this, in which 
Senior Planner Machen that several cities are following this process. 







 


Commissioner Ali made a motion to open the Public Hearing and Commissioner Davis 
seconded. 
Proponent’s comments- none 
Comments from the audience- Richard Todd asked the Commission to show some 
independence in their decision. This is taking out and important step in public process.  
He questions what this proposal is meant to do. Sally Jo Sebring is not in favor of this 
proposed change. She believes changes are made after preliminary decisions are made 
and we’d be denying an additional chance for public comment. She thinks there is 
political pressure to make decisions. If this goes into effect the Community Development 
Director and the Public Works Director will be making the final call. She said we don’t 
have qualified Public Works staff to do reviews and determinations, as we don’t have 
any Civil Engineers on staff. Ms. Sebring also states that by going from a Type V to a 
Type I permit, that there will be no comment period. Her final remark is that Snohomish 
County decided to change to administrative process but to  keep the public comment 
portion of the process. 
Angie Sievers is a proponent from the Master Builder Association. She stated the State 
legislature did not intend for there to be any reduction in public comment. Its goal is to 
streamline the final plat approval process. She stated that Lake Stevens is known 
through Snohomish and King County as being thorough in the public process as 
knowledgeable and efficient. She also clarified that after all the comment period are 
closed staff has 30 days to review and process with the City Council.  
Michele Hampton stated her initial reaction was one of nervousness. Now she 
understands that all decisions have been approved, council can’t change at Final Plat 
without liability. She wonders if there could be broader notification to the public, a larger 
understanding of what is happening.  
Proponent rebuttal comments – none 
Comments from the audience- Mr. Todd spoke about Westlake Crossing. He has lived 
in this area for 30 years. He stated the Hearing Examiner ignored the information that 
had been presented to the City in 2014 regarding the w. The Hearing Examiner is paid 
by the City as well as the staff, how can we ignore the local knowledge of the residents 
that live there? 
Proponent rebuttal comments – none 
Close public comments portion of hearing by motion- Commissioner Hoult made a 
motion to close the public portion. Commissioner Ali seconded. The motion carried 6-0-
0-0. 
Commission Comments- Commissioner Davis remarked that the City staff is dedicated 
and ethical as civil servants. She commented that they are professional and she doesn’t 
believe they buckle to political pressure. Commissioner Davis thanked the staff and 
audience. Commissioner Ali concurs. Commissioner Hoult is in favor of this amendment 
and asks that the public notice procedures be expanded. Senior Planner Machen 
clarified that while there is currently an  opportunity for Public comments at the Final Plat 
presentation before the City Council, the City Council may not take the comment into 
consideration because the Final Plat approval is to be based on the closed record of the 
Hearing Examiner. Chair Huxford asked for clarification on Type I and Type V. Senior 
Planner Machen explained Type V has public comment and Type I has no public 
comment. Chair Huxford has further studied the process and now in favor of this 
amendment. 







 


 
Commission Action-Commissioner Hoult made a motion to forward the Planning 
Commission’s recommendation to City Council to approve the Final Plat Authority 
amendment. Commissioner Oslund seconded it. The motion carried 6-0-0-0. 
 
 
Briefing: Senior Planner Machen gave a briefing on LUA2018-0034, Temporary 
Encampment Ordinance. WCIA audit found we didn’t have any regulations. City Council 
has asked for some regulations to set in place. Mr. Machen doesn’t think this will happen 
in Lake Stevens as we don’t have services that would be helpful to those living in 
encampments. Chair Huxford asked what Staff needed tonight. Senior Planner Machen 
said this is a discussion tonight. Commissioner Ali asked can this happen in 
subdivisions. Mr. Machen clarified that this would be  typically take place at churches or 
non-profits sites. Chair Huxford shared that logistically there is no way to support 
encampments. Commissioner Hoult clarified that this a request of our insurance 
company that has asked for in case, if and when, this becomes an issue. Planning 
Commission would like to take this to hearing with a right to modify. 
 
Commissioner Reports 
 
Chair Huxford reported that she attended the City Council. 
 
