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EXECUTIVE SUMMARY

The City of Burien requests that the Growth Management Planning Council (GMPC) designate Downtown Burien as an Urban Center under Countywide Planning Policy (CPP) LU-39. Downtown Burien represents an appropriate addition to the Urban Centers in King County for the following reasons:

1. Downtown Burien is the historical center for activity for large section of Southwest King County. The proposed Urban Center comprises a mix of uses, including multifamily residential, retail, office, and government. Current uses and densities, redevelopment opportunities, and good transportation access to other regional centers all serve to make Downtown Burien prime for accommodating a significant share of the region’s anticipated growth.

2. Downtown Burien is suitably located within the regional transportation system. The proposed Urban Center is located at the interchange of two major state freeways--SR-509 (soon to be extended south to I-5) and SR-518, the western extension of I-405. Burien is 5 minutes from SeaTac International Airport, 15 minutes from downtown Seattle, 20 minutes from Bellevue, and 30 minutes from Tacoma. (See attached location map.) Further, Downtown Burien is well served by express buses through a Metro Transit Center.

3. The City of Burien supports an Urban Center in its downtown through a coordinated set of plans, policies, and public investments. Burien’s comprehensive plan and downtown plan define the Urban Center and establish the policy framework for achieving a compact, multiple use, transit and pedestrian oriented vision. Burien has implemented the plans with pro-active land use regulations, including adopting an unlimited residential density in the downtown zone, up to 12-story height limits and producing an award-winning downtown handbook which includes new design guidelines. Finally, the City has planned for future growth within the Urban Center through recent investments in utility, street and sidewalk upgrades, and in land assembly and acquisition. These efforts have already resulted in a future mixed-use Town Square development and plans for a transit oriented development (TOD) project.

The following sections provide background on existing conditions as well as further detail on how the Burien Urban Center proposal meets or exceeds the requirements established in the CPPs. An additional section documents how the Burien Urban Center proposal meets the new criteria adopted by the Puget Sound Regional Council (PSRC) for Regional Growth Center designation.

BACKGROUND

The City of Burien incorporated in 1993. As part of the City’s initial visioning and comprehensive planning processes, the community adopted policies designed to make “downtown an attractive and vibrant place to work, shop and live.” In 1999 the City took these initial policies to the next level—a coordinated downtown plan, zoning regulations and design standards. This package of tools was compiled in the form of a “Downtown Burien Handbook” which won a PSRC Vision 2020 award in 2001. Taken together, the tools encourage redevelopment of the downtown area into a mixed-use, pedestrian-friendly, transit-oriented, traditional downtown with good urban design. 

As part of its 2003 Comprehensive Plan update, Burien reviewed existing plans in light of CPP requirements and concluded that policies and implementation strategies necessary for an Urban Center were already in place. In recognition of this, the updated Plan designates downtown as an “Urban Center,” which the City is now pursuing formally at both the county and regional levels.

The proposed Burien Urban Center encompasses approximately 353 acres, about 7.4% of the total city area, and is roughly centered at the proposed mixed-use Burien Town Square development (see attached Urban Center map). The existing street grid is in the form of a traditional downtown with small blocks, alleys and a well established sidewalk system. The Urban Center contains a mix of uses–multifamily residential, retail, restaurants, and offices. The proposed Urban Center also contains a range of government and human services, including Immigration and Naturalization Services, Police Station, Fire Station, Post Office, District Court, Highline School District Headquarters, Social Security Office and DSHS, and King County Library. The Burien Community Center and the Ruth Dykeman Children’s Mental Health Facility border the Urban Center.
Downtown Burien is located at the intersection of SR 509 and terminus of SR 518/SR 405. With the planned extension of SR 509 connecting to I-5, the proposed Urban Center will become even more well connected to regional transportation routes. The proposed Urban Center also has good transit access. The Burien Transit Center is located within the Urban Center. Metro and Sound Transit provide easy and direct access downtown Seattle, West Seattle, Des Moines, SeaTac Airport, Boeing, the University District, Renton, and Bellevue. Connectivity and strategic location between Seattle and South King County, Pierce County and Sea-Tac International Airport are advantages in capturing a market for future economic and housing growth. 

CONSISTENCY WITH COUNTYWIDE PLANNING POLICIES

Designation criteria and other policies governing Urban Centers are contained in several King County Countywide Planning Policies. These policies are summarized in turn, below, followed by descriptions of how the proposed Burien Urban Center meets or exceeds specified requirements.

