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1. Introduction 
Landrum & Brown prepared this Land Use Technical Report to determine the potential land use 
impacts resulting from the Sustainable Airport Master Plan (SAMP) Near-Term Projects (NTP) at the 
Seattle-Tacoma International Airport (SEA or Airport). 

 Description of the Proposed Action 
The Port of Seattle (Port) identified a set of NTPs to address the near-term activity levels projected to 
occur at the Airport. The NTPs include over 30 projects that would improve efficiency, safety, access to 
the Airport, and support facilities for airlines and the Airport. The NTPs (as a whole) are the Proposed 
Action and are shown on Exhibit 1. 
In addition to the Proposed Action, a Hybrid Terminal Option was also evaluated in the Environmental 
Assessment (EA). This alternative includes the same elements as the Proposed Action. The only 
differences in the two alternatives are the location of passenger loading bridges and aircraft 
hardstands. 

2. Regulatory Setting 
Table 1 lists the statutes, regulations, and Executive Orders relevant to land use. 
TABLE 1: STATUTES, REGULATIONS, AND EXECUTIVE ORDERS RELATED TO LAND USE 

Statute US Code Implementing 
Regulation 

Oversight 
Agency Summary 

Airport and Airway 
Improvement Act of 
1982, and 
subsequent 
amendments 

49 U.S.C. § 47107(a)(10) FAA 

AIP funding for an airport development 
project may not be approved unless the 

Secretary of Transportation receives written 
assurance satisfactory to the Secretary that 
appropriate action, including the adoption of 
zoning laws, has been or will be taken, to the 
extent reasonable, to restrict the use of land 
adjacent to or in the immediate vicinity of the 
airport to activities and purposes compatible 
with normal airport operations, including the 

landing and take-off of aircraft. 

Airport 
Improvement 
Program 
 

49 U.S.C. § 47106(a)(1) FAA 

AIP funding for an airport development 
project may not be approved unless the 

Secretary of Transportation is satisfied that a 
project is consistent with plans (existing at 

the time a project is approved) of public 
agencies for development of the area in 

which the airport is located. 
Airport Safety, 
Protection of 
Environment, 
Criteria for 
Municipal Solid 
Waste Landfills 

40 CFR § 258.10 
 

EPA Addresses restrictions on municipal solid 
waste landfills relative to airports. 

Note: AIP = Airport Improvement Program; CFR = Code of Federal Regulations; EPA = U.S. Environmental Protection 
Agency; FAA = Federal Aviation Administration; U.S.C. = United States Code. 
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EXHIBIT 1, PROPOSED ACTION 
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3. Existing Conditions 
The land use analysis completed for this EA focused on the areas within the General Study Area (GSA) 
where the Proposed Action or alternatives may create impacts that are incompatible with existing or 
future planned land uses. The analysis considered the City of SeaTac (where the Airport is located) and 
those jurisdictions within the GSA including the cities of Burien, Des Moines, and Tukwila. 

 Existing Land Use 
The predominant existing land use within the GSA is commercial/industrial. Land uses surrounding the 
Airport property include parkland, single-family and multifamily residential, industrial, and commercial. 

 Planned and Future Land Use 
General land use within each jurisdiction is established through a comprehensive plan and applied 
through zoning regulations. Zoning provides an indication of possible future land use and does not 
always reflect the current land use. Zoning directly adjacent to Port-owned property is predominantly 
commercial along the east; a park and single-family residential to the north; mixed use to the south; and 
mixed commercial, industrial, and residential to the west. 

Title 36, Chapter 36.70.547 of the Revised Code of Washington requires every county, city, and town in 
which there is located a general aviation airport that is operated for the benefit of the general public, 
whether publicly-owned or privately-owned public use, shall, through its comprehensive plan and 
development regulations, discourage the siting of incompatible uses adjacent to such general aviation 
airport. Thus, local plans and land use regulations have been developed by adjacent jurisdictions to 
discourage uses incompatible with airport operations. 

Local and county comprehensive plans, local redevelopment plans, regional transportation plans, and 
other agreements from the jurisdictions within the GSA were collected for this EA to understand 
planned and future land uses. These included the following: 

• Port and City of SeaTac Interlocal Agreement (ILA) (2018) 
• SeaTac Comprehensive Plan (last update: November 23, 2021) 
• City of Des Moines Comprehensive Plan (June 25, 2015, amended: December 3, 2020) 
• The Burien Plan (updated on November 7, 2022) 
• Tukwila Comprehensive Plan (2015) 
• Puget Sound Regional Council (PSRC) Vision 2050 (adopted in October 2020) 

Each of these plans is described in the following sections. 
 
3.2.1 Port and City of SeaTac Interlocal Agreement (ILA) (2018) 
The Port of Seattle Commission and SeaTac City Council approved a new ILA on December 20, 2017.1 
Among other topics, this agreement established a cooperative system for land use management of 
Port-owned property located within the City of SeaTac. Per the ILA, all Port-owned property within the 
City of SeaTac is zoned either “Aviation Operations (AVO) or “Aviation Commercial (AVC).” The AVO 
zone is designated for “facilities or structures that provide safe and efficient movement of the traveling 
public, employees, and goods and services associated with airport operations.” The AVC zone is 

 
1 See Attachment 1: 2018 Interlocal Agreement 
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designated for “airport related and non-airport related commercial, industrial or light manufacturing use, 
while maintaining compatibility with airport operations and activities.” The AVO and AVC designations 
allow only certain land uses, including the land uses indicated in Table 2 that are relevant to this 
project. 

TABLE 2: RELEVANT ILA ALLOWABLE LAND USES 
Land Use AVO AVC 

Aircraft Fueling Facilities Yes No 
Aircraft Maintenance Facilities Yes No 
Aircraft Storage Area Yes No 
Airport Airfield Facilities Yes Yes1 
Airport Cargo Facilities Yes Yes 
Airport Landside Facilities Yes Yes 
Airport Support Facilities Yes Yes 
Airport Terminal Complex Yes No 
Consolidated Rental Car Facility Yes Yes 
Helipad/Heliport and Facilities Yes Yes 
Inter/Intra Terminal Transfer Facilities Yes Yes 
Distribution Center/Warehouse Yes Yes 
Public/private Parking Yes Yes 
Utility Use Yes Yes 

1  Limited to only facilities that support airport and aircraft operations whose location is fixed by function or FAA 
requirements. 
Note: This table does not include all land use types, only those relevant to this EA. 
Source: The Port/City of SeaTac 2018 ILA, Appendix 3B: AVO and AVC Allowed Land Uses Chart 

The ILA also established an Airport Activity Area (AAA). The AAA consists of parcels that are: 

1. Generally used for airport operational uses; or 
2. Physically connected to the airfield, including facilities or aids that support the airfield or aircraft 

operations, or airfield development whose location is fixed by function as defined by the Federal 
Aviation Administration or other federal agency. 

3.2.1.1 Projects located inside the AAA or Future AAA Boundary 

• Parcels located within the AAA boundary are exempt from ILA development standards and 
regulations, and are exempt from the City of SeaTac Municipal Code, and are instead subject to the 
Port’s Architecture Guidelines and Standards and Landscape Standards. 

• Parcels designated as “Future AAA” have the potential to be utilized for airport operations in the 
future, but only if the Port adopts the SAMP and commences with the development actions. These 
parcels are also exempt from ILA development standards and guidelines. 

• Within the AAA, the ILA also identifies “edge properties,” defined as Port-owned property that abuts 
public right-of-way, property owned by other public agencies other than the Port, or private property. 
Specific policies and standards have been established for the development of edge properties that 
would incorporate aesthetic treatments and screening in balanced consideration of future capacity 
and operational needs. 

3.2.1.2 Projects located outside the AAA 

• Development projects located outside of the AAA fall under the principles and guidelines contained 
within the ILA and City of SeaTac Municipal Code. These include setback requirements, maximum 
building lot coverage, signage standards, landscape design standards, and parking standards. 



SEATTLE-TACOMA INTERNATIONAL AIRPORT 
SUSTAINABLE AIRPORT MASTER PLAN NEAR-TERM PROJECTS 

 

LANDRUM & BROWN LAND USE TECHNICAL REPORT | 7 
JANUARY 2024 

The locations of the Proposed Action project elements and their relation to the AAA are depicted on 
Exhibit 2. 

3.2.1.3 City of SeaTac Comprehensive Plan (updated in 2021) 

The City of SeaTac’s Comprehensive Plan outlines community goals and policies, as well as specific 
steps for achieving them. It also contains a future land use map that guides the ultimate physical 
development of the City of SeaTac. The plan is supported by three stand-alone subarea plans: 

• The City Center Plan (February 2020) 
• The South 154th Street Plan (December 2006) 
• The Angle Lake District Station Area Plan (July 2015) 

The land use element of the plan focuses on directing future development to appropriate areas, 
specifically the urban center, creating walkable transit-oriented communities, and providing equitable 
access to neighborhood services.2 All land that is owned or to be owned by the Port under the 
approved Airport Master Plan is designated as “airport,” and surrounded by a mix of commercial, 
business, park, and low-density residential (north of SR 518) zoning. The City of SeaTac’s zoning code 
mirrors the ILA allowable land uses within these Airport areas. 

Of the three subarea plans, the City Center Plan and Angle Lake District Station Area Plan would be 
applicable to this project. The City Center Plan3 includes policies that focus on encouraging airport-
compatible development, coordinating motorized and nonmotorized transportation in the vicinity of 
SEA, and integrating SEA into the community image and development. Additional land use plans for 
areas around SEA emphasize connectivity with SEA and airport-oriented development. 

The Angle Lake District Station Area Plan4 focuses on transit connectivity and community development 
near light rail stations. It also identifies key land use strategies for Port-owned property located within 
the Angle Lake District Station Area Plan to encourage “transit-oriented, people-intensive commercial 
land uses that help activate the District Center;” promote uses and design features that enhance and 
are compatible with the transit and people-oriented environment of the District Center; and affirm 
continued commitment to the ILA with the Port. 

The November 2020 Parks, Recreation, and Open Space Element of the Plan has established two 
policies for the area surrounding Tub Lake: Objective 7B5 seeks to preserve the area surrounding Tub 
Lake as a natural wetland and increase opportunities for public enjoyment of the area; and Objective 
7C6 calls for the development of environmentally sensitive public trails connecting the “Lakes to Sound 
Trail” to SeaTac Community Center and natural features such as Tub Lake and adjacent wetlands. 

  

 
2 See Attachment 2: Excerpt from the City of SeaTac Comprehensive Plan, Land Use Element 
3 See Attachment 3: City Center Plan Update Phase I, Vision Report 
4 See Attachment 4: Excerpt from the Angle Lake District Station Area Plan 
5 See Attachment 14: Excerpt from City of SeaTac Comprehensive Parks, Recreation, and Open Space Plan – 
Inventory and Management, Policy 7B 
6 See Attachment 14: Excerpt from City of SeaTac Comprehensive Parks, Recreation, and Open Space Plan – 
Inventory and Management, Policy 7C 
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EXHIBIT 2, INTERLOCAL AGREEMENT – AIRPORT ACTIVITY AREAS  
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3.2.2 Des Moines Comprehensive Plan (2015, amended in 2020) 
Des Moines’ Comprehensive Plan serves as the city’s official policy guide that defines, through goals, 
policies and implementation strategies, how Des Moines should best accommodate forecast household 
and job growth; manage traffic; and provide open space, recreational opportunities, and other vital 
services. The land use element of this plan7 outlines a goal to seek a harmonious blend of living, 
working, shopping, recreational, and cultural land uses. It is noted that part of the goal is to regulate the 
siting of incompatible land uses adjacent to SEA. The Transportation Element8 also references a future 
south connection to SEA (28th/24th Avenue South) that would accommodate vehicles, pedestrians, and 
bicycles, and connect to the Sound Transit light rail station at South 200th Street. The housing element 
of the plan9 references aircraft related noise, with the area between 16th Avenue South and 24th Avenue 
South being heavily affected. The area north of South 216th Street was so severely affected that the 
Port purchased and removed homes in the 1990s. The area south of South 216th Street remains in 
private and city ownership. 

3.2.3 The Burien Plan (updated in 2022) 
The Burien Plan outlines the city’s plans for sustainable development, including the growing costs of 
capital facilities, services, and construction; the shifting needs of population and workplaces; and 
people’s need for identity, community and sense of place. The land use component of the plan10 
focuses on establishing a pattern of development that maintains and enhances the character of 
Burien’s well-established neighborhoods; protects critical areas from the impacts of development; 
enhances the attractiveness and vitality of downtown; and preserves the city’s small-town character. 

Chapter 2 of the plan outlines several policies to encourage reduction of airport noise impacts and 
discourage actions that would introduce noise impacts to sensitive land uses.11 It provides a specific 
“Professional Residential” designation that allows single-family homes and small businesses in areas 
that are near SEA, but not directly under the flight path for the third runway. An “Airport Industrial” 
designation was also established to allow flex-tech, professional, warehousing, and other similar uses, 
while ensuring that the scale and design of such uses are compatible with surrounding neighborhoods. 
The plan also established the Northeast Redevelopment Area (NERA), which is an overlay designation 
for economic development in the eastern part of the city, in areas affected by airport noise. The NERA 
reflects a collaboration between the city and the Port that led to a specific redevelopment plan that 
allows airport-oriented uses such as business parks, warehousing, and manufacturing in the NERA. 

3.2.4 Tukwila Comprehensive Plan (2015) 
Tukwila’s Comprehensive Plan notes the convenient access to SEA, and the challenge to preserve this 
access while buffering the neighborhoods from SEA and connecting roads. Goal 7.812 of the plan 
relates to protecting neighborhoods from “undue noise impacts,” and outlines policies to discourage 
noise levels incompatible with planned uses, and encourage reduction of noise from SEA by “promoting 
the development of new or the retrofit and modification of existing aircraft engines which are quieter, 

 
7 See Attachment 5: Des Moines Comprehensive Plan, Chapter 2: Land Use Element 
8 See Attachment 6: Excerpt from Des Moines Comprehensive Plan, Chapter 3: Transportation Element 
9 See Attachment 7: Des Moines Comprehensive Plan, Chapter 7: Housing Element 
10 See Attachment 8: Excerpt from the Burien Plan, Chapter 1: Executive Summary 
11 See Attachment 9: Excerpt from the Burien Plan, Chapter 2: Plan Policies 
12 See Attachment 10: Tukwila Comprehensive Plan, Goal 7.8 
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and operational procedures that help reduce aircraft noise emission levels.” Goal 13.8.113 of the plan 
calls for the city to participate with the Port in the updating of the Airport Master Plan to enhance 
Tukwila goals and policies, incorporate Tukwila land use plans and regulations, minimize adverse 
impacts to Tukwila residents, and prevent the encroachment of incompatible land uses. 

