
 

PLANNING COMMISSION 
SPECIAL VIDEO MEETING 

AGENDA  

 

Wednesday, September 22, 2021 

Zoom Virtual Platform  
9611 SE 36th Street | Mercer Island, WA 98040 

Phone: 206.275.7706 | www.mercerisland.gov 

PLANNING COMMISSIONERS: 
Chair: Daniel Hubbell 
Vice Chair: Ted Weinberg 
Commissioners: Carolyn Boatsman, Jordan Friedman, Tiffin Goodman, Michael Murphy, Victor Raisys  

In compliance with the Americans with Disabilities Act, those requiring accommodation for meetings should notify the Staff 
Liaison at least 24 hours prior to the meeting. 

 

The Planning Commission meeting will be held virtually using video conferencing technology provided by Zoom, 
and the public will have the opportunity to provide comment during Appearances by either calling in or logging 
onto the meeting as a Zoom attendee.  

Registering to Speak: Individuals wishing to speak during live Appearances will need to register their request with 
the Sr. Administrative Assistant at 206.275.7791 or email at andrea.larson@mercerisland.gov and leave a message 
before 4pm on the day of the Planning Commission meeting. Please reference “Appearances”. Each speaker will be 
allowed three (3) minutes to speak.  

Public Comment by Video: Notify the Sr. Administrative Assistant in advance that you wish to speak on camera 
and staff will be prepared to permit temporary video access when you enter the live Planning Commission 
meeting. Please remember to activate the video option on your phone or computer, ensure your room is well lit, 
and kindly ensure that your background is appropriate for all audience ages. Screen sharing will not be permitted, 
but documents may be emailed to the Planning Commission.  

To attend the meeting, please use the following Zoom information: 

Join by Telephone at 6:00 pm: To listen to the hearing via telephone, please call 253.215.8782 and enter Webinar 
ID 817 7087 5595 and Passcode 792144 when prompted.  

Join by Internet at 6:00 pm: To watch the hearing over the internet via your computer microphone/ speakers 
follow these steps:  
1. Click this Link  

2. If the Zoom app is not installed on your computer, you will be prompted to download it.  

3. If prompted for Meeting ID, enter 817 7087 5595; Enter Passcode 792144 

CALL TO ORDER & ROLL CALL, 6 PM 

PUBLIC APPEARANCES 

This is the time set aside for members of the public to speak to the Commission about issues of 
concern.  If you wish to speak, please consider the following points: 

 Speak audibly into the podium microphone. 

 State your name and address for the record. 

 Limit your comments to 3 minutes. 

The Commission may limit the number of speakers and modify the time alloted.  Total time for 
appearances: 15 minutes. 

REGULAR BUSINESS 
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1. July 28, 2021 Minutes 

2. ZTR21-004 Town Center Retail Requirements 

Introduction and discussion regarding Town Center Retail Requirements. 

OTHER BUSINESS 

3. Deputy Director's Report 

4. Planned Absences for Future Meetings 

5. Announcements & Communications 

6. Next Scheduled Meeting: October 6, 2021 

ADJOURNMENT 
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CITY OF MERCER ISLAND  
PLANNING COMMISSION REGULAR VIDEO MEETING 
MINUTES 
Wednesday, July 28, 2021 

 
 

CALL TO ORDER 

The Planning Commission was called to order by Chair Hubbell at 6:03pm from a remote location. 

PRESENT 
Chair Daniel Hubbell 
Commissioner Carolyn Boatsman 
Commissioner Jordan Friedman 
Commissioner Tiffin Goodman  
Commissioner Michael Murphy 
Commissioner Victor Raisys 
Vice Chair Ted Weinberg 
All Commissioners participated in the meeting remotely. 

ABSENT 
All commissioners were present. 

STAFF PRESENT 

Alison Van Gorp, Deputy CPD Director and Andrea Larson, Sr. Administrative Assistant participated in the meeting 
remotely.  

