
 

City of Burien 
Request for Proposals 
Ambaum Corridor and Boulevard Park Planning and Land Use Study 
October 19, 2020  
 
Introduction + Background 

The City of Burien is requesting proposals from qualified professional consulting firms who can assist the 
City in implementing a subarea planning study and rezones for two mixed-use business districts:   
 

1) The Ambaum Corridor: an emphasis on transit-oriented development (TOD) planning, and  
2) Boulevard Park:  an emphasis on a thriving mixed-use business district and supportive land uses.   

 
Both neighborhoods are home to a culturally diverse mix of business and residents. While the focus of 
this project is on land use and zoning changes, overarching draft goals of outcomes emerged from initial 
conversations with members of the community and City boards and commissions:   
 

• Build on what is great about Burien’s history while planning for the future 
• Capitalize on our investments in transit and transportation: plan for transit-friendly 

neighborhoods and commercial areas near transit stops 
• Support the continued success of our businesses and provide new economic opportunities for all 
• Welcome and reflect the diverse cultures present here; elevate the voices of people of color 
• Support the health of everyone by providing opportunities for community services and outdoor 

activity 
• Create places for people: new public spaces and connections to our parks  
• Accommodate all travelers:  pedestrians, cars, transit, trucks and bicycles 
• Support a diversity of homes and housing types—including new and existing affordable housing 
• Mitigate the displacement of existing residents and businesses  
• Integrate natural systems and sustainable development 
• Reflect the neighborhoods as integral to Burien’s success as a whole city. 

 
Planning tasks will include:  

1. Engaging with diverse members of the community, including people typically not engaged in 
civic processes.  
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2. Articulating a vision and action strategies to meet community and citywide goals for walkable 
business districts supporting a diversity of housing types, successful businesses, urban design 
and public spaces, environmental sustainability, cultural expression and community health.  

3. Evaluating city regulations with an emphasis on the feasibility of development in the multi-
family, mixed-use and commercial zones that are present in each district. 

4. Recommending new land use and zoning standards and public amenity programs that serve 
community goals, including SEPA review, for consideration by the Burien Planning Commission 
and City Council.   

5. Apply a race and social equity lens to all of the work, including engagement, analysis and 
recommendations.   

Project Context 
 
The City of Burien incorporated in 1993.  Much of the city was developed during the 1950s and 1960s 
and is built out within existing city limits.  Given the age of original developments and the lack of vacant 
land, the City is taking proactive steps to enable appropriate densities and commensurate public 
investments to prepare for anticipated growth and to ensure a high quality of life for all.   
 
Ambaum Corridor  
 
The Ambaum corridor as a whole is relatively auto-oriented 
with low-scale buildings and surface parking lots in front of 
buildings.  Some areas have seen under investment and may 
be appropriate for infill development.  Other areas feature 
higher-density residential buildings providing the city with a 
stock of much-needed moderately priced housing.  Several 
small business nodes feature a diversity of businesses, 
including latinx-owned businesses, providing local and 
regional goods and services.  Historically, bus ridership is 
high along the corridor, and sidewalks are used extensively 
by pedestrians.   
 
Ambaum Boulevard SW is an important north-south 
transportation corridor connecting West Seattle and Burien.  
Transportation improvements with the replacement of 
Route 120 with the H Line RapidRide route will result in 
travel times being reduced by approximately 13% between 
the Burien Transit Center and downtown Seattle.  Much of 
the corridor will be designed to accommodate business 
access and transit (BAT) lanes in both directions to speed 
buses.  Transit stop improvements include the construction 
of 14 new RapidRide station stops and the removal of some 
Route 120 stops.   
 
The proposed boundary for planning includes properties on 
both sides (east and west) of Ambaum Boulevard SW, 
stretching from SW 144th Street just outside Burien Urban 
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Center to the northern city limits at SW 112th Street.  Planning will emphasize areas within walking 
distance of the new H Line Rapid Ride stops (generally ¼ mile) with consideration of areas within ½ mile 
of the stops.  

Boulevard Park 

The Boulevard Park neighborhood consists of a central 
business district, with nearby commercial and multifamily 
(RM 48) zoning surrounded by single-family zoning.  The 
central business district is compact and is composed of 
numerous small businesses and a branch of the King 
County Public Library system.  Boulevard Park, like 
Ambaum, features a highly diverse population, with a 
large percentage of Hispanic/Latino and Asian households.   