3.2.5 Puget Sound Regional Council Vision 2050 (adopted in 2020) 
VISION 2050’s multicounty planning policies, actions, and regional growth strategy were intended to 
guide how and where the region grows through 2050. Among many important regional goals, VISION 
2050 calls for cities and counties to continue preserving industrial lands and limit the encroachment of 
incompatible land uses around airports, particularly in the critical approach and departure paths. Within 
this Vision, Economic Policy MPP-EC-414 calls for the region to leverage its position as an international 
gateway by supporting businesses, airports, seaports, and agencies involved in trade-related activities. 
Economic Policy MPP-EC-515 recognizes the region’s airports as critical economic assets that support 
the region’s businesses, commercial aviation activities, aerospace manufacturing, general aviation, and 
military missions. 

4. Potential Impacts 
 Alternative 1: No Action 

The No Action Alternative is not anticipated to result in impacts to existing and future planned land 
uses. 

 Alternative 2: Proposed Action and Alternative 3: Hybrid Terminal 
Option 

The Proposed Action and Hybrid Terminal Option (Action Alternatives) would occur entirely on Port-
owned property and would be consistent with the conditionally approved Airport Layout Plan. Each of 
the local land use plans for jurisdictions adjacent to or in the vicinity of SEA have recognized the Airport 
operations, including in some cases specifically addressing the potential for additional development of 
Airport property or property in the vicinity of SEA for airport related operations. The State Growth 
Management Act, RCW 36.70.547 further protects airport development and operations from 
inconsistent or incompatible land uses being developed adjacent to the airport. For those reasons, the 
Action Alternatives are consistent with these local land use plans. Furthermore, all the proposed 
projects would be considered allowable land uses under the terms of the Port and City of SeaTac’s 
Interlocal Agreement (ILA). 

Because the Action Alternatives would be consistent with all SEA and local jurisdiction planning 
documents, would not significantly alter the general land use patterns in the area, disrupt or divide an 
established community, cause residences to relocate, or induce adverse socioeconomic impacts, the 
Action Alternatives would not result in significant land use impacts. 

 
13 See Attachment 11: Tukwila Comprehensive Plan, Goal 13.8.1 
14 See Attachment 12: Vision 2050, Economic Policy MPP-EC-4 
15 See Attachment 12: Vision 2050, Economic Policy MPP-EC-5 
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4.2.1 Consistency with Local Plans 
The Proposed Action and Hybrid Terminal Option were evaluated for conformance with the following 
local land use plans: the City of SeaTac Interlocal Agreement (ILA), City of SeaTac Comprehensive 
Plan (updated in 2021), Des Moines Comprehensive Plan (2015, amended in 2020), the Burien Plan 
(updated in 2022), Tukwila Comprehensive Plan (2015), and Puget Sound Regional Council - Vision 
2050 (adopted in 2020). This analysis is on land use consistency only and does not include surface 
transportation impacts for which a separate analysis was completed. 

4.2.1.1 Port and City of SeaTac Interlocal Agreement (ILA) (2018) 

All elements would be considered allowable land uses per the ILA and are therefore consistent with this 
agreement. 

4.2.1.2 City of SeaTac Comprehensive Plan (updated in 2021) 

All project elements would occur in the City of SeaTac, within the areas governed by this plan. All 
project elements would be consistent with this plan, as the city’s zoning code mirrors the ILA allowable 
land uses within the airport areas. 

The Action Alternatives would change the use of some Port-owned land parcels, particularly for the 
cargo development elements (C02 and C03) where the land uses are currently vacant (former 
residential). The proposed improvements would be accessible via existing roadways and the required 
utility connection would occur via public right-of-way without disrupting adjacent land uses. Because the 
Action Alternatives would shift some cargo warehousing functions north of SR 518, there is potential for 
additional truck traffic in these areas that would otherwise remain along Air Cargo Road (surface 
transportation impacts are discussed in Section 4.3.12). The development of these parcels for cargo 
warehousing has been proposed for at least ten years and coordination with the City of SeaTac has 
occurred throughout that period. As such, these elements have been included in the overall planning for 
the area and are consistent with local plans. 

Other improvements north of SR 518 include the north Ground Transportation (GT) holding lot (L05), 
employee parking structure (L07), and the centralized receiving and distribution center (S10). Each of 
these proposed projects would be located on Port-owned property, between existing industrial buildings 
and businesses of similar use. There is potential for additional automobile and truck traffic in these 
areas due to the additional parking lots. Intersections on the surrounding street network were analyzed 
for PM peak-hour level of service (LOS). Five intersections near the land uses have Port-proposed 
mitigation identified to address the additional vehicle and truck traffic. These intersections and 
improvements are listed below: 

• Des Moines Memorial Drive S at SR 518 Eastbound Ramps: Construct new single lane roundabout 
• Des Moines Memorial Drive S at SR 518 Westbound Off-Ramp: Construct new single lane 

roundabout 
• Des Moines Memorial Drive S at S 144th Street: Added channelization and signal timing/phasing 

improvements 
• 16th Avenue S at S 144th Street: Added channelization 
• 24th Avenue S at S 146th Street: New signal constructed 

Although the Action Alternatives would result in development in the vicinity of Tub Lake, associated with 
L05 and S10, the proposed land uses would be consistent with the existing land use east, west, and 
south of Tub Lake, and would not restrict SeaTac’s implementation of the Parks, Recreation, and Open 
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Space Element Objectives 7B or 7C.16 Therefore, the Action Alternatives would be consistent with the 
City of SeaTac Comprehensive Plan. 

4.2.1.3 Des Moines Comprehensive Plan (2015, amended in 2020) 

None of the project elements, nor significant direct or indirect impacts of the Action Alternatives, would 
occur within the City of Des Moines. Therefore, the Action Alternatives would be consistent with the 
Des Moines Comprehensive Plan. 

4.2.1.4 The Burien Plan (updated in 2022) 

None of the project elements, nor significant direct or indirect impacts of the Action Alternatives, would 
occur within the City of Burien. Therefore, the Action Alternatives would be consistent with the Burien 
Plan. 

4.2.1.5 Tukwila Comprehensive Plan (2015) 

None of the project elements, nor significant direct or indirect impacts of the Action Alternatives would 
occur within the City of Tukwila. Therefore, the Action Alternatives would be consistent with the Tukwila 
Comprehensive Plan. 

4.2.1.6 Puget Sound Regional Council - Vision 2050 (adopted in 2020) 

The VISION 2050 calls for cities and counties to continue preserving industrial lands and limit the 
encroachment of incompatible land uses around airports, particularly in the critical approach and 
departure paths. Because the Action Alternatives would be compatible with airport operations and 
would not encroach upon the critical approach and departure paths, they would be considered 
compatible with this goal. The Action Alternatives would also support growth at SEA, and therefore be 
consistent with the PSRC’s goals to leverage the region’s position as an international gateway and 
optimize commercial aviation activities. 

 
16 See Attachment 14: Excerpt from City of SeaTac Comprehensive Parks, Recreation, and Open Space Plan – 

Inventory and Management, Policies 7B and 7C 
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The Land Use Element goals and policies guide the type, distribution, and 
location of land uses to direct SeaTac’s physical development.  It provides 
the policy context for the City’s zoning code, development regulations 
and administrative processes, and investment decisions such as capital 
improvements and work plans for City staff, Planning Commission, City 
Council, and partners.  

This Element is closely coordinated with the Housing and Human Services; 
Transportation; Parks, Recreation and Open Space; Environment; and 
Community Design Elements. This coordination ensures that residences 
and future development occur in areas that are best served by public 
transportation, walkable infrastructure, and open space while reducing 
impacts on the environment. For example, the Land Use policies encourage 
higher density housing with commercial services in close proximity to the 
three light rail stations, while Transportation Element policies encourage 
walking and bicycle routes in these areas. Likewise, Parks, Recreation, and 
Open Space Element policies ensure park access for people living in those 
areas. The Community Design Element augments Land Use Element policies 
by defining the desired character of new development.

Additional land use goals and policies are in the following three subarea 
plans: City Center Plan, South 154th Street Station Area Action Plan, and 
Angle Lake District Station Area Plan.
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GOALS AND  GOALS AND  
POLICIES POLICIES 

This section contains SeaTac’s land use goals and policies. Goals represent 
the City’s general objectives, while policies provide more detail about the 
steps needed to achieve each goal’s intent.

Growth Management

GOAL 2.1
Focus growth to achieve a balanced mix and 
arrangement of land uses that support economic 
vitality, community health and equity, and transit 
access.

Urban Center Land Uses

Policy 2.1A
Implement the City Center, South 154th Street Station Area, and 
Angle Lake District Station Area Plans to focus the majority of 
SeaTac’s commercial and residential growth and redevelopment 
into three distinct complete communities within SeaTac’s designated 
Urban Center. 

Policy 2.1A-1
Review and potentially amend the City Center Plan in the near 
future.

A portion of SeaTac is designated an 
“Urban Center” under the King County 
Countywide Planning Policies and a 
“Regional Growth Center” under the 
Puget Sound Regional Council’s Vision 
2040. The City Center, South 154th 
Street Station Area, and Angle Lake 
Station Area plans support compact 
development around three Link light 
rail stations within the Urban Center 
to maximize residents’ and businesses’ 
access to the region via public transit.  
Implementation of these plans would 
transform the International Boulevard 
corridor from a linear commercial 
form into three distinct and complete 
neighborhoods, accommodating new 
residential and employment growth. 
Higher employment and residential 
densities would result in an inviting 
and vibrant urban environment, while 
preserving the City’s stable residential 
areas from inappropriate higher density 
development.
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One-quarter to one-half mile is 
generally a comfortable walking 
distance. Figure 2.1 shows the one-
quarter mile and one-half mile walk 
sheds from the Tukwila International 
Boulevard, SeaTac/Airport and Angle 
Lake light rail stations.

Policy 2.1B 
Direct moderate and high density residential development to the 
Urban Center, especially within the City Center and station areas. 
The Urban Center accommodates residents and employees in a mix of uses 
and structures. Moderate and high density residential uses are appropriate 
within the Urban Center, where residents can walk or ride transit to work, 
and take advantage of the employment and activities within the center. 

Policy 2.1C 
Promote development that reduces block sizes in the Urban Center, 
particularly in the City Center and the station areas, and provides a 
network of connected local streets to facilitate pedestrian circulation 
and transit accessibility.
The physical layout of the Urban Center, including its street and sidewalk 
network, block size, and configuration, is perhaps the most crucial 
determinant of its pedestrian and transit accessibility. A dense network of 
connected streets provides pedestrians with direct, safe, and interesting 
routes between destinations. Development should add new streets to reduce 
the average block size in station areas from the current 11.4 acres to three 
to six acres. 

Policy 2.1D 
Focus retail development within the City Center and station areas. 
Most of the commercial development on International Boulevard consists 
of non-retail businesses such as hotels, restaurants, park ’n fly lots, offices, 
and a few auto-oriented retail establishments (e.g., used car sales). The 
Airport generates a large and relatively untapped market for retail activity in 
the City of SeaTac. More than 35 million passengers traveled through the 
Airport terminal in 2013, and the annual volume is projected to increase 
to 45 million passengers per year by 2024. This market could be tapped, 
especially if travelers could conveniently access shopping areas outside the 
Airport.
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General Growth

Policy 2.1E
Promote efficient use of land by requiring development of the 
appropriate type and density for each zone.
The Growth Management Act requires each city to accommodate its fair 
share of forecast growth. In King County, this fair share is called a “growth 
target.” To accommodate SeaTac’s growth target, minimum densities should 
be required in higher density zones.  

Policy 2.1F
Amend the Zoning Map to achieve the vision illustrated on the City’s 
Land Use Plan Map in accordance with the adopted criteria below.
The Comprehensive Plan envisions the eventual rezoning of many areas 
of the City concurrent with public and private infrastructure development, 
market demand, and neighborhood compatibility. The Land Use Plan Map 
(Map 1.5) represents the outcome of this process over a 20-year horizon. 
Properties which are not zoned consistently with the Land Use Plan Map 
designations should be rezoned when the following criteria are satisfied:

1. Market demand is sufficient for blocks of land to be developed,

2. Infrastructure improvements are planned concurrently to serve the 
proposed development, and

3. The planned use is compatible with the surrounding neighborhood.

Property owners are encouraged to propose rezoning properties when, 
in their opinion, demand for such zoned property exists or will soon exist. 
Proposed zoning changes must satisfy the criteria listed above and be 
consistent with the Land Use Plan Map designations. However, piecemeal 
rezoning of an area on a lot-by-lot basis could be detrimental to public 
health, safety, and welfare. Such proposals should be postponed until the 
proposed zoning change area includes enough properties to fully realize the 
intent of this Plan.

Policy 2.1G
Ensure that the future uses of Highline School District’s unused/
unoccupied properties are compatible with or help meet needs of 
adjacent neighborhoods and land uses.
A few of Highline School District’s sites, such as Riverton Heights Elementary 
School, Glacier High School, Boulevard Park Elementary School, and 
Maywood Elementary School, are no longer occupied or used by the 
school district. These sites present unique opportunities for neighborhood 
redevelopment projects through the rehabilitation of buildings and/or 
recreational facilities. Redevelopment of some of these facilities would 
enhance neighborhood character and provide additional space for private 
or public business endeavors. 
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Healthy, Equitable, and Connected 
Communities

GOAL 2.2
Create walkable, compact, transit-oriented 
communities with a range of transportation, 
employment, housing, recreation, goods, and 
service choices for residents of all income levels.

Access to Transportation Choices

Policy 2.2A
Establish land use patterns that promote walking, bicycling, and 
transit use to access goods, services, education, employment, and 
recreation. 

Policy 2.2B
Promote dense residential and employment uses in transit 
communities to provide current and future residents with greater 
access to transportation, housing, and economic opportunities.

Access To Healthy Foods

Policy 2.2C
Incorporate consideration of physical health and well-being into local 
decision-making by locating, designing, and operating public 
facilities and services in a manner that supports creation of 
community gardens on public open space in accessible locations.

Policy 2.2D
Support policy, systems, and environmental changes that result in 
increased access to healthy foods.

Policy 2.2E
Provide opportunities for shops, services, recreation, and access to 
healthy food sources within walking or bicycling distance of homes, 
work places, and other gathering places.

Access to Housing

Policy 2.2F
Foster high quality, diverse, and affordable housing.

Transit communities are generally 
considered the land within a half mile 
walking distance from the three light 
rail stations serving SeaTac. In some 
cases this land may extend beyond the 
Subarea boundaries. Developing transit 
communities implements the Council-
endorsed Growing Transit Communities 
Compact.

See related policies in the 
Transportation Element 
regarding multi-modal 
transportation options.

See the Parks, Recreation, 
and Open Space Policy 10.2 
regarding geographically 
equitable distribution of 
recreation facilities.

See the Housing and Human 
Services Element for related 
policies.
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Access to Neighborhood Services

Policy 2.2G
Encourage neighborhood-scale commercial development in 
appropriate locations outside of the Urban Center to serve needs of 
residents.
Although it is appropriate to direct most of the City’s commercial growth 
to the Urban Center, there is also a need to serve the residential areas 
with neighborhood-scale commercial services. Small, neighborhood-scale 
commercial areas would provide residents with services and shopping 
opportunities close to home, which can reduce auto trips, provide 
opportunities for neighbors to meet, and help build a sense of community.

