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Dear Interested Citizen:

The City of Edmonds has completed the Highway 99 Subarea Plan Final Planned Action
Environmental Impact Statement (EIS), prepared in accordance with the Washington State
Environmental Policy Act (SEPA). The proposal considered in this EIS is a new subarea plan,
along with supporting comprehensive plan amendments and supporting regulatory
amendments intended to support increased economic vitality, promote new opportunities for
housing and employment, and provide for enhanced multi-modal mobility throughout the
Highway 99 study area.

The proposal would also designate the SR 99 study area analyzed in this EIS as a Planned Action
area. If so designated, further environmental review on future development within the
designated Planned Action area would not be necessary for development proposals that are
consistent with the adopted Planned Action ordinance.

This EIS considers two alternatives:

e Alternative 1 - No Action, future growth consistent with existing land use and
zoning designations; and

e Alternative 2 — Preferred Alternative, future mixed use growth supported by a
comprehensive set of multi-modal transportation improvements on SR 99, an area-
wide rezone allowing greater intensity of development and amended development
regulations to include new design standards.

The study area considered in this EIS consists of approximately 335 acres that follow the
alignment of SR 99 through Edmonds, bounded on the south by the King/Snohomish county
boundary line on the south and 210th Street SW on the north. To the east and west, the
planning area follows an irregular boundary established by existing development patterns in the
City of Edmonds and the boundaries of the adjoining cities of Lynnwood, Mountlake Terrace,
Shoreline and Snohomish County.

This EIS identifies environmental impacts and mitigating strategies for each alternative.
Environmental issues evaluated in this EIS include: land use, plans and policies; aesthetics;
transportation; and public services and utilities.



Thank you for your interest in the SR Highway 99 Subarea Plan Planned Action EIS. We welcome
your comments.

Sincerely,

o

obert Chave, Manager — Planning Division
SEPA Responsible Official
City of Edmonds Development Services



FACT SHEET

Highway 99 Subarea Plan

The proponent is the City of Edmonds.

The area considered in this Draft EIS is the SR 99 study area, an approximately 335-acre area that follows
the SR 99 alighnment and is bounded by the King/Snohomish county line on the south, 210th Street SW
on the north, and an irregular boundary established by existing development patterns in the City of
Edmonds and the boundaries of the cities of Lynnwood, Mountlake Terrace and Shoreline and
Snohomish County on the east and west.

The City of Edmonds proposes the following related actions:

1. Adoption of a Highway 99 Subarea Plan, consistent with the City’s Comprehensive Plan and
Washington State Growth Management Act (GMA).
2. Adoption of Comprehensive Plan amendments to reflect the updated map and text in the
Highway 99 Subarea Plan.
3. Adoption of an area-wide rezone that would generally apply the CG zone to most of the study
area.
4. Adoption of amendments to development standards to implement the Subarea Plan, including:
a. Maximum building height in CG zone
b. Transit supportive parking standards
c. Minimum building frontage and transparency requirements along the primary street
frontage
d. Parking area location
e. Pedestrian Activity Zone designation along all street frontages
f.  Upper story stepbacks adjacent to single family zones
5. Adoption of an ordinance designating the Highway 99 Subarea as a Planned Acton for the
purposes of SEPA compliance pursuant to RCW 43.21.031(2)(a) and WAC 197-11-164.

A Planned Action designation by a jurisdiction reflects a decision that environmental review is
completed early in the planning stages for an area and/or specific type of project. Further
environmental review under SEPA, for each specific development proposal or phase, will not be
necessary if it is determined that each proposal or phase is consistent with the Planned Action
ordinance.



Two action alternatives representing varying approaches for accommodating increased development
intensity within the Highway 99 study area are evaluated in this Draft EIS, together with a No Action
Alternative. The alternatives include:

e Alternative 1 (No Action). This alternative assumes continued future growth consistent with
past development trends.

e Alternative 2 (Preferred Alternative). Compared to the No Action Alternative, the Preferred
Alternative would support increased intensity of future mixed use growth along the corridor.
Future growth would be supported by a comprehensive set of multi-modal transportation
improvements on SR 99 and regulatory amendments that would enhance the street-level
pedestrian environment and increase the potential for development of affordable housing.

