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PLANNING COMMISSION AGENDA
Regular Meeting Date: 09/16/2020
BY REMOTE PARTICIPATION ONLY
JOIN MEETING HERE

Call in: 253 215 8782

Meeting ID: 816 1296 1804

Doc2
Planning Commission
Meeting:

•

CALL TO ORDER
7:00pm
Pledge of Allegiance

Planning & Community
Development
Department

•

ROLL CALL

1812 Main Street
Lake Stevens, WA
98258 (425) 622-9430

•

GUEST BUSINESS

www.lakestevenswa.gov

•

ACTION ITEMS
1. Approve minutes for 07-15-2020

First Wednesday of
every Month @ 7:00pm

Municipal Code
Available online:

DISCUSSION ITEMS
1. Multi-family Tax Exemption
2. Waterfront Residential Task Force Update
3. Comprehensive Plan Update

www.codepublishing.
com/WA/LakeStevens/

•

COMMISSIONER REPORTS

•

PLANNING DIRECTOR’S REPORT

•

ADJOURN

Associate Planner Gassaway
Senior Planner Levitan
Senior Planner Levitan

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) 622-9419 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.
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PLANNING COMMISSION REGULAR MEETING MINUTES
Remote Participation
Wednesday, August 8, 2020
CALL TO ORDER:

7:05 pm by Chair Jennifer Davis

MEMBERS PRESENT:

Janice Huxford, Vicki Oslund, Jennifer Davis, Linda Hoult,
John Cronin, Todd Welch and Mike Duerr

MEMBERS ABSENT:

None

STAFF PRESENT:

Community Development Director Russ Wright, Senior
Planner Dave Levitan, Associate Planner Sabrina
Gassaway and Clerk Jennie Fenrich

OTHERS PRESENT:

Councilmember Gary Petershagen

Chair Davis called the meeting to order at 7:05 p.m. and led the Pledge of Allegiance.
Roll Call: All present
Guest business: None
Approval of Minutes: Motion by Commission Hoult, seconded by Commissioner
Cronin, to approve the minute for July 15, 2020 meeting. The Commission also moved to
excuse Todd Welch’s absences from that meeting. The motion carried (7-0-0-0).
Public Hearing:
Chair Davis opened the hearing on Mobile Vending Ordinance. Assistant Planner
Needham gave a history of the proposed ordinance. This has been brought up for
discussion at prior Planning Commission meetings and City Council.
Discussion with Commissioners:
Commissioner Welch says he believe the fees are too high, Planner Needham replied
that Council will be adjusting fees. Janice Huxford noticed there are not comments from
local business owners. Director Wright made a special effort to get feedback from local
businesses. Commissioner Cronin noted he spoke to several local business owners and
did not receive any negative comments.
Chair Davis asked for comments from the audience to which there were none. She
closed this portion of the hearing.
Comments from the Commission: Vicki Oslund said she has seen this twice and
believes it is well drafted. She is in support of this ordinance. Commissioner Duerr
agrees that is was well thought out. Commissioner Welch agrees. Commissioner Hoult
says she is comfortable with this proposal with lowering of fees. Commissioner Huxford
asked if this had the Fire Marshall’s approval as he said before it will need to be updated
with the FCC regulations. Director Wright said the goal will to have universal consistency
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between the cities they represent.
Todd Welch made a motion to move this forward to Council. Commissioner Hoult
seconded. Motion passed (7-0-0-0).
Discussion Items:
Community Development Director Russ Wright gave a 2020 Comprehensive Plan
update. Public service updates, in conjunction with Lake Stevens School District, Public
Works staff and capital facilities updates are forth coming this year. Land Use
amendments and Parks chapter will be updated.
Associate Planner Gassaway briefed the Commission on the State Multi-Family Tax
Exemption (MFTE) incentive program that the city is eligible for. The MFTE program is
an incentive that cities can offer to developers the encourage the construction of market
rate housing and affordable multifamily housing in predesignated targeted areas. This
program would allow builders to apply for a tax exemption from property taxes related to
residential units created through multifamily developments. Planner Gassaway survey
multiple cities and there many cities offering this. This will not change any current
zoning, it gives an incentive if a developer starts a new project. The program offers two
durations; an 8 year exemption and 12 year exemption. Projects in target areas that plan
to build market rate multifamily units are eligible for the 8 year and those that
construction 20% of those units as low to moderate income are eligible for the 12 year.
Senior Planner Dave Levitan gave an update of the Waterfront residential task force first
meeting. There were 10 members present. He gave a general introduction to the group
and gave an overview of what the purpose was. Discussion on infrastructure, density,
transportation and topography were discussed. A question was raised about the timing
of forming the group and did it have to do with growth targets. Commissioner Huxford,
who is representing the Planning Commission, is impressed with the quality of members
and their strengths they bring to the task force. Commissioner Welch made a suggestion
that these remote meeting be made public for citizens to listen.
Commissioner Reports:
None
Director’s Report:
None
Adjourn:
MOTION: Moved by Commissioner Hoult, seconded by Commissioner Welch to adjourn
the meeting at 8:49 p.m. The motion carried (7-0-0-0).