LU-39 describes the urban center designation process and lists the steps and criteria used to evaluate proposed Centers, including a formal policy statement and programmatic EIS. 

Policies for Downtown Burien adopted in the Burien’s comprehensive plan and downtown plan represent a statement of the City’s commitment to meeting the criteria for formal designation of its Center by the GMPC. SEPA review was completed along with the adoption of Burien’s updated comprehensive plan (addendum Nov. 2003, Chapter 5 of the Burien Comprehensive Plan). This analysis and documentation effectively provide a level of area-wide environmental review similar to that provided by a programmatic EIS option.

LU-40 establishes specific comprehensive plan requirements that would support an Urban Center designation. 

On December 15, 2003, the Burien City Council unanimously adopted amendments to its Comprehensive Plan that included policy LU 1.11 establishing an Urban Center and its boundary. The boundary incorporates the main downtown area along with adjacent commercial and multi-family residential uses and contains a total of 353 gross acres. Consistent with this policy, the Urban Center is designated on the City’s Comprehensive Plan Land Use Map. 

Burien has shown a commitment to the revitalization and development of its Urban Center. This commitment is evidenced by physical improvements, monetary investments, and a high degree of planning for Downtown Burien’s future. Burien’s commitment is evidenced by the following actions:

· Reconstruction of SW 152nd Street, Burien’s “main street” ($6.4 million)
· Reconstruction of 4th Avenue SW, a major corridor through the Urban Center ($4 million)

· Purchase of property next to the Transit Center site to facilitate a planned TOD project ($652,000)

· Burien Gateway improvements ($289,000)

· Rezoning of the downtown area to remove density limits and increase building heights (up to 12-stories in some portions of the downtown)
· Design standards for redevelopment in the downtown that support pedestrian activity and provide for incentives to support a wide variety of complimentary mixed uses
· A Downtown Burien Handbook to assist development in Downtown Burien
The City has also purchased the 7 acres (with plans to expand the site to 10 acres) in the heart of downtown for a mixed-use Town Square development. The City has selected a developer for the project and is in the process of negotiating a development agreement. Development plans include approximately 280 dwelling units, 40,000 square feet of retail space, 76,000 square feet of office space and a 40,000 square foot public library. The project may also include a multi-screen theater. As a public-private partnership, the Town Square is intended to serve as a catalyst for further redevelopment in the Urban Center.

Over the next 6 years, the City plans to invest another $13-15 million in the Urban Center, including:

· 1st Avenue South corridor improvements ($6.75 million)

· Downtown Street & Sidewalk Improvements ($1.1 million)

· Town Square Development ($5-7 million )

LU-40 further provides the following criteria for planned uses within and around designated Urban Centers:

a) A minimum of 15,000 jobs within one-half mile of a transit center,

b) At a minimum, an average of 50 employees per gross acre; and

c) At a minimum, an average 15 households per gross acre.

The Burien Urban Center provides the ability to accommodate targeted growth levels through substantially increased building heights and floor area ratios in the Downtown Commercial Zone, an incentive system, streamlined permitting process, and other plan implementation tools. The land use incentives will work in concert with the Burien’s efforts to revitalize the downtown and primary business corridor, including the Burien Town Square project, 1st Avenue South reconstruction project, and the improvements to the Burien Transit Center. 

To achieve its vision for the Urban Center, Burien is taking the approach, as stated in CPPs, of setting “a path for growth over a longer term and provide capacity to accommodate growth beyond the 20-year horizon.” Projections of growth capacity—given current policies and regulations—are provided for mid- and long-range scenarios (see table below). The mid-range projection represents a conservative estimate land use potential for the next 10 to 20-year planning period. It is based on an update of the most recent Buildable Lands capacity analysis and incorporates new assumptions informed by knowledge of developments recently permitted or proposed. The long-range projection assumes a maturing market over a 20+ year time frame with redevelopment (under current regulations) of additional underdeveloped parcels. 

Table:

	Scenario
	Households
	Households/Acre
	Employees
	Employees/Acre

	Existing Conditions
	1,433
	4.1
	4,025
	11.4

	Mid-Range Projected Capacity
	2,689
	7.6
	8,692
	24.6

	Long-Range Projected Capacity
	6,294
	17.8
	18,028
	51.1


These projections show that the land use plan for the Urban Center provides for more than sufficient capacity to meet density thresholds specified in LU-40. The additional criterion of 15,000 jobs within one-half mile of the Transit Center also can be realized. The half-mile radius encompasses all of the Urban Center employment capacity (18,028) as well as additional employment and housing areas outside of the Center boundaries.

