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Agenda

1. Overview of planning project: 5 minutes
2. Presentation of alternative scenarios (to reflect 

transportation and land use issues): 15 minutes
3. Discussion of alternative scenarios: 30 minutes
4. Wrap‐up and next steps: 10 minutes



• About 2 miles along 
Highway 99



• Major local and 
regional destinations on 
Hwy 99

• International District
– Diverse restaurants, 

grocers and shops; 
major Korean 

• Health District
– Swedish Hospital and 

medical offices
• Gateway District

– Identified by the 
community during 
workshop

– Desire for “gateway” 
and distinct transition 
point in and out of 
Edmonds

• How can we support 
and grow these unique 
centers?

Distinct Subdistricts



Already a Mixed‐
Use District

• Horizontal mixed‐
use district

• Retail uses adjacent 
to apartments and 
neighborhoods

• Opportunities for 
better integrated 
uses?

76
thAve

220th

212th

228th

244th



Urban Form
“Heat Map”

• 3 spots with 
reasonably good 
urban form
– Crossings
– Transit service
– Block size
– Employment activity

• Opportunity to 
enhance these nodes 
further?

• How can we improve 
the “in between 
areas”?



Safe Pedestrian 
Crossings Limited

• Many places missing 
marked pedestrian 
crossings
– Particularly in south

220th

212th

228th

244th



Long Segments 
Without Crossings

• Central area requires 
10 minute walk to 
find safe crossing

• Green – 1 minute
• Yellow – 10 minutes
• Red – 20 minutes

220th

212th

228th

244th



March 2016 Public Workshop

• Identified opportunities for new 
housing and business, community 
centers and services, and 
infrastructure upgrades

• What did the public want?



Housing
Development

• Widespread 
desire for 
housing

• Particularly in 
south

220th

212th

228th

244th



Mixed Use
Development

• Widespread 
desire for 
mixed use

• Particularly in 
south and 
central 

220th

212th

228th

244th



Pedestrian
Safety

• Pedestrian safety is 
a major concern 
throughout the 
corridor

220th

212th

228th

216th



Landscaped
Median

• Widespread 
desire for 
landscaped 
median 
enhancements

220th

212th

228th

244th



Pedestrian
Crossing

• More mid‐block 
crossings 
throughout

220th

212th

228th

244th

Health 
Center

New Crossing 
at 228th –
Now Open



Pedestrian
Refuge

• At mid‐block crossings 
locations

• And key destinations

220th

212th

228th

244th

216th

Esperance 
Park

Dick’s 
Drive‐In

High School

Safeway

Health 
Center



Traffic
Calming

• Desire for traffic 
calming on the 
high speed 
southern area

• Hwy 99 and Hwy 
104 interchange

• 220th in the 
neighborhood 

220th

212th

228th

244th

Hwy 99 & Hwy 
104 Interchange



Enhanced
Transit

• Better 
connection 
mid‐corridor 
to future 
regional rail

• Better 
transfers at 
south end

220th

212th

228th

244th

Connection to 
Future Regional 
Rail via 228th

Better 
Transfers



Wayfinding / 
Signage

• Establish 
Edmonds identity 
on Hwy 99

• Sense of place

220th

212th

228th

244th

Southern 
Gateway

Ballinger 
Lake Park

Future Regional 
Rail via 228th

Improved routes 
and signage to 
downtown



Community Values

Connectivity

Safety
Affordable
Housing

Healthy 
BusinessesWalkability

Destinations Beautification



What is Scenario Planning?

The Present The Future

Traditional Approach



What is Scenario Planning?

Scenario Approach ‐‐
Plausible Stories About the Future



Identify Potential Redevelopment Parcels
& Focus Areas from Public Workshop



Many Sites are Less 
than 25% Covered 
with Buildings

• Blue = very low 
building intensity

220th

212th

228th

244th



Most Buildings 
25‐60 Years Old

• Few new buildings or 
historic buildings on 
corridor

220th

212th

228th

244th



Many Low‐to‐
Moderate Value 

Buildings

• A few new, higher 
value buildings

• Many opportunities 
for new investment 
and development 

220th

212th

228th

244th



Determine Feasible Building Types
Calibrated in a Pro Forma for Edmonds Market



Buildings to Development Types



The Impact of Higher Amenities

SAFETY & STREET 
IMPROVEMENTS

FEASIBILITY SPECTRUM



Real‐time Scenario Building and Evaluation

Select

Paint

See Changes Instantly



Land Use and Transportation Scenarios



Combined Land Use and Transportation 
Scenarios for Edmonds

• Scenario 1: near‐term development opportunities & strategic, 
cost‐effective transportation improvement package

