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Background

From 1989 - 1991, areas that included and surrounded Washington State Route 99, or as it
was also known, Highway 99 or the Pacific Highway corridor, annexed to the City of Tukwila.
During a 1995 update of the City of Tukwila Comprehensive Land Use Plan, the redevelopment
and reinvigoration of the Highway 99 commercial corridor emerged as one of the four primary
objectives for the community

From 1996 - 2000, the Tukwila community, including a specific Highway 99 Citizens Task
Force, engaged in a visioning and redevelopment discussion about the land adjacent to and the
programs that served the Highway 99 corridor. The study area for the corridor extended
generally from S. 160 Street on the south to S. 116 Street and roughly one block east and west
of the Highway. The Highway was eventually renamed by the City to Tukwila International
Boulevard to highlight its diversity and its important role in the Tukwila community.

Contents

Three documents within this electronic file were produced to support the discussion, planning
and decision making associated with the Tukwila International Boulevard corridor. They are:

o Pacific Highway Revitalization Plan - Draft, December
1997; (blue cover) and

o Pacific Highway Revitalization Plan - Final, August 1998;
(green cover) and

o Tukwila International Boulevard Plan - Revitalization

and Urban Renewal - January 2000 (red cover) (an update
and amendment of the above Final Plan.)

The reports were created in sequence but should be viewed together in order to consider all
the information produced for the study. The reports provide the history, information and ideas
that were used in launching a revitalized neighborhood commercial center for the City of
Tukwila.

A companion Tukwila International Boulevard Design Manual is a guide for property

development in the corridor and contains the criteria used by the design review decision-
makers.
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Forward

The residents of the Pacific Highway area chose to annex to the City of Tukwila
seven years ago. A community-wide outreach program, known as Vision
Tukwila, identified the task of making the Pacific Highway South corridor safer
and more livable as a top priority.

In the ensuing years, residential and corporate members of the community, in
partnership with the City, have accomplished much. Crime along the corridor
has been substantially reduced in many categories. An on-going highway clean-
up and beautification program has been established through the initiative of local
merchants. Community involvement in a number of programs consistent with the
direction given during our Vision Tukwila series has reached an all time high.
The City itself has launched an aggressive marketing campaign to attract
economic activity through re-development. In short, there are a number of
positive and exciting things occurring that promise to bring a new vitality and
image to Pacific Highway South.

The Draft Pacific Highway Revitalization Plan compiles a list of those
accomplishments and the groups who helped in the efforts. It considers what
else can be done and proposes a six year plan of action. This draft plan is
meant to spawn discussion of how the City should proceed. | welcome your
ideas and suggestions. It is important that we build a consensus on the City’'s
approach because of the extensive resources that will be required in the
continual gradual redevelopment of the Pacific Highway corridor into the vision
expressed by its citizens. Continued success will heavily depend on sustaining
the partnership between the City of Tukwila and its community.

MW.M |

John "Wally” Rants
Mayor

Phone: (206)-433-1800 « City Hall Fax: (206) 433-1833



~ City of Tukwila

Pacmc nghway
‘Draft Rewtallzatlon Plan

-Decémber‘1997 Draft

5Prepared by the Tukwﬂa Department of Commumty Development
in conjunction with the team of MAKERS ECS, Perteet, and
Stoloff and Associates S .

City of Tukwila 1



INTRODUCTION

' Acknowledgments

The Draft Pacific Highway Revitalization
Plan is the result of three years of effort as
shown in Appendix A: Public Involvement
Plan. Many were involved; however, there
are those who due to their degree of
personal involvement, deserve special rec-
ognition. They are as follows:

Tukwila Mayor

John “Wally” Rants

99 Task Force

Donald Demulling
David Livermore*
Dwight McLean
Vern Meryhew*
Debbie O’Brien
Tim O’Brien
Arthur Rosengren
Ellen Gengler
Jack Scott

Mike West

Tukwila Planning Commission

Sherryl Gunnels
David Livermore
George Malina
Henry Marvin
Vern Meryhew
Grant Neiss
Kathryn Stetson

Tukwila City Council

Pam Carter

Joe Duffie

Joan Hernandez
Jim Haggerton
Allan Ekberg
Steve Mullet
Pamela Linder

Real Estate Panel

Richard Embry, Gramor Development Co.

Pat Lindsey, CB Commercial

John Magnuson, Reseidential Property
Developer and Manager

John Peehl, Mr. 99 Associates, Inc.

2 Pacific Highway Draft Revitalization Plan

Tom Santee, Rainier Properties
Mike Scott, Dupre and Scott
Kurt Sorenson, Kidder, Matthews
and Segner

Tukwila City Staff

Steve Lancaster, Director, Community Development
Department

Moira Carr Bradshaw, Project Manager

Diana Painter, Project Manager

Sharon Dibble, Graphics

Ross Earnst, Public Works Director

Robin Tischmak, Project Manager, Public Works
Brian Shelton, City Engineer

Ron Cameron, Former City Engineer

Pat Brodin, Water and Sewer Utilities Manager
John McFarland, City Administrator

Evelyn Boykan, Human Services Coordinator
Don Williams, Parks and Recreation Director
Doug Partlow, Tukwila Police Department

Tom Kilburg, Crime Prevention Officer

Bob Abbott, Crime Prevention Qfficer

Alan Doerschel, Finance Director

Technical Advisory Panel

Val Batey, Sound Transit
(formerly Regional Transit Authority)
Dave Cantey, King County Metro
Paul Alexander, King County Metro
Craig Stone, Washington Department
of Transportation
Dave Hildebrandt, Washington Department
of Transportation
Sayed Saferin, Washington Department
of Transportation
Dave McCormick, Washington Department
of Transportation
Dale Schroder, City of SeaTac
Henry Brown, Seattle City Light
Russ Austin, Water District 25
Terry Matelich, ValVue Sewer

Consultants

John Owen, MAKERS

David Goldberg, MAKERS

Ben Frerichs, ECS

Michael Stringam, Perteet

Judy Stoloff, Stoloff and Associates
Jane Jeszeck, Jigsaw Design

Jana Rekosh, Jana Rekosh Artworks




l Table of Contents

LISt OF FAZUIES .......ovcecueueeeuecsemeseaanrarassessessiss s s st 7
LSt OF TABLES ..o eeeeeieeteeeeeeeesesseseeasene s sessenan e nassaastestssaesbesarasneas s s assntssncaurass 8
INTRODUCTION 9
PURPOSE OFPLAN ....oooeeieeereeeeeieeteesassesaeseeseasestensesantass s et st sa e seonesass s b e e saasnss s snenns 9
THE PACIFIC HIGHWAY CORRIDOR .........cccoveemeieeesissmrnsssessassesraseanscssssamasasnsasnasssessencs 1
CURRENT EFFORTS TOIMPROVE THE CORRIDOR ......ooovoiiiccniineminnnnisstenss e 1
Safety and HUMAN SEIVICES .........c.coueumrrmemserscesesiemmsssssisms st 12
TOTASEIUCHATE «.oeveeeeeeeeeeieereeeemsareseaeeeeesssartses s mnaese s ereeee s b e s s s r s ar e sa s e et pe s e m bt is s s s s s s s 15
Development INCENTIVES .........cooorurrmrieuemriacneameiss s s sttt s st 16
GOALS & CHALLENGES 21
GOALS oo et ee et etseaeet et ereeseetaas e n et et e e s e e s e b e e e s eSS s s RS n s s 21
CHALLENGES ....ooooeeeeeeeeeeeteeveeeesesseesessasassssssenseeermemtenraatasasstastostasaatetssssssabasssataassasescnsenas 21
Real EState CONAIEONS ...o.oovecevveeereeeeeeeeereceeeceerissmressesnssssersaessccsansesbae s e assat s catsssnnaseans 21
Small and Trregular PATCELS ...........ooorvevimoeemnerceciciiiitsinns s 21
FeW VACANE PATCELS .....ooeoveneteeceiieneeiteeeereeseeseeestesnresea s e rnss e e b s et e b s s st eon st 21
High Land PLCES ......oocuueeremiaemisanisess st cssss st e 25
Relatively SMAlIMAIKEL .......cccocomirinrrareeirtssresosss sttt 25
POOT APPEATAIICE .......covvvrrrrarunsssssassesesstsenssimsas st 25
Unsafe and Poor QUAality SETEELS ..........cooiueemrrirnieueiiiinnrinesnssisses s 26
SOCIAL CONATLONS .....eeeeeeemnirvereerenemeceerseeensererasnansssstsseesessssssamarmmrsas ot et se s sasas s abaanes 26
LOWET INCOIMIE ATC ....c.eooeneevereeerveearaeneneseesonsessesssrasnsasstseatasnsssrnarsssassssarsoassssssannasnns 26
High Residential TUIMOVET .........o.ovumureuveuimsiimermsisses sttt 26
REPUtAtion fOr CIIIME ........ocrverviaeirmtsericnicienmeiarsss s 26
UnNSUHADIE LANA USES ..oeevrveinteeeeereeeesieererncestesseesessaesraseese st s e asrma st s soncssearsnee s 35
Incompatible Regional PIams ............coviimemicmimmirmris st 35
Limited PUbLIC RESOUICES ......ocvovveevevereeseecereeimssesseressanneesestensassnssasssessasssasesecassussnnes 35
MATRIX OF GOALS AND CHALLENGES .....c.ooiiiimimienicnineeiiis e 35
REVITALIZATION STRATEGIES 37
INTRODUCGTION ...ooeoeeeeeeeeeeeesresessssassnsssentensnssrenmassnssstamesmonsasssna i nssa st sssaceacassusaneanses 37
STRATEGIES ...oooevveeeeeeeeeeeeevssesesassanseeestssesistsssasansssssssseestesssssrmmsas s rassitessomas s ssusnssansssisas 38
Real Property INVESTMENE ..........o.ovuimeerrseemeueiims i sttt 38

City of Tukwila 3



INTRODUCTION

Market EXPANSION ......cccooiiuiiieieieieiiirenteneeeresesse e srasee s sssassasnessessesessasnssesessssesssssensennons 40
Community DEVEIOPIMENL .......ccoceiuiriiiieririeriintrsrerrsiresressersesessessessesassesssssasassesesssssasssssensenns 40
Infrastructure and Facilities INVESHMENL .........c..covivrerrererieienenerierininnresteaeseiesssssessessessensens 43
SUMMARY ....outitiiiiiienteseetentetetttestsseesessestense b et assessestesant et estasessassassosassasensassessessesseses 46
DETAILED REVITALIZATIONPROGRAMS, PROJECTS, & REGULATIONS ......ccc000se 47
REALPROPERTY INVESTMENT .......cccertiitiirtnentetestnisseseentrssasessessesessesssssssosssessassnssens 47
Combine City code enforcement and partnerships to encourage

the redevelopment of existing hOUSINEG ..........ccc.oviiieiiieiiiiiiiiecer et 47
Concentrate rehabiliation funds in the Pacific Highway corridor ...............cccoovevniienvennennne. 48
Adopt a “limited redevelopment period” to encourage redevelopment

of existing multi-family housing COMPIEXES ...........ccccveerveevemiiiiiicirieiecrite et crr e 49
Modify the Comprehensive Plan and Zoning Code to allow

commercial redevelopment in selected multi-family ZONes ...........ccccveveeeierieenreeeiveecreenene, 50
Modify the Zoning Code to allow flexibility in applying landscaping and setback standards .. 50
Engage in brokering development in the Pacific Highway corridor .............ccocvevevivnvennennnnnn 55
MARKETEXPANSION .....ccooiiiotimieintiereniaeiiaaeeesatesssaasssenseassassseessanssessssssssssasssassssenssns 57
Discuss market opportunities with the Cities of SeaTac, Burien, and DesMoines ................ 57
Expand the number of households in the trade area by allowing

multi-family development in the Regional Commercial Zong ............ccocvveviveeneeniecveeseenvennns 58
COMMUNITYDEVELOPMENT .......cocoovieiiriirmanrenenrenseosnemsasesseriessisessossesesassessessensossessons 60
Support community building and neighborhood improvement efforts .................cceoeeennn. 60
Develop a public art program for the corridor ............ccoeveciiiiiiieiiinieceeee e 61
Modify existing codes to improve the appearance of the Pacific Highway area ................... 62
Develop a public information, involvement, and marketing program...........c...cccccvevvvevvennenne. 69
Develop a Pedestrian Pathways, Bicycle Facilities, and Transit Connections Plan ............... 70

Discuss joint opportunities with Tukwila School District for implementing their Strategic Plan ... 70

INFRASTRUCTURE AND FACILITIESINVESTMENT .........cccooveiiiireerieerieeeeenenrereereenans 71
Improve the safety, function, and appearance of Pacific Highway .............ccccccevvveineeninnn. 71
Extend and upgrade utilities in COTTiAOT ..........cceoviirieiieieieeeeeeee et r s 8
IMPTOVE CIOSS SITEELS ....oeeeveiiriiieiriiereeiteeeticieeeteeitreestessteeeteesseastesreesssessassesssssssasssnesssesnns 8
Site and develop a Neighborhood Resource CEnter ..........coeeereveierieeerererrieneenensesaeenenns &
Site and construct Cascade VIEWPArK .......c..corvviverieciininiinieiiireeee et seesnessenns 0
Improve Southgate Greenbelt Park .............occooiiiiiriiinciii et 91

4 Pacific Highway Draft Revitalization Plan



REVITALIZATION PLAN STRATEGIES AND CHALLENGES MATRIX .......covveveerrean, 2

REVITALIZATIONPLAN TIMELINE ........ocoomirtiecteecaeseeeseceseeeeeeeeree e eseseseeses s s eseres s A
APPENDIX A: PUBLIC INVOLVEMENT PROGRAM .......cccoceurcecrmrerseresssesesrsesosarns 97
APPENDIX B: EXISTING CONDITIONS REPORTS ......ccccvutueemrmermsssscrssssscensenssnnes 105
LANDUSE ..ottt ettt st en s et s sen s et eae e eneses e e sesans 105
TRIHAL STEPS «.voveveeieeieceeceicitite ettt sttt s e e e s 105
Overview of Development HIiSEOTY ...........cceeeeiueueeucucreieereecesiioeceesers e eese e eneers s 105
Zoning and Property INfOrmation ............eueeeevererueiurieceeceiceeeesseeeceseeseneesneeess e eseseses s, 106
URBANDESIGN .......oootitiiiiicriaecaeeneereesssetnssssssssssssesesssesssssssssssesssesessesesssnesssssessssasses 120
PRYSICAL CONLEXL .....o.cucereiierercieuniernsiniestesie s st sse s sos s eses et et s esess s s seeas 120
Road Building and PIAttiNg ..........ccevreeeeueuriieeiceceeteese et et eeees s e sans 124
HiStorical Land USES ............ccccucecueeciniinrereissesiesssssessese st sessseses s e eeeseesessseseeeeseeens 125
COMMUNILY VISION .....vevrercrieeeecaetisirieetetererstsesesssesetos s ceseseencaesesesseseseseesessnssssssessssssnsssssses. 126
SIGNAZE ..eviveveterce ettt sttt et et s s e s e s s e 131
HiStOriC PIESEIVALION .........covvucvrieeireretsesinten ettt es et e e s e s s s e 131
ECONOMICS ......outieiticecieeersensinesssas st es s st s s ssssessssosee e seseneseseesesenesaesesssesssesens 135
INEFOQUCTION ...ttt sttt een s s s sesernaen 135
BaCKGIOUNA ...ttt ettt e ee s e st e s e s 135
Market OppOrtunities .........cocoveeeeieveerereeereeeiee s ettt st et e nae e anes 138
Challenges for DEVEIOPITIENL ..........ovcvrerruereieeecsereeeseieeeeee s iee s seeeseeseeseseesesseeseseeeessens 140
Real Estate Market DYNAMICS ...............evueeveereeonereonieeseseoseeseseeeeosesseseesssssesssscesssessseseseees 144
CoNditions SUMMATY .......ccceuerererrirrineeriieiniieeneesecesesssssseenesesseseseessseeesesesessesesesesessss 145
Development STrAteIEs ..........cocverueirrreiereerererereeeseseseseeeseeessisesonesssessesoessseseseessesesssssesess 146
TRANSPORTATION .......cooimirieaimeeuenriemsensenecssesssesssasaesesessesssssssssseeesesssosaesesesessessens 152
Highway ClassifiCation ............ccoeeeeueiieeeeiiieiicieie et 152
Tukwila HIghWay SECOMN .......c.ccerruririiteeectere et eereee s e s e s e 152
Proposed Road Sections and Design SPeed ..........cewuevveeeeeemeoeeeeereeeeeeeeeeeeee e 152
Intersection and Traffic Signal SPACING ..........ccceveruereeeeriieieeiieeeeeeeeeeseeeeeeeeeeee oo 155

City of Tukwila 5



INTRODUCTION

HOUSING AND HUMAN SERVICES ........ccoiiiiiietererieeeeeeeeseseteveseeeeeeeeeseseeeeneneeeseeens 161
Housing Conditions: General Background .................ocouvuvvemiomoeeeeeeeeeeeeeeeeeeeeeeeeererenan 161
Conditions in the COTTIAOT ..........ooivieriieiciit ettt e et eeee e ans 161
S0cio-Economic CONGItONS ...........coverereueriuiiiiieterereriee et eeeeseaseeeseseeessereseen 163
CHINE oottt s st ettt et st e e amesesseate e s e e eneeenasaraes 164
Tukwila’s Response to EXisting Conditions ................ocvveiveememeeneereeeeeeeeeeeeeeseeeeeesnsnns 165
APPENDIX C: GLOSSARY ...cotiitiiiancsnnessmnessesssessencsnsessssassseesassessssssessassansessnnssnns 167
APPENDIX D: INVOLVED AGENCIES AND GROUPS........c.cccemrmrisemmsnemssnsiesesssas 169
APPENDIX E: SOURCES .....cccccercireraneucsnemmsssmsssnsssmsssassencesssssesssnesssnsesssenssasnsns 170

6 Pacific Highway Draft Revitalization Plan



l List of Figures

FIGURE 1: Vicinity Map & Study Area Boundaries .................ocoveveeeveueereeeeeeeesrererennn, 10
FIGURE 2: Community FACIHHES MAD ........c.oveviveeiieieiceeiceeeeee oo 3
FIGURE 3: Zoning & Enterprise Development Zone Map .............c.ooeeeeeeeeeeeeeeereernnnn, 17
FIGURE 4: Land OWnershipMap ...........ccooveeveuiieieiiiocniecee e 27
FIGURE 5: Values RAHOMAD .......oeoiereiriietieeieeee e ee e ee e v oo e 31
FIGURE 6: Market ATEaSMAD .......cccovoviiiiriiieieieieiceeceeecete ettt e e e e e e 39
FIGURE 7: Desired Development Character ..................ovoveveveueomeeeeeeeeeeeeeeeeeeeeeeeee s 42
FIGURE 8: Proposed Street Cross SCCtOM ... .........oooveviirvemeenieeeeeeeeeeeeeeeeeeeeeeeeesseserererens 4
FIGURE 9: Proposed Streetscape OPtONS .............ooveweeeeereeeeeeeeeeeeeeeeereeeeeseesseresessessseons 45
FIGURE 10: Multi-family SHESMAP ..........cocoiiiiriiieeiiceece e 51
FIGURE 11: Proposed Zoning Code AMENdmENts ................ccoovevereeeeereeeeeerereeessrernsnns 53
FIGURE 12: Mixed Use Development CONCEPL ...............oueeeeeemeeeeeeeeeeeeeeeeeeeeeeereeereereneene 59
FIGURE 13: Urban Design CONCEPtMAD ..........oovevivmivieieeeeeeeeeeeeeeeeeeereeeeeeseeeeeeressans 63
FIGURE 14: Alternatives for Pedestrian Friendly Development ..................cocooveveeevnrenennn. 65
FIGURE 15: Commercial/Residential Buffer Areas....................ooooveueeeeeeeeeeeeeeeeeeeessesn, (i
FIGURE 16: Pedestrian Friendly SideWalks ................ccoovoveiieinuieeneeeeeeee e eeeeeeeeeesessenns 74
FIGURE 17: Future Transportation Facility IMProvements .............co.oovoeeeeeveevevereensennnnns 75
FIGURE 18: Street & Open Space CONCEPL .............vvevevevemeeeeeeereeeeeeeeeeeeeeeeereserereseeserenens 78
FIGURE 19: Private Development with Pedestrian Plaza...................cooeoeeeeeeeeeeererrnnnn 80
FIGURE 20: Utilities DeficiencieS MaP ............c.covevevereiieieiiieeeeeeeeeeeeeeeeeeeee e seeessrese e sene 85
FIGURE 21: Cross Streets Improvements PIAn .................c.o.oveeeeeeeeneeereeeeseeeeeereesesereron, 87
FIGURE 22: Land USEMAP .......c.ccvuereiririiinrireteneeeeseeeiee e eeeses et e eeseeeesreseseenesens 107
FIGURE 23: Corridor Features & Landmarks ................ccoeeeveveeoreeeeieeeeeeeee e 121
FIGURE 24: Original Tukwila TOWIISIE .............oooiivieieiieeeeeeeeeneeeeeeeeeeeeeeeseeesesesessseessas 125
FIGURE 25: Commercial PAICEIS ............c.vuevevieneiieriecicecrece oo ee e eeeven s 126
FIGURE 26: Commercial FTONAZES ...............oeuiveiieieiiesieeeieceeeeeeeneeeeeeeseeseeeeeseeesenas 127
FIGURE 27: Comprehensive P1an VASION................coco.eueuieeeivereieeeeeeeeeeeeeeseeeeeses e 127
FIGURE 28: WSDOT Class 4 Multi-Lane Facility Design Standard................cocoovennnnn... 155
FIGURE 29: Existing Conditions - TrAnSpOrtation ...................oooroooooooooooooooo 157
FIGURE 30: Bulbing for Pedestrian CrosSings ..............ccco.eoeeveeeeeeeeeeeeeeeeesererererenns 167

City of Tukwila 7



INTRODUCTION

! List of Tables

TABLE 1: Plan Goals, Objectives & CIItETia .......o.c.veveueerereeeieroreeeeeeeeeeeeeoeeeeeeeeeseeeeeeeeon 2
TABLE 2: Goals & Challenges MAtriX ............c..ocooiuiuieemeeeeeeeeeeeeeeeeeeeeeeseeeseseseeeeseseseenssenes 36
TABLE 3: Recommended Design CIHEria ............c...co.vuviueveeeeeeeeee oo 7
TABLE 4: S. 144 Street Design AREINAtVES .............o.ovoveiieeeeneeeeeeeeeeeeeeeeeeeeeeeseress e, 76
TABLE 5: Potential Future Traffic Signal Locations .................c.o.oeeveemeeeeeeeeereerererennn, 76
TABLE 6: Parking IMPACLS ..........c.oeieriiiireierieicee ettt seeeees s eae e 82
TABLE 7: Cross Street Improvements ESHMAtES ..............coo.oveveeeeeeeeeeeeereeeeeesesesssessnen, b
TABLE 8: Recommended Revitalization Strategies to Target Challenges ............................. 3
TABLE 9: Revitalization Plan TIMELNE ............cocooviviviviiiiieeeneneeeeeeeeeeeee e, 95
TABLE 10: Mecting Matrix of Involvement Program...................ccoevveeeeverereeeeeeeeereeern, 100
TABLE 11: Pacific Highway Property INformation ..................oooueeeeeveeeeeereeeesseererennn. 110
TABLE 12: Urban Design Issues & SOIUtONS ..............ocoooeeeeemeeeeeeeeereeeeeeereeeeeeeseeennn 128
TABLE 13: Highway 99 SIgNISUIVEY .........cooiiiiirieieiiieee e 132
TABLE 14: Economic Development Strategy Issues & Methods ............eoeveeveereeeeeennnnn. 147
TABLE 15: Long Term Market Opportunities & Strategies ...............oovoveveeeeeeeerererreeennns 150
TABLE 16: Effects on Hourly Road Capacity ................ccooueeeuemeeeeeeeeeerereeeeeeseseeesenererenn, 153
TABLE 17: Access Control Classification SYStem ................cocvveveeeeeeeeeieeeeererereerereesonns 154
TABLE 18: Existing Intersection SPacing ...............oco.ovvviioveieeereeeeeeeeeeeeeeeeeseseresenas 159
TABLE 19: Intersection Level of Service Calculations ....................c.ocveveeeereuevereeeereeennns 159
TABLE 20: S. 144 Street Intersection Level of Service ANalysis ............ooveveeeeervveveeevennan, 160
TABLE 21: Comparison of Demographic Factors: Seattle & Tukwila School Districts ......... 162

8 Pacific Highway Draft Revitalization Plan



Introduction




’ Introduction

(o

Purpose of Plan

The purpose of the Pacific Highway
Revitalization Plan is to plan for and guide
the redevelopment of the Pacific Highway
corridor. This Plan serves as a statement of
the City of Tukwila’s (hereafter referred to
as the City) commitment to and direction for
this area. It also provides information and
serves as a resource for potential investors,
property owners, the community and the
City, and other public agencies with jurisdic-
tion in the corridor. (Note: When in draft
Jform, the Draft Pacific Highway Revital-
ization Plan serves as a discussion docu-
ment for the community. It is also a
decision-making tool for the City Council
as it deliberates on what course to follow in
its participation in the area’s revitalization.
After public discussion and comment, the
City Council will choose a specific course
that will then be incorporated into a final
version of the Pacific Highway Revitaliza-
tion Plan.)

The City of Tukwila 1995 Comprehen-
sive Plan summarizes the desired direction
for the Pacific Highway corridor:

Goal 8.2 - [A] Pacific Highway corridor
that is an attractive, safe, and profitable
place to live, do business, shop, and work,
and is a positive reflection of the City as a
whole and of the surrounding residential
and business community.

This Revitalization Plan implements
Comprehensive Plan policies 8.2.11 and
8.2.12 by establishing mechanisms designed
to achieve the above goal. The mecha-
nisms are the result of a multi-faceted
analysis and a wide-ranging involvement
program.

Policy 8.2.11 - Develop a strategic and
financial plan for implementing these
[Tukwila Comprehensive Plan] Pacific
Highway corridor policies that facilitate
private and public investment.

Policy 8.2.12 - Assemble business and
resident groups to coordinate the develop-
ment of the strategic plan, to participate in

community policing, to monitor and

decrease crime along the corridor and to

develop and coordinate an image concept
for marketing and design guidance.

A community partnership has evolved to
address the needs of the corridor. Many of
the people involved have more than one role
and participate in a variety of groups.

Some are assisting in Plan preparation and

review, some are the City’s decision

makers, others are involved in walking
patrols or clean-ups. Other participants are
the residents, consumers and businesses
that are making day-to-day decisions that
affect the area. All are important to the
continued successes that are occurring in
the Pacific Highway area.

B 99 Task Force: A ten member group of
area property owners, business persons
and neighborhood residents, including
two Tukwila Plamning Commissioners;

Neighbors Werking Together

making a Difference in Tukwila

formed by the Mayor of Tukwila.

B Hwy. 99 Action Committee: A
privately initiated group, made up
predominately of business owners, with
support from the Southwest King
County Chamber of Commerce and City
of Tukwila representatives.

M Tukwila Transit Advisory Commis-
sion: A seven member citizen group
appointed to review and advise the
Mayor and City Council on a master
transit service plan for the City.

M Neighborhood Resource Center
Volunteers: Members of the commu-
nity who monitor Pacific Highway
surveillance cameras and act as recep-
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tionists at the Center.

M Citizens Patrol: Members of the
community who organize walking citizen
patrols of the Pacific Highway corridor.

M Foster Community Club: A privately
initiated group of residents who live in
the surrounding neighborhoods.

M Technical Advisory Commiittee:
Agency representatives from Washington
State Department of Transportation, City
of SeaTac, ValVue Sewer District, Water
District 125, King County Transit
Services Division, Regional Transit
Authority, Seattle City Light and City of
Tukwila Staff.

M Tukwila Planning Commission: The
seven member planning and zoning
advisory body for the City that also
performs the function of its Board of
Architectural Review (BAR.)

M Tukwila City Council: The seven
member elected legislative body that
works through a commitfee structure;
the commiitees are Community Affairs
and Parks; Transportation; Utilities;
Finance and Safety; and Commitiee of
the Whole, which coordinates the work
of the individual committees for formal
City Council action.

M Pacific Highway Real Estate Panel: A
group of real estate professionals,
including brokers, developers, and
managers involved in selling, leasing, and
developing commercial, industrial and
residential property.

M Economic Development Advisory
Board (EDAB): A 13 member board
established by the City to inform and
advise the City on economic development
matters and to coordinate with other
regional economic boards.

During the development of the Revitaliza-
tion Plan, ideas for revitalization goals were
articulated by individuals in these groups and
other residents and property owners attend-
ing Pacific Highway public meetings. These
public comments were synthesized into a
table of goals, policies and evaluation criteria.
This table (Table 1, pg. 22) is in the Goals
and Challenges section of this Plan.

The Pacific Highway
Corridor

The Study Area for the Pacific Highway
Revitalization Plan is shown in Figure 1:
Vicinity Map & Study Area Boundaries. 1t
extends from SR 599 on the north to S. 160
Street on the south, and from Military Road
and Pacific Highway on the west to 42
Avenue S. on the east. The Study Area
includes the length of Pacific Highway from
SR 599 to S. 152 Street, whose reconstruc-
tion is an integral part of this Revitalization
Plan. For planning purposes the residential
neighborhoods surrounding Pacific Highway
in Tukwila as well as the commercial areas
adjacent to Pacific Highway are included in
the Study Area.

There are a number of important features
to note about the Study Area. South 144
Street is a connecting arterial that links the
Tukwila Hill neighborhood and all areas east
of I-5 with areas west of I-5. The intersection
of S. 144 Street and Pacific Highway is an
important crossroads. There are many
community facilities both public and private
concentrated in this area. They include
schools, a library, churches, a cemetery, a
hospital and numerous clinics, the City’s
Neighborhood Resource Center . . (Store-
front police station) and the Washington
State Patrol Office. Figure 2: Community
Facilities identifies the community facilities
in the area, and provides another illustration
of why the Pacific Highway is a focal area
for the community.

Current Efforts to
Improve the Corridor

Residents completed annexation of the
Pacific Highway area to the City in 1991. At
this time, Tukwila began designing and
providing a variety of projects, programs and
regulations tailored to the needs of the area.
It is important to recognize the numerous
programs and legislation already in place or
underway and understand that their con-
tinuation is crucial for on-going improve-
ment of the area.

City of Tukwila 11
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The City has begun and will continue to
abate properties under the State criminal
nuisance statute and the local housing and
building codes, when conditions warrant. A
recent abatement action by the City occurred
when criminal activity at one apartment
complex escalated to the level of a nui-

sance.

Street Ilumination. Along
Pacific Highway, illumination (or
street lighting) was unevenly
distributed, creating unsafe dark
areas. The City worked with
Seattle City Light to install
additional lighting fixtures along
the Corridor.

Crime Free Multi-Housing
Program. Tukwila is the first
city in Washington State to
establish a crime free multi-
family program similar to the
award winning program in
Mesa, Arizona. The program is
a partnership between the City’s
Police Department and Human
Services Office, property
owners, managers, and tenants. The
program provides:
¢ management training in tenant screening

and eviction,

* resident training in crime prevention,

* personal safety and service program
access,

* aregularly scheduled management
network and support forum,

* safety and security inspections, and

» certification for program participants.

Tukwila Apartment/Motel Owners/
Managers Network. The City organizes
and staffs a monthly meeting of managers
and owners of apartments and motels. This
forum provides networking and problem
solving opportunities for participants, and
supports skill-building in property manage-
ment.

Licensing, In order to combat illegal
activities being conducted by business
operators or on business premises, the City
modified its business licensing procedures.
First, the City established procedures for
revocation of the required business license

when violation of City codes occurs. The
City also established special licenses for
business managers and entertainers in
businesses where the City had experienced
a high number of police service calls. The
license requirement allows the City to
create operational standards intended to
implement a safer business environment.

Human Services Programs. The City
of Tukwila and the Tukwila School District
provide programs that help stabilize and
support families, many of whom reside in
this area. These programs are aimed at
providing a safety net for crisis situations
and improving the prosperity and skill level
of residents.

Human Services Contracts. The City
contracts with 17 human service providers who
provide over 31 programs. These services
address both prevention and treatment to
increase the health and well being of residents.

Parent Liaisons. Federal Academic
Remediation law has funded school district
staff members who contact parents to ensure
a link between home and school and provide
family support.

Adult Literacy and English as a
Second Language (ESL). The City of
Tukwila funds literacy training for adults and
second language students, available at Foster
High School in the evenings.

Employment Assistance. The City of
Tukwila also funds assessment of job skills
and job search and readiness assistance to
individuals and groups through the YMCA
and the Washington Women’s Employment
& Education.

Infrastructure

A basic strategy for revitalizing the
Pacific Highway area is to ensurc that
adequate public infrastructure exists fo meet
today’s standards and to accommodate
desired development levels. As previously
discussed, King County had jurisdiction in
the Study Area until 1991, at which time
Tukwila became responsible for planning,
serving and governing the area. Although
constructing new infrastructure for this area
is a large component of this project, a
number of projects have been recently

City of Tukwila 15
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completed or are underway that upgrade
the infrastructure.

42 Avenue S. Reconstruction. The
City is spending $8.65 million in local funds
to improve 42 Avenue S., a collector arterial
parallel to and one block east of Pacific
Highway. Engineering costs
for the length of the project
from S. 131 Street to S. 160
Street and construction costs of
Phase One improvements from
S. 144 Street to S. 154 Street
totaled $4.5 million. In 1998,
Phase Two improvements will
complete reconstruction from
S. 139 Street to S. 144 Street.
Improvements include curb,
gutter, sidewalks,
undergrounding of overhead
power and communication
lines, and street illumination and
poles.

Pacific Highway Recon-
struction. The City is spending
$400,000 in general fund monies
for surveying, conducting traffic analysis,
transportation planning, strectscape design,
and associated planning in preparation for
the upcoming reconstruction of the High-
way. The City of Tukwila has secured
federal grant funds for the design of the
Highway from S. 142 Street to S. 152 Street
and for construction from S. 142 Street to
S.146 Street.

Pedestrian Paths. The City spent
$305,000 to install pedestrian paths and

16 Pacific Highway Draft Revitalization Plan

improve storm drainage on S. 152, S. 150,
and S. 148 Streets and 37 Avenue S. and 33
Avenue S. Pedestrian paths are widened
asphalt shoulders with raised pavement
markers installed along the travel lane
separating the vehicular lane from the
pedestrian lane.

The Tukwila School District serves the
majority of residents of Tukwila. Within the
last six years two ballot measures passed,
which funded significant facility upgrades.

Foster High School. In 1992, the $13
million were spent to demolish and com-
pletely reconstruct the high school The
new structure has been recognized for its
design, and is used by the community for
meetings and events, as well as providing a
facility for a number of community oriented
programs. (See discussion of Tukwila
School District Strategic Plan, pg.70.)

Cascade View Elementary and
Showalter Middle School Renovations. In
1993, $9 million and $12 million (respec-
tively) was spent in renovating these schools.

Foster Library Reconstruction. The
community of Tukwila is part of the King
County Regional Library System. In 1994,
Foster Library was relocated to S. 144 Street
and 42 Avenue S. and enlarged at the cost of
$1.7 million.

Tukwila s neighbor to the south is the
newly incorporated City of SeaTlac. Sealac
encompasses the Seattle Tacoma Interna-
tional Airport as well as surrounding
residential, commercial, industrial, and
open space lands. Sealac has improved its
section of Pacific Highway - International
Boulevard - with curbs, gutters, sidewalks,
public art, and substantial landscaping. In
addition, SeaTac is constructing a 220 acre
regional park adjacent to 24 Avenue S.,
which is directly west and approximately
one half mile from the western boundary of
this Plan’s Study Area.

Development Incentives

There are a number of ways the City can
positively influence development decisions.

Zoning Modifications. The City modified
what is permitted in the commercial districts
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along the corridor in order to attract a broader

range of businesses to the area. The changes

mclude:

* creating a neighborhood business district
that allows housing above ground floor
retail and office, and that disallows fast food
restaurants and motels and hotels, and

* allowing light manufacturing/industrial
uses in the Regional Commercial (RC)
zone and within the Neighborhood
Commercial Center (NCC) zone, provided
that the businesses provide an associated
Tetail operation.

There is little potential for expanding and
or upgrading existing commercial services in
this older commercial area. This is due to:

* the strong commercial districts in close
proximity to Pacific Highway, including
Southcenter and Burien;

* the limited household market adjacent to
the Highway;

* the reputation of this area for commer-
cial strip-type development; and

« the lack of a positive “curb appeal” in
this area.

Accessible and Expeditious Permitting.
Prompt service and readily available infor-
mation and technicians who know the codes
and the development and permitting process
can help applicants interested in rehabilitat-
ing or redeveloping property. The new
Design Manual for Pacific Highway
articulates the community’s expectations
for new development in the corridor, which

in turn increases predictability in the land
use permitting process.

City Enterprise Development Zone.
The City requires concurrent improvements
to public facilities when new development
impacts the sewer, water, storm drainage and
traffic systems within the City limits. Prior
to issuance of a building permit, a developer
must agree to meet the adopted infrastructure

- standards of the City. The developer has the

option of contributing money towards the
infrastructure improvements if the City has
the project identified in the six year Capital
Improvement Plan (CIP)

In order to encourage redevelopment of
the Pacific Highway corridor, the City has
established an Enterprise Development Zone
from S. 137 Street to S. 152 Street. (See
Figure 3: Zoning & Enterprise Develop-
ment Zone Map.) The City may assist in
paying for the impacts associated with a
new development within the zone, provided
that it generates sufficient new net revenues
to the City. New revenues generated by the
development may include admission, sales,
or property taxes.

City of Tukwila 19
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‘ Goals & Challenges

(o

Goals

An extensive community involvement
program enabled the identification of the
issues and problems experienced by the
businesses and residents of this area and led
to the goals and policies for this sub-area
Plan for the Pacific Highway area. There
were several community kick-off meetings
for the Plan in March and April 1995.
Community members and business people
received background information on the
purpose of the Plan and previous community
input on the Pacific Highway arca. The steps
taken to involve interested and affected
groups in the development of this Plan are
listed in Appendix A.

This Revitalization Plan is an extension of
the planning undertaken for the City’s
Comprehensive Plan and carries forward the
policies of that document. The results of
those meetings are summarized in the
following Table 1: Plan Goals, Policies
and Criteria. These goals and policies,
which guided the development of the
revitalization strategies, are supported by
Highway 99 Technical Advisory Commit-
tee, the 99 Task Force, and the Tukwila
City Council.

Challenges

Clearly stated goals and evaluation
criteria will help focus the revitalization
effort. Itis also important to have a clear
understanding of the obstacles that stand
between the community and its achievement
of these goals. There are a number of
challenging conditions that exist in the Study
Area of the Revitalization Plan. The City
has convened numerous meetings of interest
groups, community groups, consultants,
and real estate experts in the area to discuss
the challenges facing this arca and what can
be done to overcome them. The term
‘challenges’ refers to the facts that must be
addressed when formulating strategies to
achieve the community goals for this area.

Real Estate Conditions

Small and Irregular Parcels

The land in the commercial core of the
Study Area was initially platted with 120
foot wide by 300 foot deep lots. Subsequent
parcelization and the fact that Pacific
Highway was diagonally cut through the
rectangular grid created lots that are small
and irregular in shape. Some real estate
experts and developers have indicated that
the small size and multiple ownership of
parcels make redevelopment difficult. (See
Figure 4: Land Ownership Map, pg.27.)
Modern real estate development requires
larger sites to accommodate contemporary
development standards.

Few Vacant Parcels

There are few vacant parcels in the
corridor, necessitating redevelopment of
existing sites if new development is desired.
Redevelopment is more costly and sometimes
more difficult than development of a vacant
site. However, many parcels located in the
area have low improvement-to-land value
ratios, making them likely candidates for
redevelopment. These sites have typically
minimal or no structural improvements.
Figure 5: Values Ratio Map on pg.31
illustrates the improvement-to-land values
and the parcel configurations in the com-
mercial core of the Study Area. (Note:
Minimal existing improvements on a lot
creates a low improvement to land ratio
indicating a greater potential for rede-
velopment.)