New housing growth will likely be in multifamily and mixed-use projects in the downtown, commercial, and residential zones. New job growth will likely be in service, retail, and professional sectors accommodated through increased density of office and retail uses. Most of the job growth is anticipated in the Downtown Commercial zone. 
LU-41 states jurisdictions shall demonstrate the adequate supply of drinking water to serve projected growth. 

Burien’s Urban Center is served by King County Water District 49. District 49 is currently under contract to receive its water supply from the City of Seattle. This contract is valid until 2012. Water District 49’s comprehensive states that they “are not aware of any circumstances that would limit the ability of Seattle from providing the necessary quantity and quality of water to meet the projected needs of the District.” In addition, Seattle has completed the new Tolt facility which increases supply above the projected demand and Seattle also has another supply project which is expected to increase supply even further (page 3-15, WD 49 2002 Comprehensive Plan).
LU-42 and LU-43 requires the identification of transit station areas and support of high-capacity transit within Urban Centers. 

The Burien Transit Center is located in the heart of downtown. The Transit Center is located adjacent to the planned Town Square and is sited so that nearly the entire Urban Center is within ½ mile of the station. The City is working with King County Metro to redesign the existing Transit Center and to plan for a Transit Oriented Development on the site. 

The City’s Comprehensive Plan and downtown planning work support redevelopment of downtown Burien to evolve over time from a sprawling, ineffective, auto-orientated , moderate quality suburban shopping area to a dense, distinctive, pedestrian friendly, transit supportive, high-quality multiple-use urban center. The City is continually seeking funding to complete projects that achieve this vision.

LU-44 states that jurisdictions with Urban Centers should establish mechanisms to limit the use of single-occupancy vehicles for commuting purposes. 

Burien’s efforts to decrease SOV commuting include:

· Planning for intensive mixed land uses proximate to the Transit Center

· Revised parking requirements based on demand rather than on prescriptive formulas, thus providing for flexibility in the number of stalls required in new projects

· Studying parking in the Urban Center and developing comprehensive parking strategies

· Requirements in the Downtown Commercial zone for pedestrian improvements with new development

· Forthcoming Bicycle and Pedestrian Plan

· Improvements in pedestrian circulation as part of Town Square development

LU-45 lists strategies that should be included in each jurisdiction’s comprehensive plan to promote urban growth within centers. Strategies include supporting alternative transportation methods, providing for a mix of uses, providing a wide range of capital improvement projects and emphasizing superior urban design.
Burien’s downtown plan recognizes the importance of the transit center and contains policy and design principles that support alternative transportation methods. The Urban Center has adequate housing capacity to meet housing density targets and not only allows for mixed uses but also encourages this type of development through an incentive system that provides floor area bonuses in exchange public benefits that are included as part of a development proposal. A developer may choose from a menu of public benefits such as; public art, open space, right-of-way dedication or public restrooms.

Planned capital improvement projects include 1st Avenue reconstruction, pedestrian safety improvements along 1st Ave. and Ambaum Blvd, street and sidewalk improvements, SW 152nd Street enhancements, Transit center/Transit Oriented Development, Town Square project which includes an urban open space in the heart of downtown, and improvements to other pocket parks within the Urban Center  

In 1999 the City adopted design standards for the downtown zone. In addition a design handbook was developed to further assist in the administration of the design standards and assist developers through the use of pictures and further discussion of the desired approached to design.

LU-46 states that the system of Urban Centers shall form the land use foundation for a regional high-capacity transit system. 

The Burien Transit Center is centrally located within the Urban Center and Burien has actively supported the establishment of a transit oriented development (TOD) at the site. 

While High Capacity Transit (HCT) along a fixed guide way (such as light rail or monorail) is not currently available or planned for Downtown Burien, the Urban Center is located at the crossroads of two region-serving highways, and represents a logical station area for future extensions of HCT service along these corridors. One of Burien’s comprehensive plan transportation objectives (TR 4.5) states the City should “Coordinate with Sound Transit, Seattle Monorail Project, or other agencies to explore the development of commuter/light rail or elevated transportation in Burien.” In addition, another plan objective (TR 4.7) states the City should “Work with state, regional and local jurisdictions to develop land use strategies that will support public transportation.”
LU-48 states that jurisdictions shall prepare a programmatic EIS for an Urban Center. 