Environmental health is an issue in Boulevard Park.  The 
community is bounded by Highways 509, 518 and 99, 
providing excellent access to neighboring communities, 
but also serving to isolate the neighborhood.  Additionally, 
the opening of the Sea-Tac Airport’s third runway in 2008 
increased air traffic above the neighborhood.  Finally, the 
neighborhood’s primary grocery store was replaced by a 
Dollar Tree in 2019, leaving the community without 
immediate access to a large format grocery, though 
smaller food markets are present in the area.  

Adjustments to Regulations to Support Community and 
Citywide Goals  

An intent of this project is to evaluate multi-family, mixed use and commercial zoning in both areas, with 
an emphasis on the Residential Multi-Family zones, Intersection Commercial zone, Community 
Commercial zones, and the Office zone located along Ambaum Boulevard.  In 2013, the City 
commissioned an analysis in both neighborhoods to assess redevelopment potential relative to multi-
family housing and underlying zoning. Both neighborhoods have seen very limited multi-family housing 
development over the past 20 years.  Each area saw a spike in development in the 1960s and some 
limited development in the past three years. The study concluded that certain zones along Ambaum are 
closer to being feasible, while Boulevard Park experiences lower rents and additional challenges.  A 
Housing Action Plan process, currently underway, is providing more contemporary insight into potential 
development feasibility.   

About Burien 

Burien is a unique place, developed from a waterfront community along Puget Sound with six miles of 
shoreline and expansive mountain views. Burien’s population is diverse both in terms of race and 
income, with approximately 40 percent of the population identifying as non-white. Individuals who 
identify as Hispanic constitute Burien’s largest ethnic group at nearly a quarter of the total population, 
based on the 2010 census. Another 10 percent identify as Asian, and according to the Highline School 
District, more than 50 languages are spoken in the homes of Burien-area students.  

Boulevard Park Vicinity Zoning 
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The City has invested extensively in development of its downtown, including street improvements along 
SW 152nd Street, development and completion of the Burien Town Square development incorporating 
Town Square Park, which now functions as a focal gathering point for the community adjacent to the 
Burien City Hall and King County Regional Library, and has recently completed work on an urban center 
plan. However, other than the Northeast Redevelopment Area (NERA) and the Burien Urban Center 
Plan, there have been no other long-term subarea plans developed within the City.  

The City of Burien is currently engaged in a housing action plan, which will inform the Ambaum and 
Boulevard Park subarea planning effort and rezone.  Early documents for this effort can be found on the 
City’s web site.  In 2019, the Burien City Council passed legislation allowing accessory dwelling units in all 
single-family zones throughout the city, and enacted a housing demonstration project of up to five 
affordable housing projects throughout the city.   

A joint meeting with the Planning Commission and Business and Economic Development Partnership 
(BEDP) was held on February 26, 2020, where the scope of the Ambaum corridor subarea plan was 
discussed. The minutes from the meeting are available on Burien’s website.  Discussions about the 
Boulevard Park planning area by both advisory groups is forthcoming.   

As demand for housing grows, including the need for diverse and affordable housing types, the City is 
looking for opportunities to provide additional housing capacity. Additionally, the City is interested in 
adding jobs and ensuring the continued success of its business districts.  The Ambaum corridor and 
Boulevard Park neighborhoods present unique opportunities to achieve more efficient use of land while 
serving community needs and leveraging TOD.   

Scope of Services 

The City intends the development of the subarea plan to be a focused effort that will conclude within 
approximately 12 months of contract execution with the selected consultant.  The scope of work will 
include the following:   

1.  Initial Review and Analysis.   

A. Project Kickoff and Interviews.  The consultant will kick off the project by interviewing 
groups of stakeholders in each subarea with support from city staff.  The purpose of the 
interviews is to gain an understanding of issues and opportunities from the perspectives 
of the stakeholders.  The stakeholder groups may include district business owners, 
residents, property owners, real estate brokers, community service providers, the City’s 
Business and Economic Development Partnership, Burien Planning Commission, Arts 
Commission, Spanish-speaking individuals, youth, seniors, renters, and other 
stakeholders designated by the City.    

B. Existing Plans and Policies Analysis.  The consultant will assess the current state of the 
City’s land use policies and development regulations, including the following:   

i. Housing Needs Assessment and Housing Action Plan, 2020 and 2021 
ii. Burien Housing Assessment, 2020 

iii. Transit Corridor Redevelopment Gap Analysis, 2013 
iv. Burien Economic Development Partnership Industry Targets and Supporting 

Strategies, 2019 
v. Burien Comprehensive Plan 

vi. Burien Zoning Code 



5 
 

vii. Transportation Master Plan 
viii. Burien Road Design and Construction Standards, 2016 

ix. Existing conditions developed by staff to date. 