Members of the Real Estate Panel
explained that redevelopment of existing
multiple family housing is particularly
difficult due to the high expected return for
current property owners. Each unit in the
corridor is worth a minimum of $15,000 -
$20,000 to the property owner when the
project is sold. Additional factors inhibit-
ing redevelopment are the large number of
leases for existing multiple family develop-
ment and the social hardship of displacing
people. Finally, in most multiple housing
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Table 1: Revitalization Plan Goals, Objectives, and Criteria

Goal 1: Greater prosperity for residents, businesses and land owners

Develop a plan and standards that support Vacant sites are developed

redevelopment and are implementable within Decrease number of nonconforming sites and uses
20 years.
improve the quality of the street Street is improved with underground utilities

more/new lights, sidewalks & landscaping

Encorage maintenance of properties. Less requests for code enforcement actions
Increase skill levels of residents through Household income levels increase over previous
sponsorship and support of training years to a level comparable to other areas in City
programs including the School District Higher School District test scores

Improve the quality of dwellings and developments Land values increase at a greater rate than

elsewhere in City

. Goal 2: Sense of community and partnership among and between businesses and
residents and government

Create a business friendly environment. Formal and informal business meetings
Higher degree of resident and business involvement
in community issues
City participation in business attraction/expansion
program
City incentive programs for establishment of new
businesses and expanding/remodeling existing ones
Membership by area business in local associations
increase

Provide a community focal point in the area Area becomes identifiable in conversations or on
maps due to distinctive images/ activities/landmark
artwork/buildings

Ethnicity is recognized and ceiebrated Formal and informal cuitural festivities/meetings
Language services available

22 Pacific Highway Draft Revitalization Plan



Goal 3: Safe, attractive and comfortable areas to live and do business

Reduction in crime in study areas

Less police calls for service

improved residential environment
High participation in crime free muiti-famity
program

Reduced household turnover rate
Less police calls for service

Regquire higher quality public and private
development

Greater quality of landscaping
Facilities and buildings that have a greater attention
to detail

improve pedestrian facilities

Continuous sidewalks and pedestrian paths
Better lighting

More/better defined crosswalks

Reduced vehicle/bicycle pedestrian accidents

improve signage

Appropriately scaled signs geared to both the
automobile speed and pedestrians

Group complimentary uses that encourage watking

More legitimate activity/people walking/out at night

In the short term, rehabilitation of Southgate Mobile
Home Park

Less code complaints at Southgate

Provide adwquate maintenance to preserve existing
and future investment in the corridor

Funded demonstration project for improved
maintenance

Goal 4: A safe multi-modal *transportation system

Establish a defined street edge that creates a
boundary between traffic, pedestrians, and private
facilities

Reduced vehicle/bicycle pedestrian accidents
No vehicles backing into street

Develop ftraffic controls that provide safer
opportunities for vehicular and pedestrian access
and circulation to commercial activities and side
streets

Reduced vehicle delay for left tums and cross-street
traffic
Fewer pedestrian accidents

Locate transit facilities in area of high demand and
near traffic control devices that enhance pedestrian
safety

Increased transit service/ridership
Fewer pedestrian accidents

Limit number of driveways and their widths when
possibie

Develop and install an improved lighting system for
both vehicular and pedestrian safety for the entire
corridor

Increased pedestrian use of corridor
Reduced vehicle/pedestrian accidents

Landscaping that does not impact traffic safety
elements (i.e. sight distance illumination and access)

No increase in rate of accidents

Reduce the 45 mph speed limit to that of comparable Lower speed limit

corridors
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Goal 5: Area where street design supports customers, residents and transit users

Balance left turn capability with left turn restrictions Street improvements with defined access points
for safer pedestrian and vehicle movements

Enhance connections (vehicle/icycle/pedestrian) More sidewalks, pedestrian connections, and mid-

between residences and commercial activities block street crossings

Create a visually pleasing environment Development of vacant sites, redevelopment per
Pian

Goal 6: Transportation facilities that improve mobility for pedestrian and goods to/from
within and through the area

Develop traffic control strategies to correct high Monitor congestion fevels for average delays at

congestion locations and increase east-west 99 intersection that exceed one minute (LOS E)
crossings
Provide aiternatives to the SOV Higher vehicle occupancy transit ridershop rated (i.e.

park and ride)

Control access where possible to increase system No more than one driveway per parcel/business and
efficiency and safety shared driveways where possible

Encourage transit use through improved access to More frequent transit service

transit facilities, transit rider amenities and route Increased east-west transit service

locations

Support regional travel demand strategies that Higher transit tax

emphasize moving people, rather than cars Fewer SOV's

Maximize movement of cars within existing four Fewer turning opportunities into/off of street (more
through fanes curbs, fewer driveways)

*multimodal refers to multiple forms of transporation such as foot, bike, bus, automobile, truck.
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complexes, redevelopment may be unat-
tractive to property owners because the
number of existing units exceeds what
current Tukwila zoning allows on the
property. Redevelopment with multiple
family development would allow for
building fewer units than currently exists on

the property.

High Land Prices

Another factor inhibiting redevelopment is
the fact that the price some property owners
want for their land is higher than what the
market will pay. Current rents on land
generate revenues that are sometimes higher
than a property’s likely sale price, making
sales a financially unattractive option. The
Real Estate Panel noted that the individual
land owner ’s opinion about their property
value and their decision to sell or not sell
property adds uncertainty to the potential for
large-scale redevelopment.

Relatively Small Market

Compared to nearby areas, the Corridor
has a relatively small retail market. The
Market Analysis forecasts that population
growth within the Corridor is likely to be
modest, and yet population growth is
necessary to support the type of neighbor-
hood retail and services desired by the

community. Demand for additional general
retail is low due to the low level of existing
incomes, the low growth rate in the number
of new households, and the proximity of
competitive retail areas.

The short term market for office develop-
ment is poor, given high vacancies in the
region; however, since completion of the
Market Analysis, this condition has begun to
change.

Members of the Real Estate Panel who
are experienced in residential development
felt that there is a demand for more multiple
family development. This demand could act
as a catalyst for redevelopment of existing
multi-family and provide market support for
retail redevelopment. Community sentiment
and existing zoning, however, limits this as a
market opportunity. Community resistance
stems, in part, from the poor condition of
many existing multiple family developments,
and social problems associated with these
developments. The communuty is supportive,
however, of mixed-use residential develop-
ment. A discussion of this market opportu-~
nity is in Appendix B: Existing Conditions -
Economics.

Poor Appearance

Pacific Highway lacks “curb appeal.”
The area’s unattractive appearance discour-
ages potential developers from investing in
the area. Investment in the area has been
lacking on both the public and the private
side. There is no apparent physical distinc-
tion between the existing right-of-way and
private property, creating confusion in
ownership. The street is in need of basic
improvements, including curbs, gutters and
sidewalks in most locations. It is also an
inhospitable environment for the pedestrian
and transit user, as evidenced by the numer-
ous pedestrian and vehicular accidents.

Private property has little landscaping,
and parking lots dominate much of the
roadside. Many of the buildings are unre-
markable architecturally, and the lack of an
overall consistent style further reinforces the
corridor’s poor appearance. Many of the
commercial and multiple family housing
developments lack significant amenities and
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are poorly maintained.

Unsafe and Poor Quality Streets

Within the Plan’s Study Area there are
2,087 households in attached housing (See
Figure 6: Multi-family Sites, pg.51.)
Businesses along Pacific Highway and
within a block or two of the Highway
provide everyday goods and services.
Public services are also available and
include public transit, a U.S. Post Office, a
library, and schools. (See Figure 2: Com-
munity Facilities, pg.13.) All of these uses
are within walking distance, yet sidewalks
and other pedestrian amenities are minimal.
There are no sidewalks along Pacific
Highway from S. 152 Street to S. 132
Street. On the cross streets there is only
one section of sidewalk, on S. 144 Street
between Pacific Highway and 42 Avenue S.

The section of Pacific Highway men-
tioned above has the highest number of
pedestrian accidents for a State Route
within Washington State. As documented
in the Bell-Walker Technical Memorandum
No. 1 Surveys and Background (June
1995), pedestrian accidents over three year
period have occurred in the following
numbers and locations: eight at mid-block,
seven at non-signalized intersections, and
one at a signalized intersection. The
majority of the vehicular accidents are at
signalized intersections. Other information
in this report prepared for planning the
reconstruction of Pacific Highway includes
traffic forecasting through the year 2020
and a survey of existing conditions, includ-
ing a pedestrian survey, transit use, and
accident history.

Social Conditions

Lower Income Area

According to the 1990 Census, 48% of
Tukwila households have either low or
moderate incomes relative to King County.
The Pacific Highway area contains a higher
proportion of low and moderate income
residents than elsewhere in Tukwila, which
coincides with rental costs that are lower
than elsewhere in King County and the City.

26 Pacific Highway Draft Revitalization Plan

Lower incomes translate into a greater
need for human services. Statistics
compiled by the Tukwila School District,
whose boundaries approximate the City’s,
reflect the community’s economic compo-
sition. Children in poverty in the District
quadrupled from 1990 to 1995 and half of
the students within the district qualify for
free or reduced cost school lunches.

High Residential Turnover

There is a high turnover rate in the
residential population. Fifty percent (50%)
of the student population is new each year.
This transient population affects the type and
quality of the residential community and
makes it a challenge to design and deliver
human service programs that can contribute
to noticeable change.

Réputation for Crime

Crime, although improving, is a signifi-
cant problem for the Pacific Highway
corridor. The Pacific Highway area has
proportionally higher calls for police assis-

tance than other parts of Tukwila. Citizens,
the 99 Task Force, and the Real Estate
Panel have all commented that this reputa-
tion affects the opinion that businesses and
investors may have of the area. This
reputation decreases the area’s appeal for
raising a family or establishing a business.

The Tukwila Police Department estimates
that 5% to 10% in extra resources is spent
for the Pacific Highway Corridor area, over
and above the typical patrol district costs.
The City is typically divided into patrol
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districts, each with its own assigned
personnel. In the Pacific Highway Corri-
dor, in addition to two patrol districts, there
is a Crime Prevention Officer and a six
member community-oriented policing team.
The Police Department’s budget for 1997 is
$8 million. Between one half to three
quarters of a million dollars of this $8
million is spent on people and equipment to
handle the Pacific Highway area.

Unsuitable Land Uses

There are a number of uses, such as adult
entertainment, auto sales, and motels, that
community members and the Real Estate
Panel have indicated create a negative
impression of the area. There is also a
number of commercial and residential uses
that are in disrepair or do not fit the
community’s vision for the area. The
presence of undesirable and unattractive
businesses detracts from the desirability of
the area for new development that is an
improvement over the historic and existing

marginal uses.

Incompatible Regional Plans

Pacific Highway is a designated State
Route. As such, the Washington State
Department of Transportation must approve
the speed limit and channelization and
signalization plans proposed by the City.

The conceptual plan for Pacific Highway put
forth in this plan has not yet been approved
by the State.

The City’s original concept for Pacific
Highway was for a four-lane section with a
center turn lane, on-street parking, sidewalks
and street trees. The State was unwilling to
approve the proposed plan due to safety
concerns after a year of discussion. This
caused a delay in the planning process and
resulted in the City changing the design to
climinate the on-street parking. This will
have a significant impact on the overall
character of the area. The community’s
vision of a mixed-use, pedestrian-oriented
main street will be replaced with a more
auto-oriented throughway:.

In November 1996, a regional transit plan
was approved by the voters of a three-
county region that includes a light rail line

from Seattle to the Seattle-Tacoma Interna-
tional Airport in SeaTac. Alternative align-
ments through Tukwila from the Boeing
Access Road to SeaTac are under consider-
ation. One alternative is a thirty-to-forty-
foot wide corridor for light rail transit
through the Pacific Highway Study Area.
The City’s preferred alignment would instead
follow an easterly alignment to serve the
City’s designated urban center, and employ-
ment center, the Southcenter area.

Limited Public Resources

There are multiple demands for services
and improvements placed upon the City from
all sectors of the community. The City’s
typical response is to attempt to apportion
resources evenly. In fact, the Tukwila
Comprehensive Plan Policy 14.15 says that
there should be a “Balance(ed) infrastruc-
ture mvestment between the residential and
commercial sectors.” This balanced
approach may not be the best approach, for
a number of reasons, if the community
desires revitalization of the Pacific Highway
area. One, the relatively “soft” market in
the Pacific Highway area limits anticipated
private investment in businesses and the
development of real estate. Two, the percep-
tion of the area may cause a discount in the
potential revenue stream calculated by
financing agents and developers for potential
new investment, thereby discouraging
interested developers. Three, this area falls
so far below City standards for infrastructure
and quality of development that the City
should consider focusing substantial capital
improvement dollars in the Pacific Highway
area for a limited period of time as an
economic tool that can bring tangible results.

Matrix of
Goals and Challenges

Many of the previously discussed chal-
lenges affect the achievement of the commu-
nity goals for the Pacific Highway area. The
following matrix, Table 2: Goals & Chal-
lenges Matrix, lists the Plan’s goals and
notes the related challenges that affect

realization of these goals. .
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GOALS & CHALLENGES

Table 2: Matrix of Revitalization Plan Goals and Challenges

Small Parcels

Few Vacant Parcels

Land Prices

Small Market

Poor Appearance

Poor Quality, Unsafe Streets

Lower Income

Residential Turnover

Reputation of Crime

Undesirable Uses

Incompatible Regional Plans

Limited Resources

1. Greater Prosperity

<9
<8

<8
<8

<8
<8

<9

2. Sense of Community

49

3. Safe and Comfortable Area

4 |4 |4

4 |8 |49
P |49 | <9

4. Multimodal Transportation
System

9

5. Healthy Residential Areas

49

<8
<8

<8

6. Attractive, Well-Maintained
Area

<8

<8

49
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Introduction

The challenges listed in the previous
section relate to economics and real estate,
but are also the result of widespread social
problems that go beyond City boundaries.
Crime, housing and social issues, and the
circumstances in which so many of the
citizens of Tukwila find themselves, are at
the heart of the City of Tukwila’s concerns.
These issues are difficult to deal with using
the typical economic and real estate develop-
ment techniques that the City has at its
disposal, and that the City has historically
utilized. Typical techniques, such as improv-
ing public infrastructure and building public
facilities, effect change slowly and tend to
affect the built environment, rather than the
businesses themselves or residents.

In addition to the specific challenges of
the Study Area, the City of Tukwila faces
three general hurdles in developing a
comprehensive revitalization program for the
Pacific Highway corridor:

* For cities in this state, especially smaller
cities, there are limited tools available to
directly assist individual private busi-
nesses in the short term;

* People with few resources and many
needs often are transient and in one place
for a short period of time. Therefore,
local government is challenged in their
efforts to effectively serve these people;
and

* Redevelopment happens naturally when
there is substantial market pressure driven
by regional and national trends. Without
these conditions, few communities are
able to achieve or sustain the level of
effort that redevelopment requires; that is,
mobilizing resources and maintaining the
resource commitment in the area over a
long period of time.

The reasons for the Pacific Highway
Corridor’s condition can be described as
natural and understandable. Reversing,
changing, short circuiting, and/or overcom-
ing the factors that resulted in its degrada-

tion will take assertive action by the

community.

In general, the City of Tukwila can choose
from among four approaches to reversing or
changing the conditions of the area:

* apassive approach where the market
continues to operate with direction
established in plans and codes; and the
City responds to problems in an “ad hoc”
fashion;

* aprivate-public approach where the City
supports initiatives that come from
individuals, groups, or businesses; for
example, the Highway 99 Citizens Patrol;

* apublic-private approach where the City
jointly develops solutions with community
stakeholders; for example, community
policing, the Highway 99 Action Commit-
tee, and other public/private partnerships;

* an aggressive approach in which the City
initiates programs that target problems,
with the intent of eliciting a private
response; for example, the Pacific
Highway street reconstruction project and
the Enterprise Zone.

In the face of existing conditions, if
Tukwila wishes to achieve its goal of
transforming the Pacific Highway area,
aggressive actions and patience are required.
Typically, aggressive actions have a signifi-
cant public cost, and require a sustained,
long term commitment by the community.
Significant dedication of funds implies that
fewer resources are available in the short
term for the parts of the community not
targeted for revitalization. This resultsina
temporary reduction in levels of service or in
slower implementation of facilities in those
non-revitalization areas. Over the long term,
however, such a strategy can result in an
overall reduction in City expenditures for
public safety and human service needs in the
revitalized area and in the City as a whole.
An area considered a liability can turn into
an asset. This is beneficial to the City as a
whole.
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Strategies

Cities generally have authority to operate
in three areas. They construct capital
improvement projects for public facilities,
administer programs and services on a day-
to-day basis, and regulate and enforce
minimum standards and procedures. In
addition to these typical areas of action, the
City should step outside its normal operating
sphere and form partnerships. Partnerships
are recommended because action is needed in
areas in which the City does not have direct
responsibility - private real estate, housing,
and public transit. The recommendations of
the draft Revitalization Plan are multi-
faceted, involving projects, programs, and
regulations intended to achieve the goals of
the Plan in collaboration with other groups,
agencies, and private individuals.

In addition to partnerships, a critical
component is good communication, which is
a key to maintaining momentum in a long
term process. It will be necessary for the
City to convey a continuous clear message
regarding the community’s vision for a high
quality, pedestrian friendly, and safe place to
do business and live. The City must initiate
and maintain written communication and
verbal dialogue to ensure that individuals and
the community understand the vision and the
facts that bear on each of the various
programs and projects undertaken.

Timing is also a critical component for the
Revitalization Plan. The scope of the
recommended actions cannot be completed at
one time; actions must be phased, with short
term and long term strategies. The long term
strategies are for the most part underway in
current programs and services. They are
labeled long term because they are on-going,
providing basic support services. They will
continue until the underlying physical fabric
and the region’s perception of the area
changes, although the nature and extent of
these services and programs may change as
the character and population of the area
changes. Some infrastructure improvements
are also considered long term because their
costs are significant enough to require a
phased approach. The recommendations
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within this Plan, many of which require
significant capital investment, supplement
these on-going efforts.

To re-emphasize, the goal of revitaliza-
tion is to make the area an attractive and
desirable place to live and to do business.
Currently neither the business nor the
residential areas represent the vision that the
community of Tukwila has for the Pacific
Highway area. Over time the desired
upgrade could lead to the potential displace-
ment of low income households and busi-
nesses. This may occur because of site
redevelopment or it may occur due to rising
rents caused by the increasing livability and
attractiveness of the area to new businesses
and households.

Below is a summary of the recommended
actions of the Revitalization Plan. There are
four broad categories of action - real
property investment, market expansion,
community development, and infrastructure
and facilities construction - that explain the
central points of the Plan.

Real Property Investment

This Plan recommends that the City
increase its efforts to work with property
owners on the rehabilitation of properties.
The City has two tools it can use to discour-
age poor maintenance and encourage on-
going property investment. It can establish
procedures for active code enforcement, and
it can provide grants for technical assistance
and monetary aid for improvements.

Given the City’s experience in the area of
multi-family management, it knows that
there are owners who are not interested in
maintaining their properties and who are not
willing to properly manage their apartments.
In these cases the City should work with
agencies that would be interested in
purchasing and rehabilitating the sites.
There are non-profit agencies who would
be interested in purchasing and maintaining
housing for low income households.

The small and irregularly configured
parcels in the commercial zoning districts
and the relatively small size of certain
blocks, by suburban standards, combined
with some problematic and substandard
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residential uses behind the commercial
zones, suggests that methods should be
created for allowing the commercial uses to
expand into adjacent residential districts in
certain areas; specifically certain multi-
family areas.

The conclusion of this study is that most
of the Study Area is not functioning as a
safe, livable neighborhood. Provided
specific criteria are met, the redevelopment
of current residential sites as improved
housing or commercial uses would be an
improvement for this area. There is
recognition that any loss of affordable
housing has a negative consequences for
the region and for specific households in
need. As mentioned above, this Plan
recommends a number of housing strate-
gies including partnering with housing
advocacy groups to rehabilitate and manage
targeted housing in the area.

Market Expansion

The lack of vacant land, the relatively
high price for land, inefficient lot patterns,
and the relatively low number of households
and their income levels inhibit realization of
long term community goals for this area.
Figure 6: Market Areas Map, from the
Pacific Highway Market Analysis (July
1995), shows the primary and secondary
market areas for the Study Area. A
significant portion of the primary market
area is within the approach zone at the
north end of the Seattle-Tacoma Interna-
tional Airport, which is designated as a 220
acre park and recreation area.

A central question for the Revitalization
Plan has been, what could make this area
attractive to people? Commercial services
and retail businesses need a sufficient
number of either employees or residents to
support them.

Dialogue on effective strategies should be
convened with the adjacent Cities of SeaTac,
Burien, and DesMoines. How can these
cities work cooperatively to support their
business districts? The cities” central and
convenient location adjacent to SR 518, SR
509, and I-5, the airport and the Highline
Health Network are all potential synergistic
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elements. Which marketing techniques
would work for each of the business
districts? What household base would
support all of the existing commercial areas
at the intensities and desired uses? Do the
“buyout” areas to the north, south, and
west of the existing runways have any
potential for generating employment?
Would reconfiguration of district bound-
aries assist in developing the commercial
districts envisioned by each community?

In addition to the potential collaboration
and successful planning that could come
from working with the adjacent cities, there
are other techniques that could be imple-
mented immediately to encourage business
growth and development.

Community Development

The people who live and/or work in this
area have been exercising increasing levels
of self-determination. In the City’s experi-
ence, the take-charge attitude of the residents
began with their petition to annex to the City,
and has continued with their volunteer
organizations and actions to improve the
area. These individual and community
attitudes and desires shape the human service
programs as well as private development,
City standards, and the design and installa-
tion of public improvements.

Existing human services in Tukwila are a
model for other suburban communities. The
Housing and Human Services Existing
Conditions report in Appendix B describes
the programs aimed toward safe and well-
managed multi-family housing. The report
also discusses the existing cooperation
among City contractual providers and
between the City, the Tukwila School
District and direct service agencies. The
City should continue the coordination of
human services within departments and with
outside agencies to provide a holistic
approach to community needs. These
departments and agencies include Parks &
Recreation, Police, Code Enforcement, the
Tukwila School District, and King County
Transit. Because of the seriousness of the
social issues in the Pacific Highway area,
Police Department action has been the



focus of efforts to date. In the future, the
Tukwila Human Services Office, the Parks
and Recreation Department, and the
Tukwila School District should also be
primary participants in the area’s activities.
One aspect of an improved proactive
effort would be to increase the visibility of
the City and its community services. The
Neighborhood Resource Center, a leased
space on Pacific Highway, primarily operates
as a Tukwila Police sub-station. A City
crime prevention officer and six bicycle
patrol officers are based in the Center and
assigned to the corridor. Community
volunteers also staff the center by providing
reception services and monitoring the video
cameras located along the street corridor.
The Center provides an opportunity for
community members to have a personal
contact with a City staff member and/or a
community volunteer. By its very presence it
shows that the City of Tukwila is responsible

for and cares about the safety of the area.
In addition to crime prevention and safety
duties, the police officers and volunteers
provide limited assistance and referral to
services offered through the City or available
through other agencies. The City wants to
construct a new, permanent Neighborhood
Resource Center in the Pacific Highway
Corridor. Because a major recreational and

community service center has just been
constructed close by, in the Allentown
neighborhood, the role for the future facility
on the Highway needs to be carefully
considered. Its focus should go beyond
fighting crime. In order to realize the
community’s vision for the area it needs to
focus on the positive aspects of community
life, not just the negative. This Plan recom-
mends that there be a comprehensive
analysis of current and future public services
and facilities in this area. This should also
include outside agencies who might need
space and be of service to the Tukwila
community.

Specific programs and projects that
create additional opportunity for community
projects that improve resident’s lives and
their neighborhoods are discussed in the
next chapter.

The physical or built environment is also
an important aspect of community develop-
ment. The community wants to change the
quality of the built environment because it
has a negative impact on and is a poor
reflection on the area. The focus of this
aspect of the Plan is on the area located
between S. 154 Street and S. 137 Street.
This area is the most intensely developed
commercial and residential area within the
Study Area. The desired character of this
business district is for a pedestrian friendly,
high amenity area. The following illustra-
tion, Figure 7: Desired Development
Character, is an example of of how this
area might redevelop. It shows how the
amount of landscaping, pedestrian improve-
ments, building facade treatment, and
public art should be greater here than
elsewhere in the corridor.

This Plan recommends improvements in
the urban design qualities of the corridor,
that is, in the physical appearance and
functioning of this area. These improve-
ments will occur through the development
and support of capital improvements, and
changes in regulations and programs.
Improvements in the urban design qualities
of the area can be achieved through the
following:

* higher quality development will be
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Figure 7: Desired Development Character

Continue multi-family development as buffer
between commerciat and single family

Add interesting ent
features to
buildings

development

Add buffers between commercial
and residential areas

| Provide pedestrian connections
between developments

Bring buildings close to street
Improve Streetscapes

Add features that provide
interest at corners

Provide shared driveways:
Improve transit facilities

Provide weli-marked crosswalks Locate service. areas

Bring buildings close to street away from public
view

Locate parking
lots to sides
and back of

buildings

Provide pedestrian waikways
in parking lots

Locate parking lots away from street

Provide landscape screening between

multi-family and commercial development

Provide outdoor recreation.aréas
in multi-family development
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encouraged by adopting and using the
Pacific Highway Design Manual, which
includes design guidelines specifically
tailored to the Pacific Highway corridor;
a visible neighborhood-oriented commer-
cial center, by allowing greater develop-
ment intensity through waivers of front
and side yard setbacks and landscaping;
amore attractive pedestrian environment
by constructing street improvements along
the Highway and side streets, including
new curbs, gutters and sidewalks, and
landscaping, special paving treatments,
and street furniture;

a greater sense of identity for the corridor
by providing landscaping in the public
right-of-way, and requiring that private
front yard landscaping augment public
landscaping;

a greater sense of identity in the corridor
by developing a public art program to
sponsor and site public art, construct
special street treatments in conjunction
with Highway reconstruction, create
gateways designed specifically for Pacific
Highway, and establish a neighborhood
identity sign program;

a greater sense of responsibility for
property maintenance by clearly differen-
tiating between public and private
property through public street improve-
ments that demarcate public and private
land;

an improved appearance for the Highway
by undergrounding of major utilities, and
requiring undergrounding for private
utility connections;

decreased ‘visual noise’ in the corridor by
supporting the amortization of non-
conforming signs, and the removal of
illegal signs;

improved appearance of the corridor by
continuing to support privately initiated
clean-up programs;

improved comfort of transit facilities
along the corridor by initiating an im-
provement project with the King County
Department of Transit; and

a decrease in the appearance of an
automobile-dominated landscape by
providing raised curbs, encouraging

driveway consolidation, and requiring

minimum driveway widths through street

improvements, design guidelines, and
public works standards.

The Pacific Highway Design Manual
translates the desired physical character for
Pacific Highway into design review criteria
and design review guidelines. This Manual
will guide property owners, developers,
engineers, architects, landscape architects,

. City staff, and the City’s Board of Architec-

tural Review in redeveloping the Highway.
In conjunction with Pacific Highway guide-
lines are modifications to City development
standards to create incentives for redevelop-
ment and to support the desired physical and
functional character for the area. (The
Manual is available to readers as a sepa-
rate document, please request a copy).

Infrastructure and
Facilities Construction

A significant capital investment is needed
to bring this area up to a level commensurate
with other areas of the City and with other
commercial and housing centers in the
region. For a city of 15,000 residents and
eight square miles, Tukwila has a consider-
able annual budget. Its 1997 budget expen-
diture was over $23.5 million. Within the
last six years, it spent over $54.5 million on
capital construction costs, 73% of which was
from City funds, with the remainder from
grant and developer contributions. This level
of effort was due to funds accumulated and
not spent over a period of time, and a larger
commitment of sales tax revenues to the
capital program. For a variety of reasons
current revenues are significantly lower. In
the future, funds will not be as plentiful. In
order to maintain its existing levels of
operations and maintenance the City has
chosen to reduce the percentage of revenues
committed to the City’s capital program.

Tukwila Comprehensive Plan Policy Goal
1.1 guides the design of new infrastructure
and facilities and directs that both public and
private development have an image and
character that is unique and representative of
Tukwila,
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Goal 1.- “A community where residents
stay because they feel a strong emotional
attachment including:

» Opportunities for interaction with
neighbors and public servants

* An image consistent with neighborhood
identity, pride and long-term residency.”

The Plan recommends a phased upgrade
of the infrastructure on Pacific Highway and
on the adjacent cross streets to an urban
level. Incorporated into the street recon-
struction plans are safety, mobility, and
utility upgrades addressing storm water
drainage, water lines, fire hydrants, transit
amenities, sidewalks and handicap facilities
that do not meet current City standards. As
important as providing safe infrastructure is
the integration of the design of the street and
streetscape improvements with the develop-
ment character envisioned for the surround-
g businesses and residential areas.

The Conceptual Streetscape
Plan for Pacific Highway

Critical to the overall success of the area
is the street’s ability to function effectively.
Effective functioning means a safe circula-
tion system for pedestrians and vehicles;
vehicular access to businesses; a civic and
social environment appropriate for area
residents and commercial patrons; while
efficiently accommodating through traffic in
the Corridor. Recognition of these multiple

Figure 8: Pacific Highway Conceptual Cross Section

roles has led to a street and strectscape

concept that calls for:

* Four through lanes and one two-way
turning lane;

» Curb, gutter, landscaping and sidewalks;

» Use of the available right-of-way behind
the sidewalk for parking to mitigate the
impacts from the street improvements
on certain businesses ;

* Lighting improvements and
undergrounding of overhead utilities; and

« Consolidation of driveways to reduce the
number of curb cuts.

This conceptual plan for the Highway will
guide the development of the Design
Report, engineering design, and phased
reconstruction of the Highway. Figure 8:
Proposed Street Cross Section is a typical
cross-section. Figure 9: Proposed
Streetscape Options shows the range of
streetscape options that are possible along
the 2.5 mile length of Highway within the
Study Area.

In addition to the pedestrian and traffic
circulation and storm water improvements
needed in the commercial areas, there is a
need to improve and support improvements to
the residential character of this area. Facili-
ties that can support this component could be
a permanent Neighborhood Resource Center,
neighborhood park, and pedestrian trails.
These types of amenities are potentially a
source of civic pride and provide important
meeting and recreation areas for residents and

employees within the City.
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Figure 9: Proposed Streetscape Options

Could be a variety of landscaping materials
Trees spaced & pruned to provide visibility to

SECTION “A” LANDSCAFPED WALK

Most appropriate for pedestrian-oriented
business areas.

SECTION “B” MULTI USE SIDE-

Use of public R.O.W. for private parking only

SECTION “C” PRIVATE PARKING ON
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Use of this option only where there is a

SECTION “D” FRONTAL PARALLEL

Especially appropriate for amenity

SECTION “E” DOUBLE ROW OF
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Figure 9: Proposed Streetscape Options

Summary

The recommended strategies represent
many disciplines and involve many different
individuals, departments, and agencies. For
this reason, designation of a “99 Coordina-
tor” is recommended. This person would
be located in the Mayor’s Office and would
be responsible for gaining the cooperation
of the different departments and agencies
and ensuring that actions are carried out in
the sequence established by the Council.

The specific recommended strategies for
realizing this Plan are discussed in detail in
the next section. A recommended imple-
mentation sequence is also included be-
cause of the interdependent relationships
between the various strategies, and neces-

sity for strategic timing,
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' Detailed Revitalization
Programs,Projects, & Regulations

(o

In this chapter, the recommended revi-
talization actions are described and orga-
nized into four categories of planned ac-
tions. As a City document, this Plan acts as
a guide for the organization in how it should
interact with individuals, groups, and agen-
cies and in how it is should spend its re-
sources. Each strategy, which is either a
project, program or regulation, would be
carried out by City staff and/or decision-
makers, working in conjunction with identi-
fied individuals.

Partnerships, strategic timing, and a
public information and involvement pro-
gram are recommended to tie these various
projects, programs and regulations together
into the revitalization package. Without
partnerships, the City can only have limited
involvement in the area’s revitalization. In
addition to the benefits of expanding the
scope and degree of involvement that
comes from partnering, alliances are essen-
tial because of the limited resources of any
municipal organization.

A recommended timeline follows the
detailed descriptions of the programs,
projects, and regulations. The timeline
shows when these actions should occur
relative to each other. There is also a dis-
cussion of how the strategies respond to
targeted challenges. The actions are re-
lated and recommended as a package.
Modification of the package requires a
thoughtful look at the Plan’s focus and at
potential missing links. The time frame is
primarily a recommended sequence for the
strategies. The actual dates of action are
not as critical as the sequence and the im-
portant links between separate actions.

Finally, public involvement and good
communication will solidify the goals of the
Plan. This approach assists in ensuring an
informed discussion of the final package of
projects, programs and regulatory amend-
ments chosen for the Plan and can lead to
satisfactory solutions to outstanding issues.

Real Property Investment

Combine City code enforcement
and partnerships to encourage
the redevelopment of existing
housing

Coordinate code enforcement with the
rehabilitation and purchase of multi-family
properties in order to rehabilitate poorly
managed and substandard developments.
This strategy requires a joint program of
diligent code enforcement and active pur-
suit of partnerships with property owners
and quasi-public and nonprofit housing
advocates.To ensure continuous progress
with this strategy, the City should assign
one person to oversee and coordinate the
programs.

Rationale

Code enforcement plays a critical role in
housing strategies, and a combination of its
rigorous employment with the housing
improvement strategies discussed within
this Plan is essential. A housing rehabilita-
tion program consists of the Plan’s recom-
mended strategies combined with existing
programs, including funding housing reha-
bilitation, marketing existing rehabilitation
programs, and continuing efforts with the
Crime Free Multi-housing program.

The City has worked intensively with the
apartment community within the last six
years. It is probable that conditions at cer-
tain properties will not improve under cur-
rent ownership. These complexes will con-
tinue to languish, as poor quality housing
will not be able to attract a stable resident
population.

Responsible Department and its Role

Because of the cross-disciplinary ap-
proach necessary to carry out this strategy,
one person should be responsible. The role
of this person would be to coordinate activi-
ties from different departments, work with
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property owners, and negotiate with outside
agencies.

There are a variety of housing programs
and opportunities available to assist existing
rental property owners. There are also
agencies interested in providing housing in
the area. This list is not exhaustive but
demonstrates the variety of agencies and
programs available to assist in a housing
rehabilitation program.

King County has a Housing Repair pro-
gram that is open to all King County prop-
erty owners that have rental property.
Among the loan stipulations, there is a
maximum loan per unit, 0% interest, and
income stipulations for households renting
units repaired with these funds.

The South King County Multi-Service
Center is a Community Housing Develop-
ment Organization (CHDO) that is eligible
for State and Federal funds to buy and man-
age housing for low income households.

The King County Housing Authority,
under its Local Program Properties, issues
tax free bonds to finance initial purchase of
property, bond issuing costs, some debt
service payments, and future capital im-
provements and maintenance. These bonds
are then paid back from revenues generated
from the operation.

Cost

A “99 Coordinator” would use the “site
selection criteria” on pg.55 to identify desir-
able sites and to pursue available housing
funds and housing advocates to match
programs with properties in the Corridor.
The Coordinator would have assistance
from the Mayor’s Offices of Human Ser-
vices and Code Enforcement, the Depart-
ment of Community Development, and the
Police Department.

Specific costs are unknown at this time.
If sites are purchased, there may be re-
quests for financial contributions from the
City. In - kind investments of staff time or
improvements in the infrastructure may be
adequate to fully or partially cover partici-
pation costs for the City.

Pacific Highway Draft Revitalization Plan

Concentrate rehabilitation funds
in the Pacific Highway Corridor

An important challenge in the Pacific
Highway corridor is that history and ap-
pearance of the area form the basis for the
region’s perceptions. The purpose of this
strategy is to create an incentive for private
property owners to change the appearance
of their properties.

1. Designate the annual Community
Development Block Grant (CDBG)
Sunds for use in the Study Area for six
years. This will concentrate the benefits
of housing rehabilitation assistance.

Rationale

In conjunction with code enforcement,
the City should offer options to property
owners for improving their properties. The
City could combine its CDBG allocation
with programs for housing rehabilitation in
the Study Area. This concentration of
funds would coincide with street recon-
struction and park development to make a
visible difference in the neighborhood.

The City currently uses its CDBG funds
primarily for owner occupied housing re-
pairs and assistance for utility connections
associated with street and undergrounding
improvements. These funds are available to
any low income property owner in the City.

Responsible Departmentand its Role

The Mayor’s Office currently supervises
the allocation of CDBG funds, and should
continue to oversee the allocation of funds.
The “99 Coordinator” could identify and
prioritize recipients of CDBG funds.

Cost

The 1997 CDBG allotment approxi-
mates$180,000 for the City as a whole. In
past years the allotment has ranged between
$160,000 and $180,000. This should be
supplemented with City funds and/or funds
from outside the City.

2. Develop a grant program for site
rehabilitation of multi-family and
commercial properties.



Rationale

In the past, Tukwila has not had to fo-
cus on commercial revitalization. Other
cities, however, have developed and tested
programs that encourage private improve-
ments to property. These programs typi-
cally match $1.00 public dollar for every
$2.00 spent by property owners. In addi-
tion to implementing a program such as
this, the City should offer free technical
assistance property owners to help them
develop site improvement plans. In order
to promote the program, the City should
arrange for a demonstration project and/or
other means to encourage property owner
participation.

There are a number of cosmetic im-
provements that would benefit existing
property owners and businesses. These
include dumpster relocation and screening,
more efficient parking lot layout, parking lot
paving, landscaping improvements, and
facade improvements, including street ad-
dressing for business identification.

Responsible Department and its Role

The Mayor’s Office currently allocates
grant funds, and should continue to oversee
this effort. The benefit of having a “99
Coordinator” is that this person could focus
on obtaining grants, identifying recipients,
and coordinating the allocation of grant
monies.

The Department of Community Develop-
ment is responsible for reviewing landscap-
ing and parking plans and therefore should
be responsible for providing technical assis-
tance.

Cost

This program could be developed and
staffed with existing staff resources. To be
most effective, however, it would become
the responsibility of the “99 Coordinator.”
The costs associated with hiring a “99 Co-
ordinator” are discussed under the strategy,
“Engage in brokering development in the
Pacific Highway Corridor,” on pg.55.

Adopt a “limited redevelopment
period” to encourage redevelop-
ment of existing multi-family
housing complexes

As an additional incentive to owners of
multi-family properties, analyze the implica-
tions of zoning amendments that would
allow existing multiple family developments
to redevelop at their existing densities or as
office development for a limited period of
time (see Figure 10: Multi-family Sites).

Rationale

When the Pacific Highway area was
annexed to the City of Tukwila, the proper-
ties in this area became subject to Tukwila
zoning regulations. As a result, the allow-
able density in the medium and high density
residential districts was decreased, which
discourages replacement of existing hous-
ing. Currently, the City’s code
(TMC18.70.050 (5)) allows property own-
ers to redevelop residential structures to
existing densities and dimensions in the
event of a fire or other natural disaster.
Typically, however, new development must
meet Tukwila’s standards for lower density
multi-family development and provide rec-
reation facilities, improved landscaping,
higher parking ratios, and other site im-
provements. While new, higher quality
units could probably command higher
rents, the cost of developing to these higher
standards may not be attractive to property
owners, given revenues from existing units.

Experts have sited examples where pend-
ing zoning changes have spurred develop-
ment. The incentive is the option of develop-
ing at a density that is not currently allowed
or will not be allowed in the future. The
public benefit of this proposed program to
allow redevelopment at existing densities for
a limited period of time is in its potential to
stimulate new development, which would in
turn bring a significant visual change to the
area and improve the quality of individual
properties. Office use would broaden the
potential for redevelopment and is viewed
as having a more positive impact on the
area than multi-family development.
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This technique would work most success-
fully in conjunction with additional measures
to make the effort more attractive for the
property owner. For example, the City would
need to follow through on code enforcement,
which contributes to making existing, sub-
standard properties more expensive to main-
tain. As additional incentives, the City could
pay for frontal improvements and utility up-
grades, which are normally required at the
time of redevelopment.

Responsible Department and its Role

The Department of Community Develop-
ment would author the code changes and
zoning district modifications and supervise
their review and adoption.

Cost

Existing staff could develop the code
modifications and administer the legislative
review process.

Modify the Comprehensive Plan
and Zoning Code to allow com-
mercial redevelopmentin se-
lected multi-family zones

In order to allow and encourage future
consolidation of parcels into competitive
commercial sites, this Plan recommends
amendment of the Comprehensive Plan and
Zoning Code Maps to redesignate the five
sites identified in Figure 11: Proposed Zon-
ing Code Amendments from MDR or HDR
to either Neighborhood Commercial Center
- Conditional, NCC(C) and Regional Com-
mercial - Conditional, RC(C). The Com-
prehensive Plan and Zoning Code would
then be amended to include an administra-
tive conditional use permit that allowed for
the commercial development of multi-fam-
ily zoned properties subject to the follow-
ing:

* The site must be developed with a
frontage on Pacific Highway.

* The site must be developed as a whole,
including access, circulation, parking,
landscaping, and all structures.

* Primary access points must be on
Pacific Highway, and vehicular access
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on residential local access streets limited.

* The Board of Architectural Review must
approve the project, including all pro-
posed land uses and structures.

Rationale

As discussed previously, a key strategy
to ensure the future success of the business
area of Pacific Highway is to attract new
business development.

A review of the configuration and di-
mensions of the commercial districts along
Pacific Highway reveals that these com-
mercial areas are irregular in shape and in
some cases very shallow. In specific areas,
allowing the commercial use of adjacent
multiple family zoned properties would
make the commercial properties larger and
more conducive to commercial develop-
ment. Redevelopment would eliminate
substandard housing in some instances and
also improve the conditions of the commer-
cial development, including an appropriate
transition between the commercial and
remaining residential uses.

Responsible Department and its Role

The Department of Community Develop-
ment would author the required code and
map changes and administer the review and
adoption process.

Cost

Existing staff could develop the code
modifications and administer the legislative
review process.

Modify the Zoning Code to allow
flexibility in applying landscap-
ing and setback standards

Authorize the Board of Architectural
Review to waive landscaping and setback
standards, where shared facilities are ap-
propriate, in the NCC, RC, and MUO zones
adjacent to Pacific Highway. The approval
would be in conjunction with a complete
review and approval of full site develop-
ment.
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Shared driveways and
shared parking lots can
reduce parking
requirements a create
a more pedestrian-
frriendly environment
by reducing curb cuts
along streets.

(S ERRERE RN

Rationale

Commercial sites in this area are typi-
cally small and space for parking and site
amenities limited. Creating opportunities to
obtain waivers from zoning code standards
would allow the joint use of parking facili-
ties; increase the efficiency of land develop-
ment; improve circulation between sites and
buildings; and reduce the number of drive-
ways, thereby reducing vehicular/pedestrian
and vehicular/vehicular conflicts. Limiting
the number of curb cuts improves the over-
all pedestrian environment and reduces
accident potential.

The Pacific Highway Design Manual
establishes criteria and objectives that en-
courage pedestrian friendly design and coor-
dinated vehicular and pedestrian circulation
between development sites. Exercising this
design option would be at the discretion of
the development applicant, but would be
advantageous for certain developments.

The Board of Architectural Review has
discretionary authority to approve, approve
with conditions or deny development appli-
cations on the basis of adopted Pacific
Highway Design Manual. Their ability to
approve site plans that depart from the

—— — — e ———

standards for side yard setback and land-
scaping would provide opportunities for
creativity and flexibility in meeting the de-
sign objectives of the Corridor.

Waiving of these design standards should
not be interpreted as allowing or supporting
a lowering of the overall design objective
for high quality development in the Corri-
dor. For any landscaping that is waived
within the side yard setback, an equivalent
amount of landscaping would be required to
be placed elsewhere on the site.

Responsible Department and its Role

The Department of Commumnity Develop-
ment could author the required code
changes and arrange for the review and
adoption process.

Cost

Existing staff could develop the code
modifications and administer the legislative
review process.

Engage in brokering
development in the Pacific
Highway Corridor

The City has a number of options available
for either engaging in development directly,
or brokering development for private parties.
This type of effort is costly, and City re-
sources are limited. Where, when, and how
City resources are spend must be carcfully
considered and weighed against anticipated
benefit. The following criteria should guide
the site selection process with the goal of
maximizing benefits by promoting the rede-
velopment of sites that are a deterrent to the
area’s revitalization. In all cases of purchase
or brokering property acquisition, the City
should use the following criteria.

