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CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

I. INTRODUCTION

INTRODUCTION

The City of Marysville Comprehensive Plan provides guidance for Marysville's future
growth and development. Our “Plan” is designed and written for a planning period of
approximately 20 years with updates occurring every 7 years or as needed. The
comprehensive plan translates community values and vision into policies and
regulations that direct the quality of growth, intensity and diversity of land use,
transportation modes, street planning, public facilities and services, parks and
recreation, and resource lands and critical areas. Our Plan is the reflection of how our
citizens want Marysville to look and function in the future, and provides the basis for
achieving that vision.

This plan provides a comprehensive review and update of the City’'s original Growth
Management plan adopted in April 1996.  Since original adoption, the City has
amended its plan through annual comprehensive plan amendment cycles and capital
facility plan updates. There have been a number of amendments to GMA that require
action by the City to update its plans and policies. County actions in defining
Marysville's urban growth area require the City's action on designation of land uses
within its UGA. The update process included consideration of land use options fo meet
year 2025 populafion and employment forecasts for the Marysville urban area.
Following review of alternatives representing low-high ranges identified through the
Snohomish County Tomorrow (SCT) process for the Marysville urban area, the City
selected a moderate growth scenario. The 2025 population estimate represented by
the land use map is 79,800.

Some of the highlights of the 2004 comprehensive plan update are as follows:

1. Review and revitalize community vision for the Marysville urban growth area and
downtown.

2. Review Marysville urban growth area and respective land uses to accommodate
2025 population and employment targets.

3. Adopt subarea plans for Downtown and Lakewood to guide future growth,
development and redevelopment.

4. Review and revise policies for Land Use, Housing, Transportation, ECconomic
Development, Parks & Recreation, Public Facilities and Services, Utilities,
Environmental and Resource Management, and Capital Facilities.

A. GROWTH MANAGEMENT ACT

The State’s Growth Management Act (GMA), RCW 36.70A, was originally passed by the
legislature in 1990 with amendments in 1991, 1993, 1994 and 1995. The GMA requires all
cities and counties in the state to plan; it calls for the fastest growing counties, and the
cities within them, to plan extensively in keeping with the following state goals:

Conservation of important timber, agricultural and mineral resource lands
Protection of critical areas
Planning coordination among neighboring jurisdictions
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CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

Consistency of capital and transportation plans with land use plans
Concurrency between development and infrastructure construction
Early and contfinuous public participation in the land use planning process

The GMA sets out thirteen statutory goals. The development of Comprehensive Plans is
guided by these overall goals, but the detail is shown in the five plan elements — Land
Use, Transportation, Housing, Capital Facilities, and Utilities — that are mandated by
State legislation. For a community’s plan to be valid it must be consistent with the
requirements of the Act. Consistency, in this context, means that a plan must not
conflict with the state statutory goals, countywide policies, and plans of adjacent
jurisdictions. This section reviews the Comprehensive Plan for the City of Marysville for
consistency with the State Planning Goals, County Plan Policies, and the plans from
adjacent communities.

B.  STATE PLANNING GOALS
The fourteen statutory goals identified in the State legislation are as follows:

1. Guide urban growth to areas where urban services can be adequately
provided.

Reduction of urban sprawl.
Encourage efficient multi-modal transportation systems.

o

Encourage the availability of affordable housing to all economic segments of
the population.

Encourage economic development throughout the state.

Assure private property is not taken for public use without just compensation.
Encourage predictable and timely permit processing.

Maintain and enhance natural resource-based industries.

0 0o N oo

Encourage retention of open space and development of recreational
opportunities.

10. Protect the environment and enhance the State's quality of life.
11. Encourage the participation of citizens in the planning process.

12. Ensure adequate public facilities and services necessary to support
development.

13. Identify and preserve lands and sites of historic and archaeological significance.
14. The goals and policies of the Shoreline Management Act as set forth in RCW
36.70A.020.

C. SNOHOMISH COUNTY TOMORROW GOALS

Snohomish County Tomorrow (SCT) is the county’s collaborative planning process that is
comprised of local citizens and elected officials from every jurisdiction. The cities,
towns, tribes, and county have worked together through SCT since 1989 to apply
regional vision and more recently the goals of the GMA to our local planning needs.

In October 1990, a vision for the future of the county was agreed upon by SCT.
Members of the SCT Steering Committee saw the need to adopt a publicly shared
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vision and goals to guide effective growth management and preserve Snohomish
County’s unique quality of life. The SCT goals address the following topics:

1. Natural Environment
Forestry and Agricultural Lands
Rural Land Use
Parks and Recreation
Open Space
Civic and Cultural Resources
Education
Governmental Roles and Responsibilities
Urban Land Use
. Infrastructure

S 0 0N o kWD

w N — O

. Growth Patterns
. Transportation
. Housing
14. Economic Development
Adoption of these goals was an important first step in coordinating growth
management planning among the county, cities and tribes.
D. COUNTYWIDE PLANNING

The SCT Steering Committee adopted the SCT goals as a basis for establishing the
countywide planning policies required by the GMA. The countywide planning policies
(CPP’s) provide a framework for local planning efforts to ensure consistency with one
another and the regional vision. The GMA requires each local comprehensive plan to
demonstrate consistency with the CPP’s.

The CPP’s address urban growth areas, contiguous and orderly development, joint
county and city planning, rural land, housing, siting of public capital facilities, economic
development and employment, fiscal impact analysis, and transportation. In addition,
Snohomish County Tomorrow endorsed a set of supplemental policies through a
memorandum of understanding (MOU) in January 1994. The county, cities, and towns
agreed to incorporate within their comprehensive plans, where applicable, policies
which are consistent with the supplemental policies attached to the MOU. These
supplemental policies address protection of the natural environment, parks and
recreation, and open space.

The current County-wide planning policies are contained within the plan Appendices.

E. COMPREHENSIVE PLAN STUDY AREA

The Marysville Planning Area is the Marysville urban growth area together with adjoining
rural lands influenced by the UGA. The Study Area for the Marysville Comprehensive
Plan is bordered on the west by the Tulalip Reservation/ Interstate 5, on the north by the
Arlington urban growth area, and on the south by the Lake Stevens urban growth
area, and to the east by Highway 9. The northwest part of Marysville's urban growth
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area includes the Lakewood community, west of I-5. Map 1-1 shows the area that was
studied for this Comprehensive Plan.

F. RELATED PLANS

There are a number of related City plans and documents that guide development and
implementation of the Comprehensive Plan.

1. Utility Service Area (USA) Boundary and Plan
2. 2003 Comprehensive Water Plan

3. 2005 Comprehensive Sanitary Sewerage Plan (12/14/04 Draft included in this
proposal)

2001 City of Marysville Wastewater Treatment Facility Update.
2003 Surface Water Management Plan.
1972 Shoreline Management Master Program (to be updated in 2005)

No o

Marysville Development Regulations.

G. AMENDMENTS

This Comprehensive Plan is based upon the best available information. The Growth
Management Act requires that all amendments to the Comprehensive Plan be
considered in a comprehensive manner, no more than once a year (except by
emergency). The City's development regulations provide procedures for review of
amendment requests.

H. COMPREHENSIVE PLAN REVIEW

In conjunction with the county review of the population and employment projections,
and the Urban Growth Area, the City shall review its comprehensive plan at least every
seven years. Urban Growth Areas must be re-evaluated at least every five years to
determine whether or not they are capable of meeting the county's 20-year
population and employment projections.
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II. VISION — MARYSVILLE: PAST, PRESENT AND FUTURE

INTRODUCTION

The purpose of this chapter is to provide vision to guide the comprehensive plan.
Marysville's past, present and future are inescapably linked. We rely on history to teach
us; our current events and circumstances help guide our goals and expectations for the
future.

A. HISTORY- MARYSVILLE YESTERDAY

The history presented within this Comprehensive Plan gives a context to future planning
from familiarity with the past. The history covers the physical evolution of Marysville
though economic, cultural, and social events. The Study Area for the Comprehensive
Plan encompasses an area much larger than the City of Marysville: Steamboat Slough
and Soper Hill Road to Smokey Point and 172nd Street NE, Highway 9 to Interstate 5,
and west of Interstate 5 to include Lakewood. Marysville is the primary city within this
Study Area, but there are many other small communities that have a historic or
contemporary role: Sunnyside, Getchell, Shoultes, Kellogg Marsh, Kruse, Sisco,
Edgecomb, Smokey Point and Lakewood's English Station. This history does not attempt
to chronicle the development of all these communities, but includes events from them
as their histories have interwoven with or reflect on that of Marysville.

The first settlement in what would be Washington State occurred in 1845 in Tumwater.
Only eight years later the first permanent white settlement in Snohomish County
happened at Tulalip. The primary purpose of the settlement was to establish a sawmill,
indicative of the significant role timber would play in the history of the area. The Treaty
of Ellioftt Point was signed in 1855, establishing the Tulalip Reservation for the relocation
of the Snohomish, Stillaguamish, Snoqualmie, and Skykomish Indians from Everett. The
Tulalip Reservation area would be the focal point of activity in the area for another 20
years. During this period two missionaries arrived at Tulalip to found a mission, church,
and school for Native Americans. Located at several points along the coast, including
the mouth of Quil Ceda Creek, Priest’'s Point and Mission Bay, the mission grew to be
quite a complex. In 1869 the mission at the Tulalip Reservation became the first Indian
Conftract School ever established.

Father Chirouse, one of the Tulalip missionaries, persuaded Maria and James Comeford
to move from Whatcom County, where they had arrived in 1872, to Tulalip to operate
the government trading post. During the years they ran the trading post at Tulalip,
James Comeford traveled the rivers and sloughs selling goods. He determined the area
along Ebey Slough was a desirable location for a settlement with its river and marine
access and significant logging potential. In 1887 he purchased 120 acres of land from
two men who in the early to mid-1870s had purchased significant acreage stretching
from the marshes up to the highlands in what would become Marysville. At that time,
the area was otherwise uninhabited from the Snohomish to the Stillaguamish Rivers. In
1878, James and Maria Comeford built a tfrading post and home/hotel on a site that
today is approximately the intersection of Ebey Slough and Interstate 5. Enough settlers
began to arrive in the general area that in 1878 a school district was established
covering the area from Sunnyside to Florence. Also in 1879 the Comefords managed to
set up a post office which was named Marysville. The name is either tfaken from Mrs.
Comeford’s name, “Maria”, or was used as an incentive to encourage two men from
Marysville, California to remain in the newly formed town.

During the late 1870s through the early 1890s many settlements were begun in the
greater Marysville area: Kellogg Marsh, Getchell Hill, Sunnyside, Shoultes, Sisco and
Vision
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Edgecomb. Probably the best indication of the determination of each of these
communities was their desire to establish schools for their children. Sunnyside had one of
the earliest districts that broke off from the Snohomish district around 1880. To serve the
district, Sunnyside built their school house in 1881-85. Though Marysville students were a
part of this district, a log cabin one or two miles east of town served as a private school
house for seven students. Marysville formed their school district in 1887 and the first
school, the Lyceum, was built on Front [First] Street between Beach and Cedar in 1888.
That same year Shoultes created a separate school district from Marysville but did not
construct a school building until the early 1890s. Kellogg Marsh followed Shoultes by
creating another school district in 1892 and built their school in the mid to late 1890s.

Aside from the school activities, the 1880s were a relatively quiet fime in Marysville. In
the early 1880s, the city was only three blocks long with skid roads running to the slough.
In 1885, James Comeford sold the store and began to plat the town. He began with
nine blocks running east from the reservation to Liberty Street. This was followed by other
adjacent areas being platted: Quinn's Plat in 1888, Meyer’s Plat in 1890 and Marysville
Plat in 1891. The first Marysville saw mill opened in the late 1880s. The platting and mills
began to shift the center of town east from the original tfrading post's location, though
still near the waterfront. But after all these efforts, in 1889 the town still only had a few
residents, two general stores, an empty hotel, and 20 houses not all of which were
occupied.

Due to the construction of the railroads, a boom hit the area in 1889. The Seattle-
Lakeshore and Eastern (later the northern Pacific) railroad was built near Getchell Hill,
and the Great Northern railroad, going through Marysville, was antficipated. The
combination of rairoad and timber increased the area’s vigor. Getchell Hill is one
example; in the 1890s, it had two shingle mills, hotel, post office, railroad depot, schools,
and of course saloons. For Marysville, only one year after the barren description of town
above, it had now acquired two hotels, 14 businesses, 47 houses, 200 people, and
Sunset Telephone and Telegraph opened its Snohomish exchange.

As a result of the boom, four indicators of growth and success could be found in
Marysville in 1891: the town was incorporated as a fourth class city with 350 inhabitants,
a mayor, city council, freasurer, and clerk; the new city built its first City Hall on First
Street; the second bank in Snohomish County opened at First and Beach in Marysville;
and the Marysville Globe newspaper began its operation. Still Marysville had a next
door rival for dominance in Snohomish County-Everett. For many years, Everett was
called Port Gardner. But with its sizable port and the injection of monies from John D.
Rockefellerin 1891, Everett began to overtake its rival.

Although the stock market Panic of 1893 slowed growth of many communities, it did not
seem to have much impact on Marysville. The city’'s second school building opened in
1894 and the school had 159 students. Tug boats and stern-wheelers plied the river and
sound, stopping at Ed Steele's wharf at the base of Ash Street, the center of the
business community. Mills were being constructed along Allen Creek. When the Great
Northern Railroad tracks opened in 1895, the tracks became the only direct connection
to Everett. Throughout the 1890s steamers connected Everett and Marysville, but the
only land route was via Sunnyside Road and Cavelero's Corner. Many people walked
the tracks rather than take this longer route.

With the new centfury, Marysville experienced more changes and growth, and
abandonment of its pioneer past. In 1904 and 1909 respectively, Maria and James
Comeford died. By 1904, the town had expanded to 8th Street on the north and Allen
Creek on the east. Eight students began high school in 1903, and the first high school
building was constructed in 1907 on 10th between Beach and Cedar. The population
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had increased in 1905 to 1250, 3.5 times the population at incorporation 14 years earlier.
The town had 450 students, four churches, a public electric light system, six miles of
graded streets, two logging camps, six shingle mills, three saw mills, and mail was
delivered on a RFD route by horse and buggy. The entire Northwest experienced a
phenomenal boom following the 1906 San Francisco earthquake when the mills of the
Northwest furnished the timber to rebuild that city.

During the 19210s and 1920s Marysville began to connect or reconnect to surrounding
communities. In 1912 and 1913 respectively, the Shoultes and Kellogg Marsh School
Districts rejoined the Marysville district. The Marysville School District then in 1914 built its
first brick building, a new high school; the second brick school building was constructed
in 1916. First Street was paved in 1914; in 1916, the first Highway 99 was created from
the existing Sunnyside Blvd. route by paving it from Everett to Marysville via Cavelero
Corner.

Following the 1923 earthquake in Japan, the Northwest experienced another boom
sparked again by the demand for building materials. Then in 1926 the second Highway
99 was constructed across the flats to Everett, requiring four bridges. The new roadway
reoriented town toward it, with many businesses and public structures relocating along
State Avenue. This shifted the center of fown to Third Street and State Avenue, and
zoning encouraged commercial and residential development to string out north of the
city.

The stock market Crash and Great Depression did not affect Marysville significantly. As
a farming community, the area was fairly self-sufficient; Marysville's agricultural products
consisted primarily of berry crops, dairy, poultry, and oats. For some of the outlying
communities such as Getchell Hill, the Depression coincided with hard times. The town
was dependent on timber and as the availability of trees diminished, so did the town.
By 1935, there was only one sawmill, a church and a school. Marysville, experienced
the opposite action. During the 1930s the town filled in as bigger businesses and a large
migration of residents took place. In 1932 Marysville held its first Strawberry Festival. This
has been an annual affair except for three years during World War Il. A new high
school and elementary school were constructed. The Tulalip Reservation’s school
closed and joined with Marysville. A few Native American children had been attending
the Marysville schools since 1888, but the separation of schools formally ended.

During World War Il, the main activity in the immediate Marysville area was the
ammunitions storage depot on the Tulalip Reservation. After the war this site would
become a Boeing test site. Beginning then, a new kind of manufacturing, aerospace
parts, would join the traditional ones as part of the Marysville economy.

Most of the post-war changes that occurred gave the city the form we know today.
After the war, Marysville decided it was tfime for a new city hall. The city hall was the
original wooden structure built in 1891 that had been relocated to three different sites
during its 60 year life span. The new brick City Hall and library opened in December
1951 in City Park. Another major post-war event was the construction of the third
Highway 99, now named Interstate 5. The Marysville portion was completed in the mid-
1960s, and the entire Interstate was finished a decade later. This limited access
highway infroduced a new orientation to the city. Previously, State Avenue, the second
Highway 99, had been the primary north-south route through the city. Following the
construction of the new Interstate 5 on the western edge of town, State Avenue'’s role
changed as highway oriented businesses moved to Fourth Street. New businesses
along State Avenue were such things as mobile home courts and strip shopping
centers, like B & M. The new businesses on Fourth Street supplanted its residential uses,
and the expressway instigated the decline of the once fine residential neighborhood
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alongside it. Also, by 1954 the population of Marysville was approximately 2500.
Marysville had taken 50 years to double in size. Additionally, in 1954 the Sunnyside
School District consolidated with the Marysville district.

Comprehensive land use planning began in the greater Marysville area in 1956 when
the Snohomish County Council adopted the first plan for the county. The 1956 plan
consisted of a land use map showing a range of residential, commercial, and industrial
uses. The 1956 plan lacked any explanatory text that could provide guidance in
implementing it. In 1964, Snohomish County was separated into twelve planning sub-
areas and a plan prepared for each of them. The Marysville Sub-Area surrounded the
City on the north, south, and east with the Tulalip Sub-Area situated to the west. The
City of Marysville's own first plan was adopted in 1968; it was revised and updated for
adoption in November 1978. The City's plan contained explanatory text to provide
direction in implementing it. In March 1982 the revised County Sub-Area Plan for
Marysville was adopted by the County Council. This revised plan was based on the
desire for growth management population and employment increases were
incorporated by expansion of developed land, and utilities were limited to minimize the
fiscal and environmental impacts of growth. Another aspect of this plan was that it was
intended to complement the City's 1978 plan. Lastly, the County plan also supported
strengthening the vitality of the business areas of Marysville by not allowing retail or
service businesses to locate outside of the urban core, that is, along the State Avenue
corridor.

The 1980s were not just a time of planning, but actions as well. In the late 1980s many
significant projects were built: a new shopping mall was constructed in downtown
Marysville, between First and Fourth Streets, State and Cedar Avenues. While the mall
replaced many rundown and underutilized structures, it also turned its back on the
waterfront. Another significant shopping center with K-Mart and Fred Meyer as anchors
was built at State Avenue and 100th Street. This development reinforced the residential
developments that had been occurring north of the city limits since the 1950s. Also the
major connection and widening of Fourth Street/é4th Street NE took place. This not only
improved connections between downtown Marysville and Highway 9, but also access
to Interstate 5. With concomitant growth pressures, the areas east of Marysvile,
especially those on the slopes overlooking the City and valley, have been developed.

B. MARYSVILLE TODAY

During the 1990’s, the population of Marysville experienced quite a change. As was
mentioned above, in 1954 there were twice as many residents in Marysville as there
were in 1905. By 1980 the population had again doubled, but in half the time it had
previously taken. Sincel980, the population has almost doubled with each decade
through 2000. Marysville's location with proximity to major employment centers and
transportation corridors, the beauty of the natural setting, the moderate size of the
community, and the relatively reasonable housing costs make it an atftractive city.
However, these same attractions have put significant growth pressures on the city.

Much of the growth within the past two decades has been residential growth. The
resulting imbalance between residential and commercial growth has brought new
vigor to the City's efforts to kindle economic development and business growth. Many
of the housing developments designed in the 1980's and '90’s lacked individuality and
quality design elements. The commercial strip along State Avenue/Smokey Point Blvd
(Old Hwy 99) aged and became a little more run-down as new commercial malls and
developments were built in adjoining communities.
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Over the 1980's and ‘90’s the community began to lose its small-town feel and charm,
while the area has yet to develop the urban amenities and presence of a larger city.
Throughout the 1980's, 1990’s and early 2000's, the Marysville community was also
undergoing the polarization of pro- and anfi-growth pressures reacting to political
decisions that affected each interest group. Growth brought with it rapid change to
small farms, rural lands, open space, roads and infrastructure affecting the community.
Growth also brought many new residents with expectations for their new home based
on the community they came from.

The Growth Management Act resulted in more influence of planning on local land use
decisions. Snohomish County designated an urban growth area for Marysville in 1995.
The City GMA Comprehensive Plan was adopted in 1996 establishing stronger guidance
for land uses and planning areas. In 1997, Arlington and Marysville settled a long-
standing dispute over urban area influence of each City, setting the north and south
boundaries respectively of Marysville and Arlington in the Smokey Point area.

From the beginning of this new millennium, year 2000, a new dynamic has emerged in
the community. The community began to see itself as an urban area with the needs,
desires and goals to provide a quality urban environment for its residents and
businesses. New capital projects were planned , financed and constructed for roads,
parks, wastewater, water, stormwater and public buildings.

These public improvements have the City taking on a new look in the Downtown with
new services for the community and infrastructure for future growth. A new spirit of
cooperation has emerged with neighboring jurisdictions including Shohomish County,
the Tulalip Tribes and Arlington.

While the overall guidance of the City's 1996 plan remains relevant, citizens, business
leaders and elected officials want to implement change at a faster and more
aggressive pace with respect to business growth, quality residential, commercial and
industrial growth, and well planned balanced growth in the Marysville area. These key
priorities were spelled out in the City's economic development plan written in 2002.

C.  MARYSVILLE- OUR FUTURE

This Comprehensive Plan Update will establish the framework and regulatory guidance
in our land use planning to meet current community mandates.
These priorities are:

1. Enhance Community Image and Identity
Improve Existing Business Opportunities and Expand & Diversify the Economic
Base through Business Attraction and Retention Efforts
Support Recreation and Tourism Advantages
Improve Transportation and Infrastructure
Improve Government and Regulatory Environment
Enhance Employment and Housing Opportunities through Workforce
Education and Training
The City is actively implementing its strategic plan with respect to each of these
priorities. Citizens, business leaders appointed and elected officials have committed
their fime and efforts to taking steps to create a better Marysville.  This plan will help
realize that vision in terms of shaping, guiding and regulating future development in the
Marysville urban growth area.

AR

Some of the focus areas that have emerged in the plan development are revitalizing
the downtown and downtown waterfront as a key to the image and identity, tourism
and recreation potential of the Marysville community. To that end, the City conducted
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a separate Downtown Vision Plan. Marysville’s Downtown embodies the image and
identity of our community to both internal and external visitors.

As we envision the future Marysville, we have chosen to use historical neighborhood
areas as the basis for future land use planning. These neighborhoods, centered around
historic community services (often commercial uses and schools), are the foundation of
new plans for strengthening our neighborhood connections. It is our intent in pursuing
this plan, to effectuate stronger community participation, leadership and an active,
caring and involved citizenry.
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lll. PUBLIC PARTICIPATION

INTRODUCTION

The public participation process is an essential component in the development of a
comprehensive plan. The requirements for public involvement in state law and the
Growth Management Act (GMA) allow each community to determine the process that
is most appropriate for them. However, the GMA does require that cities establish
procedures for providing early and continuous public participation in the development
and amendment of comprehensive land use plans and development regulations
implementing such plans. The procedures shall provide for broad dissemination of
proposals and alternatives, opportunity for written comments, public meetings after
effective notice, provision for open discussion, communication programs, information
services, and consideration of response to public comments.

The public participation process and background information for development of the
comprehensive plan included:

* Use of 2002 citizen survey for Marysville performed by the National Citizen Survey;

* Business stakeholder summaries from focus groups during development of the
City's economic development strategy;

e Community workshops and task force meetings for the Downtown Vision Plan,
completed in 2004;

» City of Marysville economic development committee feedback and minutes
from 2003 and 2004;

* Planning Commission workshops to develop and review the comprehensive plan
and development regulations between 2004 and 2005;

* Public input, letters and correspondence received between 2003 and 2005,
during development of the comprehensive plan;

* The Draft Integrated Comprehensive Plan, Development Regulations and
Environmental Impact Statement (EIS) were formally distributed to agencies and
interest groups on January 14, 2005 for a 60-day comment period;

* The Integrated Plan, Development Regulations, and EIS were publicly available
at the Marysville Library, on the City's website, and available for purchase in
hardcopy and CD;

* Over 21,000 notices were mailed to area property owners and residents within
the Marysville Planning area notifying them of the availability of the draft plan,
open houses, and Planning Commission public hearings;

* Public notice and articles in area newspapers and public buildings;

»  Comments were received at six open houses held in Marysville neighborhoods in
advance of public hearings. Between 150 and 200 people attended the open
houses.

» Official Public Hearing and adoption process before the Planning Commission
and City Council;

Public Participation
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A. PuBLIC WORKSHOPS AND COMMUNITY MEETINGS

Public workshops and presentations were made by city staff and the consultants. These
included presentations made at numerous workshops held for the general public.
Community Meetings were held in locations throughout the Urban Growth Area to
obtain comments and direction from the various areas covered in the plan.

B. PLANNING CoOMMISSION AND CiTY COUNCIL

Throughout the research, drafting and finalizing of the Comprehensive Plan, City staff
met with the Planning Commission. Two joint workshops were held with the Planning
Commission and the City Council in the process of developing the concept, and
reviewing the direction of the Comprehensive Plan. The public frequently attended
these presentations and workshops. Public comment was faken and incorporated into
the comprehensive plan document.

C.  SEPARATE PROCESSES

Various elements of the plan were developed and updated between 2002 and 2004
and are incorporated into the Comprehensive Plan by reference, or in part following
review and amendments for consistency with the overall plan. These included the
Transportation Element and the Economic Development Element. The Parks &
Recreation Element was updated as part of the Comprehensive Plan Update but
entailed additional public participation as part of its update. The public involvement
efforts of each element are hereby described.

Transportation

Through development of the draft plan, between 2001 and 2003, the consultants and
staff met with the Public Works committee to prioritize planned improvements and
review the draft transportation plan. Public workshops and hearings were held with the
Marysville Planning Commission in 2002. The Marysville City Council held workshops and
a public hearing to adopt the Transportation Plan in January 2003.

Parks and Open Space

The Parks and Recreation element update included a community survey on parks and
recreation facilities and services. The draft plan was reviewed by the Parks and
Recreation Board prior to workshops with the Marysville Planning Commission as part of
the Comprehensive Plan workshops and hearings.

Economic Development

The Economic Development Plan for the City was developed under the leadership of
the Marysville City Council and Administration.  The consultants Gardner/Johnson
employed focus groups to identify key issues for the City related to economic
development. Implementation of the plan included creation of various economic
development committees to address key areas including: 1) Image and Identity, 2)
Business Atftraction and Retention, 3) Land Use, Permitting and Infrastructure, 4) Tourism
& Recreation, and 5) Workforce Education and Training. The committees are
composed of business and citizen representatives, city appointed and elected officials,
and staff.

Public Participation
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IV. LAND USE ELEMENT

A. BACKGROUND

The Land Use Element establishes Marysville's desired character, quality and pattern for
land uses in our Study Area. Land use is the basis for balancing all other elements of the
comprehensive plan. Our desired land use pattern drives future transportation, utility,
capital facility and service decisions and needs. Conversely, available infrastructure
and services influences our land use decisions. This plan element provides an inventory
of existing population and employment capacity, and an analysis comparing the
capacity to 2025 forecasts. It also includes a discussion of land use districts and
densities; goals & policies; and a strategic plan for realizing the vision of this
comprehensive plan. The Land Use Element also incorporates neighborhood planning
as the mechanism for balancing and allocating land uses and densities. This is based
on the belief that a thriving community is comprised of healthy neighborhoods.

l. Urban Growth Areas

A key concept in GMA is the urban growth area (UGA). The GMA requires that UGA’s
be designated throughout the County. Urban Growth Areas define those places in
which urban growth can occur and those lands, such as critical resources and sensitive
areas, that should be protected. Urban growth is characterized as compact, intensive
lond use making agricultural and forest production enterprises impossible. The land
within the Urban Growth Area must be capable of accommodating 20 years of growth.
Urban services will only be provided and annexations can occur only within these Urban
Growth Areas. Urban Growth Areas are re-evaluated at least every five years to
determine whether or not they are capable of meeting the county's 20-year
population and employment projections.

Critical areas include wetlands, areas with a critical recharging effect on aquifers or
groundwater used for potable water, fish and wildlife habitat conservation areas, and
frequently flooded areas. These areas can be in or outside the UGA, but their location,
significance, and size are considered in establishing the UGA.

Future urban growth is to be located first in areas already characterized by urban
development where existing public facility and service capacity is available, and
second in areas where public or private facilities or services are planned or could be
provided in an efficient manner.

Snohomish County is responsible for approving the urban growth area for each city and
urban area. The County is required to collaborate with cities in making these decisions.
Cities are then expected to ultimately annex areas within their respective UGA's and
therefore must plan for effective service delivery for transitioning these areas intfo the
city limits. In Marysville's urban area, the City is the major provider for water and sewer
service in both incorporated and unincorporated areas. Therefore, the City has
extraordinary influence on the appropriateness, timing and phasing of urban
expansion.

