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Welcome!

City of Edmonds
• Susan McLaughlin, Development Services Director
• Brad Shipley, Senior Planner
• Todd Tatum, Community Services & Economic 

Development Director 
MAKERS

• Ian Crozier, Associate Planner
ECONorthwest

• Jennifer Cannon, Senior Project Manager



INTERPRETATION (DESKTOP)

Korean

Listen in English Escuchar en Español 한국어로듣다

Please set the interpretation language even if you speak English. This way, if someone asks a 
question in another language, you’ll be able to hear it interpreted into English.



INTERPRETATION (MOBILE)

Korean

Listen in English Escuchar en Español 한국어로듣다



Meeting Objectives
• Share information and raise awareness about this project

• Confirm findings of the project so far

• Learn about potential concerns and questions people might have

Agenda
• Background

• Confirm what we’ve heard

• Study findings

• Next steps

• Open question & answer



Meeting Format

• Webinar format

• Please use the question & answer window to input 
questions

• Open Q & A at end of meeting



Project Background



Community Renewal
• State law (RCW 35.81) allows cities to designate 

“community renewal areas” (CRAs) where special 
interventions are needed to stop problematic trends.

• Community renewal involves: 
• studying the area
• talking with stakeholders
• Identifying longstanding problems or “blight”
• developing a community renewal plan to address 

problems



Community Renewal
• Community renewal allows cities to play a more active 

role to remove barriers to positive change.
• With a CRA, a City can:

• Acquire, transfer, and sell property for projects 
that meet community needs, support local 
businesses, or catalyze investment

• Assist those affected by any renewal project
• Provide incentives for job creation and retention or 

for targeted businesses that help fulfill plan goals



Why Community Renewal?
• The plan would build on previous corridor planning 

efforts, including the Highway 99 Subarea Plan and 
Highway 99 Revitalization infrastructure project.

• Some parts of the Highway 99 corridor face persistent 
challenges:

• Vacant or obsolete buildings

• Unsafe intersections

• Significant levels of crime

• As more homes are built near the highway the City is 
looking for ways to improve quality of life, address 
long-standing issues, and accelerate desired changes.



Conditions of Blight
The following “blight conditions” are listed in in RCW 35.81.005. Blight 
conditions related to health and safety make a stronger case for 
action than economic blight conditions. 

Health and safety blight
1. Substantial physical dilapidation, 

deterioration or obsolescence
2. Overcrowding
3. Unsanitary or unsafe conditions
4. Dangerous or unhealthful 

conditions
5. Hazardous soils or substances
6. Inappropriate or mixed uses of land 

or buildings

Economic blight
7. Defective or inadequate street 

layout or lot layout, improper 
subdivision or obsolete platting

8. Excessive land coverage
9. Persistent and high levels of 

unemployment or poverty
10. Diversity of ownership
11. Tax or special assessment 

delinquencies



Highway 99 
Community Renewal
Goals of this project:

• Document issues on the corridor
• Explore viable strategies to address issues
• Increase city ability to implement strategies

The Community Renewal Plan will include:
• Summary of engagement
• Summary of findings including any findings of blight
• Proposed actions to alleviate blight



What’s next

2022

We are 
here



Community 
Renewal Case Study
In 2000, Tukwila adopted the 
International Boulevard Urban 
Renewal Plan 
Issues:

• Aging buildings
• Disproportionate share of crime
• Unsafe crossings
• Awkward lots and intersections due to 

diagonal route
• Vacant properties



Community 
Renewal Case Study
In 2000, Tukwila adopted the 
International Boulevard 
Urban Renewal Plan
Issues:

• Aging buildings
• Disproportionate share of 

crime
• Unsafe crossings
• Awkward lots and 

intersections due to diagonal 
route

• Vacant properties



Tukwila International Boulevard Urban Renewal Plan led to 
development of Tukwila Village, which includes:

• KCLS library branch
• Community center
• Public plaza
• Food hall (Spice Bridge)

• New retail spaces
• 400+ apartments

(mostly senior housing)



Live Polling and Trivia Questions 
Options to access the poll:
• Scan this QR code using phone's camera app
• Visit pollev.com/makersarch229 with your 

browser
• Or, text MAKERSARCH229 to 22333

(not all questions will be included)
The poll questions on your phone or browser will 
advance with the slideshow
If you need to change your response, click this 
icon:









Study Area Background



Study Area
• The study area is in southeast Edmonds 

along Highway 99.
• Highway 99 runs through many jurisdictions 

in Snohomish and King counties.
• It was the principal north-south route 

through western Washington prior to the 
opening of I-5 in 1968.

