
Land Use & Economic 
Development 

Committee Agenda 
Mukilteo City Hall - 11930 Cyrus 

Way 

Wednesday, July 7, 2021 

5:30 PM - 7:00 PM 

Zoom Virtual Meeting  

Join Zoom Meeting 
https://us02web.zoom.us/j/84006796607?pwd=MDIyQi9HQmRNMzF6eDFhVmMyMGR3
Zz09  

BY PHONE: 
+1 253 215 8782 US (Tacoma)
+1 669 900 9128 US (San Jose)

Meeting ID: 840 0679 6607 
Passcode: 066151 

CALL TO ORDER - 5:30 PM 

Meeting Objectives: 

1. Sector 3 2007 Development Agreement (Harbour Pointe Townhomes)

2. Economic Recovery

A. Proposal to discuss Diamond Knot Outdoor Seating
B. Economic Alliance Snohomish County (EASC) Outreach Effort

ADJOURNMENT - 7:00 PM 

Next Meeting Date:  Tuesday, August 3, 2021 

 For accessibility information and for accommodation requests, please call  the ADA Coordinator at (425) 263-
8005 (or TRS (800) 833-6384 or dial 711), or visit https://mukilteowa.gov/departments/executive/ada-

program/.
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LAND USE & ECONOMIC DEVELOPMENT COMMITTEE AGENDA REPORT 

SUBJECT TITLE:  Sector 3 2007 
Development Agreement (Harbour 
Pointe Townhomes) 

FOR AGENDA OF: July 7, 2021 

Contact Staff:  

Linda Ritter, Senior Planner 
EXHIBITS: 

1. October 6, 2020, LU&ED Committee
Minutes

2. Sector 3 Existing, Planned Concept (under
the 2007 Development Agreement) and
Development Proposals

3. Sector 3 2007 Development Agreement
4. Active Citywide Development Agreement

Map

Department Director: 
David Osaki, Community Development 
Director 

RECOMMENDATION:  
Land Use & Economic Development (LU&ED) Committee to provide feedback on 
current development proposals in the area subject to the Sector 3 2007 Development 
Agreement (“2007 Development Agreement”). 

Two separate developers have discussed or formally submitted development proposals 

for remaining vacant parcels in the area subject to the Sector 3 2007 Development 

Agreement.   Both proposals require amendments to the 2007 Development 

Agreement.  These include: 

 A townhome development proposal located on the vacant lot between the

Montessori School and Harbour Pointe Senior Living (Lot 4A - Formal

application to amend the 2007 Development Agreement submitted).

 Discussion of a proposal for either a hotel or senior/retirement housing on the

vacant lot south of the Staybridge Suites Hotel (Lots 9 and 10 - No formal

application submitted).

Do these proposals align with City vision for the Sector 3 area? 

Should Staff proceed with the appropriate processes to allow the 

developers to pursue this vision? 

If not, Staff recommends establishing a new vision that could be outlined in a 

new development agreement through discussions with developers, as the current 

2007 Development Agreement has become outdated and cumbersome with 

extensive staff and attorney time required to implement it. 

This Agenda item was previously brought to the LU&ED Committee for discussion at its 

October 2020 meeting.  At that time, the LU&ED Committee indicated that it would 
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like to keep the 2007 Development Agreement as is until the Housing Action Plan 

process was complete (see Exhibit 1 for LU&ED Committee October 2020 meeting 

notes). 

REMAINING VACANT SECTOR 3 PARCELS 
Three (3) parcels have remained vacant throughout the life of the 2007 Development 

Agreement.  Recently, the property owners of these lots have expressed interest in 

developing outside the requirements of the 2007 Development Agreement including: 

 A townhome development proposal on the vacant lot south of the Montessori

School (Lot 4A - Formal application submitted).

 A proposal for either a hotel or senior/retirement housing on the vacant lot

south of the Staybridge Suites Hotel (Lots 9 and 10 - No formal application

submitted).