Marysville’s original UGA was established in 1995 by the Shohomish County Council. The
initial approval established a separate UGA for Smokey Point. In 1997, Marysville and
Arlington approved a settlement agreement to establish each City’s respective urban
growth area intent with respect to Smokey Point and Lakewood. Snohomish County
acted to affirm the agreement by dividing the Smokey Point UGA into each respective
city’'s UGA, in accordance with the agreement. The agreement also resulted in an
unincorporated island as part of the area which was identified in Marysville's UGA is not
adjoining the current UGA or city limits. This area adjoined an area designated “urban
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reserve” within Marysville's sphere of influence and future urban service plans. This plan
proposes an expansion to resolve the unincorporated UGA island.

This Land Use element provides analysis of the Marysville's existing UGA, Figure 4-1a, and
recommendations for land use designations within the UGA and potential expansion
areas, Figure 4-1b, to meet 2025 population and employment targets.

Il. Land Outside the UGA

Land outside the UGA is designated for rural or natural resource (agricultural, mineral or
forest) use. The Marysville planning area does not include any designated resource
land. Unincorporated areas, outside the UGA, fall under the jurisdiction and planning of
Snohomish County. The intent on including areas adjoining the UGA within Marysville's
planning boundary and comprehensive plan discussion is to consider the effects and
impacts of urban growth on adjoining rural land uses and to coordinate for effective
short and long-term transition between areas inside and outside the UGA.

Short-term transition issues include policies and regulations to minimize incompatible
urban/rural land use operations. For instance, small farms and agricultural uses are
present on rural land within the planning area, and adjacent urban land uses can
impact these operations. There are measures that can be employed by city and county
to minimize conflicts. Examples of this are small farm protections, and buffer and
screening requirements for adjoining urban uses. While the farming uses may not be
considered of long-term commercial significance, they exist and should be afforded
some consideration when adjacent land is converted to urban use.

Long-term transition issues include designation of open space corridors between cities,
and effective planning for future expansion of the UGA. Under GMA, comprehensive
plans and UGAs consider a twenty-year planning period. In planning for this period, the
City's plan establishes open space corridors and urban/rural edges that it believes will
be lasting and long-term, while also identifying areas that while not suitable for
immediate inclusion in the UGA, may be suitable in future planning periods. The
Snohomish County plan provides for designation of urban reserve areas and Rural Urban
Transition Areas (RUTA's) outside of the UGA. These areas are intended to set aside a
supply of land for employment and mixed land uses for possible future inclusion in a
UGA. Capital infrastructure (roads, water, and sewer) is planned for periods much
longer than 20 years, as some of those corridors and lines will remain in place through
buildout for hundreds of years. As a result, the use of urban reserve designations and
RUTAs can provide guidance for policies to minimize future costs of service for urban
growth, and to provide longer term guidance for property owners regarding
expectations for future growth pattern. Marysville should pursue interlocal agreements
and comprehensive plan consistency with Snohomish County to improve planning for
future urban expansion and services within these areas. The Land Use element includes
the following Rural Use (RU) goals and policies to address these issues:

RU-1 Where practical, residential districts outside of Urban Growth Areas should be
restricted to rural, low-density residential (minimum 5 to 10-acre fracts).

RU-2 Areas that may be suitable for urban expansion within the twenty year planning
period should be placed within Rural Urban Transition Area (RUTA) designation by
Snohomish County. These areas should remain in 10 acre or larger parcels.
Techniques such as shadow platting in conjunction with clustering should be used
to permit efficient development at urban densities and urban level services when
these areas are incorporated into Urban Growth Areas. If shadow platting is not
utilized, rural cluster subdivisions should be prohibited.

Land Use Element
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Figure 4-1a Urban Growth Area Map
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Figure 4-1b UGA Expansion Areas Map
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RU-3 Locate and design new utilities, roads, and other infrastructure and improvements
within RUTA’s in a manner that reduces impact to the surrounding rural character,
and reduces future cost of utility, road and other infrastructure extension to these
areas when included within the UGA.

1l. Annexation

Urban areas are ultimately the responsibility of cities. Marysville anticipates annexation
of its entire urban growth area as it plans for the future. In 2005, approximately 60% of
the urban growth area was within the city limits. The City has actively sought
annexation of its UGA and has adopted policies to encourage transition of
unincorporated areas into the City limits.  Marysville also negotiated interlocal
agreements for annexation and urban development within its UGA with Shohomish
County. The purpose of these policies and agreements is to ensure a smooth fransition
from county to city jurisdiction when unincorporated land is annexed to the City. This
Comprehensive Plan also establishes additional policies and conditions to address
public services, infrastructure and utility extension and compatibility issues within
Marysville's UGA and potential annexation areas. This plan also contains policy
discussion relating to future annexations. These policies are intended to provide the
City with guidance when undertaking decisions about future annexation. They
encourage the City to carefully identify, evaluate and conduct annexations that will
enhance the quality of life, improve the efficiency of services, protect the environment,
and promote land use goals.

IV. Neighborhood Planning Concept

As discussed in the Vision section, the City believes that strong neighborhood planning
efforts provide the basis for effective land use decisions. One of Marysville's strategies
to create a thriving community is to strengthen and improve Marysville's image and
identity. With continued growth and redevelopment, it will be important to establish
distinct neighborhoods and districts as shown in Figure 4-2. This will give our citizens,
businesses, and visitors a stronger sense of Marysville's vision and be an opportunity to
develop community pride. The basis for neighborhood planning areas comes from
Marysville's past. Marysville is one of the oldest communities in Washington, and as a
result boasts a history of small communities, landmarks, and cultural heritages that are
associated with various areas. In some cases residents still use these names; other
remnants of this history are found on maps, road, and school names. The historical
richness of this community should not be lost in the future.

The use of Neighborhood Planning Areas will encourage a sense of identity as well as
maintain the historical associations. Neighborhoods will be defined by existing, and
some anficipated, features. Each Planning Area will have land uses and services that
may allow some autonomy, such as services and stores, a mix of residential, and a
variety of tfransportation modes, including pedestrian and bicycling paths. Land uses in
one Planning Area can also complement land uses in adjacent Planning Areas,
providing a desired functional mix within the greater Marysville area. Planning Areas will
allow for diversity and different distributions of land uses and services, responding to the
needs of distinct portions of the city.

The following list identifies the Planning Areas generally based on residential
neighborhoods within the Study Area, and the elements that define each of their
edges.

Planning Area #1, Downtown:
Approximately the downtown Marysville areq, it extends from Ebey Slough, to the
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section line east of Allen Creek, along 72nd/ 76th Street NE to Quilceda Creek and
south along Interstate 5 to the slough.

Planning Area #2, Jennings Park:

The newly developing area east of downtown, it is delineated by Allen Creek, 76th
Street NE, Allen Creek, Munson Creek, the section line, 52nd Street NE, and Sunnyside
Boulevard.

Planning Area #3, Sunnyside/Ebey Slough:

The Sunnyside/Ebey Slough areaq, is defined by the both uplands and the floodplain. Its
edges are the extension of 67th Avenue NE, to Soper Hill Road, to Ebey Slough, to the
section line, to Sunnyside Blvd., to 52nd Street NE.

Planning Area #4, East Sunnyside/Whiskey Ridge:
The southern portion of Whiskey Ridge, it is identified by Soper Hill Road, 83rd Avenue
NE, 64th Street NE/SR 528, the section line, 52nd Street NE.

Planning Area #5, Cedarcrest/Getchell Hill:
In a portion of the historic Kellogg Marsh areaq, the edges are Allen Creek, 88th Street
NE, 67th Avenue NE, to the Urban Growth Boundary, to Highway 9, and SR 528.

Planning Area #6, Downtown Marysville North/Pinewood:

The area north of downtown, its edges are 76th Street NE, to 51st Street NE, to 72nd
Street NE, to Allen Creek, to 92nd Street NE up Quilceda Creek to just north of 100th
Place NE, and Interstate 5.

Planning Area #7, Kellogg Marsh:

The residential community surrounding the significant commercial center at State
Avenue and 100th Street NE, it is shaped by the Urban Growth Boundary, Quilceda
Creek, and continues north along State Street to include commercial areas north of
Quilceda Creek, back to Quilceda Creek, and 92nd and 88th Streets NE .

Planning Area #8, Marshall/Kruse:

A predominantly residential areq, it is nestled between Quilceda Creek and its West
Fork and connects to -5 around commercial at State Avenue and north of 100th Street
NE. The railroad, industrial uses, and Interstate 5 complete the edges.

Planning Area #9, Shoultes:
In the historic Shoultes areq, it extends from the Urban Growth Areaq, to Quilceda Creek,
along the railroad line, and a change in land use from residential to industrial.

Planning Area #10, Smokey Point:

This area extends between Planning Areas 8 and 9 on the south, and 180th/172nd
Street NE to the north, while Interstate 5 and the Urban Growth Area define its west and
east edges.

Planning Area #11, Lakewood:
The edges of this area are the Urban Growth Boundary west of I-5 and Interstate 5.

V. Land Use Development

The Comprehensive Plan land use map was adopted by the City following extensive
public process and environmental analysis. It is shown in Figure 4-2. Property within the
City limits has been rezoned to implement the adopted plan. Properties at the edges
of land use districts can make application to rezone property for the bordering zone,
without applying for a comprehensive plan amendment. However, the burden of proof
is on the applicant to demonstrate the basis for the rezone. The factors for a zone
reclassification are identified in the Marysville Municipal Code.

Land Use Element
4-6

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

Figure 4-2 Land Use Map, 2025
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B. LAND USE INVENTORY-LAND CAPACITY ANALYSIS

Inventory and analysis of land uses allows for capacity estimation methods and
subsequent formation of population and employment targets. The full land capacity
table is included as Appendix A of the Land Use Element.

l. Marysville UGA Residential Copoc]i’ry Estimation Methodology - August
2004

The land capacity estimations found in the following tables were made from an
updated version of the land capacity GIS database provided to the City by the
Snohomish County Planning and Development Services Department during the summer
of 2002. The original creation of this database is documented in Recommended
Methodology and Work Program for a Buildable Lands Analysis for Snohomish County
and its Cities (#1). Updates to the database were made in August of 2004 using recent
plat and building permit information. This database is, essentially, a modified version of
the Assessor’s parcel GIS database to which various fields were added in order to
derive capacity estimates.

The most important of these fields are the existing housing, buildable acreage,
development status and estimated density fields. The first of these fields, existing
housing, was calculated directly from assessor records, and is shown in Table 4-1 along
with the next field, buildable acreages, which was derived by subtracting the amount
of mapped unbuildable land from the total acreage for each parcel. Unbuildable
lands include streams, wetlands, steep slopes, and their accompanying setbacks. In
addition, a 5% margin was added to unbuildable acreages to account for unmapped
unbuildable areas. The buildable acreages field was then calculated as total acres
minus unbuildable acres.

Table 4-1 Existing Housing and Buildable Acreages - 2005 UGA

Existing Housing Units Buildable Acreage

2005 Land Use Plan 18,736 8.313

The development status field contains four categories: undevelopable, vacant,
redevelopable, and part-use. The undevelopable category includes those parcels
designated for public use (i.e. schools, parks, ufilities, NGPAs, etc.). Undevelopable
parcels were excluded from further capacity calculations. The vacant category
contains all remaining parcels in which the improvement values are less than $10,000
and which do not meet part-use and redevelopable criteria. The redevelopable
category contains residential parcels in which the improvements to land value ratio is
less than 0.5 and are over 21,000 sq. ft. total area in single family zones or over 3,000 sq.
ft. in the multi-family zones. Commercial parcels are categorized as redevelopable
when the improvements to land value ratio is less than 0.75. The part-use category
contains those single family residential parcels with a total area greater than 21,000 sq.

! Recommended Methodology and Work Program for a Buildable Lands Analysis for Snohomish County and its Cities, Snohomish County
Planning and Development Services, July, 2000; and SSPS Code For Running UGA Residential and Employment Capacity Analysis, Courtesy
Steve Toy, Snohomish County PDS.
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ft. and an improvement value per acre ratio of less than $250,000 per acre. In addition,
the part-use category also includes multi-family residential parcels with a  building
footprint to total parcel area, or lot coverage, of less than 0.15, commercial/industrial*
parcels less than two acres with a lot coverage less than 0.12 or commercial/industrial
parcels over two acres and a lot coverage less than 0.25. Buildable acreages for
parcels in the part-use category were converted to surplus acreages using a reduction
factor to account for building setbacks (see part-use factors below). All remaining
parcels not meeting any of the above criteria were not included in further capacity
calculations. (#2)

Part-use factors:

Single and Multi Family Residential = 6.66
Commercial/Industrial/mixed-use > 2 acres = 4
Commercial/Industrial/mixed-use < 2 acres = 8.33

Surplus Acres = (1 — (Lot coverage * Part-use factor)) * Buildable acres
(Lot Coverage = Building footprint / Total parcel areq)

The resulting data, including the buildable acres data, were verified by on-screen
analysis using GIS critical areas databases and aerial photography. Maps of these
results were produced and a final review was made by all City planning staff prior to
further analysis.

County Planning staff derived the values found in the density field by analyzing recently
recorded plats specific to the Marysville area for each zoning designation and
determining an average density (#1 sect. 3.1.1.1). The density values used for each
residential designation are:

Single Family Medium - 3.76 hu/acre
Single Family High — 4.8 hu/acre

Single Family High (small lot) — 8 hu/acre
Multi-family High — 28.34 hu/acre
Multi-family Medium - 18.47 hu/acre
Multi-family Low — 11.12 hu/acre
Mixed-use — 13.4 hu/acre

Using the existing housing, buildable acres, surplus acres and density data, additional
housing capacity was calculated for each of the different development categories
according to the following formulas:

For vacant parcels: additional housing capacity = buildable acres * density
For part-use parcels: additional housing capacity = surplus acres * density

For redevelopable parcels:
additional housing capacity = (buildable acres * density) — existing housing

To account for market availability, the final additional housing capacity estimates were
reduced by 15% for vacant parcels and 30% for part-use and redevelopable parcels.
These numbers were further reduced by an additional 5% to account for future public
use facilities. The final population estimates were calculated at 2.0 persons per housing
unit for multi-family and 2.9 persons per housing unit for single family designations.

Land Use Element
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Il. Population & Employment Targets

The GMA requires jurisdictions in Shohomish County to plan for growth over a 20-year
time span using the State Office of Financial Management's (OFM) population
forecasts. The Puget Sound Regional Council has issued similar forecasts of
employment growth. The Countywide Planning Policies (CPPs) for Snohomish County
provide direction on how to allocate the State's countywide forecast to cities, urban
growth areas (UGAs) and the rural/resource area of the County utilizing the
cooperative planning process of Snohomish County Tomorrow (SCT). The resulting 2025
population and employment growth targets guide local GMA comprehensive plan
updates.

The population forecast for Snohomish County anticipates between 234,000 and
337,000 additional people by year 2025. This reflects a population increase of between
37-54% in twenty years. Consistent with this range, Shohomish County is considering
three scenarios for future population: 1) 862,000 (low target); 2) 895,000 (medium
target); and 3) 950,000 (high target).

Within its UGA, the City of Marysville has reviewed low to high population and
employment forecasts in order to choose the preferred growth scenario for the
community. These ranges were considered in the three land use alternatives
considered by the City. These are 1) No Action — using current UGA and comparing to
2025 forecast range; 2) Reasonable Measures with current UGA and comparing to 2025
forecast range; and 3) Revised Land Uses with UGA expansion and comparing to 2025
forecast range.

Consideration of these alternatives involved an initial step of conducting a land
capacity analysis, as referenced in Section B of the Land Use Element. The population
and employment forecast ranges were then compared to the available capacity
within each of the plan alternatives. Table 4-2 provides the low, medium and high
population targets and additional population capacity needed. The 2004 population
estimate for the Marysville UGA is 53,042. Additional population is the 2025 target minus
existing population. 2002 estimated employment was 10,358, excluding construction
jobs. Following review of various land use scenarios to implement the low and medium
growth targets, the Marysville City Council selected the Medium (moderate) growth
scenario for the Marysville UGA.

Table 4-2 2025 Growth Target Ranges Considered for the Marysville UGA

Population Population Target Additional Employment Target  Additional
Scenario Population Employment
Low 73,110 20,068 17,230 6,872
Medium 79,800 26,758 17,230 6,872

High 86,490 33,448 25,000 14,642

Two employment scenarios were considered in development of the land use plan — the
SCT initial target, and a High target developed as a result of broader goals in the land
use plan and economic development element. Marysville's high planning target
provides for an employment oversizing factor above the preliminary SCT target for
employment land in order to increase the Marysville jobs to housing ratios consistent
with the economic development element, as well as to provide an adequate range of
land choices for office, retail, manufacturing, warehouse and other business uses in the
Marysville UGA. As opposed to residential UGA sizing, it is common practice to oversize
employment land supply in order to prevent market restrictions for economic growth.
The goals, policies and background information relating to this decision are discussed in
the economic development element. The resulting planning target is listed in Table 4-4.

Land Use Element
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Table 4-3 Planning Targets for Employment

Employment Scenario Employment Target Additional Employment
SCT Initial Target 17,230 6,872
High 25,000 14,642

Table 4-5 demonstrates additional households and capacity identified in each
alternative considered in the 2005 update. Population and employment capacity of
Alternative 1, Existing UGA and comprehensive plan, provide inadequate capacity to
meet even the low targets for population or employment. Alternative 2 provides
adequate capacity to meet the low target for population and the high target for
employment. The City has selected the Preferred Alternative as its land use plan.

Table 4-4 Additional Population and Employment Capacity of Each Alternative
Considered in Development of the 2005 Land Use Plan Update

Alternative Population Capacity Employment Capacity
1 —No Action 72,372 21,563
2 — Low Growth 78,164 22,883
3 — Moderate Growth with UGA Expansion 85,550 27,253
3A-Moderate Growth with Smokey Point Alt. 86,541 26,562
Preferred Alternative — 2005 Land Use Plan 80,431 26,766

C. LAND UsEe DISTRICTS, CRITERIA, AND STANDARDS

The City of Marysville will remain a well-defined community. The objective is to create
an urban center with a future 2025 population of approximately 80,000 people.
Although the major residential expansion will be to the north, east, and southeast, the
concenfration of higher density retail and commercial uses will be in downftown
Marysville and along State Avenue generally continuing up to Smokey Point— the
western portion of the urbanized area. The mix of land uses described in the following
sections provides not only for adequate residential expansion but also allows for the
commensurate, balanced growth of retail, office, commercial, and manufacturing
uses. Table 4-5 shows the land use mix identified in the 2005 land use plan map.

Table 4-5 Land Use Acreage by Zone

Acreage |BP CB DC GC GlI LI MFH MFL MFM MU NB SFH SFH- SFM  TOTAL
by Zone SL

Total 92 397 101 631 139 1300 60 349 403 316 11 3288 95 3208 10390
Acres

Buildable | 78 322 79 416 1 765 59 197 314 239 11 2669 95 2456 7701
Acres

Land Use Element
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Table 4-5a Land Use Acreage by Zone (Open Space, Public, Recreation)

Acreage | OPEN  PUBLIC RECREATION TOTAL GRAND TOTALS
by Zone SPACE (TABLES 4-5
AND 4-5q)

Total 413 745 343 1501 11,891
Acres
Buildable | 7 411 195 613 8,314
Acres

l. Residential

The forecasted population increases for the Marysville study area will be a function of
market forces and State Growth Management Policies. Therefore, they are unlikely to
occur in a linear fashion, but will follow the phases of an economic cycle. The demand
for residential housing in the Marysville Study Area will be directly proportional to the
supply of new jobs available in the greater Marysville area and north Puget Sound
region at any given time. The affordability of housing is also a factor of the market.
Furthermore, the increasing costs for housing will be an important determinant in the
demand for particular types of housing. Because of the increasing cost of single family
housing, it is anticipated that one-third of the new Marysville population will live in
multiple family housing. Housing mix goals are analyzed and discussed in the Housing
Element of this plan.

The residential land use categories in this comprehensive land use plan are (densities
shown are net densities):

Small Farms

This is an overlay on other residential land uses. Moderate sized parcels for agricultural
and pastoral uses located within the Urban Growth Boundary. Minimum lot size 5 acres;
existing lots at smaller sizes may receive this overlay.

Medium Density Single Family
Single family residences ranging from 4 to 5 dwelling units per acre. Duplexes would be
permitted as a conditional use with a maximum density of 6 dwelling units per acre.

High Density Single Family
Single family residences ranging from 5 to 7 dwelling units per acre. Duplexes would be
permitted outright on 7,200 sq. ft. lots. (7 to 8 dwelling units per acre)

High Density Single Family -Small lot
Single family residences up to 8 dwelling units per acre.

Low Density Multi-family
Multi-family residences ranging from 8 to 12 dwelling units per acre.

Medium Density Multi-family
Multi-family residences ranging from 12 to 18 dwelling units per acre.

High Density Multi-family
Multi-family residences ranging from 18 to 28 dwelling units per acre.

Land Use Element
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Figure 4-3  Residential Land Uses Map
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qa. Single Family
i. Criteria and Standards

The locational criteria for siting new single family residential developments are:
* Access to neighborhood collector streets and the pedestrian system

* Land Use Relationships
- Proximity to shopping, public facilities, parks, schools, bus, utilities
- Location of single family residential with other single family

* Neighborhood where the single family development will be placed:
- Design of single family development that is compatible with scale and
character of adjacent single family areas
- Reinforces or helps establish the structure of the Planning Areas

Development Criteria for new single family residential developments are:

* Upgrade city standards for site development related to buffers, access, recreation,
setbacks, etc...

* Require a binding site plan for infill or environmentally sensitive areas that identifies:
- Setbacks from adjacent development or environmentally sensitive areas
- Parking areas and driveways
- Recreational facilities
- Landscaping, screening, and/or fencing

The criteria for conditional uses in single family areas (duplexes and accessory units) are:

* Duplex:
- Design or alteration of structure that is compatible with scale and character of
adjacent single family residences, including parking areas and driveways
- Permitted outright in High Density Single Family

e Accessory Units:

- Design or alteration of structure that is compatible with scale and character of
adjacent single family residences, including parking areas and driveways

- May be integrated into the single family home or garage

- Unit may not exceed 35% of the gross floor area of the structure

- May have a separate entrance, but no more than one, and it may not be
placed on the front/street side of the primary residence

- No more than two bedrooms may be included in the accessory unit

- One of the units must be owner occupied

- Only one accessory unit per lof

Implementation:

Do not permit clubs/lodges, commercial activities (e.g., funeral homes, offices, clinics,
theaters, assembly halls), large assisted living, nursing, or convalescent homes (over 10
beds), and hospitals in single family residential zones. Consider permitting them in
neighborhood commercial so they have proximity to residential areas, but will have
proper location, buffering, and neighbors. Permit bed and breakfasts in high density
single family by conditional use. Permit adult day care facilities by conditional use. Also
permit nurseries as a conditional use in Medium Density Single Family areas.

ii. Identification of Areas

For the general location of this land use, see Figure 4-3. Other land uses may also
occupy these areas. For more detailed location information, see the Planning Area
maps in Section G of the Land Use Element.

Land Use Element
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b. Multi-Family

Historically in Marysville, a primary goal has been to assure compatibility of multiple
family with established or proposed single family neighborhoods while providing
sufficient multi-family residences to meet the increasing demands of new populations.
Multi-family should be located so it does not disrupt the fabric of single family
neighborhoods. Thus for example, it is necessary to direct traffic away from single family
areas. Design standards are also utilized to mitigate the impact of proximity to less
intense land uses. The multi-family designation includes apartments (high and low rise
as well as garden), condominiums, duplexes, triplexes, quadplexes, and town houses.

i. Criteria and Standards

Duplexes are exempted from this section. They are either permitted outright or as a
conditional use in single family areas.

The locational criteria for siting multi-family residential are:
e Access to collector or arterial streets and the pedestrian system

* Land Use Relationships
- Proximity to shopping, public facilities, parks, schools, bus, utilities
- Location of multi-family residential to compatible land uses (commercial,
multiple family, some single family) or incompatible land uses (some single
family, heavy industry)

* Neighborhood Structure where the multi-family will be placed:

- Design of multi-family structure is compatible with scale and character of single
family areas

- Multi-family buildings will be buffered and/or separated from single family,
commercial, and industrial structures, land zoned, or identified for these uses in
the Comprehensive Plan

- Utilize, as possible, natural stream and topographic changes to buffer and
separate multi-family developments from single family areas

Development Criteria:

* Except for triplexes, the minimum lot size of 3 times the prevailing lot size in single
family zone to allow for buffers, additional landscaping and setbacks; and to
prevent spot development

* In established neighborhoods, e.g. some portions of downtown, limit multiple family
to a scale compatible with the surrounding structures, such as duplexes.

* Change current site standards to:
- Increase Buffers (buffers include trees, shrubs, and fences)
- Increase Open space
- Increase Landscaping: parking areas; street and yard trees
- Require buffers and setbacks to offer on-site play space
Reduce Scale of buildings:
Height of buildings
Length of uninterrupted walls
* Require a binding site plan that identifies:
- the scale and location of all buildings
- parking areas and driveways
- recreational facilities
- landscaping, screening, and/or fencing
- building elevations

Implementation:
Do not permit some commercial activities (e.g., funeral homes, theaters, assembly halls,
sale of packaged alcoholic beverages), and hospitals in multi-family residential zones.

Land Use Element
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Permit assisted living, nursing, and convalescent homes in multi family residential zones
that are consistent in density with the underlying zoning. Consider permitting them in
neighborhood commercial so they have proximity to residential areas, but will have
proper location, buffering, and neighbors. Permit bed and breakfasts in this land use.

ii. Identification of Areas

For the general location of this land use, see Figure 4-3. Other land uses may also
occupy these areas. For more detailed location information, see the Planning Area
maps in Section G of the Land Use Element.

C. Small Farms

Traditionally agriculture has been a significant component of the greater Marysville
economy and life style. The Growth Management Act does not require that all land
uses within the Urban Growth Area be urban in nature, and not all land within
Marysville's Urban Growth Area should be assumed ready for urbanized development.
Some parcels that are presently used for agricultural uses can be included. The
inclusion of this land use in the Comprehensive Plan Update does not protect these
lands from development, but instead acknowledges their presence within the Urban
Growth Area, and encourages their present use continuing as long as it is the desire of
the property owner. Consult the glossary entry for Overlays for more information.

i. Criteria and Standards

* Lot size:

- minimum 100,000 sq. ft. (approximately 2.3 acres), and smaller tracts if such
tracts were in existence on public record as of the passage of this ordinance
and in agricultural use

e Uses:

- specialty farming, horticulture, floriculture, animal husbandry, and the
production of seed, hay and silage, and Christmas trees, along with the sale on
the premises of the products produced thereon from the above listed uses

* Practices:

- accustomed agricultural practices shall be permitted, notwithstanding any
other section of the code, provided, however, that no practice shall be
permitted that results in the pollution of creeks or groundwater by manure,
fertilizer, pesticides, or otherwise. The Snohomish County Cooperative Extension
Agent will be considered an expert in “accustomed or progressive agricultural
practices.” Without limiting the above, agricultural practices include the care,
management, and control of animals.

* Setbacks and other limitations on residences:
- same as the underlying single family residential zone
* Setbacks and other limitations on adjacent new development:

- increase setback requirements to provide a buffer from the small farms. The
buffer shall include a fence. A conservation easement acceptable to the City
shall be provided for the buffer. On-site density transfer shall be available for
the portion of density lost to the buffer.

i. Implementation

The noise code shall be amended to permit accustomed farm animal noises on
property with Small Farm Overlay.

ii. Identification of Areas

Unlike some of the other lands uses described in this section, small farms are not a land
use that the Comprehensive Plan attempts to distribute between Planning Areas.
Instead, the Identification of Areas for Small Farms indicates some of the Planning Areas

Land Use Element
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where they currently are located. If land within the Urban Growth Boundary is not
identified below as the location of a Small Farm, it is not excluded from this use. The
following identification is provided to facilitate the continuing use of the land as a small
farm, not to limit which lands may continue the use.

Il. Commercial

Historically, Marysville's commercial areas began in downtown and then grew along
State Avenue/ Smokey Point Blvd. Improving the appearance of these areas, through
the clustering and infill of existing areas, compact commercial centers, well defined
employment destinations, and renovating or expanding existing buildings, as well as
improving the landscape standards and making the areas more appealing to
pedestrians, is important to Marysville residents. There is also the desire to improve the
jobs-to-housing ratio, and to create an employment center for living wage jobs in North
Snohomish County. Providing businesses in neighborhoods, appropriately scaled and
located, is necessary to reduce the number of automobiles trips. Following are policies
that recognize Marysville's existing commercial development and zoning, and propose
criteria for selecting new commercial areas. All combine to provide an adequate,
convenient supply of goods and services for Marysville residents and workers as well as
the traveling public. The commercial land use categories used in this comprehensive
land use plan are:

Downtown Commercial
One of two focal points of commercial activity in Marysville and the Study Area.

General Commercial
Automobile oriented with larger land uses that tend to be the only stop in a trip.

Community Business
Furnishes space for a wide variety of general retail activities and services, serving a
number of neighborhoods.