Downtown
Edmonds

Study
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Study Area
• After I-5 opened businesses on Hwy 99 lost 

customers and investment. Mid-century 
hotels and retail strip development are 
common features on Hwy 99 throughout the 
region to this day.

• Many cities have worked revitalize Hwy 99 
areas, often in conjunction with bus rapid 
transit (BRT). Some examples include:

• Shoreline
• Tukwila
• Everett
• Lynnwood
• Tumwater
• Marysville
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Study Area
• Study area: 228th St SW to 244th St SW along 

Hwy 99
• Highway 99 is a heavy traffic seven-lane arterial 

that mostly serves local transportation.
• It has a mix of businesses and apartments along 

the highway, surrounded by low-density 
residential areas.

• Annexation into the City of Edmonds:
• 1961 - east side of highway to Lake Ballinger
• 1995 - west side of highway

• Edmonds Way and Highway 99 interchange was 
constructed at southern end of study area circa 
1960.









Confirm what we’ve heard



What we’ve heard

Group interviews conducted with stakeholders:
• Councilmember Will Chen, Edmonds Police 

Department, Human Services Coordinator
• Property owners and developers
• Service providers with community-based 

organizations



Assets Summary



Issues Summary



Stakeholder-Identified 
Community Needs

• Recreation facilities and public open space
• Safer pedestrian environment
• Better connections to improve mobility within the 

neighborhood
• Community Center/Civic facilities
• Public health/social services
• Public restrooms











Study Findings



Economic Profile 
Highlights



Community: Economic Profile Findings
Overall, the study area is more diverse, 
younger, has more renters, and lower 
income than the City of Edmonds.
• Diversity: Study area is increasingly more diverse 

than the City as a whole. White population shrank 
from 71% to 61% over last decade while Hispanic, 
Multiracial, Black, and Asian increased.

• Age: Two-thirds between 20-64 (largest group: 35-
49, 24%) which is higher than the City (2020). 
Median age is 37.3 in study area tract 509 and 42 
for study area tract 508 vs the City’s 45.0 years.

• Tenure: 36-42% renters vs 28% in City.
• Income & Poverty: Those under the poverty level 

increased from 6 to 8% from 2000 to 2020 in study 
area. Income in study area tract 509 was $62,560 
in 2020 – a value much lower than Edmond’s 
$91,499.

Highway 99 Neighborhood Study Area

Source: U.S. Census Bureau, 2016-2020 ACS 5-year estimates.



Business: Economic Profile Findings

Commercial Use Code Count of 
Parcels in 

Study Area

Percent Share of 
Total Parcels

Total Assessed 
Value of Parcels

Hotel / Motel 6 9% $9,190,100

Commercial 
Condominium Services 2 3% $637,000

Motor Vehicles / 
Automobile Repair 12 18% $19,171,900

Restaurants 6 9% $8,624,000

Banking 2 3% $2,895,700

Warehousing 1 2% $7,699,000

Medical and Other Health 
Services 2 3% $11,123,000

Nursery, Primary, and 
Secondary Schools 1 2% $2,240,000

Sports Activities 1 2% $1,380,000

Other Professional and 
Business Services 10 15% $9,373,200

Retail Trade (Total) 23 35% $52,442,200

Automotive Retail 3 5% $2,767,000

Food Retail 1 2% $1,215,200

Apparel and 
Accessories Retail 6 9% $11,083,100

Other Retail 13 20% $37,377,100
Total 66 100% $124,776,100

Main Categories of Businesses:
• Retail Trade: 35%
• Motor Vehicles/Auto Repair: 18%
• Other Professional/Business: 15%
• Restaurants: 9%
• Hotel/Motel: 9%

Market:
Retail vacancy rates have increased to 3% in study 
area since 2018. Retail rents have decreased by 20% 
over the last year. Several abandoned/vacant 
buildings.

Summary of Business Parcels in the Study Area 

Source: Snohomish County Assessor Data, Tax Year 2022.



Hotels/Motels: 
• 4 out of the 7 of Edmond’s hospitality 

establishments are in study area (all are 
two star). 

• Occupancy: Dips in winter months and 
during the COVID-19 pandemic. As of June 
2022, occupancy reached 80%.

• Longer term occupancy information not 
available  (used for housing?). 

