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INTRODUCTION

The use of land is a major factor in a community’s sense of place and livability. It includes how and
where housing, business, and public spaces are located.
The Growth Management Act requires that each local comprehensive plan has a Land Use Element
(chapter) that identifies information about the land base and intended patterns of development. Other
elements of the plan must be consistent with it. An analysis of the existing land use conditions, their
context locally and regionally, and the overall vision of the community, identify the land use issues that
should be addressed and inform the goals and policies to guide the City in the coming years.

BACKGROUND
Mountlake Terrace encompasses approximately four square miles within the central Puget Sound region.
It is located at the southern boundary of Snohomish County, a few miles north of Seattle and almost
entirely surrounded by other cities. According to the 2014 estimates from the state Office of Financial
Management, 20,530 people live in Mountlake Terrace. The City contains a variety of land uses.

Location
Puget Sound is a key geographic feature of Western Washington. At its center lies the central Puget
Sound region, which is generally considered to be the area of Snohomish, King, Pierce, and Kitsap
counties. With a mild climate, marine access, and abundant natural resources, this region has attracted
many people. Its population, as of 2013, is 3.75 million and growing. Land here is used more intensively
than in other regions of the state.
Adjacent to Mountlake Terrace are the cities of Edmonds, Lynnwood, Brier, Lake Forest Park, and
Shoreline, along with small portions of the unincorporated urban growth area for Southwest Snohomish
County.

Geography and Historic Land Use
In Mountlake Terrace, two geographic features are most evident. First, the city sits on land that rises as
a terrace above the surrounding area, and second, a 101-acre lake (66 acres located in Mountlake Terrace
while the remainder of the lake is located in the neighboring city of Edmonds), Lake Ballinger, cradles
the city’s southwestern boundary. Because of its elevation (with a high point of 528 feet above sea
level), Mountlake Terrace has views that include the Olympic Mountains to the west and the Cascade
Mountains to the east, north and even south.
Until 150 years ago, the land was used exclusively by Native Americans for hunting and food-gathering.
It remained rural for many years after other settlers moved in. Following World War II and the Korean
War, developers built groups of small houses that were intended primarily for returning veterans. This
formed the beginning of the present-day community. Soon the need for urban infrastructure became
apparent and, in 1954, the community incorporated as the City of Mountlake Terrace.
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Over the last six decades, Mountlake Terrace has grown to include residential, commercial, recreational,
and other urban land uses. Probably the single most dramatic land use change during this time was the
construction of I-5, a major north-south freeway that bisects the city, in the early 1960s.

Land Use Trends
Through many millennia, humans have settled in compact areas near the natural resources they needed.
Early villages were small in size and population. Gradually, cities developed and grew, with people
living, working, and socializing close together. Outside the cities, lands were either left in their natural
state or used to supply food and other resources.
This pattern of compact development was predominant in North America during the 17th, 18th, 19th, and
early 20th centuries. Cities and towns had a mix of land uses and buildings, connected by a grid or semigrid of streets. Every city had a “downtown” or central area where businesses and civic buildings were
concentrated. The countryside was rural with large areas of open space.
By the 1950s, the combination of inexpensive automobiles and abundant new roads in the United States
helped create a new pattern of development, sometimes called sprawl. In this pattern, people did not
need to walk from place to place. In fact, walking to get somewhere would be difficult, since greater
distances began to separate each type of land use, and automobiles were given space and priority over
pedestrians. The size of residential lots became bigger too. For example, where typical residential lots
in the 1940s were 3,000-5,000 square feet, lots in later subdivisions would be 7,500-10,000 square feet.
Sprawl development had certain benefits, but it created new problems too. Farmlands and forests were
rapidly eliminated in favor of subdivisions and strip malls. Flooding and drainage problems multiplied,
exacerbated by increasing amounts of pavement and other surfaces that blocked natural stormwater
absorption. Traffic congestion increased as well, as more automobiles filled the roads. Automobile
emissions led to greater air pollution. In Washington State alone, motor vehicles account for 68% of
the air pollution. As Americans drive more and walk less, they have tended to become overweight. A
2013 study showed that 27% of Snohomish County adults and 11% of children were obese; child obesity
increased by 18% from 2002 to 2010.
“Every place looks the same” and “there is no there there” are common refrains about the worst of
sprawl development. The complaints echo the sense that wherever you go, you see the same lay-out of
parking lots, fast-food chains, and traffic lights. In many suburbs, houses are hidden by their garages
and separated from each other on dead-end lanes. Public spaces are rare. It is difficult for people to feel
part of a community in these circumstances.
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EXISTING CONDITIONS
City Zoning

Zoning is an official land use control for Mountlake Terrace. It is one means for providing adequate land
area for each type of development. It allows the control of development density in
each area so that property can be adequately serviced by public facilities such as sanitary sewer, potable
water, stormwater drainage, streets, school, recreation, and other utilities.
Ideally, zoning should help direct growth into appropriate areas, protect existing areas, and preserve
property values. However, zoning that is too rigid can limit opportunities for creative approaches.
Zoning that only allows large lots and exclusive uses can increase sprawl and costs.
Today, the great majority of land use in the City is devoted solely to residential purposes (70% of the
total land base). The next largest category of land use is recreation and parks (nearly 15% of the land
base). Land for commercial and industrial purposes takes slightly less (14%), while the remainder of
land (<1%) is for public facilities. (Note: This data reflects the city’s land use zoning in 2017; it does
not include acreage for street rights-of-way.)
The 2017 Mountlake Terrace Zoning Map contains 15 categories currently in use. The following table
shows actual zoned uses of land within the City. It should be noted that a few districts are comprised of
subdistricts.
Table LU-1
Inventory of Land Use Districts Shown on Zoning Map
Land Uses
Community Business (BC)
Community Business – Downtown (BC/D)
General Commercial (CG)
Freeway/Tourist (FT)
Light Industrial/Office Park (LI/OP)
Mobile Home Parks (MHP)
Public Facilities and Services (PFS)
Recreation and Park District (REC)
Low Density Multi-Household (RML)
Medium Density Multi-Household (RMM)
Single Household Residential – 4800 (RS 4800)
Single Household Residential – 7200 (RS 7200)
Single Household Residential – 8400 (RS 8400)
Special Development District C/R (SDD C/R)
Special Development District Residential (SDD/R)
TOTAL