Business Park
Provides for campus style office parks, professional services, personal service offices,
and high tech research.

Neighborhood Business
Provides convenience goods and services for a Planning Area.

Waterfront Mixed Use
An overlay district with a mix of uses including water oriented businesses, recreational,
and cultural activities.

Mixed Use
A combination of office, commercial, and residential.

Land Use Element
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Commercial Land Uses Map
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a. Downtown

The downtown district of Marysville is the activity centers of the community, and wiill
continue to be one of several centers for the Urban Growth Area. It has acted as a
financial, business, retail, and even residential focus for Marysville. This land use
recognizes the unique combination of activities that are desirable in a city center. The
activities that would be permitted could range from some of those found in
neighborhood and community commercial to offices to light industrial as well as hotels
and inns. The uses would afttempt to balance the desire for a pedestrian friendly
environment and its role as a regional destination. Selecting some of the uses
permitted in each of those land uses allows this land use to be tailored to the desired
character of downtown as opposed to a hodgepodge of uses. Regional retail, as well
as significant office, hotel, and institutional uses and complexes are located within the
area — and will continue to be. The residents of the adjacent residential areas also
depend on downtown for their everyday needs.

i. Criteria and Standards

Develop and establish performance standards for each commercial district.
Performance standards would apply but not be limited to fraffic circulation and
signalization, off-street parking, pedestrian and shopper movement, landscaping/street
trees and furniture, sign controls, and design requirements.

Development standards for the downtown should be adopted that would include
requirements for building bulk, heights, setbacks, landscaping, floor area ratios, open
space, and development incentives. This area should permit structures taller than other
land use areas. The appearance of streets sidewalks and other public places should be
enhanced through the encouragement and variety of architecture, art, landscaping,
paving material, water features, lighting, signing, and street furniture.

* Building Characteristics: ground floor of buildings with many windows with clear
glass, continuous street wall, discourage long uninterrupted facades, encourage
continuous permanent awnings, tactile materials and detailing of buildings, building
style appropriate to the downtown character, views to water and surroundings from
upper levels, consider year-round sun and shade conditions when designing and
sitfing buildings.

* Ofther: coordinated system of lighting, paving, street furniture, and informational
graphics

ii. Identification of Areas

For the general location of commercial land uses, see Figure 4-4. Other land uses may
also occupy these areas. For more detailed location information, see the Planning
Area maps in Section G of the Land Use Element.

b. General Commercial

This land use would be oriented towards uses requiring large sites and/or that people
would be less likely to travel between in one outing. That is, these activities would not
be likely to be a part of a series of errands such as those in Community Commercial. Or
that the sites required for these activities are so large as to deter people from making
one stop and moving between adjacent activities. This land use could permit such
activities as automobile and bus repair and storage, new and used car sales, lumber-
yards, and discount stores. Sites for this land use require a large site that is served by
automobile with good access to arterials and I-5.

One portion of this land use has an overlay of mixed use. This occurs in Planning Area 1.
See Chapter XIV for the location of this overlay; see Chapter XV, Overlay, for more
information.
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i. Criteria and Standards

General Commercial uses are automobile oriented rather than pedestrian and tend to
be larger land uses located with access to a major arterial. Located at arterial
intersections and close to the center of the consumer population intended to be
served.

» Site Size: 5+ acres; serving radius: 2+ mile

* Types of Stores: automobile and bus repair and storage, new and used car sales,
lumberyards, and discount stores

* Access: Arterial streets

* Implementation: Clarify the different types of uses permitted in General vs.
Community Commercial. Some smaller uses which could be combined into a single
center, should not be in General Commercial except for support to employees, e.g.
art supply sales, anfique and gift sales, banks, book and stationery sales, clothing
sales, dairy bars, florist. Manufactured Home Parks, commercial schools, business
and frade schools, should not be located here. Uses such as hatcheries should only
be allowed in this commercial zone.

ii. Identification of Areas

For the general location of commercial land uses, see Figure 4-4. Other land uses may
also occupy these areas. For more detailed location information, see the Planning
Area maps in Section G of the Land Use Element.

C. Community Business

This land use would serve a larger area than one neighborhood, but remain auxiliary to
Marysville’s downtown. Activities in this land use would be more automobile oriented,
serving a larger area and therefore might require an automobile to reach them. The
uses would be such that one might go to an area and be able to run several errands or
accomplish several tasks in one or two stops. Activities that might be permitted could
be department and large grocery stores; other uses that would draw people from
many areas as opposed to just the immediate neighborhood. Some personal services
and office uses might also be permitted. The land use is infended for individual, small
businesses or an integral complex of several firms or businesses serving retail, office, and
personal services.

i. Criteria and Standards

» Site Size: 5-20 acres; serving radius: 1 1/2 -2 mile (15-20,000 population)

* Types of Stores: department and large grocery stores; other uses that need the
support of several neighborhoods rather than a single one neighborhood; personal
services and office; individual, small businesses or an
integral complex of several firms or businesses serving retail, office, and personal
services

* Access: Arterial streets

*  Number of Stores: 15-25, range of gross floor area: 100,000 - 200,000 sq. ft.

* Implementation: Some commercial activities that have a repair or light industrial
component should be included here, e.g. bike sales and repair, coffee roasting (if in
conjunction with a shop), shoe sales and repair, candy sales and manufacture,
computer sales and service, dry cleaning plants and retail, jewelry and watch sales
and repairs, hardware, appliances, and electrical items sales and service (these
could be limited by size, to differentiate which should be in General Commercial,
and which here); as well as other commercial activities currently not permitted such
as banks, fabric stores, luggage and leather goods, barber and beauty shops, tfrade
or business schools, hobby, toy and game shops, laundromats, sun tanning salons,
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second hand stores, pawn shops. Things which should not be located in this land
use are automotive and truck repair garages, automotive and boat sales, foundries
or metal fabrication, flour, feed, and seed processing, go-cart tracks, outdoor
storage.

ii. Identification of Areas

For the general location of commercial land uses, see Figure 4-4. Other land uses may
also occupy these areas. For more detailed location information, see the Planning
Area maps in Section G of the Land Use Element.

d. Business Parks

This land use would permit campus style office developments intended for research
and development, professional services, personal service offices, high technology, and
other such office uses.

This designation is characterized by strict development standards including generous
landscaping, well-designed buildings, and limited outdoor operations. With these
standards, the type of development can be compatible with most other uses, as long as
tfransportation corridors are separated or otherwise mitigated. The grounds should be
well landscaped, providing a buffer from adjacent land uses and a pleasing visual
experience as seen from public roads. Buildings should have generous setbacks and be
designed to house all activities including production, storage, etc..., so that no adverse
impacts such as noise, glare, odor, or vibration are detectable from the outside.
Walking and bike paths should be accommodated.

i. Criteria and Standards

« Types of Offices: office uses such as lawyers, doctors, accountants, architects,
engineers, secretarial services, and travel, real estate, or insurance agents; light and
high-tech industry; educational institutions; research facilities; convention centers;
office complexes; etc... though the uses must not have negative or undesirable
atmospheric or environmental impacts.

* Access: Arterial streets

e Minimum Lot Size: 10 acres

» Setbacks: 100 feet on all sides

» Site standards:
- Increase Buffers (buffers include trees, shrubs, and fences)
- Increase Open space
- Increase Landscaping: parking areas; street and yard trees
- ldentifies height limits and Floor Area Ratios
- Integrated signage and traffic control
- Sign Standards

* Require a binding site plan that identifies:
- the scale and location of all buildings
- parking areas and driveways
- landscaping, screening, and/or fencing
- relationship to fransit, bike and pedestrian paths

ii. Identification of Areas

For the general location of commercial land uses, see Figure 4-4. Other land uses may
also occupy these areas. For more detailed location information, see the Planning
Area maps in Section G of the Land Use Element.
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e. Neighborhood Business

This land use would serve the immediate neighborhood and be more pedestrian
oriented. They are located where pedestrians, bicyclists, and vehicles have access. Uses
that might be permitted could be small to medium sized grocery stores, hardware stores,
delicatessens or coffee shops, some business and professional offices, pharmacies, video
and book shops, and personal services, such as beauty and barber shops, shoe repair,
laundries and dry cleaning. Generally each Planning Area would have one
Neighborhood Commercial site. The sites shown were primarily based on existing
locations, except in the Planning Areas to the south and east that have, to date, had little
development, the sites are not parcel specific. Some Planning Areas have two sites
because of their elongated shape. Others do not have any because they are served by
nearby Community Commercial sites.

i. Criteria and Standards

Neighborhood Business Centers should meet the following locational and development

standards:

o Site Size: 1/4 to 1-1/2 (maximum) acres, approximately 1/2 mile radius service areaq;
larger area and radius if serving several Planning Areas

* Types of stores: convenience stores such as small grocery or hardware store, video,
personal services (i.e. shoe repair, dry cleaners), etc....

*  Number of Stores: 1-7

* Design guidelines: Architecture should include ground floor of buildings with many

windows with clear glass, continuous street wall, discourage long uninterrupted

facades, continuous permanent awnings, tactile materials and detailing of

buildings, building height and form consistent with residences in area or similar to

traditional neighborhood commercial buildings, buildings not setback from the

street more than is typical of residences in area, appropriate street lights, signs that

are attached to building or are monument style (i.e., not pole signs)

Access: arterial/neighborhood collectors

Buffers: Ability to buffer from adjacent residential and restrict site expansion

New centers: should be done as a planned zone

Neighborhood Commercial centers should be convenient to their neighborhood

consumer population and situated on an arterial, preferably at an intersection of

arterials. The size and area of the Neighborhood Commercial center should be in

scale with the neighborhood and of sufficient area to bear the burden of transition

from within the district.

* Parking: located to the side or rear of the buildings or center

Implementation:

Some of the land uses which might be permitted in this land use are, possibly with
limitations on the size of the store or number of employees: art supply sales, antique
and gift sales, candy retail, bicycle sales, catering, ice cream shops/dairy bars, delis,
florist, hobby, toy, and game stores, jewelry and watch sales, art galleries, newsstands,
music stores, locksmiths, office buildings for professionals (outright), small printing and
publishing establishments, shoe repair, tailors, sun tanning salons. Uses which should no
longer be permitted in this land use are hatcheries.

ii. Identification of Areas

For the general location of commercial land uses, see Figure 4-4. Other land uses may
also occupy these areas. For more detailed location information, see the Planning
Area maps in Section G of the Land Use Element.

f. Waterfront
The Waterfront district is an overlay use on Downtown Commercial zoned land along
Ebey Slough. This overlay is only located in Planning Area 1. It permits a mix of uses
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including water oriented businesses, recreational, multifamily residential and cultural
activities, creating a recreation and entertainment focal point. Thus the land uses
would be residential, restaurants, water oriented recreation and light industry, retail,
office, and other festival/regional market place activities. It should be alive during the
day and evening, year round, with a vitality that can only be achieved with people
working there and living nearby. Though adjoining to downtown and linked physically
and visually, it is a separate district, with a different character, and therefore a different
mix of residential and commercial activities.

i. Criteria and Standards

Development standards for the waterfront should be adopted that would include
requirements for building bulk, heights, setbacks, landscaping, floor area ratios, open
space, and development incentives. The appearance of streets, sidewalks and other
public places should be enhanced through the encouragement and variety of
architecture, art, landscaping, paving material, water features, lighting, signing, and
street furniture.

* Land Uses: retail, restaurants; water oriented recreation, light industrial that
enhances the goals of the waterfront district, sales; crafts sales and manufacture
including some light industrial; pensione?/bed and breakfasts; office uses such as
professional services and personal service offices (above street level).

* Building Characteristics: ground floor of buildings with many windows with clear
glass, continuous street wall, continuous permanent awnings, tactile materials and
detailing of buildings, building style appropriate to the waterfront character, views
to water and surroundings from upper levels, consider year-round sun and shade
conditions when designing and siting buildings, appearance from [|-5, orientation,
discourage long uninterrupted facades.

* Other: coordinated system of lighting, paving, street furniture, and informational
graphics; parking (location and amount)

ii. Identification of Areas

For the general location of commercial land uses, see Figure 4-4. Other land uses may
also occupy these areas. For more detailed location information, see the Planning
Area maps in Section G of the Land Use Element.

g. Mixed-Use — Commercial, Office, and Multi-Family Residential

This land use combines office uses with the highest density multi-family residential. The
commercial uses would be similar to those in Neighborhood Commercial. Some
Community Commercial uses might also be allowed if they promote the pedestrian
character that is one of the purposes of mixed use developments. The office uses
would be for a variety of activities, such as lawyers, doctors, accountants, architects,
engineers, secretarial services, and travel, real estate, or insurance agents. This land
use will be used in circumstances with high vehicular and fransit access and close
proximity to services and employment.

In a portion of Planning Area 1 the Mixed Use district is an overlay use on General
Commercial land along Interstate 5. The General Commercial land use will continue as
long as the property owner desires it. See Chapter XIV for the location of this overlay;
see Chapter XV, Overlay, for more information on overlays.

i. Criteria and Standards

Mixed Use Centers should meet the following locational and development standards:
* Types of stores:

2 A small European style hotel that usually offers breakfast as part of the room cost.
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- Commercial: Neighborhood commercial type uses such as convenience
stores e.g. small grocery or hardware store, restaurants, video, personal services
(i.e. shoe repair, dry cleaners, fitness club), etc...; other uses supportive of the
pedestrian character

- Office: Planning Area 1: Downtown, offices for a variety of activities, such as
lawyers, doctors, accountants, architects, engineers, secretarial services, and
travel, real estate, or insurance agents; outside of downtown, travel, real
estate, or insurance agents.

- Residential: In Planning Area 1 adjacent to Interstate 5, densities ranging from
28 to 34 dwelling units per acre; in all other locations, densities ranging from 18
to 28 dwelling units per acre. Some High Density Single Familycould be
allowed.

- Access: arterial / neighborhood collectors

- Buffers: Ability to buffer from adjacent residential and restrict site expansion,
except downtown

- New Centers: should be done as a planned zone

- Mixed use centers should be convenient to their neighborhood consumer
population and situated on an arterial, preferably at an intersection of arterials.
The size and area of the center should be in scale with the neighborhood and
of sufficient area to bear the burden of transition from within the district.

- Parking: located to the side or rear of the buildings or center, under the
building with shops along the sidewalk or pedestrian areas.

- Building Characteristics: ground floor of buildings with many windows with
clear glass, continuous street wall, discourage long uninterrupted facades,
continuous permanent awnings, tactile materials and detailing of buildings,
consider year-round sun and shade conditions when designing and siting
buildings, parking location and amount, building height and form, park/open
space location and size, non-pole signs.

Implementation:

This land use will be implemented through the use of the Mixed Use Zone. Segregation
of residential structures shall only apply if the residential portion is in a separate building,
not if it is above other uses. Require mixed use developments to have joint use parking
and joint access points.

ii. Identification of Areas

For the general location of commercial land uses, see Figure 4-4. Other land uses may
also occupy these areas. For more detailed location information, see the Planning
Area maps in Section G of the Land Use Element.

1. Industrial

Previous comprehensive plans have designated large portions of north Marysville for
industrial land use. These designated industrial lands exhibit most of the characteristics
of good industrial locations: good access to highways and freeways, rail access,
proximity to air tfransportation, flat and easily developable land, available water and
sewer, and large parcel ownership.

Projected demand for further industrial loand is difficult to estimate. Increasing
development costs for industrial lands in the southern portion of the county and
decreasing availability in the region, will tend to increase the desirability of the north
county. Also the United States/Canada trade agreement eliminating tariffs will create
an additional demand for warehousing adjacent to the Interstate 5 corridor. Potential
sensitive areas, such as wetlands, in the Smokey Point Blvd. area may reduce available
lands.
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The industrial land use categories permitted in this comprehensive land use plan are
Business Park and Light Industrial as shown in Figure 4-5. Both land uses allow non-
intensive industrial activities of the kind more compatible with surrounding, less-intensive
uses such as residential and retail/commercial. They have a limited number of
employees, low traffic volume, no objectionable noise, odor, vibration, air or water
pollutants, and presents no significant safety hazards. Therefore they are allowed to
locate close to where people live, shop, and work. The difference between these uses
is:

Planned Industry
Planned, relatively large acreage lots for several businesses. Certain commercial uses
would also be allowed within industrial parks, such as warehousing and sales with low
associated traffic.

Single Site Industrial

Primarily individual projects used for infilling areas that have already developed. This
proposed land use would primarily permit industrial land uses.

Moderate and heavy intensity industrial uses would have a separate permit and review
process that would permit them in business park and light industrial areas when they
meet certain performance standards for review of noise, odor, pollution in the context
of the specific site’s surrounding land uses or sensitive areas. Factors that should be
considered are: traffic impacts: automobile and truck; emissions: type and volume;
noise: decibels; light and glare: amount and time; ability to mitigate; hours of
operation; types of adjacent uses; ability to buffer or mitigate; and proximity to and
effect on sensitive areas. Uses that might be permitted would be manufacturing,
processing, fabrication and assembling of products or materials, some types of
warehousing and storage, and transportation facilities.
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qa. General Industrial, Light Industrial Zones.
i. Criteria and Standards

Land Uses:

* Manufacturing: food, drugs, stone, clay, glass, china, ceramics, electrical
equipment, scientific or photographic equipment, fabricated metal products (not of
major structural steel forms, heavy metal processes, boiler making or similar
activities); cold mix processes; textile, leather, wood, paper, and plastic products
from prepared materials; arts and craft production; building products and
manufacturing that supports the construction industry, e.g. cabinetry, and doors.

* Packaging of prepared materials

» Storage and warehouse services, wholesale trade, laundry facilities, printing and
publishing, automobile repairs (not including body work) and washing, recycling
center, public utility, government facility, public transit shelter

* Planned Industry, also permits fast food and sit down restaurants, taverns, banking
and related services, entertainment and recreation, office uses, secretarial services,
daycare or mini-school as support services

The locational criteria for siting new industrial uses are:
* Access to highway or major arterial street, rail access, proximity to air transportation
* Flat land in large parcels

e Land Use Relationships
- Proximity fo some accessory land uses, such as post offices, delicatessens, and
other support activities
- Location of industrial land uses to compatible land uses or incompatible land
uses, in parficular, minimum impact on residential areas

* Siting Issues:
- Industry will be buffered and/or separated from residential and commercial
uses, land zoned or identified for these uses in the Comprehensive Plan
- Utilize, as possible, major roadway/railroad, natural stream, and/or topographic
changes to buffer and separate industrial developments from residential or
commercial uses

Development Criteria:
e Planned Industry:

-  Minimum acreage size of 5 to allow for buffers, additional landscaping and
setbacks; and to prevent spot development

- Any development over 10 acres must be planned to coordinate access and
services

- Any development adjacent to or including significant sensitive areas (e.g.
wetlands over 3 acres) must be planned to minimize its impact on the sensitive
area

* Change current site standards to:
- Increase Buffers (buffers include trees, shrubs, and fences)
- Increase Open space
- Increase Landscaping: parking areas; street and yard trees
- Identifies height limits and Floor Area Ratios
- Integrated signage and traffic control
- Preference for compact well-defined centers

* Require a binding site plan that identifies:
- the scale and location of all buildings
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- parking areas and driveways

- Landscaping, screening, and/or fencing
* relationship to transit, bike and pedestrian paths
Single Site Industry:

*  Minimum acreage to allow for buffers, additional landscaping and setbacks; and to
prevent spot development

* Change current site standards to:

- Increase Buffers (buffers include trees, shrubs, and fences)
Increase Open space
- Increase Landscaping: parking areas; street and yard trees
|dentifies height limits and Floor Area Ratios
Preference for compact well-defined centers

ii. Identification of Areas

For the general location of industrial land uses, see Figure 4-5. Other land uses may also
occupy these areas. For more detailed location information, see the Planning Area
maps in Section G of the Land Use Element.

D. GoALs & POLICIES

This portion infroduces the goals and policies that guide the Land Use Element.

. General Development Land Use Goals & Policies

Goals:

1. Plan for a fair share of regional growth, that limits low density sprawl and directs

growth to urban areas.

Enhance Marysville’'s unique character.

Promote a healthy economy by improving the jobs to housing ratio.

Create an identfifiable city separated by natural physical features from adjacent

communities.

As appropriate, protect and strengthen the vitality and stability of existing

neighborhoods.

Create a fransportation system that allows people and goods a variety of

transportation options.

Maintain existing levels of service for important public facilities.

Foster pedestrian accessibility.

Maintain existing park facilities, while seeking opportunities to expand and

enhance the current range and quality of facilities.

10. Encourage Marysville’s physical, visual, and perceptual linkages to sloughs, rivers,
and creeks.

11. Protect and preserve prominent natural features.

12.  Promote active citizen involvement in planning for Marysville's future.

13. Establish development regulations that are fair and predictable.

14. Provide measures to enhance short-term and long-term transition planning to
reduce urban impact on rural uses within the planning period, and to minimize
long-term costs of service for areas that may be considered for urban expansion in
future planning periods.

rON

o O

0N

Policies:

LU-1  In cooperation with other jurisdictions, create an Urban Growth Area based on
the capabilities and characteristics of the land, availability of public facilities and
services, existing land uses, and anticipated growth.
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LU-4

LU-5

LU-6

LU-7

LU-8

LU-9

LU-10

LU-11

LU-12

LU-13

LU-14

LU-15
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Limit population and employment growth and the provision of services to Urban
Growth Areas. Districts outside of Urban Growth Areas should remain rural in
character.

Ensure that the growth pattern of the community will be well managed by
utilizing the comprehensive plan as a guide for community development and by
utilizing the City's land use codes in a manner consistent with the stated goals
and policies of the comprehensive plan.

Encourage growth that will fransform Marysville from a residential dominated
community to one that provides a balanced, though not equal, proportion of
both residences and employment. This will probably include a major
employment center.

Encourage citizen participation in all decisions affecting growth in the
community.

Expand public facilities and services and utilities so they do not hinder growth,
while also encouraging growth to occur in a manner that will not strain the City's
ability and resources to provide basic community services such as but not limited
to the street system, water and sewer utilities, stormwater system, park and
recreation, schools, police, fire and other general administrative functions.

Preserve open spaces, natural areas and buffer zones, wetlands, wildlife
habitats, and parks in and outside of the Urban Growth Area.

Require growth to occur in manner that will not overburden the natural systems
of the planning area such as but not limited to the Snohomish River Deltq,
Quilceda and Allen Creeks’ corridors and fributaries, wetlands, forested areas
and other environmentally sensitive areas.

Encourage a harmonious blend of opportunities for living, working, and culture
for the residents of Marysville through planned retention and enhancement of its
natural amenities, by judicious control of residential, commercial, and industrial
development, and by recognition of the City’s role in the region.

Preserve and enhance the quality of living, frading, and working districts by
dedicating open space, preserving and restoring tfrees and vegetation, and
designing development site plans sensitive to natural land forms, water
resources, and life systems.

To reduce reliance on the private automobile, encourage suitable combinations
and locations of land uses, such as employment, retail, and residences, including
mixed use development.

Provide balanced employment opportunities for the local labor force through
varied economic development that is clean and pollution free, and the
establishment and protection of small entrepreneurs.

Encourage the preservation of significant historic and archaeological properties
and identify strategies and incentives for protection of these resources for the
enrichment of future generations.

Encourage lands that are likely to be included within the Urban Growth Areas in
the future, to remain in 10 acre or larger parcels, and to use techniques such as
shadow platting and clustering to permit efficient development at urban
densities and provision of urban level services when they are incorporated into
Urban Growth Areas.

Encourage the County to establish minimum acreages (10 acres or larger) in
urban reserves and RUTA’s that would, in the future, allow development at higher
densities as land is incorporated into the Urban Growth Area.
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LU-16 Provide for the preservation of small farms and agricultural uses in rural areas by
requiring adjacent urban development to provide buffers and screening to
minimize urban impacts on existing and ongoing agricultural operations.

LU-17 Encourage the use of clustered housing as appropriate to maintain the rural
character, special features, significant vegetation, and open space of the area.
Place clusters of housing near existing roadways reducing the need for
significant new construction of infrastructure and to reduce future costs of
extending urban services for areas that may be included in the UGA in
subsequent planning periods.

Il. Residential Land Use Goals & Policies

Goals:

15. Provide for new residential development that is compatible with the present
housing stock while also providing for a broad range of housing types and dwelling
unit densities to serve diverse life styles, income levels, and ages.

16. Protect and enhance the character, quality, and function of existing residential
neighborhoods while accommodating the City's growth targets.

Policies:

LU-18 Housing densities should be determined by community values, development
type and compatibility, proximity to public/private facilities and services,
immediate surrounding densities, and natural system protection and capability.

LU-19 In determining housing densities, consider the impact of lot size on the cost of
housing, and thus its affordability.

LU-20 Accommodate demand for urban-density living and services only within Urban
Growth Areas.

LU-21 Urban level facilities and services must be provided prior fo or concurrent with
development to mitigate the subsequent impacts of resident populations. These
services include, but are not limited to water, adequate sewage treatment,
schools, and roads. Where appropriate, it also includes transit, parks, and
recreation. Concurrency is generally defined as financial commitment to
complete improvements or strategies within  six years of development.

LU-22 Distribute higher densities in appropriate locations. Locate in residential areas
where they will not detract from the existing character. Locate near
employment and retail centers, and to tfransportation corridors as appropriate.

LU-23 Encourage a range of housing types and densities, including small lot single
family, zero lot line developments, cluster housing, town houses, duplexes,
triplexes, apartments (high and low density, including garden), accessory
apartments, and mobile home parks. Increase the opportunities for home
ownership through the availability of these housing types.

LU-24 Within the Urban Growth Boundary, encourage infill of existing single and multi-
family lots, prior to development of new areas, especially those without urban
services.

LU-25 The development of single and multi-family neighborhoods on wetlands, creek
corridors, or steep slopes is prohibited as defined by the Sensitive Areas
Ordinance. The development of single and multi-family neighborhoods
adjacent to wetlands, creek corridors, or steep slopes should incorporate
methods to mitigate the impacts of such development on these sensitive areas.

LU-26 New or expanded single and multi-family development must provide improved
streets and sidewalks within the development and to the nearest street.
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LU-32

LU-33

LU-34

LU-35

LU-36

LU-37

a.

Goals:

CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

The City should, as possible and needed, promote and prioritize improvements
streets and sidewalks to the nearest arterial street within existing single and multi-
family areas.

New or expanded single and multi-family development should be within walking
distance, preferably but not necessarily via paved sidewalk or improved trail, of
a neighborhood park, public recreation area, or in some cases a school.
Existing single and multi-family areas should, as possible, also be provided with a
neighborhood park, public recreation areaq, orin some cases a school, within
walking distance, via paved sidewalk orimproved trail.

The development of new or expanded single and multi-family neighborhoods
must provide a reforestation plan that will include but not be limited to street
frees, yard trees, and the retention of native vegetation on steep slopes, stream
corridors, and other areas deemed appropriate through City policy or
ordinance. As possible, existing single and multi-family neighborhoods should
also have developed a reforestation plan, as described above.

Permit factory built and manufactured housing in residential zones, subject to the
same zoning and development standards of the area in which it is located.
[Factory built housing is factory-assembled parts that are tfransported to and
assembled at the building site. The completed structure is not mobile.
Mobile/manufactured Home is a residential unit on one or more chassis for
towing to the point of use and designed to be used with a foundation as a
dwelling unit on a year round basis. A recreational vehicle or motor home is not
a mobile/manufactured home.]

Encourage developers to provide open space and recreational facilities for
residential areas.

Locate and design new single and multi-family residential developments, and
improve existing ones to facilitate access and circulation by fransit, car/van
pools, pedestrians, bicyclists, and other alternative fransportation modes.

Encourage the upgrade and preservation of existing housing units, with special
emphasis on historically significant structures.

Encourage cluster development of residential lands within Urban Growth Areas,
instead of traditional subdivision development. An equal number of units are
constructed, but open space, views, watersheds, and natural systems are
preserved; and often facilities and services can be provided more efficiently.

Residential developers should be responsible for adequate buffering between
agricultural uses and potential home sites, whether single or multi-family.
Encourage the use of existing lot size averaging and planned residential
development ordinances, resulting in maximum separation of residences from
agricultural lands, buffer strips, and resident design and location to minimize
conflicts between residential and agricultural uses.

Street systems serving residential areas should be designed to discourage
through traffic from using local access streets instead of the arterial or collector
street system.

While maintaining consistency with the city code, permit home occupations in
residential areas with appropriate restrictions on uses, signs, traffic/parking, and
employees.

Single Family

17. Encourage the creation of a more desirable place to live and a quality standard
of living for all citizens.
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18. Maintain the single family character of the greater Marysville area, while at the
same time acknowledging the necessity of providing affordable housing.

Policies:
LU-38 Encourage high quality development that creates a desirable place to live and
that also provides for affordable housing.

LU-39 Allow and encourage a variety of single family housing types that will permit
more people fo own homes, such as, smaller lots and zero-lot line development; and
other techniques that increase density while maintaining the single family character.

LU-40 Allow and encourage uses that support increased densities, but maintain the
single family character and minimize the impact on the existing neighborhoods, such as
duplexes and accessory unifs.