Policy 2.2H
Promote and incentivize developments in commercial designations 
with retail and service-oriented businesses on the ground floor or on 
the same site to serve employees, residents, and visitors. 
A mixed use building/site has a mix of different uses within one structure 
or a given site, such as retail uses on the first floor with office and/or 
residential on the upper floors. This type of development promotes a more 
pedestrian-friendly environment and might encourage more resident-
oriented businesses to locate in SeaTac. Ground floor activities should 
serve the daily needs of employees, residents, and visitors to provide 
the opportunity for a car-free lifestyle. These may include convenience 
shopping, specialty shops, and restaurants.

Policy 2.2I
Allow commercial uses that serve neighborhood needs on the 
ground floors of residential buildings in the high density zones. 
Examples of neighborhood-serving ground floor commercial uses include 
small grocery markets, hardware stores, bakeries, day care centers, dry 
cleaning, doctor’s offices, hair salons, and coffee shops. 

Policy 2.2J
Encourage the development of small, “resident-oriented” businesses 
in SeaTac. 
While there is a large number of commercial businesses in SeaTac, many  
provide services that are primarily oriented to Airport-related visitors 
and daytime employees. The City should allow and strongly encourage 
businesses that cater to residents’ needs such as hardware stores, bakeries, 
small grocery markets, bookstores, day care centers, restaurants, and cafes. 
These types of services also help to make the City more livable for families.

Policy 2.2K 
Allow home occupations in residential areas subject to Zoning Code 
requirements for such business operations.
Home occupations allow small businesses to operate in a cost-effective 
manner. These types of businesses can be compatible within residential 
neighborhoods if the operation has a small number of employees, is 
incidental to the residence’s primary use as a dwelling unit, and has no 
negative traffic or environmental impacts.

See the Urban Center Land 
Uses section for related 
policies.
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Citywide Land Uses
The geographic interpretation of Goals 2.1 and 2.2 is depicted on SeaTac’s 
Land Use Plan Map. Its land use designations fall under the following broad 
categories:

• Residential;

• Commercial;

• Manufacturing, Industrial, Business Park, and Airport; 

• Park, and

• Other

Residential Land Use

GOAL 2.3 
Achieve a mix of housing types while maintaining 
healthy residential neighborhoods and guiding new 
housing development into appropriate areas.

Residential - Low Density (Single Family) 

Policy 2.3A
Stabilize and protect existing single family residential neighborhoods 
by maintaining a designated Residential Low Density (Single Family) 
area. 
SeaTac’s established residential neighborhoods are important components 
of the community and should be protected from negative impacts of 
conflicting or inappropriate nearby land uses. The character of healthy 
neighborhoods should be maintained since it provides a sense of well-being 
for residents and enhances the stability of the entire city.  Land within the 
Residential Low Density areas is, and will continue to be, primarily single 
family in nature.

Policy 2.3B
Allow accessory dwelling units in single family designations to 
provide additional housing opportunities and income sources for 
homeowners, and compatible non-residential uses including schools, 
parks and religious use facilities.

Townhouse

Policy 2.3C
Maintain single-family characteristics while building the densities that 
support transit ridership and nearby commercial activities through 
the Townhouse designation. 
The Townhouse designation provides a transition between Residential Low 
Density areas and more intensely developed residential or commercial/
mixed use areas. 
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Residential Medium Density

Policy 2.3D
Allow higher densities than single family areas while maintaining 
a desirable family environment through the Residential Medium 
Density designation. Some compatible non-residential uses including 
schools, parks and religious use facilities may be allowed.
This designation provides a transition between lower density and higher 
density areas. Examples of medium density uses include two- to three-story 
apartments and townhouses.

Residential High Density

Policy 2.3E
Provide a high density living option through the Residential High 
Density designation. Some compatible non-residential uses may be 
allowed, including neighborhood oriented commercial when part of 
mixed use development.
This designation provides a transition between lower density residential 
areas and commercial areas and is intended to be primarily residential 
in character. Examples of high density residential development include 
apartments with three or more stories. 

Residential High Mixed Use

Policy 2.3F
Promote high density residential uses and opportunities for mixed use 
development that complements bordering high density commercial 
areas through the Residential High Mixed Use designation. 

Purposeful design and placement of 
buildings, landscape, and open spaces 
will strengthen the characteristics 
of these land use designations. See 
the Community Design and Parks, 
Recreation, and Open Space Elements for 
these related policies.

The Residential High Mixed Use and 
Commercial High designations form the 
core of SeaTac’s Urban Center.
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Commercial Land Use

GOAL 2.4
Serve the needs of the City’s residents, 
businesses, and visitors through appropriate 
commercial land uses.

Commercial Low 

Policy 2.4A
Enhance low to medium density residential neighborhoods by 
locating primarily residential-oriented goods and services in 
designated Commercial Low areas.  
Commercial Low areas are generally located outside the Urban Center and 
provide convenient daily shopping and some services for a limited service 
area. 

Office/Commercial/Mixed Use

Policy 2.4B
Allow medium intensity development in the designated Office/
Commercial/Mixed Use areas.  
This designation is intended to be more residential in character than the 
Commercial Medium designation and is different from the Residential Mixed 
Use designation by allowing office as a primary use.  

Policy 2.4C
Encourage retail and commercial uses in the Office/Commercial/
Mixed Use designation when they are mixed with residential or office 
uses on the same site.  

Commercial Medium

Policy 2.4D
Allow medium intensity development to accommodate office 
buildings, small hotels, restaurants, dense retail, apartments, 
or mixed residential/commercial developments in designated 
Commercial Medium areas.

Policy 2.4E
Encourage a mix of land uses in the Commercial Medium designation. 
Vertical (within the same building) or lateral (within different buildings on the 
same site) mixing of uses is appropriate.

Commercial High 

Policy 2.4F
Allow high intensity development in the Commercial High 
designation to accommodate intense land uses, such as mixed use 
hotels, office towers, and high density housing, to support transit/
walking/bicycling communities.

See the Transportation 
Element for related policies 
on connecting to local 
and regional transit and 
providing non-motorized 
travel options. Also see 
related policies in the 
Healthy, Equitable, and 
Connected Communities 
section of this element.
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Regional Business Mix 

Policy 2.4G
Allow a mix of employment activities primarily related to high 
intensity commercial uses including distribution/warehouse, light 
assembly, R&D testing, service commercial uses, office and related 
retail commercial uses. Residential uses may be allowed under 
certain conditions.

Policy 2.4H
The Regional Business Mix designation is intended to create a 
built environment which facilitates the compatible development of 
heavy commercial uses in tandem with people-intensive uses, while 
providing an appropriate transition between industrial areas and less 
intensive commercial, mixed use or residential zones.

Other Commercial Uses

Policy 2.4I
Protect designated land uses from the negative impacts of “adult 
entertainment” establishments.
To limit the negative impacts of adult entertainment businesses while 
allowing the required “reasonable opportunity” to operate, prohibit these 
establishments in proximity to sensitive land uses, such as facilities and 
businesses which provide services to children and/or youth.
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Manufacturing, Industrial, and Warehouse/
Distribution Land Uses

GOAL 2.5 
Provide an appropriate level of manufacturing, 
industrial, and warehouse/distribution land uses 
within the City.

Policy 2.5A 
Concentrate manufacturing, industrial, and warehouse/distribution 
uses in specific and appropriate locations to provide services and 
protect existing residential and other commercial areas.
Industrial, manufacturing and warehouse/distribution establishments provide 
jobs for SeaTac residents and tax revenues for the City but are not always 
compatible with other land uses. To enjoy the benefits and minimize the 
adverse impacts of industrial and manufacturing establishments, the City 
should encourage the development of “clean, light manufacturing” and 
warehouse/distribution land uses with minimal environmental and land use 
impacts in this designation. Examples include high technology business 
firms, Airport-related warehousing, and light manufacturing that do not use 
toxic substances or emit pollutants.

Policy 2.5B
Discourage inappropriate, heavy manufacturing businesses from 
locating in SeaTac, excluding Airport-sited uses.
The development of new “heavy industrial” land uses, with their negative 
environmental impacts, are not appropriate for the City of SeaTac.

See the Environment 
Element for related policies.
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Airport 

Policy 2.5D 
Provide for the Airport and high intensity Airport-related facilities and 
activities. 
This designation includes all properties owned by the Port of Seattle. Under 
the Airport Master Plan it provides for facilities and activities that are related 
to “Aviation Operations” or “Aviation Commercial” uses. 

Policy 2.5E 
Encourage land uses adjacent to the Airport that are compatible with 
Airport operations. 
The Federal Aviation Administration’s standards (under the Part 150 
Program) identify compatible land uses for areas immediately adjacent to an 
airport. Improving land use compatibility in areas near the Airport enables 
the City to take better advantage of the job and tax revenue benefits of 
the Airport, maintain and enhance the Airport’s role as an essential public 
facility, and help reduce the negative impacts to City residents. Some 
appropriate land uses near airports include open space and passive park 
land, parking, transportation-related activities, and some manufacturing 
or business park uses. Multi-family housing that is constructed to meet the 
applicable noise standards and designed to recognize noise issues may be 
appropriate for areas within the 65 DNL area (see Map 1.3). Single family 
residential use, on the other hand, is an example of a land use that is not 
generally recommended adjacent to airports. Uses that are essential to the 
aviation function of an airport, including necessary support facilities, are 
considered elements of an airport as an Essential Public Facility (EPF), as 
addressed in Goal 2.7, and are subject to provisions of the ILA between the 
City and the Port of Seattle for the Airport. These land uses are addressed 
under the Recommended Implementation Strategies section.

The Interlocal Agreement between the 
City and the Port of Seattle contains 
detailed information about airport-
related zones.
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Policy 2.5F 
Work with the Port of Seattle to implement the ILA and coordinate on 
Airport masterplanning projects.
The City of SeaTac and Port of Seattle entered into the ILA to establish a 
mutually satisfactory process and set of development standards for Port 
projects and mitigation for masterplanning projects (such as the Airport 
Master Plan, the Comprehensive Development Plan, the Sustainable Airport 
Master Plan and future efforts of this nature.) Mitigation should address all 
impacts to the city, the station areas and the Urban Center including local 
access for airport-dependent businesses. The ILA establishes a basis for 
working toward compatibility between City and Airport land uses. The ILA 
resolves land use jurisdictional issues, establishes development standards 
as defined in RCW 36.70B.170 et seq., and constitutes a “development 
agreement.”

Industrial

Policy 2.5G
Provide for industrial enterprises and activities involving 
manufacturing, assembly, fabrication, processing, bulk handling, 
storage, warehousing, and heavy trucking through the Industrial 
designation. 

Parks and Open Space Land Use

GOAL 2.6
Provide an adequate amount of accessible parks, 
recreational land, and open space throughout the 
City.

Policy 2.6A
This designation identifies publicly funded park and open space 
areas to be used for outdoor passive and active recreation uses, 
conservation and protection of municipal watersheds, and wildlife 
corridors and habitats. Also included are private open space facilities 
such as cemeteries.

See the Parks, Recreation, 
and Open Space Element 
for related policies.



LU-24 COMPREHENSIVE PLAN  CITY OF SEATAC

Essential Public Facilities

GOAL 2.7
Accommodate essential public facilities in 
alignment with this Plan’s goals and policies.

Policy 2.7A
Administer a process consistent with the GMA and the Countywide 
Planning Policies to identify and site essential public facilities (EPF). 
SeaTac allows the siting of EPFs provided that any such EPF must be 
consistent with the City’s goals and policies. SeaTac EPFs include, 
but are not limited to: airports; State and local correction facilities; 
State educational facilities; State and regional transportation facilities; 
landfills; solid waste handling facilities; sewage treatment facilities; 
major communication facilities and antennas (excluding wireless 
telecommunication facilities); and in-patient facilities, such as group homes 
(excluding those facilities covered by the Washington Housing Policy Act), 
mental health facilities, Secure Community Transition Facilities (SCTF), and 
substance abuse facilities. Differing levels of review and City involvement 
will be applied to different types of EPFs. SeaTac’s EPF siting administrative 
process is outlined in the “implementation strategies” section and described 
in the Land Use Background Report.

Policy 2.7B
Actively engage with Sound Transit and neighboring cities on the 
planning, design and construction of the extension of light rail service 
south of S. 200th Street to the southern city limits and beyond.
Sound Transit is currently planning to extend light rail service south to the 
vicinity of Highline College by 2023, and will be proceeding to Federal Way 
as funds become available.  Work with Sound Transit to define an exit route 
through the city that minimizes disruptions to private and public property 
owners, businesses and residents,  and that causes minimal adverse 
aesthetic, economic and environmental impacts.

Policy 2.7C
Actively engage with The Port of Seattle and neighboring cities on updates 
to airport master plans and the implementation/construction  of, and 
mitigation for related projects consistent with the terms of the ILA.
The Port periodically updates its master plans to prepare for future service 
needs.

Policy 2.7D
Actively engage with WSDOT and neighboring cities on the planning, 
design and construction of, and mitigation for highway or other 
major roadway facilities.
The City’s land use plan depends on the completion of the SR 509 extension. 
WSDOT received a Record of Decision in 2003 for the completion of the 
route to I-5. However, the project has been unfunded by the State Legislature. 
The City should participate in the 509 Executive and Technical Committees to 
ensure 509 accommodates the city’s planned growth.
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This section identifies the specific steps, or implementation strategies, that 
achieve this Element’s policies. It also identifies the group(s) with primary 
responsibility for carrying out each strategy and the expected time frame 
within which the strategy should be addressed. Policy summaries are 
included in the table for reference.

Not all policies require an implementation strategy.  In those cases those 
policies are not reflected in the tables that follow.

As the Primary Responsibility column indicates, many of the implementation 
strategies will be initially undertaken by a specified board or commission. 
In most cases, the City Council will analyze the specific board/commission 
recommendation and make the final decision about how to proceed.

The time frame categories are defined as follows:

• Short-Term .........one to five years

• Medium-Term .... six to 10 years

• Long-Term .........11 to 20 years

• Ongoing ........... the strategy will be implemented on a continual basis

The time frames are target dates set regularly when the City Council adopts 
amendments to the Comprehensive Plan. 

The list of proposed implementation strategies is a minimum set of action 
steps and is not intended to limit the City from undertaking other strategies 
not included in this list.

RECOMMENDED RECOMMENDED 
IMPLEMENTATION IMPLEMENTATION 

STRATEGIESSTRATEGIES
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PLAN ON A PAGE
PURPOSE
The City Center Plan Update Phase 1 Project Vision Report 
is written to document consensus about a path forward for 
the district. This document charts a shared vision for the 
City Center area that brings together diverse perspectives 
of people who care deeply about the future of the area. 
The Vision, Principles, and Objectives in this Report have 
support from SeaTac’s elected representatives, major private 
and public stakeholders, the broader community, and City 
staff. Agreement on these shared elements creates a strong 
critical foundation for the next phase of planning work that 
will occur in Phase 2.