Jennie Fenrich, Planning Commission Clerk
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Staff Report
City of Lake Stevens Planning Commission
Planning Commission Briefing
Date: September 16, 2020
SUBJECT: Multifamily Tax Exemption Code Amendment
CONTACT PERSON/DEPARTMENT: Russ Wright, Community Development Director
Sabrina Gassaway, Associate Planner
SUMMARY: Briefing on the Multifamily Tax Exemption Code Amendment
ACTION REQUESTED OF PLANNING COMMISSION: None required

Background:
The Lake Stevens City Council has expressed interest in participating in the State multifamily tax
exemption program. The multi-family tax exemption (MFTE), though RCW 84.14, is an incentive
that cities can offer to developers that encourages the construction of market rate housing and
affordable multifamily housing in predesignated targeted areas. Staff has briefed the Planning
Commission and City Council to gather input related to the required target areas and perspectives
on what the city’s requirements should be as the city considers adoption of this program. This
includes the minimum unit creation and the consideration of one or both of the offered
durations; an eight year exemption and or a 12 year exemption. Projects in target areas that plan
to build market rate multifamily units are eligible for the eight year and those that construct 20%
of those units as low to moderate income, are eligible for the 12 year exemption. The financial
impact on the city would be derived from the property taxes that the city collects on the
residential units. Per the City’s current Levy this would equal to approximately one-dollar tax
revenue for the city per $1,000 dollars of assessed value annually. In the case of a mixed-use
project with a multifamily and commercial component the exemption would only apply to the
multifamily portion of the project. The goal of this amendment would be to promote diverse
housing options in Lake Stevens through the incentivizing of multifamily projects.
Target Areas for MFTE:
As part of the MFTE program the city, by resolution, must designate target areas for the
multifamily tax exemption program. During a City council workshop on the 1st of September,
Council voiced an interest in expanding the target areas beyond what staff proposed to planning
commission on August 5th so that this program could be utilized by future projects to the greatest
extent possible. The city’s most recent evaluation of its buildable lands identified pockets of land
within the city that could be included as additional target areas. It was also determined that R812 zoned areas throughout the city could support multifamily project. However, many of these
areas are in established single family neighborhoods and do not offer services such as transit,
government agencies, and commercial uses that are needed to support adjacent multifamily
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uses. Taking this into consideration staff has proposed revised maps including areas that are
permitted for multifamily uses that could benefit from this program in the future.
Draft MFTE Program:
In compliance with RCW 84.14, the city’s draft code provides a framework for an application
process, requirements for demolition of existing structures, eligibility criteria, and reporting
requirements. Based on the feedback received Planning Commission and City Council staff has
included both the 8- and 12-year exemption options and included a minimum unit creation as an
eligibility criteria. In addition, staff has included displacement protections for existing residents
in compliance with the goals of the city’s Comprehensive Plan. Staff originally proposed to have
the MFTE code amendment split between Title 3 Revenue and Finance and Title 14 Land Use of
the Lake Stevens municipal code. After further research and drafting of the code amendment,
staff has determined that placing the entirety of the code amendment within Title 3 yields a more
consolidated and user-friendly code. This also means that a planning commission public hearing
will not be required for this amendment. The target areas and draft code will be presented to
City Council where Council may adopt the target areas by resolution and schedule a public
hearing will follow. City Council may then decide to adopt the code amendment by ordinance
after the public hearing.
Attached:
1) Proposed Target Areas Map
2) Draft zoning code
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Chapter 3.27
Multifamily Tax Exemption
3.27.010 Purpose
3.27.020 Definitions
3.27.030 Designation of residential targeted area
3.27.040 Designated residential target areas.
3.27.050 Application Procedures
3.27.060 Application review and issuance of conditional certificate
3.27.070 Application procedures for final certificate
3.27.080 Annual compliance review
3.27.090 Cancellation of tax exemption
3.27.100 Cancellation of tax exemption
3.27.110 Appeals to hearing examiner