LU-41  Encourage higher density single family near commercial centers and other
facilities and services to foster pedestrian rather than vehicular circulation.

LU-42  Allow individual factory built housing that meets certification standards to be
located outright in single family residential areas, subject to the same zoning and
development standards of the area in which it is located.

LU-43  Allow mobile home subdivisions in single family residential zones only through
utilization of Planned Residential Development techniques and only if the subdivision is
developed at the same density as the underlying zone.

b. Multi-Family

Goals:

19.  Provide housing choices, reflecting the range of household types, lifestyles,
incomes, and the desire to rent or own a home.

20. Provide housing that is pleasant and appropriately located. The location should
allow residents access to services and facilities in the immediate area. The
locations should also acknowledge the character of the surrounding
neighborhood so multi-family can blend or be compatible with it.

Policies:

LU-44 Locate multi-family development adjacent to arterial streets, along public
transportation routes, and on the periphery of commercially designated areas,
or in locations that are sufficiently compatible or buffered from single family
areas fo not disrupt them.

LU-45 Multi-family development is required to bear the burden of transition and
mitigation when the development is located near single family residences.

LU-46 Outside of Planning Area 1, Downtown, multi-family structures abutting or
adjacent to single family residences, areas zoned as single family, or identified in
the Comprehensive Plan as single family, must reflect the single family character.
This will be achieved by a combination of the following elements: additional
setbacks, open space, fencing, screening, landscaping, and architecture. In
addition, multi-family buildings may have no more floors (exclusive of daylight
basements) than the adjacent and nearby single family dwellings (up to 2) when
single family is the predominate adjacent land use (actual or zoned).

LU-47 In Planning Area 1 (Downtown), multi-family structures abutting or adjacent to
areas identified in the Comprehensive Plan as single family, must avoid impacts
created by the differing land use districts. Compatibility with the surrounding
single family character will be achieved by a combination of the following
elements: additional setbacks, open space, fencing, screening, landscaping,
and architecture. In addition, multi-family buildings along the property edges

Land Use Element
4-32
Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

adjacent to single family land use areas identified in the Comprehensive Plan
may have no more floors than the adjacent zoning or land use permits. Multi-
family structures inside the property or with multi-family properties adjacent to
them may be as high as the land use or zoning permit, though they must
conform to any other regulations or requirements limiting their height.

LU-48 New multi-family residential (and existing where possible or when substantially
expanding/remodeling) must have active and/or passive recreational
opportunities designed as a part of the development, and must be provided on-
site or immediately adjacent to the development. Elderly housing is exempted
from the active recreation requirement.

LU-49 Require multi-family dwellings and mobile home parks to locate where access to
public streets can be provided without creating congestion of or disruption to
established single family residential neighborhoods.

LU-50 Allow mobile home parks in areas designated for Low Density Multi-family
residential on the land use plan, by conditional use permit.

LU-51 Encourage residential dwelling units above retail, service, and office uses in
designated land use categories, either as a permitted use or by conditional use
permit, depending on the area.

C. Small Farms

Goals:
21. Encourage small farms to continue operation and existence within the Urban
Growth Area as long as such use is desired by the property owner.

Policies:

LU-52 Encourage agricultural production on small parcels suitable for agricultural uses
within the Urban Growth Boundary as long as such use is desired by the property
owner.

LU-53 Encourage agricultural practices for small farms that preserve the quality and
quantity of soils; do not impact aquifers, groundwater, and creeks; and do not
harm the environment.

LU-54 Residential developers should be responsible for adequate buffering between
small farms and potential home sites.

LU-55 Educate and inform adjacent property owners as to adjacent agricultural uses
and practices.

LU-56 If small farms are no longer a desired use of the property by the land owner, then
they may be converted to other uses, provided these uses are consistent with all
other land use policies. In making the determination of whether agricultural use
is no longer a desired use of the property, primary weight should be given to the
testimony of the property owner. The proposed use must be appropriate to the
location of the land with respect to Urban Growth Areas.

1l. Commercial Land Use Goals & Policies

Goals:

22. Provide for adequate commercial development to serve increased population in
the Marysville area by enhancing the function of the Marysville area as a vital and
major community business, trade, and living center, and by providing
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opportunities for highway, auto oriented and pedestrian commercial
development, and neighborhood convenience shopping facilities.

23. Toinsure that the public benefits of new economic activities exceed the public
costs by considering community impact and requiring new development to
provide adequate services and public amenities.

Policies:

LU-57 Allocate sufficient commercial land to meet projected demand and need.

LU-58 The pattern and scale of commercial developments should be suitable to their
location and the population they will serve.

LU-59 Allow commercial development only in Urban Growth Areas and only where
adequate facilities and services exist, or are provided for at the time of
development.

LU-60 Establish new commercial centers only after assessing environmental impacts
and conformity with established environmental guidelines.

LU-61 Locate commercial and employment development in compact, well-defined
centers rather than in strips.

LU-62 Strengthen existing commercial centers and a diversified employment base to
assure that land use is compatible, convenient, and consistent with community
needs.

LU-63 Encourage infill of existing commercial centers and strips before creating new
commercial centers. New commercial centers should be created in response to
growth demands, or in underserved areas.

LU-64 All commercial sites should be located and designed to minimize and mitigate
the negative effects (traffic, noise, lights, etc...) of these activities on adjacent
land owners and the community.

LU-65 Provide for the development of distinct commercial land use districts establishing
a separation of commercial activities based upon land use characteristics, type
of tfransportation corridors, amount of traffic generation, and geographic
location.

LU-66 Expansion of public facilities and services and utilities should support and
prioritize the economic growth of Marysville.

LU-67 Minimize land use conflicts through proper location and appropriate design.

LU-68 Minimize ingress and egress points at commercial sites to reduce traffic
impediments.

LU-69 As appropriate, locate and design new commercial centers, and improve
existing ones to facilitate access and circulation by pedestrians, bicyclists, transit,
and other alternative transportation modes; and the interaction of these systemes.

LU-70 Locate convenience/commercial services at transit fransfer centers and Park
and Ride lots to make these locations more pleasant and fo accomplish daily
tasks without use of the private automobile.

LU-71 Locate convenience/commercial services at transit fransfer centers and Park
and Ride lots to make these locations more pleasant and to accomplish daily
tasks without use of the private automobile.

LU-72 Improve the appearance of existing commercial areas and create performance
standards for all new developments, including but not limited to, signhage,
landscaping, setbacks, and buffer areas.

LU-73 Restrict the location of drive-thru and drive-in facilities.

LU-74 Permit new residential uses in commercial areas only if accessory to commercial

uses.
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LU-75 Encourage major governmental agencies to locate in Planning Area 1.

LU-76 Limit on-site parking to areas behind or adjacent to the building/complex,
meeting the immediate need. Locate the majority of parking in areas situated
outside the pedestrian core, but close enough to provide convenient parking for
shoppers. This is important to maintain the street wall. Those activities requiring a
vehicular orientation are to locate on the periphery of the core area.

LU-77 Encourage the joint use of parking. For example, a movie theater whose parking
occurs in the evening could jointly use parking with a church whose parking is
primarily on Sunday mornings.

LU-78 Provide pedestrian and bike paths through the downtown and connecting it to
other Planning Areas.

LU-79 Encourage carpooling, vanpooling, flextime work scheduling, rideshare
coordination, and accommodations for pedestrians and bicycles by crediting
developer's traffic mitigation obligation.

LU-80 Commercial districts and land uses along State Avenue should be oriented to
State Avenue and existing businesses. New commercial developments should
not disrupt existing residential neighborhoods.

LU-81 Commercial development is required to bear the burden of transition and
mitigation when the development is located near designated single family
areas. Appropriate measures may include increased setbacks and/or
landscape screening.

a. Downtown

Goals:

24. Emphasize downtown Marysville as a commercial focal point within the Study
Areaq.

25. Achieve an identity and an image as a special place.
Policies:
LU-82 Strengthen downtown's role as a business and commercial center.

LU-83 Provide infrastructure suitable to the growth, enhancement, and redevelopment
of the downtown as one of the activity centers of the community.

LU-84 Provide urban parks, recreation opportunities, and open space within
downtown.

LU-85 Increase the pedestrian-oriented character of the downtown core area.
LU-86 Encourage alternatives to the automobile for short trips within downtown.

LU-87 Create gateways and entrances into the downtown area through the use of
enhanced plantings/street trees, special paving and street furniture, and/or the
location of special land uses, buildings, or structures.

LU-88 Encourage developments and design that will enhance the overall coherence
of downtown'’s visual and historic character.

LU-89 Building design at the street wall should contribute to a lively, aftractive and safe
pedestrian streetscape.

LU-20 Encourage wide sidewalks permitting pedestrian activities, street trees, tables
and chairs, temporary sidewalk displays, and other such sidewalk uses.

LU-?1 Encourage the use of awnings.

LU-92 Encourage the use of signs that promote an attractive and pedestrian oriented
downtown.

LU-93 Require landscaping along and within parking areas.
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LU-24 Encourage retail and commercial activities at street level; offices and residential
above.

LU-95 Encourage day and night time activities.
b. General Commercial

Goals:

26. Provide locations for large lot, automobile uses, so that they are grouped together,
in places with good access, and can support each other without impacting
surrounding uses.

Policies:

LU-?26 Locate general commercial centers near light industrial and other non-
pedestrian oriented areas.

LU-?7 Locate general commercial centers at the intersection of arterial streets. Where
general commercial uses are already located at an intersection, encourage
additional general commercial uses to locate adjacent to them, rather than at
other quadrants of the intersection.

LU-98 Reduce the number of individual access points from arterials by encouraging
joint use.

C. Community Business

Goals:
27. Develop commercial uses, auxiliary fo downtown, to serve the needs of various
areaqs.

Policies:

LU-29  Maintain and infill the three commercial districts along State Avenue/Smokey
Point Blvd. (116th St., 88th/100th St., Grove St.) as commercial areas serving
several Planning Areacs.

LU-100 Locate commercial centers at the intersection of arterial streets.

LU-101 Encourage the grouping of businesses and site design so that persons can
make a single stop to use the several businesses located at a single center.

LU-102 Encourage the joint use of parking.

LU-103 Provide pedestrian and bike paths through the community commercial centers
and connecting them to other Planning Areas.

LU-104 Locate on-site parking so that the street wall is somewhat maintained and
attractive pedestrian walkways are created.

LU-105 Building design should contribute to a lively, attractive, and safe pedestrian
streetscape.

LU-106 Encourage wide sidewalks permitting pedestrian activities, street trees, tables
and chairs, temporary sidewalk displays, and other such sidewalk uses.

LU-107 Encourage the use of awnings.

LU-108 Encourage the use of signs that promote an attractive and pedestrian oriented
commercial area.

LU-109 Require landscaping along and within parking areas.
d. Business Parks

Goals:

28. Provide locations for office uses that allow for research and development,
professional services, personal service offices, and hi-tech uses without nuisance
factors and hazards, that also provides an atftractive setting.
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Policies:

LU-110 Locate businesses centers outside of the core areas where campus site
planning is appropriate.

LU-111  Locate business centers on arterial streets.

LU-112 Provide pedestrian and bike paths through business parks, connecting them to
other trail system:s.

LU-113 Require landscaping along and within parking areas.

LU-114 Encourage the use of business parks where sensitive areas are located. The
campus plan can then work in conjunction with the sensitive area.

LU-115 Encourage timing of business parks to work with the provision of urban services.

LU-116 Minimize the impact of business parks on adjacent land uses through
appropriate landscaping, screening, buffers, graduated land use intensity, and
similar methods.

LU-117 Permit accessory/support services to locate in Business Parks, for example
secretarial services, delis, efc....

LU-118 Encourage the availability of local employment opportunities by fostering the
retention and development of long-term working or tfrading activities that
create or add value to the community.

e. Neighborhood Business

Goals:
29. Maintain, enhance, and create neighborhood commercial centers to support the
needs of neighborhoods and the Planning Areas.

Policies:
LU-119 Encourage a pedestrian-oriented character.

LU-120 Encourage alternatives to the automobile for short trips to neighborhood
commercial.

LU-121 Encourage developments and design that will be compatible with the
surrounding neighborhood character. Site layout and building design should
provide lighting, access, building architecture, landscaping, and signage that
is sensitive to adjoining residential uses.

LU-122 Building design should contribute to a lively, attractive and safe pedestrian
streetscape.

LU-123 Encourage wide sidewalks permitting pedestrian activities, street trees, tables
and chairs, temporary sidewalk displays, and other such sidewalk uses.

LU-124 Encourage the use of awnings.

LU-125 Encourage the use of signs that promote an attractive and pedestrian oriented
commercial area.

LU-126 Require landscaping along and within parking areas.

LU-127 Encourage retail and commercial activities at street level; offices or
apartments above.

LU-128 Limit on-site parking to areas behind or adjacent to the building/complex
LU-129 Provide pedestrian and bike paths through the neighborhood center and
connecting it to other Planning Areas.

f. Waterfront

Goals:
30. Develop Marysville's waterfront as a regional entertainment and recreational focal
point.

31. Achieve an identity and an image as a special place.
32. Create a synergistic relationship between downtown and the waterfront.
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Policies:
LU-130

LU-131

LU-132

LU-133

LU-134
LU-135
LU-136

LU-137

LU-138

LU-139

LU-140

LU-141
LU-142

LU-143
LU-144

LU-145

LU-146
LU-147

LU-148
LU-149

LU-150

LU-151

LU-152

CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

Permit a mix of uses that would encourage the waterfront as a regional
entertainment and recreational focal point.

Encourage uses to remain or locate in the waterfront area that are water
oriented, such as, but not limited to marinas, boat building or supplies, water
recreation equipment etc....

Encourage uses to locate in the waterfront area that will attract residents and
tourists such as, but not limited to outdoor restaurants, micro breweries, retail
shops, crafts shops.

Provide recreation opportunities and open space within the waterfront areq,
including but not limited to a public plaza, trails, boardwalk.

Redevelopment on significant waterfront parcels should provide public access.
The waterfront edge should be developed for public access.

Increase the pedestrian-oriented character of and access to the waterfront
areaq.

Create gateway(s) and entrance(s) to the waterfront area from downtown
through the use of enhanced plantings/street trees, special paving and street
furniture, and/or the location of special land uses, buildings, or structures.

Encourage developments and design that will enhance the overall coherence
of waterfront’s visual and historic character.

Building design at the street wall should contribute to a lively, attractive, and
safe pedestrian streetscape.

Encourage wide sidewalks permitting pedestrian activities, street trees, tables
and chairs, temporary sidewalk displays, and other such sidewalk uses.

Encourage the use of awnings.

Encourage the use of signs that promote an attractive and pedestrian oriented
waterfront area.

Promote the development of fresh produce markefts.

Encourage retail and commercial activities at street level; offices and
residential above.

Restrict on-site parking to limited areas behind or adjacent to the
building/complex, meeting the immediate need. Locate the majority of
parking in areas situated outside the waterfront area, but close enough to
provide convenient parking for users.

Encourage the joint use of or coordinated parking with downtown.

Provide pedestrian and bike paths through the waterfront area and
connecting it to other Planning Areas.

Encourage day and authorized night time activities.

Buildings and structures should be designed so as to minimize the blockage of
views to the slough.

Buildings and structures should be designed so as to minimize the shadows cast
on trails, public plazas, and other outdoor spaces.

Encourage the redesign of the buildings facing the waterfront area (north side
of First St.) to relate to and support it.

Provide public facilities and amenities (i.e. rest rooms, benches) as additional
activities and spaces are developed within the waterfront area.
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Mixed-Use — Commercial, Office, and Multi-Family Residential

33. Create a relatively high density sub-districts of appropriate Planning Areas that
allow people to live, shop, and possibly work without always being dependent on
their automobiles.

Policies:

LU-153

LU-154
LU-155
LU-156
LU-157
LU-158
LU-159

LU-160

LU-161
LU-162

LU-163
LU-164

LU-165

LU-166
LU-167

LU-168
LU-169
LU-170

h.
Goals:

Provide urban parks, recreation opportunities, and open space within this sub-
district.

Increase the pedestrian-oriented character of an area.
Encourage alternatives to the automobile for short trips.

Use enhanced plantings/street trees, special paving and street furniture,
appropriate signage, and/or the location of special land uses, buildings, or
structures to create a special district.

Encourage developments and design that will enhance the overall coherence
of area’s visual character.

Building design at the street wall should conftribute to a lively, attractive and
safe pedestrian streetscape.

Encourage building design that promotes an attractive image of Marysville
from Interstate 5 when it is appropriate.

Encourage wide sidewalks permitting pedestrian activities, street tfrees, tables
and chairs, temporary sidewalk displays, and other such sidewalk uses.

Encourage the use of awnings.

Encourage the use of conforming signs that promote an attractive and
pedestrian oriented area.

Require landscaping along and within parking areas.

At street level encourage retail and commercial; above the street locate
residential uses and offices.

Limit on-site parking to areas behind or under the building/complex, meeting
the immediate need for parking. Locate the majority of parking in areas
situated outside the pedestrian core, but close enough to provide convenient
parking for shoppers. This is important to maintain the street wall.

Encourage the joint use of parking.

Encourage pedestrian and bike paths through this sub-district and connecting
it to downtown, the waterfront, and other Planning Areas.

Encourage day and night time activities.
Let the market determine the mixture of uses.

Encourage professional office uses adjacent to existing residential dwellings as
a transition to residential land uses.

Industrial

34. Designate industrial areas in such locations and quantity so they will contribute to
the economic growth and stability of the Marysville area and Snohomish County.

35. Toinsure that the public benefits of new economic activities exceed the public
costs by considering community impact and requiring new development to
provide adequate services and public amenities.
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Policies:
LU-171 Limit industrial development to Urban Growth Areacs.

LU-172 Urban level facilities and services must be provided prior fo or concurrent with
development to mitigate the subsequent impacts of industrial developments.
These services, include, but are not limited to, sanitary and storm sewers, water,
police and fire protection, and roadways.

LU-173 Encourage the availability of local employment opportunities by fostering the
retention and development of long-term working or tfrading activities that
create or add value to the community.

LU-174 Encourage infiling of vacant parcels and development of currently zoned or
designated industrial areas before development occurs in locations distant
from current industrial uses.

LU-175 Locate industrial development in compact, well-defined centers within Urban
Growth Areas.

LU-176 Require that industrial development sites have good access, adequate public
facilities and services, suitable topography and soils, and minimum impact on
residential areas.

LU-177 Minimize the impact of industrial developments on adjacent land uses through
appropriate landscaping, screening, buffers, graduated land use intensity, and
similar methods.

LU-178 Industrial businesses shall provide on-site pretreatment of wastewater to the
City sewer system in compliance with applicable standards and regulations.

LU-179 Retain lands intended as future industrial sites in large parcels so they will be
viable for industrial development.

LU-180 Locate and design new industrial centers, and improve existing ones to
facilitate access and circulation by fransit, car/van pools, pedestrians,
bicyclists, and other alternative fransportation modes.

LU-181 Encourage master planning for new industrial areas on larger parcels of land,
including such features as open space, landscaping, integrated signage and
traffic control, and overall management and maintenance through covenants
or other forms of management.

LU-182 Industrial developments adjacent to wetlands, creek corridors, or steep slopes
should be Business or Industrial Parks to allow the flexibility of design necessary
to mitigate the impacts of such development on these sensitive areas.

E. LAND USE PLAN MAPS & REASONABLE MEASURES

The City considered three land use alternatives in developing the preferred plan. These
are idenfified as Alternative 1 - No Action (Existing UGA); Alternative 2 (Low
Target/Increased Densities Current UGA); and Alternative 3 (Increased Densities/UGA
Expansion). Alternative 1 will not accommodate the forecast population. Alternative 2
and 3 will meet the low and high targefts, respectively.

Reasonable Measures

A 1997 amendment to the Growth Management Act, (GMA) 36.70A.215, requires
jurisdictions planning under the GMA to consider implementing reasonable measures
that will: (1) Increase consistency between actual development and existing planning
policies and development regulations; and (2) Increase residential density or
employment capacity within existing urban growth areas prior to or instead of the
consideration of expansion of the Urban Growth Area (UGA). This policy advances
GMA objectives for compact urban development and reduced sprawl.

Land Use Element
4-40

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

Snohomish County has adopted a Countywide Planning Policy (CPP), after consultation
with the cities in the County through Snohomish County Tomorrow that requires the
consideration of Reasonable Measures prior to initiating UGA expansions. CPP UG-14
implements 36.70A.215 by referring to a list of measures and requiring the use of
guidelines, both found in Appendix C, to evaluate all proposed UGA expansions
covered in UG-14 d. 1-4. Starting with the 2004-2005 Comprehensive Plan update, each
its consideration of reasonable measures in its
comprehensive plan or, at its discretion, in a separate report.”

b

jurisdiction

. will

demonstrate

The City has reviewed its use of “reasonable measures” in formulating its Land Use
Element. The City has already implemented various measures to increase density within

the UGA within its comprehensive plan and development regulations.

The preferred

land use plan recommends additional actions to increase the land holding capacity
within the current UGA. Measures currently used by the City are listed in Table 4-6.

Table 4-6 Measures Currently Used by the City of Marysville
Reasonable Date infroduced | Frequency Effect on Description/Comments
Measures of use Density Trend
Measures that Increase Residential Capacity
Permit Accessory | 6/9/97 (0.2131) Few fimesa | Minimal Code dllows both attached and
Dwelling Units year detached units. Most commonly
(ADUs) in single used in downtown single family
family zones areas.
Provide Density Original PRD Frequent Generally adds | Residential density incentives are
Bonuses to code effective in 10-20% density | applied through the Planned
Developers 1980’s; revised to subdivisions Residential Development
6/9/97 (0.2131), ordinances. Revisions have
7/15/02 (0. 2411) allowed design and recreational
and 7/7/03 (o. amenities to quality for density
2481) incentives.
Transfer/Purchase Frequent Effective — On site density transfer of sensitive
of Development 6/9/97 (0.2131), depending on areas allowed within residential
Rights revised 9/20/99 extent of developments.
(0. 2280) sensitive areas,
can allow
significant lot
recapture
Allow Clustered 6/9/97 (0.2131) Frequent Effective — Clustering, as used herein, is a site
Residential allowed design tool to accomplish gross
Development through PRD’s densities comparable to
standard subdivisions though the
reduction of lot sizes and
retention of open space.
Allow duplexes 6/9/97 (0.2131) Frequent Effective Duplexes are permitted outright

on 7200 s.f. lots on land
designated High Density Single
Family (R-6.5) and High Density
Single Family — small lot (R-8).
They require a conditional use
permit and 12,500 s.f. lot in the
Medium Denisity Single Family (R-
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4.5) designation.

Increase
allowable
residential
densities

4/1/96 (0. 2068);
6/9/97 (0.2131):
5/17/99 (0.2258)

General Effective
application

within UGA

Increased densities with
comprehensive plan adoption in
1996. Implemented new zoning
code to provide consistency with
comprehensive plan policies in
1997. Completed areawide
rezones throughout City in 1999 o
implement comprehensive plan
map and development
regulations.

Mandate
minimum
residential
densities

9/1/03 (0.2487)

Effective when
used

Rare

Minimum density was applied in
the Smokey Point subarea to
allow General Commercial
properties to utilize up to 20% site
area for residential use. The
minimum density (12 du/gross
acre) was approved fo prevent
lower density developments.

Single family minimum densities
have been considered by the
City on several occasions and
generally rejected as a practice.

Allow fownhomes
& condominiums

6/9/97 (0.2131)

Occasional Effective

Used through PRD ordinance

Allow small
residential lots

6/9/97 (0.2131)

Frequent Effective

City implemented
comprehensive plan with
development regulations and
areawide rezones. 5000 s.f.
minimum lot sizes allowed in alll
Med. And High Single Family
zones (R-4.5 and R-6.5 du/net
acre). 4000 s.f. allowed in R-8
zone. Smaller lot sizes allowed
through PRD overlay.

Encourage Infill
and
Redevelopment

4/1/96 (0. 2068);
6/9/97 (0.2131);
5/17/99 (0.2258)

Occasional Effective if used

City conducted areawide
rezones of entire city limits,
including downtown. Mixed
residential/commercial zoning
implemented through most of
downtown to encourage
redevelopment. Downtown
development has been slow, but
is increasing each year.

Plan and zone for
affordable and
manufactured
housing
development

6/9/97 (0.2131)

Frequent Effective

This includes affordable housing
incentives as well as having
adequate residential land to
meet market needs.
Manufactured housing
development, although allowed,
is infrequent within city.

Measures that Increase Employment Capacity

Develop an

11/2002

Used daily Effective

City completed an economic

Land Use Element
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Economic
Development
Strategy

development plan and strategy
in late 2002 and has been
implementing it from 2003
through City plans, budget,
actions and citizen committees.
Goals include business retention
and attraction.

Measures that Support Increased Densities

Allow Mixed Uses | 6/9/97 (0.2131) Frequent Effective Mixed use zone allows multiple
family and/or commercial uses.
All commercial zones allow
above-ground residential uses.
Downtown 6/9/97 (0.2131) Broad use Effective Regulations approved to allow
Revitalization and capital (outcome residential densifies in downtown.
decisions 2000- anticipated) From 2000-2004 City has
2004 approved major capital
expenditures in downfown to
stimulate downtown revitalization
(these projects are documented
below)
Require Parks impact Routine Somewhat Helps pay for needed capital
Adequate Public | fees 12/13/99 effective improvements but additional
Facilities (0.2300); financing needed.
Traffic impact
fees 9/13/99
(0.2279);
School impact
fees 12/7/98
(0.2213)
Urban Growth 6/28/99 Frequent Effective Interlocal agreement with
Management Snohomish County on annexation
Agreements and urban development. Has
been helpful in facilitating
annexations and providing for
fransportation impact mitigation.
Create "9/13/99 Frequent Effective Since 1996, City has approved x
Annexation Plans annexations, representing x
acres.
Implement a 6/02-present Pervasive Effective Reorganized department in 2002
process to and have implemented major
expedife plan permit streamlining beginning
and permit 2003. Results have proven
approval valuable to economic

development strategy.

Measures to Mitigate the Impact of Density

Design Standards

6/9/97 (0.2131);
7/15/02 (0.2423)

Frequent

Limited effect

City implemented stricter
standards for small lot (<5000 s.f.)
developments following review of
new developments on small lots.
There is variability in the results
and many developments are not
subject to design standards.

Land Use Element
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Commercial design standards

are limited.
Conduct 6/04 Recent for Effective Completed community visioning
community 2005 comp for this update. Helpful in
visioning exercises plan update identifying revisions and
to determine how modifications fo plan fo achieve
and where the community goals.
community will
grow
Other Measures
Capital Facilities 2000-2004 Pervasive Effective City has completed major capital

Investments

projects over past 5 years. These
have included a sewer projects
including wastewater treatment
plant upgrade; water distribution
& storage facility construction;
stormwater facilities;
fransportation improvements
including downtown park & ride,
State Avenue improvements, SR
528 and other roads; as well as
major park improvements
including a waterfront park with
boat launch, downtown
skateboard park, regional soccer
fields complex, and community
center. A new City Hall and
major remodeling of the public
safety complex were also
completed.

The following actions, Table 4-7, should be taken with respect to existing and additional
reasonable measures to increase residential and employment densities:

Table 4-7

Measures to Increase Residential and Employment Densities

Reasonable Measures

Recommended review or action

Measures that Increase Residential

Capacity

Permit Accessory Dwelling Units
(ADUs) in single family zones

Review and possibly eliminate owner-occupancy requirement to
increase construction of ADUs.

Provide Density Bonuses to
Developers

Review residential density incentives to see if additional incentives are
necessary to stimulate higher quality development.

Transfer/Purchase of
Development Rights

Investigate potential to partner with County on Transfer of Development
Rights for agriculture or stream base flow and water quality protection by
purchase of headwater properties in unincorporated Snohomish County.

Allow Clustered Residential
Development

Review PRD code for additional density incentives and allow PRDs
through administrative design review instead of a rezone process.

Allow Co-housing

This would be currently allowed in PRD’s. Investigate market need,
interest and regulatory impediments for this type of development.

Allow duplexes

Continue with current regulations.

Land Use Element
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Allow Townhomes &
Condominiums

Review PRD code for additional density incentives and allow PRDs
through administrative design review instead of a rezone process.

Increase allowable residential
densities

This plan includes new single family residential zones with increased
densities and multiple family residential with increased densities in certain
zZones.

Mandate minimum residential
densities

Consider minimum denisities in multiple residential zones.

Reduce street width standards

Consider reduced standards fo implement Low Impact Development
standards and under certain design parameters.

Allow small residential lots

Continue with current regulations.

Encourage Infill and
Redevelopment

Revise several of the zones in the Downtown planning area per
recommended neighborhood plan.

Plan and zone for affordable and
manufactured housing
development

Plan for Fair Share Housing Allocation and monitor progress.

Create a mobile/manufactured home park subdivision ordinance.

Measures that Increase Employme

nt Capacity

Develop an Economic
Development Strategy

Continue to implement plan and strategies.

Zone areas by building type, not
by use

Consider pilot of Downtown planning area fo eliminate use matrices, to
be replaced by design standards.

Measures that Support Increased Densities

Allow Mixed Uses

Continue with current regulations.

Downtown Revitalization

Implement Downtown neighborhood plan.