Area in
Acreage

19.8
68.1
31.4
32.9
131.6
11.9
15.2
303.3
104.1
145.4
207.8
644.2
271.2
10.9
41.2
2,039.1

Source: City of Mountlake Terrace, Planning Department (2017 GIS data)
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It should be noted that the total acreage does not include acreage for street rights-of-way, which make
up an estimated 15-20% of the total. Additional, actual usable acreage in the REC zone is less than the
figure shown due to inundation by Lake Ballinger.
It should be noted that the total acreage does not include acreage for street rights-of-way, which make
up an estimated 15-20% of the total.

Size Comparisons
The City of Mountlake Terrace encompasses approximately four square miles and has a current (2014)
population of 20,530 as estimated by the Washington State Office of Financial Management. For
comparison purposes, the 2010 Census population and current physical size of three nearby cities,
Lynnwood, Edmonds, and Bothell are shown in the following table.
Table LU-2
Population of Cities in 2014
Cities
Mountlake Terrace
Lynnwood
Edmonds
Bothell

Population
20,530
36,030
39,950
41,630

Area in Square Miles
3.98
10.08
9.04
12.28

Source: US Census 2010, Washington State Office of Financial Management

Residential Density Comparisons
The City of Mountlake Terrace has approximately 1,533 acres of land zoned for all types of residential
use. The US Census 2014 reported that the total population of the City was 20,530 and the City
contained approximately 8,602 housing units. The residential density of the City was 12.98 persons per
acre or 5.61 housing units per acre. Residential densities of Mountlake Terrace and nearby cities are
shown below:
Table LU-3
Residential Density of Cities in 2014
Cities
Mountlake Terrace
Lynnwood
Bothell

Population/Housing
Units
20,530/8,883
36,030/14,967
41,630/14,584

Land Allowing
Residential Use (Acres)
1,533
2,331
6,520

Residential Density
(Per Acre)
5.79 housing units
6.42 housing units
2.19 housing units

Source: Cities of Mountlake Terrace, Lynnwood, and Bothell

In addition to population and land area allowing residential use, residential density is affected by the
minimum lot size of residentially zoned lots in cities. The minimum lot size of the most dense singlefamily residential zone in each of these cities is: 7,200 square feet for Mountlake Terrace; 4,000 square
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feet for Lynnwood; and 5,400 square feet for Bothell. Nearby Edmonds allows 6,000 square foot lots.
The most dense multiple-family residential zone in each city is: 15 units per acre for Bothell, 29 units
per acre for Edmonds and 43 units per acre for Lynnwood.
Each city also allows “planned unit developments,” where lot sizes can be smaller if special conditions,
such as providing open space, are met. Provisions are also made to allow higher density senior housing.
Land shown “allowing residential uses” in Table LU-3, includes land zoned for residential uses and
mixed uses. The City of Bothell currently is less dense overall because it contains more vacant residential
land than the neighboring cities.
Table LU-4 shows gross density comparisons for ten cities in Washington State. This perspective
calculates the ratio of the total population of a city compared to all land area within that City’s city limits
(all commercial, industrial, recreational and residential lands). By this measure, the City of Mountlake
Terrace has the third-highest density in the state. However, this type of comparison does not reflect the
density of areas actual built up for residential uses. Rather, it distributes the total population over lands
that are vacant, and/or underdeveloped and land designated for uses other than residential. Jurisdictions
that contain large tracts of industrial acreage (such as Everett) dilute their actual population density. The
City of Mountlake Terrace has little vacant and undeveloped residential land areas and a small percent
of non-residential land area, resulting in a perception of high density.
Table LU-4
Population, Land Area and Gross Density for the
Ten Most Densely Populated Cities in Washington State (As of April 1, 2011)
Population
Municipality
Seattle
Mattawa
Mountlake Terrace
Burien
Des Moines
Kirkland
Edmonds
Toppenish
Shoreline
Fircrest

Total

Rank

612,100
4,460
19,990
47,660
29,680
49,020
39,800
8,950
53,200
6,500

1
124
48
22
38
21
26
86
19
105

Land Area in
Square Miles
83.782
0.686
3.983
9.919
6.216
10.495
9.042
2.121
12.757
1.564

Gross Density
Population/
Square Miles
7,305.87
6,506.06
5,019.27
4,804.74
4,774.54
4,670.91
4,401.67
4,219.06
4,170.35
4,155.55

Rank
1
2
3
4
5
6
7
8
9
10

Source: Office of Financial Management, Forecasting Division
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Unincorporated Islands/Potential Annexation Areas

There are six unincorporated areas within or abutting the City limits, which are areas of potential
annexation. The following table (Table LU-5) provides information regarding the size of each of these
and the existing land uses.
Table LU-5
Unincorporated Areas/Islands as of December 2011
Unincorporated Islands Number of Parcels Number of Acres
Island A
6
1.7
Island B
1
0.4
Island C
1
0.38
Island D
2
0.42
Island E
1
1.1
Island F
11
26.17
Total
22
30.17

Current Use
SFR
SFR
SFR
SFR
SFR
SFR/Vacant/COM

Source: City of Mountlake Terrace, Planning Department

The location of each of the areas is shown on the following map, Figure LU-1. Together, the six islands
total 30.17 acres and contain 22 individual parcels. The existing land use is primarily single-family
residential. Islands F and A include vacant land. Island F also contains a commercial use.
Figure LU-1
Unincorporated Areas Related to City of Mountlake Terrace

City of Mountlake Terrace
September 2019

- LU-6 -

Land Use Element

COMPREHENSIVE PLAN 2019

LAND USE ELEMENT

Area F is the largest area theoretically available for annexation by the City and is mostly vacant.
However, as of 2011, the City of Lynnwood is in the process of annexing Area F as part of a larger
annexation. Some land is occupied by a church and residential uses. The northern portion of the area
contains wetlands. The church is currently served by an on-site septic system. The City has the
capability to provide sewer service to portions of the area.