3.27.010 Purpose.
It is the purpose of this chapter to encourage increased residential housing, including affordable housing
opportunities, keeping with the goals and mandates of the Growth Management Act (Chapter 36.70A
RCW) to stimulate the construction of new multifamily housing and the rehabilitation of existing vacant
and underutilized buildings for multifamily housing in urban centers having insufficient housing
opportunities.
3.27.020 Definitions.
“Affordable housing” means residential housing that is rented by a person or household whose monthly
housing costs, including utilities other than telephone, do not exceed thirty percent of the household’s
monthly income. For the purposes of housing intended for owner occupancy, “affordable housing”
means residential housing that is within the means of low- or moderate-income households.
“Department” means the City of Lake Stevens Department of Planning and Community Development.
“Household” means a single person, family, or unrelated persons living together. “Household annual
income” means the aggregate annual income of all persons over eighteen years of age residing in the
same household.
“Low-income household” means a single person, family, or unrelated persons living together whose
adjusted income is at or below eighty percent of the median household income adjusted for household
size for the county where the project is located, as reported by the United States Department of
Housing and Urban Development. If Snohomish County is designated a high-cost area under RCW
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84.14.010, “low-income household” means a household that has an income at or below one hundred
percent of the median household income adjusted for household size for Snohomish County.
“Moderate-income household” means a single person, family, or unrelated persons living together
whose adjusted income is more than eighty percent but is at or below one hundred fifteen percent of
the median household income adjusted for household size for the county where the project is located,
as reported by the United States Department of Housing and Urban Development. If Snohomish County
is designated a high-cost area under RCW 84.14.010, “moderate-income household” means a household
that is more than one hundred percent, but at or below one hundred fifty percent, of the median
household income adjusted for household size for Snohomish County.
“Owner” means the property owner of record.
“Multifamily housing” Means a building or project having four or more dwelling units that are not
designed or used as transient accommodations, not including hotels and motels, and designed for
permanent residential occupancy resulting from new construction, rehabilitation or conversion of a
vacant, underutilized or substandard building to multifamily housing.
“Permanent residential occupancy” means multifamily housing that provides either owner-occupant
housing or rental accommodations that are leased for a period of at least one month on a nontransient
basis. This excludes accommodations that offer occupancy on a transient basis such as hotels and motels
that predominately offer rental accommodations on a daily or weekly basis.
“Owner” or “Property owner” means the property owner of record.
“Permanent residential occupancy” means multifamily housing that provides either rental or owneroccupancy for a period of at least one month, excluding hotels, motels, or other types of temporary
housing that predominantly offer rental accommodations on a daily or weekly basis.
“Target Area” means the areas within or coterminous with the city’s urban center as defined in this
chapter that have been designated by the city council as the residential targeted area in accordance
with this chapter and Chapter 84.14 RCW as found by the city council to be lacking sufficient available,
convenient, attractive, livable, and desirable residential housing to meet the needs of the public.
“Urban center” means a compact identifiable district where urban residents may obtain a variety of products and
services including, but not limited to, shops, offices, banks, restaurants, governmental agencies, transit service,
and a mixture of uses and activities that may include housing, recreation, cultural activities, commercial or office
uses.

3.27.030 Designation of residential targeted area
Following notice and public hearing as prescribed in RCW 84.14.040, the city council may designate all of
or a portion of the residential targeted area described in the notice of hearing as the residential targeted
area. The designated targeted area must meet the following criteria:
a) The targeted area is located within the urban center as determined by the city council;
b) The targeted area lacks sufficient available, attractive, convenient, desirable, and livable
residential housing to meet the needs of the public who would be likely to live in the urban
center, if such places to live were available;
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c) Providing additional housing opportunity in the targeted area will assist in achieving the stated
purposes of RCW 84.14.007, namely:
1. Encourage increased residential opportunities within the targeted area of the city of
Lake Stevens; or
2. Stimulate the construction of new multifamily housing and the rehabilitation of existing
vacant and underutilized buildings for multifamily housing that will increase and
improve residential opportunities within the city’s urban centers;
d) In designating the residential targeted area, the city council may consider other factors,
including, but not limited to, which additional housing in the targeted area will attract and
maintain a significant increase in the number of permanent residents, whether additional
housing in the targeted area will help revitalize the city’s urban center, whether an increased
residential population will help improve the targeted area and whether an increased residential
population in the targeted area will help to achieve the planning goals mandated by the Growth
Management Act under RCW 36.70A.020; and
e) The notice for the hearing has met the requirements of RCW 84.14.040.
3.27.040 Designated residential target areas.
The boundaries of the designated residential target areas are located within the urban centers listed
below, and as indicated on the maps in Exhibit 1 of this chapter.
a) Downtown
(map figure)
b) Lake Stevens Center
(map figure)
th
c) 20 Street
(map figure)
d) Soper Hill
(map figure)
e) Lundeen
(map figure)
f) Grade Road
(map figure)
3.27.50 Project Eligibility Standards and Guidelines.
A proposed project must meet the following requirements to be considered for a property tax
exemption:
a) Location. The project must be located within one of the residential targeted areas designated in
LSMC 3.27.040. If a part of any legal lot is within a designated residential targeted area, then the
entire lot shall be deemed to lie within such residential targeted area. Property located outside
of, but adjacent to, the described areas is not designated as a residential targeted area.
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b) Size. The project must include at least four (4) dwelling units of multifamily housing within a
residential structure or as part of a mixed-used development. For the rehabilitation of existing
occupied multifamily projects, at least four additional residential units must be added except
when the project has been vacant for twelve (12) consecutive months or more.
c) Permanent residential housing. At least fifty (50) percent of the space must provide permanent
residential occupancy, as defined in LSMC 3.27.020.
d) Proposed completion date. The project must be scheduled for completion within three years
from the date of issuance of the conditional certificate.
e) Compliance with Guidelines and Standards. The project shall be designed to comply with the
city’s comprehensive plan, applicable development regulations, design standards and applicable
building and housing code requirements.
f)