VISION
The global gateway to the Pacific Northwest, SeaTac Landing* 
is an active hub providing residents, workers, and visitors 
alike with a diverse set of experiences in an enticing, 
contemporary, and walkable urban district.

PRINCIPLES
• Economic Prosperity

• Attractive Public Realm

• Mix of Complementary uses

• Efficient Circulation

NEXT STEPS

• Completion of Phase 2 sub-area Plan

NEAR TERM PROJECTS

• International Boulevard Corridor Safety Study

• Station area pedestrian access improvements

• Continued communication and coordination with 
stakeholders to complete phase 2 and explore the 
potential formation of a business improvement 
association or some other such group.

SeaTac City Center Boundary

This 350 acre district is located in central SeaTac, 
immediately adjacent to the airport and SeaTac/Airport 
light rail station, with boundaries extending along the 
International Boulevard corridor from S 188th Street to 
approximately S 166th Street.

* “SeaTac Landing” is the Phase 1 name of the district.  
 The final name will be confirmed as part of the Phase 2 planning process.
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This focused six-month planning proccess was designed to engage a 
breadth of important local voices.

Airport Workers Focus Group

Before the process formally began, City Planning Staff worked 
with students from Tyee High School’s Advanced Marketing 
Class on various activities including creating infographics, 
collecting questionnaires and doing a “walking audit” to 
learn about the area.

Once the BDS Planning team was brought on board, the 
consulting team conducted confidential interviews with 
many private and public stakeholders to learn about their 
candid assessments of the district. While the consulting team 
developed current economic and transportation assessments 
of the district, three targeted focus groups were convened 
to hear from district voices that are often harder to hear: 1) 
airport workers, 2) residents of Windsor Heights Apartments 
and 3) The Bow Lake Mobile Home Park Home Owners 
Association. Core overlapping themes that emerged from all 
of the focus groups were:

Tyee HS Students’ Walking Audit

• The need to strengthen district identity and brand

• Pedestrian access to key regional transportation assets 

• Lighting in public spaces as a personal safety issue

• Importance of naturally occurring affordability

• A desire for aesthetic enhancements that would foster 
community pride

Windsor Height Focus Group

PROCESS



1000 ft N

S 182ND ST

Bow Lake

Safeway

McMicken Heights 
Elementary School

Valley View 
Elementary School

Bow Lake
Elementary School

Angle Lake

S 188TH ST

S 180TH ST

S 176TH ST

32
N

D
 A

V
E 

S

S 170TH ST

S 172ND ST

A
IR

PO
RT

 E
XP

RE
SS

W
AY

S 173RD ST

S 175TH ST

38TH AVE S

38
TH

 A
V

E 
S

RO
UT

E 
99

RO
U

TE
 9

9
RO

U
TE

 9
9

S 166TH ST

LEGEND:

Where would you like  
to be able to shop?

Where would you like  
to be able to eat?

Where would you like  
to be able to play/recreate?

Seatac City Center Boundary

QUESTIONS:

Where could sidewalks  
be added or improved  
to make walking easier? 
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A community Open House was held at McMicken Heights Elementary School on October 23, 2019. 
Participants were asked to provide their values, fears, priorities, and a one-word description of the City 
Center. They were also able to provide feedback through the interactive mapping exercise, and mapping 
stations focused on vehicular and pedestrian constraints and opportunities.

Participants’ most valued aspects regarding the district converged among four themes 1) Access to transit/
light rail; 2) An inviting environment for residents and visitors; 3) A variety of shopping opportunities; 
and 4) a focus on community and local residents.

October 3 Open House

Consolidated responses from all community engagement activities
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Armed with this detailed input from the focus groups and 
community open house, the consulting team convened a 
stakeholder workshop comprised of property owners and 
public partners who have a vested interest in the vitality of 
the district. During the workshop on November 26th, 2019, 
attendees received a presentation from the consultant team 
describing the outcomes of stakeholder and community 
engagement, as well as the technical assessments of BDS 
(Urban Design), E.D. Hovee (Economics), and Toole Design 
(Transportation Infrastructure).

The consultant team identified two distinct sub areas within 
the City Center area of study—one focused on residential 
and another on more intensive commercial uses. The map 
on page 9 depicts the general boundaries of these sub-
areas. The consultant team then presented a draft vision and 
principles for the district which was referred to as ”SeaTac 
Landing” by the consulting team.

Having achieved consensus around the high level vision and 
principles for the district, workshop attendees broke into 
small groups to offer their specific ideas about necessary 
priority outcomes (in Urban Design, Transportation, Economic 
Development, and Implementation) that would be necessary 
in the next five years in order to make collective progress 
on achieving the Vision. The consulting team synthesized 
these priority outcomes into the objectives that appear in 
the following section and worked with the City of SeaTac 
to identify actions that should be taken in the near term to 
tackle them.

Map of Workshop Attendees

November 26 Stakeholder Workshop
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VISION 
The global gateway to the Pacific Nor thwest, 

SeaTac Landing* is an active hub providing 
residents, workers, and visitors alike with 

a diverse set of experiences in an enticing, 
contemporary, and walkable urban district.

Prosperity for all is achieved through 
improved land value, more diverse 
employment opportunities, and increased 
tax revenue.

Economic Prosperity

1

The comfort, quality, and programming of 
streets and public spaces entices people 
to come out and linger in the district.

Attractive 
Public Realm2

Development supports a mix of office, 
lodging, retail, and airport service uses 
that are mutually supportive of one 
another.

Mix of 
Complementary Uses3

Access to and between major activity 
centers limits congestion and maximizes 
mobility for all modes, including air.

Efficient Circulation 

4

PRINCIPLES

* “SeaTac Landing” is the Phase 1 name of the district.  
 The final name will be confirmed as part of the Phase 2 planning process.
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DISTRICT URBAN DESIGN CONCEPT

In accordance with the district Vision and Principles, this section 
describes a consensus urban design concept for the district.  
In shor t, the concept is for a district that sustains two sub areas 
with distinct characters: an urban, airpor t-serving, and mixed-
use district along International Boulevard (mapped orange) and a 
residential area stepping down in intensity to meet the single family 
neighborhoods at the eastern-most boundary (mapped yellow).

Airpor t Business District

The western portion of the district fronting 
International Boulevard should develop as a mixed-
use “aerotropolis” (or airport city) where each new 
development provides added incentive not just to 
pass through – but linger. Class A office space, 
conferencing, traditional and flexible lodging, and 
dining/entertainment/small retail will establish 
SeaTac as the complete one-stop package deal. 
Specific market-driven opportunities for this concept 
are:

• Improved linkages with the airport to better 
connect airport visitors and workers with the 
district’s airport services – specifically including 
lodging, extended stay, convenience retail/
dining and park & fly.

• Expanded office employment for businesses with 
global footprint and as an emerging southside 
Class A office cluster. 

• Preparation for potential reduction in future 
parking demand with changes in vehicle 
technology and consumer preferences – 
eventually freeing up land for other airport and 
community driven transit-oriented and mixed-
use development concepts.

In the urban design concept map on page 9, red stars 
indicate the location of near-term priority actions.  
These areas indicate locations where retail service 
hubs, pedestrian improvements and redevelopment 
consistent with the Vision and Principles will be 
essential to building broader momentum for the 
district. The larger red stars indicate greater near 
term potential for pedestrian-oriented services. 
Similarly, the green arrows indicate special focus for 
right of way improvements and district access based 
on current and future pedestrian activity.

Residential Multi-family

The multi-family residential area away from the 
International Boulevard corridor (mapped yellow) 
currently provides housing that is affordable and 
allows many airport and service workers easy access 
to their jobs and transit. The urban design concept 
for future development in this area is to remain 
consistent with the existing multi-family, better 
served by improved and added sidewalks, street 
infrastructure, and lighting. Wherever possible, 
residential developments should become more 
connected by public right of way or privately owned 
and maintained areas.



Airport 
Business 
District

Legend

Residential 
District

Retail service 
hub locations
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SeaTac Landing Sub-Districts
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OBJECTIVES & ACTIONS
The following section describes objectives for the district that are 
consistent with the vision. Objectives are concise outcome-oriented 
statements organized within four categories: Urban Design, 
Transpor tation, Economic Development and Implementation. Each 
objective is accompanied by one or more specific actions that should 
be taken to help realize this priority for the district.

1. Enhance image and aesthetics of 
district

• Confirm name and brand for district to establish 
a consistent image and urban design for public 
spaces and new development

• Improve wayfinding and visual continuity 
throughout district, including between district 
and airport

• Explore role of public art in enhancing district

• Identify public realm improvements through the 
creation of streetscape design guidelines, and 
install design treatments (i.e. pedestrian lights, 
street furniture, wayfinding/signage, and public 
art)

2. Identify potential gaps in open 
space, including locations for 
recreation and gathering

• Ensure coordination between Phase 2 sub-area 
planning process and Parks, Recreation and 
Open Space (PROS) Plan Update project

3. Activate public and private spaces 
with programming

• Identify potential short-term uses (i.e. food trucks 
and cultural events) to activate and draw interest 
in district

4. Refine urban design framework 
to ensure consistent urban form 
throughout district

• Add more detail to urban design concept in 
Phase 2 to ensure appropriate urban form in all 
district locations, including retail-service hubs 
(activity centers) on S 176th Street and along 
International Blvd near S 182nd Street

• Update current design standards to match 
adopted vision

Urban Design
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OBJECTIVES & ACTIONS

1. Improve traffic flow and maximize 
mobility for all modes of 
transpor tation

• Explore strategies to ease congestion, enhance 
vehicle and pedestrian connections throughout the 
district and increase access to and from parcels

2. Enhance comfor t and experience of 
walking 

• Identify appropriate sidewalk improvements that 
address pedestrian safety including the type and 
design of pedestrian facilities

• Develop and implement a pedestrian lighting plan 

• Study locations of pedestrian facilities on west side 
of International Blvd

• Address the cleanliness and maintenance of public 
and private spaces

3. Improve crossings of International 
Blvd between the airpor t and the 
district (especially at S 176th and S 
182nd)

• Explore options to enhance safety and mobility for 
all modes including such things as grade separation 
of pedestrians

4. Ease flow of traffic by encouraging 
access through and between private 
proper ty wherever possible

• Identify strategies to incentivize improvements to 
access through and between parcels as properties 
are redeveloped

5. Explore alternative strategies for 
mobility within and throughout the 
district 

• Identify how new or alternative transportation 
methods could improve mobility such as shuttle 
programs or the potential of autonomous vehicles or 
other methods or technologies

6. Ensure Public Works funded projects 
within district help implement the 
community-stakeholder suppor ted 
vision for district

• Continue inter-departmental coordination of projects 
to ensure alignment of transportation infrastructure 
projects with vision for the district

• Ensure funding for pedestrian light standards 
allocated as part of currently funded projects

Transpor tation



Arterial Street with Bike Route*
* All facilities show in the street concept may not fit within existing right-of-way
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Local Street with Parking*
* All facilities show in the street concept may not fit within existing right-of-way
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Toole Design, 2020

Toole Design, 2020

 
 These street images are illustrative concepts that identify  
 the types of facilities that would implement the vision

Elements on Arterial Street
* All facilities shown in the street concept may not fit within existing right-of-way

Elements on Local Street
* All facilities shown in the street concept may not fit within existing right-of-way
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1. Pursue economic development 
activities that strengthen the airpor t 
business district on the west and 
neighborhood district to the east

• Identify programmatic, regulatory, infrastructure 
and other City actions that promote existing and 
potential uses that enhance the airport business 
district and adjacent neighborhood district

• Explore opportunities to expand office development 
and the branding of the district as a south end 
regional office center

• Pursue options to incentivize mixed use hotel/
commercial/office or other mixed use development, 
e.g. through pilot programs that explore things like 
the streamlining of regulatory and environmental 
review  

• Analyze the need for workforce housing and other 
affordable and market rate options and identify 
a strategy that provides a variety of residential 
opportunities for diverse income levels 

• Study items should include residential 

opportunities, displacement risks/mitigation, 

housing/amenity strategies (and how they are 

connected) 

2. Promote retail/service hubs 
(activity centers) along S 176th 
near International Blvd and  along 
International Blvd near S 182nd St

• Identify strategies to encourage the development of 
restaurants, shops and other pedestrian-oriented 
services along S 176th and near the intersection of 

S 182nd & International Blvd

3. Encourage businesses and services 
that address and leverage the needs 
of visitors, workers and residents

• Examine strategies that promote co-location of 
airport-related uses with shopping, restaurant and 
other retail services

• Explore a food hall concept with multi-cultural foods 
for siting small, local business incubation (food and 
culture) 

4. Identify redevelopment oppor tunity 
sites

• Conduct opportunity site analysis to understand 
potential redevelopment options of district properties

• Identify goals for long term use of Sound Transit Kiss 
& Ride site

5. Explore how to allow pilot projects 
that can catalyze other development 
and the implementation of 
community-stakeholder vision

• Study the creation of a pilot programs that promote 
development such as the utilization of development 
agreements or other mechanisms, including those 
that promote innovative development/design

6. Explore branding/marketing options 
for district

• Identify funding needs and benefits of branding/
marketing plan and undertake creation of plan as 
appropriate

Economic Development
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1. Fund Phase 2 to complete a sub-area 
plan to ensure that:

The community-stakeholder     
suppor ted vision for the district is    
implemented

The existing City Center Plan and    
associated zoning code overlay    
district and repealed and replaced

• Identify scope of work and funding needs and obtain 
City Council approval for Phase 2 sub-area plan and 
zoning update project

• Phase 2 should include sufficient funding for zoning 
code/overlay district update to address:

• Potential changes to parking requirements, 

especially in regards to hotels

• Urban landscape standards that are more 

appropriate for area

• Missing uses in use charts, such as doggie day 

care

• Other code changes that better implement the 

community-stakeholder supported vision for district

• Explore viability of SEPA Planned action for sub-area 

plan

2. Organize business interests for an 
intentional and coordinated focus on 
implementing community-stakeholder 
suppor ted vision of district 

• Identify approach for on-going stakeholder 
engagement and potential formation of business 
improvement association or other such group

Planning/
Implementation

Pedestrians along International Boulevard in front of Airport Hilton
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APPENDICES

List of appendices for Phase 1:

Appendix A:  

Market Opportunities Assessment

• SeaTac City Center Economic Opportunities Review 
(E.D. Hovee & Company, LLC)

Appendix B:   

Infrastructure Opportunities Assessment

•  SeaTac City Center Area Transportation and Utility 
Infrastructure Analysis 
Needs Assessment and Opportunities (Toole Design)

Appendix C:   

Community Engagement

• Community/Stakeholder Engagement Record of 
Activities

• Tyee High School Student Project Presentation

• Comments from Attendees of Community Planning 
Meetings #1 & #2

• Responses to On-line Project Questionnaire

• Community Engagement Summary

• Stakeholder Workshop Summary

Signage at transit plaza on International Boulevard and S 176th Street





SEATTLE-TACOMA INTERNATIONAL AIRPORT 
ENVIRONMENTAL ASSESSMENT 
FOR THE SUSTAINABLE AIRPORT MASTER PLAN NEAR-TERM PROJECTS 

Attachment 4: 
Excerpt from the Angle Lake District Station Area Plan 



SCHOOL

ANGLE LAKE DISTRICT 
STATION AREA PLAN

ADOPTED JULY 2015
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Sub-District 3: Commercial / Flex

Sub-District 3 is home to sizable office 
buildings, as well as flex light industrial uses 
(light industrial mixed with office space). 
The area is envisioned to continue as an 
employment and job center.  The City’s 28th/24th 
road project will enhance access along 28th 
Avenue S, opening up opportunities for 
economic development along that corridor.