PLANNING FOR THE FUTURE
Smart Growth and Growth Management
Different areas of the United States began looking for relief from sprawl. In the 1970s, Oregon adopted
a sweeping new growth management law that directed urban growth into designated urban areas and
prevented it on farm and forest lands. In 1990, Washington adopted a growth management law with
some similarities to Oregon’s. The main thrust in both cases was not to stop growth, but to direct it
toward compact development patterns in urban areas and to preserve natural resource lands, open space,
and environmentally sensitive areas. More recently, Maryland, Florida and New Jersey, adopted “smart
growth” policies to accomplish the same goals through incentives.
Under Washington’s growth management act, every city is automatically an “urban growth area.”
Certain other areas also can be designated as urban growth areas. Due to the broad definition for such
areas, they vary a lot in character and scale. However, each Urban Growth Area must provide urban
services, such as sewer. Each area must also allow urban-type development in appropriate places. In
Snohomish County, the Municipal Southwest Urban Growth Area encompasses Mountlake Terrace and
several other cities. Some unincorporated land, adjacent to the cities, is included too.

Regional Vision
Local governments in the Puget Sound region, under the umbrella of the Puget Sound Regional Council
(PSRC), came together to lay out the land use vision for the future in VISION 2040. VISION 2040 is a
regional plan that calls for vibrant mixed-use centers combined with preserving working farms and
forests in order to retain and enhance our quality of life and foster a more sustainable future. A hierarchy
of centers was created, with rigorous standards for Regional Growth Centers and
Manufacturing/Industrial Centers. At the county level, there are more loosely defined standards for
smaller scale subregional centers and activity hubs. Designation of a center is important because
transportation funding will be concentrated within the centers, providing the infrastructure and services
for vibrant mixed use areas and to recognize the significantly larger share of population and employment
growth the centers will absorb compared to neighboring areas.

Subregional Center
Mountlake Terrace includes one subregional center, the Mountlake Terrace Subregional Growth Center,
and one activity hub, North Melody Hill, as the terms are defined in VISION 2040.
The Mountlake Terrace Subregional Growth Center (see Figure LU-2, below) is envisioned to include
the Town Center, which is the heart and soul of the City, offering a vibrant mix of residences, offices,
retail, parks, plazas, events and civic buildings. It also encompasses the Freeway/Tourist District and
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the residential island between the Town Center and the Freeway/Tourist District. The Subregional
Growth Center is of regional importance and will become even more so as the vision for the area is
realized. The Town Center Subarea Plan (2007) and the Freeway Tourist District EIS (2013) both
support this vision. Collectively, these encourage economic vitality, while creating a sustainable future
for the City and the region. The mixture of alternative modes of transportation supported by the
Mountlake Terrace Transit Center, along with high quality design, density, diversity of uses, and a clear
destination will bring a high quality of life over the long term. Sound Transit Lynnwood Link Light
Rail, projected to open in 2023 with a station at 236th will further support the vibrancy of this area.
Figure LU-2
Subregional Growth Center

Activity Hub
The North Melody Hill activity hub (see Figure LU-3) is an important element of the regional growth
strategy, providing thousands of jobs and residences. The Melody Hill Subarea Plan identifies the needs
and vision for this activity hub, envisioning a strong employment base that supports and is served by
efficient transit. Additionally, from a regional perspective, the activity hub borders both Edmonds and
Lynnwood where many other jobs exist.
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Figure LU-3
North Melody Hill Activity Hub

2035 Population Targets
Buildable Lands Program
Under the Buildable Lands Program (RCW 36.70A.215), a state program that took effect in 1997,
counties and cities in the Puget Sound region must review and evaluate how they are providing for
buildable lands, achieving urban densities, and meeting other goals. Each jurisdiction has a target
population and a target number of jobs that is expected to occur through the end of the 20-year GMA
planning period, currently by 2035. These targets are based on countywide population forecasts,
combined with local data on transportation, employment, development trends, and land supply.
Snohomish County has adopted the targets into countywide planning policies. The County and the cities
are each responsible for meeting their targets. If the results of the review and evaluation reveal that
planned densities are not being achieved or that deficiencies in buildable land supply exist, the Cities
and County are required to take reasonable steps, other than adjusting urban growth areas, to adopt and
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implement measures that are reasonably likely to ensure sufficient buildable lands throughout the
remaining portion of the planning period.
The Snohomish County Tomorrow 2012 Buildable Lands Report for Snohomish County, completed in
cooperation with Snohomish County and other cities within the County, was adopted by the County
Council June 12, 2013. This is Snohomish County’s third Buildable Lands Report, with reports
previously prepared in 2002 and 2007. The 2012 report helped determine what population (and
employment) targets are feasible for the period through 2035. (See Economic Vitality Element for
discussion on employment targets.) The targets are to be updated every ten years.
The Buildable Lands Report reflects development conditions as of April 1, 2011. According to the
report, Mountlake Terrace and other cities in Snohomish County have been achieving at least minimum
urban densities over the previous 5 years. The report shows that Mountlake Terrace, based on fairly
conservative estimates, has more than enough buildable land capacity to satisfy its 2035 population and
job growth targets. In October 2013, the Mountlake Terrace City Council found that the City’s
development activities and capacity are occurring consistent with the City’s Comprehensive Plan and
that the City does not need to take any measures, at this time, to achieve greater consistency with the
state program.

