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McCuLLouGH HiLL LEARY, ps

September 11, 2011

VIA HAND DELIVERY

Mrt. Jim Clingan

Chair, Planning Commission
City of Butrien

400 SW 152" Street, Suite 300
Burien, Washington 98166

Re:  Comprehensive Plan Update
Development of the “Node” Concept

Dear Commissioner Clingan:

The Planning Commission is continuing to explore the concept of “Commercial Nodes™ as
part of the City’s Comprehensive Plan update. We support the development of innovative policies
that foster opportunity for attractive, compatible and strategically located business nodes serving the
City’s residential neighborhoods. We are writing to encoutage the Planning Commission’s
consideration of the revised Business and Industrial Goals and Policies, especially in adding clarity,
predictability and flexibility to ensure successful implementation of the Commercial Nodes concept.
To ensure the City meets those policy goals, we request two amendments as outlined below.

The Commercial Node concept calls on the City to “provide a broad range of attractive and
strategically located business activity centers/nodes. . ..” See Revised Goal BU.1. The City’s
Comprehensive Plan Policies rely on the Commetcial Node concept to identify locational criteria for
the Neighborhood Center and Intersection Commercials zones; in both cases, these zones may be
located at “low intensity commercial nodes.” See Revised Policies BU 1.3 and 1.4.

As proposed on the Commercial Nodes Concept Map, the nodes incorporate concentric
circles of influence, indicating the possible walkable scope of commetcial activity within each node.
See Comprehensive Plan Figure 2LU-3. The proposed designation criteria in the revised Goals and
Policies note the importance of the 1/8 mile walking radius for neighborhood setvices. Similarly,
the Commercial Node Concept Map identifies a tight 1/8 mile innet citcle sutrounding each node.

In most cases, commercial zoning occupies most ot all of the area within this 1/8 mile inner
circle of the Commetcial Nodes; but in a few cases, there are notable areas within the 1/8 mile inner

circle not yet commercially zoned. In those latter cases, such as at the low-intensity Commercial
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Node at 128" Street and 1% Avenue South (“128" Street Node™), the commercially-zoned area
within the 1/8 mile inner circle is too small to support any commercial redevelopment consistent
with the Node concept and the revised Goals and Policies. To propetly implement the
Commercial Node concept, the designation criteria should acknowledge that lands lying
within the 1/8 mile inner circle for a Commetcial Node should be considered suitable for
rezones to appropriate commercial designations, if proposed as part of a development plan
for that Commercial Node. In the few cases in which this new critetion would apply, it would
allow the possibility of some very modest increases in commercial zoning, but ensure that the
Commercial Node concept could be implemented as contemplated by the Planning Commission.

Further, additional clarity between the Commercial Node Concept Map and the proposed
designation critetia would help ensure the predictability of the concept for future implementation.
As currently drafted, the Intersection Commercial designation ctitetia may stymie Commercial Node
development at the proposed 128" Street Node. See May 8, 2012 Commetcial Node Concept Map.

The Intersection Commercial designation criteria state “[a]teas are located within 1/8 mile of
Multi-Family Neighborhood land use designations as measured along an arterial...” Revised
Policies BU 1.4. The Neighborhood Center designation criteria provide “[a]djacent residential
designations shall predominately be Moderate Density Residential” Revised Policies BU 1.3.
However, the proposed 128" Street Node is cutrently contains Neighborhood Center, Intersection
Commercial and Residential Single-Family 7200 zones. Multi-family residential uses appear to be
outside the 1/8 mile Commercial Node radius. The 128 Street Node is uniquely situated to
provide attractive, strategically located commercial uses for adjacent residential neighborhoods. We
encourage the Planning Commission to amend the designation ctitetia to ensure
consistency between the proposed Commetcial Nodes and their designation ctiteria.

To ensure the Commercial Node concept is consistent with the Comptehensive Plan
and state law, we request the Planning Commission amend the Intersection Commercial
designation critetia to “Areas are located within 1/8 mile of Multi-Family Neighborhood or
Neighborhood Center land use designations are measure along an arterial.” This limited
amendment will strengthen implementation of the Commercial Node concept at the 128™ Street
Node by ensuring consistency between the Comprehensive Plan and development regulations.

Today, 128" Strect and 1* Avenue contains substantial N eighbothood Center development,
including a ~47,500 sf. Albertsons’ grocety, adjacent to the existing Intersection Commercial zoning.
Both the Neighborhood Center and Intersection Commercial land uses seck to provide convenient,
low to moderate intensity commetcial uses that meet the needs of Butien’s residents while
protecting the neighborhood character. See BCC 19.15.015; 19.15.020. This proposed amendment

! The Growth Management Act (“GMA”) requires consistency between the City’s Comprehensive Plan and
development regulations. See RCW 36.70A.040(d); Woods ». Kittitas County, 162 Wn.2d 597,614,174 P.3d 25 (2007).
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will ensure that convenient, compatible, multi-modal Commercial Node uses can be successful at the
128" Street Node in the future by leveraging the proximity to a Neighborhood Center use.

We appreciate the opportunity to provide comments on the draft Goals and Policies and
Commercial Node concept and look forward to continuing a dialogue with the Department and the
Planning Commission on these important issues.

Sincerely,

n C. McCullough

ce: Burien Planning Commission
Scott Greenberg, Burien Community Development Services

Enclosures:  May 8, 2012 Planning Commission, Commercial Node Concept Map
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