PUBLIC APPEARANCES 

There were no public appearances 

PUBLIC HEARING 

Agenda Item #1 Public Hearing for ZTR19-003 Sign Code Update  

Chair Hubble opened the Public Hearing at 6:06pm 

There were no public comments. 

Chair Hubble closed the Public Hearing at 6:07pm. 

REGULAR BUSINESS 

Agenda Item #2: Minutes  

Moved by Goodman; Seconded by Raisys to: 

Approve the June 16, 2021 minutes. 

Passed 7-0 

Agenda Item #3: ZTR19-003 Sign Code Update 

Alison Van Gorp, CPD Deputy Director, gave a presentation to the Commission on ZTR19-003 – Sign Code Update. Daniel 
Kenny, Attorney, answered questions that the Commission had regarding the sign code.  

The Commission discussed the process for reviewing the draft code amendment. 
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Moved by Murphy; seconded by Weinberg to: 
Approve ZTR19-003 – Sign Code Amendment. 

Moved by Boatsman; Seconded by Goodman to:  
Remove the word or pedestrian from 19.06.020.A.3 on page 1 of the draft code. 
7-0 

Moved by Goodman; Seconded by Boatsman to: 
Amend section 19.06.020.A.6 to indicate that temporary signs can be up to 9 square feet per sign face, and to 
add per sign face after 16 square feet.  
7-0 

Moved by Raisys; Seconded by Murphy to: 
Remove section 19.06.020.A.11 
6-1-0 

Moved by Raisys; Seconded by Weinberg to: 
Strike public or private medians, roundabouts, traffic circles from 19.06.020.A.9 
3-4 

Moved by Weinberg; Seconded by Raisys to: 
Add greater than 3.5 feet in height and add a new sentence start before utility poles to state: Temporary signs 
are also prohibited on to 19.06.020.A.9 
2-4-1 

The Commission took a break until 8:19pm. 

Moved by Boatsman; Seconded by Friedman to: 
Add 19.06.020.A.13.e stating: The City may remove and dispose signs that fail to satisfy any of the requirements 
of 19.06.020.A.  
Strike the section from 19.06.020.A.13.b & strike The City may remove signs that are not in compliance from 
19.06.020.C 
7-0 

Moved by Boatsman; Seconded by Friedman to: 
Add definition to 19.06.020.B.2.a. stating: Real estate signs are those that advertise the sale, rental, or lease of 
property. Clarify b.ii to state: Real estate signs shall be removed within seven days after the sale or rental of the 
property being advertised. Add 19.06.020.B.2.b.iii add: “additional” to first sentence, delete sale, rent or lease, 
add “3 additional” to line 4.  
7-0 

Moved by Boatsman; Seconded by Friedman to: 
To standardize the use of garage, yard and estate sales in 19.06.020.B.2.b. Strike garage sale and consistently 
use yard/ estate sales 
7-0 

Moved by Raisys; Seconded by Friedman to: 
Strike 19.06.020.C.2.a 
7-0 

Moved by Goodman; Seconded by boatsman to: 
Change item 19.11.140.2.b.i.c to “six square feet” 
7-0 

Moved by Raisys; Seconded by boatsman to: 
Strike 19.11.140.2.f 
7-0 
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Moved by Goodman; Seconded by Friedman to: 
Amend 19.11.140.8 to read “Replacement signs. When a sign is removed or replaced the visible wall or ground 
where the sign was located shall be repaired to the original condition” and again where it appears on page 14 
(19.12.080.B.10) of the draft code. 
6-0 

Commissioner Friedman left at 9:28pm 

Moved by Raisys; Seconded by Murphy to: 
19.11.140.5 add “operation” to the first sentence  
6-0 

The Commission recommends to Include in recommendation to council that 19.11.140.12 was discussed by the 
Commission and they had no recommendation, but Council may want to consider if this section.  