Site Selection Criteria

Sites whose current use is considered unde-
sirable: The City may elimmate a business or
housing that has threatened public safety or
been associated with illegal drug activity. For
commercial properties, this would require
purchasing the property and the business.
These uses may be profitable, however,
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making some of these sites more expensive
than sites with poorly performing busi-
nesses.

Sites at key locations: Properties that
are highly visible or strategically located,
such as those at intersections, or commer-
cial properties that do not have a desirable
relationship to neighboring residential dis-
tricts. Quality development in visible loca-
tions can greatly improve the image of an
area and can serve as a seed projects, en-
couraging further redevelopment.

Sites that are constrained: Occasionally,
the City can facilitate redevelopment by
purchasing and clearing parcels of their
structures. The City could also assemble
several small parcels to create a larger par-
cel that is more suitable for modern devel-
opment. Figure 4: Land Ownership Map,
pg.27, shows the lot patterns within the
commercial districts of the Study Area.

Sites that are needed for City projects:
Some sites may be purchased because the
parcel is suitable for a City facility. Con-
struction of City facilities in the Pacific
Highway Corridor would demonstrate the
City’s commitment to the area. (See Infra-
structure and Facilities Construction section
in this chapter).

Optional Purchase Methods

Strategic yet limited purchase of property
for either redevelopment for public use or
for future private development would give
the City the opportunity to have a positive
impact on the image of the Corridor. This
approach would also affect the type of rede-
velopment opportunities available in the Cor-
ridor. The following are three optional meth-
ods for acquiring sites with the Corridor.

1. Broker Redevelopment Projects. The
City could work with investors, developers
and bankers to broker redevelopment projects
within the Pacific Highway Corridor.

Rationale

The least costly participation method for
the City is to mediate deals and to provide
incentives to developers such as the infra-
structure subsidy. By working directly
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with key players in the development com-
munity, the City can directly respond to
their needs and provide incentives tailored
to specific proposals or projects. This
effort has begun with a series of forums to
build partnerships and discuss possibilities
with investors, developers, and bankers.

2. Acquire Sites for Public Facilities.
The City could purchase key sites for public
purpose, benefit, or use.

Rationale

If the City follows through on planned
improvements, for example a neighborhood
park, it will be necessary to purchase prop-
erty. Direct purchase of properties engen-
ders fewer legal hurdles and is more ac-
ceptable to the community than condemna-
tion, which is another option. Purchase,
however, restricts the City to situations
where the owner is willing to sell at a price

the City is willing to pay.

3. Apply the Urban Renewal Law. The
City could authorize public purchase of
blighted properties for future development.

Rationale

Real estate experts have told the City that
certain uses give a negative impression of the
Pacific Highway area, and that a vacant site is
more appealing to a potential developer than a
developed site. After six years of responsibility
for and extensive involvement in improving the
Pacific Highway area, the City has the experi-
ence and records that show which sites endan-
ger the health or safety of the people and prop-
erty of the commumity. The State urban re-
newal law (Revised Code of Washington
35.81) gives the City the authority to purchase
properties and then resell them for develop-
ment by the private sector. The City would be
required to adopt an urban renewal plan, desig-
nate “blighted area(s),” and develop a financing
plan to fund the rehabilitation and/or redevelop-
ment of properties so désignated in the plan.

Use of the urban renewal statute would
also give the City access to public loan(s)
of up to $600,000 from the Federal govern-
ment at low rates and with reasonable



terms. This money would be available to
private as well as public entities.

Responsible Department and its Role

In order to ensure the success of these
programs, the City should consider appoint-
1ng a person or creating a position and as-
signing all responsibilities to that person for
coordinating and focusing the Pacific High-
way revitalization efforts for a two-to-three
year period. The person would:

* report directly to the City Administrator;
* foster relationships with the develop-

ment, real estate and banking communi-

ties;

*» coordinate internal City processes and
resources by acting as an ombudsperson
for the Pacific Highway area;

» research and target State, Federal, and
regional funding sources and programs
that may be used for revitalization
activities;

* act as a visible advocate within the City
and community for the area and organize
support for revitalization of the area with
the assistance of the Southwest King
County Chamber of Commerce and
Tukwila’s Economic Development
Advisory Board (EDAB);

* support code enforcement activities and
explore legal actions with the City
Attorney to abate nuisances and activate
urban renewal actions.

The value of corntracting with or hiring a
qualified person to act as the “99 Coordina-
tor” is that it sends a message to the devel-
opment community about the City’s com-
mitment to achieving the goals of this Plan.
This action would provide a “point person™
for public contact, provide the City with an
individual who is familiar with the develop-
ment process, and ensure that the efforts
listed herein would receive someone’s full
attention.

Cost

The cost of property acquisition varies
from parcel to parcel, and would be negoti-
ated between the property owner and the
City’s agent. Eight dollars to twelve dollars
a square foot is the reported asking price

for commercially zoned land on the market,
according to local real estate brokers. The
asking price for some properties in the
Pacific Highway Corridor may be higher,
due to the property owner’s expectation
that they may be able to attract a higher
paying commercial use than is currently
possible.

The price of contracting with a person
who has extensive public-private real estate
redevelopment or business development
experience to act as the “99 Coordinator”
could be anywhere from $35,000 -$55,000.

- A permanent staff position would be ap-

proximately 30% - 40% higher. Part or all
of this cost could be subsidized through a
grant program.

Market Expansion

Discuss market opportunities
with the Cities of SeaTac, Burien,
and DesMoines

Discuss the options for supporting the
health and growth of the commercial areas
of the four cities. The outcome of these
discussions should be an analysis of acre-
age, land use, households, and real estate
markets, and targeted actions to support the
viability of these area.

Rationale

The SeaTac International Airport has
changed the market dynamics of the Highline
area. The presence of the airport has re-
sulted in a net decrease in households, and a
lowering of the economic profile of house-
holds in the area. The presence of the airport
has also resulted in the development of a
long term airport related uses such as hotels,
motels, restaurants and car rental business
as well as public parking lots.

Communities have been unwilling to
compensate for the loss of households with
denser housing elsewhere within the market
area. They have also been willing to reduce
the size and location of commercial areas.

The Tukwila section of Pacific Highway
is particularly hard hit by this phenomenon
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because of the small, irregular size of the
majority of its commercial lots and its dis-
tance from the main airport terminal.
Although the recent Sea-Tac Interna-
tional Airport Impact Mitigation Study
(Hellmuth, Obata+Kasabaum, Inc. 1997)
did not focus on the socio-economic impli-
cations of the airport on the commercial
area it did note that an economic and engi-
neering assessment of airport operations
should be conducted to determine airport
functions that could have positive economic
development benefits on the effected cities.

Responsible Department and its Role

The Mayor’s Office would be respon-
sible for developing this effort and schedul-
ing it in the City’s work program.

Cost

The majority of the effort would come
from City staffs, including the Mayors and
Councils of the respective cities. The cities
would need to agree upon a scope of work
before a cost estimate could be obtained for
the economic analysis.

Expand the number of house-
holds in the trade area by allow-
ing multi-family development in
the Regional Commercial Zone

The City should improve the local retail
market by allowing multiple family in the
Regional Commercial Zone at 12 - 15 units
per acre.

Rationale

The Market Analysis for the Pacific
Highway corridor identified a relatively
weak trade area in terms of number of
households and houschold income and the
potential for increase in the overall number
of households. Although the City has ex-
panded the number of uses allowed within
its commercial zones, the high asking price
for land on the part of landowners keeps
less desirable commercial uses, such as
used car sales lots, in the area rather than
light industrial/manufacturing or more in-
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tense retail uses that would provide for
employment and result in investment in
property improvements.

The consultants and real estate experts
have said there is a strong market for hous-
ing in the area, and have noted that new
housing built to higher standards would tend
to cause an overall improvement in existing
housing. Additional households would also
boost market demand for commercial ser-
vices and retail, thereby improving the poten-
tial for the neighborhood retail center envi-
sioned in the Comprehensive Plan.

The Regional Commercial (RC) zone is
unique to the Pacific Highway Corridor and
found nowhere else in the City; therefore
the recommended zoning modification
would affect only this area. The RC zone
extends to Military Road and exists on local
access streets where traffic volumes are
low and regional retail is unlikely to locate.
(See Figure 3: Zoning Map, pg.17.) Sites
in these areas currently have some single
family housing in good condition.

The 12 - 15 units per acre range of den-
sity proposed for the RC zone will create a
“for sale” product rather than a “rental” due
to the high cost of the land relative to the
number of units that can be developed with
the allowable zoning density. In order to
attract buyers, however, the neighborhoods
within which this housing is located must be
attractive. The housing must be developed
in neighborhoods with commendable
schools, inviting parks, safe and attractive
streets, and good public services. Although
a “for sale” market currently may not be
strong in the area due to the challenges listed
earlier, it is expected that these conditions
will change over time with implementation of
the Plan.

Responsible Department and its Role

The Department of Community Develop-
ment could author the code modification
and administer the process for review and
adoption.

Cost

The modifications could be developed by
existing staff.
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Community Development

Support community building
and neighborhood improvement
efforts

The City should develop and assist in
efforts that encourage the interest and par-
ticipation of individuals and groups in build-
ing a sense of community and fostering
neighborhood improvement, cohesiveness,
and pride.

1. Institute a neighborhood signage
program

Assist in a program to design and install
signs at neighborhood entrances.

Rationale

A sense of community loyalty often comes
through group association and participation.
Often these relationships are established
through schools, churches, or community or
service groups. The City can
assist these community-building
activities by sponsoring projects
that bring neighbors together in
events that improve their environ-
ment. Comprehensive Plan
Policy 1.3.3 says,

“Provide residential neighbor-
hoods within the City with a
simple but attractive sign that
highlights its (neighborhood)
name.”

The City’s support could
include sponsorship of a design
competition for signs identifying
neighborhoods and then provid-
mg funds and technical assis-
tance for sign placement.

The City could also consider
recognizing community groups
that perform services in an area
with a special sign, similar to
the “adopt-a-street,” and “
adopt a stream” programs.

The Highway 99 Action Committee has
already begun clean-up efforts that the City
could support and recognize with a sign
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and/or program support.

Responsible Department and its Role

The Tukwila Arts Commission could
solicit proposals for neighborhood signs and
select or organize the selection of winning
entries.

The Public Works Department could con-
tract with a manufacturer and install signs.
Cost

Simple 3' x 2' two-color signs cost ap-
proximately $150 not including the post,
footing and installation. Community groups
would typically be responsible for organiz-
ing and publicizing efforts.

2. Create a urban forestry planting
plan

The City should develop a planting plan
with suggested plant materials, locations,
and standards for planting trees in the
neighborhoods, and then participate in seek-
ing funds and assist in implementing the
program.

Rationale

Street trees and wooded areas are desir-
able amenities and indicators of high ame-
nity neighborhoods. Comprehensive Plan
Policy 1.10.12 says, “Develop and imple-
ment programs that identify Tukwilas tree
resources, establish priorities for protection
and planting and provide guidelines for
perpetual maintenance, replacement and
planting of trees.”

There are a number of state and national
grant funds available
to provide trees for
communities wish-
ing to plant them.
Usually, members of
the neighborhood or
community groups
supply significant
portions of the nec-
essary labor. The
involvement in planting trees can strengthen
community members’ identification with
their neighborhood and provide a significant
amenity.

TREE CITY USA
Friends of Tree City US4



Typically, in order for grants to be
awarded, there needs to be a plan outlining
the above items.

Responsible Department and its Role

The Department of Community Develop-
ment in coordination with Parks and Recre-
ation and Public Works would develop the
program, recommend materials, and estab-
lish guidelines for selection, maintenance,
and coordinate tree storage and planting.

Cost

Trees generally cost about $85 apiece
without labor. There would be on-going
costs of maintenance. Grants are available
to assist in payment for the materials.

Develop a public art program
for the Corridor

The City should develop a public art
program for the corridor, with the follow-
ing components:

* identification of potential applications
(gateways, transit improvements,
sculpture, murals, etc.), sites, and
funding sources for public and public
private art within the Corridor;

* identification of capital projects that
should incorporate public art;

* identification of projects that should include
an artist in project development; and

* establishment of a minimum percentage

of project costs or a minimum fixed cost
for public art within the Corridor for
budgeting and project coordination
purposes;

Rationale

Art is an indicator of community interest
and pride. Community members have stated
many times that the area at the intersection
of Pacific Highway and S. 144 Street is the
heart of Tukwila. As such this arca war-
rants special treatment. People who come
here or pass through the area should get the
impression of the role the area plays for the
community.

Comprehensive Plan Policy 8.1.13
states, “Seek opportunities to integrate
public art into public improvements.” While
many think of art as freestanding objects in
a plaza or in front of a building, art can also
play a functional role by enhancing the
design of street furnishings, paving, light-
ing, etc. Public art can help achieve a num-
ber of objectives in the Pacific Highway
area. It can:

* be built into or used as children’s play
equipment;

* be incorporated into the design of transit
stops and other public facilities;

* promote environmental awareness;

* minimize graffiti and vandalism;

* promote understanding of and respect
for cultural diversity;

* involve at-risk youths in art projects;
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* be used to treat blank walls or draw
attention to special focal areas;

* enliven commercial areas, thereby
increasing the perception of safety;

* generate volunteer efforts and result in
increased neighborhood pride and
ownership; and

* bring forth elements of the area’s history
and incorporate them into the proposed
improvements.

Figure 13: Urban Design Concept Map
shows how and where public art might be
placed and included into the functional ele-
ments of projects. One percent of con-
struction costs is a common standard for
public commitment as well as assignment
of fixed amounts for each public project.
Other agencies such as King County have
policies and programs for incorporating art
into their facilities and may be interested in
a partnership to fund and implement a pub-
lic art program.

Responsible Department and its
Role

The Tukwila Arts Commis-
sion, City staff and staff of
other agencies funding improve-
ments would be involved in the
development of the program
and implementation of the indi-
vidual projects.

Cost

A percentage of project con-
struction costs for public
projects, including arterial
streets, transit improvements,
and public buildings, and the
design of public spaces such as
parks, minus contributions from other
agencies, groups, individual contributions,
or grant funds.

Modify existing codes to im-
prove the appearance of the
Pacific Highway area

1. Adopt the Pacific Highway Design
Manual (Design Criteria & Guidelines)

Pacific Highway Draft Revitalization Plan

Forward the Draft Pactfic Highway De-
sign Manual to the Planning Commission to
begin the legislative review and adoption
process.

Rationale

The Pacific Highway Design Manual
was developed with the 99 Task Force over
a ten month period from May 1996 to
March 1997. City staff and consultants
and the Task Force met with the Planning
Commission and City Council during this
process to discuss spectfic design and de-
velopment issues, and incorporated their
comments. The design criteria and guide-
lines augment the zoning regulations for the
area and implement the Comprehensive Plan
policies. They are tailored spectfically to
local development conditions and the goals
and policies of the Revitalization Plan.

The design criteria and guidelines in the
Manual achieve two main objectives: to
improve the overall appearance and quality
of commercial development along the corri-
dor, and to allow for flexibility in how this
is achieved in a way that is responsive to
the needs of businesses (see Figure 14:
Alternatives for Pedestrian Friendly Devel-
opment).

The design criteria and guidelines will:

* encourage a more pedestrian friendly
environment;

* minimize conflicts between vehicles and
pedestrians;

» provide for greater safety along the

Corridor;

+ allow for shared facilities, such a parking
and driveways;

* improve the architectural quality of
buildings in the area;

* provide for more landscaping and ameni-
ties particularly along street frontages; and

* ensure that signage is well integrated
with other design features of sites.

Responsible Department and its Role

The Department of Community Develop-
ment administers the zoning code and
would arrange for the review and adoption
process of the Design Manual.
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Figure 14: Alternatives for Pedestrian Friendly Development

b. Pedestrian improvements for small commercial complex

Cost

The Manual has been drafted and exist-
ing staff will administer the legislative re-
View process.

2. Amend the Regional Commercial
(RC) Zone to require Board of Architec-
tural Review (BAR) for all development

The Zoning Code should be amended to
require BAR review of all developments in
the RC zone.

Rationale

The Land Use and Urban Design Existing
Conditions Reports detail the type and size
of development that currently exists in the
RC districts on the Highway. Many of the
structures, 54 properties, are less than
5,000 square feet in size, and development
is auto-oriented. That is, the size of the
structures is small relative to the size of
parking and circulation areas, multiple curb
cuts are required for complex circulation
patterns or because of limited on-site circu-
lation, and/or the business has both ‘walk-
in’ and ‘drive-through’ services. Many of
these businesses in the RC zone, including
fast food restaurants, car sales lots, conve-
nience markets, and drive-through banks,
are not required to go through Design Re-
view in the land use permitting process, yet
would benefit from Design Review.

Requiring all development in the RC zone
to undergo design review would also pro-
vide a greater continuity of design in the
corridor, as all development in the NCC
zone is required to go through design re-
view, and the RC zones are contiguous to
the NCC zones. As a result of this zoning
code modification, all commercial uses in
the Pacific Highway Study Area would be
subject to design review, thereby ensuring
that the City’s design objectives for safe
pedestrian and auto circulation, and higher
quality development for the Corridor are
achieved.

Responsible Department and its Role

The Department of Community Develop-
ment is responsible for the Zoning Code
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and would arrange for the amendment,
review and adoption process.

Cost

Existing staff could develop the code
modifications and administer the legislative
TEVIEW process.

Figure 14: Alternatives for Pedestrian Friendly Development

Provide landscaping: to. —
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c. Pedestrian improvements for mid-sized commercial building
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3. Amend the landscape chapter of
Zoning Code to increase the quality of
landscaping along street frontages,
while allowing for flexibility in fulfilling
landscape standards



Rationale

Lack of landscaping and the proliferation
of signage in the Pacific Highway corridor
significantly detracts from the “curb appeal”
of the area. The area is substandard when
compared to competing commercial areas.

The City of Tukwila should establish a
plant palette and provide street trees in con-
junction with its street reconstruction. It
should require that property owners plant
trees and other plant materials in their front
yard landscaping areas that complements
the street tree plantings in species, size, and
placement. It should require trees in park-
ing areas that are visible from the public
right-of~way. And it should allow property
owners some discretion in how and where
landscaping is established, provided that an
overall level of design quality is achieved.

4. Modify setback standards to im-
prove the transition between residen-
tial districts and adjacent commercial
structures

Figure 15: Com-
mercial/Residential
Buffer Areas illus-
trates the recom-
mended concept for
back and side yard
setbacks for com-
mercial development
sites adjacent to
residential districts.
The setback should
be based upon the overall height of the
structure rather than the number of stories
in a building to allow for additional buffer-
ing between these two uses.

Rationale

The City’s current standard for building
setbacks depends upon the number of sto-
ries 1n a building. This Plan recommends
using a ratio of building height to setbacks
to creatc a more compatible separation
between structures in commercial districts
and residential districts.

Responsible Department and its Role

The Department of Community Develop-
ment could author the required code
changes and arrange for their review and
adoption.

Cost

Existing staff could develop the code
modifications and administer the legislative
Teview process.

5. Develop a sign amortization pro-
gram to improve the appearance of
business signs and the streetscape
along the Highway

Rationale

Comprehensive Plan Community Image
section, Policy 1.8.4 states, “Promote a
gradual reduction in the number and size of
commercial signs through the adoption of
an amortization period for nonconforming
signs.” The Transportation Corridors sec-
tion Policy 8.1.14 says, “Reduce the domi-
nance and clutter of signs through amorti-
zation of existing signs and replacement in
compliance with Tukwila’s Sign Code.”

Like many other aspects of the Corridor,
much of the signage in the commercial
arcas of Pacific Highway was installed
before the area was annexed to the City and
the signs do not meet Tukwila’s sign code
regulations. Existing signage contributes
significantly to the visual clutter of the

streetscape. It is inconsistently sized and
placed, it is often poor in quality, and is
typically too large and too close to the road
to meet current standards. (See Table 13:
Highway 99 Sign Inventory).
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Figure 15: Commercial/Residential Buffer Areas
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The City should evaluate the recent in-
ventory of signs along Pacific Highway to
determine whether a timely amortization
schedule for existing signage under the
current code is appropriate, or whether a
modification of the City’s sign code specifi-
cally for the Pacific
Highway corridor
should be under-
taken. Any modifi-
cation of the code
should take the
following into con-
sideration:

* the fact that
signage should be
designed for both
pedestrians and
automobile traffic,
and

* the planned

streetscape im-
provements for the area.

The timing of sign amortization should
take into consideration the construction
schedule for street improvements and the
undergrounding of utilities.

Responsible Department and its Role

The Department of Community Develop-
ment would author required code changes
and administer the review and adoption pro-
cess.

Cost

Existing staff could develop the code
modifications and administer the legislative
review process.

Develop a public information,
involvement, and marketing
program

Develop a long term communications
and public relations strategy for informing
affected parties, publicizing City and other
groups’ efforts, and marketing the area to
prospective businesses.

Rationale

The long term intent of the Plan is the
revitalization of the Pacific Highway area. In
the short term, however, localized impacts to
businesses and houscholds will occur. The
annexations to the City, initiated by citizens in
the late 1980’s, are recent examples of suc-
cessful public processes. These efforts were
successful due in part to the time and effort
taken to communicate the costs and benefits
of proposals.

A communications and involvement plan
would provide information about City pro-
grams and projects to businesses and resi-
dents in the corridor. This would increase
the benefit of available programs by increas-
ing access and potential participation. Often
the greatest frustrations arise from not know-
ing about City and agency actions that may
affect a resident or business person. The
timing and scope of City actions, whether
code changes, construction projects, or pro-
gram revisions, must be well publicized, and
the opportunity presented to citizens to par-
ticipate in establishing priorities for these
actions.

In addition to the need to communicate
with owners and users of the area is the need
for communication with potential investors.
Efforts should be made to publicize the City’s
revitalization activities, as well as the activities
of other groups active in the area, with the
overall goal of changing the impression
people have of the Pacific Highway Corridor
as a place to shop, do business or live. Print
media, electronic media and public relations
consultants should be considered for dissemi-
nation and publicity efforts.

Responsible Department and its Role

The Mayor’s Office or the “99 Coordina-
tor”” would be the lead on maintaining dialogue
with affected individuals and groups affected
by construction activities on the Highway and
other related projects. They would also be
responsible for developing the public relations
programs aimed at potential investors and
developers in the corridor.

Cost

Two objectives should be considered to
implement this public relations program.
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The first is a communications plan to
discuss construction projects, which would
establish key links with State and regional
agencies and property owners who will
assist, be affected by, or be instrumental in
implementing the Plan.

The second objective is to showcase re-
sults of improvement efforts and would be
scheduled to coincide with completion of key
improvement projects such as street recon-
struction and multiple housing rehabilitation.

Actual costs would be developed at the
time of contract development.

Develop a Pedestrian Pathways,
Bicycle Facilities, and Transit
Connections Plan

The City should develop a Pedestrian
Pathways, Bicycle Facilities, and Transit
Connections Plan that integrates roads,
trails, transit, and other related facilities in
an area-wide network. This plan should
also include recommendations for providing
safety training and information on rules
governing the interaction between pedes-
trian, bicyclists, and motorists and identify
existing and proposed additional special
facilities for pedestrians and bicycles.

Rationale

A factor in the overall safe and efficient
operation of the Pacific Highway corridor is
the safe use and appropriate design of the
transportation system. The Tukwila Com-
prehensive Plan establishes a goal of pro-
viding for bicycle and walking capacity for
regional and local
trips. More specifi-
cally, Policy 13.5.2
states, “Adopt (a)
Tukwila
nonmotorized trans-
portation plan for
both categories.”

The Pacific High-
way area, and S.
144 Street in par-
ticular, features
many of the

Pacific Highway Draft Revitalization Plan

community’s public facilities (see Figure 2:
Community Facilities, pg.13), as well as
proximity to the public facilities provided by
other jurisdictions. It is imperative that the
City provide for the safety of its residents
by planning and constructing, where appro-~
priate, an area-wide network of sidewalks,
trails and bike lanes. It is also important to
provide facilities such as bike racks, to
minimize hazards to pedestrians and cy-
clists, and safety training to raise the
awareness of potential pedestrian/bicyclist/
driver conflicts.

The City should designate and/or design
and construct commboth north and south,
and east and west. It should ensure that all
public facilities used by children, such as
schools, parks, playgrounds, and transit, are
linked with bike trails and/or sidewalks. It
should, through design guidelines and code
provisions, ensure that private development
is pedestrian and bike friendly. And it should
provide for or publicize available programs
on bicycle safety and the ‘rules of the road.’

Responsible Department and its Role

The Public Works Department would
develop the Plan with the assistance of the
Departments of Community Development
and Parks and Recreation.

Cost
$25,000 - $60,000.

Discuss joint opportunities
with the Tukwila School District
for implementing their
Strategic Plan

The City should coordinate and agree on
roles and actions that it can perform to
assist and supplement, where appropriate,
the education of the City’s residents.

Rationale

The citizens involved in revitalizing Pa-
cific Highway recognize that the health and
well-being of the residents of the Corridor
affects the area’s overall success. The
number one goal listed in 7able 1: Plan
Goals, Policies and Criteria, pg.22, for this



Planis “Greater prosperity for residents,
businesses and land owners.” An objective
is to increase the skill levels of residents
through sponsorship and support of training
programs including those of the School
District.

The School District recently completed a
six year Strategic Plan that identifies areas
in which the City and the District can col-
laborate. The City and School currently
collaborate on “English as a second lan-
guage” classes and after-school care and
recreation programs for youth.

The School District’s Plan specifically
adopts the following goals:
¢ facilities other than schools where off-

site learning can take place;

* mentors and tutors for students, an
organization of volunteers, some of
whom would be lecturers in the schools,
and audiences and opportunities where
students can exercise their skills and
display their accomplishments;

» Tukwila Parks and Recreation Depart-
ment assistance in providing sports
related opportunities for students;

* ajoint newsletter with the City, Chamber
and School District;

* senior citizens involvement in the
educational process - both learning and
mentoring; '

* support for the needs of the individual,
both the students and their families; and

* expanded hours at the Tukwila Commu-
nity Center, a teen center located on
Pacific Highway, Junior Block Watch
Programs.

Many of these efforts are similar to the
City’s or directly involve the City. The City
is currently evaluating its space needs, to
determine whether and how much addi-
tional space is necessary, and if it should be
placed on Pacific Highway. Discussion with
the School District about joint space needs
and locations would be advantageous for
both agencies and the goals of achieving
redevelopment along the Highway.

The Tukwila Comprehensive Plan Policy
15.1.3 states, “Create a human services
strategic plan that utilizes community vol-
unteers and outside resources for problem

solving, fosters interagency cooperation

and effectiveness, promotes awareness, and

supports all of the following individual
needs or services:

* Survival (basic emergency needs for
Jood and shelter)

* Prevention (education and early inter-
vention to reduce future needs and
promote increasing independence)

¢ Support services (individual and family
maintenance or enhancement of their
present level of independence)

* Rehabilitation (treatment for individual
and family problems.)”

This policy demonstrates the parallel
course pursued by the City and the School
District especially with respect to the com-
mon threads of prevention through educa-
tion and of support services needed to help
individuals not only survive but excel and
be of service to each other.

Responsible Department and its Role

The Mayor’s Office is the City’s primary
haison with the School District. The
Mayor’s Office will assume responsibility
for reviewing floor space needs, will be
responsible for resolving facility issues, and
providing city-wide personnel support of
mentoring, tutoring, and community-wide
volunteer resources. The Mayor’s Office of
Human Services would work with the
School District on the issues regarding
individual needs and the Parks and Recre-
ation Department would work more specifi-
cally on recreational, sports, and afier
school hour programs for students.

Cost

Implementation requires staff time and
inclusion in a Departmental work program.

Infrastructure and
Facilities Investment

Improve the safety, function, and
appearance of Pacific Highway

The successful reconstruction of Pacific
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Highway requires a multi-faceted approach
that addresses physical design issues, op-
erational issues, and related community
objectives, such as the economic redevel-
opment of the Corridor. The short term
needs of existing businesses must be ad-
dressed and the long term goals of redevel-
opment as well as revitalization.

The fact that many of the design and
operational issues are interrelated creates
complexity within the project. For ex-
ample, improving pedestrian safety is most
effectively achieved by providing side-
walks, slowing traffic speeds, and creating
a buffer between pedestrians and traffic.
These solutions, however, may not serve
through traffic. Design features that have
one positive effect may have a negative
effect in another area. For example, pro-
viding landscaped medians down the center
of the road provides havens for crossing
pedestrians, but they restrict left turns into
a business.

The goals for the Revitalization Plan as
they relate to street redesign are: improved
mobility for people and goods; supportive,
attractive, comfortable street design for
customers, residents and transit users; and
safety. These goals have been distilled into
four key design objectives - reducing traffic
speeds, limiting and consolidating drive-
ways, improving the streetscape, and
undergrounding and upgrading the utilities
(see Table 1: Plan Goals, Objectives &
Criteria for a full discussion of the Plan’s
goals).

A significant factor impacting the future
design of the street is property owner and
business owner use of the right-of-way to
maneuver into parking stalls. An important
design objective will be to address the park-
ing and circulation needs of the 25 busi-
nesses in the corridor who have historically
used the public right-of-way for their own
purposes.

The following is a discussion of the
means by which the Plan goals for the
street may be achieved.

1. Reduce traffic speeds
The section of Pacific Highway between
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S. 139 Street and S. 152 Street has one of
the highest pedestrian accident rates on the
Washington State Department of Transpor-
tation system. In addition to the specific
pedestrian facilities that will be recom-
mended as part of this Plan, reduced ve-
hicular speeds will also assist in creating a
more compatible environment for pedestri-
ans. Reduced speeds will also assist in the
overall improvement of this section of the
Pacific Highway Corridor, which serves as
a main street for the community. The in-
formation that supports this recommenda-
tion is in Appendix B: Existing Conditions -
Transportation (see Figure 29: Existing
Conditions - Transportation, pg.157.)

Table 3: Recommended Design Criteria

SPEED Posted 38viPH

LANE WDTH Center Left tum 12feet
Interior through 11 feet
Cutside through/right tum 12-14
Bus pull out 10 feet
Paralled parking 8 feet

CURB RADIUS Arterial cross street 35 feet
Minor cross sireet 25 feet
Right tum lanes 25 feet
High pedestrian crossing 25 feet

Design streef for speeds of 35 mph

The standard design criteria recom-
mended for the Pacific Highway section
between S. 152 and S. 139 Streets are
found in Table 3.

Rationale

The design criteria for the Highway (lane
widths and curb sections, turning lanes,
sidewalks and landscaping, traffic signal
spacing and driveway access management)
should reflect the multifaceted nature of the
street while at the same time serve the goal
of reducing traffic speed. Travel lanes



should be at a minimum acceptable width so
motorists do not exceed the preferred speed
limit. Auxiliary lanes for right turns should
be provided only where required for Capac-
ity.

Each intersection should be designed
independently, considering the functional
class of the cross streets, right-of-way
widths available, vehicular and pedestrian
activity, and existing and future land
uses. The fact that traffic patterns
at the intersections will also change
as additional intersections are sig-
nalized and access to side streets is
improved should be taken into con-
sideration in project design.

Lower posted speed limit

Continue to recommend a posted
speed limit of 35 mph along the
corridor’s commercial core be-
tween S. 139 and S. 152 Streets
and design the street using 35 mile
per hour engineering parameters.

Rationale

This section of Pacific Highway should
have a reduced “urban” speed limit of 35
mph to improve the safety and operational
characteristics of pedestrian and vehicular
movements. The State’s own classification
of this section of Highway is a “Class 4”
with a 35 mile an hour recommended
posted speed (See Figure 28: WSDOT

- Class 4 Multi-Lane Facility
Design Standard, pg.155.

Reducing the posted speed
limit from 45 mph to 35 mph
between S. 152 and S. 139
Streets would add about 31
seconds to the travel time of 15
percent of the traffic that repre-
sents through-trips.

Improve intersections and
signalization

During Pacific Highway
reconstruction, install “First
Phase” improvements that in-
clude signalization improve-
ments at S. 144 and intercon-
nects for traffic controllers at

potential future signal installations at S. 140
and S. 148 in the first phase, and S. 150, S.
146 and S. 142nd Streets in the second
phase. These “Second Phase and Third
Phase™ signals will be installed as develop-
ment occurs and need arises.

S. 144 Street Intersection

There are several elements to be consid-
ered in the redesign of the street at this
intersection.

Reducing the cycle length - A reduced cycle
length would improve the overall level of ser-
vice at the mtersection, including reduced de-
lays for north and southbound left turns.

Bulbing the northeast and southwest
corners - At the current level of service for
worst case, peak hour traffic, continuation
of any right turn lane for transit bus queue
Jjumping 1s not warranted, and bulbing on
the opposite corners should be employed to
minimize pedestrian crossing distances.
Figure 16: Pedestrian Friendly Crosswalks
illustrates this concept.

Eliminating the right turn lanes on Pacific
Highway or installing a curb radius of 25 feet
or less - Below is a comparison of the
tradeoffs between the two alternative designs.
If right fumn lanes are maintained, a curb ra-
dius of 25 feet or less should be used.

Monitor traffic operations for installation of
future traffic signals

Cross street delays, overall traffic vol-
umes and the number and type of accidents
prevalent in the Highway Corridor should
be monitored for support of future signal
installation. Consideration should be given
to installing signals in phases at S. 148 and
S. 140 Streets and then at S. 150, S. 146
and S. 141 as part of coordinated efforts.

Rationale

Traffic signals would improve the future
traffic operations to LOS “B” and “D” at S.
148 and S. 140 Streets, respectively. While
these locations do not represent the inter-
sections with the highest traffic levels or
the worst level of service operations, addi-
tional signals at these locations would pro-
vide more consistent signal spacing (ap-
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Figure 16: Pedestrian Friendly Sidewalks
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Table 4: S. 144 Street Design Comparison

Right Turn Lane Advantages

Right Tum Lane Advantages

Reduced delays for vehicles tuming east and west onto S. 144
St. when more than one car but less than 4 cars are stopped at

the intersection

Shorter signal cycle length (red time on Pacific Highway for
north and southbound traffic) Less time needed for eastivest

pedestrian crossing

Encourages moforists to use S. 144 St. rather than local access

streets

Shorter crossing distance for pedestrians

Sufficient area to meet minimum sidewalk width, landscaping

proximately every 0.265 miles), and would
facilitate through traffic progression and
pedestrian crossings of Pacific Highway.
Traffic signals at locations in Table 4 will
also improve overall traffic operations in the
corridor by providing essential gaps in
through traffic to cross streets and access
driveways.

Table 5; Potential Future Traffic Signal Location

Ex. & Recommended Station (approx.) Spacing (feet)
Signal Locations

South 154 (Existing) N/A

700
South 152 (Existing) 10+00

700
South 150 (Phase ll) 17400

705
South 148 (Phase I) 24+05

705
South 146 (Phase 1I) 31405

700
South 144 (Existing) 38+05

685
South 142 (Phase Hl) 44+90

680
South 140 (Phase }) 51480

2970
South 132 (Existing) 81+50

740
South 130 (Existing) 88+90

Pacific Highway Draft Revitalization Plan

The potential for additional future traffic
signals at several other intersection loca-
tions on Pacific Highway is also evident by
the projected levels of service as shown on
Table 18 in Appendix B.

Additional traffic signals would not im-
pede the through traffic flows because effi-
cient progression of traffic on Pacific High-
way can readily be achieved by spacing the
signals at constant intervals and intercon-
necting the signal controllers. With the addi-
tional traffic signals, side street traffic and
pedestrian crossings can be better distributed
and additional “green time” can be allocated
to through movements that will actually
improve the level of service for vehicles
traveling on Pacific Highway. (See notes on
road capacity issues in the Transportation-
Existing Conditions Report in Appendix B.)
Appropriately spaced traffic signals with
efficient through traffic progression (pla-
tooning) will also increase capacity for cross
streets and provide gaps in the traffic to
make access to private properties safer and
more efficient. More frequent signal spacing
will provide greater opportunity for con-
trolled pedestrian crossings and reduce pe-
destrian accident potential (see Figure 17:
Future Transportation Facility Improve-
ments, pg.75).

Table 5 shows that intersections are
fairly regularly spaced at about 700 foot
intervals.

If traffic signals are spaced and timed to
promote platooned progression on Pacific
Highway at the desired speed, there will be
increased opportunities for pedestrians to
safely cross the Highway. There is also
greater opportunity for the 85 percent of
the traffic that is originating from or des-



Gateway Sign

tined to local cross streets and driveways to
safely access the Highway. With improved
traffic progression, all travel times will be
minimized,

Responsible Department and its Role

The Public Works Department would
monitor and manage signal installation.

Cost

Traffic signals cost approximately
$150,000.

2. Limit and consolidate access
driveways

Private access driveways should be con-
solidated where possible and designed to
provide a minimum of 250 feet separation
between drives where feasible to conform
with adopted access management standards
for the designated classification of Pacific
Highway by the State (See Appendix B:
Existing Conditions - Transportation.)

Rationale

In order to minimize conflict between
vehicles and between vehicles and pedestri-
ans, the 250 foot spacing standard, adopted
by the State for this type of street, should
remain the long term objective. Due to ex-
isting land uses, lot widths, and driveway
configurations, consolidation of driveway
spacing to separations of 250 feet will not
always be possible in the short term.

Incentives to property owners to con-
solidate access and create joint-use drive-
ways are necessary and recommended as a
part of this Plan. In terms of the street re-
construction project, incentives include
additional potential for private use of public
right-of-way for parking, particularly
where property owners will lose valuable
existing streetfront angle parking. As noted
in the WSDOT State Bicycle Transporta-
tion and Pedestrian Walkway Plan (1985),
permitting parking on heavily traveled
streets serves as a buffer zone between the
roadway and sidewalk. On-street parking,
in conjunction with more frequent signal
spacing, will also assist in reducing pedes-
trian mid-block crossings and the subse-

quent accident potential. Where this is not
an option, adequate sidewalk width should

be provided, with landscaping on the curb-
side of the sidewalk, to create some sense

of separation from traffic lanes.

3. Install streetscape improvements

Design streetscape improvements in
conjunction with roadway design and engi-
neering and develop the streetscape to a
level that supports the revitalization goals of
the Plan.

Rationale

The community desires that this area be

a neighborhood-oriented community center

and accommodate a range of land uses, and

that the pedestrian environment and safety
be improved. The Comprehensive Plan
specifies in Policy 8.1.1, “Improve the
pedestrian environment with street improve-
ments that include curbs, sidewalk or trails
and regularly spaced street trees.” In order
to accomplish these objectives and reflect
the varying conditions along the Highway’s

2.5 mile length, a minimum level of im-

provements and varied streetscape con-

cepts should be developed, as appropriate.

All concepts should accommodate:

 raised sidewalks, 12 feet minimum width
along the Highway and 8 feet on cross
streets in the commercial core and of a
width suitable to accommodate antici-
pated pedestrian volumes elsewhere;

* street trees, with spacing that accom-
plishes the objectives of creating a
stronger street edge; providing an
amenity to the area; and reinforcing the
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Fiaure 18: Streetscape & Open Space Concent

View sast on S, 144 Street
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identity of the core commercial area
around S. 144 Street;

* transit facility improvements, to be
coordinated with the regional transit
agency;

¢ pedestrian safety features, such as bulbs,
handicap ramps, and medians that
provide refuge areas, where possible;

* undergrounding of utilities and/or

removing utility

maintenance
facilities from the
stream of pedestrian
traffic;

* the orderly

arrangement of

other street furni-
ture and facilities,
including light
standards, signal
standards, mail
boxes, public
telephones, grates
and manhole covers, trash receptacles,
etc.

* removal of private signs placed within
the public right-of-way, or within the
required sign setback area;

* special treatments, such as special
paving in sidewalk, transit areas, and
crosswalks, street furniture, public
artwork, and neighborhood identity
signs. (See Figure 9: Streetscape Options
and Figure 18: Streetscape & Open
Space Concept).

Development of public art and
gateways

A program to provide for public art and
gateway features, in conjunction with
streetscape improvement, should be devel-
oped in conjunction with the Arts Commis-
sion. The most effective way to ensure
that special treatments are appropriate for
streetscape improvements is to hire an artist
to be part of the streetscape design team.
In this way, streetscape objectives have a
better chance of being implemented, and
the artist is able to make use of both con-
struction funds and public art funds to
implement projects.

Where this is not possible due to budget
and/or scheduling considerations, the urban
designer on the design team should act as a
liaison between the street design team and
the artist. This will ensure that special
treatments and public art projects are taken
into consideration early enough in the de-
sign process for their incorporation in the
design scheme. Public/private partnerships
may also be a possibility in providing these
additional amenities in the corridor (see
Figure 19: Private Development with Pe-
destrian Plaza.)

Coordination with King County for
transit improvements

Public transit is heavily used along this
corridor. Improvements in transit facilities
and facility maintenance is badly needed,
evidenced by the ad hoc improvements that
are being provided by property owners for
transit riders. Comprehensive Plan policy
1.8.8 says, “Encourage facilities and im-

provements that support transit use in de-
velopment, redevelopment and street
projects.” Reconstruction of the street will
require the provision of new, optimal transit
locations and facilities, including bus pull-
outs. These new facilities should be aug-
mented with shelters, benches, trash recep-
tacles, lighting, signage, and other features,
commensurate with streetscape improve-
ments elsewhere in the corridor.

4. Underground utilities

To meet minimum City standards, over-
head clectrical wires should be located un-
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derground, water lines should be enlarged
to eight inch (8") lines and fire hydrants
should installed every 300 feet. In addi-
tion, telecommunications companies should
be solicited to install fiber optic service in
underground conduits provided by the City.

Rationale

The Comprehensive Plan Policy 8.2.6
states, “Underground existing and future
overhead distribution lines, including tran-
sit operation utilities, in accordance with
rates and tariffs applicable to the servicing
utility.”

The most direct economic development
tool that a City can offer to encourage rede-
velopment is adequate infrastructure. By
identifying deficiencies and scheduling for

Pacific Highway Draft Revitalization Plan

their improvement the City sends a message
that it is serious about supporting the Pa-
cific Highway Corridor redevelopment.
Figure 20: Utility Deficiencies Map identi-
fies the locations that are substandard and
the City’s minimum requirement for water
and fire hydrants.