C. Existing Conditions Analysis.  Confirm, research, analyze, and present existing conditions 
within the study area including an inventory of the age and general conditions of 
structures, infrastructure, number and type of businesses, availability of housing types, 
circulation patterns (autos, pedestrians, transit), availability of public spaces and other 
community assets, observed densities, overall development trends and conditions.  This 
work will build on available existing conditions information gathered by staff along with 
additional research.   

Existing conditions analysis will include a discussion of race and social equity 
considerations, including social determinants of community health, along with potential 
for displacement of existing businesses and residents, and possible mitigation or 
community enhancement measures.   

D.  Economic Analysis/ Observations.  An economic analysis will identify key economic 
opportunities; observations about the feasibility of future development types for 
commercial, residential and mixed-use developments; and opportunities to catalyze 
private investment and inform land use and zoning recommendations.  In particular, 
several of the city’s mixed-use zones are not performing as planned, including the 
Community Commercial zones, Office zone, Intersection Commercial and RM 48 zones.   

2. Public Outreach and Community Engagement.  

A. Public Workshops/ Visioning. The consultant will organize and lead one public workshop 
for each of the two planning areas designed to engage large numbers of residents, 
business owners, and relevant stakeholders in each district, including adjacent 
residential neighborhoods. The purpose of the workshops is to receive feedback to 
guide plan development and help gain support for the plan. Language translation to 
Spanish and Vietnamese would be needed.   

B. Public Open House.  The consultant will organize a final open house to receive feedback 
on draft planning documents and zoning/regulatory proposals, with language 
translation in Spanish and Vietnamese.     

3.  Plan Development. Preparation of subarea plans will be referenced by the City’s overall 
comprehensive plan and will be coordinated with concurrent staff analysis of regulatory 
amendments.  It is assumed that recommendations will be developed in concert with city staff.   

A. Background and Existing Conditions Analysis. The consultant will formalize information 
related to the existing conditions analysis developed under 1.b. and provide an analysis 
of the area’s strengths and weaknesses, including race and social equity considerations. 

B. Goals and Objectives. Identify the goals and objectives of the plans to support the 
recommendations and consider community input.  

C. Feasibility Analysis.  The consultant will evaluate the feasibility of potential development 
standards to add density in key locations, proposed design standards, programs to 
stimulate affordable housing production, potential parks impact fees, minimum density 
standards, environmental building standards and methods of integrating public place-
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making.  Finally, the consultant will address displacement risk and approaches to 
mitigate displacement of existing residents and businesses.  

D. Land Use Recommendations. Working with city staff, provide recommended 
amendments to existing city development standards that will define the character for 
the area, catalyze private investment, integrate a range of housing types, contribute to 
placemaking, and provide other public benefits. Recommendations to road standards or 
right-of-way improvements may be needed.  These standards should include renderings 
and graphics supporting potential future development patterns, and should include an 
analysis of how the proposal impacts disadvantaged populations and serves to further 
the City’s race and social equity goals. This work will be undertaken in close 
coordination with city planning staff.   

E. Strategies matrix.  Capture future initiatives and actions that can be undertaken by the 
city, private developers, neighborhood groups, and other parties to meet community 
and citywide goals.  

4. Refining and Approval Process. 

A. Presentation of the Draft. The consultant will present a draft of the subarea plans at a 
public meeting for the purpose of gathering comments. Copies of the draft will need to 
be in hardcopy and digital form and posted on the City website. Comments received 
from the public meeting will be addressed prior to being reviewed by the Burien 
Planning Commission.  

B. Public Hearing Presentations. The consultant will make a formal presentation on the 
subarea plan to the Burien Planning Commission and City Council.  

C. Additional Revisions. The consultant will be responsible for the revisions that may 
become necessary between presentations. The City of Burien staff will be responsible 
for collecting comments, questions, and suggestions for these refinements from various 
sources and consolidating them into a series of action items for revision or responses.  

D. SEPA Threshold determination.  The consultant will complete a threshold determination 
through a SEPA checklist and associated DNS or supplemental EIS.   

 

PROPOSED DELIVERABLES AND BUDGET:  

Goals and policies from the Boulevard Park and Ambaum subarea plans will be adopted in the City’s 
Comprehensive Plan. The plans should be easy to understand from a layperson’s perspective and be 
graphically inviting.  