Moved by Murphy; Seconded by Boatsman to: 
Change 19.12.080.B.1.b to read: “Sign lighting is allowed subject to the Town Center standards as set for in 
19.11.140.B.10” and strike i & ii.  
6-0 

Moved by Goodman; Seconded by Murphy to: 
Change 72 square inches to 1 square foot in 19.12.080.B.5 
5-1 

Main motion passed as amended 6-0 

 

OTHER BUSINESS 

Deputy Director's Report 

Alison Van Gorp, CPD Deputy Director, gave a brief update on the Commission on the work plan for the Fall and Winter.  

Planned Absences 

Commissioner Murphy will be absent September 22 

Announcements & Communications 

Andrea Larson, Sr. Admin, gave a brief update to the Commission on the status of hybrid commission meetings.  

Next Scheduled Meeting: September 22, 2021 

ADJOURN 

The meeting adjourned at 10:32pm 
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CITY OF MERCER ISLAND 
COMMUNITY PLANNING & DEVELOPMENT 
9611 SE 36TH STREET | MERCER ISLAND, WA 98040 
PHONE: 206.275.7605 | www.mercerisland.gov 

PLANNING COMMISSION  
 

 

To: Planning Commission 

From: Jeff Thomas, Interim Director 

Sarah Bluvas, Economic Development Coordinator 

Date: September 15, 2021 

RE: ZTR21-004 Town Center Retail Requirements 
  

SUMMARY 

In June 2020, the City Council placed a moratorium on major new construction in the southeast corner of 
the Town Center zoning designation. Over the last 6 months the Council has engaged in a discussion on 
how to retain and expand retail space in the Town Center.  Staff anticipates that the City Council will direct 
the Planning Commission to develop a code amendment to revise the retail provisions in the Town Center 
development code.  At the September 22 meeting staff will provide an overview of the work conducted 
with the City Council to-date, present the proposed mechanisms for preserving retail space, and seek 
feedback from the Planning Commission to inform the development of a code amendment.  The proposed 
code amendment will revise the commercial and retail provisions in MICC 19.11.    

 

BACKGROUND 
The current Town Center development regulations were established in June 2016. Per the current code, 
major new development located north of SE 29th Street in the Town Center must provide ground floor 
street frontage commercial space for use by retail, restaurant, or personal services (e.g. barber shop, nail 
salon, fitness center, etc.). Between 40 and 60 percent of the ground floor street frontage north of SE 29th 
Street must be designed for retail, restaurant, or personal services; 40 percent is required for those major 
new developments that provide public parking, while 60 percent is required for those developments that 
do not provide public parking. Commercial space is allowed, but not required, south of SE 29th Street in the 
TC zoning designation.    
 
In June 2020, the City Council enacted a moratorium on major new construction generally in the southeast 
quadrant of the Town Center zoning designation. This moratorium was intended to temporarily prevent 
submittal of development applications while the City considers potential updates and/or amendments to 
development regulations within the Mercer Island Town Center, including requirements for ground-floor 
retail use and for preserving existing retail square footage on the Town Center zone. The City Council cited 
the goal of protecting and expanding Mercer Island’s retail sector to maintain and improve the 
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community’s quality of life and emergency preparedness as the primary driver for enacting the 
moratorium. (See Attachment 1 for the current Ordinance.) 
 
The City contracted with the firm Community Attributes, Inc. (CAI) to analyze the demand for additional 
ground floor commercial uses and the feasibility of requiring such uses in new buildings. Staff and the 
consultant presented the analysis to the City Council on April 6 and 20, 2021, at which time the City 
Council directed staff to complete additional analysis and research legislative options in addition to a “no 
net loss” option for preserving existing retail square footage. 
 