Affordable housing. Projects intended for rental occupancy seeking a 12-year tax exemption
pursuant to LSMC 14.44.100(3)(b) of this section shall provide 20 percent of the multi-unit
housing as follows:
1. Affordable housing units shall be available to households whose adjusted income is at or
below 80 percent of the current median family income adjusted for family size for
Snohomish County.
2. The mix and configuration of housing units used to meet the requirement for affordable
units under this chapter shall be substantially proportional to the mix and configuration
of all other housing units in the project.

g) Tenant Displacement. Property proposed to be rehabilitated must fail to comply with one or
more standards of the applicable adopted state or local building or housing codes. If the
property proposed to be rehabilitated is not vacant, an applicant must provide each existing
tenant housing for comparable size, quality and price and a reasonable opportunity to relocate.
h) Owner Occupancy. In the case of projects intended exclusively for owner occupancy, the
affordable housing requirement means residential housing that is within the means of low- or
moderate-income households.
i)

The applicant must enter into a contract with the City under which the applicant has agreed to
the implementation of the project on terms and conditions satisfactory to the City outlined in
LSMC 3.27.

3.27.50 Application Procedures
A property owner who wishes to propose a project for a multifamily property tax exemption shall
comply with the following procedures:
a) Prior to the application of any building permit, the applicant shall submit an application with the
department of Planning and Community Development, on a form provided by the department
along with required application fees.
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b) A complete application shall contain such information as the planning director or designee may
deem necessary or useful, and shall include:
1. A brief written description of the project and preliminary schematic site and floor plans
of the multifamily units and the structure(s) in which they are proposed to be located
setting forth the grounds for the exemption;
2. A brief statement setting forth the grounds for qualification for exemption;
3. A statement from the owner acknowledging the potential tax liability when the project
ceases to be eligible under this chapter;
4. Information describing how the applicant shall comply with the affordability
requirements of this chapter;
5. Verification by oath or affirmation of the information submitted by the applicant.
For rehabilitation projects, the applicant shall also submit an affidavit that existing dwelling units have
been unoccupied for a period of twelve months prior to filing the application and shall secure from the
city verification of property noncompliance with applicable codes.
3.27.060 Application review and issuance of conditional certificate.
The planning director may certify as eligible an application which is determined to comply with the
requirements of this chapter. A decision to approve or deny an application shall be made within ninety
days of receipt of a complete application. An application may be approved subject to such terms and
conditions as deemed appropriate by the planning director to ensure the project meets the land use
regulations of the city.
a) Approval. If an application is approved by the planning director, the approval, together with a
contract between the applicant and the city regarding the terms and conditions of the project,
signed by the applicant, shall be signed by the planning director or designee. Once the contract
is fully executed, the planning director shall issue a conditional certificate of acceptance of tax
exemption. The conditional certificate expires three years from the date of approval unless an
extension is granted as provided in this chapter.
1. The applicant shall record, at the applicant’s expense, the contract with the county
assessor within ten (10) days of contract execution and provide the city with a
conforming copy.
b) Extension of Conditional Certificate. The conditional certificate may be extended by the planning
director for a period not to exceed 24 consecutive months. The applicant must submit a written
request stating the grounds for the extension, accompanied by a non-refundable processing fee.
An extension may be granted if the planning director determines that:
1. The anticipated failure to complete construction or rehabilitation within the required
time period is due to circumstances beyond the control of the owner;
2. The owner has been acting and could reasonably be expected to continue to act in good
faith and with due diligence; and
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3. All conditions of the original contract between the applicant and the city will be satisfied
upon completion of the project.
c) Denial of Application. If the application is denied, the planning director shall state in writing the
reasons for denial and shall send notice to the applicant at the applicant’s last known address
within ten days of the denial. An applicant may appeal a denial to the hearing examiner by filing
a written appeal within thirty days of notification by the city to the applicant the application is
denied. The appeal will be based upon the record made before the planning director with the
burden of proof on the applicant to show that there is no substantial evidence on the record to
support the planning director’s decision. The decision of the hearing examiner in denying or
approving the application is final.
3.27.70 Application procedures for final certificate
Upon completion of the improvements provided in the contact between the applicant and the city and
upon issuance of a temporary or permanent certificate of occupancy, the applicant may request a final
certificate of tax exemption. The applicant must file with the planning director or designee such
information as the director or designee deems necessary to evaluate eligibility for the final certificate
and shall include:
a) A statement of expenditures made with respect of each multifamily housing unit and the total
expenditures made with respect to the entire property;
b) A description of the completed work and a statement that the improvements qualify for the
exemption;
c) Within thirty days of receipt of all materials required for a final certificate, the planning director
shall determine whether the improvements satisfy the requirements of this chapter;
d) If applicable, a statement that the project meets affordable housing requirements of this