KEY	LAND	USE	STRATEGIES:

•	 Encourage land uses focused on higher 
intensity commercial and flex office/industrial 
uses.

•	 Promote development opportunities that 
could benefit from the newly connected 24th 
and 28th avenues.

Sub-District 4: Port of Seattle 
Properties

This area consists of parcels that are owned 
by the Port of Seattle and are subject to an 
interlocal agreement with the City. Future 
land uses will most likely be a mix of airport-
oriented and other commercial activities that 
will contribute to local job growth and economic 
development. Development is envisioned 
that complements neighboring sub-districts 
including commercial-intensive uses and 
projects that are compatible with the District’s 
transit- and pedestrian-oriented environment, 
especially adjacent to the District Center. 
The new light rail station will likely service the 
transportation needs of workers in the area.

KEY	LAND	USE	STRATEGIES:

•	 Encourage transit-oriented, people-intensive 
commercial land uses that help activate the 
District Center.

•	 Promote uses and design features that 
enhance and are compatible with the transit- 
and people-oriented environment of the 
District Center.

•	 Affirm continued Interlocal Agreement with 
Port of Seattle.

Flex	space	such	as	the	example	shown	above	are	
envisioned	for	Sub-District	3.

Future	uses	in	Sub-District	4	could	include	office	
facilities	that	are	complementary	to	the	adjacent	
District	Center.

URBAN DESIGN FRAMEWORK
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Attachment 5: 
Des Moines Comprehensive Plan, Chapter 2: Land Use Element 
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Chapter 2: Land Use Element  

BACKGROUND AND CONTEXT 

The Land Use Element (LUE) addresses the general location and distribution of land uses within the City of Des 
Moines (City), the design and quality of the built environment, and provides the framework for other Plan 
Elements that guide aspects of land use such as Transportation, Conservation, Capital Facilities, Utilities, Public 
Services, Parks, Recreation, Open Space, Housing, Economic Development, and neighborhood subareas.  The 
goals, policies and strategies listed in this element are meant to promote land use decisions and zoning to create 
future development opportunities in suitable locations for the next 20 years.   

Des Moines needs to plan for an additional 3,480 housing units and 5,800 
new jobs by 2035.  As we plan for our future, we need to consider how we 
can grow in ways that promote economic development and jobs; create 
strong neighborhoods with a range of housing, commercial, and 
transportation options; and achieve healthy communities that provide 
families with a clean environment.

Des Moines is a highly developed community with established patterns of 
land use.  Primarily developed as a suburban residential community, the 
City is poised to evolve into a vibrant urban center.  Diversifying our local 
economy and attracting new development will enable Des Moines to 
sustain itself in the future by providing a range of jobs, housing, business 
and lifestyle choices within our community as well as the broader Puget 

Sound Region.  This will help to strengthen the financial health of our community and reduce the tax burden on 
single family property owners. 

Residential neighborhoods provide a range of housing type, size, style, and affordability. The Marina District and 
Pacific Ridge Neighborhoods serve as the City’s primary mixed-use commercial centers while the North Central 
Neighborhood and the Pacific Highway South Corridor provide opportunities for larger scale commercial and 
light industrial development.   

The Comprehensive Plan Preferred Land Use Map (Figure 2-1), identifies the preferred land uses and densities 
recommended for each area of the City.  These designations help to achieve the City’s vision by providing for 
sustainable growth that provides housing choices; locates population centers adjacent to transit and services; 
provides areas within the City to grow businesses, services, jobs and entertainment; respects existing residential 
neighborhoods; includes appropriate transitions between uses with differing intensities; safeguards the natural 
environment; and maintains Des Moines’ sense of community.  

Exhibit 2-1 shows the percentage of the City’s land area allocated to these use designations.  Land use 
assumptions were developed utilizing the Puget Sound Regional Council growth targets and Des Moines 
Buildable Lands data provided in Appendix A.  As indicated by the Buildable Lands analysis, Des Moines has 
adequate capacity to accommodate the City’s 2035 housing and job targets with a remaining surplus capacity.  
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78% 

8% 

11% 
3% 

Exhibit 2-1: Perecentage of Land 
Allocated to Different Land Uses 

Single Family  

Multi-Family  

Commercial 

Intitutional 

The City of Des Moines Zoning Map and Zoning Code 
establish the zoning and associated development 
regulations.   

Land use arrangements and mixes that promote complete 
communities with access to employment, shopping and 
leisure activities in a safe, inviting, and walkable 
environment, have been shown to influence the health of 
our local economy as well as the health of our citizens. 
Targeting the type and location of new growth also allows 
us to enhance areas of the City that need improvement, 
such as the Marina District, Business Park, Pacific Ridge and 
Pacific Highway South Corridor, and add needed jobs and 
housing while minimizing increases in traffic and protecting neighborhood quality of life.  Similarly, parks and 
open space should be planned for and targeted to those areas where the need is greatest and where there will 
be increased housing densities.  With this growth, the City expects the quality of development to celebrate and 
enhance the City’s history and identity.   

King County Metro Rapid Ride A Line along with Sound Transit’s extension of light rail line to Des Moines by 
2023, provide opportunities to target new development to those areas accessible by high capacity transit.  
Portions of the Pacific Ridge, South Des Moines and Woodmont Neighborhoods that are located along transit 
lines or near the light rail station will provide opportunities for transit oriented development and the creation of 
jobs and housing that will benefit the immediate neighborhoods and the City as a whole. 

GOALS 

Goal LU 1    Actively guide and manage growth in a way that: 

Preserves and enhances the quality of life and the diverse residential neighborhoods of the 
community, and serves them with vibrant business districts, open space, recreational 
facilities, affordable housing, and other supportive land uses; 

Protects environmentally critical areas and shorelines; and  

Promotes economic development.  

Goal LU 2 Promote a land use mix that helps to diversify the local economy, reduce poverty, and enhance 
the community by attracting new businesses, family wage jobs, new city revenues, and housing 
choices. 

Goal LU 3 Establish a land use pattern, scale, and density that supports walking, biking and using transit to 
access goods, services, education, employment, and recreation as well as provides convenient 
and safe automobile usage. 

Goal LU 4 Remove physical and regulatory barriers to healthy food access in support of improved 
nutritional eating, reduced incidence of hunger and increased opportunities for physical activity. 
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Goal LU 5 Maintain regulations and procedures that allow for siting of essential public facilities.  

Goal LU 6 Identify areas for consideration as a Regional Growth Center as defined by the Puget Sound 
Regional Council.  

POLICIES AND IMPLEMENTATION STRATEGIES 

LU 1.1 Utilize the Comprehensive Plan as the policy basis for preparing neighborhood plans, establishing 
development regulations, prioritizing capital improvement construction, reviewing individual 
development proposals and making other decisions affecting the growth and development of Des 
Moines and the surrounding area.  

LU 1.1.1 Plan for and regulate development to enhance the quality and maintain the unique 
character of Des Moines' neighborhoods and business districts.  

LU 1.1.2 Update the Zoning Code, Subdivision Code and other development regulations to be 
consistent with the policies of the Comprehensive Plan and ensure development standards 
are clear and predictable, that simplify the review process and adapt to varied site or 
neighborhood conditions. 

LU 1.1.3 Establish and equitably enforce development standards that are clear, predictable and allow 
for flexibility to account for unique circumstances. If such enforcement is not possible, re-
evaluate the standards and amend them to be more precisely defined. 

LU 1.1.4 Coordinate planning activities and development review with state, regional, and local 
governments, tribes, and institutions to ensure compliance with established plans and 
regulations affecting Des Moines. 

LU 1.1.5 Monitor and seek to influence planning activities and development decisions of neighboring 
jurisdictions affecting Des Moines neighborhoods, and seek to influence those decisions 
consistent with the City of Des Moines Comprehensive Plan. 

LU 1.2 Manage community growth to ensure that overall public benefits exceed public cost and that 
adequate public facilities and services are available or can be provided concurrently with new 
development.  

LU 1.2.1 Evaluate all capital improvement proposals for consistency with the Comprehensive Plan.  

LU 1.2.2 Establish standards for new development to provide on- and off-site roadways, utilities and 
other public facilities as necessary to serve the additional demand generated by the 
development. 

LU 1.3 Monitor, review and update the Comprehensive Plan annually to reflect current community values, 
economic conditions, and technologies.  

LU1.3.1 The plan should be amended at least once every eight years but no more frequently than 
once each year, except in emergency situations when the City Council determines it is 
necessary and in the public interest.  
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LU 1.4 Promote citizen involvement in updating the Comprehensive Plan, preparing development 
regulations, and reviewing major development proposals.  

LU 1.4.1 Involve citizens in the process of preparing and amending the Comprehensive Plan and 
development regulations by using such techniques as social media, mailings, surveys, public 
opinion polls, advisory committees, newspaper articles, public hearings, and public 
workshops.  

LU 1.4.2 Encourage and solicit the input of stakeholders, including residents; property and business 
owners; non-motorized transportation advocates; environmental preservation 
organizations; and transit, affordable housing, and public health agencies. 

LU 1.4.3 Ensure that community outreach efforts engage different ethnic and minority populations 
and a diversity of age groups and utilize culturally responsive practices and policies that 
meet the needs of traditionally underrepresented ethno-racial groups. 

LU 1.4.4 Conduct public hearings on all development proposals that seek changes from existing 
development regulations (e.g., rezones, variances and planned unit developments) or which 
are potentially incompatible with neighboring development (e.g., conditional and 
unclassified uses) prior to city approval of those proposals.  Provide an opportunity for 
public comment on all development proposals subject to SEPA review. 

LU 1.4.5 Notify the public of all development proposals involving SEPA review or public hearings by 
using the most efficient methods available.  

LU 1.5 Seek a harmonious blend of living, working, shopping, recreational and cultural land uses.  

LU 1.5.1 Recognize the need for public and quasi-public facilities (parks, schools, churches, day care 
facilities) that play an important role in maintaining viable neighborhoods and provide 
standards to ensure these uses are compatible with and minimize impacts to 
neighborhoods.  

LU 1.5.2 Require that new development maintain and enhance on-site open spaces, and provide on-
site recreation facilities in new subdivisions and multifamily developments or pay 
appropriate in-lieu fees as required by the DMMC.  

LU 1.5.3 Apply development standards and strategies that address land use transitions in order to 
manage impacts on residents and businesses, including but not limited to  the following: site 
access and circulation; structure height, bulk, and scale; separation of buildings; 
landscaping; density; and noise buffering. 

LU 1.5.4 Regulate the siting of incompatible uses adjacent to the Sea-Tac Airport, as defined in 
Federal Regulation 49 CFR Part 77 that establishes standards and notification requirements 
for objects affecting navigable airspace RCW 36.70.547; the Washington State Department 
of Transportation’s Airports and Compatible Land Use Guidebook, M 3074.00 (January 
2011); and Puget Sound Regional Council’s Airport Compatible Land Use Program 
(December 2011). 
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LU 1.6 Preserve open spaces where appropriate to:  

1. Protect environmentally critical areas and shorelines; 

2. Protect endangered and threatened species; 

3. Provide visual separation between different land uses, neighborhoods and city boundaries; and 

4. Moderate the environmental and visual impacts of new development. 

LU 1.6.1 Integrate responses to the listings under the Endangered Species Act into future planning 
and economic development efforts and resource management programs to achieve a 
balance between environmental, social and economic goals and objectives.  

LU 1.7 Preserve the integrity of existing single family neighborhoods.  

LU 1.7.1 Maintain a balance between single and multifamily dwellings and preserve neighborhood 
character.  

1. Future multifamily development should be limited to areas where the pattern of 
existing multifamily development and zoning is predominant.  

2. Multifamily dwellings should also be permitted in conjunction with commercial 
developments within the Marina District, provided that such dwellings are designed to 
provide a quality residential environment while enhancing the appearance and 
commercial function of the business district.  

LU 1.8 Recognize the Comprehensive Plan Figure 2-1: Preferred Land Use, as the official land use map of 
the City of Des Moines, providing a geographic representation of the Land Use Element.  Recognize 
the City of Des Moines Zoning Map as the official zoning map.  Undertake all planning activities to 
implement and support the designated land use pattern.  

LU 1.8.1 Prepare specific land use plans for the neighborhoods shown on the Neighborhood Planning 
Areas Map (Figure 1-1).  

LU 1.8.2 Create consistency between the uses designated in the City of Des Moines Comprehensive 
Plan with those designated on the City of Des Moines Zoning Map.  The zoning map shall 
officially designate land use and density in the City.  Single family residential designated by 
the Zoning Map must reflect and maintain the existing neighborhood character by providing 
a variety of densities. 

LU 1.8.3 Land designated by the Land Use Map for public facility should be used for public and quasi-
public capital improvements such as government administrative offices, utility distribution, 
storage, processing, and maintenance facilities, marinas, schools, public safety and fire 
protection facilities, and libraries. 

LU 1.8.4 Zoning should be brought into conformance with the City of Des Moines Comprehensive 
Plan Preferred Land Use Map. 

LU 1.8.5 Require all zoning changes to conform to the land use pattern designated on the City of Des 
Moines Comprehensive Plan Land Use Map.  Require that all rezones consider, among other 
relevant considerations, the following: 
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1. The effect upon the physical and biological environments;  

2. The effect on the economic, social and cultural environments; 

3. The impact on adjacent land uses and neighborhoods; and 

4. The impact on community and regional facilities, utilities, and transportation. 

LU 2.1 Enhance and improve the economic health of existing business districts and recognize each district’s 
special attributes.  

LU 2.1.1 Promote new development and redevelopment within the Marina District to create a 
vibrant commercial center with a quality mix of businesses that will enhance the waterfront, 
serve as a destination for local residents and visitors.  

LU 2.1.2 Ensure that new construction contains and exhibits high-quality building materials and 
design elements as outlined in the Marina District Design Guidelines. 

LU 2.1.3 Promote new development and redevelopment within Pacific Ridge to create a district with 
a broad range of uses, serving a local and regional clientele and using the Pacific Ridge 
Design Guidelines to reduce crime and create a better working and living environment. 

LU 2.1.4 Encourage improvement of the Marina District and Pacific Ridge Neighborhood by working 
with the business community and other representative organizations to achieve the goals of 
the City of Des Moines Comprehensive Plan. 