On July 6, 2021, staff presented several legislative options that were evaluated for their potential to 
preserve existing quantities of commercial retail space and provide for projected future demand as 
identified in CAI’s analysis. After reviewing the options, the City Council directed staff to review and 
propose:  
 

A. Updates to MICC 19.11.020(B)(4) Retail Use Required Adjacent to Street Frontages; 
B. A new Town Center Commercial Floor Area Ratio (FAR) requirement; and  
C. The applicability of a new Town Center “no net loss” requirement. 

 
Updates to MICC 19.11.020(B)(4) Retail Use Required Adjacent to Street Frontages 
MICC 19.11.020(B)(4) stipulates that retail, restaurant, or personal service uses are required along retail 
street frontages as shown in the map below.  

 
 

7

Item 2.



Page 3 of 5 
 

This map (also referred to as the “pink lines map”) was added to the Town Center code as a part of the 
2016 update with the intent of centralizing retail activity in the northern end of Town Center. During the 
July City Council discussion of legislative options for resolving the moratorium, staff proposed three 
options for updating this map, and the Council directed staff to move forward with the option of proposing 
surgical additions/deletions to the current map that meet the Council’s goals of preserving existing 
commercial retail space and providing for future demand.  
 
Staff will present recommendations for amending the map during tonight’s discussion. 
  
Town Center Commercial Floor Area Ratio (FAR) 
In conjunction with amending the retail street frontage map, the City Council also directed staff to explore 
creating a Commercial Floor Area Ratio (FAR) requirement for future Town Center development. A FAR is a 
calculation often used in building regulations and is typically calculated as the ratio of a building’s total 
floor area to the size of the piece of land upon which it is built. Staff proposed adapting this concept to 
determine how much commercial retail space to require in new Town Center developments. 
 
The commercial FAR would identify a current inventory of commercial retail space (and future demand if 
desired) and corresponding total land area to calculate a commercial FAR requirement for new 
development. The commercial FAR requirement would be the same for all parcels subject to this 
requirement. A simple example of this calculation follows: 

 

Sample Commercial Floor Area Calculation 

A Total Commercial Retail Space of Subject Parcels 50,000 square feet 

B Total Size of Subject Parcels  200,000 square feet 

C Commercial Floor Area Ratio (A/B) 0.25 

 
Therefore, in applying this sample calculation, for every 1 acre (43,560 square feet) of Town Center 
redevelopment, 10,890 square feet (43,560 x 0.25) of commercial retail space would be required. Using a 
commercial FAR would result in some parcels experiencing a net gain of commercial retail space while 
others would experience a net loss, with the result being the achievement of the total commercial retail 
space desired over the long term. This option would make progress on the objectives of preserving existing 
commercial retail space and on adding such space to meet identified future demand.   
 
The City Council directed staff to conduct additional analysis to develop a true commercial FAR for Town 
Center, which staff will present to the Council on September 21. During the Planning Commission meeting, 
staff will review the sources used to identify the current commercial retail space inventory, future demand 
for retail space, and other numbers required to calculate a true commercial FAR for Town Center. Staff will 
also seek feedback on incorporating this calculation into the Town Center code. 
 
“No Net Loss” Requirement 
Finally, the City Council also directed staff to explore a “no net loss” provision and return with a 
recommendation for incorporating this provision into the City code. This option would make progress on 
the objective of preserving existing commercial retail space but would not make progress on adding space 
to meet identified future demand. Additionally, as a stand-alone requirement, a “no net loss” provision 
could place more burden on some parcels than others. Considering this potential inequity, staff will discuss 
this requirement as being used in tandem with updates to the retail street frontage requirements and the 
development of a commercial FAR requirement.       
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NEXT STEPS 
Staff returned to the City Council on September 21 to present the three proposals related to the items 
outlined above and anticipate receiving additional direction to work with the Planning Commission to 
develop the applicable code amendments.  
 
