
TO W N  C ENTE R  P LAN  - EIS Scoping

DESCRIPTION OF THE PROPOSED ACTION

The City of Lake Forest Park proposes to adopt a 
Subarea Plan for Town Center (the Town Center 
Plan) and supporting amendments to Title 18—
Planning and Land Use Regulations of the Lake 
Forest Park Municipal Code. A subarea plan 
identifies needs and establishes goals for a 
specific area or neighborhood within the City. 

Through a series of public workshops from fall 2017 
through spring 2018, the City began a planning 
and community engagement process that will 
direct future development of the Town Center. 

To date, draft goals and 
policies have been 
developed for the Town 
Center and are reflected 
in the VISION, a planning 
document that is 
available for review at 
www.yourlakeforestpark.com 
in the Project Library. 

To support the subarea plan and code amendment 
process, the City will be completing an 
Environmental Impact Statement (EIS) to analyze 
a no action alternative and two action alternatives.

VISION
MAY 2018

T H E

Other information related to the VISION 
process as well as ongoing planning and 
engagement activities can be viewed at: 

http://www.yourlakeforestpark.com/
about-towncentervision.html. 
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NON-PROJECT EIS

TOWN CENTER PLAN FUTURE SOUND TRANSIT 
BUS RAPID TRANSIT PROJECT

FUTURE REDEVELOPMENT 
AT TOWN CENTER

“Non-project” actions include 
those of local jurisdictions to adopt 
subarea plans, comprehensive 
plans, and transportation plans, 
as well as various supporting 
amendments to regulations. The 
Town Center Plan is a subarea plan 
and amendments are proposed 
to the City’s planning and land 
use regulations to support 
implementation of the plan.

Non-Project EIS Project-Specific 
EIS

Project-Specific 
SEPA

Sound Transit will be 
developing a separate 
project-specific EIS for the 
bus rapid transit project, 
and that EIS will have a 
separate public review 
process. Environmental 
review is scheduled to 		
occur in 2019.

Future phases of 
redevelopment would be 
subject to separate State 
Environmental Policy Act 
(SEPA) compliance, which 
may include future EIS 
analyses, depending upon 
the threshold of development 
proposed in each phase.

What is the difference between the Town Center Plan EIS 
and Other Future Environmental Analyses by Others?
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DESCRIPTION OF PROPOSED ALTERNATIVES

Implementing the Town Center Vision

The Town Center Plan EIS will analyze 
a reasonable range of alternatives—
here is the preliminary framework 		
for the analysis:

NO ACTION ALTERNATIVE

NOTES: 
1) All alternatives will assume implementation of Sound 
Transit ST3 program elements, including a bus rapid transit 
station pair in SR 522/NE Bothell Way at Town Center and 
a park-and-ride parking structure.  2) Alternatives 2 and 3 
will study a differing mix of requirements and incentives for 
redevelopment and implementing elements of the VISION.

ACTION ALTERNATIVE ACTION ALTERNATIVE

No Changes to Existing 
Planning and Land Use 
Regulations. Assumes Some 
Redevelopment Under Existing 
Code Provisions.

ALTERNATIVE 1 ALTERNATIVE 2 ALTERNATIVE 3

Planning and Land Use 
Regulations Would be 
Amended to Allow a 
Variety of Built Form Mixed 
Use, Commercial, Office, 
and Housing, Including 
a Diversity of Uses and 
Building Heights

Planning and Land Use 
Regulations Would be 
Amended to Allow Mixed 
Use, Commercial, Office, and 
Housing in More Uniform 
Building Forms and Heights
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ALTERNATIVE 1—NO ACTION

No action would be taken to revise current 

adopted planning and land use regulations. 

As such, this alternative would analyze a potential 

redevelopment scenario and associated urban 

form that could occur under the current code 

regulations for the Town Center. 

This alternative would assume some new 

development at the Town Center site, but such 

development would not be in accordance with 

the VISION and proposed changes in planning 

and land use regulations under the action 

alternatives. For example, current regulations 

do not include provisions related to housing 

affordability or transit orientation.