chapter.
3.27.080 Application review and issuance of final certificate
Within thirty (30) days of receipt of all materials required for an application for final certificate, the
Planning director or designee shall determine whether a final certificate should be issued. The planning
Director determination shall be based on whether the improvements and the affordability of units
satisfy the requirements of this chapter, the requirements and findings of RCW 84.14.060, and are
consistent with the approved contract.
a) Approval. If the Director or designee determines that the project qualifies for the exemption,
the Director or designee shall issue a final certificate of tax exemption. The property owner or
agent must record the final certificate with the county assessor within ten (10) days of the
expiration of the thirty-day period provided in this section.
b) Denial. The Director or designee shall notify the applicant in writing within ten (10) days of the
expiration of the thirty (30) day period provided in this section that the final certificate will not
be issued if it is determined that:
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1. The improvements were not completed within three years of issuance of the conditional
certificate, or any authorized extension of the time limit;
2. The improvements were not completed in accordance with the contract between the
applicant and the city;
3. The owner’s property is otherwise not qualified under this chapter.
4. If applicable, the affordable housing requirements of this chapter have not been met; or
5. The owner and the city manager cannot come to an agreement on the allocation of the
value of improvements allocated to the exempt portion of the rehabilitation
improvements, new construction and multi-use new construction.
c) Within thirty days of notification by the city to the owner of the planning director’s denial of a
final certificate of tax exemption, the applicant may file a written appeal with the hearing
examiner specifying the factual and legal basis for the appeal.
3.27.090 Annual compliance review
a) Within thirty days after the first anniversary of the date of filing the final certificate
of tax exemption and each year thereafter, for the tax exemption period, the property owner
shall file a notarized declaration with the planning director indicating the following:
1. A statement of occupancy and vacancy of the rehabilitated or newly constructed
property during the previous year;
2. certification that the property continues to be in compliance with the contract with the
city;
3. A description of any subsequent improvements or changes to the property; and
4. If applicable, that the property has been in compliance with the affordable housing
requirements of this chapter.
b) City staff shall also conduct on-site verification of the declaration. Failure to submit the annual
declaration may result in the tax exemption being canceled.
c) The city shall annually report by December 31st of each year to the Washington State
Department of Commerce information as set forth in RCW 84.14.100(2).
3.27.100 Cancellation of tax exemption.
If at any time the planning director determines the owner has not complied with the terms of the
contract or with the requirements of this chapter, or that the property no longer complies with the
terms of the contract or with the requirements of this chapter, or for any reason no longer qualifies for
the tax exemption, the tax exemption shall be canceled and additional taxes, interest and penalties
imposed pursuant to state law. This cancellation may occur in conjunction with the annual review or at
any other time when noncompliance has been determined. If the owner intends to convert
the multifamily housing to another use, or, if applicable, the owner intends to discontinue compliance
with the affordable housing requirements as required in this chapter, or any other condition to
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exemption, the owner must notify the planning director and the Snohomish County assessor within sixty
days of the change in use or intended discontinuance. Upon such change in use or discontinuance,
the tax exemption shall be canceled and additional taxes, interest and penalties imposed pursuant to
state law.
a) Effect of Cancellation. If a tax exemption is canceled due to a change in use or other
noncompliance, the Snohomish County assessor shall comply with applicable state law to
impose additional taxes, interest and penalties on the property, and a priority lien may be
placed on the land, pursuant to state law.
b) Notice and Appeal. Upon determining that a tax exemption is to be canceled, the planning
director shall notify the property owner by certified mail, return receipt requested. The property
owner may appeal the determination by filing a notice of appeal with the hearing examiner
within thirty days, specifying the factual and legal basis for the appeal. The hearing examiner will
conduct a hearing at which the applicant and the city will be heard and all competent evidence
received. The hearing examiner will affirm, modify, or repeal the decision to cancel the
exemption based on the evidence received.
3.27.110 Appeals to hearing examiner.
A. The city’s land use hearing examiner is hereby provided jurisdiction to hear appeals of the
decisions of the Director or Designee under this chapter. Said appeals shall be as follows:
1. Appeal of a decision of the Director or Designee that the owner is not entitled to a final
certificate of tax exemption, filed within 30 days of notification by the city to the owner of denial of
a final certificate of tax exemption.
2. Appeal of a cancellation of tax exemption, filed within 30 days of the notification by the city to
the owner of cancellation.
B. The hearing examiner’s procedures shall apply to hearings under this chapter to the extent they
are consistent with the requirement of this chapter and Chapter 84.14 RCW. The hearing examiner
shall give substantial weight to the Director or Designee’s decision and the burden of overcoming
the weight shall be on the appellant. The decision of the examiner constitutes the final decision of
the city. An aggrieved party may appeal the decision to superior court under RCW 34.05.510
through 34.05.598 if the appeal is properly filed within thirty days of notification by the city to the
appellant of that decision.
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Staff Memo
City of Lake Stevens Planning Commission
Planning Commission Briefing
Date: September 16, 2020