• Scenario 2: long term development opportunities & higher 
quality, more costly transportation improvement package

• Key assumption:
– City addresses key zoning issues, such as providing transit‐supportive 
parking standards and improved pedestrian activity zone between 
buildings and street



220th

228th

212th

Near‐Term 
Development 
Opportunities

• North end
• 5‐10 years
• Mix of 4‐over‐1 mixed 
use buildings and 2‐3 
story apartment buildings

• Pencils with mostly 
surface parking; efficient 
construction type

• Parcels over 30,000 sq ft
• Residential capacity as 
high as 800‐1,600 new 
units



Near‐Term 
Development 
Opportunities

• South end
• 5‐10 years
• Mix of 4‐over‐1 mixed 

use buildings and 2‐3 
story apartment 
buildings

• Pencils with mostly 
surface parking; efficient 
construction type

• Parcels over 30,000 sq ft
• Residential capacity as 

high as 800‐1,600 new 
units

228th

236th

244th



Near‐Term 
Transportation 
Opportunities

• North End
• Within 5‐10 years

220th

228th

212th



Near‐Term 
Transportation 
Opportunities

• South end
• Within 5‐10 years 236th

228th

244th



Long‐Term 
Development 
Opportunities

• North end
• 10‐20 years
• Mix of 5‐over‐1 mixed use 
buildings and 3 story 
apartments

• Pencils with mostly 
surface parking; efficient 
construction type

• Parcels over 30,000 sq ft
• Residential capacity as 
high as 3,000‐6,000 units

220th

228th

212th



Long‐Term 
Development 
Opportunities

• South end
• 10‐20 years
• Mix of 5‐over‐1 mixed 

use buildings and 3 
story apartments

• Pencils with mostly 
surface parking; 
efficient construction 
type

• Parcels over 30,000 sq
ft

• Residential capacity as 
high as 3,000‐6,000 
units

236th

228th

236th

244th



Long‐Term 
Transportation 
Opportunities

• South end
• Within 10‐20 years



Long‐Term 
Transportation 
Opportunities

• South end
• Within 10‐20 years



Scenario Performance 
Indicators



Scenario Indicators

9  9 
12 

65 

NEAR ‐TERM  OPPORTUNIT IES LONG  TERM  OPPORTUNIT IES

DEVELOPED ACRES
Vacant Developed

42%

13%

58%

87%

NEAR ‐TERM  OPPORTUNIT IES LONG  TERM  OPPORTUNIT IES

DEVELOPED ACRES
Vacant Developed

• New investment and development will rely heavily 
on redevelopment; and increasingly so over time



Scenario Indicators

$161,769.47 

$221,128.39 

 $‐

 $50,000.00

 $100,000.00

 $150,000.00

 $200,000.00

 $250,000.00

Near‐term Opportunities Long Term Opportunities

PROPERTY TAX REVENUE PER ACRE

• Substantial tax revenue potential
• Transit‐oriented buildings have high value per acre, “value density”
• Sales tax revenue can also be estimated but need estimates of sales 

volume from ECONorthwest (refinement for final scenarios)



Scenario Indicators

2,263  2,263  2,263 
274  274  274 180  180  180 162  162  162 

3,764 
5,379 

9,909 
125 

115 

115 

 ‐

 2,000

 4,000

 6,000

 8,000

 10,000

 12,000

 14,000

Existing Near‐term Opportunities Long Term Opportunities

Housing by Type

Large Lot Single Family Conventional Lot Single Family Small Lot Single Family Townhome Multifamily Mobile Home

• New housing in the corridor will mostly be 
multifamily

• Opportunities for more affordable housing types



Scenario Indicators

2,405  2,565  2,961 

5,886  5,821  5,631 

634  628  606 6  6  6 1,104  1,093  1,090 ‐ ‐ ‐

 ‐

 2,000

 4,000

 6,000

 8,000

 10,000

 12,000

Existing Near‐term Opportunities Long Term Opportunities

Employment by Type

Retail Office Industrial Public / Civic Educational Hotel / Hospitality Commercial Parking

• Corridor already employment heavy; Demand for new 
employment space is currently not as strong as housing, but could 
shift
– Major office users and/or hospital expansion could drive additional 

employment growth
• Additional Scenario: what happens if there is significant 

employment expansion?