Population Target
The City of Mountlake Terrace’s adopted population target is 24,767 by the end of 2035. The City’s
population was 20,530 in 2014 (OFM). To meet the City’s adopted target, an additional 4,237 people
will need to live here by 2035. At 2.42 persons per household, that means about 1,751 more residential
units will be needed during the 2014-2035 period. In order to meet this objective, Mountlake Terrace
will need to continue taking a proactive approach to encourage compact and transit-oriented
development, housing options and a variety of land uses.

Urban Design
No matter the size of a city, how it is designed makes a big difference in livability. “Urban design”
means the concept of planning streets, sidewalks, parks, open space, landscaping, buildings, and
neighborhoods so they work together to make the community attractive, pleasant, safe, and convenient.
Quality design does not have to be extravagant or expensive. Rather, it can be a more thoughtful
approach to many aspects of creating a development. Design describes more than appearance; design
includes the way a development functions and how it relates to its surroundings.
Mountlake Terrace has a set of design guidelines for site design, building designed signs and certain
commercial areas including mixed-use. The design guidelines encourage development to be
“pedestrian-friendly” and to include landscaping, art, and spaces for people to socialize. The city has
also adopted design guidelines for all residential districts that, as a minimum, address building design
standards. Other design elements apply for multi-household development. A Transportation Code to
encourage complete street design to include pedestrian and bike elements and protective landscape strips
is another way to achieve quality urban design.
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Walkability

“Walkable” and “pedestrian-friendly” are two design terms, often used interchangeably. They describe
the qualities of a built environment that make walking and, to some extent, other human-powered
transportation, a safe, enjoyable way to get from place to place.
In many ways, Mountlake Terrace is a walkable city. It has a network of sidewalks, as well as several
trails. People can walk to many destinations, within their own neighborhood and also to other
neighborhoods. Furthermore, each of the City’s major neighborhoods, as described in the Community
Livability Element, are within walking distance of businesses, recreational facilities, schools, and transit
stops. Although there are already many opportunities available to walk in safe places, there are also
many opportunities to complete streets lacking in sidewalk, make safe routes and meet the needs of both
an aging population and desires of the millennium generation to be less car dependent.
The Town Center area is a good example to consider. From the “main core” of the Town Center
(identifiable as the square block between 232nd Street on the north, 56th Avenue on the east, 234th Street
on the south, and 58th Avenue on the west), a five-minute walk is all it takes to reach a major commuter
transit stop, the library, city hall, Veterans Park, and many businesses and homes. This five-minute
walking radius is shown in Figure LU-4. A five-minute walk translates to about one-quarter mile and a
ten-minute walk to about one-half mile. These figures are often used to describe convenient walking
distances for Americans.

Siting of Essential Public Facilities
The term “essential public facilities” is a specialized term (see definition in the Glossary). It refers to
those facilities considered necessary to meet critical local, regional, or state needs for public services,
whether or not such facilities are publicly owned including those that are difficult to site. Examples of
these are: solid-waste handling facilities, correctional facilities, regional transportation facilities, group
homes, secure community transition facilities 1, power substations, and public schools. While the City
may identify certain locally needed structures or land as essential public facilities, other types are
identified through a state or regional process. For example, certain transportation facilities are
designated to have state-wide significance; all improvements to them are automatically considered to be
essential public facilities under state law.
The very fact that certain public facilities are deemed “essential” implies that they need to be
accommodated. However, sometimes siting them is not easy. State law requires local governments to
allow essential public facilities to be sited, but recognizes that reasonable conditions may be imposed to
control where and how they are sited.

1

See Glossary.
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Regional considerations are incorporated into the Countywide Planning Policies adopted through the
Snohomish County Tomorrow (SCT) process. These require interlocal coordination for siting essential
public facilities that have impacts on more than one jurisdiction.
Furthermore, an
Figure LU-4
5 and 10 Minute Walk from Transit Station

interlocal agreement between Snohomish County and the City of Mountlake Terrace established a
common siting process as a specific means for addressing state and regional essential public facilities.
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This is incorporated by reference into this plan. In the future, interlocal agreements with other
jurisdictions also could be established.
Exactly where facilities can be sited depends on the nature of the facility and the availability of a suitable
site. (For example, secure community transition facilities are considered problematic near schools. They
may be limited to particular zones, for example, the City’s Light Industrial zone.) The City deals with
siting essential public facilities through the application of local development regulations and permitting
processes, including conditional permits. The siting of facilities for a regional or state purpose may also
be subject to interlocal agreements and relevant state or federal statutes. Once an essential public facility
is sited, it is subject to other applicable regulations, standards, and agreements.

SUBAREA PLANS
The Growth Management Act provides for subarea plans to be developed. Subarea plans focus on a
specific area that has unique conditions or planning needs that are different, from the jurisdiction as a
whole. Subarea plans provide a long term vision, often for a 20-year period, at a more detailed level than
can be done through the Comprehensive Plan alone. At the same time, a subarea plan would be generally
consistent with the directions of the Comprehensive Plan. Major planning issues for the subareas are
evaluated and recommendations, goals and policies specific to the subarea area identified.
The City of Mountlake Terrace has adopted two subarea plans – the Melody Hill Subarea Plan was
adopted in 2006, and the Town Center Subarea Plan was adopted in 2007. The City has also undertaken
a focused look at the Freeway Tourist district, although a full scale subarea plan was not developed for
it. Each subarea is described in the following sections.