In 1997 the City of Burien adopted its first comprehensive plan using the programmatic EIS approach. Since that time Burien completed its required comprehensive plan update in December of 2003, which included environmental analysis on the comprehensive plan and downtown planning work. At present, it is expected that specific projects in the Urban Center will proceed through an environmental review process to address potential impacts of specific proposals. The City has recently utilized the SEPA “urban infill exemption” for Burien’s Town Square project. The City intends to expand the exemption to those projects that meet the exemption criteria and that are located within the proposed urban center boundary.
LU-49 specifies additional actions cities should take to support Urban Centers, to include a) strategies for land assembly, b) strategies for infrastructure financing and economic development, c) permit processing commitments, and d) establishing a streamlined administrative appeal process. 

Burien has taken actions to assemble land for new development. The City purchased parcels totaling 7.55 acres for the Town Square development. The City has a memorandum of understanding for joint venture with another property owner for an additional 2.19 acres resulting in a total Town Square site of 9.74 acres. The City has also purchased a 0.83 acre group of parcels abutting the existing transit center. The City has developed a non-confrontational approach to assembling and acquiring properties for redevelopment. This approach is expected to be used in future negotiations for the purchase of additional properties. Finally, the City is also considering using RCW 35.81(Community Renewal Law) to facilitate land assembly. 
Burien has developed infrastructure and economic development strategies that support the Urban Center. The City’s updated comprehensive plan contains an economic development element (optional under GMA). Infrastructure and service financing is documented in the City’s 6-year CIP, budget, and the CIP’s of the service providers such as King County Water District 49 and Southwest Suburban Sewer District.

Burien has established goals for permit processing. These goals are readily available on both the City web site and circulated through informational handouts available at the permit counter. In addition the City has implemented a new permit tracking system which will aid in the tracking and reporting of permit activity.

Regarding appeals processes, Burien has adopted an administrative design review with fixed deadlines for hearing appeals. This process allows for appeal to the Hearing Examiner only. Most land use applications are appealed to the hearing examiner or Superior Court. In addition, SEPA exemption thresholds have been raised to the maximum allowed by state law. 

LU-50 states that cities should consider additional incentives for development within urban centers. 

In additional to the many actions described elsewhere in this report that the City of Burien has taken or is considering to encourage development in the proposed Urban Center, the City is also considering using RCW84.14 (New and Rehabilitated Multifamily Housing Residential Tax Exemption) to provide an incentive for more downtown residential development.
CONSISTENCY WITH PUGET SOUND REGIONAL COUNCIL CRITERIA

In 2003, the Puget Sound Regional Council (PSRC) adopted new standards for the designation of Regional Growth Centers. The proposed Burien Urban Center meets these requirements, as follows:

Compatibility with Vision 2020. 

Burien’s Downtown Plan, supported by the community’s commitment to its implementation, is consistent with the PSRC’s criteria for a Regional Growth Center designation. Past actions by both the City and PSRC confirm that Burien’s actions are compatible, evidenced by Burien receiving a PSRC Vision 2020 award in 2001 for its Downtown Burien Handbook. 

Required activity levels—Population + Employment Thresholds. 

PSRC established a minimum current activity level of 13 “activity units” (population + employment) and a target level of 45 activity units. Existing conditions indicate there are 22 activity units currently in the Burien Urban Center and a projected 69 activity units in the long-range scenario.

Commitment to human scale urban form.

Burien’s commitment to human scale urban form is evidenced by the adoption of design standards for the downtown commercial zone and is further reinforced by the City developing a design manual to assist development in achieving the vision for downtown Burien. The zoning code encourages a mix of uses and offers incentives for additional floor area if public benefits are included in a development. 

PSRC states that an ideal urban center should be no more than 640 acres or a center that can fit within a ½ mile radius. Ninety percent of the purposed 353 acre Urban Center is within ½ mile of the centrally located transit center.

Downtown Burien provides for good connectivity, with a traditional street grid and alleys. City plans support improving the existing street grid to increase pedestrian mobility. As a part of Town Square development, the street grid will be enhanced resulting in smaller blocks making the development for pedestrian friendly. The City is also committed to study and identify other opportunities for expansion of the enhanced grid pattern beyond the Town Square site itself. 

Staff Recommendation: Direct the staff to prepare a Motion designating Downtown Burien as an Urban Center for consideration and possible action at the September GMPC meeting.

Attachments:

1) Location map

2) Urban Center map
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