Scenario Indicators

5.1  4.7  4.6 

 ‐

 1.0

 2.0

 3.0

 4.0

 5.0

 6.0

Existing Near‐term Opportunities Long Term Opportunities

Carbon Dioxide (CO2) Emissions per Household

• Shift to more compact housing types reduces 
energy use and carbon emissions of future 
residents



Scenario Indicators

243.2 
220.0 

183.1 

 ‐

 50.0

 100.0

 150.0

 200.0

 250.0

 300.0

Existing Near‐term Opportunities Long Term Opportunities

Internal Water Use per Household

Internal Water Consumption (G/Day)

• Similarly, a shift to smaller units and more compact 
housing reduces infrastructure demands, such as 
water use and waste generation



Scenario Indicators

167.5 
149.3 

120.4 

 ‐
 20.0
 40.0
 60.0
 80.0

 100.0
 120.0
 140.0
 160.0
 180.0

Existing Near‐term Opportunities Long Term Opportunities

Waste Water per Household

Waste Water (G/Day)

• Similarly, a shift to smaller units and more compact 
housing reduces infrastructure demands, such as 
water use and waste generation



Scenario Indicators

1,918 

3,479 

6,662 

 ‐

 1,000

 2,000

 3,000

 4,000

 5,000

 6,000

 7,000

Existing Near‐term
Opportunity

Long Term
Opportunity

Daily Internal Walk Trips per Unit

Total per Dwelling Unit

81%

247%

0%

50%

100%

150%

200%

250%

300%

Near‐term Opportunity Long Term Opportunity

Daily Internal Walk Trips per Unit

Total per Dwelling Unit

• Safety improvement, additional housing and 
frequent transit service “complete” the corridor 
and greatly expand walking



Scenario Indicators

0.8%

3.3%

0.0%

0.5%

1.0%

1.5%

2.0%

2.5%

3.0%

3.5%

Near‐term Opportunity Long Term Opportunity

Change in Phyical Activity (METs Expended)

Daily METs per Capita

• More walking increases passive exercise and 
improves public health



Scenario Indicators

5,573  5,941 
7,723 

 ‐
 1,000
 2,000
 3,000
 4,000
 5,000
 6,000
 7,000
 8,000
 9,000

Existing Near‐term
Opportunity

Long Term
Opportunity

Estimated Daily Transit Trips
(Envision Tomorrow Estimate)

Total per Dwelling Unit

7.6%

21.9%

0.0%

5.0%

10.0%

15.0%

20.0%

25.0%

Near‐term Opportunity Long Term Opportunity

Daily Transit Trips (% Change)

Total per Dwelling Unit

• Expanded housing and improved safety increase 
transit ridership substantially 



Scenario Indicators

‐3.8%

‐8.9%

‐10.0%

‐9.0%

‐8.0%

‐7.0%

‐6.0%

‐5.0%

‐4.0%

‐3.0%

‐2.0%

‐1.0%

0.0%

Near‐term Opportunity Long Term Opportunity

Daily Vehicle Trips per Household

Total per Dwelling Unit (MXD)

• Safety improvement and additional transit‐
oriented housing opportunities reduce reliance on 
the automobile



Scenario Indicators

‐3.5%

‐11.2%

‐12.0%

‐10.0%

‐8.0%

‐6.0%

‐4.0%

‐2.0%

0.0%

Near‐term Opportunity Long Term Opportunity

% Change in Traffic Accidents per Capita

Crashes per Capita

• Fewer auto trips and safety improvements reduce 
traffic accidents 



Scenario Indicators

$892  $848  $780 

 $‐
 $100
 $200
 $300
 $400
 $500
 $600
 $700
 $800
 $900

 $1,000

Existing Near‐term
Opportunity

Long Term
Opportunity

Transportation Costs (per 
Household)

‐4.9%

‐12.6%

‐14.0%

‐12.0%

‐10.0%

‐8.0%

‐6.0%

‐4.0%

‐2.0%

0.0%

Near‐term
Opportunity

Long Term
Opportunity

Transportation Costs (per 
Household)

• Safety improvements and transit‐oriented housing 
options reduce household transportation costs



Next Steps:

• Incorporate Open House and Agency Feedback
• Refine scenarios
• Draft Sub‐Area Plan

• New policies or policy changes
• Capital projects list (short term and long term)

• Prepare Planned Action EIS



Project Timeline



Questions?

Visit www.EdmondsHWY99.org for more information such as 
project updates, workshop results, upcoming events and more.