This alternative would not implement the 	
Town Center VISION and redevelopment 
would be subject to the existing provisions and 
parameters in the City’s current Planning and 
Land Use Regulations (Chapter 18.42).
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ALTERNATIVE 2—DIVERSITY OF 	
												              USES AND FORM

Analysis of a redevelopment scenario and 

associated urban form that could occur with 

revised planning and land use regulations 

with new buildings of varied heights and a mix 

of uses (commercial, multi-family residential, 

office, and civic) across the Town Center. 

This alternative would support implementation 

of the proposed VISION for Town Center and 

encourage housing affordability, open space, 

amenities available to the public, and other 

community priorities. 

Implementing the Town Center Vision

This alternative would support expanded 
civic and community uses of the Town Center, 
a greater diversity of shopping/retail and 
restaurant uses, and more orientation toward 
transit and pedestrians. 
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ALTERNATIVE 3—UNIFORMITY OF 	
												              USES AND FORM

Analysis of a redevelopment scenario and 

associated urban form that could occur with 

revised planning and land use regulations 

emphasizing a more intensive level of 

redevelopment across the Town Center with 

new buildings more uniform in height and form.

This alternative would maximize the

residential potential of the site with more 

multi-family housing units.

Implementing the Town Center Vision

Alternative 3 also would support implementation 
of the proposed VISION for Town Center, 
encouraging housing affordability, open 
space, amenities, and more orientation toward 
transit and pedestrians, but would assume that 
amenities would be focused more toward the 
private use of residents at the Town Center. 
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POTENTIAL SCOPE OF THE EIS

The City of Lake Forest Park (Lead Agency for the EIS) has identified the following areas as potential 
areas to be addressed in the scope of the EIS, and requests public input on this potential scope: 

•	 Town Center Environment and Natural 
Features—Existing characteristics at Town 
Center and how these might be subject to 
change with redevelopment, including but 
not limited to 

•	 Lyon Creek,

•	 Existing trees and vegetation,

•	 Stormwater runoff,

•	 Water quality, and other conditions

•	 Consistency with Adopted Plans and 
Policies (City, Regional, Federal) 

•	 Planning and Development Land Use 
Regulations

•	 Transportation and Parking—Traffic 
circulation, parking availability and 
capacity, and access by all modes (vehicles, 
pedestrians, bicyclists, and access to transit)

•	 Public Services (Police, Fire, Schools, 
Community Services) 

•	 Utilities (Water, Sewer, Stormwater 
Management Facilities, Energy)
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POTENTIAL PLANNING AND LAND USE   
        REGULATIONS UNDER CONSIDERATION
Elements Posssible Amendments How this Supports the Town Center VISION

BUILDING 
HEIGHTS

Increase in allowed building height from current 
limit of 60’ up to 85’ with development incentives for 
affordable housing and open space elements.

See “Building Heights” display—outcomes would 
leverage the opportunities to achieve more elements 
in the VISION, such as affordable housing, open space, 
and amenities.

SETBACKS 
AND EDGE 

CONDITIONS

Revisions to setback and edge condition requirements 
are being analyzed and may include enhancements 
and/or wider setbacks along Lyon Creek.

Potential for enhancements and/or wider setbacks along 
Lyon Creek; space for trees and landscaping at the Town 
Center perimeter; more “gray to green” potential.

OPEN SPACES/
AMENITY 

SPACES

Code requirements related to the provision of 
public and private open space areas and amenities 
throughout Town Center are under review. This 
includes outdoor space as well as indoor space.

A variety of open space/amenity space would be 
provided with future phases of redevelopment for 
public and private use and would include the potential 
to preserve the function of Third Place Commons.

HOUSING
CHOICES

The proposed code amendments would expand the 
potential for additional multifamily housing at Town 
Center including market rate and affordable housing 
choices. People would be able to live close to high 
capacity transit, shopping, and services.

The VISION emphasizes the importance of providing a 
variety of housing choices to serve the full community’s 
needs including affordable housing options and 
recognizes the benefits of more people being able to 
live near high capacity transit, shopping, and services.