Source: CoStar
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Hotels: Economic Profile Findings





Urban Design 
Analysis



Urban Design Analysis

• Aging built environment
• Problems with the street and lot layout
• Parks and tree canopy
• Crime and safety



Physical Dilapidation, 
Deterioration, or 
Obsolescence
• Many existing buildings are more than 50 

years old
• Cluster of buildings in “below normal 

condition” 

Source: Snohomish County Tax Assessor, 2021



Unsafe Conditions
Code Enforcement
Code enforcement 2017-2022
• Hot spot at vacant 7-11

Source: City of Edmonds Development Services, 2022

7-11



Urban Design Analysis

• Aging built environment
• Problems with the street and lot layout
• Parks and Tree Canopy
• Crime and Safety



Inadequate Street 
Layout
• With high-speed, heavy traffic Highway 99 is 

difficult to use for local vehicular access
• Few traffic signals on 99 make turning 

movements difficult
• There is no equivalent parallel route
• Many properties lack alternate options

Highway 99 struggles to balance competing 
functions as a heavily-used intercity highway and 
main-street for businesses and homes.



Inadequate Street 
Layout

Existing road conditions create an unsafe 
and unappealing pedestrian environment
• Most side streets lack sidewalks
• There are only three crosswalks along 1.1 

miles of Hwy 99 in the study area
• Wide spacing between crosswalks requires 

long detours for pedestrians crossing the 
road

• In some cases people will run across rather 
than walking a long distance to a crosswalk

• The City will install a high intensity 
activated crosswalk (HAWK) signal at 
234th St SW



Inadequate Street 
Layout

Wide, deep blocks in the study area 
lengthen travel distances, increase 
congestion, and worsen the pedestrian 
environment. 



Inadequate Street 
Layout

Large blocks, fences between properties, dead-end 
streets, and the poor pedestrian environment make it 
difficult to access nearby destinations and force all 
trips onto Hwy 99. 



Inadequate Lot Layout

• Oblique angle of Highway 99 to street grid 
creates awkward building layouts and/or 
unusable space on site

• Oblique intersections invite dangerous 
high-speed turns and lengthen crossing 
distances for pedestrians



Inadequate Street Layout

• Hwy 99/SR-104 and 
SR-104/244th St SW 
interchanges are oversized 
for existing traffic volumes 

• Interchanges occupy a large 
amount of land, with the 
effects of:

• Creating unusable dead 
zones

• Interrupting walkability
• Complicating vehicle 

access to nearby parcels
• Ramp design encourages fast 

traffic and limits visibility 
where people on 
foot/wheel/bicycle cross Existing roadways



Inadequate Street Layout

• Opportunity to “right-size” 
highway interchanges

• Potential to free up land for 
development, habitat 
restoration, walking/cycling 
trails, or other uses

• Potential to fix gaps in 
sidewalk connectivity and 
restricted turning movements

Interchange revision concept 



Urban Design Analysis

• Aging built environment
• Problems with the street and lot layout
• Parks and tree canopy
• Crime and safety



Insufficient Access to 
Parks and Open Space

Study area has minimal tree coverage and 
high impervious surface coverage
Benefits of tree canopy:1

• Improved local air quality
• Shade and cooling
• Stormwater runoff reduction
• Improved aesthetics
• Health benefits including reduced 

stress

Map source: USGS, 20141 For more, see Edmonds Urban Tree Canopy Assessment, 2017



Insufficient Access to 
Parks and Open Space

• PROS plan identifies need for greater parks 
access for areas near Highway 99

• Map shows quarter mile buffer from parks
• Best park access in west and north 

Edmonds
• Parks in nearby jurisdictions provide partial 

parks coverage for north study area
Much of study area (and south Edmonds 
generally) lack easy access to parks



Urban Design Analysis

• Aging built environment
• Problems with the street and lot layout
• Parks and tree canopy
• Crime and safety



Physical barriers and poor sight lines 
create “dead zones”, especially between 
and behind buildings. 
“Crime prevention through environmental 
design” (CPTED) is a program to reduce criminal 
activity by designing buildings and areas 
around buildings in a way that deters crime. 
CPTED guidance says to avoid:

• Poorly-defined spaces
• places with poor sight lines, 
• places with little or no walking traffic

Unsafe Conditions
Site Design Safety 
Challenges



Physical barriers and poor sight lines 
create “dead zones”, especially between 
and behind buildings. 
“Crime prevention through environmental 
design” (CPTED) is a program to reduce criminal 
activity by designing buildings and areas 
around buildings in a way that deters crime. 
CPTED guidance says to avoid:

• Poorly-defined spaces
• places with poor sight lines, 
• places with little or no walking traffic