Planning Director Report:   Community Development Director Wright requested that 
the Planning Commission be ready to hold the second meeting of the month as we need 
to have public comments in several of the upcoming projects. He also reported there 
were 147 dwelling units built last year which is down from the prior year, but explained 
there is a cycle of building and plat development stages. There are 1700 dwelling units 
in the hopper and building will certainly be on the upswing.  
 
Future Agenda Items 
 
Downtown Subarea Plan 
 
Adjourn.  Motion to adjourn by Commissioner Hoult, seconded by Commissioner Ali.  
Motion carried 6-0-0-0. Meeting adjourned. 
  
 
 
 
                               
Janice Huxford, Chair Jennie Fenrich, Clerk, Planning & 


Community Development 
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    Staff Report 
     City of Lake Stevens Planning Commission 


 
Planning Commission Briefing 


Date: April 18, 2018 
 


Subject: Subarea Plan Update 


Contact Person/Department: Russ Wright, Community Development Director 
 


ACTION REQUESTED OF PLANNING COMMISSION:  No action required by the Planning Commission  
 


BACKGROUND:   


Over the past few months, staff has briefed the Planning Commission and Council on the fundamental 
concepts, land use / zoning, proposed infrastructure improvements and potential environmental impacts 
related to the draft subarea plan (Attachment A, Subarea Plan). Hard copies of the plan will be available 
for pick up at the Permit Center.  On February 12, 2018, the City Council adopted a preferred alternative, 
which was a modified high growth alternative, for the Downtown Lake Stevens Subarea Plan.  Staff is 
working with the consultant team to prepare final documents for the subarea plan including the Final 
Environmental Impact Statement (EIS), Final Subarea Plan and development regulations.   


• The city held multiple public meetings throughout 2017 covering the fundamental concepts and SEPA 
for the Downtown Lake Stevens Subarea Plan; 


• The city issued a SEPA Determination of Significance for the subarea July 5, 2017;  


• The city held a Public Scoping Meeting to introduce the development alternatives on July 18, 2017; 


• The scoping period ended July 26, 2017 – one comment was received from the Tulalip Tribes; 


• The city issued the Draft EIS on January 5, 2018;  


• The city held a public meeting on January 17, 2018 to discuss Draft EIS land use alternatives and 
impacts; 


• The public comment ended on February 6, 2018 – 2 public comments were received and a summary 
of public comments from the open house are included; and 


• Staff briefed Council on the Draft EIS Alternatives on February 6, 2018 which was followed by formal 
action on February 12, 2018. 


 
SEPA ANALYSIS 


At the Council briefing staff reviewed the fundamental plan concepts (North Cove Park Expansion, Street 
Improvements, Retail Expansion, construction of a Regional Attractor, Retail/Public Parking and Front 
Door Entry from Grade Road); Land Use Framework and Zoning; Density of Residential and Commercial 
Development; Utilities including sewer and stormwater; Natural Resources and Transportation.  Staff also 
reviewed the purpose of the EIS process, areas of analysis and potential impacts with Council.   
 
General Topics 


 Earth – no impacts 



http://www.lakestevenswa.gov/DocumentCenter/View/6397
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 Air Quality – no impacts 
 Environmental Health – no unmitigated impacts  
 Aesthetics – no unmitigated impacts 
 Historic Resources – no unmitigated impacts 


 Noise & Vibration – no unmitigated impacts 
 Public Services – no unmitigated impacts 
 
Specific Topics 


 Land Use, Population, Housing & Employment 
 Transportation 
 Utilities 


 Water Resources 
 Plants & Animals 
 
The draft plan indicates that there will be no significant impacts that cannot be mitigated through a 
combination of code adherence or planned infrastructure improvements.   
 


Downtown Lake Stevens Subarea Alternatives 


Land Use Existing1 
(Gross sq. ft.) 


No Action 
(Gross sq. ft.) 


Low Growth2 
(Gross sq. ft.) 


High Growth3 
(Gross sq. ft.) 