RIGHT-SIZED 
PARKING

With access to fast, reliable high capacity transit, 
as proposed with the BRT system, the quantity of 
parking required likely could be reduced. Shared 
parking is also a possibility being studied.

Ensuring that parking is right-sized and managed at the 
Town Center is important to the community.

PEDESTRIAN 
AND TRANSIT 
ORIENTATION

Design and development standards and guidelines 
are being developed to encourage more pedestrian-
friendly, transit-oriented redevelopment.

The VISION calls for creating a more pedestrian-friendly, 
transit-oriented place that is the civic core and heart of 
the community.
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What are the 
potential outcomes 
of additional 
building height?*

•	 Maximized redevelopment 
potential of a construction/building 
type suitable in this market. 

•	 With maximized redevelopment 
potential, there would be greater 
housing choices, including 
housing to serve different levels of 
affordability.

•	 Maximized redevelopment 
potential would leverage 
implementation of more elements 
in the Town Center VISION, such as:*The EIS will study these possibilities.

56-60 Feet to Top Floor 

75 Feet to Top Floor Height

85 Feet to Top Floor Height

/ Parking

56-60 Feet to Top Floor 

75 Feet to Top Floor Height

85 Feet to Top Floor Height

/ Parking

Current Allowed Building Height at Town Center Proposed Building Heights Under Consideration

BUILDING HEIGHTS UNDER ANALYSIS

•	 Gathering spaces, open spaces, and 
amenities (indoor and outdoor) for a 	
variety of uses

•	 Architectural treatments that enhance the 
character of Town Center

•	 Pedestrian-friendly enhancements 		
and spaces

•	 Structured parking (rather than all 	
surface parking that creates a more auto-
oriented place)

•	 Greater variety of shops, businesses, 
restaurants, cafes, and civic functions
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COMMENTING ON THE SCOPE OF THE EIS

Public comments on the scope of issues that 
need to be addressed by the EIS will be accepted 
during the 30-day comment period from 
September 26, 2018 through October 26, 2018. 

Comments may be submitted at this meeting 
(please fill out a comment form) or mailed to 
City Hall at the address below, or emailed to the 
director at the e-mail address below. There will 
be additional opportunities to comment on the 
EIS when it is published for public and agency 
review in December 2018.

RESPONSIBLE OFFICIAL: 

STEVE BENNETT
Planning and Building Director
CITY OF LAKE FOREST PARK

17425 Ballinger Way NE
Lake Forest Park, WA 98155
Phone: 206-368-5440 
sbennett@ci.lake-forest-park.wa.us

Provide input on the elements listed for analysis in the EIS (box below). Which elements are most important to you and why? 

Are there other elements that should be analyzed?

What mitigation measures should be considered to address these potential impacts?

Submit your comments at this public meeting or you may also mail or email them to Steve Bennett at 17425 Ballinger Way NE, Lake Forest Park, WA 98155; 

sbennett@ci.lake-forest-park.wa.us.   You may also provide comments online at www.yourlfp.com –check out the Get Involved page and other information 

about the Town Center Plan and providing your comments on scoping. 

NON-PROJECT EIS SCOPING COMMENT FORM

LAKE FOREST PARK TOWN CENTER PLAN

EIS ANALYSIS ELEMENTS: » Town Center Environment and  Natural Features
 » Lyon Creek
 » Existing Trees and Vegetation » Stormwater runoff » Water quality

 » Consistency with Adopted Plans/Policies » Planning and Development Land Use Regulations
 » Transportation and Parking (Traffic Circulation; Access by All Modes) » Public Services (Police, Fire, Schools, Community Services) » Utilities (Water, Sewer, Stormwater Management Facilities, Energy)

Please use this form to comment on the range of alternatives and elements proposed for analysis

in the Non-Project Environmental Impact Statement (EIS) for the Town Center Plan

What potential impacts are you most concerned about with the possibility of Town 

Center redevelopment in the future?

Any other comments? 

For More 
Information,

go to

 YourLFP.com