Require Adequate Public
Facilities

Review capital facility plan annually; Review impact fees bi-annually.

Encourage Transportation-
Efficient Land Use

Urban Growth Management
Agreements

Update interlocal agreements with Snohomish County to implement
uniform urban design standards throughout UGA.

Create Annexation Plans

Annexation strategies are included within this Land Use element and
discussed within various neighborhood plans.

Encourage developers to reduce
off-street surface parking

Review low impact development (LID) standards and amend
Engineering Design & Development (EDDS) to incorporate.

Implement a process to expedite
plan and permit approval

Confinue to meet or beat permit targets.

Measures to Mitigate the Impact of Density

Design Standards

Revise design standards to address negative perceptions of higher
density developments.

Urban amenities for increased
densities

Revise development regulations to provide bonuses for urban amenities
through residential density incentives or PRD ordinances.

Conduct community visioning
exercises to determine how and
where the community will grow

Continue with community planning workshops fo monitor plan
implementation.

Other Measures

Land Use Element
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Urban Holding Zones

Designate requirements (annexation, level of service, facilities) required
prior to development; Designate urban reserve and rural urban fransition
zones (RUTAs) for future growth and discourage or prohibit inferim uses
such as rural cluster subdivisions within these areas.

Capital Facilities Investments Update capital facility plan annually.

Land Use Element
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F. NEIGHBORHOOD PLANNING AREAS

A thriving community is composed of livable neighborhoods. The City's land use
planning begins with creating wonderful places and experiences within the community.
Collectively these individual neighborhood experiences can produce a positive image
and identity for the Marysville area. The overall plan considers connections, balanced
land use mix, and access between neighborhoods and the region.

The neighborhood plans include more detailed review of each subarea, or
neighborhood, as illustrated in Figure 4-6. Environment, land uses, housing type mix,
densities, transportation features, parks and recreation features, public services and
facilities, walkability, and aesthetics are considered to develop a future action plan to
accomplish the goals and policies of the comprehensive plan.

The subarea planning process is an integral part of Growth Management Act (GMA)
planning. A subarea plan is a special study of an area within a larger planning
jurisdiction. The subarea is usually a neighborhood, an unincorporated urban area, or
some other area that has special needs due to growth pressures. A subarea plan is
usually part of the comprehensive plan of a jurisdiction. It could also be a plan
adopted by multiple jurisdictions as a guide for dealing with future growth in the
subarea. The subarea plans provide detfails on types and locations of land uses
planned for neighborhood areas and urban centers, provide opportunities for a variety
of residential densities, coordinate infrastructure improvements with planned uses and
centers, and identify and preserve natural features, open space and critical areas.

Land Use Element
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Figure 4-6 Neighborhood Planning Areas Map
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Dwelling units, population, and employment summaries are shown in Table 4-8.

Table 4-8

Dwelling Units, Population, and Employment

Moderate Growth (UGA Expansion and Increased Densities)

Planning Area Acres Dwelling Units (DU) Population Employment

2005 2025 2005 2025 2005 2025
1 — Downfown 968.0 2334 2758 6059 6931 4276 4641
2 — Jennings Park 806.6 2793 2998 8063 8638 447 448
3 - Sunnyside 779.7 415 968 1419 3022 120 134
4 — East Sunnyside 1585.3 210 4275 2349 11730 34 733
5 — Getchell Hill 1623.3 2082 4143 6284 11758 230 1270
6 — Pinewood 874.3 2629 3164 6971 8253 1135 1527
7 — Kellogg 1249.1 2864 3544 8491 10350 1634 1711
8 — Marshalll 747 .2 1795 2958 5138 7666 388 1168
9 — Shoultes 561.4 1579 1776 4819 5391 136 136
10 — Smokey Point 1858.8 834 982 2121 2417 2724 11965
11 - Lakewood 837.1 501 1909 1328 4274 462 3033
TOTAL 11890.7 18736 29475 53042 80431 11586 26766

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS
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Figure 4-7  Planning Area 1 - Downtown Neighborhood, Land Use Designations
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PLANNING AREA #1: DOWNTOWN

The boundaries for the Downtown neighborhood are the south city limits at Ebey
Slough, west to Interstate 5, east to the section line east of Allen Creek, and 76" Street
along the north boundary.

Downtown was the site of the original founding of the City. It also presents the effects
of three of the most important growth periods in Marysville's history. First was the
founding and original platting of the city, beginning on the waterfront and moving east
to Allen Creek and north to 8th or 10th Street. Next was the construction of Highway 99
which reoriented business downtown from the waterfront to this roadway. Finally, was
the building of I-5 followed by the construction of the mall; both signaled the
importance of the automobile. As a result Fourth Street became an equally important
thoroughfare as Highway 99. Downtown has remained the center of the community.

Single and multi-family housing remain in close proximity to the business areas, offering
a sizable customer base within walking distance. The density of these residential areas
has the potential to be increased, but this should be done in a manner that does not
destroy their pedestrian potential.

Downtown commercial should formulate a unique, attractive, and pleasant character
that sets it apart from other commercial areas on State Avenue or elsewhere in the
greater Marysville area. The Waterfront has the potential of becoming a destination
unigue not only to Marysville, but also singular in the Northwest — certainly between
Vancouver and Seattle/Portland.

As recognition of the strategic importance of the Downtown in establishing Marysville's
image and identity, the City completed a Downtown "Visioning” in the spring/summer
of 2004 that is the basis for this subarea plan. The efforts of the citizen & business
partficipants are reflected in the pursuant goals, policies and development standards.

. Background and Purpose

The City of Marysville and the surrounding urban area have
changed dramatically over the past decade. Rapid
population growth has brought challenges and
opportunities to the city. During the next 20 years,
Marysville's population is expected to grow approximately
53%, from 53,000 to approximately 80,000 people. The City
has engaged its citizens and businesses in an economic

development strategy intended to help transform this Figure 4-8 Fourth Street
bedroom community info a more balanced live-work

environment with jobs to balance housing. Civic leaders

are exploring opportunities to stimulate economic growth, ease traffic and congestion,
transform the downtown/waterfront, improve neighborhoods, and deliver effective
public services and infrastructure.

Land Use Element
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This twenty year plan update provides an opportunity to
revise the Comprehensive Plan to incorporate new
directions and initiatives. Marysville’s downtown embodies
the image, identity and soul of the City. Revitalization of
the downtown has been a key goal of City leadership and
the City has planned and constructed key transportation,
park and civic improvements over the past five years to
realize this goal. The City will have completed a long list
of public improvements within the Downtown by 2005 and
local officials and citizens are anxious to enlist private
property owners and developers in the continued
redevelopment and revitalization of the downtown.

The first step in the comprehensive planning process is to
collect and record the values and ideas of interested
citizens and business leaders. As an initial step in
identifying strategies for downtown redevelopment, the
City conducted a “Visioning" process to identify issues and
ideas that citizens and business wished the City to pursue
in the plan update. The Downtown Vision document
guides this subarea plan and the corresponding
development regulations.

Many of the vision plan graphics and actions focus on the
central business district within the downtown planning
area boundary as those blocks were viewed as a focal
point of activity within the Downtown. However, this
subarea plan relates to both the central business district
and surrounding neighborhoods (primarily single family)
that comprise the downtown plan boundary.

Land Use Element
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Il Visioning Process

The city hired MAKERS and appointed a Vision Committee:

April 28, 2004 - Visioning Committee meeting —
infroductions, discuss goals, expectations, schedule, plan
for first workshop, preliminary brainstorming for the
downtown area

May 19 — Workshop #1 — walking tour, slide show on keys to
a successful downtown, mirror on the community,
brainstorming session, small group work sessions (map
exercises)

Tour

May 26-Visioning Committee meeting — review workshop
results, preliminary goals, preliminary downtown actions,
discuss second workshop

June 24- Workshop #2 — present results of first workshop,
present and discuss proposed actions and options,
prioritize public improvements

' I

Figure 4-15 Presenting
the Results
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1. Goals

Below is the list of overarching goals for enhancing
downtown Marysville, based on community input.

Land Use, Development, and Community Design o0
Upgrade the character and identity of downtown as the
focal point of Marysville
Foster the creation of sub-districts within downtown with
their own focus and character

Transportation and Streetscape -
Enhance pedestrian and vehicular connectivity La O A
throughout downtown and to surrounding areas it uph
Use unified streetscape elements to enhance the sense of ® A
identity of downtown /

Civic, Social, and Cultural
Promote activities and improvements to foster a sense of . p
community (i~

Economic Development

Promote activities and improvements that enhance
Marysville's economic vitality

Land Use Element
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V.

Key Downtown Vision Concepts

Figure 4-17 Atractive
Pedestrian Connections

1. Promote pedestrian-oriented redevelopment of the
Town Center Malll.

2. Maintain and strengthen the “main street” character of
3rd Street between State and Columbia and State Avenue
between 2nd and 4thStreets.

3. Provide a safe and attractive north-south pedestrian
connection from Comeford Park (via Delta Avenue)
through the Town Center Mall site to the planned riverfront

park and boat launch.

4. Provide substantial landscaping and streetscape
improvements on 4 Street through downtown to enhance
the character and identity of downtown.

5. Foster a vibrant mix of uses in the southwest sector of
downtown. Allow residential uses on the ground floor to
complement other uses and add “around the clock”
vitality to the area.

6. Promote the redevelopment of the riverfront properties
with a mix of waterfront-oriented retail, office, and
residential uses. Develop a contfinuous waterfront
pathway with recreational amenities and ecological

| restoration.

Figure 4-18
Pedestrian-Oriented
Mixed-Use

Figure 4-19 Pedestrian
Friendly Redevelopment

7. Retain the historic residential scale and character of
development in the southeastern sector of downtown east
of Columbia Avenue.

8. Actively promote pedestrian-oriented mixed-use
development surrounding Comeford Park.

9. Actively work with Sound Transit to encourage the

development of a commuter rail station within downtown.
Consider sites adjacent to the Town Center or between 5t
and 7th Streets. Plan for “transit-oriented uses” surrounding

such a rail station (this includes high intensity residential
and supporting commercial uses).

10. Develop design standards and guidelines to
upgrade the quality of development in the downtown
area and incorporate design goals specific to individual
sectors.

Land Use Element
4-56

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

MARYSVILLE DOWNTOWN VISIONING

Key Downtown Vision Concepts
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V. Downtown Actions

Figure 4-21 Pedestrian-
Oriented Commercial
Uses

Figure 4-22
“Main Street”

Figure 4-23 Centralized
Plaza Space

A. Downtown Core Area

A-1. Continue to require commercial uses on the ground
floor. Such uses are critical in developing a vibrant
pedestrian-oriented city center. Existing zoning
encourages office and/or residential uses on upper floors —
which are important in adding “around-the-clock” vitality,
providing more housing options, and supporting the street
level retail uses. Retain the existing 85 foot height limits
west of State Avenue to encourage multi-story mixed-use
development.

A-2. Require pedestrian-oriented development along
the west side of State Avenue when new development
occurs on the mall site. The existing parking lots in this area

detract from the historic *main-street” character of the
areaq.

A-3. Develop a centralized pedestrian plaza to serve as
the focal point on the mall site when the property
redevelops. This could be along the 3 Street corridor or
along the proposed north-south pedestrian corridor.

A-4. Relax parking requirements on the mall site in order

to encourage desired redevelopment.

A-5. Encourage mall owners to reconnect the historic
street grid to the extent possible when redeveloping area
to enhance connectivity and the pedestrian environment.

3d Street and Delta Avenue are the most important streets.
While these are likely to remain private streets, developers
should be encouraged to develop them like public streets
(on-street parking, sidewalks, street trees, etc.).

A-6. Reduce maximum height limits east of State Avenue
from 85 feet to 65 feet to prevent out-of-scale buildings
and provide a better fransition to neighboring residential
areaqs.

A-7. Provide "main street” improvements to 3@ Street
between State and Columbia Avenues to enhance the
character and liveliness of the area. This could include
pavement, landscaping, street furniture, and/or lighting
improvements.

A-8. Work closely with business owners fo consolidate
and enhance parking opportunities downtown —
particularly east of State Avenue.
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A-1. Continue 1o
require commercial
uses on the ground
floor

A-3, Develop a
centralized
pedestrian plaza in
conjunction with mall
redevelopment

A-4. Relax parking
requirgments (o
promote desired
redevelopmeant

A-5. Re-connect
street grid

Figure 4-24

CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

Downtown Core Goals/Actions
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B. Southeast Sector

B-1. Expand the "Mixed-Use"” zoned areas to include
properties between State and Columbia Avenues, along
1st and 2nd Streets (properties facing State Avenue should
remain “Downtown Commercial”) Confinue to allow
ground floor residential uses within the existing and
proposed “Mixed-Use"” zoned areas to enhance
development options and concentrate retail uses in the
Downtown Core.

Figure 4-25 Residential B-2. Lower the height limit from 85 feet fo 45 feet along
Uses Allowed on the 3d Street between Columbia and Alder Avenues to retain
Ground Floor historic single family residential character and scale.

B-3. Create design standards and guidelines to reinforce
the historic character of the area. For example, pitched
roofs, covered entries, and small front setbacks should be
required in all new development.

B-4. Reduce parking requirements for small businesses.
Allow on-street parking spaces which are located
adjacent to proposed development sites to count in
required parking calculations.

B-5. Lower the height limit from 85 feet to 65 feet along
4 Street east of Columbia Avenue and along 15t and 2nd

Figure 4-26 Historic Streets between State and Columbia Avenues to provide
Character of Area a more appropriate height transition fo the residential
areaq.
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d N\ Figure 4-27 Expanded Mixed-Use Zone
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C. Waterfront Sector

C-1. Retain existing Waterfront Overlay to promote a mix
of uses and waterfront amenities that would complement
the planned Ebey Slough Waterfront Park/Boat Launch. In
addition to commercial and other uses now permitted in
this overlay zone, allow for residential uses on upper floors.
C-2. Develop a confinuous pathway along the
waterfront that incorporates recreational amenities.

C-3. Provide design standards and guidelines specific to

Figure 4-29 The Vision new waterfront development:

for a Redeveloped e Provide ecological restoration in the area between the
Waterfront, Including slough and the development.

Multi-Story Residential e Maintain public pedestrian access between 1st Street
(Above), Commercial and the proposed waterfront pathway.

Uses (Below) and a e Require architectural freatments that reduce the scale
Continuous Waterfront of large buildings and add visual interest.

Pathway C-4. Increase height limits to 85" on waterfront properties

to promote desired multi-story mixed-use development.

C-5. Upgrade State Avenue between the SR 529 Ebey

Slough Bridge and 1st Street to enhance the entry info

downtown (roadway, sidewalk, landscaping, lighting,

and/or art improvements).

C-6. Upgrade 1st Street (roadway, sidewalk,

landscaping, and lighting improvements) to promote

ww CCcess to the planned Ebey Slough Waterfront Park/Boat

Launch and to promote private investment in waterfront

properties. Consider providing on-street parking
opportunities.
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[I'Ual.h'l'ﬂ'!.r. sickewalk,
landscaping. and

Upgrade 1st Street
T
lighttirg) —

Encourage mixed-
use development
(Inchuding ressdential
wses) along the
watertront to
complamant the
planned waterfront
parkboal launch —

Develop a
continuous. pathway
along the waterfront
with recreaticnal
amenities and
ecalogical

_._,,af"ﬂrﬂf.ﬂ1

restoration

Upgrada State Ave
[rosdway, sidewalk,

o 22— i
lighting)

el |

Figure 4-30 Waterfront Sector Actions
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Figure 4-31 More
Residential Uses are
Encouraged

Figure 4-32 Example
Design Guidelines to
Improve the Quality of
Development

Figure 4-33 Street
Improvements to Beach
Avenue

D. Southwest Sector

D-1. Allow ground floor residential uses in to enhance
development options and to promote “around-the-clock”
activity. Continue to allow all other uses permitted in the

. current zoning designation.

D-2. Upgrade Beach Avenue to improve the character
of the area (roadway, sidewalk, landscaping, parking and
lighting improvements).
D-3. Maintain “Downtown Commercial” zoning along the
4t Street corridor, which will continue to allow the existing
mix of restaurants and gas stations.
D-4. Incorporate the following design goals into the

_proposed design standards and guidelines:

e Prohibit blank walls facing the street.

e Encourage design details that add visual interest to the
development.

e Prohibit blank walls facing the street.

e Require pedestrian-oriented facades for buildings that
directly front onto the street. This includes fransparent
windows and doors, weather protection, and building
entries from the sidewalk.

e Require architectural freatments that reduce the scale
of large buildings and add visual interest.
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Continue to provide
for commercial uses
along 4th Street ———

Upgrade Beach Ave
(roadway, sidewalk,

landscaping, and
lighting) ——— |

Encourage mixed-
use development

(including
residential) e |

S

Figure 4-34 Southwest Sector Actions
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Figure 4-35 Ground Floor
Residential Uses in
Designated Mixed-Use
Areas

Figure 4-36 Commuter
Rail Station

E. Northwest Sector

E-1. Continue to allow ground floor residential uses in
designated Mixed-Use zoned areas to provide
redevelopment options.

E-2. Retain the "General Commercial” designation and
the “Mixed-Use" overlay to provide opportunities for
commercial development while keeping the option open
to transition over to pedestrian-oriented mixed-use
development in the future.

E-3. If and when a commuter rail station is planned and
funded for the area between 5t and 7t Streets, the City
should plan for “Transit-Oriented Development” in the
Northwest Sector. This includes a pedestrian-oriented mix

of commercial, office, and residential uses. A public park,
pedestrian plazas, and/or other pedestrian amenities
would become high priorities. Pedestrian connections over

= fthe railroad at 5t and/or 6t Streets should be also

provided in this option.
E-4. Incorporate the following design goals into the
proposed design standards and guidelines:

Require landscaping buffers or other treatments that
minimize the impacts of commercial uses on adjacent
residential uses.

Outdoor storage areas should be screened from the street
or adjacent residential uses by landscaping or other
attractive architectural tfreatments.
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General Downtown General
Commercial Mixed-Use Commercial

Figure 4-37 Northwest Sector Actions
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edestrian paths
d landscaping
ough parking lot

re
for joint use by neighboring uses

Figure 4-38 Design
Guidelines to Improve
the Quality of
Development and
Enhance the Character
of the Area

Figure 4-39 Residential
Uses off State Avenue

F. North Downtown/State Avenue Corridor

F-1. Continue to focus commercial uses on the ground
floor along the State Avenue corridor.

F-2. Properties west of State Avenue and not located
directly on State Avenue, should allow ground floor
residential uses (they are now prohibited). This would add
vitality to the area and provide more redevelopment
opftions.

F-3. Consider the development of a “Civic Center” in the
area around Comeford Park. This could consolidate City
services in a visible site and add vitality to the park.

F-4. Upgrade Delta Avenue to improve the character of

the area (roadway, sidewalk, landscaping, and lighting

improvements) and the pedestrian connection between
the Comeford Park area, the mall, and the waterfront.

F-5. Reduce maximum height limits east of Columbia

Avenue from 85 feet to 65 feet to provide a better

transition to neighboring residential areas (see Figure 4-32).

F-6. Properties along 5th, 6th and 7th Streets west of

Columbia Avenue that do not face onto State Avenue

(see Figure 4-31) should allow ground floor residential uses.

The current Commercial has not stimulated commerciall

development of these properties (residential is the

predominate use, most properties were developed prior to
the current designation). Multi-family uses on these
transitional properties would contribute to the vitality of
downtown and provides more redevelopment options.

F-7. Incorporate the following design goals into the

proposed design standards and guidelines:

e Require pedestrian-oriented facades for buildings that
front directly onto the street. This includes transparent
windows and doors, weather protection, and building
entries from the sidewalk.

e Require small landscaped setbacks (about 10') for
single purpose residential uses.

e Continue to require parking to the side of rear of
buildings located on State Avenue.
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Allow for ground
floor residential uses guidelines to upgrade
in the transitional
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Ave
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Figure 4-40 North Downtown/State Avenue Corridor Actions
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G. Other Goals and Actions
G-1. Enhance Marysville Junior High School as a valuable asset to the downtown area
and the community. Specific recommendations:

Upgrade the playfield and provide for shared use.

Provide opportunities for shared use of campus buildings and facilities. Shared use
possibilities include classroom spaces, library, commons areq, kitchen facilities, and
auditoriums. Another possibility would be an integrated civic/school complex.

Upgrade the appearance of the school along the State Avenue corridor.
Improvements could include landscaping, lighting, and/or artwork

G-2. Upgrade sign regulations and guidelines to improve the quality of signage and

enhance the visual character of downtown.

G-3. Preserve historic structures that contribute to the character of downtown

Marysville. Top priorities include landmarks such as the water tower and the Opera

House. The early 20th Century homes in east of Columbia Street are also important to

Marysville's character.

G-4. Develop additional library services downtown.

G-5. Maximize efforts to provide arts, cultural, festival, entertainment, and recreational

activities in public parks and spaces downtown. This includes concerts and other

special events in the parks, open spaces and/or streets.

VL. Land Use

The Downtown includes 968 acres. Table 4-9 details the land use distribution in the
Downtown Subarea.

Table 4-9 Downtown Subareaq, Land Capacity, 2005 - 2025

Land Use

Designa- Gl GC CB DC NB MU MFM  MFH SZT SFH os REC Pub Total
tion
Gross

Buildable 138.7 497 30.6 101.3 0.5 82.1 51.5 28.1 70.1 98.9 71.6 18.9 2242 968.0
Acres

ig'r‘;sb'e 14 497 306 789 05 84 515 281 700 752 0 93 515 5307
EXL'JS,Z”Q 1 142 76 180 0O 546 379 199 435 373 3 0 0 2334
Eﬁg'”g 44 360 154 447 0 1373 900 467 1260 1044 9 0 0 6059
Existing 249 705 397 1699 8 593 0 18 0 13910 15 443 4276
Employees

padiional o0 00 0 133 12 152 11 16 0 o0 0 424
Qgg'“ono' O 0 0 0 0 266 224 304 32 4 0 0 o 87
Addifional g 99 29 179 0 49 0 0 o0 o o 0o 0 365
Employees

Total DU's 1 142 76 180 0 679 491 351 446 389 3 0 0 2758
Total 44 360 154 447 0 1625 1124 771 1292 1091 9 O 0 6931
Population

Total 258 804 426 1878 8 642 0 18 0 139 10 15 443 4641
Employees
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VIl. Housing & Employment Analysis

Downtown area existing and planned dwelling units, population, and employment for
2005 and 2025 are shown in Table 4-10.

Table 4-10 Housing and Employment, 2005 and 2025

2005 2025
Dwelling Units 2334 2758
Population Estimate 6059 6931
Employment Estimate 4276 4641

Figure 4-41 shows the general land use distribution for this neighborhood.

Downtown Land Use

Multi-Family Industrial
19% 21%

Single-Family
26% Commercial
34%

Figure 4-41 Downtown Neighborhood Land Use

VIIl. Transportation

qa. Street Inventory
Streets and classifications providing access and circulation within the planning area
and to surrounding neighborhoods and communities are shown in Table 4-11.

Table 4-11 Downtown Area Streets and Classifications

Street Classification Description/Comment

Interstate 5 Freeway

SR 529*, south of Fourth Street Principal Arterial Arterial streetscape

(connecting to Everett)

SR 528- Fourth Street (connecting I-5 to SR Principal Arterial Arterial streetscape. Prioritize

9) improvements from I-5 to State Ave as

recommended in Section 5 of the
Downtown Subarea Plan.

State Ave.*/Smokey Point Blvd., north of Minor Arterial Arterial streetscape and rebuild of
4th St. [connecting to Arlington) roadway completed in 2004.

Land Use Element
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Grove St.*, east of State Ave. Minor Arterial Arterial streetscape

[connecting State Ave to 67th Ave NE]

Third Street, east of State Ave. Minor Arterial

[connecting to Sunnyside Blvd.]

Cedar Ave [bypassing State Ave] Collector Arterial

Eighth Street Collector Arterial
47th Ave. NE [connecting 3rd and 84th Collector Arterial
Sts. NE]

51st Ave NE*, north of Grove St. Collector Arterial
[connecting downtown with 172nd St.

NE]

Arterial streetscape

Armar/51st Ave. NE*, south of Grove St. Collector Arterial  Arterial streetscape

The City completed a key transportation improvement within the Downtown with the
completion of the State Avenue roadway construction, from SR 529 to Grove Street in
2004. The State Avenue Improvement Project is a downtown beautification and
revitalization effort that is a major milestone in the city’s efforts to stimulate economic
redevelopment and tourism in our downtown.

The work reconstructed and widened the five lanes to a uniform width; created wider,
tree-lined sidewalks; relocated overhead utilities to side streets, alleys and underground;
removed the traffic signal at Fifth Street and constructed a new fraffic signal at Sixth
Street; installed decorative street lighting. In addition, the project included
replacement of an obsolete water main, repair of the sanitary sewer system, and
construction of storm drainage improvements. Total design and construction costs for
this project exceeded $10 million and as such represents a huge public investment in
the downtown. The City secured $4.1 million in loans to complete financing for this
project. These will require repayment with debt service, somewhat limiting the
transportation projects that will be completed in the next few years.

b. Transportation Needs within the Subarea

Completion of the State Avenue project completed a key transportation improvement
within the downtown. Projects listed here are identified within the Downtown Visioning
and Transportation Element. Project descriptions, need, cost, funding and timing are
identified in Table 4-12.

Table 4-12 Downtown Area Projects

Improvement Description Priority & Need Estimated Cost

47t Avenue NE and Install a new traffic High Priority -LOS $200,000 - 6 year plan, funding

Third St signal and improve concurrency anticipated within 6 years from
channelization deficiency fransportation revenues.

State Avenue and SR Construct an High Priority — LOS $250,000 - 6 year plan, funding

528 eastbound right turn deficiency (will anticipated within 6 years from
lane. improve capacity fransportation revenues.
and operations at
intersection)
SR 528 (Fourth St.) Streetscape High Priority for Cost unknown. Funding

streetscape from I-5to  improvements (lighting  streetscape projects options could include

Fourth St. bridge and landscaping) (identified in developer/property owner
Downtown improvements, RID, or other
Visioning) financing.

Third Street
streetscape between
State & Columbia

Streetscape
improvements (“main
street” improvements)

High Priority for
streetscape projects
(identified in

Cost unknown. Funding
options could include
developer/property owner

Land Use Element
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Aves. Downtown improvements, RID, or other
Visioning) financing.
State Avenue, SR 529 Streetfscape Medium Priority Cost unknown. Coordinate
bridge and City improvements (State Ave project with WSDOT regarding SR 529
gateway (roadway, sidewalk, completed in 2004); Ebey Slough bridge
landscaping, lighting, Must be replacement.
art) tying into bridge coordinated with
and City entry Ebey Slough bridge
replacement.
Beach Avenue, First to  Streetscape Medium Priority Cost unknown. Funding
Fourth Street improvements options could include
(roadway, sidewalk, developer/property owner
landscaping, parking, improvements, RID, or other
lighting) financing.
C. Strategies

Transportation Projects

A number of the projects listed above are unfunded. As a result, it will be especially
important to work with property owners, citizens and outside agencies to explore
opportunities for project financing. In some cases, a road improvement district (RID) or
business improvement district (BID) may provide a mechanism for moving the projects
forward. Other opportunities may emerge with redevelopment, although this is likely to
occur in small segments. An initial priority, in areas where redevelopment is likely to
occur on a parcel by parcel basis, will be to have a design completed to identify
needed right of way and standards for each property to ensure construction to
appropriate standards. If a design is not available, it may be more prudent to defer
improvements and accept payment for future frontage improvements to be held until
the entire block can be constructed.

Parking

The City conducted an inventory of downtown parking spaces between 2002 and 2004.
This study is contained within the Appendices. The inventory provides a count of on-
street parking facilities and conditions within the Downtown. It also included a parking
utilization study of the Downtown.

The report included the following findings for downtown parking:

o There are approximately 1150 on-street parking spaces within the downtown. On
average, 40% of these spaces are occupied. Out of the approximately 300 spaces
within park and rides, 69% of the spaces were occupied on average.3

o 12:30 p.m. sees the highest rate of parking space occupancy on a given day; on-
street parking spaces throughout the study area are half full. On average, one-third
of parking spaces are occupied at 8:30 a.m. and 4:30 p.m. on a typical day.

o Parking in commercial areas is often used by business owners and employees;
however, there appears to be sufficient parking remaining to accommodate
additional demand.

3 Source: 1% day of 2003/2004 Study (Wednesday, 12/3/03 or 1/14/04) for each road segment
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o The expansion of Ash Avenue Park and Ride seems to have substantially reduced
usage of 8th and 9t Streets from Ash Avenue to the railroad.

o Parking on particular road segments has varied between 2002 and 2004 (the study
period), but overall parking within the downtown core has remained relatively
stable, and parking demand does not appear to be an issue from the standpoint of
overall on-street capacity.

From this report, it can be concluded that there is a large supply of on-street parking
facilities throughout much of the downtown. In addition, following the completion of
the Ash Avenue Park and Ride expansion, a large number of parking spaces became
available in the Downtown, easily accessible to properties within the Northwest sector
of the Downtown Vision plan.