Melody Hill Subarea Plan
In July 2006, the City Council adopted the Melody Hill Subarea Plan for a 350 acre area located west
of Interstate 5, east of the west and northwest City limits, and north of 228th Street SW. The area is
primarily built out. Single family residential use predominates south of 221st and in the northeast
quadrant of the planning area. Industrial and office park uses dominate in the western portion while
commercial/retail is focused along the 220th Street SW corridor, between I-5 and 68th Avenue West.
Premera Blue Cross, the City’s largest employer with 2,500 employees is located in this subarea.
“Imagine the Future,” in the Community Livability Element of the Comprehensive Plan, describes the
vision for the Melody Hill Neighborhood. The subarea plan objectives were to develop a walkable
neighborhood, manage parking and traffic flow, provide improved transit access, retain and strengthen
the employment base and business climate, provide attractive housing, develop a clear neighborhood
identity, provide a safe and healthy environment and include access to recreational opportunities. The
plan’s priorities and recommendations is based on an analysis of the existing conditions (economic, land
use, and transportation), opportunities and constraints, relevant comprehensive plan elements, and
public input. Recommendations were developed for each of the four focus areas within the Melody Hill
area: office/light industrial area, 220th Street Corridor, former Melody Hill School site (the school was
demolished in 2013), and residential neighborhoods. Area-wide recommendations were made for parks
and recreation, transportation improvements and the natural environment.
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The Melody Hill Subarea Plan’s goals and policies reflect many of those within the adopted citywide
Comprehensive Plan; efficient use of land, high quality development, multi-purpose trails and open
space areas, well-managed parking, economic development, neighborhood walkability, neighborhood
identity and pride, access and mobility, development compatible with adjacent residential development,
convenient transit access, and environmental protection. These goals, and related policies, are
considered when public projects and private development is proposed in the Melody Hill subarea which
will guide the area toward realizing its vision.
A portion of this subarea, North Melody Hill, is an activity hub, as defined in VISION 2040 (see
discussion in Regional Vision section in this Element and Figure LU-3).

Town Center Subarea Plan
A Town Center is considered the heart of a community. In Mountlake Terrace, the Town Center is
envisioned as a central, mixed use district that is vibrant and walkable, with easy access to transit. A
more detailed description of what the City’s downtown might look like in 10 or 20 years is given in
“Imagine the Future,” in the Community Livability Element of the Comprehensive Plan. The Town
Center is located on the east side of I-5, roughly along 56th Avenue West between 230th and 244th Streets
SW, with the core located north of 236th between 55th and 60th Avenue West. (See Figure LU-5,
Comprehensive Plan Map, “Town Center” Land Use Designation.) The Town Center is also part of the
Subregional Growth Center (see discussion in Regional Vision section in this Element and Figure LU2).
The primary purpose of developing the Town Center Subarea Plan was to create an economically healthy
and revitalized downtown. The Plan’s focus is to achieve a downtown based on sound economics, is
feasible, is a pedestrian-friendly environment, encourages quality development and will, overall, be an
attractive, prosperous community where residents enjoy where they live, work, shop and play.
The Town Center Subarea Plan was adopted in 2007. Land use regulations were also adopted to
implement the Town Center plan’s vision, including design standards for site design, building design
and signage. An environmental impact statement was prepared and a Planned Action Ordinance adopted
(see discussion under separate Planned Action section in the Element). Unfortunately, the adoption of
the Plan occurred just prior to the global economic downturn. Redevelopment in the Town Center in the
following years was therefore weak - until recently.
Beginning in 2012, the Town Center has been a place of interest for redevelopment. Significant private
development projects include Arbor Village, a 123 unit mixed-use project, in 2013; Vineyard Park (104
units assisted living) opening at end of 2014, and 18 townhome built nearby. The City has also been
investing in the Town Center by constructing a sub-regional stormwater facility and rebuilding the
Library parking lot, development of a Main Street Design (along 56th Avenue between 230th and 236th
Street SW, continuing west on 236th Street SW to I-5/Transit Station, design for Gateway Blvd (236th to
244th parallel to I-5), and long-range planning with Community Transit, and Sound Transit for the
Lynnwood Link Light Rail. New businesses with a regional attraction, such as Diamond Knot Brewpub,
have recently located in the Town Center.
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Minor amendments have been made to the Town Center Subarea Plan since it was originally adopted.
Changes include expanding the Town Center Subarea Plan boundary to link to the Mountlake Terrace
Park and Ride, and amending the building prototype (subdistrict) designations for select parcels. The
recent land use and construction activity, together with the recovery of the local and national economies,
provide an opportunity and incentive for the City to look closely at what is working, what could be
improved, and where to focus attention to continue to grow the “Downtown.” Strategies the City is
already using and should continue to use are the Planned Action Ordinance (makes development more
predictable and cost effective), design and construction of street improvements, regular updates of
zoning regulations, subdistrict designations and design standards, street furnishing and construction
details specific to the Town Center, and financing strategies (such as transportation and park impact
fees, grants, bonds and low cost loans). Other effective planning strategies include building new public
facilities (such as a Civic Center and Town Center Park), encouraging lot consolidation (many small
lots are a disincentive to redevelopment) and identifying key locations to target for commercial or
mixed-use development (sometimes called “Priority Development Focus Areas”) which may include
multiple properties and warrant special regulations.
The Town Center Subarea has several key locations that are “Priority Development Focus Areas”. The
most prominent is “Town Square”, a super block located between 232nd and 234th Street SW and 56th
and 58th Avenues West (refer to Town Center Subarea Plan for more detail). This block allows the most
intense level of development and is the location of the Town Center community park. Another key
location is the intersection of 56th Avenue W and 236th Street SW, a “terminal vista” eastward from the
Sound Transit/Community Transit Center. This intersection could be a pivotal development area in the
Town Center, located at a crossroads from which to attract visitors to the “Downtown”. Two other key
locations are Gateway Boulevard at 236th Street SW and 56th Avenue W at 244th Street SW. (See Figure
LU-5, Town Center and Gateway Area Map, for “Priority Development Focus Area” locations).