Unsafe Conditions
Site Design Safety 
Challenges



Unsafe Conditions
All Police Incident Reports

• Heat map shows all police incident reports 
2017-2022

High density of police reports in study 
area, especially the southern portion

Source: Edmonds Police Department, 2022



Unsafe Conditions
Theft
• Theft incident report hot spots 2017-2022, 

including:
• Theft 
• Shoplifting
• Burglary
• Robbery
• Vehicle thefts

High level of reported theft at Safeway/T.J 
Max and Burlington Coat Factory

Source: Edmonds Police Department, 2022

Safeway

WinCo



Unsafe Conditions
Minor incidents
• Minor activity incident report hot spots 

2017-2022, including:
• Suspicious activity 
• Malicious mischief
• Nuisance
• Disturbance 
• Harassment
• Welfare checks

Southern portion of study area has 
highest density city-wide for these 
“quality of life policing” incidents

Source: Edmonds Police Department, 2022



Unsafe Conditions
Domestic Violence
• Domestic violence incident reports 2017-

2022
Motels a major hotspot for domestic 
violence reports. 

Source: Edmonds Police Department, 2022

Motels



Unsafe Conditions
All Police Incident Reports

• Heat map shows all police incident reports 
2017-2022

High density of police reports in study 
area, especially the southern portion

Source: Edmonds Police Department, 2022



Unsafe Conditions
Collisions
• Collision incident reports 2022-2017
Collisions disproportionately centered on 
Highway 99

Source: Edmonds Police Department, 2022



Findings
• Some older buildings in the study area need investment.

• The lack of sidewalks, few crosswalks, and large blocks create a poor pedestrian 
environment.

• Isolated buildings, physical barriers, and poor sight lines create dead zones behind 
and along buildings.

• Oversized highway infrastructure exacerbates connectivity and safety issues.

• Poor access to parks, local noise pollution, minimal tree canopy and high parking lot 
coverage are environmental justice concerns.

• The southern portion of the study area experiences high crime and code 
enforcement issues.











What’s next?



What’s Next

• Open House #2: Draft Actions

• Community Renewal Plan draft



What’s next

2022

We are 
here



What’s Next

Interviews 
and analysis

Study 
findings

Community 
Renewal 

Plan

We are 
here



Key Strategies to Support Community Revitalization

• Place-making focused investment in 
infrastructure, right-size Hwy 99/SR 104 
Interchange space

• Redevelopment of underutilized/vacant sites 
designed for mixed-use (urban lifestyle hubs) or 
vibrant civic uses, designed as a place rather 
than a project (this could involve a public private 
partnership, in some cases)

• Consider new Tax Increment Financing Provisions 
to fund key infrastructure needs

• Improve area development regulations and 
incentives

Top images: Multnomah County library projects including a rendering of the new 
Multnomah County Library distribution center redeveloping an old Safeway. 
Another County Library in Gresham, converting a parking lot area (95,000 sf) at a 
TriMet park and ride and in addition to a library, could include an outdoor space, a 
teen center, a child play area and a large maker space (Source: Multnomah County 
Library, DJC Oregon). 
Bottom image: Tukwila Village is building senior apartment buildings part of a 
mixed-use neighborhood also including offices, retail connected to a King County 
Library branch, community center, coffee shop and an outdoor plaza (source: 
https://www.djc.com/news/co/pow.html?id=12112195). 

https://www.djc.com/news/co/pow.html?id=12112195


Increased Capabilities from Community Renewal
Action Normal Powers With Community Renewal

Buy, lease, or condemn properties Allowed Allowed

Hold, demolish, or improve properties Allowed only for public facilities Allowed

Sell property to a private entity Competitive bidding process City can identify preferred partners

Rezone property Allowed as a Planned Area Allowed as a spot zone regardless of 
GMA/Comprehensive Plan cycle

Master plan private property Not allowed Allowed

Enter into a developer agreement Only though a competitive bidding 
process

City can identify partners to develop all or 
part of a property. City can specify how 

the property is to be used.

Select a buyer who agrees to further 
CRA goals Not allowed Allowed, with restrictions

Close, vacate, and rearrange streets and 
sidewalks Allowed for city purposes Allowed to promote economic 

development

Borrow money and accept grants to 
carry out community renewal Not allowed Allowed

Aid property owners or tenants affected 
by the community renewal process

Allowed for those affected by 
condemnation for public facilities Allowed







Question & Answer



INTERPRETATION (DESKTOP)

Korean

Listen in English Escuchar en Español 한국어로듣다

Please set the interpretation language even if you speak English. This way, if someone asks a 
question in another language, you’ll be able to hear it interpreted into English.



INTERPRETATION (MOBILE)

Korean

Listen in English Escuchar en Español 한국어로듣다



Thank you
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