1. Project costs are expected to be less than $100,000. The final dollar amount will be negotiated 
as part of the final contract and scope of work with the successful consultant. 

Permitting and Environmental Review 

Consultant to take the lead to complete SEPA review for plan recommendations, with staff input.   
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Communications—Requests for Information and Questions 
 
All questions regarding the submittal process and/or technical aspects of the project shall be directed to 
the RFP project managers listed below.  Only email correspondence will be accepted.  All responses will 
be provided via email.  Unauthorized contact regarding this RFP with any other city employee will affect 
the proposed score and may result in disqualification.   
 
Request for Proposal Process 

It is the City's intent to select a consultant based on the qualifications and abilities of the firm/team and 
key project individuals. Proposers may be either individual firms or teams as appropriate to meet the 
specific needs of the project. If relevant, it shall be at the discretion of the proposer to determine and 
identify the lead consultant for the team. Proposers are solely responsible for all costs incurred in the 
development and submission of the request for proposals (RFP) or any other presentations whether in 
response to this RFP or to any subsequent requirements of the consultant selection and contract 
negotiation process. 

Desired Qualifications 

Consultants responding to this RFP should have extensive experience in the following areas of expertise 
or prepare to engage with a subconsultant to meet the project requirements: 

• Experience with similar projects including preparing subarea plans to provide detailed planning 
on a geographic basis for communities transitioning from suburban to urban including urban 
design placemaking experience;  

• Experience in working with community stakeholders, including cultural communities and non-
English speaking people, to support innovative plans and policies;  

• Experience performing feasibility analyses, particularly to inform public policy relative to zoned 
density and height, development standards, bonuses, incentives and inclusionary affordability 
requirements and impact fees;  

• Experience working with zoning codes and other relevant regulations relating to land 
development, building development, streets and streetscapes, sustainable development and 
other related experiences; 

• Environmental review compliance with the State Environmental Policy Act (SEPA), including the 
establishment of appropriate thresholds of significance for urban areas, project alternatives, 
and appropriate levels of mitigation;  

• Experience addressing race and social equity considerations for communities undergoing 
transition.   

Proposal Requirements 

Each proposal should provide the following information: 

a. Name and address(es) of the firm.  
This should also include any parent companies, branch offices, or associated sub-consulting 
firms that will participate in performing the work. 
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b. Summary of the scope of work. 
Provide a narrative description of your firm’s interpretation of Burien’s project intent. Provide 
details for each phase, including a schedule and anything that may be required from the City to 
accomplish the task. 

c. Statement of qualifications.  
Include information on the firm’s/ team’s structure, qualification and experience including: 

i. Name of lead persons with titles and general project responsibilities. 
ii. Names of all subconsultant personnel and general project responsibilities. 

iii. Identify the project manager who will have overall responsibility for the project and the 
lead personnel with titles who will be primarily responsible for and involved with this 
project.  

iv. Proposed responsibilities and activities of each lead person on this project. 
v. Names and qualifications of staff members who would be working on this project, as 

well as any concurrent projects and their associated time commitment. 

d. Similar project examples. 
Provide descriptions of three (3) similar projects completed by your firm. The project 
descriptions should include the following:  
i. Summary of the background and experience of the firm relative to the project. 

ii. Summary of the consultant team’s experience, expertise and demonstrated success 
with similar projects incorporating the following key components.  
1. Demonstrated proficiency in policy and regulation analysis, public processes, 

and community visioning. 
2. Subarea plan program development within a local land use policy/Growth 

Management Act planning context. 
3. Experience with SEPA review or EIS work under Washington state law. 
4. Experience with a range of potential subarea planning, zoning amendments, and 

SEPA implementation provisions. 
5. Developing ‘sustainable’ transportation methodologies and associated 

implementation measures, including complete streets, active transportation, 
and transit. 

6. Housing, parks and open space, and neighborhood planning. 
7. Economic development, economic analysis, issues and approaches. 
8. Experience in community outreach and engagement, both traditional outreach 

methods along with engagement with cultural communities. 
9. Experience with strategies to address unique emerging issues such as affordable 

housing opportunities and minimizing displacement and gentrification. 

e. Project Approach and Methodology 
Consulting teams proposed approach to complete the Scope of Work as described including:  

i. Process to develop methodologies for determining subarea planning and policy 
evaluation, EIS Supplement provisions and implementation steps 

ii. Innovative and effective strategies to engage key stakeholders and the public, including 
outreach to non-traditional stakeholders 

iii. Cost efficient strategies to accomplish tasks and complete the project. 
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f. Project cost and schedule analysis. 
Prepare a schedule and cost estimate with a detailed breakdown for each phase within the 
scope of work. 