Gateway (Freeway/Tourist) Area
The Gateway Area coincides with the Freeway Tourist Comprehensive Plan Land Use District
boundaries. (See Figure LU-5, Town Center and Gateway Area Map, and Figure LU-6 Comprehensive
Plan Map, “Freeway/Tourist (F/T)” Land Use Designation.) The Gateway Area is envisioned to be an
attractive entrance to the City with regionally scaled commercial uses that support economic vitality and
sustainability. The area would build off of and support the vision for the Town Center by providing new
offices, shops, and houses with a transportation grid supporting a strong pedestrian network and
environment and high quality access to light rail and bus transit. A key element in the future vision of
the Gateway Area is a collector street connecting 236th Street SW at the northbound I-5 off ramp and
Mountlake Transit Center/Sound Transit Station, and 244th Street SW on the County line (see Figure
TR-7, Gateway Connection, in the Transportation Element).
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Figure LU-5
Priority Development Focus Areas

Although no subarea plan has been developed for the Gateway Area to date, it is part of the Subregional
Growth Center (see Regional Vision section in this Element and Figure LU-2), and a Planned Action
Ordinance was adopted for the Gateway (Freeway Tourist) Area in 2013 (see separate Planned Actions
section).
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PLANNED ACTIONS

A planned action means that the significant impacts of potential development actions have been
adequately addressed in an environmental impact statement prepared in conjunction with, or to
implement, a comprehensive plan or subarea plan. The use of a Planned Action process means that the
City completed environmental review in advance, and that further environmental review under SEPA,
will not be necessary for future development proposals that fit within the scope of the review. Planned
actions identify appropriate mitigation measures that apply to any development proposal.
A planned action designation encourages and incentivizes development by removing the cost and
significant time the SEPA process can take, enables district-wide solutions to issues, allowing more
efficient and cost effective mitigation of environmental impacts,, is more equitable (each development
is subject to its fair share of identified mitigation costs), and creates a higher level of certainty for
stakeholders, including community members, public official and potential developers.
The City prepared environmental impact statements and adopted planned action ordinances for two
subareas in the City; one for the Town Center Subarea Plan and one for the Freeway/Tourist (Gateway
Area) District.

Town Center Planned Action
The Town Center Planned Action corresponds with the Town Center land use designation as shown on
the 2013 Comprehensive Plan Map. A Final Town Center Planned Action EIS was published in August
2007. An EIS Addendum was published in April 2013 to incorporate an expanded Town Center district
and potential TDR and increased building heights.
The environmental analysis projected potential development for 18 years (the Planned Action thresholds
must be reviewed no later than December 21, 2021 to determine the continuing relevance of its
assumptions, findings and required mitigation measures). Thresholds for development were established
that includes up to 190,699 sq. ft of commercial land use, 287,800 sq. ft of retail land use and 1,126
residential units. The maximum net new PM peak hour weekday vehicle trips analyzed was 2,475. These
thresholds may not be exceeded without additional environmental review.

Freeway/Tourist (Gateway Area) Planned Action
The designation of this area as a Planned Action supports redevelopment in the Gateway Area by:
• Promoting economic development
• Synergy with the Town Center, by bringing a mutually beneficial density of office, housing,
retail, restaurants
• Walking, bicycling, and transit use and associated benefits
• Tax revenues to maintain or even increase municipal services
The Planned Action EIS analysis indicates that redevelopment, over a period of 13 years, could bring
up to 2,223 new jobs and 373 new residential units to the Gateway Area (Freeway/Tourist zoning
district). The PA EIS also identified that more than 750,000 square feet of commercial/office space and
more than 45,000 square feet of retail space would be accommodated as well as any use or activity that
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would generate no more than 500 PM peak hour weekday vehicle trips. The Planned Action ordinance,
adopted in February 2013, established specific mitigation measures which will apply to development
proposals that qualify as planned actions and are consistent with the type and amount of development
reviewed in the EIS.

COMPREHENSIVE PLAN LAND USE DESIGNATIONS
Cities always change over time. By planning for the future, a community is in a much stronger position
to achieve its goals.
Figure LU-6 shows the comprehensive plan land use designations for Mountlake Terrace. Each
designation is associated with certain kinds of development that are already in place or will be
encouraged.
The City has four types of residential designations (or classifications): (1) Urban Low, primarily for
single-family residential use; (2) Urban Low-Medium, primarily for low density multifamily residential
use; (3) Urban Medium, primarily for medium density multifamily residential use; and (4) Mobile Home
Park, primarily for the residential use of mobile or manufactured housing units.
Other designations provide for businesses as a primary use. These designations are as follows: (1)
Community Business; (2) General Commercial; (3) Freeway-Tourist; (4) Town Center; and
(5) Light Industrial/Office.
Finally, other designations are: (1) Special Development District, which provides for a combination of
specially-selected residential and commercial uses; (2) Parks and Open Space, which consists of parks
and other planned open space areas; (3) Public Facilities, a category which includes the Civic Center;
and (4) Study site.
These designations provide a basis for assigning zoning designations and developing zoning regulations
that are more specific, for example, with regard to location, height, density, setbacks, parking,
landscaping, and other characteristics of use, for given zones.
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Figure LU-6
Comprehensive Plan Map
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GOALS AND POLICIES
Goals

The Land Use Element is guided by six key goals, as follows. These goals are stated at a very broad
level to indicate the desired end-result for key topics.
GOAL LU-1.
GOAL LU-2.
GOAL LU-3.
GOAL LU-4.
GOAL LU-5.
GOAL LU-6.

Sense of place and connectedness
Efficient land uses
Variety of land uses
Avoidance of hazards, nuisances, and environmental degradation
High-quality infill projects and redevelopment
Effective public services and facilities

Policies
The Comprehensive Plan policies that correspond with each land use goal are given below. The City of
Mountlake Terrace shall implement the following policies.
GOAL LU-1.

Sense of place and connectedness

Policy LU-1.1

Provide for a pattern of land uses that will complement the community’s physical
characteristics, encourage pedestrian activity, revitalize the Town Center and give
people opportunities to interact with each other in positive ways.