City of Edmonds
Department of Development Services

Robert Chave, Manager — Planning Division
City of Edmonds Development Services
121 5th Avenue North

Edmonds, WA 98020

Brad Shipley, Associate Planner— Planning Division

City of Edmonds Development Services

121 5th Avenue North Telephone: (425) 771-0220 E-mail:
Edmonds, WA 98020 brad.shipley@edmondswa.gov

The following City actions would be required to implement the Proposal:

e Adoption of the Highway 99 Subarea Plan and supporting regulatory amendments; and
e Adoption of a Planned Action Ordinance.

Prior to City action, the State of Washington Department of Commerce will coordinate state agency
review of the legislative proposal.

After City action, the likely permits to be acquired by individual development proposals include but are
not limited to: land use permits, construction permits, building permits, and street use permits.



This SR 99 Subarea Plan Planned Action EIS has been prepared under the direction of the City of
Edmonds Department of Development Services. Research and analysis associated with this EIS were
provided by the following consulting firms:

e 3 Square Blocks — lead EIS consultant; document preparation; environmental analysis — land
use, relationship to plans and policies, aesthetics, public services and utilities

e DKS —transportation

e Fregonese Associates — subarea plan, subarea plan alternatives data, graphics, development
scenarios

City of Edmonds, Development Services
121 5th Avenue North
Edmonds, WA 98020

August 4, 2017

August 18, 2017

June 2, 2017

July 3, 2017

Copies of this Final EIS have been distributed to agencies, organizations and individuals noted on the
Distribution List (Appendix A to this document). Notice of Availability of the Final EIS has been provided
to organizations and individuals that requested to become parties of record.

A limited number of paper copies of this Final EIS are available — while the supply lasts — from the City of
Edmonds Department of Development Services. Purchase price will be based on printing costs.

This Final EIS and the appendices are also available online at the City’s
website and the
project website


http://www.edmondswa.gov/2011-07-27-22-31-43/highway-99-planning-project.html
http://www.edmondshwy99.org/
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CHAPTER1 SUMMARY

1.1 INTRODUCTION

This Chapter summarizes elements of the proposed Highway 99 Subarea Plan Planned Action
Environmental Impact Statement (EIS), including the purpose of the proposal and alternatives, a
comparison of the impacts of the alternatives, and a summary of potential mitigation measures to
reduce environmental impacts.

This Chapter is the first of a series of chapters contained in the EIS that provide a summary and more in-
depth environmental review of the proposal and alternatives:

e Chapter 1 Summary: Summary of proposal, impacts, and mitigation measures contained in
Chapters 2 and 3.

e Chapter 2 Alternatives: Comprehensive description of the proposal and alternatives including
projected growth, proposed changes to land use and zoning designations, and proposed
transportation improvements.

e Chapter 3 Preferred Alternative Analysis: Evaluates the potential impacts of development that
may result from the Preferred Alternative described in Chapter 2. Addresses general or
cumulative impacts on the natural or built environment that could result from the Preferred
Alternative in comparison to the No Action Alternative.

e Chapter 4 Comments and Responses: lists comments and responses received during the
comment period

e Chapter 5 References: A list of documents and personal communications cited in the EIS.

e Appendices: Technical information supporting the EIS.

Changes made since publication of the Draft EIS are identified in strikeewt and underline.



1.2 STUDY AREA

The Highway 99 Corridor study area extends approximately two miles along the alignment of SR 99,
bounded by the King/Snohomish County boundary on the south and 210th Street SW on the north (see
Figure 1.1 on the following page). To the east and west of SR 99, the study area follows an irregular
boundary established by existing development patterns in the City of Edmonds and the boundaries of
the adjoining cities of Lynnwood, Mountlake Terrace and Snohomish County. The study area comprises

approximately 335 acres in total.

Within the subarea, three distinct districts have been identified. To the south, the Gateway District is a
major entrance to Edmonds from the south and east and provides for relatively large scale commercial
or mixed use development. In the central portion of the study area, the International District provides a
wide array of restaurant, retail services and other supporting development that meet the needs of
diverse cultures. To the north, the Health District includes the Swedish Medical Center/Edmonds and

related medical services and offices.