At the September 22 Planning Commission meeting, staff will provide an overview of the City Council and 
consultant work to-date as well as an update on the City Council’s most recent discussion and direction.  
Staff will also recommend approaches for amending the code to fulfil the Council’s direction.  The Planning 
Commission will have opportunities for Q&A with the staff and to provide initial feedback and direction on 
the code amendment.   
 
Staff will incorporate the Commission’s input from the September 22 meeting into a draft code 
amendment.  The draft amendment will need to be reviewed quickly, so that it can be adopted prior to the 
expiration of the moratorium on December 1, 2021. Staff will draft the code amendment as quickly as 
possible after the September 22 meeting and make it available for Planning Commission and public review 
in advance of the October 6 meeting and public hearing.  
 
From there, the process for review and adoption of a code amendment will proceed as follows:  

 October 6: Planning Commission Public Hearing and Recommendation to the City Council    
 November 1:  City Council conducts First Reading of the code-amending ordinance  
 November 16: City Council conducts Second Reading and adopts the ordinance  

 
ATTACHMENTS 

1. Ordinance No. 20C-18 
 

 LEGISLATIVE HISTORY 

 June 2, 2020: The City Council passed Ordinance No. 20-12, which established a 6-month moratorium 

on major new construction south of SE 29th Street in the Town Center (TC) zoning designation. The 

City Council indicated that the City desires to possibly complete updates and/or amendments to 

development regulations within the Town Center, including requirements for various types of 

commercial space. 

 July 21, 2020: The City Council completed the required Public Hearing for Ordinance No. 20-12 on the 

TC moratorium and directed staff to prepare an amended interim Ordinance reducing the size of the 

geographic area subject to moratorium and include additional findings of fact. 

 September 1, 2020: The City Council adopted Ordinance No. 20-18 with a reduced size of the 

geographic area subject to moratorium and included additional findings of fact. Additionally, the City 

Council directed staff to prepare a scope of work for a TC commercial analysis to inform options for 

resolving the moratorium and a corresponding budget appropriation request.   

 November 17, 2020: The City Council completed the required Public Hearing and adopted Ordinance 

No. 20-26 renewing the moratorium for another 6-month period with its current geographic area as 

previously amended. 

 December 1, 2020: The City Council adopted Ordinance No. 20-29 the 2021-22 Biennial Budget.  

Included in the budget is a $50,000 one-time appropriation for qualified professional services to 

perform a Town Center commercial analysis and support the completion of any necessary updates 
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and/or amendments to development regulations within the TC to be responsive to the moratorium. 

The Council also approved Resolution No. 1594 establishing the 2021 docket for amendments to the 

Comprehensive Plan and development regulations.  Included in the docket is a placeholder for 

amending the Town Center Sub-Area Plan and corresponding development regulations as necessary 

to be responsive to the moratorium. 

 April 6 and 20, 2021: The City Council received the preliminary findings of the commercial feasibility 

analysis conducted by Community Attributes, Inc., and directed to staff to complete additional 

analysis as well as research legislative options for resolving the moratorium. 

 May 4, 2021: The City Council passed Ordinance No. 21-09, renewing the moratorium for six more 

months, effective June 1, 2021. The Council also completed the required Public Hearing. 

 July 6, 2021: Staff presented several legislative solutions to achieve the goals of preserving existing 

commercial retail space and adding space to meet future demand to the City Council. The Council 

directed staff to develop proposals for:  Updates to MICC 19.11.020(B)(4) Retail Use Required 

Adjacent to Street Frontages; a new Town Center Commercial Floor Area Ratio (FAR) requirement; 

and the applicability of a new Town Center “no net loss” requirement. 

 September 21, 2021: Staff return to the City Council to present the aforementioned proposals and 
seek direction to work with the Planning Commission to develop the applicable code amendments. 