Subject: Waterfront Residential Task Force Meeting 2 Update
Contact Person/Department: Russ Wright, Community Development Director and
David Levitan, Senior Planner
The second meeting of the Waterfront Residential Task Force (WRTF) was held on July 29 via the Zoom
online platform. The task force has been asked to provide feedback on expanding permitted housing
options within the Waterfront Residential zone beyond the currently allowed detached single-family and
duplex uses. 10 of 11 members were present, as was Commissioner Huxford (Planning Commission
liaison). The meeting link was also shared on the city calendar website, and four members of the public
listened to the discussion, including Councilmember Petershagen.
The first half of the meeting focused on responding to questions and comments that had been raised by
task force members during the first meeting, which staff described during your August 5 meeting and
which are included in the Meeting 2 Powerpoint presentation (Attachment 1). The discussion included
topics such as preferred uses within shoreline jurisdiction; how to address potential infrastructure and
site constraints for expanded housing options; and an assessment of the city’s housing capacity and the
ability to meet future residential growth targets, and if that was driving this process.
The second half of the meeting focused on reviewing the results of a general housing survey that was
sent out task force members in advance of the meeting. The survey aimed to gauge task force members’
familiarity with currently permitted uses in the WR zone and other city zoning districts, as well as their
comfort level with potentially expanding housing options within the WR zone. The survey results from
the 11 responses are summarized on the last 10 slides of Attachment 1, and found that:
•

Only 4 members knew that duplexes are currently permitted on larger lots within the WR zone

•

The vast majority (9 out of 11) were familiar with the term “middle housing” and aware that
the city had updated its Zoning Code earlier this year to allow for middle housing options in
other residential zoning districts

•

A minority of task force members were responsive to considering additional housing options in
the WR zone, with cottages (4 votes) and townhouses (3 votes) the most popular and only 1
task force member open to larger condo/apartment developments

•

Increased density, incompatibility with existing uses/design, and environmental impacts to the
lake were the leading concerns for expanding housing options along the waterfront

•

If housing options were to be expanded in the zone, limitations on bulk/scale/size of buildings
were identified as the best way to address potential concerns
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In the latter part of the meeting, several task force members expressed their opinion that the city should
not consider any additional housing options along the waterfront. A motion was made to recommend
to the Planning Commission and City Council that the permitted residential uses in the WR zone remain
as is. Nine members voted in support of this resolution, while two opposed.
Staff will be briefing the City Council on these findings at their September 22 meeting. Given the
direction provided by task force members at their August 26 meeting and their preference for not
expanding housing options in the WR zone, staff is requesting additional feedback and guidance from
the Planning Commission on how staff should proceed with this planning effort. Options could include:
•

Based on the majority feedback from the 11-member task force, recommend to Council that the
permitted uses remain as-is (allowing for just detached single-family residences and duplexes),
which would effectively complete the project and disband the task force

•

Continue the task force with a focus on those housing types that some task force members
expressed some level of comfort with, as well as strategies/measures to mitigate potential
impacts

•

Allow for broader public feedback on the topic, such as distributing the survey to the community

•

Other recommendations from Planning Commission

Attachment 1: WRTF Meeting 2 PowerPoint Presentation
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WATERFRONT
RESIDENTIAL
TASK FORCE
MEETING 2
Meeting 1 Follow-up
and Survey Results
August 26, 2020

MEETING 2 OBJECTIVES
•
•
•
•
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Follow up on questions from Meeting 1
Review survey results
Solicit member feedback
Discuss project next steps

DON’T HESITATE TO ASK
QUESTIONS

MEETING 1 QUESTIONS

Planning Commission Meeting
09-16-2020
19

• SMA/SMP Consistency
• Buildable Lands Capacity vs Projected
Population Growth
• Infrastructure Constraints
• Covid-19 and Housing Preferences
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1. IS MULTIFAMILY DEVELOPMENT
CONSISTENT WITH THE SMA/SMP?