The electronic revolution is proceeding
at a fast pace as more businesses comput-
erize and go on-line. The City can also
encourage and support the location of busi-
nesses in the corridor by ensuring that the
telecommunications system is adequate to
support high-speed data and video trans-
mission.

5. Mitigate impacts associated with
street improvements




Design solutions
that would mitigate
the impacts of the
changes brought by
the street redesign
will include some use
of the public right-of-
way by private prop-
erty owners “in back
of the sidewalk,” and
on-street parking on
cross streets.

The street design should also accommo-
date parking and loading within the right-of-
way, where it benefits adjacent businesses.

Rationale

Any design for street improvements will
impact existing businesses that are cur-
rently using the right-of~-way to maneuver
into or out of their parking stalls and/or
using the public right-of-way itself for
parking.

Without special treatment, the degree of
parking impacts per parcel or site could
range from 10-83%. Table 6: Parking Im-
pacts lists the variety of situations and de-
gree of impact associated with an improved
street design. Although the table shows a
significant overall reduction on the number
of stalls, a site-by-site examination of cir-
cumstances, impacts and solutions is more
appropriate, as there are a variety of exist-
ing sites and building types within the corri-
dor. Often the severity of impacts is allevi-
ated by the availability of additional land to
the side or rear of a building or by the avail-
ability of land for parking on an adjacent lot
owned by the same property owner.

For the majority of the 30 businesses
that are impacted, the following solutions to
mitigating the impact of street improve-
ments on their parking supply would appear
to be feasible solutions:

« Improve available land to the side or
behind the building on the existing parcel
with parking stalls, and/or

* Use adjacent commonly owned property
for additional parking.

» Use a frontage road to provide and allow
access to on-street parking and divert

the sidewalk (onto private property)
behind the curb and parking; and/or
Skew the centerline of the street where it
works to the advantage of business/
property owners on one side allowing
continued parking lot circulation or
parking within the public right-of-way.

Provision of a raised curb and sidewalk
will affect how businesses use their proper-
ties, in that it will restrict the free frontal
access that many property owners in the
Corridor now enjoy. State Highway stan-
dards for this type of roadway have the
goal of limiting access to one access point
per property from the Highway, with an
optimal spacing of one access point every
250". In addition to State design standards
is the City’s design standard limiting the
width of access drives to 35'. This will not
always be possible in the corridor, and
again, the design solutions for access will
have to be tailored to every individual prop-
erty and property owner’s needs.

Responsible Department and its Role

The Public Works Department is respon-
sible for the management of the street re-
construction process. The Department of
Community Development will assist in
streetscape plan review and overall Revital-
ization Plan coordination.

The Public Works Department will coor-
dinate with Water District 125 and Water
District 20 and other franchise utilities to
ensure design and construction of utility
infrastructure consistent with City stan-
dards and coordination with the City’s con-
struction schedule.

The Public Works Department should
solicit telecommunication providers in the
area and request a high grade fiber optic
line for installation within the corridor at the
time of reconstruction.

Cost .

The cost of street improvements and
mitigation associated with street improve-
ments will be developed as the design
progresses from the Design Report (cur-
rently underway) to Preliminary Engineer-
ing to Construction Documents.
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Table 6: Parking impacts

Business Address Existing Number of Frontage Stalls Existing Number of Parking Stalis
Marked and (Unmarked) Marked and (Unmarked)

Derby Tavern 7(0) 7(5)

4004 S. 139 St :

indian Palace/Nick’s Beverage o(e) o(6)

13925 Pacific Highway

Jacobsen Manufacturing o(1) o(1)
15029 Pacific Highway

Quality Rentals o(7) 0(16)
14604 Pacific Highway

Jasmine Thai/Sixples o(7) 20(0)
14835 Pacific Highway

China Pavillion/Stop-Buy Groc 4(0) 22(0)
14855. Pacific Highway

El Rey Video/Moonrise Motel 3(0) 27(0)
14440 Pacific Highway

Executive Cleaning Services 0(5) 0(5)
13740 Pacific Highway

Big Wheel Auto 10(0) 10(0)
14013 Pacific Highway

Fantasy Express 7(0) 18(0)
14404 Pacific Highway

Yoshikawa Fourplex 0(3) 0(4)
14412 Pacific Highway

Don’s Barbershop/Farmers Insurance 3(0) 3(0)
14452 Pacific Highway

Appliance Distributors /A to B Auto Sales 14(0) 17(0)
Auto /Horrocks
14638 Pacific Highway

Tukwila Police NRC 0(7) 0(7)
14661 Pacific Highway

Newporter Apts/Dawson SVC. 0(6) 21(6)
14840 Pacific Highway

Southtowne Auto 0(6) o(e)
14864 Pacific Highway

BV Nails/Riverton Hts. Deli/Groc/Deja Vu 12(0) 38(0)
15011 Pacific Highway

Trudy's Tavemn 5(3) 79(3)
15037 Pacific Highway
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Extend and upgrade utilities
in Corridor

The City should coordinate the upgrad-
ing and improvement of water and storm
water utilities within the Pacific Highway
Corridor study area.

Rationale

Water service to the study area is pro-
vided by two different purveyors, Water
District 20 and Water District 125. The
City’s standard for water service and fire
suppression is an eight inch water line and
fire hydrants spaced at a minimum of every
300 feet. Improvements to meet these
standards are typically made at the time of
development or redevelopment, or at the
instigation of a public capital improvement
project. Utility upgrade costs are borne by
the developer, if improvements are not pro-
vided by the public agency.

Sanitary sewer is provided by ValVue
Sewer District. The majority of the area
meets the City standard of eight inch lines.
In particular, the commercial and multi-
family areas appear well served.
~ Figure 20, Utilities Deficiencies Map,

shows the water main line deficiencies in
the area. In general, the area does not meet
the City’s minimum hydrant spacing stan-
dard of 300 feet and some gaps in water
service are present.

The cost of required utility upgrades,
and the need to coordinate with several
agencies to achieve them, acts as a disin-
centive for redevelopment.

In addition to the cost to the developer
of improving the public infrastructure there
is a perception and negative message that is
conveyed to lenders and developers about
the need to upgrade the public infrastruc-
ture in an area.

Responsibile Department and its Role

The various utilities are governed by
elected commissioners who establish their
own capital improvement programs.
Tukwila’s elected officials should meet with
the respective Commissiaoners to request that
a priority be placed on project level planning

in the Corridor. This will ensure that plans
are in place and ready to be implemented
when redevelopment occurs. The second
priority would be to establish a schedule and
commitment for constructing these improve-
ments.

The City’s Public Works Department
coordinates with the various utilities operat-
ing within the City to ensure activities
within the City’s street rights-of-way are
consistent with City standards. The Public
Works Department would coordinate with
the utilities to ensure that any planned up-
grades are coordinated with City-sponsored
street improvements.

Cost

This coordination effort would be under-
taken with existing staff.

Improve cross streets

Equally as important as improving the
Pacific Highway Corridor, in terms of the
overall goal of area revitalization, is an im-
provement plan for the cross streets.
South 144 Street in particular links users of
the Highway with many of the important
public facilities in the area. Other cross
streets link the neighborhoods to the com-
mercial core of the area. A plan for the
improvement of these streets will enable
these improvements to be constructed in-
crementally, as redevelopment occurs.
They may be undertaken by the City as an
incentive to prospective developers. They
may also be designed to accommodate
parking lost on Pacific Highway as that
strect is reconstructed.

1. Create an area-wide street design
and streetscape plan

Design cross street improvements within
the Study Area from 42 Avenue S. to Mili-
tary Road S. and S. 152 to S. 139 Streets.
An area-wide street system and streetscape
plan would show needed right-of-way to
meet minimum requirements, utility up-
grades to water, storm water, sanitary
sewer, fire hydrants and franchise utilities,
if necessary, on-street parking where desir-
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able and needed, curb and sidewalk loca- Due to the undetermined location of the
tions, undergr oupdmg, lapdscapmg and curb and other frontal improvements in
street trees, and illumination. Figure 21 some areas, City practice is to require de-

Cross Streets Improvement Plan shows the  velopers to sign a developer’s agreement
right-of-ways within the area that would that says they will not protest a future Lo-

be the subject of the plan. Discussion cal Improvement District or will pay a pro-
would also include the potential for street portionate fair share of costs for the im-
vacations where desirable to implement provements. Developer costs will be based
revitalization, and the criteria or circum- upon actual City costs for the improve-
stances under which a vacation would be ments at the time of construction.
considered. The surrounding community supports

. many Pacific Highway businesses. Cross
Rationale street improvements would improve neigh-

Street frontage improvements (curb, borhood access to the corridor, and poten-
gutter and sidewalks) are required at the tially increasing the community’s use of the
time of new development and in conjunc- corridor businesses. Enhanced pedestrian
tion with major redevelopment projects. access would encourage greater patronage

Table 7:Cross Street Improvement Estimates

Streets Length in Street Street Undergrounding Total
Feet Width Cost Cost Construction

S 139 8T 625 36 $250,000 $93,790 $343,750
S 140 8T 550 44 $247,500 $82,500 $330,000
S$141 8T 500 44 $225,000 $75,000 $300,000
§$ 144 8T 700 44 $315,000 $105,000 $420,000
$ 146 ST 968 44 $435,600 $145,200 $580,800
$148 ST 1206 36 $482,400 $180,900 $663,300
S ‘150 ST 1437 36 $574,800 $215,550 $790,350
8§ 152 8T 1688 36 $675,200 $253,200 $928,400

S§ 140 ST 600 36 $240,000 $90,000 $330,000
S 141 ST 655 36 $262,000 $98,250 $368,500
§$142 8T 670 36 $268,000 $100,500 $368,500

$726,750 $242,250 $969,000

§144 ST 1615 44

§$ 146 ST 1085 44 $488,250 $162,750 $651,000
§$ 148 ST 775 44 $348,7950 $116,250 $465,000
§ 150 ST 465 44 $209,250 $69,750 $209,000
Totals $5,748,500 $2,030,850 $7.779,350

Note: 1997 Estimated Costs
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of residents to stores and transit services.
Furthermore, convenient transit service
would link the corridor to other areas.

Preparing a plan for cross street im-
provements would resolve issues of inter-
section curb location and radii for the Pa-
cific Highway reconstruction process. It
would also allow the streets frontages to be
improved incrementally as redevelopment
occurs, and would provide greater opportu-
nity for grant application for street trees
and other elements of street construction.

Some of the streets in the commercial
core are unique in that they serve a variety
of different uses within a one block area,
including residential uses. The City does
not typically design commercial local ac-
cess streets with on-street parking. A ben-
efit of designing an area-wide plan for the
area cross streets is that they could be de-
signed for on-street parking.

This is supported by the following Com-
prehensive Plan Policy (14.1.10): “Consider
City funding for preliminary engineering
and design of commercial street projects if
the City determines that the public health,
safety and welfare will be benefited.”

Responsible Department and its Role

The Public Works Department would
manage the planning and design of an area-
wide streetscape plan.

Cost

The cost will be approximately $8,000 -
$10,000 for preparing a Design Report.

2. Construct cross street improvements

The following construction phasing
schedule is recommended for improving the
cross streets within the Study Area from S.
139 Street to S.154 Street, and between 42
Avenue S. and Military Road. (See the
previous strategy for creating an arca-wide
street system plan.)

e Phase I Cross Street Plan: Phase |
targets existing or planned signalized
cross streets. This includes S. 144,
S.140, S. 148, and S. 152 Streets.

 Phase II Cross Street Plan: The Phase 11
Plan completes all remaining cross

streets within this section of the Corri-
dor. The design elements are the same
as those described for Phase L.

Rationale

Redevelopment takes a long time. The
City, in establishing its Enterprise Zone, has
made a policy statement that it will be re-
sponsible for mitigating the impacts from
private redevelopment, where appropriate.
Scheduling and completing the cross street
improvements will provide positive assur-
ance of the City’s commitment, will en-
courage redevelopment, and will enhance
the residential character of the area.

Responsible Department and its Role

The Public Works Department would be
responsible for management of the develop-
ment of PS & E drawings and construction
documents.

Cost

Table 7: Cross Street Improvement Esti-
mates are planning level estimates based on
typical per foot costs and include, as a
separate item, the costs of undergrounding.

Site and Develop a
Neighborhood Resource Center

Use the site selection criteria from “En-
gaging in development or brokering devel-
opment” on pg.55 to select a permanent site
for a Neighborhood Resource Center.

Community opinion is that Pacific High-
way functions, although poorly at present,
as the community’s main street. The City’s
community facilities, such as City Hall, '
libraries, the Community Center, schools,
and fire stations are all dispersed throughout
the City. The City’s lease of a building on
the Highway for a Neighborhood Resource
Center was done to create a “police pres-
ence’” on the Highway and allow the police
officers ready access to the neighborhoods.
What can be done to expand and enhance
the sense of community and turn the center
into a meeting place or gathering spot?

The City should carefully consider the
space and operational programming for a
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new facility that outlines the function and

space requirements for a “Neighborhood

Resource Center.” Develop a facility that

serves the people and businesses of the arca

and provides a desirable example of the

intensity and quality for site and building

development in the corridor.
Consider the following uses for inclusion

within the facility:

« police personnel and crime prevention
resources

¢ volunteer resource needs

 recreation space that supplements
existing facilities and meets the needs of
the surrounding neighborhoods

* meeting space that compliments and
supplements existing community facilities

« additional City office needs including
storage, taking into consideration long
term needs and desirable relationships
between City services

+ leasable space for community oriented
organizations such as human service
contractors

« other public services or housing.

Rationale

In 1992 during the Vision Tukwila -
Highway 99 process, the community identi-
fied a desire to have a facility on the High-
way. Requested uses of the facility varied.

The City subsequently leased a small
space at 14661 Pacific Highway. The ex-
isting facility is small and has inherent limi-
tations. Police personnel and community
volunteers currently staff it.

Comprehensive Plan Policy 1.1.2 states:
“Encourage the creation of locations and
facilities that residents can appreciate col-
lectively.”

Comprehensive Plan Policy 14.2.1 states:
“Recognize and provide for multiple pur-
poses and functions of all City facilities
and where possible, incorporate within the
design, the needs of the individual.”

Responsible Department and its Role

The Mayor’s Office coordinates the
space and facility needs for all City Depart-
ments and should coordinate with the De-
partment of Community Development for

Pacific Highway Draft Revitalization Plan

appropriate consideration of Pacific High-
way design criteria and guidelines.

Cost

There are two costs to consider, design/
construction and operations/maintenance.
After the City completes the exercise of
space programming a square footage figure
can be obtained for desired facilities within
the Neighborhood Resource Center. The
Cost will be approximately $200.00 a
square foot to construct. A consideration to
be made in the overall programming for the
building will be how it will be financed.
Comprehensive Plan Policy 14.1.7 allows
the issuance of bonds for facilities if repay-
ment can be made from revenue
allocations.

Site and Construct Cascade
View Park

Use the criteria below, in addition to the
standard selection criteria, to site and con-
struct the Cascade View Neighbarhood Park.

Rationale

The goal of this Revitalization Plan is to
change and improve the overall appearance
and function of the Pacific Highway Study
Area. Achieving this goal will involve attract-
ing and retaining stable and community ori-
ented households. High quality amenities
attract and support high quality residential
neighborhoods. A public park also provides
opportunities for parents, children and neigh-
bors to meet and get to know each other.

The City of Tukwila has identified parks
and recreation needs and adopted service
standards to meet the needs of its residents.
The City’s adopted Parks and Open Space
Plan (Tukwila 1995) identifies the Cascade
View neighborhood as the most under-
served neighborhood from a parks stan-
dard. Neighborhood parks are a combina-
tion playground and park designed primarily
for non-supervised, non-organized, recre-
ational activities. They are generally small
in size (three to seven acres) and usually
service a radius of approximately one half
mile. Neighborhood parks facilities typi-



cally include children’s play equipment,

picnic facilities, a grass area for pick-up

sports, and may also contain tennis courts,
sport courts or other low impact recreation
facilities.

The City of Tukwila 1993 Parks & Open
Space Plan contains neighborhood park site
selection criteria.

» The site should be central to the area it
serves and optimally be three to seven
acres in size.

» The site should be adjacent to a green
belt or trail system if possible.

« If possible, walking distance should not
exceed one half mile for the population it
serves.

« The park’s future users should not have
to cross major arterial streets or other
barriers to access the park.

+ The site should be readily visible from
adjoining streets.

+ At least 50% of the site should be flat
and usable for recreation.

* Access to the site should be via a local
residential street. If located on a busy
arterial street, appropriate fencing and
other safety measures should be taken to
protect park users.

The selection committee should also

consider the following additional criteria

related to the Pacific Highway area in
selecting a park site.

» Will it redevelop existing deteriorated
properties or undesirable uses?

« Will it create a transitional buffer be-
tween commercial and residential areas?

» Will it enhance residential development?

 Is it possible to maintain as a safe,
crime-free facility?

Responsible Department and its Role

The Parks and Recreation Department
would conduct the site selection process
and coordinate with the “99 Coordinator™
and the Department of Community Devel-
opment to ensure the Pacific Highway Re-
vitalization Plan objectives are incorporated.

Cost

Land acquisition is expected to cost a
minimum of $400,000 and this will be for a
park on the small end of the range listed
above. Since existing lots are typically
small, the cost of acquiring a site of suffi-
cient size will depend on the number of lots
needed. The design and construction of
park facilities is expected to cost approxi-
mately $500,000.

Improve Southgate Greenbelt
Park

Improve the greenbelt area to act as a
gateway to the Pacific Highway “main
street” and as a conduit between the Study
Area and the recreational areas in the
Riverton neighborhood and Duwamish/
Green River valley.

Rationale

The Southgate Greenbelt is important
because of the number of functions it could
serve. It provides important greenery in an
otherwise very developed area. It is a visual
landmark marking the transition from the
business core to the more residential, less
intensive section of the corridor. The Master
Trails Plan to be developed by the Parks and
Recreation Department should create a link-
age through the greenbelt from the Pacific
Highway corridor to other parks and open
spaces in the City, including other recreation
facilities along the Interurban corridor.
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Responsible Department and its Role

The Parks and Recreation Department
would develop and administer this project
and coordinate with the Public Works De-
partment to ensure compatibility with drain-
age and water quality management plans for
Southgate Creek.

Cost

Approximately $10,000 would be needed
to survey, design and develop cost esti-
mates for improvements, and $10,000 in
additional funding would be needed to de-
velop construction plans and documents.
Constructed steps could cost $40,000 to
$50,000.

This area is an important creck and
storm drainage way. A joint undertaking
for the Tukwila Storm and Surface Water
Utility and the Parks Department could
result in a more efficient and cost effective
project, as well as create an mnnovative

" water feature as a park amenity.

Pacific Highway Draft Revitalization Plan

Revitalization Plan,
Strategies and
Challenges Matrix

The following table has been created to
compare the strategies listed in this chapter
to the challenges identified at the beginning
of the Plan. A review of the Plan’s goals is
also necessary to gain a complete under-
standing of the Plan’s focus and why the
programs, projects and regulations have
been recommended.
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Table 8: Recommended Revitalization Strategies to Target Challenges
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Revitalization Plan
Timeline

More detailed cost estimates will not be
made until project level planning. The goal
at this stage is to establish policy direction
and obtain administrative and legislative
support. Given the economic profile of the’
area, grants from outside the City are a
potential funding source. But in order for
these programs or projects to be pursued,
the City must document its support in a
planning level effort.

Table 9: Revitalization Plan Timeline, is
a recommended timeline for the actions
proposed. Redevelopment takes a long
time. Significant infusions of public money,
however, within a targeted period of time,
will be effective in starting the long process
of change, will result in a noticeable im-
provement that will benefit those who live
and work in the area, and will act as an
incentive for future redevelopment.

Many of the strategies recommended
here are interrelated; that is,realization of
Plan goals and objectives requires their con-
current implementation. They represent a
portfolio of actions assembled in response
to existing conditions and challenges. For
example, modifying the Regional Commer-
cial Zone to allow medium density housing
will result in little or no market expansion
(new households) unless there are signifi-
cant physical improvements made in the
living environment. Without market expan-
sion, it will be difficult for the City to en-
courage property owners or for the prop-
erty owners to see reasons to invest in any
improvements to their property.
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Table 9: Revitalization Plan Timeline

1999 2000 2001 | 2002 2003

|_ 2004

“99 Coordinator” MMONPMRPNRPINPIDPRPRINDINPINPM

Housing Agencies MR PRRHRDRDRRPRNRENRDRPRDRPNDNRDPRIDRPENRPENRPLR PR PRI
Partnerships & Code

Enforcement

Fund Concentration MMDRDRRHLRPRPRDRPRPRRERDERPRPRPERPRRERPREHERDRPORDRPND
and Improvement
Grants

Redevelopment MPRPRDHRDHRPNRDHRPRRPRNRDHRPEHRDRDLRPERERPRERDIRPR PR PRPIM
“Incentive” Period
Commercial area WD HMOYDM
expansion in

selected areas

Flexible Standards WD Dh»
Code Modification

Property Brokerage/ mbapnpyaibnpnprpPRp»h»
Acquisitions

Discussion with
Cities
Housing in RC Zone MPNPNPN

Neighborhood MMPNRPMRDNRPRPR PR
improvement
Programs

Public Art Program MNPRINPDRPRNRPNRPRRPRRPRRDRPRRPRPRNRPRNONPIRPNPNRPINPIPDN NN

Zoning Code »mhb»
Amendments

P.1. and Marketing MDD PRPERPRRPRRPRPRRPRPERPRPRPNRDHNPERPNRONHNPHIY
Program

Strategic Plan for »DHH»
Education

Ped./Bike Pian mPpbh»

Pacific Highway mbynbhypeheebhupopRpRPRPRPRLRPRM

Improvement
Upgrade Utilities MmPy DR DRDRRPRPRDLRPR DR PR DRHERHY

Cross-Street Plan & Dby pobha oo bhnpnpa o p» by a2 P2p» PR b PR PRD
Improvements

Neighborhood mPhapRPRhLR PPN

Resource Center

Cascade View Park »mbha»bhabh»p»

Southgate Park MPNROHNPRPNRPN
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~ Appendix A:
Public Involvement Program

Neighborhood Cross-
roads: Pacific Highway
Plan Involvement
Program

Introduction

The scope of this project is broad. The
City recognizes that the health of a neighbor-
hood is a multi-faceted issue and that
services, standards, and facilities need to be
coordinated. There are multiple organiza-
tions inside and outside the City that are
involved with revitalization of the Corridor
and that will be affected by the recommen-
dations of this Revitalization Plan. There-
fore a program for involvement serves as a
useful guide and coordinating tool.

The City Council adopted a new Compre-
hensive Plan and an amended Zoning Code
in December 1995. The objective of this
Revitalization Plan is to implement the goals
and policies the Comprehensive Plan.
Included among the related strategies will be
street improvements, other capital improve-
ments, regulatory standards, design and
development guidelines and processes, and
public safety/housing/human/and economic
development programs.

What is the purpose of an
Involvement Program?

The purpose of this Involvement Program
is to identify affected people and organiza-
tions who are interested and can assist in
improving the well-being and quality of the
Pacific Highway Study Area as a whole.
The roles and involvement of the groups
need to be organized because of the breadth
of scope in the Revitalization Plan, the need
for timely actions, and the number of
affected people, groups and organizations.

Who are the affected parties and
how will they be involved?

Property Owners & Residents

The Pacific Highway Study Area consists
of over 425 commercial properties, including
multi-family, and an even greater number of
single family property owners, who will be
affected by recommendations of the Revital-
ization Plan.

The City’s primary method of involvement
consists of regular updates in the City’s
newsletter, the Hazelnut, which is published
and mailed six times a year. In addition, at
important decision points, mailings are made
to property owners and residents to announce
public workshops.

The City will also issue press releases to
the Seattle Times and Highline Times at
strategic points to announce availability of
information, public workshops and to enlist
the press’s involvement in announcing the
work being done and providing critical
comment.

Property owners and residents must read
informational bulletins and attend workshops
in order to voice their opinions and under-
stand the consequences of upcoming deci-
sions.

In addition to the above community and
neighborhood wide workshops, property
owners and businesses who are directly
adjacent to construction will be individually
contacted to discuss impacts from City
sponsored improvement projects.

At a broader level, residents and employ-
ees throughout the City use the Pacific
Highway 99 Corridor and will be affected
by the decisions undertaken as part of the
Plan. Updates within the Hazelnut and
official notice procedures will be followed
on Council and Planning Commission
actions.

99 Task Force

The Mayor of Tukwila formed this ten
member group to represent a cross section of
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property owners. Their role is to talk with
neighbors and fellow business owners and
bring a community perspective to proposed
actions. The group is comprised of two
Planning Commissioners, and eight others
with a combination of backgrounds, both
residential and business within the commer-
cial corridor.

Components of the Revitalization Plan
that affect the physical environment are
being presented to the Task Force in order to
incorporate their working knowledge of the
area’s conditions and operations into the
review of alternatives. This group will
become versed in the findings and conclu-
sions of the technical studies; disseminate,
discuss and listen to their neighbors and
business colleagues on the work being
conducted and provide comments/recommen-
dations to the administrative staff, Planning
Commission and the City Council on a
regular basis. The Task Force will review
and make recommendations to the City
Council on a sign code amortization process,
design guidelines and regulatory standards,
Pacific Highway roadway configurations,
streetscape concepts, as well as prioritization
of street improvements within the Study
Area, and the final Revitalization Plan.

99 Action Commiittee

This group is made up predominately of
business owners and interested citizens,
supported by the City government represen-
tatives and the assistance of the Southwest
King County Chamber. Their focus is on
supporting a crime-free, safe and clean
environment in and around the Pacific
Highway corridor. They meet twice a month
and consistently have 15-20 business people
in attendance. A major effort currently
underway is to begin a “block watch”
program within the commercial core of the
Study Area while organizing clean-up and
planting projects. Their role will be to act as
a sounding board and information exchange
on aspects of the Revitalization Plan that
impact group members.

Foster Community Club
This is a group dedicated to improving

88 Pacific Highway 99 Revitalization Plan

residents’ quality of life through nurturing a
spirit of cooperation, communication,
respect and responsibility. Its area of focus
is in the annexed neighborhoods of
Riverton, Foster, and Thorndyke and
membership is open to anyone. They
publish a “Foster Community News” and
meet the third Wednesday of most months.
They sponsor neighborhood clean-ups,
support candidate forums, participate in the
annual City festival, and recognize groups
or individuals who foster a sense of
community. Their role is to act as a
sounding board and information exchange on
aspects of the Revitalization Plan that affect
group members.

Technical Advisory Committee (TAC)

This group currently consists of represen-
tatives of: Washington Department of
Transportation; City of SeaTac; METRO
Transit Capital Planning & Services;
Regional Transit Authority; Seattle City
Light; and Tukwila City Staff. Their role is
to represent their agencies and provide
relevant input to the planning and design of
the improvements within the public right-of-
way. Further along in the process, represen-
tatives of service agencies such as Parks and
Recreation, local churches, Tukwila School
District, the Apartment Managers Network
and Housing and Human Services will also
be involved in review, comment and imple-
mentation.

Planning Commission (PC)

The seven member Tukwila Planning
Commission is the principal comprehensive
planning and zoning advisory body for the
City. Their role will be to review legislative
recommendations of the Revitalization Plan
that require amendments to the comprehen-
sive plan and zoning code, hold a public
hearing and forward their recommendation to
the City Council for action.

City Council

The City Council has multiple committees
for organizing and handling their work.
They include:



Community Affairs and Parks (CAP)
considers matters that relate to the
planning of the City’s physical, eco-
nomic, aesthetic, cultural, and social
development. Their role is to serve as
the first point of contact on issues
relating to the Revitalization Plan and to
receive continual updates on the Plan’s
progress.

Transportation Committee considers
matters that relate to transportation,
including traffic, streets, and street
lighting. Their role is to review the
improvements proposed within the street
right-of-way and coordinate the street
design and funding in relation to the
Revitalization Plan.

Utilities Committee considers matters
that relate to water, sewer, electric power,
storm drainage, cable, gas, telephone, etc.
Finance and Safety Committee consid-
ers matters that relate to the fiscal aspects
and the management and administrative
programs of the Plan.

Committee of the Whole (COW)
coordinates the work of the individual
committees of the City Council. Commit-
tee updates and directions will be reported
at COW mectings. Their role will be to
ensure coordinated Council direction to
City administration with regards to the
Plan. Joint meetings, public comment,
including the 99 Task Force comments,
will be organized through this body.
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] Appendix B:
Existing Conditions Reports

(o

The study of Pacific Highway and
preparation of the Revitalization Plan has
been assisted by a team of consultants
composed of planners, urban designers,
engineers and real estate market and housing
specialists. The consultant team was
managed by MAKERS and made up of
Economic Consulting Services, Perteet
Engineering and Stoloff and Associates.
Among the preliminary tasks was an assess-
ment of the existing conditions in their
respective fields of specialty.

Land Use

Initial Steps

The City adopted a new Comprehensive
Plan and Zoning Code in 1995. A summary
of land use history and conditions is con-
tained in the Transportation Corridor -
Pacific Highway - Background Report
(1994), which informed the policy makers
during the Comprehensive Plan delibera-
tions. Some minor modifications to the
previous zoning district boundaries within
the Study Area were proposed in the new
Comprehensive Plan and more substantial
changes in the type of land uses historically
permitted within the zones in the area were
proposed in the subsequent Zoning Code.

First, the City created a Neighborhood
Commercial Center Zone north and south of
the intersection of Pacific Highway and S.
144th Street that disallows hotels, motels and
fast food businesses. This area is envisioned
as the heart of the community, with pedes-
trian oriented development and a mix of
commercial uses oriented toward the neigh-
borhood.

Second, the City expanded the number of
businesses that would be allowed elsewhere
within the commercial districts within the
Corridor. Under the County and former
Tukwila zoning, the area was designated as
regional commercial district. The new
zoning, both the Neighborhood Commercial

Center (NCC) zone and the Regional
Commercial (RC) zone, allows light manu-
facturing, warehousing and distribution, and
offices and regional commercial uses.

Finally, the boundaries of the commercial
districts on the east side of the Highway in
the northeast corner of the intersection of S.
144 Street and Pacific Highway and in the
block between S. 140 and S. 141 Streets
were expanded slightly; approximately 300
and 125 feet (respectively) eastward.

Overview of Development History

There are three general distinctive land
forms created by the Green River Valley in
this area - the Green River Valley wall, the
plateau, and the Gilliam Creck area.

There are a variety of different plats, with
different lot patterns and sizes that were
established early in the area’s development,
prior to the routing of Pacific Highway
through the area. In addition, there are tracts
of land that have not been subdivided.

All the blocks south of S. 144 Street are
about 650 feet in length. To the north they
vary from 200 feet to 1,000 feet and more.
North of S. 152 Street, with few exceptions,
the depth of the commercial zoning districts
varies from 50 feet to approximately 400
feet.

A review of building permits reveals that
there has been gradual development over the
decades since the Highway was built. Area-
wide zoning, established in the late 1950’s,
has been successful in creating a layering of
land uses. In the main commercial area of
the corridor, commercial uses are adjacent to
the Highway. Multiple family development
is adjacent to and behind the commercial
land uses, and single family housing is
located behind the multiple family housing.
Topography prohibits this classic land use
pattern north of S.139 Street.

The Pacific Highway Corridor has
experienced redevelopment from primarily
single family to more intense commercial or
multi-family development over the years.
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Few vacant parcels currently exist. Figure
22: Land Use Map shows the two signifi-
cant vacant sites at the north and south
ends of the Study Area.

Zoning and Property Information

The current zoning for the Corridor is
found in Figure 3: Zoning & Enterprise
Development Zone Map on pg. 17. The
zoning district boundaries are identical to the
Comprehensive Plan map for the area. The
following is a description of the uses and
densities allowed within each zone.

LDR - Low Density Residential: LDR
allows a maximum of 6.7 dwelling units per
net acre. It is intended to provide low
density family residential areas together with
a full range of urban infrastructure services
in order to maintain stable residential
neighborhoods, and to prevent intrusion of
incompatible land uses.

MDR - Medium Density Residential:
MDR allows up to 14.5 dwelling units per net
acre. Itis intended to provide for family and
group residential uses, and to serve as an
alternative to lower density family residential
housing and more intensively developed group
residential housing and associated uses. There
are 65 parcels totaling 22.5 acres with MDR
zoning, There are eight vacant parcels, one of
which is 20 acres and owned by Highline
Community Hospital Network. Thirty-six
parcels are developed with single family
houses. If these are redeveloped there would
be a total of 124 additional households.

HDR - High Density Residential: HDR
allows up to 22.0 dwelling units per net acre.
It is intended to provide a high density,
multiple family zone that is also compatible
with commercial and office areas. There are
109 parcels totaling 66 acres with HDR
zoning. There are three vacant lots zoned
HDR, each less than approximately one half
acre. There are 20 detached single family
homes within this zone that have a potential
of being redeveloped and providing for 111
new households. Twenty apartment com-
plexes, however, exceed their current
allowable density.
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MUO - Mixed Use Office: The MUO
district allows up to 14.5 dwelling units per
net acre. It is intended to create and
maintain areas characterized by professional
and commercial office structures, mixed
with certain complementary retail and
residential uses. There are 15 parcels,
totaling approximately ten acres with MUQ
zoning. There is one vacant parcel 30,075
square feet in size.

O - Office: The O district is more
restrictive than the MUQ zone because is
doesn’t allow veterinary offices, billiard/pool
rooms or attached housing. Structures are
limited to 35 feet in height, in contrast to the
MUO zone, which allows 45 foot high
structures. There are five parcels with
Office zoning, totaling approximately three
and one half acres. None of these are vacant
and they are all developed with medical uses.

NCC - Neighborhood Commercial
Center: The NCC district is intended to
provide for pedestrian friendly areas charac-
terized and scaled to serve multiple residential
areas, with a diverse mix of uses. The NCC
zone allows for a maximum of 14.5 dwelling
units per net acre, at the second story or
above, when mixed with certain retail service,
office, recreational and community facilities,
generally along a transportation corridor.
Thirty-five acres are zoned NCC. Of the 71
parcels zoned NCC, 20 are developed with a
ong or two unit dwelling. There are three
vacant sites, each of which is less than 10,000
square feet in size.

RC - Regional Commercial: The RC
district is intended for high intensity regional
commercial uses and to provide for areas
characterized by commercial services,
offices, lodging, entertainment, and retail
activities with associated warehousing, and
accessory light industrial uses. The RC zone
is unique to the Pacific Highway corridor.
There are 90 parcels, totaling 69.76 acres
with RC zoning. There are four vacant
parcels totaling 5.5 acres, which are owned
by Sterling Recreation Organization. There
are also ten parcels developed as single
family residential, all on lots less than one
half acre in size.
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C/LI - Commercial/Light Industrial:
The C/LI district is intended to provide for
arcas characterized by a mix of commer-
cial, office, or light industrial uses. There
are ten parcels, totaling 54.4 acres with C/
LI zoning. One half of this total is in four
separate parcels, owned by one person.

The following spread sheet, Table 11:
Pacific Highway Property Information
contains the property information used
throughout this study to summarize and
analyze land use, development characteris-
tics, ownership, and land values. The table
provides information about the approxi-
mately 371 parcels of multi-family, commer-
cial, and industrial-zoned property within the
Pacific Highway Study Area. These proper-
ties, which comprise approximately 260
acres, are owned by 264 individual taxpay-
ers.
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Urban Design

The Pacific Highway Study Area, as
defined by this Plan, was annexed to the City
of Tukwila in 1989/1990. Prior to its
annexation it was a part of unincorporated
King County, and made up of several
established single family neighborhoods and
communities, including those of Riverton,
Riverton Heights, Foster, Thorndyke, and
Cascade View. Some date from the post-war
era and some from the turn of the century.

Although there has been commercial
development along the Highway since its
construction in 1928, it has not historically
functioned as the main commercial area for
these neighborhoods. The facts that the
Highway has a long history of “problem’
land uses, and that land uses in the corridor
have often served the traveler rather than the
residents has contributed to the neighbor-
hoods identifying more strongly with their
individual communities rather than the
Highway that links them.

Physical Context

The Study Area, which extends from
approximately S. 116th Street on the north
to S. 160th Street on the south, and Military
Road on the west to 42nd Avenue S. on the
east, is fairly

uniform in terms of
land form. Most of
it sits on a plateau
above the west
valley wall of the
Green River Valley.
Excellent views are
afforded of the
Seattle skyline to the
north and the Green
River Valley to the
east, due to the topography. Traveling from
north to south, Pacific Highway ascends
from the valley floor up onto the plateau,
travels southeast to the heart of the Study
Area at S. 144th Street, and then southwest
to the City boundary with SeaTac at S.
160th Street

120 Pacific Highway 99 Revitalization Plan

The Highway loosely bisects the Study
Area. Commercial properties line the
Highway, multi-family properties are located
behind the commercial properties, and the
single family neighborhoods of Riverton,
Riverton Heights, Foster, Thorndyke, and
Cascade View are located behind the

commercial and multi-family properties.
Military Road, another established north-
south route, has a few commercial proper-
ties along its length. SR 518, which runs
east-west, separates the commercial core
of Pacific Highway in Tukwila from the
commercial land uses that continue into the
City of SeaTac to the south.

The area where Pacific Highway leaves
the valley floor is largely wooded, with steep
hillsides above and below the Highway.
There is very little commercial development
for the first half mile as one travels south
from the interchange of SR 599 and Pacific
Highway.The commercial development that
exists is sited on lots carved into or extend-
ing over the hillside. From the vicinity of
the Non-Stop Bar & Grill south, the devel-
opment that occurs east of the roadway and
down the hill is primarily residential and
accessed from the valley floor. The devel-
opment that occurs west of the roadway
behind the parcels that actually front on the
street is largely above the street, is residen-
tial, and primarily accessed from the west.

Along much of the corridor the Highway
is built on a “shelf’ cut into the plateau,
which in turn slopes down to the valley. As
a result, there are slight grades from the
street to business frontages on the west
side of the street. Some businesses, Big
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Wheel Auto Parts for

entry that is nearly “at
grade’ with the
roadway.Some sites,
such as Larry’s
Market, have been
terraced, and the
buildings are set back
i from the roadway on a
) ) ‘platform.’
On the east side of the street within the
commercial area, particularly towards the
south, some buildings are sited below the
grade of the roadway. Seattle Indoor
Swapmeet is an example. Some businesses
are sited at the grade of the roadway on a
platform, so that these
buildings sit above
neighboring lots to the
east. The new
Chevron gas station
and its relationship to
the Traveler’s Choice
Motel is an example.
The third solution to
this topographical
condition has been to step buildings down
the slope from the street. Several motels on
the east side of the Highway have chosen
this solution to addressing grade changes at
the Highway.

The Pacific Highway commercial area in
Tukwila begins at about S. 139th Street and
extends to the City of SeaTac border at 5.
160th Street. It is low in density, for the
most part, with numerous small buildings
and small parking areas to the front and
sides of businesses.
As mentioned earlier,
grade changes occur
on cither side of the
street, so the way in
which buildings on
either side of the
Highway mect the
street grade is
irregular. There is little
landscaping and few

sidewalks. The edge of the right-of-way is
not distinct, in many cases, from the entries
to the businesses. That is, the frontage of the
property typically lacks curbs, landscaping,
or other barriers that would separate the
street and private property.

A change occurs in the character of the

built environment south of SR 518, between
SR 518 and S. 160th Street.(Note: The east
side of the street here is within the City of
Tukwila, and the west side is within the City
of SeaTac.) The businesses that are located
in this area include the Lewis & Clark
Theater, Lewis & Clark Lanes (bowling
alley), Ajax Airport Parking, and several
smaller commercial operations, including a

restaurant and hardware store. The
buildings vary in scale, are irregular in
form, and vary in their setbacks from the
street. They typically have large parking
areas with no interior lot landscaping.

The Pacific Highway roadway consists of
five lanes within a 100' right-of-way. The
five lanes only take up about 75' of the
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right-of-way. The
remaining area is
often used by
businesses for
parking and circula-
tion. The other uses
that compete for
this space, and
contribute to the
visual and physical
clutter of the arca,
are signs, billboards, light standards, utility
poles, and utility boxes. Signs are of
varying sizes and heights, often placed
close to or within the roadway right-of-
way. There is no uniformity in their size,
design or placement. The neighborhoods
that lie behind (west and east) of the
commercial core are accessed from the
Highway via the east-west cross streets.
South 144th Street is the major east-west
cross street, and links the library, pool, and
schools with the

Highway corridor
and the neighbor-
hoods. Most of the
neighborhood cross
streets (east-west
streets) are not
improved. Side-
walks and street
trees are not
common, and
pedestrians typically
walk on the shoul-
der of the road.

The major north-
south streets are Pacific Highway, Military
Road and 42nd Avenue S. They serve
through-traffic in addition to connecting the
cross streets that serve the residential
neighborhoods.

Road Building and Platting

Most of the plateau on which the Study
Area is located was platted by about 1920,
prior to construction of the Highway. Lots
ranged in size from 4,000 to 18,000 square
feet in the north half of the Study Area, and

124 Pacific Highway 99 Revitalization Plan

averaged an acre in size in the south half,
between S. 144th Street and SR 518. As can
be seen in Figure 23: Corridor Features &
Landmarks, most of the lots in the north
half of the Study Area run east-west, with
an orientation towards the north-south
streets. The lots in the southern half of the
Study Area run north-south, with an
orientation towards the east-west streets.

The primary north-south road in early
days was Military Road, which was con-
structed in 1860 to provide a connection to
Ft. Steilicoom. The north-south Macadam
Road, constructed in 1906, also served the
local communities. The original Pacific
Highway, constructed in 1916, was an
alternative to Military Road. It was located
in the vicinity of Interurban Avenue, and
passed through the original Tukwila town-
site. At the time, it was the most heavily
traveled route between Tacoma and Seattle.
It was to became a major transit route, with
the Interurban Railway (1920-1928) and
later, bus service provided by the Puget
Sound Electric Railway (1930s). (see
Figure 24: Original Tukwila Townsite).