Exhibit 2 provides information on existing development, planned development 

(envisioned under the 2007 Development Agreement) and the two recently proposed 

developments identified above in the 2007 Development Agreement area. 

For the two proposals identified above, major amendments to the 2007 Development 

Agreement (See Exhibit 3 for 2007 Development Agreement) or termination of that 

existing 2007 Development Agreement and a new development agreement would be 

required.  Townhomes and senior/retirement housing are currently not allowed on any 

lot under the Sector 3 2007 Development Agreement.  

In addition, the size and number of rooms preliminarily discussed for the hotel 

proposal exceeds thresholds set in the 2007 Development Agreement for an 

administrative amendment (reviewed and decided by staff).   This means that, if 

formally proposed as discussed to date, a major amendment (action by City Council 

following a public hearing) would be required. 

OPTIONS FOR FUTURE DEVELOPMENT IN SECTOR 3 
The City has three (3) process related options for how to proceed with addressing 
future development in Sector 3: 

1. Full Fresh Start (i.e. New Sector 3 Development Agreement)
This option would terminate the 2007 Development Agreement in full.  All
parcels would be subject to the current development regulations and underlying
zoning.

Process:
Staff would work with the City Attorney to draft documents necessary to
terminate the entire agreement. A City Council public hearing and action is
required to terminate the agreement.
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The existing 2007 Development Agreement amendment application for 
townhome development on Lot 4A would be processed as a new Development 
Agreement, as required by the underlying zoning (rather than as an amendment 
to the 2007 Development Agreement.) 

2. Partial Fresh Start (i.e. Partial Termination of 2007 Development
Agreement)
This option would terminate the 2007 Development Agreement for the vacant
lots only (Lots 4A, 9, and 10). The vacant lots would then be subject to the
current development regulations and underlying zoning1.  Other previously
developed lots would remain subject to the 2007 Development Agreement
standards.

Single-family residential, duplexes, and townhouse uses would be allowed in the 
underlying PCB(S) zone with a new Development Agreement2.  
Senior/retirement housing and hotels are permitted outright in the PCB(S) zone 
and would not require further Council action. 

Process:  
Staff would work with City attorney to draft documents necessary to terminate 
the 2007 Development Agreement for the vacant parcels only.  A City Council 
public hearing and action is required to terminate the agreement for the vacant 
parcels only. 

The existing 2007 Development Agreement amendment application for 
townhome development on Lot 4A would be processed as a new Development 
Agreement, rather than as an amendment to the 2007 Development Agreement. 

3. Status Quo
This option would keep the 2007 Development Agreement in place, with

additional amendments as needed. All parcels would be subject to the 2007

Development Agreement standards, and any amendments would require

approval from all property owners before they could proceed.

The 2007 Development Agreement as written provides limited residual benefit 

to the City: traffic impact fees were paid as part of concurrency for the original 

Harbour Pointe Master Plan, and the amount of staff and attorney effort to 

process applications under the 2007 Development Agreement is proving 

cumbersome and time-consuming. 

1 This would be to the current standards in the PCB(S) zoning district, including permitted uses, 
bulk matrix standards (height, setbacks, lot and hard surface coverage, etc.), mixed-use 
development and design standards, amended development standards, etc. 
2 See Mukilteo Municipal Code (MMC) 17.16.060 Permitted Use Matrix and MMC 
17.16.060(B)(9). 
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Process:  

No action required at this time. Proposed amendments to the current 2007 

Development Agreement will require either administrative or City Council 

approval. 

ADDITIONAL BACKGROUND 
Harbour Pointe is a master planned community developed under the 1978 Possession 
Shores Master Plan, also commonly referred to as the Harbour Pointe Master Plan.  

Before annexation into Mukilteo, the Harbour Pointe Master Plan and subsequent 

Sector Plans were approved by Snohomish County. Harbour Pointe is divided into 23 

Sectors which laid out the allowed land uses and zoning, road network, maximum 

vehicle trips, parks and open space, wetlands, and public services.  