Anticipated Schedule: 

Event Date 

RFP Issued October 23, 2020 

Proposal Submittal Deadline November 20, 2020  4:00 pm 

Notify Short-listed Firms November 27, 2020 

Interview Short-listed Firms  November 30-December 4, 2020 

Scope & Budget Development/Negotiations December 10, 2020 

Contract Finalized December 20, 202020 

Anticipated Project Completion Third Quarter 2021 

 

Evaluation Criteria: 
Pursuant to state and federal regulations, a qualifications-based selection process will be used to select 
a consultant/ consultant team for this project.  The City intends to enter into an agreement with the 
consultant providing a proposal that, in the opinion of the City, best meets all of the below-listed 
evaluation criteria (receives the highest score) as determined by the City’s selection committee. 
Consultant interviews may be required for final selection. Upon selection of a consultant, the City 
intends to enter into an agreement using its standard consulting services agreement.  See Attachment A 
for a sample contract.  The following information will be used to evaluate and rank responses: 
 

Proposal Evaluation Criteria Weight 
Demonstration of thorough understanding of project scope as 
identified by the City.  25 

Project experience (on public projects of similar size and nature, 
including technical experience) 25 

Experience of project manager and significant team members 20 
Demonstrated experience conducting successful public meetings and 
gathering input 20 

Overall quality content and responsiveness to RFP requirements 10 
Total 100 

 
The City of Burien reserves the right to reject any or all proposals and to waive any irregularities or 
information in the evaluation process. The final decision is the sole decision of the City of Burien, and 
the respondents to this formal request have no appeal rights or procedures guaranteed to them. 
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Interviews:  
Following initial evaluation of the consultant’s statement of qualifications, the highest-ranking firms may 
be invited to participate in the interview process. The City will notify proposers as soon as possible for 
scheduling of interviews, if conducted. Additional interview information will be provided at the time of 
the invitation. 
 

General: 

Submittal Details 
Submittals are limited to a maximum of ten (10) 8.5” x 11” pages (double sided).  A letter of transmittal, 
if incorporated, will be included in the above page count.  If desired, project staff resumes may be 
attached to the proposal and do not apply against page count.  Pertinent staff experience should be 
covered in the body of the proposal as the appendix may not be reviewed for scoring. 
 
All costs for developing proposals in response to this RFP are the obligation of the consultant and are 
not chargeable to the City.  Materials submitted shall become the property of the City and will not be 
returned.  All submittals received will remain confidential until the City and the successful consultant 
sign the agreements resulting from this advertisement.  All submittals are deemed public records as 
defined in RCW 42.17.250 to 42.250.340. 
 
Five (5) copies of your submittal, whether mailed or hand-delivered, must arrive at the address listed 
below no later 4:00 pm on Friday, November 20, 2020.  Proposals received later than the submittal 
deadline will not be accepted.  The City of Burien will not be liable for delays in delivery of proposals due 
to handling by the US Postal Service or any other type of delivery service.  Faxed or e-mailed submittals 
will not be accepted.   
 
All proposals must be in a sealed envelope and clearly marked “RFP – Ambaum/ Boulevard Park Subarea 
Plans” 
City of Burien 
ATTN:  Susan McLain and Nicole Gaudette 
400 SW 152nd Street, Suite 300 
Burien, WA 98166 
 
Proposals may be withdrawn by written notice at any time prior to award. 
 
Prime Consultant Responsibilities 
The prime consultant may subcontract with additional firms to acquire or produce elements of the final 
product; however, the prime consultant selected will be required to assume responsibility for all 
services offered in the proposal, regardless of the producer. The selected consultant shall be the sole 
point of contact with regard to contractual matters, including payment of any and all charges resulting 
from the contract. 
 
Costs and Ownership 
The City reserves the right to reject any and all submittals and to waive irregularities and informalities in 
this RFP process. This RFP does not obligate the City to pay any cost incurred by respondents in the 
preparation and submission of a proposal and statement of qualifications. All such costs shall be borne 
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solely by each submitter. Furthermore, the RFP does not obligate the City to enter into a contract or 
proceed with the procurement of the project. 
  
Materials submitted in response to this competitive procurement shall become the property of the City 
and will not be returned. All submittals received will remain confidential until the completion of the 
selection and contracting process. Once complete, all submittals are deemed public records and are 
subject to the applicable Public Records statutes. 
 