Pacific Highway in its current configura-
tion and location was opened in 1928. When
it was being planned just a few small houses
and farms dotted the plateau. A “swamp”
existed at the intersection of what is today S.
160th Street and Pacific Highway. A signal
was planned at S. 152nd Street for traffic
entering from Military Road. As soon as the
Highway opened, the Hanson Grocery
Store and Gas Station moved from Military
Road to Pacific Highway and S. 150th
Street to take advantage of the new
through-way. Other businesses that located
along the new road in the 1930s included
the original Church by the Side of the Road,
another service station, a trailer manufac-
turer and sales lot, a doctor’s office, the
original Bernie Boys grocery store, called
Salle’s Market, and Trudy’s Tavern.

The new Pacific Highway left the valley
floor at the junction with SR 599 and West
Marginal Way and traveled southeast and then
southwest. It bisected the rectilinear platting
of the Study Area on slight diagonals,
ultimately resulting in the irregular commer-



Figure 24 Original Tukwila Townsite

cial lots adjacent to the Highway today. The
average right-of-way width of 100" was
established at this time.

Over time, enterprising property owners
purchased several lots in order to develop
deeper commercial sites along the Highway
(see Figure 25: Commercial Parcels).
Businesses were located everywhere from
on the right-of-way to 140" back from the
right-of-way line.Today most of the com-
mercial businesses are still adjacent to the
Highway, although there are a few areas
where the commercial frontage is two lots
deep. The businesses located on these
parcels have less visibility to Highway
travelers and are oriented toward side
streets. There is also some commercial
development on Military Road.

Because of the original platting, which
was rectilinear and oriented north-south, and
the fact that the curving Highway was built
later, most cross streets meet the Highway at
an angle. Although the carving out of parcels
to face the Highway occurred over time, on a
site by site basis, roughly half of the lots
fronting the Highway are actually aligned
with the side streets (see Figure 26: Com-
mercial Frontages).That is, the commercial
Iots are parallel to the cross streets and face
the Highway at an angle. This decreases the
visibility of building fronts for either north-
bound or southbound travelers, and makes
sign design and placement an important
factor for visibility.

Historical Land Uses

Commercial development has occurred
steadily over time along the Highway. As a
result, there is not a defining “style’ along the
corridor, or a period of development that
would give the corridor any consistency in
architectural or development character. A
common feature, however, is that develop-
ment along the Highway has always been
auto-oriented.

The first era of significant construction
along the Highway was 1928 through the
1930s, as discussed above. In the post-
war era to the late 1950s there was a surge
of growth paralleling overall growth in
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Figure 25: Commercial Parcels

Commercial lots as they exist today
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South King County and the region. Gro-
cery stores, motels, restaurants and taverns
developed at this time, as well as car sales
lots and service stations. A feed store and
lumber store were also developed.

In the 1960s additional auto-oriented
businesses developed, including the
Northfield Carwash, BP Service Station,
and several fast food restaurants. When
SR 518 was being planned in the late
1960s, there were some small cabin-style
motels at this infersection and numerous
stores, auto repair shops and service
stations. Land uses clearly catered to the
automobile traveler, although without strict
zoning regulations or high development
standards, parking areas were small and
informally situated.

The next notable period of growth in the
corridor was the 1980s, when four motels
were constructed. Current redevelopment
includes the new Larry’s Market and
remodeled Bartell’s Drug and Blockbuster
Video (1993), and two new motels, which
will be completed this year (1997).

The Highway has from its inception been
automobile-oriented. It has provided the
region with motels, restaurants, taverns and
nightclubs oriented toward the traveling
public. In more recent years the Highway
has been a home to land uses that have
difficulty finding sites or situations to
accommodate them, from used car sales to
illegal or marginal activities. Many of these
activities continue to have a regional draw,
which again attracts the automobile traveler.

Community Vision

The City’s Comprehensive Plan, which
was the result of an extensive public involve-
ment process from 1993 to 1995, articulated
the community’s vision for this area. The
vision is very different from the Highway’s
historical and contemporary role in the
region. The community would like the
commercial center of the Highway Corridor
to serve as a focal point for the community;
its symbolic ‘heart.” Tukwila has nothad a
town center since the original townsite
disappeared, about the 1960s, and has not
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had a thriving town center since the Interur-
ban Railroad was abandoned (see Figure
27: Comprehensive Plan Vision). The
Southcenter area in Tukwila is primarily a
regional shopping and light industrial/
warchousing district, rather than a neigh-
borhood shopping area. The Interurban
and West Valley Highway corridors contain
hotel facilities, some office complexes, and
light industry/warehousing to the south.

The community would like to see Pacific
Highway play a larger role as a neighbor-
hood center, with additional shopping,
services, and community facilities.

In the comprehensive planning process,
the citizens identified the types of land uses
that they considered appropriate to fulfill
their vision of the corridor. However, the

this area are now varied and diverse, in
order to attract redevelopment. It remains
for physical improvements to the area to
carry out the community’s vision of a small
scale, pedestrian oriented center, with
diverse but compatible land uses to the
north and south.

Recommendation: The history of
physical development in the Corridor is an
important consideration in realistically
assessing of community’s ability to achieve
its goals for the Corridor. The physical
conditions in the Corridor, and the condi-
tions under which development historically
occurred, play a role in determining the
changes needed in the physical environment
to realize the community’s vision.

The major urban design goals for the
corridor should be to:

1. Better define the street and public and
private space;

2. Improve the quality of the streetscape;

3. Improve the safety and appearance of the
pedestrian environment; and

4. Improve the quality of the architectural
environment and create

greater consistency and continuity in the

built environment as a whole.

In the following chart (7able 12: Urban
Design Issues & Solutions), the specific
problems seen in the Pacific Highway
Corridor and commercial areas are listed
under the appropriate issue area, and
recommended solutions provided.

need for redevelop- Figure 27: Comprehensive Plan Visioh'

ment and to bring
new businesses into e

the area made it
necessary to
broaden this vision.
The land uses that
are allowed within
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Table 12: Urban Design Issues & Solutions

Discussion: Poor street definition means that it is not clear where the street ends and where private property
begins. A well-defined street sets boundaries for public and private areas, and for vehicular and pedestrian
areas. Boundaries contribute to safety and to one’s ‘image’ of a street, which in turn contributes to a lack of
identity for the commercial area. The following is a list of problems on Pacific Highway that contribute to a
lack of street definition, with recommendations as to how these problems can be remedied.

Problems:

Recommendation:

1a. Poor definition of what is ‘public’ & what is
‘private’

Reconstruct street with curbs & sidewalks, &
minimize number & size of curb cuts.

1b. Lack of public landscaping

Add street trees at curb to reinforce this edge;
augment public landscaping with private

landscaping.

1c. Lots & buildings that meet the street at an angle  Site new buildings so that facades are parallel street
edge.

1d. Irregular lot sizes & configurations Encourage aggregation of parcels for more uniform
edge

1e. Irregular development patterns, including
building size & placement

Encourage new development to meet the ‘building
line’ of its neighbors, once a regular pattern is
established.

Encourage greater consistency in building scale by
aggregating smaller parcels, & require modulation
and/or smaller, individual buildings in larger scale
developments.

1f. Low density development, including building size
relative to land area

Encourage smaller parking areas that are placed
behind or alongside buildings so that there are fewer
‘gaps’ along the street, & encourage muitiple smail
parking lots rather than one large lot.

1g. Irregularly placed sighage

Pole signs, if regularly placed relative to the r-o-w
line, can help form an edge & perception of what is
public & what is private. Require greater regularity
in sign size & placement; remove non-conforming
signs, including billboards.

1h. Visual & physical clutter in landscape

Create a ‘zone' within sidewalk area that contains
street furniture, utilities, lighting, & other public
facilities. Create an identity with design of street
furnishings, landscaping & paving.
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Table 12: Urban Design Issues & Solutions (con’t)

Discussion: Positive streetscape qualities include a strong edge between public & private, and a streetscape

identity that helps define a commercial area, but there are additional elements that define a ‘good’ street. The

Pacific Highway streetscape - that is, the overall impression of the street that is a sum of the walkways, signs,

utilities, buildings, & parking areas along the edge - does not convey a positive image. The area lacks ‘curb

appeal.’ The following factors contribute to the street lack of positive streetscape qualities in the Corridor.

2a. Streetscape appears cluttered & ‘run down'’ e  Construct new curb, gutter & sidewalk

Minimize number & size of curb cuts

Organize street furnishings into ‘zones’

Implement sign amortization

Implement design guidelines for development

behind public sidewalk

Discourage parking between building & street.

2b. No sense of enclosure to the street e Define public ‘space’ of street with street trees &
better organization of vertical elements (light
standards, etc.)

e Reinforce public space with a stronger ‘edge’ to
development behind the sidewalk (see 1e & 1f
above).

2c. There is no identity to the street Create identity with:
s design & organization of street elements
+ selection of special elements
e public signage
s special character to architectural environment
through design guidelines

Discussion: Unsafe streets are a very fundamental problem. Pacific Highway is unsafe for pedestrians and
bicyclists - this stetch has one of the highest pedestrian accident rates in the State system - and also unsafe
due to criminal activities on the street. Reconstructing the street and adding signals will help with pedestrian
safety. The City is combating crime through a number of means, including surveillance cameras on the street.
There are also design measures that can be taken, however, to discourage criminal activity.

3a. Lack of separation between pedestrian & e  Construct curb, gutter & sidewalk
vehicles e  Minimize number & width of curb cuts
+ Place landscaping as buffer between pedestrians
& traffic

e Place barriers behind sidewalk between parking
areas & public sidewalk.

3b. Lack of opportunities to safely cross street e Create more signalized intersections
« Better delineate & illuminate non-signalized
intersections
e Place median or other pedestrian refuge area in
street

e Create bulbs so crossing distances are shorter
Provide controlled crossings in areas where
there are many pedestrians, such as transit
stops.
Provide adequate public & private lighting
e  Ensure that there is a clear view from the public r-o-w
into private development
Clearly demarcate public & private property
Ensure that sight lines for vehicles entering & exiting
properties are adequate
e Provide adequate public & private directional signage.

3c. Sense of ‘exposure’ in walking along street
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Table 12: Urban Design Issues & Solutions (con’t)

Discussion: One of the goals in revitalizing the Pacific Highway area is to improve the quality of development
along the Highway. There are many older, small, and/or dilapidated structures in the area. There is a high
ratio of open space to structures, and no consistent style of development that would establish a context for
future development.

4a. Built environment appears ‘run down’

Support revitalization of area by:

e Encouraging redeveiopment through permitting,
process, development incentives, & indirect &
direct subsidies for redevelopment:
Undertaking active code enforcement.

4b. Lack of consistent scale or building line along
street

Encourage aggregation of parcels so that new
development is of a more consistent scale

e Encourage smaller, multiple parking areas,
rather than large lots

e Encourage a consistent buiiding line with respect
to the street.

* Require modulation & other ‘scale-giving’
devices to reduce apparent scale of larger
developments.

4c. Inconsistent application of design review
process.

Ensure that design review is applied to all similar
developments in similar zones (i.e. NCC, RC &
MUO).

4d. Lack of consistent architectural style, or use of
color or materials, that would give identity to area

Develop architectural guidelines that are tailored to
area, & encourage continuation of current, positive
trends. -

4e. Existing signage detracts from built environment

¢ Create sign code tailored to Highway conditions

e Encourage signage to be integrated with
architecture

e implement amortization program for existing non-
conforming signage, including biltboards.
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These solutions can be achieved through:

1. New design guidelines for the area;

2. Code amendments as required to supple-
ment the design guidelines;

3. Reconstruction of the street; and

4. Implementing a sign amortization program.

Signage

Most of the commercial signs in the
Pacific Highway corridor were designed
and placed prior to the area’s annexation to
the City of Tukwila. They do not meet the
City’s sign code, and they do not do a good
job in serving the Corridor. That is, they
contribute to the visual clutter of the
streetscape, which in turn results in
decreased legibility for each business’s
individual signs.

In a recent inventory of commercial
signs in the Pacific Highway corridor (see
Table 13: Highway 99 Sign Inventory), it
was found that 72, or approximately 70%,
of the businesses along Pacific Highway do
not meet the
requirements of the
City of Tukwila sign
code. This means

too many signs,
their signs are too
large, too high, too
close to the front
property line, or a
combination of
these factors.

It will be difficult
for many businesses
along Pacific
Highway to come
into conformance
with the City sign
code. The most
problematic situa-
tion occurs when a
pole sign is too
close to the right-
of-way. Pole signs
are required to be
no higher than the

buildings they are

that either they have .

associated with, and to be as far from the
property frontage as they are high. Be-
cause many of the structures along Pacific
Highway are located close to the right-of-
way, this leaves little room for pole signs.
Yet many businesses need pole signs
because their actual building face is estab-
lished at an oblique angle to the roadway,
and so can be seen well only from one
direction. It is not equitable to require that
new businesses (established since this area
was annexed) comply with the sign code
when so many existing businesses do not
have to comply, due to the non-conforming
sign allowance in Tukwila’s sign code.
Recommendation: The City should
evaluate the impact of requiring compliance
with the Sign Code for Pacific Highway
businesses. It should then determine whether
a modification of the sign code may be
appropriate for the Pacific Highway corridor,
and adopt an amortization program to ensure
that all signs are upgraded and all sign
regulations met within an established time
frame that coincides with the completion of
the Pacific Highway street improvements.

Historic Preservation

Historic and potentially historic properties
in the Pacific Highway corridor have been
identified in three historic property surveys.
The first survey was conducted as part of
the Environmental Impact Statement for the
expansion of SeaTac International Airport,
and was funded by the Airport Communi-
ties Coalition, of which the City of Tukwila
is a member. In this survey, completed in
1995, it was recommended that three
electric signs on Pacific Highway be
recognized as local landmarks. Specifically,
the report stated that the signs are, “Excel-
lent designs and last remnant of Pacific
Highway s trucking past.” The recognized
signs are the Ben Carol Motel sign (1942),
the South City Motel sign (1934), and
Trudy’s Tavern sign (1939).

This report also recognizes the Newporter
Motel (1942), which it states is the “last
remaining 1940s motel on Pacific Highway
South in original design condition.” Also
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TABLE 13: Businesses on Pacific Highway with Non-Conforming Signs

Business Address Freestanding Sign  Wall Sign Other
Doliar Rent-A-Car 15858 Pacific Hy S 2

J & L Auto Service 15850 Pacific Hy S 1

Ace Sea-Tac Hardware 15848 Pacific Hy S 6 1
Rite Line Tax Service, Inc 15842 Pacific Hy S 1

El Charro Mexican Rest. 15838 Pacific Hy S 1 1

Lewis & Clark Bowl 15820 Pacific Hy S 1

Lewis & Clark Theatre 15820 Pacific Hy S 3

Prestige Station AM/PM 15252 Pacific Hy S 1 1

Public Storage Inc 15244 Pacific Hy S 1 1

McDonalds of Riverton 15210 Pacific Hy S 1 1

Desimone’s Shell 15060 Pacific Hy S 2 3

Riverton Family Pharmacy 15045 Pacific Hy S 1 2
Trudy’s Tavern 15037 Pacific Hy S 2

Burger King 15036 Pacific Hy S 2 2

B V Nails 15019 Pacific Hy S 1 1
Riverton Heights Deli 15015 Pacific Hy S 3

Deja Vu Airport Club 15011 Pacific Hy S 1 1 3
Wendy's 15010 Pacific Hy S 1 1

Check X Change 15001 Pacific Hy S 2 4 1
Southtowne Auto Rebuild 14864 Pacific Hy S 1 1

Stop Buy Grocery & Deli 14857 Pacific Hy S 1 1
China Pavilion Restaurant 14855 Pacific Hy S 3 1
Dawson Services, Inc. 14848 Pacific Hy S 1 1

SeaTac North Travelodge 14845 Pacific Hy S 2

Jasmine Thai Cuisine 14835 Pacific Hy S 1 2

Gametown 14822 Pacific Hy S 1

Dougtas Printing & Office 14818 Pacific Hy S 2 3

Seattle Swap Meet 14802 Pacific Hy S 1 1

Sylvia’s Video 14661 Pacific Hy S 1

Horrock’s Team Sports 14645 Pacific Hy S 2

Appliance Distributers 14639 Pacific Hy S 1 2 1
Pizza Hut 14638 Pacific Hy S 1 1

A-to-B Auto 14621 Pacific Hy S 1 2

Bazille Auto Center 14607 Pacific Hy S 1
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TABLE 13: Businesses on Pacific Highway with Non-Conforming Signs (con’t)

Business Address Freestanding Sign Wall Sign Other
Quality Rentals 14604 Pacific Hy S 3

Don’s Barber Shop 14452 Pacific Hy S 1
El Rey 14440 Pacific Hy S 1

Moonrise Motel 14440 Pacific Hy S 1 1

Spruce Motel 14442 Pacific Hy S 1 1

Pacific BP 14415 Pacific Hy S 6 5

Fantasy Express 14409 Pacific Hy S 1

Bartell Drug Co. 14277 Pacific Hy S 1 1

South City Motel 14242 Pacific Hy S 1

Country Vittles 14212 Pacific Hy S 1 1

Northfield Car Wash 14224 Pacific Hy S 1 1

7-Eleven 14207 Pacific Hy S 1 2

Video Movies 14121 Pacific Hy S 1 1
Ben Carol Motel 14110 Pacific Hy S 1

21 Club 14101 Pacific Hy S 1

Big Wheel Auto Parts 14013 Pacific Hy S 1 1

B-1 Used Tire & Lube 14004 Pacific Hy S 2

New United Motors 13911 Pacific Hy S 3

Derby Tavern 13820 Pacific Hy S 1
Econo Lodge 13910 Pacific Hy S 2 1

Pacific Village Apts 13504 Pacific Hy S 1

Lucky’'s Used Trucks 13335 Pacific Hy S 1
Sierra Sue Apts 13225 Pacific Hy S 1

Bernie & Boys, Inc 13003 Pacific Hy S 9 1
Non-Stop Bar & Grill 12606 Pacific Hy S 2
Pac Auto Sales, Inc 12471 Pacific Hy S 1

Valley Truck & Equip. 12421 Pacific Hy S 2

* Businesses may be have non-conforming signs because they have too many signs, their signs are too iarge,

their pole sign is too high, or their pole sign may be too close to the road.
Source: 1997 Highway 99 Sign Inventory
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listed is the Cascade View Subdivision
(1944) at 13503 37th Avenue South. These
169 homes are considered significant in local
history because they represent World War 11
defense industry housing built for Boeing
workers.

Two surveys provide the information on
historic transportation properties for Wash-
ington State Department of Transportation’s
(WSDOT) Natural and Community Envi-
ronmental Elements Inventory for Draft
Pre-Design Study for the SR 99 Pacific
Highway Redevelopment Project (Sverdrup
Civil, Inc., 1997). The first inventory,
conducted by Eastern Washington Univer-
sity (June 1995), identifies the following
propertics as “Historic Transportation
Properties:”
¢ PS1-141: Lucky’s Used Trucks &

Equipment, 13335 Pacific Highway S.

* PS1-142: United Motors, 13911 Pacific

Highway S.

* PS1-143: Pacific Auto Service, 14004

Pacific Highway S.

* PS1-144: Newporter Apartments (1942),

14848 Pacific Highway S.

« PS1-145:] & L Auto Service, 15850

Pacific Highway S.

» PS1-147: Johnson Trailer Supplies, 15416

Pacific Highway S.

The second inventory, conducted by
WSDOT, identifies the following properties
as “Potential Historic Transportation
Properties.” They include the following:
¢ Pac Auto Sales, 12471 Pacific Highway S.
* Bernie & Boys Market, 13003 Pacific

Highway S.
¢ Jasmine Thai Cuisine, 14835 Pacific

Highway S
* Nails, 15019 Pacific Highway S.

* Non-Stop Bar & Grill, 12606 Pacific

Highway S
» Residence, 13802 (?) Pacific Highway S
« South City Motel, 14242 Pacific

Highway S
* Residence, 14412 Pacific Highway S.

» Residence, 14562 (?) Pacific Highway S.

Recommendation: There are several
policies on historic preservation in the City’s
Comprehensive Plan, including, “Identify
sites and structures of historic importance”
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(1.2.1) and “Establish a process for
providing incentives and designating
certain structures as landmarks” (1.2.3). A
policy that is specifically oriented toward
Pacific Highway is, “Preserve signs that are
exceptional and significant” (8.1.15). The
latter policy is to be implemented with a
sign landmarks designation process and a
significant sign amortization exception
process.

It is recommended that the structures
listed above be evaluated for historic
significance and possible preservation
actions when the City develops its City-wide
historic preservation plan. It is recom-
mended that the City consider making it
possible to preserve the historic signs listed
above when it adopts its amortization
program. At minimum, these signs should be
documented in text and photographs and this
mformation made available to the public
through archives prior to any redevelopment
action on the sites involved.
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Economics

Introduction

The economic development strategy
recommended for the Pacific Highway
Revitalization Plan is a result of:

* the Pacific Hishway Market Analysis
Report authored by Economic Consultant
Services (ECS) (July 1995);

* the input from a panel of senior profes-
sionals from the real estate and develop-
ment industry convened in early 1996;

* cxamination of the current levels and type
of development occurring along Pacific
Highway from Marysville, WA on the
north through Snohomish, King and
Pierce Counties to the Lakewood-Tillicum
area south of Tacoma, WA

* the economic development strategy
outlined in the City of Tukwila’s Compre-
hensive Plan;

» ECS experience analyzing target areas for
revitalization and experience in imple-
menting business district programs in
similar areas of Western Washington.

The purpose of this economic develop

ment strategy is twofold:

* to provide technical background for the
policies and actions of the City of
Tukwila; and

* to convey this information to those who
may be considering investment decisions
in the revitalization plan area.

This background report summarizes the
current situation, identifies opportunities and
constraints, and suggests factors and actions
that may be used to influence economic and
real estate activity in the area.

Background

Strategic Location

The stated purpose of the Pacific Highway
Revitalization Plan is to provide detailed
implementation actions for the Pacific
Highway corridor that will effect change
consistent with the vision within the City’s
Comprehensive Plan. This is a relatively
small portion of the City of Tukwila but it

has been the focus of community concern and
resources since its annexation to the City.
The Study Area is a narrow corridor of
land on either side of Pacific Highway South
within the City of Tukwila. The corridor
extends from S. 160 St. on the south, at the
City of Tukwila’s border with the City of
SeaTac, to the interchange of Pacific High-
way and SR-599, on the north. This north
border is also one of the several entrances to
the South Seattle industrial area. This
industrial area contains a large share of the
region’s manufacturing, warehouse, distribu-
tion and transportation economic activity,
including major facilities of the Boeing
Company, King County Airport and Port of
Seattle as well as railroad yards for two
transcontinental railroads. The South Seattle
industrial area and the Green River Valley

(Renton, Tukwila, Kent, Auburn, Sumner,
Puyallup and Fife) are among the most active
on the West Coast.

The corridor varies from a very narrow
public right-of-way for Pacific Highway to
five to six blocks at its widest. The area to
the west is primarily an established single
family residential area that also includes
some apartments. The area to the east is
made up primarily of established modest
single family residences. There is a thin
veneer of multi-family residences and several
mobile home parks that separate this single
family from the commercial corridor and a
large number of moderate to better-than-
average multi-family units along S. 154 and
S. 158 Streets.

The revitalization of the commercial
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corridor area is influenced by the following

factors:

* proximity to a major national and interna-
tional airport;

* proximity to the crossroads of several
major inter-regional freeways;

* significant through traffic moving between
residential and employment areas, and
transportation hubs;

* the historic role of Pacific Highway as a
major north-south Highway prior to the
completion of the federal interstate
freeway system;

* astock of older buildings, deteriorated
properties, including low valued and aged
mobile home parks, motels and apart-
ments;

* proximity to major retail, industrial, and
transportation concentrations that are
associated with large amounts of employ-
ment and economic development;

* location within a modest size City that, in
its history, has not had the challenges
associated with this Study Area;

* this and other annexed areas were histori-
cally not the focus of King County pro-
grars for urban residential and commer-
cial infrastructure and amenities; and

* resources and commitment by a modest
sized City with substantial economic
assets.

Each of these factors is neither negative
nor positive, but result in a complex set of
factors that affect the revitalization task
facing the City of Tukwila.

Timing of Revitalization

Strategies

As a result of the Pacific
Highway Market Analysis,
undertaken in 1995, land use
regulations were modified to
be more flexible and receptive
to regional commercial
businesses and light industrial
uses, with less emphasis on
uses and activities that would
only serve the neighborhoods.
The anticipated future growth
in these neighborhoods and
the demographic character
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does not signal strong market support for
typical neighborhood retail and service
types of activities usually associated with
neighborhood business districts.

During 1996, events and commurnity
pressure converged related to crime, nuisance
1ssues, and sensitivity to the socio-economic
conditions of residents of some mobile home
parks, motels, and older apartments. These
headline events and sensitivities precipitated
the desire for immediate action. The City’s
response involved intensified police resources,
including electronic surveillance. This repre-
sented a focus on more short term actions.

The complex problems of the Pacific
Highway corridor discussed in this report
dictate complex, well thought-out, strategic
remedies. These remedies are intended to
unfold over 20 years and anticipate a major
transformation from a suburban Highway to
a corridor with diverse nodes of urban
development with high quality urban design
amenities and infrastructure. To achieve this
type of transformation the plan must focus on
short term as well as long term objectives.
In the very short run, the real estate issues
are probably intractable. Once the City and
State’s planning for the Pacific Highway
corridor is complete and the City has adopted
its Revitalization Plan for Pacific Highway,
including some specific commitments for
action to deal with the issues raised here, the
City can proceed on the dual path of imple-
menting the plan and marketing the area for
development.

Well-conceived strategies are especially
critical given the short term, with market
pressures in the Pacific Highway corridor
languishing. Great care should be used in
selecting projects, programs, and regulations
that fit the issues specific to the corridor.
The City’s plans and regulations are in place
to guide long term real estate development.
Current zoning and regulations do not
present insurmountable obstacles. Over a
longer period of time, market pressures, and
land uvse regulations may combine to trans-
form marginal land uses into new uses and
developments that conform to the new
community vision and overall goals. Market
pressures and the dynamics of the real estate



market will have as much to do with the real
estate issues as City actions, except for the
necessary infrastructure investment.

Variables of Economic Development

Another distinction that is important for
selecting among revitalization strategies in
the Plan is who controls the variables that
are the indicators of performance. The
decisions about the economic and develop-
ment activities that affect

change are made by property
owners, not renters or business
owners. For example, the
businesses in the corridor that
offend the community and may
be connected to crime and
nuisance activities may be
tenants who pay adequate rents
to building owners, who may
have limited options to rent their
buildings. Apartment and
property managers may be the
problem rather than absentee
landlords. Alternatively,
apartment managers do not
control the short term invest-
ments or the long term develop-
ment potential of the property.
Some business may be offensive to the
community but engaged in constitutionally
protected activities. The result is that the
“problem” may not be as susceptibleto
community action as the community would
wart.

In this part of Pacific Highway, the real
estate market has generally focused on older,
smaller, and less desirable space. Past
economic history and land use regulations
have left a legacy of buildings and land uses
that are not attractive and/or are not accept-
able to the community. However, many do
satisfy the wants and needs of a segment of
the region’s population. Many businesses
and their property owners have limited
prospects and possibly atypical aesthetic
sensitivities, but they remain viable and
legitimate businesses, or viable in a setting
of older buildings and areas of lower urban
amenities. They do not necessarily need or
want to be revitalized.

Economic Development and Revitalization

State laws and judicial interpretation in
the State of Washington has tended to
preclude use of public funds raised through
taxation and borrowing for assisting specific
individual private businesses or specific
types of businesses, unless the money helps a
whole class of businesses.

Economic development is an elusive
concept at the local government level in
Washington State. Citizens, elected officials,
and staff recognize that increased employ-
ment, increased personal or business income,
higher per capita retail sales or increased
private investment are indicators of positive
economic development. They disagree
however about how and what actions affect
changes in these indicators. Most have
opinions about what are deteriorated,
unattractive or “blighted” land and building
uses. They can not ofien agree, however, on
how to change the situation. (Nofe: A fuller
discussion of economic development
activities in Washington state cities is
contained in the Economic Development
Element of the City of Tukwila’s Compre-
hensive Plan.)

Basically governments can only effect
business and investor decisions at the margin
by encouraging or providing incentives for
private investment or reinvestment in revital-
ization or redevelopment. Many of the local
government’s functions are regulatory, police
powers, and motivated by broader political
goals rather than the narrower profit and
return motives of the private sector. These
regulatory functions are better at shaping
development rather than in initiating it.

Communities have difficulty mustering the
political will and support to raise the amount
of funding to support programs that provide
incentives to business and property owners
that would change their behavior. Typical
communities would rather improve public
facilities that directly benefit taxpaying
households, such as parks, recreation, streets,
and utilities. Communities are often reticent
to invest, because by borrowing funds to
make improvements, secured by potential
increases in revenues in excess of debt
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service, they are obligating themselves and
future citizens.

Most smaller and medium size towns and
cities in Washington State have not tended to
be proactive in dealing with economic
development in general, and with specific
businesses in particular, because of local
political factors. Cities are more comfort-
able and will typically provide public
infrastructure, utilities, and police protection
services to encourage revitalization of their
local economies. Even if communities have
the political will to fund economic develop-
ment programs that go beyond providing
infrastructure, they find it difficult to sustain
funding for these more activist programs that
seek to initiate development.

In the short term, market pressures within
the Pacific Highway area are languishing,
and typical economic development programs
and techniques may not be effective or
appropriate to deal with some types of
businesses. Over a longer period of time,
market pressures and land use regulations
may combine to transform these marginal
uses into uses that are more desirable to the
community.

Some types of economic development
activities can be done using an organiza-
tional model that Tukwila uses in the area of
Human Services. The role and responsibility
of the “human services coordinator” in the
City of Tukwila can be duplicated for a
position/person charged with economic
development and revitalization. The person
in this position would act as an advocate, a
resource mobilizer, a multi-agency coordina-
tor/communicator/convener and
ombudsperson. This person would involve
the City in partnerships; make the City aware
of the needs of the business community,
broker resources with the local school
districts, County or regional agencies outside
the City forming links and leveraging non-
City resources on behalf of the needs of
Tukwila’s citizens.
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Market Opportunities

The Pacific Highway Market Analysis
(July, 1995) and February 1996 Real Estate
Panel discussion highlighted the potential
opportunities that may appear or be attracted
to the land and buildings in the Pacific
Highway corridor. Several market segments
drive the opportunities:

* traffic moving through the corridor
primarily by automobile (or truck) but
also bus transit trips;

* concentrations of single and multi-family
residential units to the east and west of the
corridor;

¢ proximity to such regional economic
“engines” as:

* Southcenter Mall and the extensive
concentration of retail establishments
surrounding it;

* the travelers, visitors and employees
attracted to the area by Sea-Tac Interna-
tional Airport;

* the proximity to crossroads of major
regional highways: Pacific Highway (SR
99), SR-509, SR-599, SR-518, 1-405 and
I-5; and

 proximity to large concentrations of
businesses and businesses serving
businesses.

Limiting these opportunities are the large
number of competing concentrations of
neighborhood and community scale shopping
centers in Renton, Burien, Sea-Tac, and West
or South Seattle. Limitations are also due to
the large amount of vacant office space (in
the short run), which is a result of the
cyclical nature of the aviation and aeronauti-
cal industry and the slightly “off center’” and
“Iess visible” location of buildings and land
in the corridor.

Based on the Pacific Highway Market
Analysis (1995), the types of businesses that
are likely to be attracted to the land and
buildings in the corridor, by major land use
type are:

Retail

Small Parcels
* family or fast foods restaurants;



convenience stores;

personal services;

consumer repair and service;

limited resident-serving retail such as

food, drugs, and convenience goods, video

rentals; electronic or computer goods
could be attracted if additional residential
development, over and above what is
currently anticipated through infill, is
generated.

* small specialty businesses that appeal to
that relatively small number of the
region’s households who are willing to
travel some distance and are not sensitive
to the amenities or ambiance but are
product or service focused, such as shops
catering to rock hounds, model airplane or
train builders, unique plant or animal
distributors, miniatures, etc.;

* convenience shopping for persons on their

way to work, such as coffee shops,

bakeries, and newsstands.

Large Parcels

+ amusement, recreation, and entertainment
facilities;

* large retailers not present in the
Southcenter area but desiring a central
location in the region;

* retail/wholesale distributors of goods that
attract consumers from a large regional
trade area; including specialized “big
box” retail related to autos and automo-
tive equipment such as recreational
vehicles;

= rental cars and rental equipment.

Multi-family Residential

Large employment numbers, a central
location, and territorial views have encour-
aged multi-family development in and around
Tukwila in the past. There is no inherent
reason why this type of development could
not continue to be attracted to the area.
However, the attitude of the Tukwila commu-
nity, reflected in zoning decisions, discour-
ages this type of development. The commu-
nity feels there is already a high ratio of
rental households to owner occupied house-
holds in the City. Based on past experience,
community opinion is that the residents of

multi-family development (apartments and
motels) tend to draw on more of the City’s
services and contribute less to the community
than those living in owner-occupied housing.

Lodging

* economy markets and long stay rental
lodgings;

* moderate or better quality or business
travel oriented hotels could eventually
locate on large parcels nearer to the
airport and the intersection of SR-518 and
Pacific Highway.

Heavy Commercial Uses

* businesses that often do not deal directly
or often with residents or consumers but
serve, repair, or supply other businesses;

* Dbusiness that are usually small scale, and
provide services or repair at remote
locations but use their space as a base,
office or storage place.

There are several building types and use
combinations that have not developed in this
section of Pacific Highway but may be
potentially viable here. They house some of
the uses mentioned above.

Office

* businesses that require proximity to
regional economic “engines”, i.e. busi-
nesses, transportation hubs (railroads,
airport and seaports);

* businesses that desire to be well situated
(with easy access to freeways and/or
territorial views) and need large parcels
that would allow adequate amounts of
surface parking.

The location of the Pacific Highway
commercial area adjacent to transportation
hubs and its territorial views could eventu-
ally attract new businesses, especially those
who need to travel or receive/send goods for
service/repair via air throughout the Pacific
Northwest, Alaska and Asia. These at-
tributes have influenced location decisions
for certain office uses and general business
space in the South King County area for
years, especially those that have business
with the Boeing Company or its suppliers.
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Throughout the region, small to medium
size offices have developed on sites outside
of traditional concentrations of office space.
Electronic communication and congestion on
arterials and freeways have encouraged this
spreading of office and general business
space. Although office space has spread to
suburban areas in South King County, it has
been slower than other areas and has
primarily relied on Boeing and industrial,
warchouse, and distribution businesses.

Business Park

Another term for this type of development
is “horizontal mixed use”, where a number
of different complementary and non-competi-
tive uses are developed on the same large
parcel. For example, first (or second) floor
office, small assemblers, repair, service,
wholesale, retail, business service, offices of
professional firms, and limited convenience
retail, including restaurants, coffee shops,
delis or consumer/personal services. There
are a few examples of small (less than
100,000 sq. ft.) business parks that have
occurred both north and south on Pacific
Highway. There are also larger business
parks such as the Gulf Pacific (formerly
Koll) Industrial Park in the Southcenter area,
Empire Business Park in South Everett and
the Fife Business Park near the Port of
Tacoma.

Urban Mixed Use

Some professionals in the design and
planning community have advocated “verti-
cal mixed-use” (usually offices or residential
uses above first floor retail). There has been
limited success for this type of development
in the region. It has been developed most
successfully in parts of Seattle (West Seattle,
University District, Eastlake, Fremont,
Queen Amne, First and Capital Hills and
Madison Park) as well as in Kirkland,
Bellevue and a few other places where
several attributes are present:

* density of employment and/or multi-
family residences and diversity in types of
commercial uses;

* an active pedestrian environment where
commerce can take place for a significant
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segment of the consumer market without

cars or with multi purpose car trips or bus

transit;

* land use regulations that offer building
height and density incentives;

= sites with strong market demand due to
water or territorial views or where there
are limited vacant and re-developable
sites.

In summary, there are few market factors
mhibiting future commercial and industrial
growth in the corridor. Through its zoning
regulations, the City supports a wide range of
development and uses at greater densities,
and the location and market aspects of
development for the area do not signal
iherent problems related to real estate
demand factors. The exception is the lack of
future population growth in the market area
that would support neighborhood consumer
goods. This inherent constraint could change
and improve with more dense business and
residential development in the market area
around this corridor. A second factor for
both neighborhood retail and office is the
lack of “curb appeal” of the arca.

Challenges
for Development

The Real Estate Panel confirmed the
conclusions of the Pacific Highway Market
Analysis (1995) on the potential real estate
and business development opportunities in
the Tukwila Pacific Highway corridor. There
are some significant challenges for redevel-
opment or revitalization in the area. The
challenges tend to fall into four broad
categories:
¢ Criminal/nuisance issues
* Image issues
» Business activity issues
¢ Real estate related issues

Categorizing the challenges inhibiting
revitalization is an important step to take in
assigning appropriate revitalization strate-
gies. The problems are interrelated to some
extent, but they are different enough to
warrant separate strategies to pursue the
City’s goals for this area.



Criminal/Nuisance Issues

By any standard, this target area for
revitalization has had more than its share of
crime and other vexatious problems that have
required special attention and focus of the
City’s resources. The concentration of
persons and households with various socio-
economic disadvantages and/or ethnic
minorities is a challenge to any local govern-
ment. The City has also found that this arca
attracts people who are not residents of the
area who commit crimes.

These criminal and nuisance problems and
the populations that cause the problems are
attracted to this area due to many complex
factors, not the least of which are residential
accommodations that cater to demographic
groups who cannot afford better. These
crime and lifestyle issues are present in many
places along Pacific Highway and corridors
like it throughout the country. Any older
area that initially developed to meet the
demands of a different period in time; that
has deteriorated buildings, absentee owners,
deferred maintenance, code violations and
marginal business operations tends to be
attractive or at least associated with dis-
tressed socio-economic groups and some-
times with nefarious activities. Pacific
Highway has had these characteristics for
some time. Communities with this type of
area within their borders either mount some
sort of “revitalization™ activity or ignore and
isolate the area.

Image Issues

Closely associated with criminal/nuisance
issues are image issues that are perceived by
the surrounding community as well as the
real estate industry. Issues that affect the
“look” or image of this area and conse-
quently who and what is attracted to the
Pacific Highway corridor are poor building
conditions, buildings that are past their
prime; the ill-defined street edge caused by
the lack of curbs, gutters, sidewalks and
landscaping; and the presence of some
businesses that are not sensitive to their
appearance. These conditions are the result
of, among other things, absentee or neglect-
ful property owners; deferred site mainte-

nance; inappropriately sized development
sites; cheap rents; and underutilized land.

It should be pointed out that some of the
businesses a community needs do not easily
fit into the typical development categories of
regional retail shopping centers, office
buildings, or business parks that are envi-
sioned as the primary use of commercial land
in a community. Many of the businesses and
buildings in these areas are economically
viable but they don’t fit modern appearance
standards, such as automotive related
businesses characterized by a preponderance
of outside storage.

The last quarter century’s land use
regulations have created a large amount of
commercially zoned land strung along
arterial corridors with few amenities. These
regulatory conditions and business needs
have resulted in corridors with no architec-
tural cohesion or distinct character, with a
variety of uses from residential to commer-
cial to light industrial, a variety of building
types and sizes, minimal building and site
investments and an emphasis on signage. In
addition, new commercial development
follows the growth in residential areas,
which often occurs outside of “mature
residential areas,” so redevelopment of older
commercial areas is rare.

This regulatory and development history
has contributed to the “image” problem for
Pacific Highway and other older and/or
industrial areas. Many of these areas are
viewed as problematic, if for no other reason
than that they do not conform to-acceptable
contemporary development standards for
commercial areas.

These all contribute to the perception of
Pacific Highway as an area with problems.
An important statement from the Real Estate
Panel was that potential investors perceive
vacant sites as better than those with deterio-
rated buildings and poor site conditions. Lack
of an image may be better than a bad one!

There is yet another aspect of the “image
problem.” Tukwila and other similar
communities tend to view themselves as
suburban, which is consistent with their
development history. But they have urban
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problems no less severe than larger, older
urban centers. There is a pressing need,
observable at the local level, for financial
resources to deal with the type of problems
historically associated with much larger
cities, as well as problems that “spill-over”
from the larger urban area, such as the
language and social needs of foreign immi-
grants. Federal public funds are now scarce
at best for large jurisdictions and difficult to
obtain for small jurisdictions that now have
to deal with needs that were here-to-fore
thought to be urban.

Business Activity Issues

Many of the kinds of businesses that have
been attracted to or remain in the corridor
contribute to the challenge of revitalization.
The businesses, as opposed to the buildings
and spaces of the built environment, fall into
several categories:

* those that are solid, stable, viable,
successful and functioning; these may or
may not conform to the community or City
staffs” perception of an attractive busi-
ness, e.g. many in the community may not
be attracted to properties used for rental
car storage, rental equipment storage/sale,
and automotive equipment sales and
service, but these often are well function-
ing businesses;

* new businesses, marginal businesses, and
struggling businesses that gravitate to the
cheaper space that is smaller, older or
substandard and exists in this type of area.
Some of these businesses are past their
prime and in a down cycle; others are in a
new or incubation stage and if they
succeed, either grow in place or relocate
to more desirable areas;

* businesses that have sought an area that is
associated with tolerance; has an appear-
ance and/or other businesses that comple-
ment nuisances; have landlords that
specialize in high rent with minimal
maintenance; are not selective about
tenants; and rely on the transient and the
through-traffic nature/location of their
market support. Included in this group
may be:

* adult entertainment uses, such as
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adult book stores and game parlors;

* taverns featuring both of the above or
tolerance of nefarious activities;

* older motels and apartments that
tolerate clandestine activities, and/or
cater to individuals or households with
limited means;

* “hobby” businesses that are not the
primary income earning activity of
their owners;

» religious, cultural, or social organiza-
tions that cannot afford better facilities
or neighborhoods or that choose to
locate here because of the needs of the
area’s inhabitants.

Desirable as well as undesirable busi-
nesses may be attracted by cheap rents and
uninviting areas. Therefore, not all of these
businesses are the subject of revitalization.
Deciding which businesses to help and how
involves major policy choices, and large
investments of staff time and funds to
identify and assist some businesses. Helping
some of these businesses, especially new or
marginal businesses that are acceptable to
the community, requires patience and the
understanding that their survival may have a
high probability of failure. Many small to
mid-sized cities do not have the desire to
fund programs for business technical
assistance.