Policy LU-1.2

Consider the identities and needs of existing residential neighborhoods and nonresidential areas.

Policy LU-1.3

Require development to achieve a high level of compatibility with pedestrian and
transit use.

Policy LU-1.4

Retain the natural topography and unique landscape inherent to each area, where
feasible.

Policy LU-1.5

Retain, enhance, and create scenic views, whenever possible.

Policy LU-1.6

Encourage beautification efforts, including but not limited to landscaping and
signage, at entrances to the City, key public facilities, and at freeway exit ramps.

Policy LU-1.7

Continue to promote tree planting and preservation by (a) developing and
implementing an urban forestry program, (b) providing community information
about tree planting and preservation, and (c) maintain, update, and implement tree
protection, preservation, and replacement regulations.

Policy LU-1.8

Encourage a mixture of land uses throughout the Town Center, including retail,
office, residential, and civic projects.
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Policy LU-1.9

Promote design of open spaces, walkways, and gathering spaces, that facilitate
community interaction for people of all ages, and abilities, within the Town Center.

Policy LU-1.10

Encourage active outdoor spaces in the Town Center to include amenities such as
water or art features, preferably in a publicly visible location.

Policy LU-1.11

Design the Town Center so that, generally, height and density increase approaching
the core of the Town Center.

Policy LU-1.12

Locate the Town Center’s utilities underground.

Policy LU-1.13

Create sidewalks in the Town Center that are wide and encourage tree-lined,
pedestrian-friendly shopping and gathering areas.

GOAL LU-2.

Efficient land uses

Policy LU-2.1

Evaluate land use and capacity every five years, consistent with state law and with
the Snohomish County Tomorrow process.

Policy LU-2.2

Take reasonable measures to provide land uses that will meet the city’s population
target for 2035 and for subsequent planning periods.

Policy LU-2.3

Encourage innovative land use patterns and site development, where appropriate.

Policy LU-2.4

Implement and, as needed, update subarea plans and “planned actions” in special
study areas, including, but not limited to:
a. Melody Hill Subarea
b. Town Center Subarea
c. Gateway Area (Freeway/Tourist District).

Policy LU-2.5

Regulate subdivision of land to promote efficient land uses.

Policy LU-2.6

Recognize that the City cannot take private property for public use without just
compensation.

Policy LU-2.7

Increase efficiency by minimizing the need for actions that take extra time and
resources.
Discussion: Examples of such actions include conditional use permits, variances,
and rezones.

Policy LU-2.8

Encourage compatible public facilities to be located within or adjacent to the Civic
Center.

Policy LU-2.9

Encourage private institutions and special districts to make their facilities regularly
available for community use.
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Policy LU-2.10

Encourage, facilitate, and/or create incentives to support consolidation of lots in the
Town Center.

GOAL LU-3.

Variety of land uses

Policy LU-3.1

Use the official comprehensive plan map to indicate general classifications of land,
corresponding with the primary land uses, for all land within the city and within
intended annexation areas, as described by Table LU-6.

Classification
Residential
Urban Low
Urban Low-Medium
Urban Medium
Mobile Home Park
Classification
Commercial
Community Business
General Commercial
Freeway/Tourist
Town Center
Light Industrial/Office
Special Development
District
Parks and Open Space
Public Facilities
Study Site

Table LU-6
Land Use Classifications
Primary Land Use
Single-family residential
Low density multifamily residential
Medium density multifamily residential
Mobile or manufactured housing
Primary Land Use
Retail and commercial services
Commercial business
Freeway/tourist- oriented commercial business
Commercial or Mixed-use*
Light industry and/or commercial offices
Residential and/or Commercial, arranged to
maximize special features
Parks, open-space, recreation, and greenbelt
Civic Buildings and Other Public Facilities
To be determined pursuant to further study

* Mixed Use typically includes commercial and residential.

Policy LU-3.2

Ensure that development regulations implement the classifications and land uses
listed in Policy LU-3.1 and that they include additional details.
Discussion: While the Growth Management Act requires development regulations,
including zoning maps, to be consistent with the comprehensive plan, regulations are
typically more specific and detailed than the plan. For example, the city’s
comprehensive plan will show general land uses and the adopted zoning map may
have sub-classifications that further specify the allowable level of activity.

Policy LU-3.3

Encourage development to express variety and reflect the area’s unique
characteristics.
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Discussion: This policy is aimed at avoiding visual monotony in the development of
land uses. It is also aimed at helping development fit within the context of its
surroundings.
Policy LU-3.4

Provide for land uses that respect the diversity of people, social groups, and lifestyles.

Policy LU-3.5

Ensure buildable land capacity is available to accommodate projected employment
and population growth.

Policy LU-3.6

Create housing choices in the Town Center attractive to people from all walks of life.

Policy LU-3.7

Encourage a mix of different sizes and types of businesses in the Town Center.

Policy LU-3.8

Attract additional, quality jobs to Mountlake Terrace’s Town Center.

GOAL LU-4.

Avoidance of hazards, nuisances, and environmental degradation

Policy LU-4.1

Implement a hazard mitigation plan.
Discussion: A hazard mitigation plan is intended to help prevent hazards and natural
disasters, whenever possible, and otherwise minimize impacts to life and property.
A federal law, the Disaster Mitigation Act of 2000, requires such plans. The regional
Natural Hazards Mitigation Plan was originally approved by the Washington State
Emergency Management Division and FEMA and adopted by the City in 2004 and
approved by FEMA in 2005, and was last updated in 2009-2010. The plan is to be
updated in 2015. The City of Mountlake Terrace will continue to participate, as
appropriate, in future updates of a Hazard Mitigation Plan pursuant to federal law.

Policy LU-4.2

Coordinate with other jurisdictions and with the Emergency Services Coordinating
Agency on issues related to emergencies, hazards, and disasters.
Discussion: The Emergency Services Coordinating Agency (ESCA) is the agency
that provides coordination, information, and technical assistance to local
governments in south Snohomish County. This includes the Hazard Mitigation Plan
and a Disaster Recovery Plan.