The issue of parking requirements for new business emerged as an issue and
impediment to new business relocation and redevelopment within the downtown. As a
result, this plan and accompanying standards provide new guidance for parking
standards within the downtown. Taking into account, existing supply and utilization
noted in the parking inventory, reduced parking ratios are recommended within sectors
of the Downtown subarea. The effects of these parking ratios will need to be monitored
closely over the next few years to ensure they do not subsequently infroduce parking
hardship for existing businesses and residents within the downtown. The parking study
also identified additional opportunities for right-of-way improvements that could
expand the number of on-street parking stalls. These improvements could be identified
in the City's construction and maintenance plans for future construction if deemed
appropriate. In addition, a parking management plan for the downtown which would
the merits of fimed or metered parking, permits and other tools may be warranted if
problems arise.

Transit Facilities and Services within the Downtown Subarea

The Ash Avenue Park and Ride expansion was completed in 2003. The project
increased the number of commuter parking stalls at this downtown park and ride
facility from 50 spaces, south of Fourth Street to a total of 198 located on lots north and
south of Fourth Street. The project also incorporated a pedestrian waiting area, bus
shelter, pullout, sidewalks, lighting and landscaping to ash Avenue. The project also
added 1,337 lineal feet of sanitary sewer and a sewer lift station in order to better serve
nearby properties. The $2.2 million Park and Ride expansion & improvements was
funded by city of Marysville road and utility funds, Community Transit, WSDOT and the
Federal Highway Authority.

Routes operated by Community Transit (CT) within the Downtown subarea are listed in
Table 4-13.

Table 4-13 Community Transit Downtown Marysville Routes

Commuter Routes Route # Local Routes

Marysville fo Downtown Seattle 421 Lynnwood to Smokey Point 200/201/202

Stanwood to Downtown Seattle 422 Arlington fo Everett Boeing 207/227

University of Washington to Marysville 821 Quil Ceda Village to Lake Stevens 221
Marysville to Tulalip 222
Stanwood to Everett Boeing 247
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IX. Parks and Recreation

Marysville’s downtown parks include Comeford Park, home of the Ken Baxter Senior
Community Center (KBSCC), listed above, the Marysville Skate Park, and the Waterfront
Boat Launch, which will be completed in 2005.

Comeford Park is the City's oldest municipal park, and in prior years was the home of
City Hall, which included the original city jail facility. The park is 2.8 acres in size and
includes picnic and playground facilities. It also serves as the site for a Farmer’'s Market
in the summer, and as a community gathering place for various celebrations and
festivals throughout the year.

In 2002, the City completed construction of a skateboard park at 1050 Columbia
Avenue. The parkis a 10,000 square foot skateboard facility with rails, ramps, pyramids,
drop boxes, steps, and spectator area. The project drew support from local civic
organizations, business leaders, individual donors and youth, in addition to funding
approved by the City Council.

In 2005, the City will complete construction of a Waterfront Boat Launch at the
northwest corner of First and State Avenue. This will provide waterfront access to Ebey
Slough and provide a major recreational amenity in the Downtown. It will include a
boat launch and docks, parking areq, picnic and gathering areas, and waterfront trail.

The existing facilities provide a strong base for community services. Marysville's
downtown, however, will also provide the community image and identify of Marysville
to the region. As such, the downtown waterfront will play a key role in identifying
Marysville as “the place to play” and help make Marysville a destination for area
tourism and recreation. The Waterfront Boat Launch will become a central point for
starting or ending a day of recreation in the City. This will be a trailhead for a regional
east-west trail that will connect Marysville with the Tulalip Tribes to the west, Arlington to
the north; and Lake Stevens to the southeast. Figure 9-2 in the Parks and Recreation
Element provides a schematic of the trail systems in the UGA while Figure 4-42 illustrates
the Ebey Waterfront Trail connection to the southeast and the Sunnyside neighborhood.

', | ) In order to engage its citizens and visitors within
!r )' the Downtown, the City will also encourage
| _‘__*_“\ infroduction of urban amenities within the

downtown. This will include placement of
benches, landscaping, artwork, and other city
comforts. One of the overriding goals for this
plan update, is facilitating the development of
quality urban places in the Marysville area.
New growth can bring change - as a city, we
wish to encourage change that makes the
community a better place.

Figure 4-42 Overview Map of Ebey Waterfront Trail.
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X. Public Services and Facilities

a. Schools

The Marysville School District provides school service throughout the Downtown
subarea. Their downtown facilities include Liberty Elementary School at 1000-47t
Avenue NE; Marysville Middle School at 4923-67t Street NE;  Marysville Junior High
School at 1605-7 Street; and the Tenth Street School at 1010 Beach Avenue.

b. City Facilities & Landmarks

The City of Marysville relocated its city hall to 1049 State Avenue in 2003. This facility
houses City Hall (Executive, Finance, Court and City Council public meeting facilities).
The Police Department is located at the Public Safety Building at 1635 Grove Street.
Parks and Recreation offices are at Jennings Parks, at 6915 Armar Road. City's Public
Works and Community Development departments are located at 80 Columbia
Avenue. The Ken Baxter Senior Community Center is located at 514 Delta Avenue in
Comeford Park. These provide a wide range of facilities dispersed within the Downtown
for Marysville citizens.

In 2001, the Marysville Water Tower was officially recognized and valued for its history, as
opposed to its utility. This structure- the first reservoir for the City of Marysville, was initially
erected to provide a water supply to local residents and businesses. Over the years,
the structure became obsolete and in 2000, after reviewing the costs to make
necessary safety improvements and maintenance, the City proposed its demolition. An
outpouring of support from local citizens and the Marysville Historical Society resulted in
the salvaging of the Marysville Water Tower located at Comeford Park. The tower was
slated for demolition after engineers determined that the current structure was unsafe.
Local aftachment to the City’s first water reservoir resulted instead in its reconstruction,
paid for by the Marysville Historical Society, community and City. It remains now as a
beacon for Marysville, for fravelers on Interstate 5, residents and visitors to Downtown
Marysville.

c. Water
Figure 4-43 identifies water lines within Downtown.
d. Sewer

Figure 4-44 identifies sewer lines within Downtown.
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Figure 4-43 Downtown Neighborhood Water Lines
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Figure 4-44 Downtown Neighborhood Sewer Lines
i} T T 5 N7 T
E » z B _]: — z 78TH PL
= Q n 77TH PL NE ©
Ve | § _Jl_ ] e
(o) 3 ¥ T
9 < o of ek SN USRS S Y S S
- o
W 9 <PHILDWOO O75TH pL H T
= J « w Q L 75THSTZ &
d (:/E) L<lf LDU f < z \_MIH,_B.
{l< — o & g = 73r0l Pl |
= 9 3 5
& ‘1]> $72ND PL
—{CRAQUES (D sy e o 4
|5
£ IElz
o
Al = £ Fragw.%LANE ? ol z v 5
= > - T T T
" O ';: < o L Bxk n b d
= i = =) “ e S = g
= .
- I ; i
(L'(_g 10TH BT | N e
67TH[ST ) ]
TH B DR
E - ST—, QQ- Q ""‘\/\)f '
8TH'S 0/;% S e YsT A
i N 9 B (RS QTHET
fa 7TH ST e X I T 2
L w w &> (%) 65T <>( E
6THST< < < o) g = d
- f 9 v 0 o I0)
[SEsi 2 T2 A B = BN
e L oH3R YN
= == i 3 )_
§4T < O 5 ST|e4THSTNE Bl x
S 3 qo0T
P> OT3RD ST , 3 ZRUEZ &
T « 5 ohapgarH PL &
7 2ND ST o e\ & s
- ERONT | ST | -~ X3 a
PR | 1ST ST J o i
= A
¥ 56TH L d
= )
~ (%)
ﬁ Iy
¢}
L
Qﬁ City of Marysville
E (imasem | Comprehensive Plan
Downtown &
Sewer System %
Sewer lines
10" and under
@ over 10"
. Parcels
& Neighborhood
E 1
(D/ N P
® ML IFee wdee F
gl) = 0 1,00Fo ' +E b
©w /;) s B
Qc
(2] 60 l
(9)‘

Land Use Element
4-78

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OF MARYSVILLE * COMPREHENSIVE PLAN

Figure 4-45 Planning Area 2 -Jennings Park, Land Use Designations
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PLANNING AREA #2: JENNINGS PARK NEIGHBORHOOD

The Jennings Park neighborhood is bounded by Allen Creek on the west, 76" Street on
the north, Munson Creek on the west, and 52nd Street on the south, and Sunnyside
Boulevard on the southwest boundary.

Though this neighborhood developed as the center of Marysvile moved eastward,
early in the 20th century, there are no particularly notable remnants of this history. The
neighborhood’s character is primarily defined by natural elements: Jennings Park and
Extension, Allen and Munson Creeks, and their associated wetlands. There are also
good westward views east of 67th Avenue NE. SR 528, one of the few significant east-
west roadways, bisects the planning area.

. Land Uses

This Planning Area is predominately single family residential with multi-family clustered
along SR 528. High-density single family, permitting duplexes outright, is generally west
of 64th/60th/ 56th Avenues NE and along Allen Creek; medium density is to the east.
Medium density multi-family, currently used for mobile home parks and retirement
homes is between SR 528, Sunnyside Blvd., Allen Creek and 67th Avenue NE. A Low-
density multi-family area is located in the northernmost portion of the Planning Areq,
north of 74th St. NE. Table 4-14 detaqils the land use distribution in this neighbborhood.

qa. Commercial
Community Commercial is planned for the intersection of SR 528 and 67th Avenue NE.
Development of this site must also conform with the neighborhood commercial
development policies contained herein. An existing Neighborhood Commercial site
remains on Grove Street near 74th Street NE. The site of Neighborhood Commercial is
close to multi-family.

b. Governmental

The city's new library is located in this Planning Area. It is just south of Grove Street near
Allen Creek.

Table 4-14  Jennings Park Neighborhood, Land Capacity, 2005 - 2025

Land Use CB NB MFM  MFL SFH  SFM  REC Pub Total
Designation

Gross

Buildable 6.1 1.2 40.9 7.8 191.5 461.4 29.5 68.2 806.6
Acres

Buildable 5.7 1.2 28.9 7.8 120.4 336.8 4.6 18.4 523.9
Acres

Existing DU’s 0 3 450 32 677 1629 0 2 2793
Existing Pop. 0 9 955 81 2029 4983 0 6 8063
Existing 354 11 0 0 0 0 0 82 447
Employees

Ad,d|’r|ono| 0 0 0 29 36 147 0 0 205
DU’s

Additional 0 0 0 44 104 426 0 0 575
Pop.

Additional 0 ! 0 0 0 0 0 0 1
Employees

Land Use Element
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Total DU’s 0 3 450 54 713 1776 0 2 2998
Total 0 5 955 125 2134 5409 0O 6 8638
Population
Total 354 12 0 0 0 0 0 82 448
Employees

. Housing & Employment Analysis

The land capacity analysis identifies 524 net acres for housing and employment within
this neighborhood. Existing and planned dwelling units, population, and employment
for 2005 and 2025 are shown in Table 4-15. The general land use distribution in the
Jennings Park Neighborhood is shown in Figure 4-52.

Table 4-15 Housing and Employment, 2005 and 2025

2005 2025
Dwelling Units 2793 2998
Population Estimate 8063 8638
Employment Estimate 447 448

This neighborhood has very little development and redevelopment potential. It is an
area of relatively new housing development, most built within the past fifteen years.

This housing in this planning area is primarily single family. Larger apartment complexes
are located along 64t Street NE (SR 528) and some smaller complexes on Grove Street,
near the Marysville Library.

Commercial services include a community business use and three neighborhood
business uses. The Thriftway Shopping Center includes a mix of food and retail shops at
the southwest corner of 64" Street NE and 67t Avenue NE. Neighborhood business uses
are located on Grove Street and Sunnyside Boulevard. The neighborhood business uses
are at the edges of Neighborhoods 3 and 6.

M. Transportation

qa. Street Inventory
Streets and classifications providing access and circulation within the planning area
and to surrounding neighborhoods and communities are shown in Table 4-16.

Table 4-16  Jennings Park Neighborhood Streets and Classifications

Street Classification Description/Comment
SR 528- Fourth Street (connecting I-5 to SR Principal Arterial Arterial streetscape.
9)

Grove/76th St. NE (connecting State and Minor Arterial Arterial streetscape
67th Aves)

Sunnyside Blvd. (connecting downtown to  Minor Arterial
Soper Hill Road)

67th Ave. NE*, south of SR 528 Collector Arterial
(connecting 44th and 172nd Sts. NE)
52nd St. NE, west of 67th Ave. NE Collector Arterial

Land Use Element
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b. Transportation Needs within the Jennings Park Neighborhood
Projects listed here are identified within the Transportation Element. Project descriptions,
need, cost, funding and timing are identified in Table 4-17.

Table 4-17  Jennings Park Neighborhood Projects

Improvement Description Timing & Need Estimated Cost
SR 528- Fourth Street Rechannelize to five
(connecting I-5 to SR 9) lanes, east of Allen Creek
bridge to 67" Avenue NE
Sunnyside Blvd and 52nd Install a new traffic signal 6 year TIP; LOS $200,000
Street NE deficiency
Sunnyside Blvd. (52nd Widen to 3 lanes. Capacity $3,700,000 (unfunded)
Avenue NE to South City
limits)
C. Transportation Strategies and Issues

Transportation Projects

There are only three projects listed within this neighborhood. The rechannelization of SR
528 and the Sunnyside Blvd./52nd Street signal are important improvements to serve
growth outside this neighborhood. It will be important to identify mechanisms for
funding Sunnyside Boulevard as high growth in adjacent planning areas will increase
traffic on this street. Installation of the signal is a key priority for this area, as the
intersection is currently below the accepted level of service.

Transit Facilities and Services within the Jennings Park Neighlborhood

Community Transit (CT) operates a park and pool lot on the south side of 64" Street (SR
528) at the Marysville United Methodist Church located at 5600-64" Street NE. Routes
operated by Community Transit (CT) within the Jennings Park neighborhood are listed in
Table 4-18.

Table 4-18  Community Transit Routes — Jennings Park Neighborhood

Commuter Routes Route # Local Routes
Marysville to Downtown Seattle 421 Quil Ceda Village to Lake Stevens 221
University of Washington fo Marysville 821

Iv. Parks and Recreation

This planning area has an abundance of parks that contribute to the quality of this
community. Marysville owns and operates Holman Natfure Park, Foothills Park, Hickock
Park, Jennings Memorial Park, Jennings Nature Park, Marysville Community Campus,
and Verda Ridge Park. Park facilities within the Jennings Park subarea are listed in Table
4-19.

Table 4-19  Jennings Park Neighborhood Park Facilities

Park Location Size Description
(acres)
Allen Creek Adjacentto 20 This park includes a trail and natural wetland areas.

Trail (Holman 60" Dr. NE

Land Use Element
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Property)
Foothills Park 59th Street 11.6 This park includes picnic facilities and play area/equipment.
NE
Hickock Park SR 528 & 67 2 This park includes picnic facilities and play area/equipment.
Ave. NE
Jennings 6915 Armar 20 This is a community park with a wide array of recreation
Memorial Park Road facilifies including frails, fields, picnic areas, play equipment,
building use areas, restrooms, natural areas, petting zoo,
gardens. It also serves as the headquarters for the City's Parks
and Recreation Department.
Jennings SR 528 & 539 3] This is an extension of the Jennings Memorial Park. The park
Nature Park Avenue NE includes a wide variety of facilities including trails, fields,
picnic areas, restfrooms, and natural areas.
Marysville 67" Avenue This property provides soccer fields and a building for classes
Community & Grove and rental. This is considered an interim use of the property
Campus Street unftil the City determines ultimate use.
Verda Ridge 5300 block 1.8 This park has play area and equipment.
Park of 739 Ave
NE

The YMCA is a private recreation facility located at 6420-60th Drive NE.

V.

Public Services and Facilities

a. Schools

The Marysville School District provides school service throughout the neighborhood. Allen

Creek Elementary School is located 6505-60™ Drive NE.

b. Water

Figure 4-46 identifies water lines within the Jennings Park neighborhood.

C. Sewer

Figure 4-47 identifies sewer lines within the Jennings Park neighborhood.

Land Use Element
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Figure 4-46
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Figure 4-47 Jennings Park Neighborhood Sewer Lines
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Figure 4-48 Planning Area 3 - Sunnyside Neighborhood, Land Use Designations
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PLANNING AREA #3: SUNNYSIDE NEIGHBORHOOD

The Sunnyside neighborhood is defined by Ebey Slough and its floodplain on the east,
Soper Hill Road on the south, and é7th Avenue NE to the east, while 5279 Street NE to
Sunnyside Blvd forms the northerly boundary.

The area is characterized by stunning westward views, ravines, woods and the
expansive Ebey Slough floodplain. Sunnyside is the name of the upland community
that predates that of Marysville; the town’s school system served Marysville residents
until they began their own. Sunnyside Blvd. was the primary connection between
Marysville and Everett unftil the 1920s. The Planning Area’s boundaries are not exactly
the same as those of the older community. The lowland portion of the planning area
has been purchased for the purpose of flooding it to regain estuarine wetland habitat.
The large wetland system, Ebey Slough will provide a valuable wetland and wildlife
habitat. Combined with area parks and expansion of the Ebey Slough waterfront trail,
this area can be a regional recreation destination for the Marysville community as well
as visitors to our City. This would enable pedestrians and bicyclists to enjoy the area’s
beauty.

. Land Uses

a. Residential

Single family residential is the predominant land use of this Planning Area. High density
single family is located west of about 57th Dr. NE. High density single family permits
duplexes outright. Medium density single family is located east of the ridge where the
land falls off to the flood plain. Agricultural lands, potentially for small farms, remain
west and south of Sunnyside Blvd.

b. Commercial

The configuration of this Planning Area as well as its relationship to other Planning Areas
has resulted in the placement of Neighborhood Commercial at an existing site at the
intersection of 53rd Ave. NE and Sunnyside Blvd.; and another future site in the 3100
block of Sunnyside Blvd. fo serve the south.

C. Recreational

South and west of uplands, mirroring the line of Sunnyside Blvd. to Ebey Slough.
Recreation would permit passive as well as active recreational uses such as sports fields,
ball courts, golf courses, waterfront recreation, but not hunting.

Table 4- 20 details the land capacity for this neighborhood.
Table 4-20 Sunnyside Neighborhood, Land Capacity, 2005 - 2025

Land Use Designation NB SFH SFM os Pub Total
Gross Buildable Acres 2.3 70.4 373.1 320.3 13.6 779.7
Builable Acres 2.3 44 .4 306.1 6.2 12.1 371.1
Existing DU’s 3 93 316 1 2 415
Existing Pop. 9 282 1118 3 6 1419
Existing Employees 0 56 0 0 64 120
Additional DU’s 0 71 482 0 0 553
Additional Pop. 0 206 1398 0 0 1604
Additional Employees 14 0 0 0 0 14

Land Use Element
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Total DU’s 3 164 798 1 2 968
Total Population 9 488 2516 3 6 3022
Total Employees 14 56 0 0 64 134

Il. Housing & Employment Analysis

The land capacity analysis identifies 371 acres for housing and employment within the
neighborhood. Table 4-21 identifies the existing and planned dwelling units, population,
and employment for 2004 and 2025.

Table 4-21 Housing and Employment, 2005 and 2025

2005 2025
Dwelling Units 415 968
Population Estimate 1419 3022
Employment Estimate 120 134

This neighborhood is rapidly developing. General land use in this neighborhood is 99.5%
single-family and 0.5% commercial. The availability of sewer services through large
parts of Sunnyside is opening up residential development throughout this area. One
neighborhood business use, the Boulevard Grocery is located at 53 Drive NE and
Sunnyside Boulevard. A future neighborhood business site is identified in the 3200 block
of Sunnyside Boulevard.

M. Transportation

qa. Street Inventory
Streets and classifications providing access and circulation within the planning area
and to surrounding neighborhoods and communities are listed in Table 4-22.

Table 4-22  Sunnyside Neighborhood Streets and Classifications

Street Classification Description/Comment
Sunnyside Blvd. (connecting downtown to Soper Hill Road) Minor Arterial Arterial streetscape
Soper Hill Road (connecting Sunnyside Blvd. and Hwy. 9) Mnor Arterial Arterial streetscape

67th Ave. NE*, south of SR 528 (connecting 44th and 172nd Collector Arterial  Arterial streetscape
Sts. NE)

52nd St. NE, west of 67th Ave. NE Collector Arterial

44t Street, west of 715t Ave. (connecting 67t Ave NE) Collector Arterial

b. Transportation Needs within the Neighborhood
Projects listed here are identified within the Transportation Element. Project descriptions,
need, cost, funding and timing are identified in Table 4-23.

Table 4-23  Sunnyside Neighborhood Projects

Improvement Description Timing & Need Estimated Cost
Sunnyside Blvd and Install a new traffic signal 6 year TIP; LOS $200,000
52nd Street NE deficiency

67" Avenue (South Construct 8 foot shoulders lacking Recommended 20 $300,000

Land Use Element
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City limits to 88t St curb, gutter and sidewalk year improvements

NE)

Sunnyside Blvd. (52nd Widen to 3 lanes with an exclusive Recommended 20 $3,700,000
Avenue NE to South bicycle lane. year improvements (unfunded)
City limifs)

C. Transportation Strategies and Issues

The growth in Sunnyside is occurring at much higher rates here than in other parts of the
city. Currently there is one primary arterial that serves the growing residential area -
Sunnyside Blvd. No funding has been secured for this improvement. The pace of
growth threatens to overwhelm this road, currently developed with minimal tfravel lanes,
limited shoulder and to rural standards many decades ago. The City should consider
formation of a road improvement district or special impact fee assessment for planning
areas 3 and 4 to consfruct Sunnyside Blvd and complete the road extension of 67t
Avenue NE and an additional east west connection. Otherwise, this road will not be
planned or constructed to a standard to support the immediate growth that will occur
in this area within the next six years. As part of this road is in County jurisdiction, the City
should pursue formation of the RID or collection of the additional impact fee payments
through an interlocal agreement with the County, or other mechanisms, such as a
condition of a utility extension agreement. An increase in residential densities and UGA
should only be proposed if transportation facilities can be enhanced by concurrent
passage of the RID or impact fee assessments. The transportation element identified
key transportation connections that must be provided with new development. It is
essential that these connections occur with new development as the existing road
system is quite limited, and will be inadequate to handle future growth.

Transportation Projects

There are only three projects listed within this neighborhood. As the area develops,
Sunnyside Boulevard will become a major thoroughfare for vehicles traveling to
Interstate 5 and Everett. It will be important to identify mechanisms for funding
Sunnyside Boulevard as high growth will increase traffic and additional lanes and a
shoulder for pedestrian travel will be essential. Installation of the signal at 52 Street NE
& Sunnyside Boulevard is a key priority for this area, as the intersection is currently below
the accepted level of service.

Transit Services within the Sunnyside neighborhood

There are no transit services within this neighborhood.

Land Use Element
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Parks and Recreation

Element.

This planning area has a community park,
. Harborview Park, Figure 4-49, that provides access
to the Ebey Waterfront Trail as shown in Figure 9-2 of
the Parks and Recreation Element of this plan.
Existing facilities are described in Table 4-24 and are
mapped in Figure 9-1 of the Parks and Recreation

Ebey Slough and the Ebey Waterfront Trail are the
area's greatest natural resource and are treasures

Figure 4-49 Harborview Park for the Marysville community.

Table 4-24  Sunnyside Neighborhood Park Facilities

Park Location Size Description

(acres)
Harborview 4700 block of 14 This park has play equipment, basketball courts, playfields,
Park 60" Avenue NE and access to the Ebey Waterfront Trail system.
Ebey West of This trail has been developed through the subdivisions of
Waterfront Trail  Sunnyside Harborview Village and Ebey Vista. It will contfinue along

and through the floodplain and Ebey Slough linking to the
downtown waterfront park.

Kiwanis Park Adjacent to 5 This park has a trail system and natural areas.
Sunnyside
Elementary
Regan Property 37.2 Open space. Will become part of the Qwuloot wetland
project.

The Tulalip Tribes own the maijority of the floodplain
property west of Sunnyside Boulevard through a
Tribes/agency partnership created to mitigate the
impacts of the Tulalip Landfill. The Tribes and partner
agencies plan to breach the existing dikes and
recreate an estuarine wetland habitat. This project has
enormous potential for creating higher value wetland,
fish habitat, and water quality benefits. The City is
working to identify associated municipal projects and
impacts and ensure a cooperative partnership to
achieve community and regional goals. The City has
identified a potential trail linking the Sunnyside area to

the downtown and Ebey Slough as shown in Figures 4-
50. The creation of an estuarine wetland system could
provide a valuable educational component to the trail
system, by providing exposure to a more varied
shoreline habitat along the Ebey Waterfront Trail.

Land Use Element
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Figure 4-51
proposed wetland restoration area

Cross-section of trail through

-section of the proposed Ebey
Waterfront  Trail  through  the
proposed wetland restoration area.

The Ebey Waterfront Trail is currently
being constructed just west of State
Route 529. The frail will create a
network of trails by connecting
residential areas, Ebey Slough
naftural areas, and downtown
Marysville, offering opportunities for
walking, bicycling, skating, jogging,
bird watching, interpretive
education, and economic
development.

V. Public Services and Facilities

a. Schools

The Marysville School District provides school service throughout the neighborhood.
Sunnyside Elementary School is located 3619-639 Avenue NE.

b. Water

Figure 4-52 identifies water lines within the Sunnyside neighborhood.

C. Sewer

Figure 4-53 identifies sewer lines within the Sunnyside neighborhood.
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Figure 4-52 Sunnyside Neighborhood Water System
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Figure 4-53 Sunnyside Neighborhood Sewer System
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Figure 4-54 Planning Area 4 - East Sunnyside Neighborhood, Land Use Design
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PLANNING AREA #4: EAST SUNNYSIDE/WHISKEY RIDGE NEIGHBORHOOD

This neighborhood is the southeasterly corner of Marysville. It is bounded by Soper Hill
Road, 83rd Avenue NE, é4th Street NE/SR 528, the section line, and 52nd Street NE. The
East Sunnyside neighborhood is a beautiful area of westward views, steep hillsides,
ravines, and woods.

. Land Uses

qa. Residential

High density single family, permitting duplexes outright, is in a north-south swath as well
as the centfral area. Medium density single family residential is located in the
southeastern, southwestern, and northwestern portions since these areas have more
topographic features making them difficult to serve with utilities. Two small tracts of
land with agricultural uses remain. One is located near the northwest corner of the
intersection of Highway 9 and 28th Street NE. The other between 83rd Avenue NE and
the power line easement at approximately 42nd Street NE. These potentially could be
used for Small Farms.

b. Commercial

The East Sunnyside/Whiskey Ridge neighborhood includes approximately 1075 acres
within the current UGA. A potential Neighborhood Commercial location is at the
intersection of 44th Street NE and 71st Avenue NE.

Table 4-25 details the land use distribution for this neighborhood.
Table 4-25 East Sunnyside/Whiskey Ridge Neighborhood Land Capacity, 2005 - 2025

Land Use Designation CB MFM SFH SFH-SL SFM Rec Pub Total
Gross Buildable Acres 65.9 52.4 1277.9 O 110.9 303 47.9 1585.3
Builable Acres 58.4 47.7 1098 0 107.4 229 37.9 1372.3
Existing DU’s 2 14 678 0 208 1 0 210
Existing Pop. 0 0 0 1705 641 3 0 2349
Existing Employees 0 0 0 0 34 0 0 34
Additional DU’s 0 419 2838 0 108 0 0 3365
Additional Pop. 0 838 8230 0 313 0 0 9381
Additional Employees 699 0 0 0 0 0 0 699
Total DU’s 2 433 3516 0 316 1 0 4275
Total Population 0 838 8230 1705 954 3 0 11730
Total Employees 699 0 0 0 34 0 0 733

Il Housing & Employment Analysis

The land capacity analysis identifies 1253 net acres for housing within the
neighborhood. Table 4-26 identifies existing and planned dwelling units, population,
and employment for 2005 and 2025. Figure 4-55 shows the general land use distribution
for this neighborhood.
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Table 4-26 Housing and Employment, 2005 and 2025

2005 2025
Dwelling Units 210 4275
Population Estimate 2349 11730
Employment Estimate 34 733

East Sunnyside/Whiskey Ridge Neighborhood
Land Use

Commercial

Multi-Family 4%

3%

Single-Family
93%

Figure 4-55 East Sunnyside/Whiskey Ridge Neighborhood Land Use

This neighborhood is rapidly developing. The availability of sewer services through large
parts of East Sunnyside is opening up residential development throughout this area.

M. Transportation

qa. Street Inventory

Streets and classifications providing access and circulation within the planning area
and to surrounding neighborhoods and communities are listed in Table 4-27.