Real Estate Issues

The built environment or real estate
includes:
land
structures
utilities
streets
landscaping
parking
When communities plan, especially those
that are considering long term or dramatic
change from current conditions, they tend to
focus on the built environment. The basic real
estate issue is how to get property owners to
invest in their own future by committing to
new buildings or major repairs. Almost
always, with the exception of a few limited
public-private partnerships, the local public
sector has to rely on regional market trends



and indirect action, such as encouraging
development with reasonable, easy-to-use
regulations and development incentives such
as infrastructure improvements.

Almost anything having to do with real
estate or the built environment takes a long
time to change, except in a few rapidly
growing greenfields (undeveloped, rural
areas). Changing an established urban
environment also takes large amounts of
capital, usually somebody else’s. This
means borrowing, which means demonstrat-
ing that there is a market that will generate -
revenues to pay back the borrowed money.
There are not many ways a local govern-
ment, or any government in the State of
Washington, can directly affect this long
term process and demonstration of revenue
potential. Washington State places limita-
tions on what and how public moneys can be
used to subsidize private development
activity.

Private Real Estate

Portions of the built environment in the
Pacific Highway corridor of Tukwila are a
legacy of past eras and the role and function
of Pacific Highway South prior to construc-
tion of I-5. This is especially true of the
sites and buildings that are regarded as
problematic or housing nuisance activities.
There is also a significant amount of newer
real estate investment. There are newer
motels, car rental facilities, a bank, fast
food, and convenience stores associated with
filling stations. There are also religious and
civic buildings such as the new library and
new schools, the Buddhist cultural center
and the Church by the Side of the Road. So
the revitalization problem in the short term
becomes one of in-fill rather than complete
transformation.

Much of the commercial built environ-
ment that is regarded as problematic is low
scale and surrounded by a disorderly
arrangement of parking with little or no
landscaping. Often this is caused by the size
of the parcel and its position between the
right-of-way for Pacific Highway and
topographic changes, or residential districts
adjacent to commercial sites.

A significant real estate issue for the
Pacific Highway corridor is parcelization of
property. Land in some of the areas was
platted in an era of paper subdivisions, when
land was divided for sale without a develop-
ment plan, before there was zoning and when
the area was primarily used for residences.
The Highway right-of-way, which runs at an
angle through the Study Area, further complhi-
cated the lot configurations. Modern real
estate, particularly retail and office develop-
ment which relies on auto transportation and
cheap parking, tends to require large and deep
lots so that not only the technology of modern
development can occur but community
requirements for setbacks, parking, and
landscaping can be accommodated.

The parcelization pattern in the Tukwila
Pacific Highway corridor is a mixture of
small and larger lots. The lots that have been
aggregated by property owners have tended
to develop more readily with development
that meets community standards for land-
scaping and parking. Some of the lots that
have been viewed as problematic tend to be
smaller or divided by zoning lines or not
deep enough to be attractive to typical
modern highway retail and commercial
development.

The ambiguity of the right-of-way
location has contributed to the parcelization
problem in that private businesses on
substandard lots have been able to utilize
unbuilt right-of-way for parking. These
right-of-way issues are the subject of study
due to the planned improvements to the
Highway by the City.

Parcelization problems are typically hard
for governments to deal with. Cities can
encourage site assembly by adopting policies
that encourage large lot assemblage, review-
ing and modifying parking requirements, or
acquiring land or easements for parking or
other desired amenities. Government can
encourage land assemblage and large lot
development through master site plan
agreements, streamlined or time certain
processes, and density bonuses. In some
instances where the commercial depth is
shallow and the land behind the commercial
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district could feasibly be developed commer-
cially without adversely affecting the
remaining residential area, the City could
consider changing zoning boundaries. This
would create larger commercial areas that, if
aggregated, can more easily accommodate
modern developments.

Light Raii Alignment and Facilities

The region’s voters have passed the
regional transit system proposal. The
Regional Transit Authority (RTA) has
identified two alternatives for the main south
leg of the light rail system between Boeing
Access Road and Sea-Tac Airport. Con-
struction of this part of the system, if located
along Pacific Highway, will define a specific
time frame for real estate development in the
Pacific Highway Corridor. The location and
type of rail system
developed will have
a significant influ-
ence on long term
real estate develop-
ment within the
corridor. plague)

While every
community and
corridor 1s different,
the specific design
and operational
characteristics of a
regional light rail
system in the Pacific Highway Corridor will
influence the specific location and level of
both negative and positive impacts.There are
some generalities that shape the real estate
development impacts of rail transit. Detailed
designs, routes, etc. will be required to
provide a fuller analysis of the potential
effects. The general considerations are:

* the design speed of the on-grade light rail
system and how it is designed will
determine the impacts to access between
parts of an area and the business district
overall. The comparison of at-grade or
elevated systems must be made with
sufficient detailed information of this
kind;

* not all stations can, should, nor will
become nodes of high density commercial
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activity. The results depend on whether

the local land use authority zones the land

around the station accordingly, whether
the price of land 1s sufliciently lower and
available for intense commercial and/or
dense residential development than
elsewhere within the market, and whether

there is sufficient demand and/or there is a

suflicient amount of ridership;

* real estate development decisions do not
tend to take these routes into account until
specific plans, designs, right-of-way
acquisition, and construction begins to
take place.

The character and pace of the long term
real estate trends in the Pacific Highway
Corridor will be affected by the eventual
location and design of the RTA system, and
how Tukwila chooses to plan for stations if
located along the corridor.

Real Estate Market Dynamics

Typically in urban areas that need or
desire revitalization there is an established
real estate dynamic. It operates on two
levels: one having to do with rigidities of real
estate land prices and the other with the risk
assessment level for operating in the specific
area.

Land Price Rigidity

Land price rigidity is defined as the
unliklihood of land prices moving down.
There have been relatively few real estate
sales in the corridor. Asking prices by
current property owners for land in the
corridor reportedly range between $8.00 -
$12.00 per square feet of land, though
some observers have said that it would take
$16.00 -$18.00 per square feet to encour-
age some property owners to put property
on the market. This price is considered too
high for the retail or office uses considered
desirable for the area, and $8.00 -$12.00
per square feet is considered too high for
the light industrial, heavy commercial or
general business and commercial develop-
ments that would be attracted by the
airport. Smaller sites carry higher prices



per square foot. This exacerbates the land
assembly task, which the Real Estate Panel
considered and the market analyze con-
cluded to be a significant problem for
everything except housing development.

Examination of the area indicates few
vacant sites for sale. Assembling sites of
adequate size for redevelopment in today’s
market takes extra time and thercfore
carrying costs. Costs also escalate when
there are extra costs for relocating busi-
nesses or residents, demolition and, in some
cases, providing the public infrastructure,
such as sidewalks, utilities or traffic
signals. Therefore, posted prices may not
really represent actual land costs.

‘What typically happens in revitalization
areas is that property owners set the price of
their land by observing the sale price of
similarly zoned land nearby. In an area like
the Pacific Highway corridor, optimistic
landowners observe land for retail and
commercial uses in the Southcenter area of
Tukwila selling for $18.00 -$22.00 per
square foot. If these prices reflect untested
expectations and are rigid (unlikely to move
down), these high land acquisition costs
will stymie development until time and
reality soften the aspirations of property
OWNeETSs.

In some instances in these target revital-
ization areas, the value of the rents that
property owners are able to get, compared to
the acquisition value of the built space they
bought or inherited, calculates out to high
land/building values even though these
buildings are older and/or deteriorated (see
Figure 5: Improvements:Land Ratio, pg. 31
& 33). In other words, the value to a
property owner of an older and deteriorated
building is a function of the rents received,
relative to the cost of taxes and mainte-
nance. Often the rental operations translate
into very high land values, in excess of the
prices of nearly vacant land.

Perception Rigidity
In some places, even if there is downward
pressure on land prices, another factor

complicates the economics of projects.
Suppose a developer acquires a site ata

reasonable price, and is able to build a facility
at reasonable cost (which is probably the
same cost as in non-revitalization areas of
the region). Risk may still complicate the
decision. Either the developer or a lending
institution will discount the potential reverme
stream in their calculations because of the
perceived risk in developing in an area with
an untried or ambiguous reputation. Until the
negative perception problem is reversed by
successful private projects, significant public
investment, or by strong market forces, the
perception of risk will reduce the incentive to
initiate a project. The risk and uncertainty
influences the financial conditions for new
investment in businesses and real estate.

Conditions Summary

In any business location decision or real
estate investment decision, a business
considers three key factors or variables:
revenue, cost, and risk. Local governments
do not control and can only affect these three
variables in limited ways through local
government policies, services, regulations,
and investments.

The following paragraphs summarize how
local governments can affect the key redevel-
opment variables.

Revenues (expected business or
property revenues)- Local governments
have very limited direct ways to influence
the demand for a business or a particular
location. However cumbersome government
services (i.e. unresponsive or lengthy
permitting/licensing processes) and deterio-
rated facilities (i.e. potholes in the streets,
insufficient street lighting, non-existent
sidewalks, etc.) or personal and property
security (ie. high crime), there are factors
that can be directly influenced by govern-
ment that can affect anticipated revenues.

Costs (business capital and operating
costs) - This is an area where the local
government may have more influence. Many
private capital costs (land, improvements,
buildings, utilities, off-site capital costs) are
subject to negotiation and are discretionary,
including the environmental and design
features a City requires. For example, a
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City could buy or maintain land and land-
scaping around a building. Both building
tenants and the community want landscap-
ing. Who should pay? An aggressive
policy by the City would be to buy land-
scape areas and maintain them as open
space for the community. A passive policy
would require the landowner and/or
developer to provide and pay for the
maintenance of this feature.

Risk - Risk is uncertainty. Of all the
variables, this is the factor that a city is most
able to influence. Discretionary decision-
making and lack of prescriptive standards
extends time for reviewing and approving
permits. This not only adds cost, it also adds
uncertainty. Uncertainty surrounding what
will happen in the area around a business or
property affects the decision to invest. The
existence of a plan for the area that is
feasible and includes infrastructure invest-
ment not only decreases project costs, but is
a signal that the community is willing to
commit to investing in an area, thereby
decreasing the perceived investment risk.

Development Strategies

Addressing Specific Issues

In Table 14: Economic Development
Strategy Issues & Methods, a summary of
specific actions that can be used or are being
used by the City of Tukwila to address the
four challenges for development discussed
earlier in this report is presented. The table
illustrates only the redevelopment challenges
related to markets and real estate. A more
comprehensive listing of challenges appears
in the Pacific Highway Revitalization Plan.

Some of the nuisance issues are beyond
the realm of economic and real estate
development. The root causes of some of
the social conditions of individuals and
households that are attracted or find
themselves in residences in this area fall
under the auspices of the State and Federal
government. The local government can
control police, fire, a few other public
services, and infrastructure, as well as the
rules and regulations of the real estate
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development process. Other than health
and safety, and police and regulatory
services, the local government has little
power that it can directly exercise over the
businesses operating in the corridor.

This is not to imply that the city should
not take action, only that a city has to
marshal its resources to those services,
regulations, policies, and public investments
that influence those key variables discussed
earlier - revenues, cost and risk. Examples
that are usually considered economic, as
opposed to other social or general public
services, are shown in Table 14.

Another useful distinction is to think
about what can be accomplished in the near
term versus what will take a longer time to
accomplish, or a more significant investment
of resources. Real estate investment typi-
cally falls within the latter category. Short
term activities would focus on “clean-up,”
“paint-up,” and fire and police services.
Technical assistance to businesses and
property owners, should be emphasized, such
as the programs related to apartment manag-
ers being implemented by the City of
Tukwila. In Table 14 categories of issues
and the appropriate actions are listed,
breaking the economic strategy down into
“doable” and “realistic” actions.

Public Infrastructure and Facilities

Of the multiple elements of the built
environment, only the utilities, transporta-
tion, landscaping and parking can be paid for
by the public sector. The public can either
develop them when they occur on public land
or they can be developed by a private entity
who then turns over the facility to be used for
a public purpose. There are some excep-
tions, for example, the City of Kent’s City
Hall, Everett’s Performing Arts Hall, and an
Everett fire station. These are examples of
projects built by the private sector and
leased to the public sector. Less debt is
incurred for the City by this means, and
lease payments are made from general
funds rather than from a capital improve-
ments budget.

Public action to influence private real
estate development (the built environment,)



Table 14: Economic Development Strategy Issues and Methods

Issue Economic/Real Estate Strategy Examples of other City Actions
Nuisance support for general fund e redevelopment and Police-law enforcement
services market forces Legal Action
increased fees, charges and Code enforcement
taxes for undesired . .
. Technical assistance to
businesses and uses A property managers
Image support and sponsor s redevelopment and infrastructure plans and
business district ciean-up market forces designs
activities e infrastructure City initiated clean up
support for general fund investment and fix up of public and some
services private properties
empathetic regulatory legal abatement
processes
public relations and
marketing activities
hire broker for marketing
area
Business staff position to coordinate e redevelopment and City regulatory processes
Activity assistance available with or market processes Staff support for business-

through City

develop business
assistance programs with
outside support and
resources such as:

+ National Development
Council

* Seattle-King County
Economic Development
Council

consider formation of a
business improvement area
(BIA) to fund cleanup fix up,
parking and promotion
programs

consider exploring the
feasibility of investment in a
small business incubator

attract more new
businesses to the
revitalization area

community action

Real Estate

explore use of State Urban
Renewal Law RCW35.81

promote the City of
Tukwila’'s Enterprise
Development Zone funds to
partner with potential
developers

urban renewal plan
and funding

pian, design, finance
and implement public

infrastructure
begin planning to
locate RTA Station

certain, flexible
planning, zoning,

permitting processes

to quickly expedite
projects
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which is the container in which economic

development (business activity) occurs, is a

sequential process involving:

1. Comprehensive and neighborhood or sub-
area planning;

2. Zoning regulations, including design
guidelines and environmental regulation;

3. Capital improvement planning and
financing;

4. Infrastructure design;

5. Infrastructure construction;

6. Adequate maintenance.

The first three steps are relatively low in
cost compared to the actual design and
construction of the infrastructure system. In
addition to the activities that focus on the
built environment, there are the typical and
traditional general public services that relate
directly to the protection of property and
people.

In revitalization situations, repair and
replacement of poor quality infrastructure
may be required, and/or funding of new
infrastructure to serve the plan for the area.

Timing of this public investment is
important. There are three possible ap-
proaches:

1. providing new or repaired infrastructure
before envisioned private real estate
development occurs so as to be a catalyst;

2. providing new or upgraded infrastructure
concurrently with proposed private real
estate development in a joint partnership;

3. retrofitting infrastructure after private
real estate investment has occurred and
(hopefully) a stream of public revenue has
occurred.

Aggressive programs for revitalization of
the built environment require the first or at
least the second approach to public infra-
structure planning. This approach would
require the City to proceed through the
planning and design stages, steps one
through four.

Organizational Considerations

In addition to the short term and long
term strategies summarized in Table 14,
there are some general organizational
actions that the City should consider. These
recommended actions, along with the
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Revitalization Plan, should:

* coordinate and focus all City departments
programs, projects and regulations;

» focus various projects that use City
resources on implementing the Revitaliza-
tion Plan;

* synthesize and integrate various City
initiatives and programs relating to the
Corridor into one document to publicize to
prospective developers and businesses
what the City has done, is doing, and is
willing to do;

* maintain a list of current and past actions
taken, including general fund and capital
improvement funds already invested in the
Study Area.

It is difficult to envision the above actions
being effective without assigning one person
to be the point of contact for the task of
revitalizing the Pacific Highway Corridor.
This concentrated effort may take a period of
two-to-three years until specific targets,
sites, or projects have been realized. This
staff position should have the following
attributes:

* report directly to the City Administrator;

* have extensive public-private real estate
redevelopment or business development
experience;

* coordinate internal City processes and
resources by acting as an ombudsperson
for the Pacific Highway area;

¢ identify, catalogue, mobilize and facilitate
State, Federal, regional and external City
resources, funding, and programs on
behalf of revitalization activities;

* act as a visible advocate within the City
and community for the area and organize
support for the area with assistance from
the Chamber and Economic Development
Advisory Board (EDAB);

* explore legal actions to abate nuisances
and activate urban renewal activities.

H nothing else this staff position is a
way for the City to tangibly commit
resources to match its revitalization con-
cerns, as well as leverage other funds. The
City of Tukwila currently has a very useful
model that could be used for business
district revitalization. The City of Tukwila
has a “human services coordinator”



position. The person in this position has
the responsibility to be a resource manager;
a multi-agency coordinator/communicator/
convener; an advocate; and an
ombudsperson who involves the City and
who makes the City aware; a broker
resource with the local school district and
agencies outside the City in the County or
region to attract, link and leverage non-City
resources on behalf of the needs of the
citizens of the Tukwila community. This
type of position has been effective in
smaller cities and is a strong and effective
way to respond to the needs of a specific
revitalization area.

For a City the size of Tukwila, operating
in an area and region with many other

‘agencies and organizations have interests
and resources that could be mobilized, this
“coordinator model” is a good one. Further-
more, if the City is to work with the real
estate development commumity it needs to
have a single point of contact, to project a
unified position and to be responsive, and
knowledgeable in order to be credible.(Note:
Detailed discussion of potential and
successful economic development activities
by cities in Washington State are in the
Economic Development Element of the
City s Comprehensive Plan.)

Finally, an important prerequisite for
revitalization, especially short term pro-
grams, 1s the existance of an inferested and
dedicated group of business and property
owners who represent the diverse interests
within the business community; are willing to
contribute large amounts of time; and are
politically astute enough to organize the
interests within the group while procuring
support beyond the group to obtain what they
want and/or need from local government and
the surrounding community.

Long Term Real Estate Development

Table 15: Long Term Market Opportuni-
ties & Strategies, provides greater detail on
the various components of a long term
redevelopment strategy for the Pacific
Highway corridor. It addresses sub-areas
within the corridor where development
opportunities were identified during the

early stages of the planning process. This

table duplicates Table 14 in some ways, but

emphasizes the long-term nature of changes
in real estate and the built environment. This
set of actions emphasizes guiding the
corridor into a node of mixed use develop-
ment consistent with Tukwila’s vision for the

Pacific Highway area as expressed in its

Comprehensive Plan.

The types of market support for these
opportunities are characterized in the table as:
* “home grown” - those that will arise in

the future because of growth in residential

population in the primary and immediate
market area;

» “velcro” - the concept represented here is
to be sensitive to the opportunities that
arise because of the thousands of autos
and bus passengers who are transported
through the area; this traffic almost
doubles the available consumer market.

* “venus fly trap” - this concept describes
the type of business that is not location-
sensitive and can attract customers from
distant locations because of its unique
goods; that is, retail that is not location
specific,and will draw customers from a
wide area. The Real Estate Panel sup-
ported the viability of this area for this
type of use by noting that there is no
inherent disadvantageous quality in the
Pacific Highway Corridor inreal estate
terms. In fact, for several types of uses,
the Corridor could be a very strong
location if it could transcend the chal-
lenges to redevelopment discussed in
preceding sections.

In addition to the sources of future
development potential and strategies to
exploit them listed in Table 15, there are
some special opportunity areas that should be
recognized. These special areas include:

The hillside area - This area is cast of
and generally below Pacific Highway and
north of S. 139 Street. The land is steep,
potentially unstable, and occupied by lower
quality residential uses. The City could most
directly assist in this area’s redevelopment by
installing slope stability/drainage measures
and park improvements on the City’s park
land directly south and east of this area.
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North industrial/office area - This area
at the north end of the Study Area and on the
west side of Pacific Highway is close to
freeways and enjoys territorial views. Itis
visually and physically separated from the
other commercial properties in the Study
Area. Its orientation is rather to the indus-
trial areas of the Duwamish Valley floor, and
it could redevelop with related industrial/
office development.

Future Regional Transit Authority
station site - Since the voters approved this
light rail system, and the preliminary design
of a route for the light rail goes through the
Pacific Highway corridor, the City should
exercise whatever control or leverage it can
to ensure that any investment associated with
this project will support revitalization efforts.
This large capital investment could contrib-
ute to the “velcro” form of market support
for revitalization.

Finally, the Market Analysis and develop-
ment strategies should be reviewed and
revised as regional events unfold, local
sensitivities change, and local market factors
emerge, particularly in the face of City
initiatives.

( Detailed discussion of potential and
successful economic development activities
by cities in Washington State are contained
in the Economic Development Element of the
City’s Comprehensive Plan,
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Transportation

Highway Classification

Pacific Highway (SR 99) is classified as a
Class 4 Multi-lane Facility by the Washing-
ton State Department of Transportation. The
Class 4 Multi-lane Facility is described as
having moderate speeds and moderate traffic
volumes, with short trips serving intra-city to
inter-community travel. Traffic movement
and support for land uses is balanced, with
the Highway retaining some ability to move
traffic longer distances, but less than Class 3
or higher facilities.

Excerpts from WSDOT publications
indicate that a Class 4 facility would gener-
ally have a posted speed of 35 to 45 mphin a
rural area but only 30 to 35 mph in an urban
arca. The typical median treatment would be
non-restrictive unless operational conditions
warrant mitigation. Intersection spacing is
preferred at 0.5 miles (2,640 feet) or less
with signal progression, and access drive-
ways should be spaced at least 250 feet apart
(see Figure 29: WSDOT Class 4 Multi-Lane
Facility Design Standard).

Tukwila Highway Section

The section of Pacific Highway between
S. 152 and S. 130 Streets is in an urban area.
License plate surveys of the Highway
indicate that only about 15 percent of the
traffic represents through trips, with 85
percent of the traffic headed toward destina-
tions within the area. The level of pedes-
trian and bus transit activity, and driveway
access and parking needs, indicate that this
segment is intensively developed. The goal
of the community is to revitalize the area
with even more intensive development,
which would generate increased pedestrian
and commercial activity. This should be
reflected in the WSDOT classification for
the Highway as a Class 4 facility.

Despite being an urban area, Pacific
Highway is currently posted at 45 mph.
The section of the corridor between S. 152
and S. 139 Streets contains several High

152 Pacific Highway 99 Revitalization Plan

Accident Locations (HALs) and the highest
Pedestrian Accident Locations (PALs) on
the entire corridor. The distance between
signalized pedestrian crossings in the
commercial area is long (up to 4300°), and
many pedestrian accidents occur in con-
junction with mid-block crossings. Drive-
way access to private properties ranges
from well defined curb cuts to curbless
shoulders that allow access at any point.
Parking along frontage properties is equally
erratic, ranging from well designed and
operationally efficient on-site parking to
parallel and angle parking that requires
parking maneuvers in the through lanes of
the Highway. A few sections of the High-
way are improved with curbs, sidewalks
and adequate access management.

Proposed Road Sections and
Design Speed

The section of Pacific Highway between
S. 152 and S 139 Streets should have a
reduced “urban” speed limit of 30 - 35 mph
to improve the safety and operational
characteristics of pedestrian and vehicular
movements.

Reducing the posted speed limit from 45
mph to 35 mph between S. 152 and S. 139
Streets would add about 31 seconds of travel
time to the 15 percent of the traffic that
represents through trips. Traffic signals
spaced and timed to promote platooned
progression on Pacific Highway at the
desired speed will provide increased opportu-
nities for pedestrians to cross safely. It will
also allow the 85 percent of traffic that is
originating from or destined to local cross
streets and driveways safer access to the
Highway. With improved traffic progression,
all travel times will be minimized (see Table
16: Effects on Hourly Road Capacity).

The design criteria of the Highway (lane
widths and curb section, auxiliary lanes,
sidewalks and landscaping, traffic signal
spacing, and driveway access management)
should reflect the intense street activities and
the reduced speed limit. Travel lanes should
be at a minimum acceptable width so motor-
ists do not exceed the preferred speed limit.
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Auxiliary lanes for right turns should be
provided only where required for capacity.
Each intersection should be designed
independently, considering the nature of the
cross streets, right-of-way widths available,
vehicular and pedestrian activity, and

- existing and future land uses. The designs

should consider that as additional intersec-
tions are signalized and access to side streets
is improved, traffic patterns at the intersec-
tions will also change.

Private access driveways should be
designed and consolidated where feasible to
minimize conflicts between vehicles and
vehicles and pedestrians. Due to existing
land uses, lot widths, and driveway configu-
rations, consolidated driveway spacing to
minimum separations of 250 feet will be
difficult in the short term, but it should
remain a long term objective. Incentives for
property owners to consolidate driveways
will be necessary in order to achieve this
standard. Incentives, such as allowing
parking in the public right-of-way behind the
sidewalk, would be attractive, particularly
where property owners will lose valuable
existing streetfront angle parking.

As noted in the WSDOT State Bicycle
Transportation and Pedestrian Walkway Plan

(1985) permitting parking on heavily
traveled streets serves as a buffer zone
between the roadway and sidewalk. In
general, on-street parking, in conjunction
with more frequent signal spacing, assists
in reducing pedestrian mid-block crossing
and the subsequent accident potential.

The recommended street design criteria
between S. 152 and S. 139 Street are
contained in the Detailed Revitalization
Projects, Programs, and Regulations Section
of the Plan.

Intersection and
Traffic Signal Spacing

Traffic signals on Pacific Highway in
Tukwila are currently located at S. 154, S.
152, S. 144, S. 132 and S. 130 Streets.(See
Figure 29: Existing Conditions-Transporta-
tion,) This produces erratic spacing
intervals from 0.13 miles to 0.82 miles.
(See Table 18: Existing Intersection
Spacing.) The spacing between S. 154 and
S. 152 and between S. 132 and S. 130
allows traffic progression or platooning to
be developed by interconnecting the signals.
As traffic typically spreads out between
signals spaced more than a quarter mile

Figure 28: WSDOT Class 4 Multi-Lane Facility Design Standard
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(see note)

Note: A median may aiso be used
Source: "Access management in Washington State, "WSDOT, July 1995
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apart, platooning will break down between the
other signals; that is, traffic becomes dis-
persed and random, and does not travel at a
consistent speed

Through traffic on Pacific Highway is
currently operating at a very reasonable level
of service, approximately LOS “C” in the
p.m. peak hour. However, due to the dispersal
of through traffic created by excessive signal
separation, there are minimal gaps in this
traffic that would allow other traffic move-
ments to or from the side-streets or drive-
ways to safely occur. Traffic loads on cross
streets and driveways currently range from
about 1,000 to 9,500 vehicles per day (see
Figure 29: Existing Conditions - Transporta-
tion). They operate at a much lower level of
service, approximately LOS “D” to “F” in the
worst cases. Level of service calculations
undertaken by the Transpo Group and Bell-
‘Walker Engineers, Inc. indicate that LOS “F”
will be experienced at basically every intersec-
tion without traffic signals by the year 2020.

As previously noted, Pacific Highway is
classified by WSDOT as a Class 4 facility for
the purposes of access control. Infersection
spacing is preferably 0.5 miles (2,630 feet)
but may be less with signal progression
analysis. Traffic congestion or the lack of
gaps in through traffic that prevents traffic on
cross streets or driveways from entering or
leaving the main traffic stream will result in
increased driver frustration, higher incidents
of risk taking and, inevitably, higher accident
rates. This section of the corridor has several
high PAL and HAL locations.

Traffic signals are recommended at S. 148
and S. 140 Street, which would improve the
future traffic operations to LOS “B” and “D”
respectively. While these locations do not
represent the intersections with the highest
traffic levels or the worst level of service
operations, they do provide more consistent
signal spacing at approximately .265 miles,
which will facilitate through traffic progres-
sion. Traffic signals at these locations will
also improve overall traffic operations in the
corridor by providing essential gaps in
through traffic to other side streets and
access driveways.

The long term potential for additional
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traffic signals at several other intersection
locations on Pacific Highway is also evident
by the projected levels of service as shown
on Table 18. Additional traffic signals will not
impede the through traffic flows because
efficient progression of traffic on Pacific
Highway can be readily achieved by spacing
the signals at constant intervals and intercon-
necting the signals controllers. With the
additional traffic signals, side street traffic
and pedestrian crossings can be better
distributed and additional green time can be
allocated to through movements, which will
actually improve the level of service for
through movements. Appropriately spaced
traffic signals with efficient through traffic
progression (platooning) will also increase
capacity for cross streets and provide gaps in
the traffic to make access to private proper-
ties more safe and efficient. More frequent
signal spacing will provide more opportunities
for controlled pedestrian crossings and
reduce pedestrian accident potential (See
Table 16: Effects on Hourly Road
Capacity).Installing traffic signals at S. 148
and S. 140 Streets during the first phase of
Highway constrcution with interconnections
to the existing traffic signals at S. 152 and S.
144 Streets, while at the same time wiring
and making provisions in the traffic control-
lers for long term signal installation at S. 150,
S. 146 and S. 142, would provide ultimate
signal spacing at about 700 foot intervals.

S. 144 Street Intersection

The intersection of S. 144 Street is consid-
ered a focal point within the Pacific Highway
corridor in Tukwila. It is currently the only
signalized intersection between S. 152 Street
and S. 132 Street, a distance of about 1.35
miles. Significant pedestrian activity occurs on
all approaches to the intersection. Metro bus
stops at the intersection account for the most
transit boarding activity along the corridor,
approximately 475 passengers per day.
Commercial development surrounds the
infersection, which is also a significant east-
west corridor leading to a library and high
school to the east.

The S. 144 Street intersection carries
about 2,400 vehicles per hour in the pm
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Table 18: Existing Intersection Spacing

S. 154 n/a 700
S. 152 10+00 2,805
S. 144 38+05 4,345
S.132 81+50 700
S.164 88+90 740

peak period. Videotape records of the traffic
activity were taken on Thursday, May 16,
1996. In the 400 to 5:00 p.m. period, 2,237
vehicles moved through the intersection and
46 percent of the traffic movements were to
or from S. 144 Street In the same time
period, 60 pedestrians used the crosswalks in
the intersection with equal numbers crossing
Highway 99 and S. 144 Street.

Table19: intersection Level of Service Calculations

S. 154 Signals E 45 F >120
S. 162 Signals 8 10 ¢ 26
S. 160 unsignalized F 476 F n/a
S. 148 unsignalized A 45 F n/a
S. 146 unsignalized F 46 F nia
S. 144 Signals 8 45 c 18
S. 142 unsignalized ¢ 46 B 10
S. 140 unsignalized F 45 F nia
S.132 Signals nia 46 nla nia
5. 130 Signals F 45 B 12

*LOS Cailculations by Transpo Group and Bell-Walker Engineers, inc

**| OS was F prior to signals

Less than three percent of the total traffic
movements were heavy vehicles (single and
tandem axle trucks and busses). Large semi
or tandem axle trucks and articulated busses
accounted for less than 20 percent of the
heavy vehicles, or less than half a percent of
all traffic movements. All of the semi or
tandem axle movements were through trips
on Pacific Highway and none were observed
to turn to or from S. 144 Street.

The existing traffic signal operates on
about a 120 second cycle length. The signal
is not currently intercomnected with any other
signal confrollers. As a result, traffic arrives
at the approaches on a random basis.
Analyzing the observed traffic using the
Highway Capacity Manual program method-
ology, a Level of Service C (LOS C) was

- calculated, with an average vehicle delay of

about 23 seconds. Most of this delay occurs
on the S. 144 Street approaches, as vehicles
are waiting for a green phase. Average
delays of 110 seconds for westbound left
turns and about 30 seconds for left turns
from Pacific Highway in either direction were
calculated. Throughout the observation
period, none of the cycles were observed to
be fully loaded, that is, requiring a vehicle at
an approach to sit through more than one
signal cycle to proceed.

The traffic delays are therefore primarily
due to vehicles waiting for a green phase.
Reducing the cycle lengths of the traffic
signal can often minimize these types of
delays. Reduced cycle lengths are more
attainable when operating speeds are lowered
to 30 to 35 MPH and when several signals
are interconnected so that progression or a
platooning effect can be developed on the
primary route. Lowering the speed limit of
Pacific Highway to 35 mph in this section of
the corridor and interconnecting the signal at
S. 144 Street to recommended signals at S.
140 Strect and S. 148 Sireet will produce
efficient traffic progression on the Pacific
Highway and reduce overall vehicle delays.

Alternate intersection geometry configur
ations could be used to respond to other
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street safety and revitalization issues.
Pedestrian and transit boarding activities at
the intersection are high. A recent WSDOT
Pedestrian Accident Location (PAL) review
indicates that there were eight pedestrian
accidents in this area over the past six years,
with a ‘societal cost’ of about $500,000 per
year, by WSDOT calculation.

The intersection design currently provides
right turn storage lanes in the northbound
and southbound directions. Right turn lanes
and large radius comers significantly
increase pedestrian crossing distances.
Increased pedestrian crossing distances
inconveniences pedestrians, exposing them
to higher accident potential, and increasing
the amount of clearance interval (the time in
which there is no traffic) required for
pedestrians to safely cross the roadway.
This can result in wasted green time for both
vehicular and other pedestrian movements.

Metro transit generally prefers continuous
right turn lanes through an intersection
where far side stops are located, to act as a
through lane for busses only or queue
jumping lane. The current level of service at
the intersection, however, and the improve-
ments that can be obtained by reduced signal
cycle lengths indicate that queue jumping at
this location would provide minimal benefit
to transit operations.

As previously noted, all semi or tandem
unit vehicles observed were moving through
the Corridor, not turning onfo cross streets.
While it is likely that some traffic to and from
S. 144 Street is and will be large trucks, this
traffic is not significant enough to warrant
large radius comers.

Level of Service calculations were
undertaken for alternate intersection geom-

~ etry and reduced cycle lengths and are show

m Table 20 below.

It was therefore concluded that:

* A reduced cycle length would improve the
overall level of service at the intersection,
including reduced delays for north and
southbound left turns;

* Providing right turn lanes on Pacific
Highway will have minimal effect on the
level of service and if right turn lanes are
provided, a curb radius of 25 feet or less
should be used; and

¢ At the current level of service for worst
case peak hour traffic, continuation of any
right turn lane for transit bus queue
jumping is not warranted, and bulbing on
the opposite corners should be employed
to minimize pedestrian crossing distances.
(See Figure 30: Bulbing for Pedestrian
Crossings, Pg. 168.)

Table 20: S. 144th Street Intersecion Level of Service Analysis

Intersection Geometry

Signal Cycle Length

120Seconds

60 Seconds

90 Seconds

14.4 B 10.6 B

231 Cc

5 Lanes plus right turn lanes

No right turn lanes on Hwy 99 235 Cc 14.9 B 11.1 B
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Housing
and Human Services

Housing Conditions:
General Background

Housing conditions and need are analyzed
in the City of Tukwila, Phase II Housing
Element Report (Tukwila 1993), which was
prepared in conjunction with the 1995
Comprehensive Plan. This report identifies
overall supply and demand, housing type,
age and condition, affordability, and fore-
casts of housing need.

Tukwila’s housing ts 57 percent multi-
family and 43 percent single family. There
are a total of 7,320 units. Only 39 percent
of housing in Tukwila is owner occupied,
compared to 59 percent in King County.

The report shows that there is much low
cost housing in Tukwila. However, the match
between incomes and housing costs is not
perfect, many households pay more than they
can afford for housing, while some pay less.

At least ten percent of the population is at risk
of becoming homeless because they pay a high
proportion of their low income for housing.

The high demand for home repair services
provided through King 00qu is evidence of
many homeowners’ need for help in ad-
equately maintaining their houses.

Conditions in the Corridor

Single Family Housing

The Study Area contains approximately
one hundred single family units. There are a
variety of sizes and conditions. Generally,
housing along 42 Avenue S. is larger and in
better condition, except at the north end of
the Study Area, than housing elsewhere in
the Study Area. Houses along the side
streets are generally smaller and conditions
are mixed.

Generally, housing near Pacific Highway
and scattered among apartment buildings is
in fair or poor condition. In a couple of
areas, houses behind motels fronting on
Pacific Highway are in poor condition.

Some are owned by the motels. West of
Pacific Highway, for example on S. 148th
Street, houses are scattered among non-
residential uses. This area is zoned Regional
Commercial (RC). However, judging from a
windshield survey, a large number of small,
older houses receive significant maintenance
from their residents.

Mobile Homes and Trailers

The Study Area includes four mobile
home parks with approximately150 trailer
homes. These are the only mobile home
parks in the City. All the parks lack common
area amentties, such as landscaping and
curbs. Most of the units are older single-
wide homes in various conditions. In most
cases, mobile homes do not appear to be
attached to foundations, but merely resting
on cinder blocks or other supports.

There are also a large number of trailers
in the parks, which may be transient. This is
reported to be true of the Orchard Trailer
Park on S. 148th Street. The park in worst
condition is the Southgate Mobile Home
Park, which is bounded by 42 Avenue S, S.
140 Street and S. 141 Street. While efforts

to improve the living environment appear to

be having some success, the poor condition
of many of the homes and lack of space or
amenitics hampers improvement efforts. The
Canyon Mobile Home Park, near the north
end at 13500 Pacific Hwy, and the Rainbow
Haven Trailer Park on S. 152 Street are in
somewhat better condition. The Canyon
Mobile Home Park appears to be a very
stable community, although a portion of the
development was vacated this last year due
to unstable soil conditions on its hillside
location.

Townhouses and Condominiums

The area includes several townhouse
developments and two significant condo-
minium projects. These are newer structures
and the exterior survey indicates that they
are in good condition. This includes the
pocket of residential land south of SR 518.
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Multi-Family Apartment Buildings

The majority of units in the Study Area
are apartments (see Figure 6: Multi-family
Sites, pg. 51). They span a wide range of
styles and conditions, from dilapidated
fourplexes to modern multi-story buildings.
Many buildings are designed like motels;
single loaded corridors with outdoor walk-
ways and stairways. Most have very basic
design; long rectangular buildings with
parking lots between. There are a few with
buildings organized around central, land-
scaped courtyards.

Rents and Vacancies in Multi-family
Housing in the Corridor

Information is available as of the fall of
1995 for one third of the larger apartment
developments along the corridor. Dupre &
Scott Apartment Advisors supplied this
information. All the developments in the
survey were built between 1966 and 1989
and range from 36 to 201 units (see Table
11: Pacific Highway Property Information).
Vacancy rates ranged all the way from 1
percent to 15 percent. Average vacancy for
all units studied in the larger Riverton/
Tukwila area was 4.5 percent in September
1995. This rate is lower than the average of
5.9 percent for King County as a whole.

Rent for one bedroom units ranged from
$395 to $550. Two bedroom, one bath units
ranged from $415 to $625 and two bedroom,

two baths from $500 to $708. Rents for
three bedroom, two bath units ranged from
$645 to $780. Rents are comparable in
King County overall, except that the
average for three bedroom units in the
County is at the top of the range for the
Pacific Highway corridor units.

The City’s response to housing issues
has been in flux. The housing element of
the Comprehensive Plan states that Tukwila
already contributes more than its share of
affordable housing. The City Council does
not seek to expand multi-family housing
opportunities nor is there policy direction on
improving the condition of existing multi-
family housing. The policy direction for
existing multi-family housing focuses on
operations and management with few
resources directed toward improving the
physical conditions of multi-family housing.

Acquisition and rehabilitation of an
existing multi-family housing development
has been financed through bonds and low
income housing tax credits. Although not
within the Study Area, Hampton Heights
Apartments is a 113 unit complex at 5711 S.
152nd Street and can serve as a model for
the Pacific Highway corridor. Twenty-five
of the units will be affordable to tenants with
incomes between 40 and 60 percent of King
County median income. Six units will be
affordable to people with incomes at 35
percent of King County median income.

Table 21:Comparison of Demographic Factors: Seattle and South Central (Tukwila) SchSchool Disricts (1993)

50%

% served by free or reduced lunch program 40%

% students from families of color 65% 35%
% students with limited English proficiency 12% 10%
Turnover in student population each year 37% 50%
% students enrolied in special education 13% 10%
% students enrolled in special education 13% 10%

Source: South Central (Tukwila) School District
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The complex will include a mix of 69 one-,
43 two-, and one four-bedroom units.

Rental Rehabilitation Loans are available
through the King County Housing Repair
Program to properties in Tukwila. Since
1993, four properties, all within the Pacific
Highway Study Area have received loans to
rehabilitate 40 affordable units.

Socio-Economic Conditions

Tukwila experienced dramatic growth
during the 1980s, due largely to annexations.
Population tripled, from 3,578 to 11,874. An
additional 2,757 people were added by
annexation in 1991. Population is estimated
at 14,650 in 1994 (Tukwila Police, 1995). It
was during the annexations that the City
included the Pacific Highway area, and saw
a significant increase in families living in
poverty and experiencing social risk factors
as a result. According to the 1990 Census,
48 percent of Tukwila residents are either
low or moderate income relative to King
County. In 1989, 7.4 percent of the popula-
tion lived below the poverty level, up from 4
percent in 1979. Nearly double that percent,
14 percent of families with children under
18, lived in poverty. This significantly
impacts health and service needs of the
population. The City’s Human Services
Office receives many calls from residents
needing help in meeting basic survival needs.

Racial and ethnic mix of the population is
similar to King County as a whole. In 1990
the population was 83 percent white, 7.4
percent Asian, 6.4 percent African American,
3.7 percent Hispanic and 1.6 percent Native
American. Foreign born residents have
increased since 1980, when they comprised
4.8 percent of the population to 7 percent in
1990. For 10 percent of these foreign born
residents over 5 years of age, Englishis a
second language. There have also been some
significant changes in age breakdown.
Median age was somewhat older in 1990,
32.4 years compared to 29.2 in 1980. In
1990, 19 percent of the population were
under 18 years old, but in the census tract
near Foster High School, 26 percent were
under 18.

The Tukwila School District boundaries
approximate the City. The district experi-
ences high turnover annually, compared to
under 20 percent in King County school
districts overall. Two elementary schools,
Cascade View and Thorndyke, Showalter
Middle School and Foster High serve the
Pacific Highway area’s children.

Half the students within the Tukwila
School District qualify for free or reduced
lunch prices. The school district’s rate of
poverty has quadrupled in the past five years.

Racial change in the school district has
been significant since 1980. In 1980, minori-
ties made up 12.3 percent of student enroll-
ment, with Asians comprising one third of
that group. In 1994, 38.1 percent are
minorities, with African Americans at 16.9
percent comprising the largest minority.
(Source: Tukwila School District).