1.  
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CITY OF MERCER ISLAND 
ORDINANCE NO. 20-18 

AN ORDINANCE OF THE CITY OF MERCER ISLAND, WASHINGTON; 
AMENDING THE SCOPE OF MORATORIUM ADOPTED BY ORDINANCE 20-
12; ADOPTING ADDITIONAL FINDINGS OF FACT; PROVIDING FOR 
SEVERABILITY; AND ESTABLISHING AN EFFECTIVE DATE. 

WHEREAS, the City adopted Ordinance No. 20-12 on June 2, 2020, implementing a six-month 
moratorium pursuant to RCW 35A.63.220 and RCW 36.70A.390 on the submission or acceptance 
of applications for any building permits or any other land use approvals for Major New 
Construction as defined in MICC 19.16.010 for properties located south of SE 29th Street within 
the Town Center (TC) zone at Mercer Island; and 

WHEREAS, Ordinance No. 20-12 also called for a public hearing to be scheduled before August 
01, 2020 to receive public comments related to the adoption of the moratorium; and 

WHEREAS, the City Council held the public hearing on July 21, 2020 and received public 
comments on the moratorium, consistent with the requirements set forth in RCW 35A.63.220 and 
RCW 36.70A.390; and 

WHEREAS, protecting and expanding Mercer Island’s retail sector is of utmost importance to 
maintaining and improving the quality of life and emergency preparedness by providing local 
access to goods and services that are necessary to meet the daily needs of residents; and 

WHEREAS, the City Council has determined the bounds of the moratorium should be limited to 
the area within the Town Center (TC) zone south of SE 29th Street, east of 77th Avenue SE, and 
west of 80th Avenue SE; and  

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MERCER ISLAND, WASHINGTON 
DO ORDAIN AS FOLLOWS: 

Section 1. Moratorium Amended. The scope of the moratorium adopted in Section 1 of 
Ordinance 20-12 is amended as follows: 

Mercer Island City Council hereby imposes a six month moratorium on the 
submission or acceptance of applications for any building permits or any other land 
use approvals for Major New Construction as defined in MICC 19.16.010 for 
properties located south of SE 29th Street within the Town Center (TC) zone at 
Mercer Island south of SE 29th Street, east of 77th Avenue SE, and west of 80th 
Avenue SE. All applications subject to this moratorium received by the City shall 
be rejected and returned to the applicant. 

Section 2. Map of Moratorium. A map depicting generally the area covered by the 
moratorium adopted by Ordinance 20-12 as amended and narrowed by Section 1 
of this ordinance is attached as Exhibit One. 

Section 3. Whereas Clauses Adopted. The “Whereas Clauses” set forth in the recital section 
above are hereby adopted as additional findings of the City Council for adopting 
the moratorium in Ordinance 20-12, as amended by this ordinance. 

Ordinance No. 20-18 Page 111
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Section 4. Severability.  If any section, sentence, clause or phrase of this ordinance should 
be held to be invalid or unconstitutional by a court of competent jurisdiction, or its 
application held inapplicable to any person, property or circumstance, such 
invalidity or unconstitutionality shall not affect the validity of any other section, 
sentence, clause or phrase of this ordinance or its application to any other person, 
property or circumstance. 

Section 5. Effective Date.  This ordinance shall take effect and be in force 5 days after its 
passage and publication. 

Passed by the City Council of the City of Mercer Island, Washington, at its regular meeting on 
September 1, 2020, and signed in authentication of its passage. 

CITY OF MERCER ISLAND 

________________________________ 
Benson Wong, Mayor 

ATTEST: 

_______________________________
Deborah A. Estrada, City Clerk 

Approved as to Form: 

_/s/ Bio Park 9/1/2020_________
Bio Park, City Attorney  

Date of Publication: September 9, 2020
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Exhibit One 
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Tonight’s Agenda

2
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1. Overview of Town Center Moratorium and Process to Update Commercial Retail Requirements

2. Review on Three Proposed Legislative Options for Resolving the Moratorium

3. Share Input to Inform Drafting of Amendments to MICC 19.11.020 to Incorporate Proposals

September 22, 2021
ZTR21-004 | Town Center 

Retail Requirements

17

Item 2.