LU 2.1.5 Facilitate the buildout of the North Central Neighborhood as a primary employment center 
that provides new family wage jobs and new revenues for the City.  

LU 2.2 Support the revitalization of declining commercial areas and obsolete facilities through 
redevelopment, rehabilitation and other available means to provide long-term economic vitality.  

LU 2.2.1 Seek to abate existing incompatible uses and nuisances when such abatement is consistent 
with public health, safety and welfare. 

LU 2.2.2 Encourage the assembly and redevelopment of key, underdeveloped parcels through 
incentives and public/private partnerships. 

LU 2.2.3 Facilitate implementation of the Marina and Beach Park Development Plan objectives to 
develop the City’s waterfront properties in a manner that: 

1. Revitalizes the City’s waterfront;  

2. Attracts both local citizens and tourists; 

3. Generates economic activity in an underused area; 

4. Enriches surrounding area with an attractive and vibrant district; and 

5. Enhances City revenues. 

LU 2.2.4 Recognize that the existence of associated agreements, contract rezones, development 
agreements and similar restrictions may limit the degree to which properties may be 
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developed.  Such restrictions established by the City shall be given substantial weight during 
consideration of requested amendments.  

LU 3.1 Support the efforts of Sound Transit and King County Metro to develop a transit system that 
connects all areas of the city to existing and future high capacity transit using a multi-modal 
approach.  

LU 3.1.1 Negotiate with Sound Transit, the Cities of Kent, SeaTac and Federal Way, and Highline 
College on the extension of light rail through Des Moines.  

LU 3.2 Establish Light Rail Station Area Planning framework goals and strategies for transit supportive 
development to occur within a one-half mile radius of future light rail stations.  

LU 3.2.1 Prepare a subarea plan/s, prepare zoning amendments and prepare design guidelines for 
the light rail station areas to be located within the South Des Moines and Woodmont 
Neighborhoods, considering the joint planning with the City of Kent on the Midway area.  

LU 4.1 Champion the Healthy Des Moines Movement through policy, systems, and environmental changes 
that result in increased access to healthy foods and beverages and opportunities for physical 
activity, with an emphasis on school-age children:  

1. Support fresh food distribution through farmers markets, urban farm stands, urban agriculture, 
community gardens and Community Supported Agriculture programs. 

2. Encourage mixed-use, pedestrian, and transit-oriented development along major transit 
corridors and near transit nodes to enable residents to be physically active through daily activity, 
such as walking to school, work, and shopping.   

3. Support concentrations of neighborhood, community, and retail amenities and services in close 
proximity to residential neighborhoods. 

LU 4.1.1 Consider development regulations that allow farmers markets, urban farm stands, 
Community Supported Agriculture distribution locations and community gardens as 
permitted uses and provide for the on-site sale and delivery of healthy food and beverages.  

LU 4.1.2 Support joint-use agreements for potential sites, such as publicly-owned, school or church 
properties, to allow community gardens and operation of mini farmers markets, farm stands 
or Community Supported Agriculture distribution to increase access to fresh produce.   

LU 4.1.3 Continue to implement established nutritional standards, physical activity standards and the 
K-FIT program at City-sponsored programs and events.  

LU 5.1 Ensure land use decisions on essential public facilities meet the following criteria to be made 
consistent with the process and criteria set forth in the DMMC:  

1. The facility meets the Growth Management Act definition of an essential public facility, as 
defined in RCW 36.70A.200(1) and as amended; or 

2. The facility is on the statewide list maintained by the Office of Financial Management, ref. RCW 
36.70A.200(4) or on the countywide list of essential public facilities; and 
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3. The facility is not otherwise regulated by the Des Moines Municipal Code (DMMC). 

LU5.1.1 Recognize and use the Conditional Use Permit process and criteria to site essential public 
facilities as regulated by the DMMC.  

LU 5.1.2 Consider social equity and health issues when siting essential public facilities, to provide 
protection from exposure to harmful substances and environments. 

LU 6.1 Identify areas in the City that meet the Puget Sound Regional Council criteria for an Urban Center 
Designation.  

LU 6.1.1 Complete the appropriate research, documentation and application process for nominating 
the City of Des Moines as a Regional Growth Center.  
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TR 8.1.1 Incorporate appropriate landscaping in the design of transportation facilities. (CTP 
TR 8.2) 

TR 8.1.2 Provide transportation facilities that fit the character of the neighborhoods through 
which they pass. (CTP TR 8.3) 

TR 8.1.3 Where determined necessary, incorporate sound absorption devices, landscaping, 
earthen berms and other natural or artificial features that help mitigate adverse 
noise, light and glare impacts generated by surface transportation facilities. (CTP TR 
8.5) 

TR 8.1.4 Operate the traffic system to minimize congestion and air quality impacts. (CTP TR 
8.6) 

TR 8.1.5 Phase construction of roadway and other transportation facilities to minimize 
inconvenience to and negative impact upon adjacent property owners.  

TR 8.2 Construct streets and other transportation facilities using construction methods that 
minimize adverse environmental impacts and impacts to environmentally sensitive areas.  

TR 8.2.1 Construct roads and other transportation facilities to minimize adverse impacts 
upon surface water runoff, drainage patterns, and environmentally critical areas. 

 Transportation Strategies for Sustainability 

TR 9.1 Use transportation demand management (TDM) strategies to reduce single-occupant 
vehicle travel and encourage alternative modes of travel.  These strategies include parking 
management, individualized marketing, ridesharing and support of non-motorized travel. 
(CTP TR 9.1)   

TR 9.1.1 Work with employers to provide commute trip reduction (CTR) measures in the 
work place that promote alternatives to driving alone.  Encourage businesses to 
minimize peak hour commuting through the use of strategies such as flextime and 
telecommuting. (CTP TR 9.2)  

TR 9.1.2 Encourage new commercial development to implement measures that promote 
greater use of transit, carpools, van pools, and bicycles, and increase opportunities 
for physical activity. (CTP TR 9.3) 

TR 9.1.3 Encourage employers in commercial zones to sponsor, co-sponsor or provide 
shuttles to enhance connectivity with Sound Transit Link Light Rail stations at S. 
200th Street and in the vicinity of Highline College, with BRT facilities on Pacific 
Highway S., as well as provide routes that would circulate through Des Moines to 
bring people to and from the Marina District.  

TR 9.1.4 Coordinate and optimize traffic signal systems to minimize delay and congestion, 
and maximize the use of existing transportation system capacity. 



SEATTLE-TACOMA INTERNATIONAL AIRPORT 
ENVIRONMENTAL ASSESSMENT 
FOR THE SUSTAINABLE AIRPORT MASTER PLAN NEAR-TERM PROJECTS 

Attachment 7: 
Des Moines Comprehensive Plan, Chapter 7: Housing Element 



Housing Element Page No. 7-1 2015 Des Moines Comprehensive Plan 
   6/25/2015 

 
Accessory Dwelling Unit 

 
Cottage Housing 

Townhomes 

 
Mixed Use 

 
Senior Housing 

Chapter No 7: Housing Element  

BACKGROUND AND CONTEXT 

This Housing Element contains the goals and policies that identify steps 
the City of Des Moines can take in response to housing issues found 
within the community. These steps are intended to ensure the vitality of 
the existing residential stock, estimate current and future housing 
needs, and provide direction to implement programs that satisfy those 
needs consistent with the goals and requirements of the Growth 
Management Act (GMA). Specifically, the housing goal stated in the 
GMA is to: 

“Encourage the availability of affordable housing to all 
economic segments of the population of this state, promote 
a variety of residential densities and housing types, and 
encourage preservation of existing housing stock.” 

The Puget Sound Regional Council’s (PSRCs) VISION 2040 contains multi-
county planning policies that provide a policy framework and numeric 
guidance for local growth management planning and target setting.  One 
of the overarching goals of VISION 2040 is for the region to preserve, 
improve, and expand its housing stock to provide a range of affordable, 
healthy, and safe housing choices to every resident, with fair and equal 
access to housing for all people.  

The King County Countywide Planning Policies (CPPs) require all cities to 
share the responsibility for achieving a rational and equitable 
distribution of affordable housing and provide for a variety of housing 
types and opportunities for all economic segments in King County.  

In conjunction with the 2011 King County Countywide Planning Policies 
on housing, each jurisdiction within the County was assigned a set of 
targets for future accommodation of affordable housing.  The targets are 
assigned in accordance with the regional geographies established per 
PSRC’s Regional Growth Strategy and represent a proportion of the 
City’s overall housing growth target (see Exhibit 7-1).  These targets are 
intended for planning purposes and as broad quantitative guidance to 
the County and cities in: 

1. Establishing a mix of future land use and zoning designations 
sufficient to accommodate housing affordable to low- and 
moderate-income households, and  
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The higher percentage of income paid 
toward housing, the more vulnerable a 
household is to actually losing their 
housing if someone in the household loses 
a job, suffers a medical emergency, or 
incurs some other major expense.  As a 
result, these households may become 
homeless, displaced or reside in 
overcrowded or substandard housing. 

2. Implementing a range of regulations and programs designed to achieve the targets over the planning 
period. 

The affordable housing targets shown in Exhibit 7-1 assume a 2035 planning horizon versus year 2031 
established in the CPPs.  This is not expected to result in significant differences in housing supply or demand 
given Des Moines has experienced minimal growth over the past 10 years. 

Exhibit 7-1: City of Des Moines Affordable Housing Targets 2015-2035 
Moderate Income Housing Growth Target Low Income Housing Growth Target

16% (557units) 24%  (835 units) 

Source: Table H-2: King County Jurisdiction Affordable Housing Targets 2006-2031 

Affordable housing is a significant need that shapes the quality of life for our community. Current and future 
residents of Des Moines, like people throughout the region, need housing affordable at a variety of income 
levels.  The U.S. Census 2009-2013 American Community Survey data indicate that 15.2 percent of Des Moines’ 
population lives at or below the poverty level (very-low income). The per capita income was reported at 
$27,056 while the median household income was $59,799.  In 2013, the U.S. Census defined the poverty level as 
households earning 30 percent or less of the median income which was $23,707 for a family of four.

The City of Des Moines Buildable Lands Report (Appendix A) provides an inventory and analysis of existing and 
projected housing needs in the City and identifies developed and undeveloped land appropriate for housing.  
The Housing Inventory and Needs Assessment (Appendix C) documents the City’s housing supply and provides 
an assessment of housing affordability by “Area Median Income (AMI)” and demonstrates that the City has 
existing housing stock that meets the vast majority of housing that is affordable to low- and moderate-income 
families in Des Moines.  

Though nearly all of the City’s supply of housing is priced below 
the top of the moderate (middle) income rental range (81-100% 
AMI), there is a deficiency in rental and ownership housing that is 
affordable to very-low income households.  In addition, nearly 
half of the City’s renters, and especially those with low and very 
low incomes, now pay more than 35 percent of their incomes for 
rent. To meet the housing needs, higher density housing and 
affordable housing will be targeted near transit stations/stops 
and in areas that provide a range of public services. 

The availability of diverse housing choices and affordable housing for all income groups is essential to a stable, 
healthy, and thriving community.  Demographic trends indicate a shift in future market demand towards smaller 
housing units, rental housing units, and mixed-use housing in a lively, amenity-rich environment. The City must 
adapt to these market trends and preferences to be successful. 

While the City does not control private sector investment, which is necessary for the development of quality 
housing and neighborhoods, the City should take the steps within its power to facilitate development of the 
types of housing that will create the best opportunity for success. Steps that can be taken (and in most cases 
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already have) include creating development regulations that allow these types of products, establishment of 
incentives for certain development types, evaluation of current codes for barriers to certain housing types, and 
creation of public-private partnerships.  

GOALS 

Goal HOU 1    Encourage the development, preservation, or replacement of housing stock that is affordable to 
all economic segments of the community. 

Goal HOU 2  Encourage and support a variety of housing opportunities for those with special-needs, 
particularly those with challenges related to age, health or disability. 

Goal HOU 3 Protect existing and planned residential areas from adverse impacts associated with 
incompatible land uses. 

Goal HOU 4 Encourage the development of an appropriate mix of housing choices through innovative land 
use and well-crafted regulations.  

POLICIES AND IMPLEMENTATION STRATEGIES 

Housing Supply  

HOU 1.1 Zone sufficient buildable land, create adequate usable development capacity and allow for an 
appropriate mix of housing types to accommodate Des Moines’ projected share of King County 
population growth over the next 20 years.  

HOU 1.1.1 Continue to provide opportunities and incentives through the Planned Unit Development 
(PUD) process for a variety of housing types and site planning techniques that can achieve 
the maximum housing potential of the site.  

HOU 1.1.2 Promote and foster, where appropriate, innovative and non-traditional housing types such 
as live/work housing and attached and detached accessory dwelling units, as alternative 
means of accommodating residential growth and providing affordable housing options. 

HOU 1.1.3 Encourage infill development on vacant or underutilized sites.  

Mixed Income Housing 

HOU 1.2 Continue to assist regional, multi-jurisdictional efforts to address the region’s need for low and 
moderate income housing, and special-needs housing.   

HOU 1.2.1 Work cooperatively with other King County cities/agencies to address regional housing 
issues.  

HOU 1.2.2 Encourage affordable housing availability in all neighborhoods throughout the city, 
particularly in proximity to transit, employment, and/or educational opportunities. 

HOU 1.2.3 Consider mandating an affordability component in light rail station areas or other transit-
oriented communities. 
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HOU 1.2.4 Support programs and strategies aimed at providing housing that is affordable to all income 
groups, such as regional, state and federal housing programs, housing trust fund, 
inclusionary zoning, development incentives, fee waivers, fast-track processing or assistance 
to housing agencies. 

HOU 1.2.5 Review all requirements related to construction of single family homes to identify where the 
cost of construction may be reduced, in an effort to make housing more affordable. 

Housing Preservation 

HOU 1.3 Promote the preservation, repair and maintenance of existing housing stock in Des Moines to retain 
the availability of healthy, safe, sanitary, and affordable units.  

HOU 1.3.1 Coordinate with neighborhood-based groups and other organizations to promote 
preservation and rehabilitation of existing residential areas.  

HOU 1.3.2 Publicize King County’s Minor Home Repair Program available to low and moderate income 
residents of Des Moines.  

Special Needs Housing 

HOU 2.1 Assist the private sector, non-profit agencies, and public entities in the planning and development of 
special-needs housing within and near Des Moines.  

HOU 2.1.1 Assist social service organizations that provide housing for low income and special needs 
populations, operate emergency shelters, or provide other housing-related services 
available to Des Moines residents.  

HOU 2.1.2 As required by state law, remove regulatory barriers to the siting of group homes, foster 
care facilities, and facilities for other special populations.  Strive for equitable distribution of 
special-needs housing within the City of Des Moines and among neighboring jurisdictions.  

HOU 2.2 Encourage equitable distribution of low-income and special-needs housing throughout King County.  

HOU 2.2.1 Promote compatible residential development that is affordable to all economic segments of 
the Des Moines community.  Ensure City codes and development regulations do not create 
unnecessary barriers to affordable housing.  