• Cities subject to Shoreline Management
Act (SMA) must adopt a Shoreline
Master Program (SMP)
• SMPs address three primary areas:
o shoreline use
o environmental protection
o public access
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THE CONCEPT OF PREFERRED USES
• SMA includes a list of 5 “preferred” uses:
Single-family residences
Ports
Shoreline recreational uses
Water-dependent industrial and commercial
development
o Other developments providing public access
opportunities
o
o
o
o

MORE ON PREFERRED USES
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• As much as possible, shorelines should
be reserved for water-oriented uses
• Non-preferred uses are permitted in
SMP, when supported by other city
policies/priorities
o For example, the city could decide that
increasing housing opportunities warrants
allowing MFR in the WR zone
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SHORELINES OF STATEWIDE SIGNIFICANCE
• Includes lakes over 1,000 acres
• Lake Stevens only qualifying lake in
county
• Must place statewide interest over local
interest, preserve natural character of
shoreline, and prioritize long-term over
short-term benefit

LAKE STEVENS SMP
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• Single-family residential, including
duplexes, is deemed a “preferred use”
• Single-family residential is not required to
provide public access
• The “Shoreline Residential” environment
includes multi-family residential, so it is
permitted but not identified as a
preferred use
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2. DOES THE CITY NEED TO EXPAND
HOUSING OPTIONS TO MEET ITS
GROWTH TARGETS?

• Several members asked if additional
capacity was needed in WR zone to
help meet city growth targets
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2019 BUILDABLE LANDS ANALYSIS
• In 2019, city updated Buildable Lands
Analysis to assess capacity to meet 2035
growth targets
o City had met >70% of its 2015-2035
growth targets by early 2019
o The city/UGA has enough capacity to
exceed 2035 growth target by ~1,250
residents
o Completed before zoning updates for
R4, R6, & R8-12, so there is some
additional capacity
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THERE IS NO VACANT LAND & MINIMAL
INFILL OPPORTUNITIES IN WR ZONE
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APPROXIMATELY 3% OF THE CITY’S
AVAILABLE CAPACITY IS IN THE WR ZONE
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CONCLUSION: THE CITY DOES NOT
NEED TO EXPAND HOUSING OPTIONS
BASED ON CAPACITY
• Any changes should be based on other
factors, such as housing choice and if
MFR should be limited to other areas
• Staff would like input from the task force
that they can bring back to PC/CC.
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3. HOW WOULD THE CITY ADDRESS SITE

AND INFRASTRUCTURE CONSTRAINTS?

• Members concerned increased density
could impact roads, sewer, surface
water and stormwater
• Any development would be reviewed
for compliance with city’s engineering
standards, zoning code, SMP and SEPA
• New development would also be
subject to impact fees and evaluated
for transportation concurrency
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4.WILL COVID-19 RESULT IN
DECREASED DEMAND FOR MFR?
• Will there be a stronger preference for
detached SFR due to Covid-19?
o There is anecdotal evidence of people
wanting to move to lower density areas,
especially those with higher incomes
and greater flexibility to move
• Recent Moody Analytics report showed
continued demand for MFR, so more
research will be needed

HOUSING SURVEY
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• Staff distributed survey to task force
members to gauge awareness and
comfort level with certain housing types
o 11 responses received
• Based on feedback at Meeting 1, initial
questionnaire did not include a visual
preference survey
• Will report results to PC and CC for
guidance on project next steps

SURVEY DEMOGRAPHICS
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• Of 11 respondents:
o 9 live along waterfront
o 10 live in detached single-family
homes
o 10 are homeowners

Planning Commission Meeting
09-16-2020
34

FAMILIARITY WITH HOUSING OPTIONS
• Of 11 respondents:
o 4 were aware that duplexes were
already permitted on larger WR lots
o 9 were familiar with the term “middle
housing”
o 9 knew that the city amended code
in 2020 to permit infill housing in R4,
R6, and R8-12 zones
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COMFORT LEVEL WITH MULTIFAMILY
HOUSING IN WR ZONE

• Minority of task force members open to
expanding housing options
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CONCERNS EXPRESSED ABOUT
EXPANDING HOUSING OPTIONS

• Density, incompatibility, and
environmental impacts were top 3
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HOW TO ADDRESS CONCERNS

• Regulating bulk/size and design were
the most popular options
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SAMPLE OF MEMBER COMMENTS
•
•
•

•
•
•
•

Should be subject to vote of waterfront property
owners
City should focus efforts on increasing public
access, not density
I support expanded housing options as people with
different housing needs should be able to live near
the waterfront
Leave the WR zone alone
What is the rush?
Middle housing is more appropriate in larger
zones with more capacity
Waterfront homes attract a lot of guests,
impacts would be multiplied by MFR

SUMMARY OF MAIN ISSUES

Planning Commission Meeting
09-16-2020
39

• City Council has asked staff to utilize the
task force as a sounding board for
potential changes to WR zone
• City has adequate capacity to meet
future growth without any changes
• Expanding housing options would not
be a mandate or requirement and
would be subject to specific standards
• Unlike SFR, MFR could require public
access improvements

QUESTIONS FOR TASK FORCE
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• Should people that need/want housing
other than detached SFR have the
opportunity to live near the lake?
• What is the best way of gathering public
input on this topic?
• Are there members that think we
shouldn’t solicit wider community
feedback?