Policy LU-4.3

Require best practices for safety and environmental protection as sites are developed
or improved.
Discussion: The Environmental Element contains more specific information and
policies about this topic.

Policy LU-4.4

Allow sexually-oriented adult businesses only in areas where the potential for
secondary impacts is minimal and most controllable.

City of Mountlake Terrace
September 2019

- LU-23 -

Land Use Element

COMPREHENSIVE PLAN 2019

LAND USE ELEMENT

Discussion: Court rulings have indicated that local governments are constitutionally
required to allow the location of sexually-oriented adult businesses. However, such
businesses can be regulated and their location limited.
Policy LU-4.5

Require trash receptacles to be appropriately located and adequately sized and
screened.

GOAL LU-5.

High-quality infill projects and redevelopment

Policy LU-5.1

Encourage high-quality infill and redevelopment projects to revitalize the
community.

Policy LU-5.2

Require commercial, industrial, civic, and institutional development to be designed
in ways that minimize conflicts with adjacent homes and neighborhoods.

Policy LU-5.3

Use design guidelines and standards to ensure that development is at an appropriate
scale for the neighborhood, has landscaping, and that the facade shows variations in
materials and in architectural features.

Policy LU-5.4

Encourage co-location of development and mixed uses to enhance the community’s
image and convenience within or near public Park-and-Ride sites.

Policy LU-5.5

Promote revitalization of the Town Center and new ways to serve community needs
through attractive redevelopment. Designate strategic locations in the Town Center
as “Priority Development Focus Areas” where a combination of public and private
investments serve to complete and integrate planned redevelopment projects thus
creating vibrant and active pedestrian places.

Policy LU-5.6

Encourage development to be pedestrian- and bicycle- friendly and convenient for
transit.
Discussion: This should include appropriate connections for residential, employment
and community service locations.

Policy LU-5.7

Encourage “Transfer of Development Right” opportunities in order to protect farms
and forests as well as support the development of vibrant centers.

Policy LU-5.8

Support the regional land use and transportation plans by realizing the vision for the
Mountlake Terrace Subregional Growth Center and the North Melody Hill Activity
Hub as vibrant centers with jobs, transit access, walkability, and prominence as
cultural and economic destinations.

Policy LU-5.9

Concentrate major transportation funding in the Mountlake Terrace Subregional
Growth Center and the North Melody Hill Activity Hub.
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GOAL LU-6. Effective public services and facilities
Policy LU-6.1

Maintain adequate public facilities, consistent with adopted level of service
standards.

Policy LU-6.2

Ensure that new development will be able to sustain an urban level of service,
consistent with the capital facilities plan.

Policy LU-6.3

Provide for public facilities to be located or expanded, where appropriate, as a
permitted or conditional use.

Policy LU-6.4

Encourage recycling and the reduction of waste entering landfill sites.

Policy LU-6.5

Participate in the Snohomish County Tomorrow process, as needed, to address
essential public facilities of a statewide or regional nature.
Discussion: The City does this through its permitting system. All essential public
facilities are eligible to be sited, either through an outright or conditional use permit.

Policy LU-6.6

Site essential public facilities, consistent with state laws, countywide planning
policies, interlocal agreements, and the City’s development regulations.

Policy LU-6.7

In reviewing specific proposals for essential public facilities through the permitted or
conditional use processes, take into account local needs, environmental factors, land
use, neighborhood compatibility, transportation, safety, and urban design.

Policy LU-6.8

Allow secure community transition facilities only in an industrial zone, subject to a
conditional use permit which has included a special process for considering safety
risks to the neighborhood. Explicit requirements for maintaining strict and continued
security shall be a condition of any permit for this type of facility.

Policy LU-6.9

Use the following criteria in considering whether property should be acquired for
open space:
a. Ability to reduce repeat flooding of habitable structures;
b. Ability to preserve critical habitat or otherwise improve environmental functions
and values;
c. Cost-effectiveness of the acquisition to address community needs for open space;
and
d. Availability of financial resources.

Policy LU-6.10

Create a multi-modal Town Center that provides gathering and mobility for
pedestrians, bicycles, automobiles, and public transportation

Policy LU-6.11

Improve Town Center accessibility while planning for traffic growth and making
traffic flow more smoothly
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Policy LU-6.12

Seek opportunities to implement the Landscape Conservation and Local
Infrastructure Program (LCLIP) or other programs to provide funding for
infrastructure in strategic locations.

Policy LU-6.13

Ensure that park-and ride facilities, whether temporary or permanent, are within a
five- to ten-minute walk from the transit station they serve.

PERFORMANCE MEASURES
Measuring performance or progress is an important way to assess whether expectations are being met.
In this Comprehensive Plan, one performance measure has been selected for each major topic. Annually,
the City will make a good faith effort to meet or exceed its performance measures, check the data, with
respect to each of the performance measures, and report the results.
Measures for major topics have been selected with the following criteria in mind:
• Relevance to goals
• Meaningfulness to the public
• Availability of data.

Performance Measures
For the Land Use Element, the City of Mountlake Terrace has the following performance measure and
will annually report on their progress.
• Evaluate population and the required growth targets.
• Monitor and report on the Town Center and Freeway Tourist Planned Action Thresholds.
• Track new dwelling units by type and monitor the residential mix.

ACTIONS TO TAKE
To help carry out this chapter, the following action steps are needed in the time frame described. Other
actions may be undertaken in succeeding years.
• By end of 2018, develop standards to allow heights that exceed underlying height limits as a
means to implement anticipated LCLIP development intensities.
• By the end of 2019, conduct a city walkability study to inform options for improving walkability.
• By end of 2019, delineate a Local Project Improvement Area (LIPA) to identify where
infrastructure improvements funded by LCLIP revenue will occur.
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