FIGURE 1.1 Highway 99 Corridor Study Area and Districts within the Study Area
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1.3

PROPOSED ACTION

The City is considering an updated subarea plan, new transportation improvements, an area-wide

rezone and regulatory amendments to the City Code (Edmonds City Code Title 16) to set the stage for

transition of the Highway 99 Corridor study area to a vibrant, pedestrian friendly mixed-use corridor,

consistent City direction for the study area.

Specifically, the proposal by the City of Edmonds consists of the following related actions:

1.

5.

1.4

Adoption of a Highway 99 Subarea Plan, consistent with the City’s Comprehensive Plan and
Washington State Growth Management Act (GMA).
Adoption of Comprehensive Plan amendments to reflect the updated map and text in the
Highway 99 Subarea Plan.
Adoption of an area-wide rezone that would generally apply the CG zone to most of the study
area.
Adoption of amendments to development standards to implement the Subarea Plan, including:
a. Maximum building height in CG zone
b. Transit supportive parking standards
c. Minimum building frontage and transparency requirements along the primary street
frontage
d. Parking area location
e. Pedestrian Activity Zone designation along all street frontages
f. Upper story stepbacks adjacent to single family zones
Adoption of an ordinance designating the Highway 99 Subarea as a Planned Acton for the
purposes of SEPA compliance pursuant to RCW 43.21.031(2)(a) and WAC 197-11-164.

OBJECTIVES OF THE PROPOSAL

The City has identified the following specific objectives of the proposal:

Establish a clear long-term vision for the Highway 99 corridor that helps guide future public
investment decisions, including investments for multimodal improvements to the corridor.
Encourage a mixture of land uses throughout the Highway 99 corridor, including residential,
office, retail, and civic projects.

Create housing choices attractive to people from all walks of life.

Create an attractive pedestrian-oriented streetscape environment.

Provide opportunities for medical services growth in the area surrounding Swedish Medical
Center/Edmonds.

Provide for enhanced mobility for all modes of travel along the Highway 99 corridor.
Provide a streamlined SEPA review process for future site-specific development proposals.



e Provide an incentive for development proposals that are consistent with the overall intent of the
Highway 99 corridor vision.

e Provide greater certainty to potential developers, city decision-makers, and the general public
regarding the future development pattern and likely impacts of future development in the SR 99
corridor.

1.5 ENVIRONMENTAL REVIEW

The purpose of this EIS is to assist the public and decision-makers in considering the potential
environmental effects of the proposed Subarea Plan and implementing regulations.

SEPA requires government officials to consider the environmental consequences of future actions and to
consider ways to accomplish the objectives that minimize adverse impacts or enhance environmental
quality. They must consider whether the proposed action will have a probable significant adverse
environmental impact on the elements of the natural and built environment.

The adoption of a subarea plan and implementing regulations is classified by SEPA as a non-project (also
referred to as programmatic) action. A non-project action is defined as an action that is broader than a
single site-specific project and involves decisions on policies, plans or programs. An EIS for non-project
proposal does not require site-specific analysis; instead the EIS will discuss impacts and alternatives
appropriate to the scope of the non-project proposal and to the level of planning for the proposal.

PLANNED ACTION

A Planned Action EIS provides more detailed environmental analysis during the early formulation stages
of planning proposals rather than at the project permit review stage. Future development proposals
consistent with an adopted planned action ordinance do not have to undergo an environmental
threshold determination, and are not subject to SEPA appeals when consistent with the planned action
ordinance, including specified mitigation measures. Planned actions still need to meet the City’s
development regulations and to obtain necessary permits. Please see Chapter 2 for a complete
description of the planned action process.

ENVIRONMENTAL SCOPING

The City Edmonds issued a Determination of Significance (DS)/Scoping Notice for the SR 99 Corridor Plan
on May 4, 2016 for the proposed action. Interested citizens, agencies, organizations and affected tribes
were invited to submit comments on the scope of the Draft EIS, which closed on May 24, 2016.