Park 1.67 acres 1.67 acres 4.1 acres 4.1 acres 


Retail/Commercial 73,365 15,000 40,000 170,000 


Office 30,0004 50,000 20,000 50,000 


Community 
Facilities 40,0005 40,000 11,150 21,150 


Housing 112 - 300 DU6 180 DU 240 DU 600 DU 


Hotel 0 0 50 rooms 100 rooms 


Open Space 3.9 acres 3.9 acres 3.9 acres 3.9 acres 


Public Parking 957 95 270 spaces 465 spaces 


• Existing Conditions represent the existing development within the greater downtown area. 


• Under the No Action Alternative, existing zoning would be maintained and development would occur 
at its current rate assuming no infrastructure improvements.   


                                                 
1 The existing conditions, analyzed by Leland Consulting, include a broader area than the current plan boundaries.  
2 Retail / Commercial and Office thresholds based on a floor to area ratio of 0.25. 
3 Retail / Commercial and Office thresholds based on a floor to area ratio of 0.50. 
4 Includes school district offices. 
5 Includes the Police Station, Fire Station, City Hall, Community Center, Family Center, Boys and Girls Club and Post Office. 
6 The 112 units are within the proposed subarea boundaries, the 300 number encompasses a larger area. 
7 Existing public parking includes City Hall, Library/Community Center and Boat Launch 
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• Under the Low Growth Alternative moderate street-oriented commercial uses would occur along 
Main Street.  Residential densities would be required to meet a minimum density of 15 units per acre.    


• Under the High Growth Alternative increased street-oriented commercial uses would occur along 
Main Street and fronting Grade Road.  Residential densities would have a maximum density of 50 
units per acre.  This alternative would establish downtown as a local and regional destination for 
shopping and recreation with a Conference Center and boutique hotel. 


• Under all alternatives, the city would construct the elements identified in the Fundamental Concepts 
to revitalize downtown.  Also under all alternatives a Planned Action ordinance would be adopted, 
which would constitute the SEPA review for future development projects.   


 
Council discussed the proposed growth assumptions, role of parking and ensuring consistency with the 
Shoreline Master Program regulations.  City Council is supportive of the High Growth Alternative as a 
preferred alternative to revitalize development, support commercial growth and create a vibrant 
downtown.   
 
Staff wanted to provide the Planning Commission with an opportunity to discuss the draft subarea plan.  
In subsequent meetings staff will bring back additional elements including the zoning regulations and 
design guidelines for comment, leading to a public hearing in early summer. 
 
 
 
Attachments 
Attachment A: Subarea Plan 
 



http://www.lakestevenswa.gov/DocumentCenter/View/6397
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PLANNING COMMISSION AGENDA 
Regular Meeting Date: 
4 / 1 8 / 1 8  


Planning Commission 
Meeting: 


First Wednesday of 
every Month @ 7:00pm 


 
Planning & Community 
Development 
Department 


1812 Main Street 
Lake Stevens, WA 
98258 (425) 377-3235 


www.lakestevenswa.gov 
 


 
 Municipal Code  


Available online: 


www.codepublishing. 
com/WA/LakeStevens/ 


CALL TO ORDER: 7:00pm 
Pledge of Allegiance 


 
ROLL CALL 


 
GUEST  BUSINESS 


 
ACTION  ITEMS 


1.Approval of Minutes-April 4, 2018  
 


DISCUSSION ITEMS 
1. Briefing Draft Subarea Plan Russ Wright, Community Development Director 
2. Public comment/questions and answer 


 
 
    COMMISSIONER REPORTS 


 
    PLANNING DIRECTOR’S REPORT 


 
 


ADJOURN 
 


SPECIAL NEEDS 


The City of Lake Stevens strives to provide accessible opportunities for individuals with disabilities. Please contact 
City of Lake Stevens ADA Coordinator, at (425) 377-3227 at least five business days prior to any City meeting or 


event if any accommodations are needed. For TDD users, please use the state’s toll-free relay service. 



http://www.lakestevenswa.gov/