To provide predictability during the 1991 Harbour Pointe Annexation and transition 
period, the City of Mukilteo agreed to: 

 Accept the Snohomish County land uses and zoning for a period of at least three
(3) years after the annexation;

 Adopt certain Snohomish County zoning regulations; and,

 Adopt the Harbour Pointe Master Plan and sector plans.

ABOUT DEVELOPMENT AGREEMENTS 
Development agreements are site-specific, voluntary contracts between a city and 
private property owners.  These agreements may contain details about site-specific 
project elements, a vesting period, and modifications to development standards (e.g. 
zoning and infrastructure improvements).  As examples, development standards may 
include density, parking, circulation, setbacks, building size and separation, and 
landscaping. 

The “vesting period” (also called the “Buildout Period”) is important for providing 

predictability to the developer.  It means that the proposal is subject to agreed upon 

development standards during the term of the agreement (RCW 36.70B.180):  

“A development agreement and the development standards in the agreement 

govern during the term of the agreement, or for all or that part of the build-out 

period specified in the agreement, and may not be subject to an amendment to a 

zoning ordinance or development standard or regulation or a new zoning 

ordinance or development standard or regulation adopted after the effective date 

of the agreement.” 

New development agreements require City Council action.   Amendments to existing 

development agreements are either decided administratively or by the City Council.   

There are currently six (6) active development agreements in the City (see Exhibit 4). 
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HISTORY OF SECTOR 3 

Sector 3 is the portion of Harbour Pointe that includes the Sno-Isle Library, Harbour 

Pointe Senior Living, Walgreens, the Montessori School, and the Staybridge Hotel. This 

approximately 45-acre area remained largely intact and undeveloped until the mid-

1990s.  

Major development did not occur until 1998 with the completion of the library. 

Additional development has been sporadic since. The northern properties completed 

the Development Agreement process in 2002.   In the area covered by this agreement, 

three (3) lots remain vacant and undeveloped, including one (1) lot adjacent to the 

Montessori School and two (2) lots south of the hotel.  The southern portion of Sector 3 

and the Harbour Pointe Industrial Condominiums developed without a Development 

Agreement.  

SECTOR 3 DEVELOPMENT AGREEMENT FOR “MUKILTEO TOWN 

SQUARE” 

In 2002, the Mukilteo City Council approved a Development Agreement for Lots 4-10 

of Sector 3 (Ordinance No. 1063).  The Sector 3 2002 Development Agreement (“2002 

Development Agreement”) was intended to create a “Mukilteo Town Square” anchored 

by a major tenant such as a grocery store. A gasoline service station was proposed for 

the Square along with other retailers and services typically found in a neighborhood 

shopping center.  

The 2002 Development Agreement included the properties previously developed as the 

Harbour Pointe Industrial Condominiums on Lots 5 and 6. As part of the 2002 

Agreement and rezone of Lots 4-10 from Industrial Park (IP) to Planned Community 

Business - South (PCB(S)), the existing IP uses would be allowed to continue on the 

Harbour Pointe Industrial Condominiums property.  

In 2007, the 2002 Development Agreement was administratively amended to add 

alternative primary land uses for Lots 4 and Lots 7-10.    In addition, it updated the site 

plan to reflect the Harbour Pointe Montessori School and the extension of Harbour 

Place to the intersection of SR 525 and Paine Field Blvd.   (The 2007 Development 

Agreement is therefore an amendment to the 2002 Development Agreement, and is 

oftentimes also referred to as the Sector 3 Amended 2007 Development Agreement 

(See again Exhibit 3). 