The final scope of review for this EIS includes the following:

e Land Use, including an evaluation of the amount, type and pattern of uses. The focus of the
analysis is on land use compatibility with existing and planned development within and adjacent
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to the analysis area. The land use analysis will also include an evaluation of consistency of the
proposal with adopted plans and policies.

Aesthetics, including an evaluation of the character of the existing corridor and the nature of
change to the urban character that may result from the proposal. The analysis will consider the
character of the corridor as whole as well as character at various locations along the corridor.
Transportation, including consideration of impacts of the proposal and alternatives on trip
generation, peak hour vehicular congestion, transit, bicycling and walking, park and safety. An
analysis of consistency with Washington Department of Transportation standards for the
Highway 99 Corridor, a state-designated highway, will also be evaluated.

Public Services/Utilities, including a review of police, fire/emergency services, schools, parks
and open space, electricity and stormwater. Existing levels of service, estimated needs and
demand for services and measures needed, if any, to respond to projected demand from the
proposal are described.

PUBLIC ENGAGEMENT

The City’s public engagement effort engaged with the broad and diverse range of interested parties
including area residents, businesses and property owners, community organizations, public entities and

agencies, and potential developers or investors. The City has provided multiple ways in which

stakeholders can participate, including online, social media, and public workshops and meetings. A brief

summary of the City’s public engagement activities to-date is provided in Chapter 2 and additional

information can be found at the City’s project website:


http://www.edmondshwy99.org/

1.7 ALTERNATIVES

As described to a greater degree in Chapter 2, alternatives addressed in this Draft EIS include Alternative

1, No Action—future growth would continue based on existing development regulations—and

Alternative 2, Preferred Alternative—future growth assuming a new vision for the area, updated

development standards, enhanced transportation system. Each alternative is briefly described below

and key features of the alternatives are summarized in Table 1.1, below.

TABLE1.1

Alternatives Overview

New Housing
Units by 2035

New Jobs
by 2035

New Commercial
ft> by 2035

Comprehensive
Plan

Zoning
Designations

Development
Code
Amendments

1,224

2,317

994,958

No change

No change

Existing development
regulations would remain

unchanged

3,325

3,013

1,634,685

Proposed update to Highway 99 subarea maps and text to clearly
identify three distinct districts in the subarea anchored around major
transportation gateways and employment clusters, see Figure 1.1.

Rezone the CG2and portions of the RM 1.5, RM-2.4, RM-3, BN, and BC
zones throughout the study area to CG (see Figure 1.4)

Building height
— Increase maximum building height in CG zone from 60 feet to 75
feet

Transit supportive parking standards

- Non-residential: 2 spaces/1,000 leasable sf

— Residential: minimum average 0.75 spaces per unit over an entire
project

- Exempt the first 3,000 feet of sf of commercial within mixed use
buildings that have a shared parking plan

Building frontage standards

— On a primary frontage, minimum of 50% of primary street frontage
should have buildings within 10 feet of front property line (edge of
Pedestrian Activity Zone, see below)

- 50% of side and rear frontages to have buildings, walks or hedges
at least four feet in height within 10 feet of property lines

Building transparency standards

— 50% of primary building frontage fagade within two and 10 feet of
height, as measured from the adjacent sidewalk, the bottom of
which may not exceed four feet above the adjacent sidewalk,
should be transparent windows and doors

- All other frontages require 30% transparency

— Windows shall not be mirrored or have glass tinted darker than
40%.

Parking lot location

— Parking areas may comprise a maximum of 40% of street frontage




Transportation
Improvements

Future improvements would
continue to occur on an
incremental basis with new
development and as planned
by the City’s Transportation
Master Plan and WSDOT
plans.

Pedestrian Activity Zone

- Designate 10-foot Pedestrian Activity Zone in place of existing Type
IV landscape buffer along all primary street frontages with ground
floor retail. Future design standards may consider special
circumstances, such as auto dealer locations.

Ground Floor Setback

— For frontages on Highway 99, require a front setback of 10 feet to
accommodate a Pedestrian Activity Zone

- For frontages not on Highway 99, reduce frontage setbacks to five
feet and encourage enhanced pedestrian realm (larger sidewalks,
usable landscaping, etc.)