HOU 2.2.2 Encourage the development of mixed-income projects and communities. 

Land Use  

HOU 3.1 Protect residential areas from adverse impacts associated with incompatible land uses or nearby 
transportation facilities/activities.  

HOU 3.1.1 Protect existing and planned residential areas from unmitigated adverse impacts that may 
be generated by nearby incompatible land uses or transportation facilities or activities.  

HOU 3.1.2 Ensure that the Port of Seattle (POS) and the Federal Aviation Administration (FAA) mitigate 
the impacts of environmental noise upon Des Moines’ residential areas.  
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HOU 3.1.3 Avoid siting future housing in close proximity to Sea-Tac Airport pursuant to RCW 36.70.547 
and the Washington State Department of Transportation Airports and Compatible Land Use 
Guidebook, M3074.00 (January 2011, as amended). 

HOU 4.1 Promote consistency with the Land Use Element’s residential policies regarding density, population, 
housing mix, and siting criteria.  

HOU 4.1.1 Implement the residential policies of the Land Use Element regarding dispersion of housing 
types, unit mix, and future population.  

HOU 4.1.2 Maintain a strong code enforcement program to maintain neighborhood quality and reduce 
the potential for nuisance properties and housing.  

HOU 4.1.3 Consider regulations that would allow cottage housing in single family and multifamily zones 
when appropriate criteria can be met.  

HOU 4.1.4 Allow mobile/manufactured and modular homes within Des Moines when such structures 
satisfy all applicable health and safety codes.   

HOU 4.1.5 Continue to allow accessory housing units within single-family neighborhoods in a way that 
protects residential character, maintains specific design standards, and complies with all 
applicable laws.  

HOU 4.2 Initiate and encourage equitable and inclusive community involvement that fosters civic pride and 
positive neighborhood image.  

HOU 4.2.1 Establish regulations and procedures that provide a high degree of certainty and 
predictability to applicants and the community at-large and minimize unnecessary time 
delays in the review of residential permit applications, while still maintaining opportunities 
for public involvement and review.  

HOU 4.2.2 Encourage the establishment of Block Watch programs in all residential areas. 

HOU 4.3 Integrate and coordinate construction of public infrastructure with private development to minimize 
housing costs wherever possible or practicable.  

HOU 4.3.1 Use funds from local Capital Improvement Program, grants, and other sources to provide 
needed capital improvements, such as sidewalks, street lighting, and neighborhood parks in 
existing residential neighborhoods.  

HOU 4.3.2 Continue to require on-site recreation areas within new single family subdivisions and 
multifamily developments.  

HOU 4.4 Provide design guidelines that encourage flexibility in housing types while ensuring compatibility of 
housing with the surrounding neighborhood.  

HOU 4.4.1 Encourage site and building designs that promote the safety and security of residents, and 
visitors and create effective transitions between substantially different land uses and 
densities.  
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HOU 4.4.2 Use design guidelines to ensure that new and infill developments have aesthetic appeal and 
minimize impacts on surrounding development.  

HOU 4.4.3 Encourage accessible design that provides seniors the opportunity to remain in their own 
neighborhood as their housing needs change. 
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An important requirement of the Growth Management Act is that all cities must plan to 
accommodate their share of population growth in order to limit urban sprawl in rural areas. 
In King County, the Countywide Planning Process determined the City’s growth al- 
location. This allocation is expressed in terms of housing units. Under this process, Burien 
must accommodate 5,150 new housing units between the years of 2006 and 2035. The 
Countywide planning process also sets an allocation for employment growth. The City of 
Burien is responsible for providing 8,780 new jobs within this same planning period. 
 
Based on the Plan’s land use element, the City of Burien will be able to accommodate the 
City’s share of the region’s anticipated need for housing and jobs over the next twenty 
years. The land use pattern established in the Plan has enough capacity to accommodate 
approximately 5,180 new dwelling units and 8,848 new jobs. However, it should be noted 
that the capacity provided for in the plan does not, by itself, establish the rate of growth for 
the city. Instead, housing growth is expected to resemble past housing trends in Burien. 
Consequently, growth will probably occur slowly over the next twenty years, rather than 
all at once following Plan adoption. 
 
 Providing Public Facilities & Services within the City’s Financial Resources 
 
The Capital Facilities element is part of the city’s program to achieve the Burien Vision, 
and represents a financially feasible strategy that was shaped through community discussion 
and involvement. This Plan is designed to balance the need for additional public facilities 
and services with the city’s ability to pay for them. In the past, plans often contained a “wish 
list” of capital projects with no demonstrated ability to fund the necessary improvements. 
 
This Plan sets measurable standards for public facilities and services (i.e., level of service 
standards), and plans for the construction of specific capital projects and identifies the 
sources of revenue which will be used to fund the necessary improvements. 
 
Policies concerning “concurrency” are a key component of the Plan. Concurrency is the 
term used to describe the concept of providing certain facilities and services at or before the 
time of approval of new development projects. The Plan requires that adequate water, 
sewer, stormwater, transportation, and solid waste facilities be in place before new 
development can be approved. 
 

1.3 SUMMARY OF THE GOALS AND POLICIES 

The Comprehensive Plan goals and policies were created to reflect the long-term 
objectives described during community visioning process and Planning Commission 
meetings over the past two years. The Plan’s policy statements and future land use map 
will become the foundation for Burien’s specific guidelines for how to conduct business, 
make zoning decisions, create annual and long-term budgets, and prioritize city efforts 
over the next twenty years. 
 
A summary of each element, including its goals and policies, is described in the following 
pages. Many of the same topics are echoed throughout all or some of the elements. For 
example, the land use, community character and transportation elements may all ad- dress 
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“retaining and enhancing well-established neighborhoods,” but each focuses on achieving 
that goal from a different perspective. Thus, the goals and policies are mutually supported 
between elements. 
 

1.3.1 Land Use 
 
The land use goals and policies, together with the proposed land use map (see Land Use 
Map insert), establish the type, location and densities of appropriate land uses that can be 
developed within the city over the next twenty years. Land use is important because it has 
direct influence to many other planning considerations, including transportation, housing, 
parks, stormwater management and utilities. For example, higher density areas must be able 
to be served with more services and facilities (such as public sewer and water systems rather 
than septic systems) than lower density areas. 
 
The Burien Plan focuses on establishing a pattern of development that maintains and 
enhances the character of Burien’s well-established neighborhoods, protects critical areas 
from the impacts of development, enhances the attractiveness and vitality of downtown, and 
preserves the city’s overall small town character within a growing region. 
 
In our single-family neighborhoods, zoning is more closely matched to existing densities to 
retain and support the existing character of those neighborhoods. In residential areas with 
environmental constraints (such as wetlands and slopes prone to landslides) and areas with 
deficiencies in public services and facilities (such as a lack of roadway, water or sewer 
capacities) the development potential is also reduced. New multifamily development is 
limited to areas currently zoned for multifamily homes, with higher density development 
located in close proximity to the services and facilities available downtown. Design 
guidelines will ensure that new residential and non-residential development is compatible 
with the character of the surrounding development. 
 
Land use goals and policies call for a mix of commercial, office, residential and cultural 
activities in moderate scale structures in the downtown area. Development standards in the 
Downtown generally permit building heights up to 8 stories, although the City Council 
could approve up to 12 stories in height through a public-benefit incentives program. 
While the entire downtown needs to be accessible by automobile, pedestrian activity 
should be emphasized and encouraged. Downtown pedestrian-oriented areas include SW 
152nd and 153rd Streets, part of which includes a “historic district,” and areas where 
housing is allowed above stores and shops in mixed use developments. Developments 
along other streets in the downtown area should be designed to support pedestrian comfort 
and safety, particularly within walking distance of high capacity transit. 
 
The proximity of the Seattle Tacoma International Airport is a defining presence in Burien’s 
history. The airport serves as an economic engine to all of south King County, providing jobs 
and supporting the local tax base. The airport also impacts the city of Burien and other 
surrounding cities in numerous ways. Airport noise, air quality and traffic all impact Burien 
neighborhoods. 
 
Members of the community and the City of Burien government have worked hard to 
minimize impacts from the airport, monitor airport activities for compliance with local 
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agreement and federal regulations, and negotiate for best practices. Burien community 
members and elected leaders continue to serve on committees that both cooperate with the 
airport, and hold the airport accountable to commitments made to neighboring jurisdictions. 
 
As of 2019, the City Council and members of the Burien community are advocating for 
ongoing noise mitigation, for adoption of more stringent air quality controls, and to delay 
additional build-out of the airport to allow time to identify additional locations for air travel 
and air cargo demands. 
 
Challenges for the coming years include finding ways to accommodate growing traffic 
operations, including the possibility of diverting some airport traffic to other locations in the 
region. It will be important, in the future, for the City of Burien to find ways to collaborate 
with other governments and advocacy organizations, and to lobby for practices that protect 
the environment and a high quality of life for nearby communities. 
 

1.3.2 Community Character 
 
The goals and policies of the Community Character element address the general overall 
character of the city, as well as provide guidelines that reinforce and enhance the unique 
character of different neighborhoods within the city. One of the most significant tools 
proposed in this element to accomplish this is design guidelines. The design guidelines 
address streetscapes and landscaping; building size, placement and height; parking lot 
placement; and signs to ensure a quality visual environment, compatibility of new 
development with surrounding structures, and promote and enhance pedestrian activity. 
 
To reinforce and enhance the character of well-established neighborhoods, the community 
character policies focus on ensuring visual compatibility of adjacent multifamily and 
commercial development, and discourage the use of local residential streets by “through 
traffic.” 
 
Improving the character of downtown is the major focus of this element. A draft downtown 
plan calls for many types of improvements that would enhance the distinctive character and 
viability of the downtown, such as an expansion of the town square concept serving as a 
focal point for downtown; “gateways” to mark the downtown area; a quality 
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designed, low scale hotel near the vicinity of 1st Avenue South and Southwest 148th Street; 
and public art and open spaces to balance the built environment. Design guidelines for 
buildings serve to provide common features that would contribute to a creating a unifying 
visual framework for the downtown area. 
 

1.3.3 Housing 
 
The housing element will achieve a number of different goals. Policies call for retaining 
the existing character of single family neighborhoods by focusing most new growth into 
existing low and moderate density multifamily areas. The Plan also allows for higher 
density multifamily provided design requirements are met. Higher density multiple family 
housing will be located in close proximity to downtown, within walking distance of 
shopping, jobs and services. 
 
A variety of housing choices are encouraged, in addition to the traditional single family 
home, while still supporting Burien’s community and neighborhood character. Accessory 
apartments are allowed in single-family areas. Mixed use developments in the city center 
near shopping and transit combine office or retail uses on the first floor with nicely de- 
signed townhomes or condominiums located above. In multiple family areas, garden style 
apartments, duplexes and townhouses that are compatible with adjacent development are 
also encouraged. The housing policies also include a program of incentives and coordination 
with other agencies’ efforts to encourage housing for seniors and special needs populations, 
as well as an innovative demonstration housing program to encourage affordable infill 
development. 
 

1.3.4 Transportation 
 
The goals and policies of the transportation element ensure that Burien’s transportation 
system meets travel demand for the next twenty years in a safe, efficient, cost effective, and 
environmentally sound manner. An effective transportation plan requires adequate funding, 
an efficient street network, and provisions for alternative modes of travel to the automobile, 
including by bicycle, walking and transit. A community-wide system of paths for 
pedestrians and bicyclists is called for in the draft Plan, connecting neighbor- hoods with 
shopping, schools, parks and other regional facilities. Constructing safe places to walk to 
and around schools is a high priority. 
 
The Plan policies reflect the fact that land use is closely tied to transportation use by 
establishing an acceptable level of service (LOS) standard for roadways. The LOS standard 
has two parts. First, the standard establishes an acceptable level of congestion, and requires 
a review of traffic generated from new developments and its effect on the level of 
congestion on specific roadways. If congestion increases, mitigation is required or the 
development is not allowed. Based on an existing LOS analysis, roadway improvements 
and enhancements are identified in the draft Plan. There are very few locations within the 
city where the roadway is considered over capacity or “congested.” Instead, many of the 
improvements will focus on safety enhancements or improving roadways to current 
standards. 
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Pol. BU 1.8 The Regional Commercial designation allows larger scaled commercial uses 
that serve the community, the region, and the traveling public. These uses are 
typically land extensive, and are not well-suited to being located downtown. 
This classification is currently found along 1st Avenue South and provides 
locations for retail uses that require large sites, automobile sales and 
services, restaurants and services for travelers. Multifamily development in 
these areas may only be approved as part of a mixed use development with a 
maximum of 24 units per acre. Business uses should be located on the 
ground floor and minimum gross floor area standards for floor area devoted 
to business uses shall be established to maintain a predominate commercial 
presence. 

 
This Comprehensive Plan land use designation is implemented by the 
Regional Commercial zoning designation. 

 
Designation Criteria: Properties designated for Regional Commercial 
uses should reflect the following criteria: 
1. Areas have direct access to an auto/truck priority route. 
2. Areas are located within 1/8 mile of a transit route with a peak 

midday transit frequency of at least 10-20 minutes. 
3. Areas are not constrained by geologically hazardous areas. 
4. Areas are adjacent to 1st Avenue South and within ½ mile of the 

urban center boundary (Figure 2 LU-1.1, Urban Center Boundary). 
 

Pol. BU 1.9  The Professional Residential designation provides flexibility by allowing 
both single-family homes and small businesses in an area near but not 
directly under SeaTac International Airport’s third runway. 

 
Allowed Uses and Description: The Professional Residential designation 
allows moderate density residential, small office, small scale retail, art 
studios, and other similar uses that would be compatible with single- 
family homes. 

 
Further discussion of the Professional Residential designation can be 
found in the Final Supplemental Environmental Impact Statement for the 
Northeast Redevelopment Area dated November 2009. 

 
Implementation: Properties designated Professional Residential will be 
implemented by the PR zone. 

 
Designation Criteria: Properties designated Professional Residential shall 
be located within the Northeast Redevelopment Area and shall be subject 
to a special study/Supplemental Environmental Impact Statement 
supporting the designation as outlined in Pol. IN 2.1. 
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e. Adequate and safe motorized and non-motorized access to the site 
is provided, and transportation and circulation impacts, especially 
on residential areas, will be mitigated. 

 
Goal IN.2 
Provide areas for the development of attractive Business Park, Warehouse, 
Manufacturing and Airport-Related uses in the east part of the City where impacts on the 
surrounding environment can be minimized. 

 
Pol. IN 2.1 The Northeast Redevelopment Area (NERA) identified on Map LU-1 is an 

overlay land use designation that recognizes a potential opportunity for 
economic development in the eastern part of the City, in areas affected by 
aircraft noise from SeaTac International Airport. Development of uses in the 
NERA should be low scale, landscaped, buffered, and be clustered together 
and sited so that they have internal circulation, minimizing the number of 
access points to Des Moines Memorial Drive. Sites should be designed and 
located in a way that minimizes traffic, congestion, visual, noise or other 
impacts on adjacent residential uses or environmentally critical areas. 