2007 DEVELOPMENT AGREEMENT - DURATION 

The current 2007 Development Agreement included a buildout period of five (5) 

years from the effective date of the agreement with an additional five (5) year 

extension.  
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The 2007 Development Agreement buildout and vesting period expired in 

November 2017.    However, the 2007 Development Agreement provides that all 

proposals submitted after the buildout and vesting period are still subject to the 

terms of the 2007 Development Agreement, or any future amendments to the 

2007 Development Agreement, unless the development agreement is explicitly 

terminated.   The City has the right to terminate the agreement for all or a portion 

of the properties, with notice. 
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Land Use & Economic Development 
Committee

Tuesday, October 6, 2020 
4:00 PM - 5:30 PM 

(MEETING HELD VIA ZOOM) 

Meeting Notes 

Attendees:  Councilmember Champion (Committee Chair), Councilmember Marine, Council Vice 
President Kneller 

Mayor Gregerson 
Community Development Director Osaki 
Planning Manager Balisky 
Senior Planner Ritter 
Associate Planner Jensen 
Kandace Barnes, President and CEO, Mukilteo Chamber of Commerce 
Paula Townsell, Planner, Brent Planning Solutions 
Lucy Chen, Project Manager, Basel Capital Group 
Maria Hui, Assistant Project Director, Basel Capital Group 

1. Economic Recovery
The Land Use & Economic Development Committee (LU&ED) was updated on the status of the
second round of City of Mukilteo CARES small business grants. The application period is open
from October 1, 2020 to October 15, 2020.  So far, about a dozen grant applications have been
submitted in addition to those received in the first round.

Kandace Barnes, Mukilteo Chamber of Commerce President and CEO, discussed the status of a
Chamber business survey.  The business survey was open last week and she will provide an
update at the next LU&ED Committee meeting.

Staff provided a brief update on certain new businesses currently in for tenant improvement
permitting. This includes a new restaurant and a new plumbing and heating business.

2. WSDOT Aviation Division - Commercial Aviation Coordinating Commission (SSB 5370)
The LU&ED Committee was updated on work being done by the WSDOT Aviation Division -
Commercial Aviation Coordinating Commission (“CACC”).   The CACC was created by the
Washington State Legislature in 2019 due to concerns that Sea-Tac International Airport is
nearing capacity limits.

The CACC consists of 15 voting members and 11 non-voting members (the Governor may
appoint additional non-voting members) with representatives from the aviation industry, airport
communities, freight industry, state and local agencies and elected officials.  Arif Ghouse,
Director of Paine Field/Snohomish County Airport, is a CACC voting member.

EXHIBIT 1
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The CACC is to make a recommendation to the State legislature by January 1, 2022 on a single 
preferred location for a primary aviation airport (addressing passenger and cargo) that would be 
completed and functional by 2040. 

The State legislation directs that the CACC take the following actions with specified timelines:  

• By January 1, 2021, develop a short list of six potential airport alternatives to present
to the legislature.

• By September 1, 2021, identify the top two airport locations.
• By January 1, 2022, choose, by a 60 percent majority vote, a single preferred

location.

There has been discussion that the CACC may ask for an extension of time due to COVID-19 
impacts on the CACC’s ability to do business, including public outreach. 

At is July 2020 meeting, the CACC was presented with staff analysis of approximately 20 airports 
in the State and how they compare against certain site selection factors.  Based on these site 
selection factors, Paine Field was one of several airports the staff analysis identified as a possible 
site.  However, the CACC has not made any recommendations yet. 

The LU&ED Committee discussed how the City should look at this topic over the rest of this year 
and setting direction for the LU&ED Committee’s work plan over next year.  The LU&ED 
Committee also discussed next steps and felt that getting to know key players, advocates for 
City concerns and gathering information was appropriate.      

LU&ED Committee consensus was that the Mayor reach out to Snohomish County 
Councilmembers Dunn and Wright to see if they were available to attend the November 3, 2020 
LU&ED Committee to discuss the future of aviation in Snohomish County and the CACC process. 

3. Sector 3 - Development Agreement
The LU&ED Committee was provided with an overview of development agreements in general.
The planning/zoning background, development history, current status, vision, and termination
processes associated with the Sector 3 Development Agreement was also presented.

The status of an application to amend the Sector 3 Development Agreement to allow a 32
townhouse development proposal was presented.  The LU&ED Committee was also informed
about recent conversations staff has had with another property owner subject to the Sector 3
Development Agreement and possible land uses that the property owner is considering for that
site.  Some of those uses, if pursued, would also require an amendment to the Sector 3
Development Agreement.