Table 4-27  East Sunnyside/Whiskey Ridge Neighborhood Streets and Classifications

Street Classification Description/Comment

64t Street/SR 528 (connecting Interstate 5 and Highway 9)  Principal Arterial Arterial Streetscape

Sunnyside Blvd. (connecting downtown to Soper Hill Road) Minor Arterial Arterial streetscape

Soper Hill Road (connecting Sunnyside Blvd. and Hwy. 9) Mnor Arterial Arterial streetscape

44t Street, west of 715t Ave. (connecting 67t Ave NE and Collector Arterial
839 Avenue NE)

715t Avenue NE (connecting 44t Street NE and Soper Hill Collector Arterial
Road)

839 Avenue NE (connecting Soper Hill Road to potentially — Collector Arterial
108 Street NE)

Land Use Element
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b. Transportation Needs within the Neighborhood
Projects listed here are identified within the Transportation Element. Project descriptions,
need, cost, funding and timing are identified in the Table 4-28.

Table 4-28 East Sunnyside/Whiskey Ridge Projects

Improvement Description Timing & Need Estimated Cost

SR 528 (83@ Avenue to Widen to 5 lanes with an  Capacity WSDOT

Hwy 9) exclusive bicycle lane.

67 Avenue (South City  Construct 8 foot Recommended 20 $300,000

limits to 88" St NE) shoulders lacking curb, year improvements

gutter and sidewalk

67 Avenue NE (44t Extension of road. Area mobility; Snohomish County
Street NE to Soper Hill Recommended 20

Road) year improvement

Sunnyside Blvd. (52nd Widen to 3 lanes with an Recommended 20 $3,700,000 (unfunded)
Avenue NE fo South exclusive bicycle lane. year improvements

City limits)
C. Transportation Strategies and Issues

Transportation Projects

There are four projects listed within this neighborhood. As the area develops, Sunnyside
Boulevard will become a major thoroughfare for vehicles traveling to Interstate 5 and
Everett. It will be important to identify mechanisms for funding Sunnyside Boulevard as
high growth will increase traffic and additional lanes and a shoulder for pedestrian
travel will be essential. Installation of the signal at 52nd Street NE & Sunnyside Boulevard
(listed in Sunnyside Projects, Table 4-25) is a key priority for this area, as the intersection is
currently below the accepted level of service.

The growth in Sunnyside is occurring at much higher rates here than in other parts of the
city. Currently there is one primary arterial that serves the growing residential area
Sunnyside Boulevard. No funding has been secured for this improvement. The pace of
growth threatens to overwhelm this road, currently developed with minimal fravel lanes,
limited shoulder and to rural standards many decades ago. The City should consider
formation of a road improvement district or special impact fee assessment for planning
areas 3 and 4 to construct Sunnyside Boulevard and complete the road extension of
67th Avenue NE and an additional east-west connection. Otherwise, this road will not
be planned or constructed to a standard to support the immediate growth that will
occur in this area within the next six years. As part of this road is in County jurisdiction,
the City should pursue formation of the RID or collection of the additional impact fee
payments through an interlocal agreement with the County, or other mechanisms, such
as a condition of a utility extension agreement. An increase in residential densities and
UGA should only be proposed if fransportation facilities can be enhanced by
concurrent passage of the RID or impact fee assessments. The transportation element
identified key transportation connections that must be provided with new
development. It is essential that these connections occur with new development as
the existing road system is quite limited, and will be inadequate to handle future
growth.
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Transit Services within the Sunnyside Neighborhood

There are no transit services within this neighborhood.

V. Parks and Recreation

This planning area has two park sites, Deering Wildflower Acres and a potential site at
the Sunnyside Wells Reservoir, as listed in Table 4-29. There is potential for a trail along
the power line easement and also potential connection to the Centennial Trail as well
as the Ebey Waterfront Trail. Figure 9-2 in the Parks and Recreation Element illustrates
existing and proposed trail systems in the UGA.

Table 4-29 East Sunnyside/Whiskey Ridge Neighborhood Park Facilities

Park Location Size Description
(acres)
Deering Wildflower 4708-79" Avenue NE 30 This park offers trails, natural areas, a meeting
Acres room and caretaker's quarters.
Sunnyside Well site 40t Street NE & 715t 31 This site is undeveloped and owned by the
Avenue NE Marysville utility fund.
VI.  Public Services and Facilities
a. Schools

Two school districts serve this neighborhood. The Marysville School District provides
school service generally west of 75" Avenue NE and the Lake Stevens School District
provides service east of 75t Avenue NE.

b. Water
Figure 4-56 identifies water lines within the East Sunnyside/Whiskey Ridge neighborhood.
C. Sewer

Figure 4-57 identifies sewer lines within the East Sunnyside/Whiskey Ridge neighborhood.

VIl. Annexation and Development Strategies

UGA expansions within this neighborhood shall be subject to completion of a master
plan for area development. The master plan should result in a land use mix consistent
with the city housing mix goals and reflect a variety of housing types and densities. A
target mix was estimated in the comprehensive plan for the purposes of estimating
buildable land capacity for this neighborhood. This should be used as guidance in
determining final land use classifications. Property within UGA expansion areas shall be
required fo annex to the city of Marysville as a condition of urban service provision
(sewer service) and development proposals must be consistent with the city's master
plan for the area.
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Figure 4-56 East Sunnyside/Whiskey Ridge Neighborhood Water System
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East Sunnyside/Whiskey Ridge Neighborhood Sewer System
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PLANNING AREA #5: GETCHELL HiLL NEIGHBORHOOD

This neighborhood extends from the historic Kellogg Marsh area up Getchell Hill to
Whiskey Ridge. The boundaries are Allen Creek on the west, 88 Street and the UGA on
the north, Highway 9 on the east, and é4th Street NE (SR 528) and Munson Creek forming
the southerly line edge of the planning area.

This Planning Area spans from the lower lands of Kellogg Marsh up onto Getchell Hill.
Both are historic communities. The Planning area also overlaps a portion of the old
community of Kellogg Marsh, as is indicated by the elementary school with that name.
The lower portion is nestled between creeks at the foot of Getchell Hill, and its best
known landmark is Cedarcrest Golf Course. Getchell Hill is the name of a town that no
longer exists. A railroad serving this community used to run along the hill, but it has been
removed and is in the process of being developed as part of the county trail system.
The hill area is currently being developed, though rural, wooded areas still exist. The
new homes take advantage of spectacular views across Marysville to Puget Sound.

. Land Uses

The Getchell neighborhood includes approximately 1343 acres within the current UGA.
Table 4-30 details the land uses in the Getchell neighborhood.

qa. Residential

This Planning Area is characterized primarily single family. High density single family
residential, permitting duplexes outright, is located west of 67th Avenue NE, and around
the intersection of the power line easement and SR 528. Medium density single family is
located east of 67th Avenue NE. Low density multi-family is located on the west side of
67th Ave. NE. Agricultural lands, potentially for small farms, still exist up on Getchell Hill.

b. Commercial

In this Planning Area, there is an approximately 21-acre Community Commercial site,
known as “Cassidy Ridge,” that is located on the northwest corner of SR 528 (64 St. NE)
and SR 9. Existing Neighborhood Commercial is located near the intersections of 59th
and 60th Avenues NE and Grove Street, and on Getfchell Hill northwest of the
intersection of 84th St. NE and 839 Ave. NE.

Table 4-30 Getchell Hill Neighborhood, Land Capacity, 2005 - 2025

Land Use CB NB MFM  MFL SFH SFM  Rec  Pub Total
Designation

Gross Buildable 968 07 24 47 4543 7897 994 1115 16233
Acres

Buildable Acres 624 07 17.1 305 366.1 6099 704 52 1209.2
Existing DU's 1 1 1 286 570 1212 0 2082
Existing Pop. 22 3 0 874 1708 3674 0 3 6284
Existing Employees 114 16 0 0 0 0 7 93 230
Additional DU's 0 0 557 1 699 804 O 0 2061
Additional Pop. 0 0 1114 2 2027 2332 0 0 5475
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éﬂg'lg‘;ggls 1038 2 0 0O o0 0 0 0 1040
Total DU's 11 1 558 287 1269 2016 O 4143
Total Population 22 3 1114 876 3736 6005 O 3 11758
Total Employees 1152 18 0 0 0 0 7 93 1270

Il. Housing & Employment Analysis

The land capacity analysis identifies 1024 net acres for housing within the Getchell Hill
neighborhood. Table 4-31 lists existing and planned dwelling units, population, and

employment for 2005 and 2025. Figure 4-59 shows the generalized

land use in this

neighborhood. This neighborhood is rapidly developing. The availability of sewer
services through large parts of Sunnyside is opening up residential development

throughout this area.

Table 4-31 Housing and Employment, 2005 and 2025

2005 2025
Dwelling Units 2082 4143
Population Estimate 6284 11758
Employment Estimate 230 1270

Getchell Hill Neighborhood
Land Use

) . Commercial
Multi-Family 7%

5%

Single-Family
88%

Figure 4-59 Getchell Hill Neighborhood Land Use

ll. Transportation

a. Street Inventory

Streets and classifications providing access and circulation within the planning area
and to surrounding neighborhoods and communities are listed in Table 4-32.
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Table 4-32  Getchell Hill Neighborhood Streets and Classifications

Street Classification

Description/Comment

Highway 9 (regional north-south state highway) Principal arterial

Arterial streetscape

64t Street/SR 528 (connecting Interstate 5 and Highway Principal Arterial
9)

Arterial Streetscape

88t Street NE (future connection Interstate 5 to Highway Minor Arterial
9)

Arterial streetscape

67" Avenue NE (connecting 44t to 172nd Streets NE) Minor Arterial

Arterial streetscape

76™ Street NE, west of 67t Avenue NE (connecting State Minor Arterial
Avenue fo SR 528)

Arterial streetscape

84 Street NE (connecting 67t Avenue and Highway 9) Collector Arterial

76™ Street NE, east of 67t Avenue (connecting State Collector Arterial
Avenue to 83@ Avenue NE)

839 Avenue NE (connecting Soper Hill Road to Collector Arterial
potentially 108t Street NE)

Arterial streetscape

b. Transportation Needs within the Neighborhood

Projects listed here are identified within the Transportation Element. Project descriptions,

need, cost, funding and timing are identified in Table 4-33.

Table 4-33  Getchell Hill Neighborhood Projects

Improvement Description Timing & Need Estimated Cost
67" Avenue NE and 84th  Install a new traffic signal.! 6 year TIP $200,000 and
Street NE developer mitigation
67'h Avenue (South City  Construct 8 foot shoulders Recommended 20 $300,000
limits to 88t St NE) lacking curb, gutter and year improvements

sidewalk
88t Street NE (67th Extend and merge to 84t Recommended 20 $4,667,000
Avenue NE to 83 Street NE and widen to 3 year improvements
Avenue NE) lanes
84th Street NE (83 Widen to 3 lanes. Recommended 20 Snohomish County
Avenue NE fo SR 9) year improvements
SR 528 (839 Avenue to Widen to 5 lanes with an Capacity WSDOT
Hwy 9) exclusive bicycle lane.
834 Avenue NE (SR 528 Widen to 3 lanes with Widen to 3 lanes with ~ $5,850,000
to 84t Street NE) sidewalk, curb and gutter. sidewalk, curb, and

gutter.

Project is required to address deficiency in six-year forecast for concurrency.
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C. Transportation Strategies and Issues
Transportation Projects

There are six projects identified within this neighborhood. Two of the larger projects will
require coordination with other jurisdictions, Shohomish County and WSDOT. Neither
jurisdiction has identified funding or immediate plans to construct the listed
improvements. It will be important to identify mechanisms for funding of all projects as
high growth is anticipated in this planning area.

The City should consider formation of a road improvement district or special impact fee
assessment for planning areas 5 to construct the 88t Street extension, and 839 Avenue
NE as these improvements are essential to adequately serve additional growth. 84"
Street NE was constructed to rural standards at slopes that do not meet current design
goals. The new 88" Street extension to Highway 9 will alleviate travel on 84t Street NE
and provide an additional east-west route.  An increase in residential densities and
UGA should only be proposed if fransportation facilities can be enhanced by
concurrent passage of the RID or impact fee assessments.

Transit Services within the Cedarcrest/Getchell Hill Neighborhood

There are no transit services within this subarea.

V. Parks and Recreation

There are numerous parks in this planning area, most acquired through residential
development mitigation. These include Cedarcrest Reservoir Park, Northpointe Park,
Northpointe East Park, Tuscany Ridge Park, Whiskey Ridge Park, Youth Peace Park and
planned frail system. The Cedarcrest Golf Course is located within this neighborhood.
Table 4-34 lists the park facilities and features in this subarea.

Table 4-34  Getchell Hill Neighborhood Park Facilities

Park Location Size Description

(acres)

Cedarcrest Grove Street & 715t Avenue NE 4 This park is currently undeveloped and
Reservoir Park owned by the Marysville ufility fund.
Northpointe 70th Street NE & 75t Drive NE 28 This park offers trails and natural areas.
Park

Northpointe East 70t Street NE & 79t Drive NE 2.2 This park provides picnic facilities,

Park athletic fields and sports courts.
Serenity Park 727d Drive NE 0.5 This tiny park consists of play equipment

and a sport court.
Tuscany Ridge Getchell Hill Road 1.2 Park facilities include play

Trail

area/equipment and a sports court.

Whiskey Ridge
Park

Getchell Hill Road

Two mile walking and bicycle trail.

Youth Peace
Park

Grove Street & 67" Ave NE 1.8

This park includes a climbing wall and
playground equipment.

Cedarcrest Golf
Course

7002 Grove Street

The Cedarcrest Golf Course is an 18-hole
municipal golf course, owned and
operated by the City of Marysville.

Trail System

Proposed under Puget Sound

Not developed yet.
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Power & Light fransmission line
running north-south west of 83
Avenue NE. Potential
connections to Centennial Trail
to east, and Ebey Waterfront
Trail to the southwest.

The proposed Whiskey Ridge Trail runs along the power line easement as shown in
Figure 9-2, Existing and Proposed Trail Systems in the UGA, in the Parks and Recreation
Element. The City should focus future park efforts in this neighborhood on development
of the trail system and maintenance of existing parks.

V. Public Services and Facilities

a. Schools

The Marysville School District provides school service throughout this neighborhood.
Cedarcrest Middle School is located at 6400-88™ Street NE, and Kellogg Marsh
Elementary School is located at 6325-91st Street NE, immediately adjacent to this
planning area. The District also owns property for a planned elementary school north of
84th Street NE, west of 839 Avenue NE

b. Water.

Figure 4-60 identifies water lines within the Getchell Hill neighborhood.

c. Sewer
Figure 4-61 identifies sewer lines within the Getchell Hill neighborhood.

VI.  Annexation and Development Strategies

Property within UGA expansion areas shall be required to annex to the city of Marysville
as a condition of urban service provision (sewer service) and development proposals
must be consistent with the city’s land use plan for the area.

Land Use Element
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Cedarcrest/Getchell Hill Neighborhood Water System

Figure 4-60
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Figure 4-61
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Cedarcrest/Getchell Hill Neighborhood Sewer System
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Figure 4-62 Planning Area 6 - Downtown Marysville North/Pinewood Neighborhood,
Land Use Designations
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PLANNING AREA #6: DOWNTOWN MARYSVILLE NORTH/PINEWOOD NEIGHBORHOOD

The boundaries for the Downtown Marysville North/Pinewood neighborhood are 7éth
Street NE on the south, Interstate 5 on the west, 100" Street on the north, west of
Quilceda Creek, and 9279 Street to the east of Quilceda Creek, and by Allen Creek on
the west.

Downtown Marysville North/Pinewood forms the edge of downtown and is the first area
the city expanded into as it outgrew its original core in the 1960s. This area is associated
with the open space of the cemetery and church at 88th St. NE. The balance of the
Planning Area contains the northern-most edge of downtown commercial uses and
significant areas of single family residential.

. Land Uses

qa. Residential

Areas of single family residential west of State Ave. are generally medium density and
areas of single family east of State Ave. are high density, except for one area of
medium density in the northeast quadrant of the intersection of 55th Ave. NE and 88th
St. NE. Duplexes are permitted outright in high density areas. High density multi-family is
located south of 80" St. NE west of the railroad tracks and east of the cemetery
between 88t and 84" Sts NE. Medium density multi-family is located south of Quilceda
Creek and east of State Ave.'s commercial area between 80th and 84th Sts. Low
density multi-family is located east of 47th Ave. NE between 80th St. NE and Grove
Street NE.

b. Commercial

The majority of commercial in this Planning Area is General Commercial. It is located
along State Ave., primarily on the east side, and between Quilceda Creek and State
Ave. north of 88 St. NE. The east side is interrupted only_by the cemetery. Community
Commercial facilities are on 88th St. NE (along the north side between |-5 and State
and on the south side near |-5), and on the west side of State Ave. south of about 82nd
St. NE. Community Commercial along 88th St. NE is confingent upon approval of an
access management plan by the City. The access management plan shall include
provisions for joint access development along all properties between State Avenue and
36th Ave. NE, and shall not affect the long range capacity, level of service, and safety
of motorists using 88th Street NE. This plan shall be approved through the public review
process, and shall be considered an integral part of the comprehensive plan for this
planning subarea. As a gateway to the City, this section of 88th Ave. NE should be
aftractive, and so a consistent streetscape based on the Major Arterial Streetscape
standards described in this chapter shall be applied. Signs should be monument or
ground signs, not pole signs. The residential areas should be appropriately buffered
from the Community Commercial area, and lights oriented or shielded so as to not
affect residential areas.

The Downtown Marysville North/Pinewood neighborhood includes approximately 874.3
acres within the current UGA. Table 4-35 details the land uses for this neighbborhood.
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Table 4-35 Downtown Marysville North/Pinewood Neighborhood Land Capacity, 2005
- 2025

Land Use L GC CB MFM MFH MFL SFH SFM OS  Pub  Tofal
Designation
Gross Buildable 96 556 719 26 242 4294 1331 209 172 8743
Acres ]
Buildable Acres 0 827 30 539 247 238 3997 112 1.2 172 7453
Existing DU's 0 147 18 359 314 196 1383 212 0 0 2629
Existing Pop. 0 310 25 804 669 433 4050 681 0 6971
Exisfing 0 645 408 0 0 0 9 0 0 73 1135
Employees ]
Additional DU's 0 0 0 175 91 34 151 84 0 0 535
Additional Pop. 0 0 0 350 182 68 438 244 0 0 1282
Addifional 0 267 125 0 0 0 0 0 0 0 392
Employees
Total DU's 0 147 18 534 405 230 1534 296 0 0 3164
Total

. 0 310 25 1154 851 501 4488 924 0 0 8253
Population
Total 0 912 533 0 0 0 9 0 0 73 1527
Employees

Il Housing & Employment Analysis

The land capacity analysis identifies 614 net acres for housing within the Downtown
Marysville North/Pinewood neighborhood. Table 4-36 identifies the existing and
planned dwelling units, population, and employment for 2005 and 2025. Figure 4-63
shows the general land use distribution of the neighborhood.

Table 4-36 Housing and Employment, 2005 and 2025

2004 2025
Dwelling Units 2629 3164
Population Estimate 6971 8353
Employment Estimate 1135 1527
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Downtown Marysville North/Pinewood Neighborhood
Land Use

Multi-Family Commercial
15% 18%

Single-Family
67%

Figure 4-63 Downtown Marysville North/Pinewood Neighborhood Land Use

This planning area is primarily single family, with commercial uses along State Avenue.
The Fred Meyer/Kmart shopping center and movie complex is located at the southeast
corner of 100t Street NE and State Avenue. There is addifional redevelopment
potential along 100t Street NE for multifamily development, north of the commercial

center.

M. Transportation

qa. Street Inventory

Streets and classifications providing access and circulation within the planning area
and to surrounding neighborhoods and communities are listed in Table 4-37.

Table 4-37 Downtown Marysville North/Pinewood Neighborhood Streets and

Classifications

Street Classification

Description/Comment

Interstate 5* Highway

State Avenue (connecting downtown Marysville and Smokey  Minor Arterial
Point)

88th Street NE* (future connection from Interstate 5 to  Minor Arterial
Highway 9)

80 Street NE Collector Arterial

84 Street NE Collector Arterial

51st Avenue NE (proposed connection between 84th and 88! Collector Arterial
Streets NE)

47th/48th Ave. NE (connecting downtown) and 100th Street  Collector Arterial
NE

Cedar Avenue Collector Arterial

Arterial streetscape.

Arterial streetscape

Arterial streetscape

Arterial streetscape
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b. Transportation Needs within the Neighborhood
Projects listed here are identified within the Transportation Element. Project descriptions,
need, cost, funding and timing are identified in the Table 4-38.

Table 4-38 Downtown Marysville North/Pinewood Neighborhood Projects

Improvement Description Timing & Need Estimated Cost

88t Street NE (State Widen to 3 lanes Capacity; é year TIP $600,000 (City share, not
Avenue to 67" Avenue full project)

NE)'-2

51st Avenue NE (Grove Widen to 3 lanes Capacity; 20 year $4,000,000

Street to 84th Street NE) plan

Beach Avenue (Grove Install curb, gutter, Minimum standard; $700,000

Street, Short to Cedar) sidewalks 20 year plan

Project is required to address deficiency in six-year forecast for concurrency.
2Project jointly funded with Snohomish County.

c. Transportation Strategies and Issues
Transportation Projects

88t Street NE and 515t Avenue NE are important roadways that provide mobility to the
Marysville community. Both are primarily within Snohomish County's jurisdiction. The City
and County need to work together to identify an improvement plan for 88t Street NE. It
is likely that this arterial will eventually fall within the Marysville's jurisdiction. In future, it
will provide an east-west connection to Highway 9.  Within the subarea, 515t Avenue
NE, has been planned to connect from 84 Street NE to 88 Street NE. This will require
coordination with the Marysville School District and area property owners, to acquire
the necessary right-of-way for a direct north-south connection.

d. Transit Facilities and Services within the Neighborhood
Routes operated by Community Transit (CT) within the Downtown Marysville
North/Pinewood neighborhood are listed in Table 4-39.

Table 4-39 Community Transit Downtown Marysville North/Pinewood Routes

Local Routes Route #
Lynnwood to Smokey Point 200/201
Arlington fo Everett Boeing 207
Quil Ceda Village to Lake Stevens 221

Iv. Parks and Recreation

There is one open space park, called Quilane within this planning area. The majority of
this area was developed and remains in Snohomish County's jurisdiction. Generally, the
County does not own or operate neighborhood or community parks. Planning area 2,
Jennings Park is south of this neighborhood, and contains numerous parks which can
also service this area. Park facilities within this subarea are listed in Table 4-40.
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Table 4-40 Downtown Marysville North/Pinewood Neighborhood Park Facilities

Park Location Size Description
(acres)
Quilane 80 Street NE & Beach 9 Undeveloped. Wildlife habitat adjacent to
Park Ave. Quilceda Creek.
V. Public Services and Facilities
a. Schools

The Marysville School District provides school service throughout the neighborhood.
Their administrative headquarters is located at 4220-80th Street NE. Pinewood
Elementary is located between 84t Street NE and 86t Place NE, at 5115 - 84th Street NE.
The Marysville Alternative Learning Center is located at 4317- 76™ Street NE.

b. Water

Figure 4-64 identifies water lines within the Downtown Marysville North/Pinewood
neighborhood.

c. Sewer
Figure 4-65 identifies sewer lines within the Downtown Marysville North/Pinewood
neighborhood.
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CITY OF MARYSVILLE * COMPREHENSIVE PLAN

Downtown Marysville North/Pinewood Neighborhood Water System
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Figure 4-65 Downtown Marysville North/Pinewood Neighborhood Sewer System
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Figure 4-66

CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

Planning Area 7 Kellogg Marsh Neighborhood, Land Use Designations
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PLANNING AREA #7: KELLOGG MARSH NEIGHBORHOOD

The boundaries for the Kellogg Marsh neighborhood are the Urban Growth Boundary
on the northeast, 67 Avenue NE on the east, 88t Street and 92nd Street on the south,
Interstate 5 and Quilceda Creek on the west, and the Middle Fork Quilceda Creek on
the northwest.

This Planning Area also overlaps the old community of Kellogg Marsh. It stretches
between the main branch of Quilceda Creek and agricultural lands to the east. Its two
landmarks are the significant commercial center at the intersection of 100th St. NE and
State Ave. and Pilchuck High School.

. Land Uses

qa. Residential

This Planning Area has high density single family residential south of 103rd PI. NE and
west of 55th Ave. NE, east of the commercial developments along State Avenue. High
density single family is also located at the southwest corner of 100th Street NE and 67th
Avenue NE and between 100t and 108" Streets NE west of 67 Avenue NE. Duplexes
are permitted outright in high density single family areas. Medium density single family is
generally located north of 103rd PI. NE and east of 55th Ave. NE as well as west of State
Ave. Sites for multi-family residential are generally clustered northeast of the
commercial center east of Shoultes Road: Low density multi-family between Shoultes
Road and 51st Avenue NE and in the south west corner of the intersection of 55th
Avenue NE and 100th Street NE. Medium density multi-family is located along the north
side of 100th Street NE west of 51st Avenue NE. High density multi-family is located at
the southwest corner of 100th Street NE and 48th Avenue NE. Along the east side of
51st Avenue NE, some agricultural lands persist that potentially could be used as Small
Farms.

b. Commercial

This Planning Area, as well as some others nearby, is served by the significant facility
located at the intersection of 100th Street NE and State Avenue, continuing north and
south along State Ave. Also at the infersection of 67th Avenue NE and 100th Street NE is
a potential location for Neighborhood Commercial.

The Kellogg Marsh neighborhood includes approximately 1170.7 acres within the
current UGA. Table 4-41 details the land use distribution for the Kellogg Marsh
neighborhood.
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Table 4-41 Kellogg Marsh Neighborhood Land Capacity, 2005 - 2025

Land Use

davse GC CB NB MFM MFH MFL  SFH SFM Rec Pub  Totfal
Designation
Gross Buildable 4 5 35,4 8.6 6 253 6952 288 393 107.6  1249.1
Acres
Buildable Acres 37.8  33.6 1 86 6 108 534 1769 323 949 936
Existing DU's 61 0 0 4 95 21 2068 573 3 2 2864
Existing Pop. 131 0 0 95 225 56 6221 1747 9 6 8491
Bxisfing 580 726 0 0 0 15 0 0 0 313 1634
Employees
Additional DU's 0 0 0 60 0 65 421 134 0 0 680
Additional Pop. 0 0 0 120 0 130 1221 389 O 0 1860
Additional 49 17 110 0 0 0 0 0 0 77
Employees
Total DU's 61 0 0 101 95 86 2489 707 3 2 3544
Total 131 0 0 215 225 186 7442 2136 9 6 10350
Population
Total 629 743 110 0 15 0 0 0 313 1711
Employees

Il. Housing & Employment Analysis

The land capacity analysis identifies 736 net acres for housing within the Kellogg Marsh
subarea. Table 4-42 identifies the existing and planned dwelling units, population, and
employment for 2005 and 2025. Figure 4-67 shows the general land use distribution for

this neighborhood.

Table 4-42 Housing and Employment, 2005 and 2025

2005 2025
Dwelling Units 2864 3544
Population Estimate 8491 10350
Employment Estimate 1634 1711
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Kellogg Marsh Neighborhood
Land Use

) ) Commercial
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Figure 4-67 Kellogg Marsh Neighborhood Land Use

This is primarily a single family area. A small area immediately adjacent to the Fred
Meyer commercial center is zoned for multifamily uses. These apartments include a
large senior population within the Windsor Square senior apartments and assisted living
housing units at the southwest corner of 48t Drive NE and 100t Street NE.

M. Transportation

qa. Street Inventory
Streets and classifications providing access and circulation within the planning area
and to surrounding neighborhoods and communities are listed in Table 4-43.

Table 4-43 Kellogg Marsh Neighborhood Streets and Classifications

Street Classification Description/Comment

State Avenue (connecting downtown Marysville and Minor Arterial Arterial streetscape
Smokey Point)

67" Avenue NE (connecting 44t Street to 1727d Street NE)  Minor Arterial Arterial streetscape
100th St. NE* (connecting State and 67th Aves) Collector Arterial Arterial Streetscape
Shoultes Road (connecting State and 515t Avenue) Collector Arterial Arterial Streetscape
515t Avenue NE (connecting 88" St. and 17274 Street NE)84™h Collector Arterial Arterial streetscape

and 88 Streets NE)

48th Drive NE (connecting 100th Street NE and downtown) Collector Arterial

108th St. NE (connecting 51st Ave. and Hwy 9) Collector Arterial

b. Transportation Needs within the Neighborhood
Projects listed here are identified within the Transportation Element. Project descriptions,
need, cost, funding and timing are identified in Table 4-44.
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Table 4-44 Kellogg Marsh Neighborhood Projects

Improvement Description Timing & Need Estimated Cost
67t Avenue NE and 1520 Install a new traffic LOS deficiency; Snohomish
Street NE (outside city limits) signal. recommended 6 year County
515t Avenue NE (Grove Street to  Widen to 3 lanes Capacity; 20 year plan  $4,000,000
84 Street NE)
67" Avenue NE (South City Construct 8 foot Safety; 20 year plan $ 300,000
limits to 88" street NE) shoulders lacking curb,

gufter and sidewalk
88th Street NE (67" Avenue NE Extend and merge to LOS deficiency; 20 year  $4,667,000
to 839 Avenue NE)! 84th Street NE and widen  plan

to 3 lanes.
State Avenue (100t Street NE Widen to 5 lanes with LOS deficiency; 20 year  $7,664,000
to 116 Street NE)! sidewalk, curb and plan

gutter
51st Avenue NE (108" Street NE~ Widen to 3 lanes Recommended 20 year Snohomish
to 136 Street NE) improvements County

Project is required to address deficiency in six-year forecast for concurrency.
2Project jointly funded with Snohomish County.