Background

▪ In June 2020, the City Council enacted a 
moratorium on new construction in the 
southeast quadrant of the Town Center zone.

▪ The moratorium halts the submission of 
development applications while the City 
considers potential updates and/or 
amendments to the Town Center code.

▪ The City Council articulated that solutions 
should preserve existing commercial retail 
space and provide space to meet future 
demand.

▪ The City contracted with Community 
Attributes, Inc. (CAI) to analyze capacity and 
demand for commercial retail.

September 22, 2021
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CAI Economic Analysis 

CAI’s analysis aimed to provide:

▪ Quantitative analysis to determine whether there 

is demand for additional commercial retail 

space in Mercer Island; and 

▪ Assessment of how including ground floor retail 

use in multifamily developments would affect the 

economic feasibility of redevelopment in Town 

Center

4
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CAI Economic Analysis 

Development Feasibility

▪ CAI developed a pro forma model to understand how including ground floor retail would 

affect project feasibility for four development prototypes

▪ Model generates an estimate of the residual land value and economic surplus based on 

anticipated costs and revenue drivers

▪ Of the four prototypes analyzed, the three-story multifamily development returned the 

highest economic surplus per sq ft, meaning the development type is likely to be 

economically feasible
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CAI Economic Analysis

Demand for Commercial Retail

▪ CAI used the following inputs to project demand for commercial retail in Town Center:

o Projected population growth (2019 to 2040): 970

o Per capita spending (2019): $20,100

▪ Amounts to additional $19.5m (2019 dollars) in retail sales by 2040

▪ Assuming retail sales per sq ft of $600, projected sales would support 32,500 sq ft of 

additional retail space throughout Mercer Island 
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CAI Economic Analysis 

▪ Staff and the consultant discussed the study findings with the City Council on April 6 

and 20 

▪ On April 20, the Council provided direction to complete additional analysis by adjusting 

the following inputs for the development feasibility and retail demand analyses:

o Capitalization rate range

o Future population growth

o Per capita spending
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Updates to Retail Demand Inputs

Future Population Growth

▪ Adjusted to use PSRC housing targets (through 2044 

instead of 2040)

▪ Updated input: 2,790 (1,240 households)

Per Capita Spending

▪ Adjusted per capita spending data capture to exclude 

non-retail sectors

▪ Updated data source includes retail trade (NAICS 44-

45); arts, entertainment, and recreation (NAICS 71); and 

accommodation and food services industries (NAICS 72) 

▪ Updated per capita spending (2020): $7,600

▪ Increased supportable commercial retail to 35,340

citywide
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Town Center Moratorium Legislative Options

9
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On July 6, staff presented the following legislative options to the City Council:

1. Do nothing.

2. Amend the TC Subarea Plan and Zoning Map to remove the moratorium area from the Town 

Center and rezone to an exclusive commercial zone.

3. Amend or repeal MICC 19.11.020 Figure 2, which illustrates retail street frontage requirements in 

the Town Center.

4. Amend MICC 19.11.020 to add a “no net loss” commercial retail square footage requirement 

throughout the Town Center, administered on a parcel-by-parcel basis.

5. Amend MICC 19.11.020 to add a “commercial floor area ratio” requirement for properties subject 

to the requirement in Figure 2.