Comparisons between the Tukwila
Schoool District and Seattle schools as
shown in Zable 20: Comparison of Demo-
graphic Factors, pg. 163 are enlightening.

In a survey of parents and students
conducted by health agencies for the school
district in 1992, emergency care, police
protection, dental services, routine health care
and sexually transmitted disease (STD)
education were listed as the most important
service needs. The survey also showed that
parents rated the health of 95 percent of their
children, students in the district, as excellent
or good. The vast majority see a physician
for basic health services, and about two
thirds visit a dentist regularly. Fewer than ten
percent in the district report needing but not
receiving the most basic services. Another
part of the study showed that physical
ailments are more likely to be treated than
mental health problems. (Source: Tukwila
School District, 1992).

Social indicators show that the school
population experiences several risk factors
among the highest in King County. For
teenagers, rates of sexually transmitted
diseases and teen birth rates are disproportion-
ately high. From 1986 to 1990 birth rates for
15 to 17 year olds in the district were third
hlghest in the county, and have been gradually
increasing during this period. (Source:
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Tukwila School District, 1992). There are
also various mental health problems with high
rates of hospitalizations for drug and alcohol
related causes and psychiatric illness.

Access issues were cited by the 27
percent of parents surveyed as having
difficulty getting medical care. These issues
include lack of insurance, cost, and for 5.6
percent, transportation. Inadequate east-west
bus routes, no cars, or parents not able to get
off work to drive students to medical care,
were the major transportation problems. The
survey results show that people who come
from other cultures and do not have English
language skills also experience difficulty
accessing the health system. Not wanting
parents to know or not knowing about
services account for most access problems of
the students. (Source: Tukwila School
District, 1992).

Among the greatest challenges for the
schools is the homeless population. Not only
does this segment account for a portion of the
turnover in the district, but even when they
are “permanent’ residents of the District, the
schools have difficulty interacting with
families when there is no permanent address.
Also, nutrition and basic health of children
suffer due to homelessness. There 1s no
accurate estimate of the number of homeless
students in the district.

In summary, Tukwila ranks above the
King County average on a set of social and
health indicators of risk: percent of popula-
tion below poverty; percent single parent
houscholds, sexually transmitted disease
rates for 15 to 17 year olds and birth rate to
school-age girls 10 to 17 years. (Source:
King County, Phase I, p. 24.) The health
planning areas which include Tukwila also
score higher than the County average on
some health indicators of risk, including
death rates for older adults and suicide rates.
For most other rates of disease and injury the
area is near the County average.

Crime
Crime is a significant concern for Tukwila
residents, particularly for apartment dwellers

along the Pacific Highway Corridor. Do-
mestic violence is a major social problem.
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Crime is related to low quality transient
motels and poorly maintained apartments.
Quality of housing and businesses are lower
south of S. 139th Street to the City limits.
Tukwila has the highest crime rate among
South King County cities. In part this results
from the heavy commercial uses in
Southcenter. It is also related to traffic to,
from, and through the City (about a quarter
of a million trips per day).

Since annexation, citizens have seen a
greater police presence along the corridor.
The 1996 Tukwila Police Department budget
was $7.3 million; forty percent of that
budget, or $2.9 million, is devoted to the
Pacific Highway corridor. The Police
Department estimates that 5 - 10% is due to
the area’s special needs; that is to say, over
what would typically be spent on a service
area of that size and complexity.

In 1990, when the east side of the Corri-
dor was annexed to the City, there were
27,551 calls for police service. Calls rose to
34,312 in 1991 after the west side of the
Corridor was annexed to the City. Since
then, incidents have leveled off but remain
high. There were 33,420 calls for service in
1994, exceeding Bellevue and Redmond,
which have six and two times the population
of Tukwila, respectively. In response, the
City has done a number of things, including a
reorganization of its Narcotics unit into a
“99 unit,” locating a Crime Prevention
Officer and six police officers in the Neigh-
borhood Resource Center in the corridor,
installing surveillance cameras along the
Highway, organizing a business block watch
program, etc. (See list of crime prevention
activities in Introduction section of Revital-
ization Plan).

Even with the rapid response - averaging
4.4 minutes for emergencies - crime has
remained high in Tukwila. Total serious
crimes dropped in 1992 but rose again in
1993 and 1994. Tukwila, a City of 15,000,
has a crime level more closely resembling a
city of 50,000.
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Tukwila Crime Free
Multi-Housing
Program

Tukwila’s Response
to Existing Conditions

Housing and Human Services

Tukwila’s response to human service
needs has been energetic and varied. The
Tukwila Office of Human Services organizes
and coordinates a wide array of programs,
including 20 contracted programs, and
supervises VISTA volunteers Summer of
Safety programs. It also coordinates with
other City departments, other government
agencies, and regional criminal justice and
human service agencies. The Annual
Reports prepared by the Office of Human
Services give an overview of these activities.
(Source: City of Tukwila, 1994 Annual
Report, Draft, April 1994, pp.2-19).

Many of the City’s programs are directed
at apartment residents and management. One
of the City’s most outstanding programs is
the Apartment and Motel Managers Network.
The aims of the Network are to help support
the needs of management and tenants
through cooperation, communication, and
problem solving. Stability is a shared goal,
and the Network is improving management
skills and communication about tenant
selection and assistance to tenants. The
Network is co-sponsored by the Office of
Human Services and the Police Department.

During the summer of 1994 a community
oriented policing team conducted a commu-
nity analysis and needs assessment survey of
Tukwila residents. Ninety-nine respondents
returned the survey, and while the statistical
validity of the results is not known, the
number of responses is of interest. The
survey results show that the top four
concerns of respondents were gang activity,
drug use, robbery, and rape/sexual assault.
The Pacific Highway Corridor is considered
the most unsafe area of the City. People are
most eager to see or get involved with after
school activity for youth. They would also
like education programs about gang culture,
drug and alcohol abuse prevention and crime
prevention. A large proportion want to get
mnvolved in a block watch program.

The City of Tukwila working with a
Volunteer In Service To America (VISTA),

administered a survey of tenants in multi-

family housing. While the response rate to

the survey was small, the 44 respondents
give some information of use:

* The majority would prefer services on-site
or at the Community Center;

* Cost, childcare, and transportation are the
largest barriers to seeking services;

* When asked what programs they would be
interested in, the most frequent respanses
were: arts and crafts, personal safety, CPR,
bookmobile, block watch, and first aid;

» The issues of major concern to the
respondents are: drug and alcohol abuse,
and a cluster of issues related to crime:
including guns, gangs, and youth violence.
Unemployment and housing problems
were also prominent concerns.

In 1995 the City initiated the Crime Free
Multi-family Housing Program. The program
is a partnership between the City, owners,
managers and tenants of apartment buildings;
and the community focusing on improving
quality of life. It uses tools that foster a safe,
healthy, family-oriented place to live and
includes strict security requirements, training
and strategies for managers; and crime
prevention training for residents. The
security requirements are referred to as
“Crime Prevention through Environmental
Design,” and include security hardware and
other safety features, and advice on land-
scaping and lighting for security. As of early
1996, 15 developments have been certified in

the program.

Interagency Coordination

There is much cooperation among City of
Tukwila departments and between Tukwila
and the Tukwila School District, the County
health department and various non-profit
service providers. Tukwila also makes use
of volunteer and grant programs to augment
its staff and budget. Programs that are
interdepartmental or interagency address
domestic violence, children with special
needs, support for crime-free multi-family
housing, and a housing managers network.

Many programs coordinate public safety
efforts with community development and
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human service efforts. One initiafive is
focusing on multi-family housing in the City.
The Pacific Highway area, which contains a
concentration of apartments. The effort
provides technical assistance to owners and
managers, encouraging them to make
physical improvements to the property,
providing improved tenant screening and to
institute zero drug tolerance programs. After
completing the improvements, apartments are
certified by the City, and are put on a list of
safe rental environments. The result should
be higher occupancy for the participating
apartments and better quality of life for the
residents.

Another new effort is the public safety
forum, which also focuses on issues of
concern to local citizens, such as crime and
safety. The Tukwila Departments of Com-
munity Development, Public Works, and
Parks and Recreation, along with the Police
and Fire Departments, participate in this
forum.

Public Safety

The police leadership recognizes that the
solution to crime is not merely responding to
911 calls. The structure of the community
needs reinforcement, including improvements
to physical conditions, raising community
awareness and pride, and improving student
test scores.

The Police Department has opened a
satellite office in the corridor near S. 144
Street to provide a small storefront presence.
They also favor locating a teen center in the
corridor, but feel it should be away from
negative influences, such as taverns and low
quality motels. Such efforts can work only
in conjunction with overall improvement of
the community
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Appendix C: Glossary

Figure 30: Bulbing
for Pedestrian
Crossings

Abatement is an action to decrease the amount, de-
gree, or intensity of an action or degree of noncon-
formity in some activity or structure.

Bulbing is the expansion of sidewalks at street cor-
ners to increase pedestrian space and decrease street
crossing distances.

Channelization is a term used to describe the strip-
ing and curbing of strects to direct vehicle move-
ments.

Community Development Block Grants (CDBG) are
federal funds given to cities to spend on community
development. The amount of money given to com-
munities is based upon the number of low income
households.

Greenfields are undeveloped lands, as distinct from
developed lands. These lands are generally more easily developed than properties with improve-
ments already in place.

High Accident Location (HAL) is a term developed by the Washington State Department of Trans-
portation to identify areas that have a significantly higher than average number of vehicular acci-
dents when compared to similar State Highways. A HAL is a spot on the State Highway system that
has had at least six accidents with ten severity points within the last two years, or two or more fatal
accidents. Severity points are assigned as follows:

10 points per fatal accident,

9 points per disabling and injury accident
3 points per evident injury accident

2 points per possible injury accident, and

1 point per property damage only accident.

High Capacity Vehicle (HOV) refers toa vehicle conveying more than one passenger (referred to
as an SOV.) This may be a bus, van, or vehicle uses as a carpool vehicle.

Infill is the term used to describe development of land within neighborhoods that are, in large part,
already developed with urban uses such as housing, commercial or industrial buildings.

Level of Service (LOS) is a measure used to define the ability for a vehicle to move along streets.
There are five levels of service given to describe the quality of movement. The letters A, represents
the best situation and free flow, and E, represents the worst case and conditions at or near the
capacity of the street for vehicles.

Multi-modal is a term to describe two or more modes of travel such as walking, driving, cycling,
using buses, ¢tc.

Non-conforming sites means that some portion of a site does not meet established municipal
development standards; e.g. driveways that are less than the required width.
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Non-conforming uses is a term used to describe businesses that do not conform with the land uses
_permitted or conditionally permitted in the zoning district established by the local jurisdiction.

-Non-motorized refers to modes of travel that do not use combustible engines, such as walking and
cycling.

Pedestrian Accident Location (PAL) is a location within the State Highway system where there
have been four or more pedestrian/vehicular collisions within a six year period. -

Parcelization is a term that is used to describe the reshaping and division of land into legal parcels.

Platooning means the grouping of moving vehicles to provide gaps in traffic to allow turning
movements into the stream of traffic.

Queue-jumping refers to the physical or operational opportunity for buses to move ahead of a line
of other vehicles.

Rehabilitation refers to renovation and or improvements to a structure or facility.

State Environmental Policy Act (SEPA) checklist is a method of tabulating the physical impacts
associated with a proposed action such as a development proposal or public improvement plan or
project. SEPA is a State law requiring such an evaluation prior to adoption and implementation of
aplan or program, or construction of a project.

Signalization refers to the provision of traffic signals at street intersections.

Single Occupancy Vehicle (SOV) is a vehicle that is occupied by only one person - the driver
engaged in a trip.

Stakeholders are those with an interest in a proposed action, such as property owners, business
owners, or community members.

Streetscape refer to a street in its totality, in terms of the elements of the street that are experienced
by the pedestrian, cyclist, or vehicle driver. It typically includes the street, the sidewalk and
associated furnishings, landscaping, etc., and the building fronts and/or parking areas in front of
buildings, or in the front part of a property.

Unincorporated refers to land that is not a part of a municipality but is, instead, under the jurisdic-
tion of a county. Residents and property owners whose land is a part of an unincorporatated area
may rely on a county for services, or special purpose districts, such as water, sewer and fire
protection districts.
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Appendix D:
Involved Agencies and Groups

(@

99 Action Committee

DWIght MCLEAN ........ooiiiieieeeceete e ettt eet e sorae e b see e emese e ene s 244-0810
MICHAEL WESL ...ttt s ettt st st saemenn e 242-5556
City of SeaTac

Department of Public Works - Dale Schroeder ............cocoooeceeeeeneonceniccccncnennes 241-1996
City of Tukwila

Department of Community Development - Moira Carr-Bradshaw .................. (206) 431-3670
Department of Public Works - Robin Tischmak ..., (206) 433-0179
Mayor’s Office - John Rants, Mayor and John McFarland, City Administrator..(206) 433-1850
Neighborhood Resource Center - Bob Abbott, Crime Prevention Officer ........ (206) 243-6506
Office of Human Services - Evelyn Boykan ..............cc.ooooovveincncneceneeee, (206) 767-2326

King County Department of Transportation, Transit Division

Paul Alexander, Transit SEIVICE ...........ocooveeevieiireraerereee et meneeeenreeee st e e et seenees 684-1599
Dave Canty, Capital Planning..............c.cccoiiiiiiieniii it 684-6794
Port of Seattle: Tara M. Van Vleot............ocooiiniincinninciiiiiiece e 728-3195
Sound Transit: Johnathon Jackson, Project Development............occocovieeininnnces 684-6776
Seattle City Light: Henry Brown .........ccoccoviviovoiiniiiiee e 684-3673
Tukwila School District: Kirsten Wisler.............cocccvvvvinininmrveeeen 901-8000
ValVue Sewer District: Terry Matelich ... 242-3236
Water District 125: Russ AuStn ..ot 242-9547
Water District 20: Ron Malaspino..............c.oeovieeciernnceinnneiieerecerereeneeeenaees 243-3990
Washington State Department of Tramsportation.................................... 464-6017
Sayed Safavian, Office of Urban Mobility............c.ccooooiviiie 464-6038
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’ Appendix E: Sources

Airport Communities Coalition, Historic Properties Survey, Glen Weiss, 1994.

City of Tukwila, Comprehensive Land Use Plan, December 1995

City of Tukwila Department of Community Development, Housing Element Background
Report, March 1993.

City of Tukwila Department of Community Development, Land Use Element
Transportation Corridors, Pacific Highway Background Report, October 1993.

City of Tukwila Department of Parks and Recreation, Parks & Open Space Plan 1993 - 1998,
September 1993.

City of Tukwila, Draft Pacific Highway Design Manual, MAKERS architecture and
urban design, March 1997.

City of Tukwila Office of Human Services, Draft Annual Report, 1994.

City of Tukwila, Pacific Highway South S. 152 St. to S. 116 St., Traffic Study Technical
Memorandum No. 1 Surveys and Background, Bell-Walker Engineers, Inc., June 1995.

City of Tukwila, Pacific Highway South S. 152 St. to S. 116 St., Traffic Study Technical Memo-

randum No. 2 Analysis of Alternatives, Bell-Walker Engineers, Inc., May 1996.

City of Tukwila, Zoning Code, December 1995.

Economic Consulting Services, Pacific Highway Revitalization Plan Market Analysis Report,

July 1995.
Sea-Tac International Airport Mitigation Study, Helmuth, Obata + Kasabaum, Inc, 1997.

South Central (Tukwila) School District, “Strategic Planning Vision Statement, Goals and
Objectives.”

Transpo, “Pacific Highway South Transportation Modeling Analysis,” September 1995.

Transportation Research Board, National Research Council, Highway Capacity Manual,
“Special Report 209,” 1994.

Washington State Department of Transportation, Natural and Community Environmental
Elements Inventory for the SR 99 Pacific Highway Redevelopment Project, Sverdrup Civil, Inc.

1977

Washington State Department of Transportation, “Historic Transportation Properties,” Eastern
Washington University, June 1995.

Washington State Department of Transportation, “Potential Historic Transportation
Properties.”

Washington State Department of Transportation, State Bicycle Transportation and Pedestrian
Walkway Plan, September 1995.
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FOrward

This is the last in a series of documents prepared to understand, study and plan for the Pa-
cific Highway neighborhoods and business district. It is a summary of four years of effort and

an invitation to others to join with us in the improvement of a vital link in our community.

The residents of the Pacific Highway area chose to annex to the City of Tukwila seven
years ago. In the ensuing years, residential and corporate members of the community, in part-
nership with the City, have accomplished much.

A community-wide outreach program, known as Vision Tukwila, identified as a top prior-
ity the task of fnaking the Pacific Highway South corridor safer and more livable. Crime along
the corridor has been substantially reduced. An on-going highway clean-up and beautification
program has been established through the initiative of local merchants. Community involve-
ment in a number of programs consistent with the direction given during our Vision Tukwila

series has reached an all time high.

This Revitalization Plan was developed over a number of years with extensive public and
professional input. It tells the story of the area’s change and lists actions that are to come.
These strategies are a consensus on the City’s approach. The City has already launched an ag-

gressive marketing campaign to attract economic activity through redevelopment.

In short, there are a number of positive and exciting things occurring that promise to bring
a new vitality and image to Pacific Highway South. Extensive public and private resources,
however, are required for the continual and gradual redevelopment of the Pacific Highway
corridor. This Plan is an invitation to existing property owners, interested developers and citi-
zens to become or stay involved in the programs and opportunities laid out. The vision
expressed by the citizens requires us to sustain the partnerships between the City of Tukwila,

its community and other public and non-profit agencies and to build new partnerships with

ln 1] faids

John “Wally” Rants
Mayor

others who are interested in the future.







PACIFIC HIGHWAY REVITALIZATION PLAN

‘Table of Contents

Accouﬁtability ..... 7

Partnershi.ps ........... .11

Strategies ....erecmmcoiinrnecens w Haresenceasnets s st ntsa s nneste sk arenesnarasannas 15

1. Real Property INVESTMENT ...ttt ee et e e 18

2. Market EXPANSION ........c.ccieieeeiiirnieeiieei et ee oo eeeaseses et st eeeesee e 23

3. Community DEVEIOPMENT ..c...iviereriereieiieeee e eeer e eeeas s e e e sesee o 24

- 4, lnfrastrucfure and Facilities INVeStMENnt ..o 27

Resources et e et e asae et s eeersesrsassencsnieacastanens 39
List of Tables

Table 1: Revitalization Plan TiMeliNe ......co.o.eueevevieereesieeeeeee e oo 17

Table 2: Recommended Pacific Highway Design Criteria.........ovvueueveeeeeeeeoeooeeeoeooeoo 28

Table 3: S. 144 Street Intersection Design Comparison vttt oot seeee e s eeeesresnenann, 29

Table 4: Estimated Implementatfon Costs for Pacific Highway

Revitalization Plan Strategies .........coowmrorieeueeeiee e se e 41

List of Figures

FIgUre 1 VICINIY MED ...u.eieeeicteteecnien ettt se e e s e s 9
Figure 2: Zoning and Enterprise Development Zone Map e 19
Figure 3: Commercial/Residential BUFFEr Aras ..........cooueeoveeeeeeereereecereeoes oo 2
Figure 4: Bulbing for Pedestrian CroSSINGS .........cwiueeceeeeoeereseerereeeeees oo 29
Figure 5: Utilities DefiCioncy Map .......cveuoueueticcecececeeeee e eee e 33
Figure 6: Cross Streets IMProvements PIan ...............ccoveeueeeeveeeosaeee oo 35







PACIFIC HIGHWAY REVITALIZATION PLAN

Accountability

Have City efforts on Pacific Highway been
productive and effective? Do they reflect the
desired direction of its citizens?
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or a number of years the City has fo-

cused its resources on improving

public safety throughout Tukwila, but
with particular emphasis on its section of
the Pacific Highway Corridor. Figure 1 il-
lustrates the location of this corridor in the
region. As a result of the Tukwila programs
and services, the City has become a national
leader in reducing crime and has been fea-
tured in national news reports for being
innovative and progressive. Serious crimes
have dropped over the last two years, in par-
ticular within the last year, there was a 28%
drop in violent crimes. Moreover, public
safety is only one measure of the City’s
commitment and effectiveness. The follow-
ing list shows the breadth of actions being
taken.

Safety and Human Services

* Manage a community policing program,
which included the hiring of six addi-
tional police officers.

* Administer a Multi-housing Crime Free
Program, which resulted in a Municipal
Achievement Award from the Association

of Washington Cities.

Reported crimes in

certified Crime Free

Multi-housing is

down 57% from

1995.

* Support a

“Citizen’s Patrol” by

training and equip-

ping a group of
residents and
business owners who
walk the highway in

order to create a
presence and report suspicious activity.

* Regulate “adult entertainment” uses
through detailed licensing, operating and
location procedures. :

* Engage in police emphasis patrols and

enter into criminal trespass contracts with
property owners.

* Operate a “Neighborhood Resource
Center.” The Center houses the video
monitors for the cameras mounted along
the highway, keeping an electronic eye on
corridor activity. Staff includes a crime
prevention officer, community volunteers
and the City’s bicycle patrol.

* Spend $275,000 annually in assistance

programs that provide emergency assis-
tance as well as job and education skill
building. '

* Staff an Apartment and Motel Managers
Network that meets monthly to share
information and build skills on property
management techniques.

Infrastructure and Facilities
Investment

+ Spending $8.65 million in local funds to

improve 42 Avenue S. with curbs, gutters,
sidewalks, intersection improvements and
street illumination,

+ Obtained $3.8 million in state and federal
funds for the Pacific Highway reconstruc-
tion project.

« Installed pedestrian paths and improved
storm drainage on S. 152, S. 150 S. 148
Streets and 37 and 33 Avenues South.
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+ Spent $280,000 on street and storm
drainage improvements to 32'Av. S.
between S. 135 and S. 137 Streets.

The City has also spent several years
planning and updating its codes to reflect
the new Tukwila.

Development Incentives

* Adopted a new Comprehensive Plan and
modified sections of the Zoning Code to
allow a wider range of commercial
services along the corridor in 1995,

*Established a City Enterprise Zone (see

Figure 2, Zoning Map for boundaries)
along the corridor that allows the City to

pay the costs of improving public
infrastructure when typically required
of private development.

Public Involvement

As part of a comprehensive planning pro-
cess to establish a direction for the City’s
strategic efforts in the Pacific Highway area,

the Mayor convened a task force of business
and property owners. In conjunction with the
task force, the City conducted over 65 public
meetings that included some or all of the fol-
lowing groups.

* business owners

* property owners

e residents

* affected government agencies

* Tukwila Planning Commission

* Tukwila Economic Development Advisory

~ Board (EDAB)

* Southwest King County Chamber of
Commerce

¢ real estate, housing, and transportation
experts

* neighborhood community groups

* Tukwila City Council

Although not the end of the City’s efforts,
this summary or final Revitalization Plan is
the culmination of four years of discussion
and debate and marks an important mld-pomt
in City actions. There
will be continued dis-
cussion and
involvement with
property owners and
the community as
the strategies are
implemented.

10
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Partnerships

Do individuals make a difference? How
can personal or business choices change
a community’s well-being? |

1
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ommunities are complex environ-

ments of individuals making inde-

pendent decisions. These varied
autonomous decisions resulted in the corri-
dor as we know it today. In recent years,
individuals have begun acting as partners
with common goals. The residents effort to
annex this area to the City of Tukwila pre-
saged future measures aimed at improving
the neighborhood including its commercial
core.

Residents, businesses, property owners
and their managers, and organizations have
individually and in partnership taken steps
to improve the Pacific Highway corridor.
Below is just a small sampling of the people
or groups making a difference in the area.

‘Maintaining a healthy

community requires
everyone to “pitch in
together as a community."’

Richard Simpson

Richard moved into the Cascade View
neighborhood thirty-six years ago when he

was employed by the Boeing

Company. He remembers
buying his house in a real es-
tate office that now houses
the Neighborhood Resource
Center. He was involved in
the annexation effort for the
Cascade View neighborhood
and was a proponent of pro-
viding a public presence on
the highway. Retired now, he
donates considerable time to
civic efforts by serving on
the Library Advisory Board
and the Community Oriented Policing
Board and by spending six hours a week at
the Neighborhood Resource Center.

o

Cathy Bell

Cathy moved here twelve years ago be-
cause it was close to a job and she was
impressed with the street, the look of the
neighborhood where her house is located and
its convenient location. When she had her last
child she began work at home full time and

began volunteering, first as a “McGruff
House,” which is an after school safe house for
children, as a Block Watch captain, as a volun-
teer with the Citizens Patrol and now at the
Neighborhood Resource Center.

She thinks that maintaining a community
that is healthy requires everyone to “pitch in
together as a community.” Although school
statistics show a high turnover of students, she
has a strong network of friends in the commu-
nity who help each other and have been in the
community for
a long time,

According
to Cathy, things
are going well
for the area but
she feels
strongly about
the need to
beautify Pacific
Highway. She -
is also frus-
trated about the
properties that
remain eye-
sores and wonders if we could be persuasive
with recalcitrant property owners by using in-
centives. As things continue to improve, she
hopes to see a neighborhood park on the west
side of the highway.

Hometown True Value Hardware

Lynn Livengood and his wife Jo Ann
bought the hardware store from the previous
owner in 1961 and since then have remodeled
six times, expanding the store from 4,800
square feet to 12,000 square feet. Their new
garden center has been their biggest growth
department and was the latest remodel.

He has a self-reliant attitude and feels that
businesses need to do things on their own to
see business growth, For example, to compete
with the big box retailers like Home Depot
and Eagle, he offers superior customer ser-
vice, convenient rental products and services,
competitive pricing, etc.

12
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]

Lynn thinks that more
businesses in the corridor
would be of value to him as
a retailer and that the sur-
rounding neighborhood,
which is his customer base,
is good. The area appeared
to be in decline for a time
but he thinks that the area is
coming back and that there
is still more potential in the
neighborhood for growth
and improvement,

Olympus Press

Five years ago, Frank Vertrees and Glenn
Blue owners of Olympus Press, started look-
ing for a larger space. Previously located in
West Seattle, they
wanted a location that
was close to downtown
yet accessible with easy
access in all directions.
The property and build-
ing they bought is at the
corner of Military and
S. 150 Street. Despite
some vandalism, they
like the area and hope to
continue here. Since lo-
cating in the Pacific
Highway corridor
they’ve doubled their
business, are up to 45

employees and are one of the top 50 printing
firms in the Pacific Northwest. '
Jeff Katrell started at the company shortly
after it opened in Tukwila and after organiz-
- ing their shipping department became a jack
of all trades for the organization. He donates
time to the 99 Action Committee.

Avalon Apartments

Pat Fox, manager of the Avalon Apart-
ments for three and a half years , says that

his decision to
screen his incom-
ing tenants and
then be as aggres-
sive as possible in
evicting tenants
who engage in
criminal behavior
are the keys to his
success as a prop-
erty manager. His
screening criteria
costs only $32.00
for each tenant ap-
plication and
provides him with
criminal, drug and
credit histories.
According to
Pat, “Neighbors
need to get to-

gether and do whét'-:
the City can’t do.” *

Samara Apartments

Two years ago Barbara Brown, her hus-
band, and Bob Counsellor took on
management of the complex. In addition to

* the two full time managers there is a full time

groundskeeper who lives on site. Besides the
screening requirements they have for the po-

PARTNERSHIPS 13
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tential residents, the managers routinely

walk the property night and day and have

surveillance cameras in the common areas.
An interesting note about the complex,

which was built in 1968, is that many of the

residents have extended family within the
complex and of the 129 units only 11 units
have tenants who are American born. The
Samara maintains a waiting list in order to
accommodate those interested in living here.
Ms. Brown said that the appearance of
the neighborhood can detract from the living
environment and that they speak with their
neighbors about problems they face in an at-
tempt to work things out. An important
advantage for them is that they work for a
property owner who supports maintaining
both the reputation and condition of the

property.

99 Act_ion Committee

Although initially conceived as

Neighbors Working Together a coalition of businesses, the Com-

mittee quickly became a
partnership between local business
owners, surrounding residents and
City staff. The Southwest King
County Chamber keeps the group
organized and lends clerical sup-

Making a Difference in Tukwila port. Committee members keep

their eyes on the street, have a
phone and fax tree, organize trash

pick-ups, and have a juried “beautification
contest.” Last years winners were Mike and
Donna West of Southtowne Auto for their ef-
forts with a property they recently bought
adjacent to their auto rebuild business. The
group’s successes were recently affirmed with
an Association of Washington Cities Munici-
pal Achievement Award.

Foster Community Club

. The Club includes residents from the
Riverton, Foster, Thorndyke and Cascade
View neighborhoods. It is a community ori-
ented group of individuals who hold monthly
meetings and share an interest in the commu-
nity. Their “Foster Community News” is
published five times a year and contains ad-
vertisements for local people, businesses and’
events as well as commentary and news.

14
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Strategies

What additional assistance is desirable
to aid in supporting a safe, healthy, and
prosperous area?

INFRASTRUCTURE
INVESTMENT

REAL PROPERTY
INVESTMENT

COMMUNITY
DEVELOPMENT

MARKET
EXPANSION

15
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his is a summary of the strategies

chosen by the City to implement its

revitalization effort along the Pacific
Highway Corridor. A draft list of strategies in
the Pacific Highway Draft Revitalization
Plan (Tukwila, December 1997) was pre-
sented to the community and the Tukwila
City Council along with detailed information
and analysis. To obtain more detail on the
study area and on the adopted strategies, re-
fer to the Draft Plan.

We have targeted four areas for action:

* real estate investment,

* market expansion,

* community development, and

¢ infrastructure and facilities investment.

Each area of action has a list of City spon-
sored capital projects, departmental
programs and or development standards.

A timeline shown in Table 1 provides an .
overview of the revitalization strategies and -
lays out a logical sequence for the strategies.
The actnal time frame for implementation
will depend in many cases on locating addi-
tional funding and or the opportunity to
“partner” with a private party or a public

agency. We consider the timeline’s sequence
of actions more critical than actual dates.
Equally critical are the resources to imple-

-ment the Plan, which is discussed in the final

section.

This Plan guides the City of Tukwila as it
works with individuals, groups, and agencies,
and spends its resources. City staff working
with identified individuals or groups will
carry out each strategy. Because so much in
the environment is beyond City purview, this
Plan’s revitalization package relies upon part-
nerships, careful timing and a public
information and involvement program. Part- -
nerships are vital as they expand the scope
and degree of the City’s involvement and ex-
tend its resources.

This Plan authorizes actions that will lead
to project and program refinements and strat-
egy modifications. The vision and the goals
for the area that are adopted in the City Com-
prehensive Plan, and that are outlined in the
Draft Revitalization Plan, Table 1, Revital-
ization Plan Goals, Objectives, Criteria,
will remain-as the guiding principles as our
work evolves.

16
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e e

Table 1: Revitalization - 1999 2000 20001 | 2002 2003 2004 2005+
Plan Timeline

Real Property Investment

Housing Agencies SopsESMES P M PN s s s i s oS s s s s s s sl s s N
Partnerships & Code
Enforcement

Improvement Grants & A ASEYE Y TR I I AN BV RV BV SV IRV RN
Demonstration Project

Aggregation of AU RY R
Redeveiopment Sites
fncentive Program

Standards Flexibility LR RIES A

I'4
7
'
I'4

Setback Modification

Property Brokerage & AN S RN T RN S Y BN BENE RV IEVS IR
Acquisitions

Residential Density N iwENl N
Modification for NCC Zone
and Multi-family affowance
in RC Zone

Neighborhood Improvement
Programs

* Neighborhood Signs i s
*» Tree Planting ~
* Stream Clean-ups

(A AN

Art in Infrastructure Wi wi il soisis) sl sisisial s

Code Modifications for
Improved Design

* Pacific Hy. Design
Manuat

* BAR review of
development in RC
Zone

* Zoning Code's “ P winiw
Landscape Chapter

* Sign Amortization

Public involvement/ A A S YN R A A I A Y A AR RN A Y Y R Y Y RN E S R T A ~
Marketing Program '

Ped./Bike/Transit Plan L SN BV N

Strategic Plan for Educ. RIS ERIERERIA I ETEY RN AYEY IS RN IEN KV IV IRV RV RV DV I W

Infrastructure and Facilities Investment

Pacific Hy. improvement Soisisi s b s oisb sl s sisdb sl sl i s s s

Infrastructure Upgrades

¢ improve water lines Y RV AR BN L RV JEWS N
and fire hydrants

* Improve Telcomm. [ IRV IRV SRVEN BRVRES BV IOR I
* Create a Cross Street
tmprovement Plan

* Reconstruct Cross
Streets

Neighborhood Resource RN N Y N R A N R Y A A R TR RN R Y R I Y Y
Center

Cascade View Park ) U AN LU NN B BEVEE SRV SR

Southgate Park A RS Y IR N IS AL RV W

STRATEGIES 17
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A significant chalienge in the
Pacitic Highway corridor is
that history and appearance
of the area form the basis for
the region’s perceptions.

Real Property Investment

Advance property owner responsi-
bility in the maintenance and man-
agement of existing housing by
combining City code enforcement
with partnerships

Critical to success of the area’s revitaliza-
tion is the challenge of rehabilitating poorly
managed and substandard multiple family
developments. One part of the City’s overall
approach will consist of a dual program of:

¢ diligent City enforcement of code
requirements and improvement incentives
to current property owners, and

° active pursuit by the City for interested,
reputable private property owners or
quasi-public and nonprofit housing
advocates.

Responsible Department and its Role

The Uniform Housing Code and the
Tukwila Municipal Code Nuisance Chapter
are the primary codes establishing minimum
residential rental requirements that can be
enforced. This function is performed out of
the Mayor’s Office. Other codes however are
also critical components for minimum living
standards and will play a role in the imple-
mentation of this strategy. The Police
Department’s Crime Prevention officers
who provide security reviews and recom-
mendations as part of the Crime-free Multi-
housing program, the Fire Department, who
inspect property annually for fire safety,
each have a separate code
or responsibilities.

The Mayor’s Office
will be responsible for a
coordinated City code
enforcement program.
This responsibility will
be combined with the
role of coordinating and
encouraging housing

investment and partnerships with non-City
agencies and investors. The City will use the
Pacific Highway “site selection criteria” (see
page 23), and will pursue available housing
funds and housing advocates to match
programs with properties in the corridor.

Stimulate maintenance and im-
provement of property in the Pacific
Highway corridor by offering reha-
bilitation funds

A significant challenge in the Pacific
Highway corridor is that history and appear-
ance of the area form the basis for the region’s
perceptions. The purpose of this strategy is to
create an incentive for private property owners
to improve the physical conditions and
appearance of their properties.

The City will develop and sponsor a grant
program for site rehabilitation of multi-family
and commercial properties. This program will

" be available on sites within the study area

where financial participation is matched by
the property owner or lessor.

In order to promote the program, the City
will arrange for a demonstration project and
or other means to encourage property owner
participation.

Responsible Department and its Role

The Department of Community Develop-
ment is responsible for development plan
review and will implement a site improvement
grant program.

Encourage redevelopment within
the commercial district by creating
aggregation/redevelopment areas

The City will begin the process to amend
the Comprehensive Plan and Zoning Code
Maps to allow commercial development of 4
selected multi-family zoned properties. The
four sites are identified in Figure 2. They
were chosen because of the potential for
redevelopment and in order to encourage
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consolidation of small parcels into sites that
are more atfractive due to a larger size and
wider configuration. The Comprehensive
Plan and Zoning Code would be amended to
include appropriate policy and a process,
respectively.

All four sites front on a principal street,
Pacific Highway, two or more local access
streets, and are adjacent to residential
districts. Development of these sites must
assist in providing a visual and physical
transition between the commercial corridor
and these two types of neighborhoods. Each
development site will be required to demon-
strate to the Board of Architectural Review
(BAR) that the proposed site plan and
buildings successfully accomplish an
acceptable transition in bulk, setbacks,
landscaping and architectural style. Specific
redevelopment criteria shall also apply.

Responsible Department and its Role

The Department of Community Develop-
ment is responsible for administration of the
Zoning Code and will process the amend-
ment proposal.

Architectural Review the authority to waive
landscaping and setback standards, in the
NCC, RC, and MUO zones adjacent to
Pacific nghway in conjunction with a

_ complete review and approval of full site

development.

Responsible Department and its Role

The Department of Community Develop-
ment is responsible for administration of the
Zoning Code and will process the amendment
proposal.

Improve the transition between resi-
dential districts and adjacent com-
mercial structures by modifying the
setback standards

Figure 3, page 22, illustrates the preferred
concept for back and side yard setbacks for
commercial development sites adjacent to
residential districts. The setback should be
based upon the overall height of the structure
rather than the number of stories in a building
in order to minimize the impact of commer-
cial buildings on residential properties.

Responsible Department and its Role

The Department of Community Develop-
ment is responsible for administration of the
Zoning Code and will process the amendment
proposal.

Allow more efficient use of sites
and encourage pedestrian friendly
development by providing flexibil-
ity in applying landscaping and
setback standards in the commer-
cial district

The City will begin the legislative
amendment process to grant the Board of

Encourage investment in the Pacific
Highway Corridor by actively
brokering development

- The purpose of this strategy is to promote
the redevelopment of sites that are a deterrent
to the area’s overall revitalization. The City
has a number of options available for either
engaging in development directly, or
brokering development for private parties.
This type of effort is costly and City resources
are limited. Where, when and how City
resources are spent will be carefully consid-
ered and weighed against anticipated benefit.
In all cases of purchase or brokering
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property acquisition, the City will use the
following criteria.

Site Selection Criteria

* Sites whose current use is considered
" undesirable: The City may eliminate a

business or housing that has threatened
public safety or been associated with
illegal drug activity. For commercial
properties, this may require purchasing
the property and the business. These uses
may be profitable, however, making some
of these sites more expensive than sites
with poorly performing businesses.

* Sites at key locations: Key locations are
those properties that are highly visible or
strategically located, such as those at
intersections or commercial sites that do
not have a desirable relationship to
neighboring residential districts. Quality
development in visible locations can
greatly improve the image of an area and
can serve as seed projects encouraging
further redevelopment.

* Sites that are constrained: Occasionally,
the City can facilitate redevelopment by
purchasing and clearing parcels of their
structures. The City could also assemble
several small parcels to create a larger
parcel that is more suitable for modern
development.

* Sites that are needed for a public
purpose: Some sites may be purchased
because the parcel is suitable for a public
purpose. Construction of public ameni-
ties or infrastructure in the Pacific
Highway corridor can demonstrate the
City’s commitment to the area and
provide valuable civic amenities and or
services. (See Infrastructure and
Facilities Investment category below,)

Optional Purchase Methods

Strategic yet limited purchase of property
for either redevelopment for public use or
for future private development, would give
the City the opportunity to have a positive

e e

impact on the image and character of the area.
This approach will affect the type of redevel-
opment opportunities available in the corridor.
The following are three optional methods for
acquiring sites within the corridor.

* Broker redevelopment projects: The
City may work with investors, developers
and bankers to broker redevelopment
projects within the Pacific Highway
corridor.

* Acquire sites for public facilities: The
City may purchase key sites for public
purpose, benefit or use.

* Apply the urban renewal law: The City
may authorize public purchase of blighted
properties for future development. This
option requires that the City modify the
Revitalization Plan to perform the role of
an urban renewal plan and to designate a
“blighted area.”

Responsible Debértments and its Roles

The Mayor’s Office will contract with a
person (referred to here as the 99 Coordina-
tor) to perform the above role. The 99
Coordinator will:

* report directly to the City Administrator;

* foster relationships with development, real
estate and banking communities;

* coordinate internal City processes and
resources by acting as an ombudsperson
for the Pacific Highway area;

* research and target State, Federal, and
regional funding sources and programs that
may be used for revitalization activities;

* actas a visible advocate within the City
and community for the area and organize
support for revitalization of the area with
the assistance of the Southwest King
County Chamber of Commerce and the
Economic Development Advisory Board
(EDAB)

Contracting with a qualified person sends a
message to the development community of
the City’s commitment to achieving the goals
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of this Plan. This action provides a “point
person” for public contact, provides the City
with an individual who is familiar with the
development process, and ensures that the
efforts listed herein will receive the full
attention of an individual.

Market Expansion

Expand the number of households
in the trade area and seek to raise
the overall level of quality in the
residential environment

1. Allow multi-family development in
certain areas of the Regional Commer-
cial (RC) zone

There are certain areas within the
Regional Commercial districts of the Pacific
Highway area that have a residential
character. These present opportunities for

additional residential development that
would be in character with surrounding

. development, that could assist in improving
the overall residential character of the area,
and whose households would provide
additional demand for neighborhood
businesses.

2. Improve the feasibility of residential
commercial mixed use development in
the Neighborhood Commercial Center
(NCC) zone by changing the density
standard

The City wants to ensure the attainment of
its goal of a pedestrian oriented, vibrant
commercial core in the NCC district. To
improve the feasibility of a mixed use
neighborhood center, the City will change the
standard that limits residential density, which
may be limiting the success of this type of
development and an unnecessary standard,
given the other elements of the City’s develop-
ment code and review procedures.

Responsible Department and its Role

The Department of Community Develop-
ment is responsible for administration of the
Zoning Code and will process the amendment
proposal.

Community Development

Support community building and
neighborhood improvement efforts
by sponsoring programs

The City will develop and assist in efforts
that encourage the interest and participation
of individuals and groups in building a sense
of community and fostering neighborhood
improvement, cohesiveness and pride.

1. Neighborhood Signage Program

The City will assist in developing a
program to design and install signs at neigh-
borhood entrances.

Responsible Department and its Role

The Parks and Recreation and Community
Development Departments will coordinate
with the Tukwila Arts Commission on a
process to design and install neighborhood
signage.

The Public Works Department is respon-
sible for signage in public rights-of-way and
will assist in contracting with manufacturers
and installing signs.

2. Urban Forestry Planting Plan
The City will develop an Urban Forestry
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Plan that includes a planting plan of sug-
gested materials, locations and methods for
planting trees in the neighborhoods, and
maintenance procedures. The City will also
pursue sourcesof outside funding participate
in seeking funds and assist in implementing
the program.

Responsibie Department and its Role

The Department of Community Develop-
ment in coordination with Parks and
Recreation and Public Works will develop a
program.