— Keep current 15-foot setback and 10- foot landscaping
requirements for lot lines adjacent to single family zones

Upper story stepbacks

- Adjacent to single family zones provide 10-foot upper story
stepback for the portion of the building above 25 feet. Provide 20-
foot upper-story stepback from the lot line for the portion of the
building above 55 feet.

— Across the street from single family zones provide eight-foot
stepback for the portion of the building above 25 feet. Provide 16-
foot upper story stepback from the lot line for the portion of the
building above 55 feet.

Improvements to the Highway 99 Corridor and adjacent local streets
would include measures to maintain level of service standards,
increase east/west connectivity, provide greater bicycle and pedestrian
mobility, and improve access to transit. See Appendix B.




ALTERNATIVE 1 NO ACTION

Alternative 1, the No Action Alternative, would continue the current Comprehensive Plan land use
designations and zoning classifications with no changes. Future growth would occur according to
existing land use designations, zoning designations and development standards. See Figure 1.2 for
existing zoning designations.

As shown in the table above, Alternative 1 plans for the less growth in new employment and housing
through 2035, compared to the Preferred Alternative (Alternative 2). Alternative 1 also plans for
relatively more new commercial uses compared to residential uses. Accordingly, commercial
development would continue to be the primary use along the corridor. The corridor’s existing auto-
oriented commercial character, with large paved areas and limited amenities for pedestrians, bicycles
and transit users, would likely continue in the future.

Comprehensive Plan

No changes are proposed to existing maps or text.

Zoning Designations

No changes are proposed to existing zoning designations.

Development Regulations

No changes are proposed to development standards or regulations.

Building Heights

Existing development regulations in the GC and GC2 zones, the zones found along the Highway 99
Corridor, allow maximum building heights of 60 and 75 feet, respectively, except in the high-rise nodes,
where building heights are not limited (see Figure 1.3). In most cases, however, building heights of
existing development is significantly less than these maximum limits. Under Alternative 1, it is likely that
future development would continue this pattern and new development would consist of relatively low
scale and low intensity auto-oriented uses.

No new transportation improvement projects to improve pedestrian character, access or mobility are
planned. Improvements would continue to occur on an incremental basis, depending on private
development proposals and available capital funding through the City of Edmonds and WSDOT.

A Planned Action Ordinance would not be adopted and proposed future development would be subject
to standard SEPA review for individual site-specific proposals.



FIGURE 1.2  Study Area and Adjacent Areas Existing Zoning
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FIGURE1.3 Edmonds Comprehensive Plan Land Use Map
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ALTERNATIVE 2 PREFERRED ALTERNATIVE

Alternative 2, the Preferred Alternative, proposes redevelopment of the study area into an area
characterized by mixed use development with an increase in residential development and character,
greater intensity of development and street-frontage and pedestrian amenities. Compared to the
Alternative 1, Alternative 2 plans for significantly higher levels of residential and employment growth in
the study area (see Table 1.1 above). Under Alternative 2, the study area would evolve toward a land
use pattern that is relatively more balanced between residential and commercial uses, compared to
existing conditions.

Comprehensive Plan

The current Comprehensive Plan includes a Highway 99 subdistrict map that designates four focus areas,
but does not reflect community interest in a southern “gateway” district that defines the entry into
Edmonds. The proposal would establish three focus areas, consisting of a hospital district at the north
end, international district in the center and gateway district in the south. Alternative 2 would include
map and text updates to the Comprehensive Plan to clearly identify these three distinct districts, see
Figure 1.1 on page 2.

Zoning Designations

Alternative 2 would include an area wide rezone of all of the CG2 and portions of the RM-1.5 RM-2.4,
RM-3, BC, and BN zoned areas in the study area to the CG zoning designation, see Figure 1.4.

Development Regulations

Edmonds Community Development Code Section 16.60 would be amended to include the revised
development code standards shown in Table 1.1.

Building Heights

The proposed height limit in the CG zone is proposed to increase to 75 feet, except within the adopted
high rise overlay. The proposed height increase is greater than the existing 60-foot height limit for the
CG zone and consistent with the current height limit for the CG2 zone. Some areas that are proposed for
rezone to CG are currently in a zoning designation, such as th