 
Discussion: In 2009, the City and Port of Seattle collaborated on a 
Supplemental Environmental Impact Statement (SEIS) and 
Redevelopment Plan for the Northeast Redevelopment Area. This led to a 
series of Comprehensive Plan text and map amendments as well as Zoning 
Code and Zoning Map amendments related to approximately 158 acres of 
the NERA. These 158 acres were re-designated and rezoned into two 
Airport Industrial designations and a Professional Residential designation. 
Development within this portion of the NERA is subject to the SEIS and 
Redevelopment Plan. The City subsequently adopted a SEPA Planned 
Action Ordinance to help facilitate redevelopment in the area. 

 
Allowed Uses and Description: Business Park, Warehouse, Manufacturing 
uses include storage, production, light industrial, processing and distribution- 
related businesses inside buildings with only limited storage and related 
activities occurring outside. Uses only have minimal environmental and land 
use impacts. The uses in this classification should be airport-oriented due to 
its close proximity to SeaTac International Airport. In addition, studio space 
for artists is also encouraged as a part of these developments, to the extent 
allowed by FAA restrictions. 

 
Designation Criteria: Properties designated as Northeast Redevelopment 
Area should reflect the following criteria: 
1. The area should be to the Northeast Redevelopment Area as shown 

on Figure 2-SE1, Special Planning Areas, and is currently or 
anticipated to be subjected to high levels of noise from airport-related 
activities, and therefore, less suitable for residential development. 
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2. The area shall be located near major transportation corridors with 
adequate highway access. 

3. The area should be free of or able to appropriately accommodate 
environmentally critical areas. 

 
Northeast Redevelopment Area 

 
Pol. IN 2.2 Prior to considering redesignation of land within the NERA north of South 

138th Street as shown on Map LU-1, Comprehensive Plan Map, a Special 
Area Plan in the form of an addendum or revision to the existing 
Redevelopment Plan and SEIS shall be prepared. Until completion of a 
Special Area Plan, this area shall continue to be regulated under the 
provisions of the underlying land use designation as shown on Map LU-1, 
Comprehensive Plan Map and zoning as shown on the City’s Zoning Map. 

 
The Special Area Plan shall consider at a minimum, the following items: 
a. The appropriateness and feasibility of non-residential uses in this 

area; 
b. Which areas should be converted to Airport Industrial, 

Professional Residential and/or other designations that will achieve 
the objective of Pol. IN 2.1; 

c. How such areas may be transitioned from existing residential uses; 
d. How development will be supported by adequate facilities. 

 
Discussion: Land in the Northeast Redevelopment Area shown on Map 
LU-1, Comprehensive Plan Map, may not be ready for conversion from 
existing residential uses. Preparation of a Special Area Plan will help 
ensure that the area is redeveloped in a coordinated manner. 

 
Pol. IN 2.3 The Airport Industrial designations facilitate economic development and 

provide flexibility for airport-compatible uses in a campus-like setting 
with internal circulation to minimize the number of access points to Des 
Moines Memorial Drive. 

 
Allowed Uses and Description: The Airport Industrial with 
Automall/Commercial Retail designation allows flex-tech, professional 
office, light manufacturing, production, processing and distribution-related 
businesses, warehousing, utilities, retail, and new car auto sales developed 
in an auto center configuration. New residential uses are not allowed. 

 
The Airport Industrial designation allows flex-tech, professional office, 
light manufacturing, production, processing and distribution-related 
businesses, warehousing, and utilities. Retail is allowed as an accessory 
use. New residential uses are not allowed. 
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GOAL 7.8
Noise Abatement:  Residential neighborhoods are protected from undue  
noise impacts, in order to ensure for all residents the continued use, enjoyment  
and value of their homes, public facilities and recreation, and the outdoors.

POLICIES

7.8.1 Prevent community and environmental degradation 
by limiting noise levels.

7.8.2 Discourage noise levels that are incompatible with 
current or planned land uses, and discourage the in-
troduction of new land uses into areas where existing 
noise levels are incompatible with such land uses.

7.8.3 Require building contractors to limit their construction 
activities to those hours of the day when nearby residents will not be unreasonably 
disturbed.

7.8.4 Discourage noise levels incompatible with residential neighborhoods.

7.8.5 Encourage the reduction of noise from Seattle-Tacoma International Airport and King 
County Airport, by promoting the development of new or the retrofit and modification of 
existing aircraft engines which are quieter, and operational procedures that help reduce 
aircraft noise emission levels.

7.8.6 Work with the Port of Seattle, King County Airport and the Federal Aviation Administration 
to promote the development and implementation of airport operational procedures that 
will decrease the adverse noise effects of airport operations on Tukwila and its residents.

7.8.7 Ensure that urbanization and 
development do not negatively 
impact current neighborhood noise 
levels, and adhere to Environmental 
Protection Agency and Federal Aviation 
Administration standards.
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Implementation Strategies

n Coordinate with the Washington Department of Transportation.

n Use berming, landscaping, setbacks and tree planting to mitigate noise.

n Use building construction and siting methods to mitigate noise.

n Develop noise standards for home occupations.

n Lobby the Federal Aviation Administration (FAA) to develop and implement airport operational 
procedures to reduce noise impacts.

n Coordinate with other jurisdictions surrounding airports to ensure common purpose and 
implementation strategies.

n Work with King County International Airport/Boeing Field to establish an appropriate noise 
monitoring system, including better identification of noisy flight events, counseling/education of 
pilots about quieter flying techniques, flight patterns that avoid noise-sensitive areas, and other 
strategies.

n Continue to implement and enforce Tukwila’s Noise Code.

n Continue to work with Sound Transit and BNSF to reduce rail noise and ensure it meets the 
Federal Transit Administration standards, and continue to work with the Port of Seattle to reduce 
airport operational noise and ensure airport operational noise meets FAA standards,
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TRANSPORTATION
ELEMENT

13
GOAL 13.7 FREIGHT TRANSPORTATION
Tukwila has adequate geometric capacity for commercial freight transportation  
located in and serving Tukwila.

POLICIES

13.7.1 Include trucking design parameters in principal and minor arterial improvements as well 
as in commercial areas.

13.7.2 Allow truck traffic on all principal and minor arterials, as well as on commercial area local 
access streets.  Consider using load limit restrictions on residential collector arterials and 
residential local access streets.

GOAL 13.8 RAIL, WATER, AND AIR TRANSPORTATION
Tukwila and the rail and airport operators are collaborators in rectifying poor planning decisions  
from the past, partners in minimizing impacts upon each other’s land use activities, and  
supportive of the mutual benefits between the people of Tukwila and the rail and air operators.

POLICIES

13.8.1 Participate with King County and the Port of Seattle in updating their airport master 
plans to ensure that King County International Airport and SeaTac International Airport 
operations and development:

• Enhance Tukwila goals and policies;

• Incorporate Tukwila land use plans and regulations;

• Minimize adverse impacts to Tukwila residents; and

• Are not encroached upon by incompatible land uses.

13.8.2 Support goods mobility by all modes, recognizing that Tukwila is part of a regional freight 
distribution hub and a major international trade gateway.

13.8.3 Work with BNSF to mitigate impacts associated with rail and intermodal yard operations 
within Tukwila’s residential neighborhoods.
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Economy Policies 

MPP-EC-1 

Support economic development activities that help to recruit, retain, expand, or diversify the 
region's businesses, targeted towards businesses that provide living-wage jobs.   

MPP-EC-2 

Foster a positive business climate by encouraging regionwide and statewide collaboration among 
business, government, utilities, education, labor, military, workforce development, and other 
nonprofit organizations. 

MPP-EC-3 

Support efforts to retain and expand industry clusters that manufacture goods and provide 
services for export, increasing capital in the region.   

MPP-EC-4 

Leverage the region's position as an international gateway by supporting businesses, airports, 
seaports, and agencies involved in trade-related activities. 

MPP-EC-5 

Recognize the region’s airports as critical economic assets that support the region’s businesses, 
commercial aviation activities, aerospace manufacturing, general aviation, and military missions. 

MPP-EC-6 

Ensure the efficient flow of people, goods, services, and information in and through the region 
with infrastructure investments, particularly in and connecting designated centers, to meet the 
needs of the regional economy. 

MPP-EC-7 

Foster a supportive environment for business startups, small businesses, locally owned and 
women- and minority-owned businesses to help them continue to prosper.   

MPP-EC-8 

Encourage the private, public, and nonprofit sectors to incorporate environmental and social 
responsibility into their practices.   

MPP-EC-9 

Promote economic activity and employment growth that creates widely shared prosperity and 
sustains a diversity of living-wage jobs for the region’s residents. 

MPP-EC-10 

Ensure that the region has a high-quality education system that is accessible to all of the region's 
residents. 
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MPP-T-19 

Design transportation programs and projects to support local and regional growth centers and 
high-capacity transit station areas. 

MPP-T-20 

Promote the preservation of existing rights-of-way for future high-capacity transit. 

MPP-T-21 

Design transportation facilities to fit within the context of the built or natural environments in 
which they are located. 

MPP-T-22 

Avoid construction of major roads and capacity expansion on existing roads in rural and resource 
areas.  Where increased roadway capacity is warranted to support safe and efficient travel 
through rural areas, appropriate rural development regulations and strong commitments to 
access management should be in place prior to authorizing such capacity expansion in order to 
prevent unplanned growth in rural areas. 

Supporting the Economy 

MPP-T-23 

Make transportation investments that improve economic and living conditions so that industries 
and skilled workers continue to be retained and attracted to the region. 

MPP-T-24 

Improve key facilities connecting the region to national and world markets to support the 
economic vitality of the region. 

MPP-T-25 

Ensure the freight system supports the growing needs of global trade and state, regional and 
local distribution of goods and services.  

MPP-T-26 

Maintain and improve the existing multimodal freight transportation system in the region to 
increase reliability, efficiency, and mobility, and prepare for continuing growth in freight and 
goods movement. 

MPP-T-27 

Coordinate regional planning with rail line capacity expansion plans and support capacity 
expansion that is compatible with state, regional, and local plans. 

MPP-T-28 

Promote coordinated planning and effective management to optimize the region’s aviation 
system in a manner that minimizes health, air quality, and noise impacts to communities, 
including historically marginalized communities. Consider demand management alternatives as 
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future growth needs are analyzed, recognizing capacity constraints at existing facilities and the 
time and resources necessary to build new ones. Support the ongoing process of development of 
a new commercial aviation facility in Washington State.   

Protecting the Environment 

MPP-T-29 

Support the transition to a cleaner transportation system through investments in zero emission 
vehicles, low carbon fuels and other clean energy options.  

MPP-T-30 

Provide infrastructure sufficient to support widespread electrification of the transportation 
system. 

MPP-T-31 

Advance the resilience of the transportation system by incorporating redundancies, preparing for 
disasters and other impacts, and coordinated planning for system recovery.  

MPP-T-32 

Reduce stormwater pollution from transportation facilities and improve fish passage, through 
retrofits and updated design standards. Where feasible, integrate with other improvements to 
achieve multiple benefits and cost efficiencies. 

Innovation 

MPP-T-33 

Prepare for changes in transportation technologies and mobility patterns, to support 
communities with a sustainable and efficient transportation system.   

MPP-T-34 

Be responsive to changes in mobility patterns and needs for both people and goods, and 
encourage partnerships with the private sector, where applicable.  
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GOAL 6 Cooperate with governmental agencies, special districts, 
nonprofit organizations, and private businesses in providing 
publicly accessible open space, park facilities, and recreation 
services. 

Intergovernmental and interagency coordination is important to extend the 

reach of recreational facilities across boundaries and increase potential 

funding sources. SeaTac has many potential partners such as the Port of 

Seattle, adjacent Cities, King County, the Highline School District, the YMCA, 

and multiple utility districts. Coordination with others may provide permanent 

or temporary solutions to addressing PROS system needs. 

Objective 6A Collaborate with agencies, special districts, and other Cities 

to develop and utilize the community’s recreational capabilities. 

Objective 6B Work with local school districts to maximize the use of school 

facilities as activity and recreation centers for all ages.  

Objective 6C Encourage cooperative planning and use of recreational 

facilities with private businesses, nonprofit organizations, and other groups 

in the City.  

Objective 6D Pursue a variety of funding and assistance mechanisms for 

park acquisition and development, including public funding, outside funding, 

shared use of transportation rights-of-way, and dedications from large 

residential and commercial developments.  

Objective 6E Involve private businesses, service organizations, and 

neighborhood groups in planning and developing recreational opportunities 

for neighborhoods and the community.  

GOAL 7 Develop community-wide recreational resources which 
respond to and are consistent with unique site characteristics and 
community desires. 

North SeaTac Park  

Objective 7A Develop North SeaTac Park in accordance with Airport land 

use and safety guidelines.  

North SeaTac Park, which is still partially undeveloped, is a community-wide 

resource with great potential for addressing park and recreational needs. As a 

park just north of the Airport’s runways, the Master Plan takes into account 

Airport land use and safety guidelines.  

Objective 7B Preserve the area surrounding Tub Lake as a natural wetland 

and increase opportunities for public enjoyment of the area.  
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Tub Lake is a natural peat bog existing since prehistoric times and a valuable 

resource for natural aquifer recharge. It has opportunities for interpretive 

interaction, passive use boardwalks, and wildlife viewing. As such, it should be 

preserved and protected.  

Objective 7C Develop environmentally sensitive public trails connecting the 

Lakes to Sound Trail to SeaTac Community Center and natural features such 

as Tub Lake and adjacent wetlands.  

The Lakes to Sound Trail, especially the section along Des Moines Memorial 

Drive, offers opportunities to connect with natural features, such as Tub Lake 

and adjacent wetlands. With improved access, these resources can be both 

recreational and educational. Environmentally sensitive trails could include 

foot, bike, and/or equestrian trails as appropriate.  

Des Moines Creek 

Objective 7D Preserve the Des Moines Creek area and extend the Des 

Moines Creek Trail north to Miller Creek and North SeaTac Park with 

connections to the Lakes to Sound Trail.  

The community continues to express support for preservation and passive use 

of Des Moines Creek. The Des Moines Creek Park property is characterized by 

a wooded ravine with a creek, which begins at S. 200th Street in SeaTac and 

continues south to Puget Sound in the City of Des Moines. The Pedestrian 

Facilities map (see Transportation Element) identifies a trail extension 

continuing northward along the SR-509 right-of-way. In addition to its 

recreational value, Des Moines Creek’s importance as a fish and wildlife 

habitat area will be enhanced by this policy.  

Objective 7E Work with the Washington State Department of 

Transportation on land south of S. 200th Street as open space for the 

enjoyment of local residents and prohibit vehicular traffic from these open 

space areas.  

The natural character of the ravine provides a type of open space which is not 

found in other areas of the City. The corridor also accommodates a rich array 

of wildlife and wildflowers, as well as access to a water environment within the 

City. Retaining these features is important to the quality of this park 

experience.  

Bow Lake  

Objective 7F Seek public access to waterfront area(s) of Bow Lake. 
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