3. Stream Restoration Program

The City will develop stream restoration
plans for the watercourses located within the
City, which primarily run through private
property.

Responsible Department and its Role

The Public Works Department is respon-
sible for the administration of the Storm and
Surface Water Utility, which manages the

L ———— ..

stream corridors or watercourses for flood
control purposes. Public Works will be
responsible for stream clean-up and restora-
tion events.

Foster community identity, pride,
and improvement through public art
in the corridor '

The City will develop a public art program
for the corridor, with the following compo-
nents:

* identification of potential applications
(gateways, transit improvements, sculpture,
murals, etc.) sites, and funding sources for

public and public private art within the
corridor;

* identification of capital projects that
should incorporate public art;

* identification of projects that should
include an artist in project development;

* establishment of a minimum percentage of
project costs or a minimum fixed cost for
public art within the corridor for budgeting
and project coordination purposes; and

* identification of artists within the commu-
nity including community participation
techniques for public art.

Responsible Department and its Role

The Parks and Recreation Department, in
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T

coordination with the Tukwila Arts Com-
mission, is responsible for the City art
program. Parks and Recreation will coordi-
nate with other departments such as Public
Works on implementation within specific
development projects, such as the Pacific
Highway Improvement project.

Improve the appearance and func-
tion of new private development in
the Pacific Highway area

1. Adopt the Pacific Highway Design
Manual (Design Criteria & Guidelines)

A draft Pacific Highway Design Manual
has been developed for the Neighborhood
Commercial Center, Regional Commercial
and Mixed Use Office districts in the
Pacific Highway Corridor. This develop-
ment guide will be forwarded to the
Planning Commission to begin the legisla-
tive review and adoption process.

2. Amend the Regional Commercial
(RC) Zone to require Board of Architec-
tural Review (BAR) of all development

The City will develop the necessary
Zoning Code modification and forward it to
the Planning Commis-
sion to begin the
legislative review and
adoption process.

3. Amend the land-
scape chapter of
Zoning Code to
increase quality of
landscaping along
street fronts and in
parking lots, create a
harmonious pattern
along Pacific Highway, while allowing
for flexibility

The City will enhance the Landscape
Chapter of its Zoning Code to provide
clearer direction for streetscape improve-
ments that are compatible with City street

improvements, to provide interior parking lot
landscape minimums and to provide flexibil-
ity in the location and design of plantings.

4. Develop a sign amortization program
to improve the appearance of business
signs and the streetscape along the
Highway

The City will modify the Tukwila Sign
Code to provide an amortization schedule for
existing non-conforming signs. Consideration
will also be given to modifications of the
current standards.

Responsible Department and its Role
The Department of Community Develop-

- ment is responsible for administration of the

Zoning and Sign Codes and will process the
amendment proposals.

Ensure successful implementation
of strategies through continuous
and meaningful public information,
involvement and marketing pro-
grams

The City will develop a long term commu-
nications and public relations strategy for
informing affected parties, publicizing City
and other groups’ efforts, and marketing the
area to prospective businesses. The City will
strategize and develop a joint marketing
program with adjacent Cities.

Responsible Department and its Role

The Department of Community Develop-
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ment will be responsible for maintaining
dialogue with individuals and groups
affected by development projects related to
the corridor and other revitalization related
projects. They will also be responsible for
developing the public relations programs
aimed at potential investors and developers
in the corridor.

The Public Works Department is respon-
sible for public involvement related to
improvement projects including those of the
franchise utilities. \

Ensure safe and efficient use of
public rights-of-way and transpor-
tation facilities through a Pedes-
trian Pathways, Bicycle Facilities
and Transit Connections Plan

A Bicycle Facilities, Transit Connections
and Pedestrian Pathways Plan will integrate
roads, pathways or trails, transit and other
related facilities into an area-wide network.
Recommendations will also include methods
of safety training; information on rules
governing the interaction between pedestri-
ans, bicyclists, and motorists; and existing
and proposed additional facilities for transit,
pedestrians, and bicycles.

Responsible Department and its Role

The Public Works Department will
develop the Plan with the assistance of the
Departments of Community Development

‘and Parks and Recreation.

Increase educational opportunities
for Tukwila residents and improve
the overall quality of the Tukwila
School District by working with the
district on the following joint op-
portunities for implementing their
‘Strategic Plan (1997-2002)

The District has identified the following
needs and the City of Tukwila as playing a
key role in helping to meet these needs. The
City will coordinate with the District on how

e

to fulfill the following objectives.

* Off-school-site learning facilities

* Additional sports recreation for students

* Ateen center in the Pacific Highway
corridor

Responsible Department.and its Role

The Mayor’s Office will coordinate with
the School District on shared facility opportu-
nities, and in conjunction with the City’s Park
and Recreation Department, discuss program-
ming solutions for additional recreational
opportunities.

The City will also include the school

district in space and design programming

discussions for additional facilitates. See
Neighborhood Resource Center and Cascade
View Park below.

Infrastructure'_ and Facilities
Investment ..

Improve the safety, function and ap-
pearance of Pacific Highway

The successful reconstruction of Pacific
Highway requires a multi-faceted approach
that addresses physical design issues, opera-
tional issues and related community objec-
tives, such as the economic redevelopment of
the corridor. The short term needs of existing
businesses must be addressed as well as the
long term goals of redevelopment and
revitalization.

The goals for the Revitalization Plan as they
relate to street redesign are: improved mobility
for people and goods; supportive, attractive,
comfortable street design for customers,
residents and transit users; and safety. These
goals have been distilled into four key design
objectives - reducing traffic speeds, limiting and
consolidating driveways, improving the
streetscape, and undergrounding and upgrading
the utilities; as well as mitigating the impacts to
businesses associated with the street improve-
ments.

The following is a discussion of the means
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Design features that

have one positive effect
may have a negative effect

in another area.

by which the Plan goals for the street may
be achieved. The information that supports
the choices laid out below are in the Pacific
Highway Draft Revitalization Plan, Appen-
dix B: Existing Conditions - Transportation
(December 1997.)

1. Reduce traffic speeds

The section of Pacific Highway between
S. 138 St. and S. 152 St. has the highest
pedestrian accident rate in the Washington
State Department of Transportation system.
In addition to the specific pedestrian
facilities that are recommended as part of
this Plan, reduced vehicular speeds will also
assist in creating a more compatible
environment for pedestrians. Reduced
speeds will also assist in the overall im-
provement of this section of the Pacific
Highway corridor, which serves as amain
street for the community.

Design street for speeds of 35 m.p.h.

The standard design criteria preferred for ...
-the Pacific Highway section between S. 152

and S. 139 Streets are in Table 2 below,

Lower posted speed limit

The City will continue to recommend to
the Washington State Department of

Table 2: Recommended Pacific Highway
Design Criteria

Speed Posted 35 m.p.h.

Lane Widths Center left-turn 12 feet
Interior through 11 feet
Outside through /

right-turn 12-14 feet

Bus pull-out 10 feet
Paraliel parking 8 feet

Curb Radius Arterial cross-street 35 feet
Minor cross-street 25 feet
Right-turn lanes 25 feet

~High pedestrian
crossing 25 feet

Transportation a posted speed of 35 m.p.h.
along the corridor’s commercial core between
S. 138 and S. 152 Streets and a design speed
of 35 mile per hour.

Improve intersections and signalization

During Pacific Highway reconstruction,
the City will install “First Phase” improve-
ments that include signalization improvements
at S. 144 and interconnects for traffic control-
lers at potential future signal installations at S.
140 and S. 148, and then S. 150, S. 146 and S.

142 Streets. These “Second Phase and Third

Phase” signals will be installed as develop-
ment occurs and need arises.

S. 144 Street Intersection: Conflicting
design elements will be resolved so that the
key objective of reducing speeds is achieved.
The fact that many of the design and opera-
tional issues are interrelated creates complex-
ity within the project. For example, improv-
ing pedestrian safety is most effectively
achieved by providing sidewalks, slowing
traffic speeds and creating a buffer between
pedestrians and traffic. These solutions
however may not serve through traffic. Design
features that have one positive effect may have
anegative effect in another area. For example,
providing landscaped medians down the
center of the road provide havens for crossing
pedestrians and improve the visual quality, but
restrict left turns into businesses.

There are several conflicting elements to
be considered in the redesign of the street at
this intersection.
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* Reducing the cycle length - A reduced
cycle length may improve the overall
level of service at the intersection,
including reduced delays for north and
southbound left turns.

* Bulbing the northeast and southwest
corners - At the current level of service
for worst case, peak hour traffic, continu-
ation of any right turn lane for transit bus
queue jumping-is not warranted, and
bulbing on the opposite corners should be

Figure 4: Bulbing for
Pedestrian Crossing

Table 3: S. 144 St. Design Comparison

employed to minimize pedestrian crossing
distances. Figure 4 illustrates the bulbing
concept.

* Eliminating the right turn lanes on Pacific
Highway or installing a curb radius of 25
feet or less - Table 3 is a comparison of the
tradeoffs between the two designs. If right
turn lanes are maintained, curb radii of 25
feet or less should be used.

Monitor traffic operations for installa-
tion of future traffic signals: Cross street
delays, vehicular and pedestrian traffic
volumes and the number and type of accidents
prevalent in the Highway Corridor will be
monitored for support of future signal
installation. Consideration will be given to
installing signals in phases at S, 148 and S.
140 Streets and then at S. 150, S. 146 and S.
142 as part of coordinated efforts.

2. Limit and cons__qlidate access
driveways -

To minimize conflict between vehicles and
between vehicles and pedestrians, private
access driveways will be consolidated where
possible and located to provide a minimum of
250 feet separation between drives where
feasible to conform with adopted access
management standards for the designated
classification of Pacific Highway by the State
(See Pacific Highway Draft Revitalization
Plan, Appendix B: Existing Conditions -

RIGHT TURN LANE ADVANTAGES

NO TURN LANE ADVANTAGES

Reduces delays for vehicles turning right
onto S. 144 St. when more than one car but
less than 4 cars are stopped at the intersection

Reduces red time on Pacific Highway for
north and southbound traffic

Encourages motorists to use S. 144 St.
rather than local access streets when
traffic is moderate to light.

Minimizes pedestrian crossing distance

Provides sufficient area to meet minimum
sidewalk width, landscaping standard
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Transportation
(December 1997.))

3. Install
streetscape
improvements

The City will
design streetscape
improvements in
conjunction with
roadway design and
engineering and
develop the
streetscape to a level that supports the
revitalization goals of the Plan.

Development of public art and gateways

The provision of public art and gateways
in conjunction with the streetscape improve-
ments project will be developed in conjunc-
tion with the Tukwila Arts Commission.

Coordination with King County for transit
improvements
Public transit is heavily used along this
corridor. Reconstruction of the street will
require the provision of new, optimal transit
locations and facilities, including bus
pullouts. The City will coordinate with
Metro King County to augment these new
facilities with shelters, benches, trash
receptacles, lighting, signage, and other
_features, commensurate with streetscape
improvements elsewhere in the corridor.

4. Underground Utilities

Overhead electrical and communication
facilities will be relocated underground in
conjunction with street reconstruction.

5. Mitigate impacts associated with _
street improvements

A significant factor impacting the future
design of the street is property owner,
business owner and customer use of the right-
of-way to maneuver into parking stalls. An
important final design objective will be to
address the parking needs of the 25 businesses

in the corridor who have historically used the
public right of way for their own purposes.

The City will work with property and
business owners to mitigate the impacts of the
changes brought by the street improvement
and may include some use of the public right-
of-way by private property owners “behind
the sidewalk” and on-street parking on cross
streets.

When possible, the street design may also
accommodate parking and loading within the
right of way where it is operationally neces-
sary for existing adjacent commercial
developments.

Responsible Department and its Role

The Public Works Department is respon-
sible for planning, design, construction and
maintenance of city streets. The Department
of Community Development will assist in
overall Revitalization Plan coordination and
streetscape plan review.
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Ensure that the Pacific Highway
Corridor infrastructure meets mini-
mum development standards and
that the infrastructure improve-
ments are designed to attract the
type and quality of businesses de-
sired

Adequate infrastructure is critical in
general to the commercial success of an area
and in particular to a development. Not only
does the availability of adequate infrastruc-
ture provide an invitation to investors, the
overall design of infrastructure can set a
standard for the type and quality of develop-
ment expected for the Pacific Highway
Corridor.

The City has a clear role and authority to
make improvements to public infrastructure.
The City is also most capable of coordinat-
ing with the multiple jurisdictions and
companies who provide services within the
right of way.

1. Upgrade water lines

The City will meet with Water Districts
20 and 125 to ensure that water lines are
planned to meet minimum requirements for
water supply and fire flows, a minimum of
eight inch lines and fire hydrants installed
every 300 feet to meet minimum City
standards. Figure 5 is a map of deficiencies
and water district boundaries. Utility
upgrades will precede or be in conjunction
with related street reconstruction projects.

“

2. Solicit telecommunications upgrades

The City will solicit telecommunication
providers in the area to install a high grade
fiber optic line within the corridor at the time
of street reconstructions or to install conduit
which would minimize the cost of future
installation.

3. Improve cross streets

Equally as important as improving the
Pacific Highway Corridor, in terms of the
overall goal of area revitalization, is the
improvement plan for the cross streets. The
City will conceptually design cross street
improvements within the study area from 42
Av. S. to Military Rd. S. and from S. 152 to S.
139 Streets.

S. 144 Street in particular links users of the
highway with many of the important public
facilities in the area. Other cross streets link
the neighborhoods to the commercial core of
the area. i

Create an area-widé street design and
streetscape plan ™

A plan for the improvement of these streets
enables these improvements to be constructed
ncrementally as redevelopment occurs or
enables the City to undertake them as an
incentive to prospective developers. Figure 6
shows the expected future right-of-ways and
pavement widths within the focus area, which
would be the subject of the plan. An area-wide
street system and streetscape plan will
augment the information contained in Figure
6 to show the needed utility upgrades to
water, storm water, sanitary sewer, fire
hydrants, and franchise utilities, if necessary;
on-street parking where desirable and needed;
curb and sidewalk locations; undergrounding;
landscaping and street trees, where desirable;
and illumination. Discussion in the plan will
also include the potential for street vacations
and the criteria or circumstances under which
a vacation would be considered.

Construct cross street improvements

The following construction phasing
schedule is for improving the cross streets
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within the study area from S. 139 Streets to

S. 154 Street and between 42 Ave. S. and

Military Road.

® Phase I Cross Street Plan: Phase I targets
existing or planned signalized cross
streets. This includes S. 144, S.140, S.
148, and S. 152 Streets.

* Phase II Cross Street Plan: The Phase II
Plan completes all remaining cross
streets within this section of the corridor.
The design elements are the same as
those described for Phase 1.

Responsible Department and its Role

The Public Works Department is respon-
sible for the planning, design, construction
and maintenance of public infrastructure.

Maintain a civic presence in the
Pacific Highway Corridor by nego-
tiating with private developers to
locate a neighborhood resource
center within a new development
that meets the City’s expectations

The City will use the site selection
criteria from page 23, to guide negotiations
for a location for a neighborhood resource
center. The City’s intent is to partner with a
developer to create a development that
serves as a desirable example of the inten-
sity and quality for site and building
development in the corridor and to negotiate
for some amount of public space that serves
the people and businesses of the area, that
expands and enhances the sense of commu-
nity and civic pride, and creates a meeting
place or gathering spot.

Community opinion is that Pacific
Highway functions, although poorly at
present, as the community’s main street.
The City’s community facilities, such as
City Hall, libraries, the Community Center,
schools, and fire stations are all dispersed
throughout the City. The City’s lease of a
building on the Highway for a neighborhood
resource center was done to create a “police
presence’” and allow the police officers to

function more immediately within the
neighborhoods.

Careful consideration will be given to the
space requirements and operational program-
ming for a “Neighborhood Resource Center.”
The City has also chosen to partner with the
Tukwila School District or supplement district
programs by providing off-site learning
facilities, a teen center and recreation for
students.

The following uses will be considered for
inclusion within the facility:

¢ police personnel and crime prevention
resources;

* volunteer resource needs;

* recreation space that supplements existing
facilities and meets the needs of the
surrounding neighborhood and school
students; -

* meeting space that compliments and
supplements existing community facilities
deficits including the Tukwila School
District;

* additional City office needs including
storage, taking into consideration long
term needs and relationships between City
services;

* leaseable space for community oriented
organizations such as human service
contractors and the Tukwila School
District; and

¢ other public services or housing.

Responsible Department and its Role

The Mayor’s Office is responsible for the
space and facility needs for all City Depart-
ments. The “99 Coordinator” who will be
responsible for identification and coordination
of land acquisition and development pack-
ages, will work with the Mayor’s office to
ensure the space criteria for the City is met.

Improve the residential character
and amenities in the area by siting
and constructing Cascade View
Park
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The City will use the Pacific Highway
“site selection criteria,” page 23, in addition
to the Parks and Open Space Plan criteria
below, to site, fund and construct the
Cascade View Neighborhood Park. The City
is interested in jointly developing the
neighborhood park in conjunction with a
private development proposal.

The City’s adopted Parks and Open Space
Plan (Tukwila 1993) identifies the Cascade
View neighborhood as the most underserved
neighborhood from a parks standard.
Neighborhood parks are defined by the City
as a combination playground and park
designed primarily for non-supervised, non-
organized, recreational activities. Neighbor-
hood parks facilities typically include
children’s play equipment, picnic facilities, a
grass area for pick-up sports, and may also
contain tenris courts, sport courts or other
low impact recreation facilities.

The Parks & Open Space Plan (Tukwila
1993} contains the following neighborhood
park site selection criteria.

* The site should be central to the area it
serves and optimally be 3 - 7 acres in
size.

* The site should be adjacent to a green
belt or trail system, if possible.

* Walking distance to the site should not
exceed one half mile for the population it

S€rves.

| |

* The park’s future users should not need to
cross major artetial streets or other barriers
to access the park.

* The site should be readily visible from
adjoining streets.

* At least 50% of the site should be flat and
usable for recreation.

* Access to the site should be via a local
residential street. Iflocated on a busy
arterial street, appropriate fencing and
other safety measures should be taken.

The following additional criteria that are
related to the Pacific Highway revitalization
goals will also be used during funding
considerations for selecting a park site and or
joint project funding:

* Will it redevelop existing highly degraded
uses into a park?

* Will it create a transitional buffer between
comunercial and residential areas?

* Will it enhance residential development?

* Does the design discourage crime and
vandalism?

Responsible Department and its Role

The Parks and Recreation Department is
responsible for City parks and will coordi-
nate with the “99 Coordinator” and the
Department of Community Development for
selection of sites and potential development
partners.

STRATEGIES 37
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. es . Responsible Department and its Role
Use existing public land to act as a P P

visual and recreational amenity by The Parks and Recreation Department is

improving Southgate Greenbeit responsible for design, operation, and'
Park maintenance of City parks and coordinates

with the Public Works Department for their
The Clty will i]nprove the greenbelt area construction. There will bejoint exploration
to act as a gateway to the Pacific Highway between the Departments to investigate the

“main street” and as a conduit between the feasibility of access, recreation, stream
study area and the recreational areas in the restoration, storm retention and water quality
Riverton neighborhood and Duwamish/ Improvements.

Green River valley.
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Resources

How will the community fund these prOgrams
and improvements in the Pacific Highway
corridor and its neighborhoods?
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L

n order to implement the recommenda-

tions within the Pacific Highway Revi-

talization Plan a greater share of existing
City resources and/or new resources will
need to be allocated to this area. This Plan
also intends that current levels of public
safety expenditures will be maintained
within the near term. Below is a discussion
of the resource opportunities available to the
City to finance these strategies. The discus-
sion of potential funding sources is followed
by Table 4, Estimated Implementation
Costs for Revitalization Plan Strategies.
The strategies are organized into three cat-
egories that reflect the degree of resource
needs.

Existing Resources

Operating Budget: The City’s total an-
nual operating and maintenance budget is
approximately $25 million. Each year the
Mayor’s Office develops Departmental work
programs and sets project priorities. The
City Council then reviews, modifies (if
desired,) and adopts the budget.

The anuual budget process
. can fund regulatory changes
and community development
projects with existing staff if
priorites are changed and projects
rescheduled. In a few cases, the
addition of funds will be necessary
to undertake physical improvement
projects.
Capital Improvement Plan (CIP):
Tukwila’s 1998-2003 Capital Improve-
ment Program (CIP) allocates
approximately $3.2 million for major
projects per year plus an additional $4.3
million annually from outside sources for
major projects. Much of the City CIP fund-
ing is tied to matching funds. For example,
in the upcoming six year period $8 million
in City funds leverage $26 million in “out-
side” funds. Having said this, there are some
minor opportunities for reprioritizing in the
CIP. As an example, the City has allocated

$530,000 of City funds for improvements to
S. 150 St. from 42 Av. S. east to 46 Av. S. The
Plan adopts the strategy of improving cross
streets within the study area. Should these be
moved ahead of the S. 150 St. project between
42 Av. S.and 46 Av. S.?

New Resources

Councilmanic Bonds: If the City is to un-
dertake the revitalization of the corridor per
this plan, then the City may wish to consider
new sources of revenue. The City has the legal
ability to borrow money based upon the as-
sessed valuation of all real and personal
property in Tukwila. There is approximately
$29.5 million in potential debt available. The
City has $5.5 million in bonds outstanding for
the construction of the Community Center.
This requires approximately $500,000 in an-
nual debt service. That leaves up to $24
million in bonding capacity that can be ap-
proved by the City Council (i.e. councilmanic
bonds) for municipal improvements. -

Money raised in this manner could only be
repaid with general revenues. This means the
City would have to either reduce expenditures
in other areas or increase general revenues in
SOMe manner.

Voted Bonds: Another bonding option is
through a vote of the Tukwila citizens. The
community could vote to temporarily increase
property taxes for the purpose of paying off
bonds used to finance capital improvement
projects. This method is similar to a school
bond issue.

Additional Taxes: Tukwila is one of the
few municipalities that has chosen not to levy
a tax on utility services used within the City.
It is projected that a 4-6% tax' has the poten-
tial of raising in excess of $2 million in
revenue. The City also has the option of using
an additional 1/4% real estate excise tax,
which is borne by the seller in all real estate

! There are a wide range of options for levying the utility
tax. This report is general in nature and the percentages
levied and the revenue raised could vary considerably .
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transactions, that would raise an additional
$300,000 annually. The City could then
choose to use the tax revenues from one or
both of these sources to pay for projects
themselves or to pay off any debt incurred
through councilmanic bonding.

The City re-
cently levied a
one percent tax
on all hotel and
motel transac-
tions. The funds
raised from this
source are ex-
pected to be
$500,000 annu-
ally. These
dollars must be
used for tourism,
marketing or cul-
tural activities. There are a number of
strategies listed within this Plan that would
satisfy this criteria. These include marketing
and economic development, art, and some
transportation and parking facilities.

Outside Resources

The final type of funding source depends
on if and when opportunities present them-
selves and the type and availability of

e .

funding from partners with the City. We hope
that the Revitalization Plan will demonstrate
the serious commitment the City would make
to potential development partners including
housing agencies, King County, private devel-
opers, etc. These outside sources of funding
and/or participation are vital to the Revitaliza-
tion Plan. City funding will be needed to

partner with interested parties.

The City is currently under contract with an
individual to broker development and raise pri-
vate interest in investing in the corridor.

An additional option for attracting outside
resources would be to hire a grant writer to re-
search and apply for federal, state, and
nonprofit foundation funding for the pro-
grams identified within this Plan. The area’s
economic profile, the documented needs, and
community involvement make it a strong can-
didate for successful grant funding.

The following table illustrates the three
levels for funding the strategies. These
include:

1. strategies requiring few or no capital
funding;

2. strategies requiring significant capital
funding and adjustments to the City’s CIP;
and

3. strategies requiring staff resources, capital
funding, and outside partnerships and
whose costs are as yet undefined.

RESOURCES 41
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City of Tukwila
Ordinance Noa.lsﬁ/ ;an

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY
OF TUKWILA, WASHINGTON, ADOPTING A PACIFIC
HIGHWAY REVITALIZATION PLAN FOR THE CITY OF
TUKWILA; PROVIDING FOR SEVERABILITY; AND
ESTABLISHING AN EFFECTIVE DATE.

WHEREAS, the areas along the Pacific Highway corridor annexed to the City of Tukwila
in 1989 and 1991 and the subsequent 1993 Vision Tukwila process established as a top priority
the improvement of the Pacific Highway area; and

WHEREAS, the 1995 City of Tukwila Comprehensive Land Use Plan, policy 8.2.11, states,
“Develop a strategic and financial plan for implementing these Pacific Highway corridor
policies that facilitates (sic) private and public investment;” and

WHEREAS, the City established a 99 Task Force comprised of Pacific Highway business
owners, residents, and Planning Commissioners; and

WHEREAS, there has been an extensive four year public involvement process in the
development of the Revitalization Plan; including 65 public meetings; and

WHEREAS, there was a review of the impacts associated with the strategies of the draft
Plan and a Determination of Nonsignficance was issued by the City’s SEPA Responsible
Official on April 17, 1998; and

WHEREAS, the City Council held a public hearing on the Draft Revitalization Plan on
April 20, 1998 and adopted the following facts as its findings:

A. The Pacific Highway corridor presents difficult public health and safety challenges
and requires significant resources of the City;

B. Pacific Highway is envisioned as a community “main street” for a municipality
whose neighborhoods are separated by the interstate and state highway system. The
intersection of S. 144 St. and Pacific Highway is a particularly important community
crossroads because of the function of the two streets for inter- and intra-City travel and
because of the substantial community facilities located on S. 144 St.;

C. The community of Tukwila envisions an improved commercial corridor that serves
the surrounding residential neighborhoods with commercial goods and services, is a positive
reflection of the City and is a high quality environment;

D. There exists a residential component that is important for the livelihood of the
commercial businesses and is important for its overall effect on the character of the corridor.
That component would benefit from public and private infrastructure improvements and
sustained public services;

E. The City Council has carefully considered the City’s options and consulted with
community members as well as experts in the. fields of transportation, real estate, urban
design, and housing;

REVITALZ.DOC 8/14/98 1



NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF TUKWILA,
WASHINGTON, DO ORDAIN AS FOLLOWS:

Section 1. Adoption and Applicability.

A. The Pacific Highway Revitalization Plan is hereby adopted by this reference as if
fully set forth herein and shall become an official policy document of the City of Tukwila.

B. The strategies contained within the plan shall guide future budget and public capital
improvement proposals prepared or authorized by the City.

C. The strategies contained in the Revitalization Plan and the background information
contained in the Draft Revitalization Plan (December 1997) shall direct the development and
design of projects, programs and regulations considered by the City Council.

Section 2. Severability. If any section, subsection, paragraph, sentence, clause or phrase
of this ordinance or its application to any person or situation should be held to be invalid or
unconstitutional for any reason by a court of competent jurisdiction, such invalidity or
unconstitutionality shall not affect the validity or constitutionality of the remaining portions of
this ordinance or its application to any other person or situation. :

Section 3. Effective Date. This ordinance or a summary thereof shall be published in the
official newspaper of the City, and shall take effect and be in full force and effect five (5) days
after passage and publication as provided by law.

PASSED BY THE CITY COUI\JQE,Ir OF THE CITY OF TUKWILA, WASHINGTON, at a
Regular Meeting thereof this ___/ 7= dayof L//f/ . , 1998.

o ) (2

]oh:jyx W. Rants, Mayor

1

ATTEST/AUTHENTICATED:

]ﬂe E. Cantu, City Clerk

APPROVED ASPO FORM:

Office of the City A¥forney

FILED WITH THE CITY CLERK: §- /3-7§
PASSED BY THE CITY COUNCIL:g-/7- 9 §
PUBLISHED: 8- &/-%%

EFFECTIVE DATE: §-24-9&
ORDINANCE NO: /§¢¢

REVITALZ.DOC 8/14/98
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It’s important that “a critical mass” of
change and improvement occur so that the
new health and character of the area is
perceived. This Plan lays out the strate-
gies for this transformation to occur. The
City is committed to undertaking the
strategies within its purview to accom-
plish as a municipal government. The
City will also continue to make a commit-
ment to partner with others who are
willing to be pioneers with us in reinvest-
ing in a central location and a vibrant part
of the Puget Sound region.,

Mayor John W, Rants

You can reach the Mayor via the phone or
over the internet. His phone number is (206)
433-1850 and his e-mail address is
tukmayor@ci.tukwila.wa.us.

For further information or copies of this
and preceding reports, contact:

City of Tukwila

Department of Comumunity Development
6300 Southcenter Bl, Suite 100

Tukwila, WA 98166

Phone: (206) 431-3670

E-mail: tukplan@ci.tukwila. wa.us




Paul Koch’s Gilmore Station in Riverton Heights provided quality service to community and highway fravelers

alike for 36 years. Pacific Highway, a simple two-lane road, was not paved at the location for many years. Koch'’s
station was at S. 154 St.—a corner known in the Heights as “death corner” because of the high number of traffic
accidents and fatalities. Finally, a four-way stop signal light was installed in the 1950's.

Courtesy Evelyn Koch Santora.




“‘:2-, %.
3 =
L I ) \ ¥
[ \ "
\
\
\
o%ﬁ !
e
¢, N
' 4
. L
P14

‘6
.d
H
g
n N\
] ’a
¢
\
o
\.
]
, gis
L.
[
\ *‘s 3
\ .
ut .
et
AW -
- B

ive & Te
Rent s

Koo Tar

o

Lo

JLURY

TFaLiun

E

I

H
i



TukWila International Boulevard Plan

= Revitalization
| Urban Renewal

January 2000

Urban Renewal Update

The community of Tukwila spent a number of years discussing and
reviewing their options for revitalizing the Pacific Highway corridor.
The City issued a Draft Plan in December 1997 and then adopted a
final plan in August 1998. The Plan is a multi-faceted, broad-
spectrum approach. In the category of real estate investment is the
strategy of encouraging property acquisition and redevelopment.

After the City adopted the Plan, a number of events occurred.
Among them, the City changed the name of Pacific Highway to
Tukwila International Boulevard and contracted with a real estate
consultant to work with the development community in encouraging
investment within the corridor.

The challenges listed in the Draft Plan bore themselves out and the
City finds that in order to see redevelopment within the near future,
public partnership and invalvement is necessary. The Pacific
Highway Revitalization Plan (August 1998) list a variety of methods
and specific criteria for acquisition including City involvement by
authority of urban renewal law. (See page 21.) City partnership in
private development requires the adoptlon of an urban renewal plan-
per Chapter 35.81, RCW.




Tukwila International Boulevard Plan

Urban Renewal Plan Requirements

Throughout the Washington State urban renewal law (Chapter
35.81 RCW) are the fundamentals for an urban renewal plan.
The following is a summary of the needed contents of an urban
renewal plan.

The City must find (per Chapter 35.81.050 RCW) that:
1. a blighted area exists in the city; and

2. rehabilitation, redevelopment or a combination thereof, of
such area is necessary in the interest of the public health,
safety, morals, or welfare of the residents of the City.

The State statute specifically defines an “urban renewal plan,”
(Chapter 35.81.010 RCW) as a plan that:

3. conforms to the Comprehensive Plan; and

4. is sufficiently complete to indicate such land acquisition,
demolition and removal of structures, redevelopment,
improvements and rehabilitation as may be proposed to be
carried out in the urban renewal area.

Finally, in order for the City to pursue an urban renewal project
within an urban renewal area, the City must find (per Chapter
35.81.060(4) RCW) that an urban renewal plan:

5. affords maximum opportunity, consistent with the sound
needs of the municipality as a whole, for the rehabilitation or
redevelopment of the urban renewal area by private.
enterprise.

The Pacific Highway Revitalization Plan (August 1998) contains
many of the concepts elicited by the urban renewal legislation. It
explains the existing conditions of the corridor, which are
characteristic of blight as defined by the urban renewal legislation. It
lists public improvements and rehabilitation that should occur within
the corridor and that the City hopes to achieve.

A2
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However, there are a number of missing elements, such as the
designation of an urban renewal area and any indication of land
acquisition.

The remaining update addresses the five elements of an urban
renewal plan as laid out above. These elements are additions to the
existing Pacific Highway Revitalization Plan, creating an addendum,
so that the Plan may be readopted as an urban renewal plan.

1. Blighted Conditions and Urban Renewal Area Boundaries

Blight

In order to designate an area for urban renewal, the City must
declare the area blighted. The definition of blight (defined in
Chapter 35.81.010 RCW) is expansive and includes the
following relevant items:

o Substantial physical dilapidation, deterioration, defective
construction, material and arrangement and or age or
obsolescence of buildings or improvements, whether residential
or nonresidential, inadequate provision for ventilation, light,
proper sanitary facilities, or open spaces as determined by
competent appraisers on the basis of an examination of the
building standards of the municipality;

e Inappropriate or mixed uses of land or buildings;

o Defective or inadequate street layout;

Faulty lot layout in relation to size adequacy, accessibility or
usefulness’ insanitary or unsafe conditions; v
Deterioration of site(s);

Diversity of ownership;

Improper subdivision or obsolete platting;

The existence of conditions which endanger life or property by

fire or other causes, or any combination of such factors, is

conducive to ill health, transmission of disease, infant mortality,
juvenile delinquency and crime;

e Substantially impairs or arrests the sound growth of the city orits
environs, retards the provision of housing accommodations or
constitutes an economic or social liability, and/or is detrimental or
constitutes a menace to the public health, safety, welfare and
morals in its present condition and use.

The Draft Pacific Highway Revitalization Plan (December 1997)
outlines the difficult conditions in the corridor. Challenges evident in

A3
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the area that place significant obstacles to redevelopment are shown
in the table below. Most of these items are “blight” as defined by the
State.

Matrix of R_evitalization Plan Goals and Challenges
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Maintained Area .

The following three sections summarize with the instances of poor
appearance, crime statistics, and small and irregular parcel sizes
that exist within the urban renewal area. The boundaries of the urban
renewal area are shown on Figure A1, page A11. -

Code Enforcement

The City has been categorizing code enforcement requests, requests
for action (RFA,) since 1992. A study was prepared to review the
complaints generated from within the urban renewal area as
compared to the City as a whole. While the overall number of
complaints has not been significantly different in the urban renewal
area than for the City as a whole, the number of housing complaints
is four times the number of housing complaints than for the City as a
whole. Housing complaints typically include plumbing, electrical,
bugs/rodents and structural issues. '
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The State Department of Labor and Industries was asked to assist in
investigations of complaints regarding the Southgate Mobile Home
Park. The Department generated a nine page inspection report
listing numerous violations. According to October 1999
conversations with the Department, compliance with the itemized
violations has not occurred. Of the 54 units on the site, 20 remain
uninhabitable.

Crime Reports

Tukwila Police Department Crime reports from 1995 - 1998 show
that the number of incidents generated in the urban renewal area are
relatively high as compared with its overall size and population. The
urban renewal area contains an estimated 5% of the City’s
population and 1% of the City’s parcel area. The table shows that
the number of criminal incidents is approximately 18% of the number
for the City as a whole.

Comparison of Crime Occurrence in URA and Tukwila 1995-
1999

_ Year. . .| %995 | 1986 ...
URA 2,016
City 10,872 9,510 9,540 7,726
Percentage of 19% 16% 18% 18%
Crime that
occurred in the
URA
City and URA Size Comparison
Parcel area of 4,437 Population* of 14,990
Tukwila acres Tukwila 1998

Parcel area of URA | 49 acres | Population* of URA | 717
Percentage of City 1% Percentage of City 5%
parcel area within population that lives

the URA
* Population-is an ¢
Finance caleulatisis

The Tukwila Chief of Police, in a memo dated October 6, 1999,
supports the urban renewal designation. Police Department
statistics show that violent crime in the urban renewal area is 60% of
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the total crime as compared to other areas of the City where violent
crime is only 43% of the total crime.

Property Characteristics

In addition to the social impediments, such as crime experienced in
the area there are many physical challenges. Those challenges that
are related to blight as defined in the state statute, are the small and
irregular parcel sizes and the high number of separate small
ownerships. )

As is explained in the Existing Conditions Report of the Draft
Revitalization Plan, (December 1997) the rectilinear lots within the
urban renewal area of the corridor, were platted to orient to the north
and south cross streets rather than Tukwila International Boulevard.
The highway was then laid at an angle across the plats. The odd
angles of intersection between streets and property lines create poor
visibility of the commercial properties for either the north or
southbound traveler.

Acquisition and reorientation of the lots by property owners within the
corridor is highly varied, creating a mixed development condition of
depth, size, directional orientation, in effect a haphazard state, which
is not attractive or conducive to a successful commercial district.
Future safety and improvement projects will constrain the already
small sized commercial lots and emphasize this more challenging
condition. '

Urban renewal area boundaries

The urban renewal designation allows the City to actively participate
as a property owner in partnership with private enterprise. The
boundaries for the urban renewal area are limited to a relatively
small seven-block area. (Figure A1, page A11) The City anticipates
limited involvement in urban renewal projects within the heart of the
corridor and is currently planning one urban renewal project at the
intersection of S. 144 St. and Tukwila International Boulevard.,

The urban renewal area is sized to show the intent of the City to
narrowly focus its resources and yet large enough to potentially act
as a catalyst for rehabilitation and redevelopment. The boundaries
are sufficiently large enough to allow the City to expand the limits of
its project if it needs to do so. For example, of benefit to all properties
within the area are below market loans available through the Federal
Home Loan Bank for housing in urban renewal areas. The area is
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also large enough to document the conditions of the area and regular
enough to be readily recognizable and describable.

2. Necessity and Purpose

By legislative determination, the City of Tukwila finds there is a
purpose and necessity for an urban renewal plan. Within the Tukwila
International Boulevard corridor and in particular within the urban
renewal area there are economic and social liabilities, which retard
the sound growth of the City and the provision of housing.

This area consumes an excessive proportion of City revenues
because of extra services required for police and other forms of
public services. The City locates and operates video cameras within
the corridor in order to deter crime and provide back up services.
These cameras must be maintained and serviced. In addition, this
corridor contains the only vacant parcels of medium and high density
housing with available infrastructure that remains undeveloped.

3. Comprehensive Plan Conformance

The Tukwila Comprehensive Plan was adopted in 1995. The Plan
laid out four main objectives, with number one being, “to improve and
sustain residential neighborhood quality and livability” and number
two being, “fo redevelop and reinvigorate the Pacific Highway
corridor.”

The Pacific Highway corridor travels through the heart of one of the
City's largest residential neighborhoods. The corridor also is zoned
to act as a primary neighborhood service center for the City’s
residents. lIts revitalization and improvement is an integral
component to the Plan’s number one objective of improving
residential quality and livability.

A number of the City’s Economic Development policies also support
an urban renewal approach.

Policy 2.1.5 Act in partnership with the private sector fo fund
infrastructure as part of a sub-area plan to encourage redevelopment
as an inducement to convert outdated and underutilized land and
buildings to high valued and or appropriate land uses.
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Policy 2.1.9 Seek funds from non-City sources and authority for the
City to directly encourage economic development.

In addition to the Comprehensive Plan’s policy direction on the
design of public and private improvements within the corridor, the
Plan directed the development of a strategic and financial plan that
facilitates private and public investment. The subsequent Pacific
Highway Revitalization Plan (August 1998,) was adopted as a policy
document of the City to guide the improvement of the corridor.

The Pacific Highway Revitalization Plan anticipated the use of the
urban renewal statute in order to facilitate property assemblage and
to enhance the financial feasibility of redevelopment. Its policy to
“Encourage investment in the Pacific Highway Corridor by actively
brokering development,” goes on to list the method of urban renewal
as an available tool.

In summary, existing policy supports the City’s undertaking a public
role in private redevelopment through an urban renewal project.

4. Areas of Acquisition, Redevelopment and Rehabilitation

An urban renewal plan must be sufficiently complete to indicate such
land acquisition, demolition, and removal of structures,
redevelopment, improvements and rehabilitation as may be
proposed to be carried out in the urban renewal area. The Pacific
Highway Revitalization Plan (August 1998) identifies a number of
regulatory changes and public improvements and programs that are
to occur; however, at the time of the Plan’s development, the City did
not identify properties where they anticipated land acquisition and
demolition.

The urban renewal area is comprised of approximately seven blocks.
Within those blocks are land use, building and property conditions
that are more likely to result in or to require acquisition,
redevelopment and rehabilitation. The RedeveJopment/Rehabilitation
Analysis Map (Figure A2, page A12) indicates land that is judged
most likely to be acquired, redeveloped or rehabilitated by either the
City or a private entity in the urban renewal area.

This map does not commit the City to property acquiéition, but
prioritizes sites that are ripe for redevelopment or rehabilitation. Site
acquisition by the City will be guided by the criteria established in the
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Revitalization Plan, page 23, (August 1998) as well as the conditions
portrayed by Figure A2. When acquiring property within the urban
renewal area, the City shall use an approach that encourages private
enterprise and public/private partnership. The City will conduct
transactions in the private real estate market and acquire property
through freely negotiated purchases. The power of eminent domain
shall be reserved for that unique situation where other acquisition
methods have failed and the City Council determines it is necessary
to ensure the success of a specific urban renewal project.

In the future, the City may see that the urban renewal area has
additional needs and or opportunities that require or benefit from
public resources or partnership. At this point in time, one urban
renewal project is proposed by the City to occur after preparation of
a financial plan.

5. Maximum Opportunity for Private Enterprise

The Pacific Highway Revitalization Plan (August 1998) contains
numerous recommendations for City programs, services and
regulations whose intentions are to encourage and maximize the
investments by private individuals in this corridor. The urban
renewal addendum is just one strategy among the many whose
overall goal is to support and bolster real property investment and
rehabilitation. '

More specifically, an urban renewal project at the S. 144 St. and TIB

intersection will allow the City to fulfill several public needs:

¢ to construct a City facility at a prominent location within the
corridor,

¢ to install a public amenity at a critical corner, and

 to maintain a valuable commercial site for private redevelopment.

The City further assists private redevelopment by assembling nine

smaller lots into one larger more viable site and rearranging street

right of way to create a more functional arrangement.
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Summary

The Revitalization Plan is a multi-year, multi-task plan. The
strategies provide alternatives for implementation, while also
allowing flexibility, and are responsive to short term, minor changes
in needs and conditions. As the City works to implement the adopted
strategies and improve the corridor, refinement and modification, as

with this urban renewal plan, may occur.
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