PROJECT NEXT STEPS
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• Staff will be providing a summary of this
meeting to PC/CC in early September
• Council direction will be requested on
how to move forward
o Solicit wider community feedback
through a survey or other tool?
o Not pursue any changes?
o Other?
o Tentative next task force meeting:
September 23
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DISCUSSION AND QUESTIONS
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Staff Report
City of Lake Stevens
Planning Commission
2020 Comprehensive Plan Docket Briefing
Date: September 16, 2020
Subject: 2020 Comprehensive Plan Docket: Planning Commission Briefing
Contact Person(s)/Department: Russ Wright, Community Development Director
ACTION REQUESTED: This is an informational briefing.
BACKGROUND/ DISCUSSION:
Under the Growth Management Act, the City can amend its Comprehensive Plan and Future Land Use
Map once per year, with a few exceptions, through an annual docket process. At their August 5 meeting,
the Planning Commission was briefed on this year’s proposed docket, and staff has provided additional
details on the proposed amendments below.
Any amendments to the Comprehensive Plan or Land Use Code require a 60-day notice to the Washington
State Department of Commerce prior to the final adoption date, as well as SEPA environmental review.
The Planning Commission is currently scheduled to hold a public hearing and make their recommendation
to Council on the proposed amendments at their November 4 meeting, which would be followed by a City
Council hearing on November 24. Based on this schedule, staff will need to provide notice to the state by
September 25.
1. Text amendments
•

T-1 Chapter 2 - Land Use
o

The Waterfront Residential Task Force has held two meetings to provide feedback on
potentially allowing some level of multifamily development in the Waterfront Residential
zone. Based on a poll taken at the end of their second meeting, the majority opinion of task
force members was that permitted residential uses in the zones should not be expanded
beyond those currently allowed (detached single-family residences and duplexes). Staff has
reviewed the Land Use element and does not believe any changes are needed to existing goals
or policies related to waterfront development, if the Planning Commission and City Council
agree with the task force’s recommendation.

o

The text and tables in the Residential Zoning Districts section contain some outdated
references to the Suburban Residential (now R4), Urban Residential (now R6), and High Urban
Residential (now R8-12). These will be updated but will not result in any substantive changes.

o

There are some small inconsistencies between the Shoreline Master Program (SMP) and
Comprehensive Plan related to waterfront residential development, and staff is proposing to
undertake a minor update to the SMP to address these issues as part of its 2021 work plan.

Planning Commission Meeting
09-16-2020
44

•

o

Both the Machias Industrial and Southeast Interlocal annexations are currently scheduled to
hold public hearings in late November or December 2020. As such, maps and data will not be
finalized in time for the 2020 docket and will be updated as part of the 2021 docket.

o

In conjunction with the proposed M-1 map changes, text and tables will be updated to reflect
the updated land use and zoning designations (see discussion below).

T-2 Chapter 5 – Parks
o

•

T-2 Chapter 7 – Public Services
o

•

On August 26, the Lake Stevens School District Board of Directors adopted the district’s
2020-2025 Capital Facilities Plan. City staff is currently reviewing the plan and will update
and incorporate the city’s plan by reference to reflect the new analysis. The proposed SE
Interlocal Annexation area includes several properties within Snohomish School District
boundaries. Upon annexation, the city will adopt the Snohomish School District’s Capital
Facilities Plan by reference.

T-3 Chapter 9 - Capital Facilities
o

•

The chapter has been updated to reflect the acquisition of Davies Beach (Wyatt Park) as well
as changes and additions to the list of capital projects.

Planning and Public Works staff are currently finalizing the city’s 2021-2026 Capital
Improvement Plan (CIP), which will be incorporated into a revised Table 9.2.

T-4 Procedural Amendments – Standard administrative updates, including incorporating SEPA
documents and updating the dates on the cover, footnotes and the Table of Contents will occur
concurrently.

2. City-Initiated Land Use Map Amendment and Rezone
•

M-1 City-initiated Map Amendment
o

As previously discussed, staff is proposing to change the Comprehensive Plan land use, zoning,
and SMP designations for four parcels on 17th Pl NE just south of the public boat launch (see
Exhibit 1). The new designations would be Downtown/Local Commerce (land use), Central
Business District (zoning), and High Intensity (SMP). These were future implementation tasks
described in the downtown subarea plan.

NEXT STEPS:
•

Staff will prepare and issue the SEPA documents, 60-day Commerce notice, and other required
materials by late September.

•

Given the limited scope of the proposed amendments, staff would like direction from
commissioners on whether an October work session is needed in advance of the public hearing
to review final edits.

•

The Planning Commission is tentatively scheduled to hold their public hearing on November 4,
which would be followed by a November 24 Council public hearing.

Exhibit 1 – Proposed Map Amendments
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------------ CITY OF ------------

LAKE STEVENS

123RD DR NE

PROPOSED MAP AMENDMENTS

Legend
17TH PL NE

Change to CBD

Current Zoning

Central Business District
Public / Semi-Public
R6 (formerly UR)
MAIN ST

Waterfront Residential
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