6. Mix and match various options.
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Town Center Moratorium Legislative Options
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Following the discussion on July 6, the City Council expressed interest in Option 

#6 (mix and match various options) and directed staff to review and propose:

1. Updates to MICC.19.11.020(B)(4) Retail Use Required Adjacent to Street Frontages (Option #3)

2. A new Town Center Commercial Floor Area Ratio (FAR) requirement (Option #5)

3. The applicability of a new Town Center “No Net Loss” requirement (Option #4)
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Explanation of Floor Area Ratio (FAR)
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▪ Calculation often used to regulate the permitted floor 

area (i.e. size) of a building and is typically calculated as:

Total Usable Floor Area of Building ÷ Total Land Area Size

▪ Accounts for 100% of the floor area of a building, not 

just its footprint 

▪ FAR regulations allow zoning officials to limit the size of 

a building in relation to the size of the lot on which it’s 

located

▪ Staff proposed adapting this concept to determine how 

much commercial retail space to require in new Town 

Center developments

Example of two scenarios for meeting a general .25 FAR requirement
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Explanation of Floor Area Ratio (FAR)
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▪ A new commercial FAR requirement would be calculated 

by identifying a current inventory of commercial 

retail space/future demand and the corresponding 

total land area

▪ Commercial FAR would be the same for all parcels 

subject to this requirement

▪ When combined with the other two proposals (Option 

#3 and Option #4), attempts to make progress on the 

Council goals to preserve existing commercial retail 

space and provide for future demand
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7 Steps for Calculating a Proposed TC Commercial FAR

13

1. Determine Updates to MICC 19.11.020(B)(4) Retail Use Required Adjacent to Street Frontages 

(the “pink lines map”) 

2. Determine Town Center-Wide Commercial Square Footage Inventory 

3. Update Additional Supportable Commercial Square Footage Town

4. Remove Post-2005 Redevelopments Commercial Square Footage

5. Calculate Net Commercial Square Footage = #2 + #3 - #4

6. Determine Net Parcel Square Footage

7. Calculate Commercial FAR = #5 / #6
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Proposed Amendments to 

MICC 19.11.020(b)(4)

Step #1
▪ Reflects corridor concentration on SE 27th Street 

and 78th Ave SE for existing and future 
development

▪ Does not include public / utility-owned 
properties on 78th Ave SE

Step #2
▪ TC-wide Commercial SF inventory = 309,560 

2021 Q3 CoStar Data

Step #3
▪ Update Additional Supportable Commercial SF 

TC-wide = 37,200 
2020 DOR Data
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Remove Post-2005 

Developments 

Commercial SF
Step #4

▪ Remove Post-2005 Redevelopment Commercial 

SF = 67,364

2021 Q3 CoStar Data

▪ Includes constructed and vested projects

Step #5

▪ Calculate Net Commercial SF

= #2 + #3 - #4

= 309,560 + 37,200 - 67,364

= 279,396
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Proposed TC Parcels Subject 

to New Commercial FAR 

Requirement

▪ Map to the right will be added to any TC 

Commercial FAR requirement code amendment 

proposal

Step #6

▪ Determine Net Parcel SF = 1,065,273

King County Accessor Data
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Proposed TC Commercial FAR Calculation
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Step Geography Detail Function Value Notes

2 TC Wide Commercial SF Inventory 309,560 2021 Q3 CoStar Data

3 TC Wide Additional Supportable 

Commercial SF
Add: 37,200 2020 DOR Data

4 Selected Properties Post-2005 Redevelopment 

Commercial SF
Less: 67,364 2021 Q3 CoStar Data

5 Net Commercial SF Total: 279,396

6 Selected FAR Properties Net Parcel Area 1,065,273 King County Assessor Data

7 Commercial FAR Calculation 0.2623

Step #7
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Applying a “No Net Loss” 

Requirement

▪ Staff propose applying a “No Net Loss” 

requirement only to the post-2005 developments 

removed from the commercial FAR calculation

▪ I.e. if one of these properties redevelops in the 

25-year time horizon, they would be required to 

provide an amount of commercial retail space 

equal to or greater than the amount already 

featured on the site
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Proposed Schedule
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➢ October TBC: Planning Commission Review Draft Code Amendments

➢ November 3: Planning Commission Public Hearing / Recommendation

➢ November 16: City Council First Ordinance Reading

➢ December 7: City Council Second Ordinance Reading / Adoption
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