Given the existing Sector 3 Development Agreement amendment application, and the possibility
that other Sector 3 Development Agreement amendment applications may be made, the LU&ED
Committee reviewed options for keeping the Sector 3 Development Agreement as-is or
terminating the agreement in whole or in part.
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The LU&ED Committee provided input on the proposed options and would like to keep the 
Sector 3 Development Agreement as is until the Housing Action Plan process is complete. 

LU&ED consensus was to open up the Committee meeting for public comment, and heard from 
Paula Townsell, Planner for the Basel Townhomes proposal. Ms. Townsell also provided a prior 
site plan to the Committee. 

Next Meeting:  Tuesday, November 3, 2020 from 4:00 PM - 5:30 PM via Zoom. 

November 3, 2020 Agenda Items 
• Economic Recovery, to include a business survey update
• Commercial Air Space, Guest speakers County Councilmembers Wright and Megan Dunn, if available
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LAND USE & ECONOMIC DEVELOPMENT COMMITTEE AGENDA REPORT 

SUBJECT TITLE:  Proposal to discuss 
Diamond Knot Outdoor Seating  

FOR AGENDA OF:  July 7, 2021  

Contact Staff:  David Osaki EXHIBITS: None 
  

Department Director: David Osaki 

 

RECOMMENDATION 

Land Use & Economic Development Committee (“LU&ED Committee”) to discuss the potential 

conversion of certain Lighthouse Park property (next to Diamond Knot) to property that would 

not be subject to Washington State Recreation and Conservation Office requirements. 

 

BACKGROUND 

The Washington State Recreation and Conservation Office (“RCO”) requires that projects built with 

State park funding be maintained for public use.  In 2014, the City and the RCO discussed a process 

called “conversion”, which would allow certain Lighthouse Park sidewalk space next to Diamond Knot 

to be leased for outdoor seating.  RCO at that time appeared open to such a request. 

 

 “Conversions” of grant funded projects are allowed if certain RCO requirements are met.   This 

includes, but is not limited to, documenting that practical alternatives, including avoidance, have been 

considered and rejected.  Public comment is part of this process.   Conversion also requires that 

facilities of an equivalent or greater usefulness and location than the converted property are provided.  

The latter would require an appraisal of the converted property and the substituted property.   

 

Decisions on conversions rests with RCO staff or the RCO Board, depending on the characteristics of 

the specific conversion request. 

 

 

ALTERNATIVES 

For discussion. 
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LAND USE & ECONOMIC DEVELOPMENT COMMITTEE AGENDA REPORT 

SUBJECT TITLE:  Economic Alliance 
Snohomish County (EASC) Outreach 
Effort 

FOR AGENDA OF:  July 7, 2021 

Contact Staff:  David Osaki EXHIBITS: None 

Department Director: David Osaki 

RECOMMENDATION 
Land Use & Economic Development Committee (“LU&ED Committee”) to discuss City economic 
development initiatives, opportunities and challenges it would like City staff to communicate to 
Economic Alliance Snohomish County (EASC) staff as part of its (EASC’s) local jurisdiction 
public outreach efforts. 

BACKGROUND 
Terrie Battuello recently left the Port of Everett to become the new Vice President of Economic 
Development at the Economic Alliance Snohomish County (EASC). 

In her new role, Terrie is planning to meet with staff of each of the county cities to get a better 
understanding of the important economic development initiatives, opportunities and challenges 
within each local jurisdiction. 

An objective of this effort is for EASC to make a real connection between what is happening on 
the ground and EASC’s work.   The information will be used to develop a better understanding  
of each jurisdictions unique needs and identify possible avenues of EASC support. 

EASC’s completion of this phase of the effort is expected to take several months. 

The Wednesday July, 7, 2021 LU&ED Committee meeting will be an opportunity for the LU&ED 
Committee to identify items it wishes City staff to communicate to the EASC. 

ALTERNATIVES 
None. 
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