C. Transportation Strategies and Issues within the Neighborhood
Transportation Projects

67" Avenue NE, 88" Street NE and 51t Avenue NE are important roadways that provide
mobility to the Marysville community. They are primarily within Snohomish County's
jurisdiction. The City and County must work together to accomplish the improvements.

State Avenue at 100t Street NE, is a bottleneck on the arterial system. The Quilceda
Creek roadway culvert replacement is a costly improvement on the Smokey Point
Boulevard system.

d. Transit Facilities and Services within the Neighborhood
Routes operated by Community Transit (CT) within the Kellogg Marsh neighborhood are
listed in Table 4-45.

Table 4-45 Community Transit Routes, Kellogg Marsh Neighborhood

Local Routes Route #
Lynnwood to Smokey Point 202
Arlington to Everett Boeing 207
Marysville to Tulalip 222

Iv. Parks and Recreation

Snohomish County has one community park called Mother Nature's Window at the
intfersection with 55th Avenue NE and 100th Street NE. This is a forested preserve that
includes trails and natural areas. The County has also purchased a neighborhood park,
the prior Doleshel tree farm north of 88t Street NE, on the west side of 67t Avenue NE.
Park facilities within this neighborhood are listed in Table 4-46.
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Table 4-46  Kellogg Marsh Neighborhood Park Facilities

Park Location Size Description
(acres)
Mother Nature's 55" Avenue NE & 30 County owned facility, currently undeveloped,
Window 100t Street NE provides a natural forested environment.
Doleshel Tree 67t Avenue NE County owned facility, currently undeveloped.
Farm Not open to the public.
V. Public Services and Facilities

a. Schools

The Marysville School District provides school service throughout the neighborhood.
Cascade Elementary is located at 5200-100t Street NE. The Marysville — Pilchuck High
School is located at 5611-108' Street NE.

b. Water.
Figure 4-68 identifies water lines within the Kellogg Marsh neighborhood.
C. Sewer

Figure 4-69 identifies sewer lines within the Kellogg Marsh neighborhood.
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Figure 4-68 Kellogg Marsh Neighborhood Water System
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Figure 4-69 Kellogg Marsh Neighborhood Sewer System
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Figure 4-70 Planning Area 8 — Marshall/Kruse Neighborhood, Land Use Designations

CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

{'\ N\ A . 4

,,L,L,T',,,,,,,,,,,,,,,,,,N

15—

13 hﬂ{PTE\W — ﬂ
j | 13BTHSTINE[ |

r*

y/
Street Connectors
al - - reet Conn

'a Marshall Neighborhood 5

,u,J,,,,L,JJzarHerE 1 17 .-.
&l o i N = Ejﬁj &
| ;‘ . g;/l 2 N | 126TH P Fu:, ]
| | - — g; AL RE 4 !
‘ ‘
- r
| |
”’]F”%w» |
L ] ‘
|l | : F’ J;
‘ ‘ ) | — Malsha// ]
|l g & ] ifnmoi/"'f*i
“ pl r_‘é‘ | 3 it S
I N o |
-4 T 7
. a —\ [ W — ]
“ ” | < lj T#T‘W’H‘Fﬂﬂllﬂmv \
1 \ g ki T g
—8 ] Pilchuck H?gh School |
g 2
3 g
-8 AP oz»mE ”"”ﬁ
O\ T (Os7pine
= e
] @ 2 : c
8§ e |
n 19&3TH\SJN¢E L_% Y CB hk ‘_jﬁﬁ{ﬂ_ﬁNE 'JV e ‘*M ) ”Q
T — = . e | irﬁ
Land Use Designations w
Marshall . ana o s
. GC - General Commercial MFH - Multi-Family High ]
NelghborhOOd DC - Downtown Commercial MFM - Multi-Family Medium ]
. CB - Community Business MFL - Multi-Family Low i
B " Planning Area 8  NB - Neighborhood Business SFH - Single Family High s
O FS - Freeway Service SFM - Single Family Medium -
: LAND USE Gl - General Industrial REC - Recreation ]
ML LJreet LI - L|ght Industrial OPEN - Open Space E
0 7000 Updated August 2006 MU - Mixed Use h:;
| SETHSTNE TIOI IT=—/Y 1 e i h == Sl myaRyss I = naEaEan 'Y pai= Y= S

Land Use Element
4-125

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OF MARYSVILLE * COMPREHENSIVE PLAN

PLANNING AREA #8: MARSHALL/KRUSE NEIGHBORHOOD

A predominantly residential areq, it is nestled between Quilceda Creek and its West Fork
and connects to I-5 around commercial at State Avenue and north of 100th Street NE.
The railroad, changes in land use from residential to industrial, and Interstate 5 complete
the edges.

The Marshall/Kruse Planning Area is defined primarily by branches of the Quilceda and
the railroad. The railroad helped create this area, since Kruse was a railroad stop since
at least the beginning of the century. The rairoad no longer stops here, but the
Interstate 5 interchange replaces the railroad in giving this neighborhood distinction for
both residents and passersby. There is little commercial activity associated with this
inferchange; the neighborhood is instead defined by single family subdivisions.

. Land Uses

qa. Residential

Medium density single family residential is the primary land use in this Planning Area.
Low density multi-family would be located east of the Medium density multi-family east
of State Avenue between 113t and 116" Sts. Medium density multi-family would be
located west of the railroad and the West Fork of Quilceda Creek east of -5 between
the mixed use area and single family area to the south (see master plan requirements
below). Itis also located east of the community commercial on the south side of 116th,
east of Old Hwy. 99. High density multi-family would be possible in a mixed use areas
located east of State Street between 117th and 122nd Sts. NE and south of the
community commercial on the south side of 116" between I-5 and the railroad (see
master plan requirements below).

b. Commercial

The “City of Marysville Final 116™ Street NE Planning Area Master Plan,” was adopted by
City Council and incorporated as a subarea plan of the City's Comprehensive Plan,
effective May 14, 2001. The Planning Area is located between I-5 and State Avenue,
primarily between 116t St. NE and 108t Street extended. This Planning Area is served by
Freeway Service on the north side of 116™ Street NE west of and including the first six lots
of the single family subdivision along 36" Avenue NE and Community Commercial
located along the north and south sides of 116M Street NE between I-5 and State
Avenue and at the intersection of State Avenue and 116th Street NE. The combination
of land uses can offer services to the fraveling public, while also serving the residents.
Commercial and professional offices would be available in the Mixed Use area east of
State Street between 117th and 124th Sts. NE and on the south side of 116™ between I-5
and the railroad. The master plan includes provisions for phasing and timing of
development within the site, establishing an internal street layout, coordinated access
locations, protective buffers from both sensitive areas and single-family areas, location
of recreational facilities and open space, location and design of pedestrian facilities,
and design guidelines for the overall development.

The Marshall/Kruse neighborhood includes approximately 747.2 acres within the current
UGA. Table 4-47 details the land use distribution for this neighborhood.
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Table 4-47 Marshall/Kruse Neighborhood Land Capacity, 2005 - 2025

Land Use Designation GC CB MU MFM MFL SFH SFM Pub Total
Gross Buildable Acres 1.4 78.9 82.5 39.3 4.5 7.4 519.7 134 747.2
Buildable Acres 0.9 78.8 68.4 31.4 4.5 4.3 4274 134 629

Existing DU's 1 355 21 19 14 0 1385 0 1795
Existing Pop. 3 785 28 55 39 0 4228 0 5138
Existing Employees 0 196 123 0 0 0 0 69 388

Additional DU's 0 0 519 405 15 0 224 0 1163
Additional Pop. 0 0 1038 810 30 0 650 0 2528
Additional Employees 7 460 313 0 0 0 0 0 780

Total DU’s 1 355 540 424 29 0 1609 0 2858
Total Population 3 785 1066 865 69 0 4877 0 7666
Total Employees 7 656 436 0 0 0 0 69 1168

Il Housing & Employment Analysis

The land capacity analysis identifies 502 net acres for housing within the Marshall/Kruse
neighborhood. Table 4-48 identifies the existing and planned dwelling units, population,
and employment for 2005 and 2025. Figure 4-71 shows the general land use distribution.

Table 4-48 Housing and Employment, 2005 and 2025

2005 2025
Dwelling Units 1795 2858
Population Estimate 5138 7666
Employment Estimate 388 1168
Marshall/Kruse Neighborhood
Land Use

Multi-Family Commercial

12% 17%

Single-Family
71%

Figure 4-71 Marshall/Kruse Neighborhood Land Use
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This neighborhood, with its adjacency to Interstate 5 and State Avenue, provides an
opportunity for expanded commercial uses and economic development. Its potential
is still unrealized at this time, having significant areas of mixed use, commercial and
multifamily property still undeveloped. The City completed a master plan process and
adoption for this area in 2001. Road improvements currently underway should help this
area develop flourish.

M. Transportation

qa. Street Inventory

Streets and classifications providing access and circulation within the planning area
and to surrounding neighborhoods and communities are listed in Table 4-49.

Table 4-49  Marshall/Kruse Neighborhood Streets and Classifications

Street Classification Description/Comment

State Avenue (connecting downtown Marysville and Minor Arterial Arterial streetscape
Smokey Point)

116" NE (connecting to Interstate 5) Minor Arterial Arterial streetscape

b. Transportation Needs within the Subarea
Projects listed here are identified within the Transportation Element. Project descriptions,
need, cost, funding and timing are identified in Table 4-50.

Table 4-50 Marshall/Kruse Neighborhood Transportation Projects

Improvement Description Priority & Need Estimated Cost
116t Street NE (I-5 to State Widen to 5 lanes and LOS deficiency; 20 year  $3,000,000
Avenue) add aright-turn lane for ~ plan

eastbound traffic.
State Avenue (100t Street Widen to 5 lanes with LOS deficiency; 20 year  $7,664,000
NE to 116t Street NE)! sidewalk, curb and plan

guftter
State Avenue (116t Street Widening to 3 lanes Construction in progress

NE to 136t Street NE)

State Avenue (116t Street Widening to 5 lanes
NE to 136t Street NE)

Project is required to address deficiency in six-year forecast for concurrency.
C. Transportation Strategies and Issues
Transportation Projects

67t Avenue NE, 88" Street NE and 51t Avenue NE are important roadways that provide
mobility to the Marysville community. They are primarily within Snohomish County's
jurisdiction. The City and County must work together to accomplish the improvements.

State Avenue at 100t Street NE, is a bottleneck on the arterial system. The Quilceda
Creek roadway culvert replacement is a costly improvement on the Smokey Point
Boulevard system.
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Transit Facilities and Services within the Neighborhood

Routes operated by Community Transit (CT) within the Marshall/Kruse neighborhood are
listed in Table 4-51.

Table 4-51 Community Transit Routes — Marshall/Kruse Neighborhood

Commuter Routes Route # Local Routes
Stanwood to Downtown Seattle 422 Lynnwood to Smokey Point 200/201
Stanwood to Evereft Boeing 247

V. Parks and Recreation

Currently, there are no parks within this neighborhood.

V. Special Study Areas

qa. 116t Street Master Plan Summary

The Recommended Master Plan was adopted in May 2001. The Recommended Master
Plan is shown in Figure 4-72. This section is excerpted from the Final 116" Street Master
Plan, and updated to include 2004 information.

The distinguishing characteristic of the Recommended Master Plan is a Central
Boulevard, which provides a single coordinated point of access to both the northern
and southern portions of the site. The southern leg of this Boulevard will provide access
to all parcels south of 116™ Street NE between Quilceda Creek and State Avenue, and
will terminate in a cul-de-sac or possibly dead-end into individual parking lots. The
northern leg may be somewhat smaller in scale, and will terminate in a hammerhead,
or internal access road that will provide access as needed, to all commercially zoned
parcels north of 116™ Street NE between |-5 and State Avenue. If all properties within
the master plan boundary north of 116t Street are assembled under single
development control, the road could also provide access to residential properties north
to 38" Drive NE and provide signalized access to 116™ Street NE. In accordance with
the provisions of the City's Access Management Plan, existing driveways and roadways
will be closed or converted to right-in, right-out only at the time the properties are
converted to commercial use

In order to accommodate the increased ftraffic, 116" Street NE will need to be
expanded to a 5-lane roadway between I-5 and State Avenue. This expansion, along
with implementation of the City's Access Management Plan, will provide for efficient
east-west movement as well as adequate access to and from the site. It will also
provide a natural gateway or northern entrance into Marysville at the intersection of
1161 Street NE and State Avenue. Preservation of the northern railroad spur for future
use by the Tulalip Tribes creates a visual corridor that further accentuates this gateway.

The Recommended Master Plan also includes regional (shared) stormwater detention
facilities although the location and size shown in the Recommended Master Plan are
approximate and additional on-site detention of individual properties may still be
required. While individual property owners may, in accordance with City regulations,
develop their own detention facilities, shared facilities will make for more efficient use of
land and should result in cost savings. Also, the use of swales in conjunction with road
design, setbacks, and open space requirements may provide greater efficiencies and
savings.
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Figure 4-72 116t Street NE Master Plan
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As well as a common roadway system and shared ufilities, it is recommended that the
City revise its development regulations to emphasize shared driveways, frails, and
sidewalks to further link individual properties. Design standards that include common
signage and integrated landscape plans will further unify individual properties and
promote a planned, campus type development. Refer to Figure 4-73, which illustrates a
typical Central Boulevard cross section including landscaping.

ROADWAY SECTION "A"
(Central Boulevard South of 116th STREET NE)

T16th STREET NE MASTER PLAN

CITY OF MARYSWVILLE, WASHINGTON
FEBRUARY 2001

Not te Scale o

Figure 4-73 Central Boulevard Sections

The southern portion of the Recommended Master Plan is effectively screened from
surrounding land uses by a 100-foot land use buffer between the multi-family zoned
property and the residential subdivision to the south, along with the buffers associated
with Quilceda Creek and the unnamed creek to the east. On the northern boundary,
additional consideration should be given to actions that will maximize the screening
between the commercial property and the adjoining residential properties. While the
zoning code provides for a minimum 25-foot building setback, the siting of the internal
access roads, the stormwater facilities, or other utilities may help to further buffer the
land uses. In addition, consideration should be given to enhanced landscaping
requirements including vegetative hedges, walls, berms, or other screening techniques
in both directions, as a supplement to the existing code requirements.

Another key feature of the Recommended Master Plan is the expanded sensitive area
buffers. While the City's current regulations require a 125-foot sensitive area buffer from
Quilceda Creek, its tributaries, and its associated wetlands, the proposed critical areas
ordinance provides a 150-foot buffer for Type F streams, a 125-foot buffer for Type 1
wetlands, and a 25-foot buffer from the top of a 25% or greater slope. The outer edge
of the largest combined buffer will apply to the site. As a result, the Master Plan
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includes not only the existing 125-foot sensitive area buffer, but also an additional 75-
foot "Management Zone" to use for planning purposes.

By incorporating this Management Zone or expanded buffer area into the Master Plan,
individual property owners are provided with a more realistic sense of the development
potential for their property. Ultimately, each individual development proposal will be
evaluated for compliance with the development regulations in effect at the time their
applications are submitted, but this advanced planning will enable property owners to
proceed with a higher degree of certainty in their preliminary planning.

Open space and frail opportunities will be provided for within specific developments as
required by the City of Marysville development regulations. Additional open space and
tfrail opportunities could be provided on a Master Plan-wide level within the Sensitive
Area buffer and Management Zone. This Master Plan-wide system could potentially
connect across I-5 at some future date. The existing railroad spur boundary could also
include a frail connection and expanded gateway area at the corner of 116t and
State Avenue as shown in Figure 12. In addition, a condition of the rezone approval is a
requirement to include a pedestrian trail in the 100-foot land use buffer separating the
multi-family property from the residential neighborhood to the south. Internal trails
should connect with the sidewalk and roadway system, as well as, through adjacent
development areas to provide a cohesive, complete internal network of pedestrian
areas in and around the entire Master Plan boundary. Refer to Figure 4-72.

b. Summary of Master Plan Attributes

e Cenfiral Boulevard to be located within a
designated  corridor  with  flexibility  to
accommodate existing and future land uses.
A time limit for a decision on alignment will
enhance the coordination and
implementation of the Boulevard.

¢ Driveways and internal roads to be located
in conjunction with individual development
proposals.

e Existing driveways onto 116" Street NE to be
eliminated in conjunction with development or
re-development proposals.

e Development proposals for properties
fronting on the north side of 116™ Street NE
may include 7temporary or interim access
onto 116M Street NE until such time that the
Central Boulevard is completed, at which time | GATEWAY EXAMPLE

116th STREET NE MASTER PLAN 1
temporary accesses must be closed and the | ory of MARYSVILLE, WASHINGTON s e B2TAZ

damaictes

buildings re-oriented to the Central Boulevard. e

e Upon completion of the Cenfral
Boulevard, existing roads intersecting with
116™M Street NE shall be limited to right-in, right-out turning movements in accordance
with the provisions of the City's Access Management Plan.

Figure 4-74 Gateway Design

e 116t Street NE will be expanded to 5 lanes with left furn pockets as appropriate.
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e Shared stormwater detention facilities are encouraged. Priority consideration shall
be given to the use of drainage/biofiliration swales incorporated into road, open
space, and/or landscape design elements within each development. Infiltration of
runoff should be used where feasible.

e The existing railroad spurs shall be preserved for future use by the Tulalip Tribes.
e Signage will be provided in accordance with a common plan and standards.

o 125-foot sensitive area buffer and a 75-foot “Management Zone” or expanded
buffer shall be provided from all streams and associated wetlands in accordance with
the provisions of the City's current and anticipated revised sensitive areas regulations.

e Open space and trails to be developed within the Sensitive Area buffers and
Management Zones, as well as the land use buffer south of the multi-family zoned

property.

C. Implementation

Since approval of the 116" Street Master Plan, the north side and portions of the south
side of 116t Street have been assembled by a developer. This has resulted in a
decision on location of the Central Boulevard and triggered the requirement to install a
signalized access at the Central Boulevard serving the north and south sides of 116
Street. An easement will need to be negoftiated with the Tulalip Tribes to ensure clear
and ongoing access to properties south of 116t Street NE.

The Boulevard, north of 116% Street and signal improvement will be constructed by the
initial large development, north of 116" Street. A latecomer’s agreement (recovery) for
the signal will be proposed for future developments benefiting from the intersection
improvements. The Cenfral Boulevard, south of 116" Street, could be financed
formation of a Local Improvement District(s) (LID) or through private financing with
Latecomer Reimbursement Agreements. The formation of a Local Improvement District
could be initiated by the property owners, and could be limited to the road
improvement, or be expanded to include sewer, water, and/or surface water
improvements.  Alternatively, if there was a property owner(s) who had specific
development plans and was ready to proceed, they could design and recover a
portion of the cost through the collection of latecomers’ fees.

Individual development proposals will be reviewed for consistency with the Master Plan
and for compliance with the City's development regulatfions in effect at the time
applications are submitted. In order to promote a campus type or coordinated
development, it is recommended that the City development regulations be modified.
This can be accomplished through changes to the existing regulations governing
design, signs, landscaping, parking, etc. or through the adoption of a new section of
code applicable to commercial master plans.

Roadway Alignment

The Central Boulevard is key to access for the properties, particularly on the south. The
central boulevard could be financed as follows:

e Privately financed by one or more developers up front, with a “reimbursement
contract” where costs in excess of an individual property’s share of the improvements
would be paid back over time by later developers. This approach is authorized in MMC
Title 18B.
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e Financed through a public local improvement district (LID) where the roadway
would be planned and constructed by the City with benefited property owners paying
back the costs to the City over time through LID assessments. This approach is
authorized in MMC Chapter 3.60. The process may be initiated by the City's
acceptance of a property owners’ petition, or by a City Council resolution.

The former approach would rely on market conditions to spur private development to
move forward even if all other property owners are not ready, whereas the latter could
accelerate the timing of development in the area.

Water Service

Adequate water service for the proposed land use is not currently available to the 116
Street NE Master Plan area. The water system must be designed to meet the City’s
requirements, as well as the requirements of the Department of Health and fire flows as
determined by the Snohomish County Fire Marshall. This Master Plan shows a proposed
layout for providing a reliable water supply to the area as shown in Figure 4-72. The
Master Plan does not show water mains for serving individual properties.

Water mains that are currently on or near the site include:
e 12-inch water main on State Avenue
e 64-inch main on Tulalip Tribes’ north railroad spur serving the old Boeing Test Site

e 8-inch main on 116t Street NE

To provide adequate fire flow, pressures and reliable services to the Mater Plan areq,
new water facilities are required. Service to the area will be provided from the Everett
water supply through Marysville's 240 Service Zone (240-foot hydraulic grade line). A
preliminary layout of new water facilities for the Master Plan is shown in Figure 4-75. The
new water mains that are anticipated include:

e 1lé6-inch main on 116™ Street NE from State Avenue to approximately 36th Avenue NE
e 8-inch loop North from 116" Street NE to 38" Avenue NE

e 1é4-inch loop on the South road “A”, connecting to 116" Street NE on the North, and
to State Avenue at the Southeast corner of the Master Plan area. Connection to State
Avenue will require crossing the creek and the railroad with a jacked and bored casing.
Directional drilling may be an alternative for the creek and railroad crossing.

e 12-inch or 16-inch main extending west from Road “A"” on approximately 115" Street
NE (just north of Tulalip Tribes’ property). This main will connect to the future Tulalip
Tribes’ fransmission main, near the I-5 crossing.

The water main sizes listed above are approximate, and must be verified during design
with hydraulic modeling to ensure that the necessary pressures and fire flows are
provided.
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Sanitary Sewer Service

In 2004 City of Marysville extended a sanitary sewer frunk line between 100t Street NE
and 113t Street NE, connecting service to the intersection of State Avenue and 116t
Street NE, west of the Master Plan area. The system includes a collection system for
much of the immediate area

Gravity service will be available from 116™ Street NE for the northern half of the Master
Plan area. Many of the properties to the south of approximately 115t Street NE, can be
served via an extension from State Avenue. Figure 4-76 shows a preliminary layout of
the sanitary sewer system for the area, and shows the connections to the Trunk Sewer,
as proposed in 1998. The proposed design is based upon minimum slopes, as defined in
the Department of Ecology Criteria for Sewage Works Design, and a typical minimum
depth of 5 feet. Proposed collection line sizes are 8-inch and 10-inch, depending on
required capacity and slope of the line. The size, slope, location of lines, and the need
for pre-tfreatment (such as grease traps for restaurants) should be verified in final design.

It is anticipated that sewer service along 116" Street NE and within the Master Plan area
would be included in a future ULID or would be funded through developer extensions.

Service to the proposed single-family area west of Quilceda Creek can be provided by
a gravity extension from the south along 35t Avenue NE. The gravity main will most
likely vary from 8 to 12 inches in diameter. Currently, the extension would begin at
approximately 90 Street NE.

Stormwater Treatment and Detention

The City of Marysville requires onsite stormwater detention and water quality freatment
for development and redevelopment of large parcels (MMC, Chapter 14.15). An
alternate to constructing stormwater treatment and detention on each individual site is
for landowners to contribute to shared regional facilities. Chapter 14.15.080 of MMC
sets forth the conditions whereby the City “should assume responsibility for the further
design, construction, operation, and maintenance of the drainage facilities, or any
increment thereof, on the subject property.” The sharing of regional facilities often
creates more flexibility with the development of each site, and can be more cost
effective to build and maintain than individual onsite system:s.

Regional facilities can be beneficial to all parties: the City, the property owners,
developers, other City residents, and others downstream of the developing properties.
Regional stormwater facilities are usually designed and operated to more effectively
control and treat runoff, thereby providing extra protection for the water quality of
streams and other surface water bodies.

The area within the 116t Street NE Master Plan is a candidate for shared regional
stormwater control facilities. Quilceda Creek is immediately adjacent to the planning
area, and is a salmon-bearing stream. The discharge of runoff to the stream must be
carefully designed to confrol the rate of discharge and to provide treatment to
minimize contaminants discharged to the creek. Through the implementation of shared
facilities, the impacts to Quilceda Creek and to the development of the properties
could be lessened.
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For the purpose of this Master Plan, several potential regional stormwater
detention/treatment wet-ponds were identified. The approximate site locations, and
the conftributing drainage basin for each pond are shown on Figure 4-77. The potential
pond sites were chosen based upon the following criteria:

Topography

Sensitive areas (not in wetland buffers)
Minimize impact to developable land
Pond discharge location

Site access

Conveyance to the pond.

The volumetric size of the potential regional ponds has not been calculated for this
study. The pond sizes that will be required at the time of development will depend
upon regulations that are current at the time of development, rules adopted in
response to the Endangered Species Act (ESA), the type of development, and the
actual land area that is served by each pond. This Master Plan should serve as a
guideline for the future design (including location and contributing areas) of any shared
regional stormwater tfreatment facilities. It should be noted that if regional facilities are
not constructed, treatment facilities and drainage easements will be required for
treating the roadway runoff. Furthermore, several properties will require on-site
detention and water quality treatment, even if all four potential ponds are constructed.
The properties requiring on-site facilities are those located outside the drainage sub
basins as shown on Figure 4-77.

Table 4-52 shows a summary for each of the potential wet ponds shown on Figure 4-77.
A minimum of 3 vertical feet of “dead” storage is assumed for water quality treatment.
Discharge of controlled runoff into the creeks may need to be further mitigated,
depending on permit requirements and future stormwater regulations.

Table 4-52  Potential Stormwater Detention (Wet) Ponds

Location/ . . Approximate Inlet
Pond Contributing Area Discharge Location Elevation
A Southwest of Site To Quilceda Creek on old 64 feet
road cut
B Central-East To Creek (east tributary to 65 feet (Easement
Quilceda) across RR spur required
C Northeast of Site To storm drains on 116t 69 feet
D Central-West To Quilceda Creek 66 feet

Source: Hammond, Collier & Wade-Livingstone Associates, Inc.

Although the Marysville Municipal Code does not allow detention ponds within sensitive
area buffers, it does allow swales in buffers. All of the potential regional ponds identified
in this study include swales in sensitive area buffers and discharge of detained, treated
water to creeks. As shown on the Recommended Master Plan map (Figure 4-72), a
"Management Zone" adjacent to the sensitive areas buffer is a possible future
expanded buffer. If this expanded buffer is adopted, two potential detention sites (A
and B) would be affected. If the Management Zone expanded buffer is adopted, the
City could consider allowing regional detention facilities within the Management Zone.

Land Use Element
4-139

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OF MARYSVILLE * COMPREHENSIVE PLAN

Prior to the location of regional facilities inside the Management Zone, the effects of
such an action should be evaluated based on:

e Fish habitat protection
e Buffer functions
o  Water quality of runoff.

Stormwater Conveyance

Stormwater from the roadways will be conveyed fto the detention and treatment
facilities either through catch basins and pipes, or through open ditches. Open ditches
are preferred when they are feasible, because of the benefits of additional tfreatment
and the potential for infiltration.

The conveyance systems can be sized to include runoff from individual sites, if regional
detention is constructed.

Recommended Stormwater Design Considerations

The following are some further recommendations for the design of stormwater facilities
for the 116t Street NE Master Planning area:

e Maximize infiltration where soils and groundwater levels are acceptable

e Use swales for conveyance to enhance treatment and provide infiliration

e Analyze the seasonal groundwater table prior to design and construction since it
may be high in many places

e Provide aesthetic design of regional ponds — suggested incorporation info open
space, if safety considerations are met

e Provide adequate access for maintenance of drainage easements and detention
ponds

e Provide pretreatment and source control for all applicable land uses.

The City of Marysville has adopted the 2001 Department of Ecology’s (DOE) Stormwater
Management Manual for the Puget Sound Basin. The Manual contains requirements for
detention, water quality freatment, and source control.

Design Standards

The City's current development regulations contain a variety of standards within the
Zoning Code that affect the overall design of a project including landscaping, signage,
parking, and setback requirements. It is recommended that in addition to these existing
standards, the City consider establishing a set of design guidelines applicable to
development within the 116t Street Master Plan area boundary. The following is a list of
considerations that should be addressed as a part of this process.

Guidelines applicable to Commercial & Mixed Use Designations (CB & MU) within the
116t Street Master Plan area boundary:

Location of Parking & Service Areas
Consolidated (Shared) Access

Parking Lot Landscaping

Site Landscaping

Parking Lot Lighting

Pedestrian Connections

Screening Blank Walls, Dumpsters & Service Areas
Marking Gateways

Sidewalks and Street Trees

VWONSO WD =
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10. Sidewalk Paving

11. Plazas and Public Open Spaces
12.  Natural Features & Sensitive Areas
13. Signage Location & Design

Guidelines applicable to Multi-family Designations (MFM) within the 116t Street Master
Plan area boundary:

Site Entry Features

Front Yard Setback
Common Outdoor Spaces
Private Outdoor Spaces
Fences and Walls

Al A

VL. Public Services and Facilities

a. Schools
The Marysville School District provides school service throughout the neighborhood.
Marshall Elementary is located at 4407-116th St NE.

b. Water.
Figure 4-78 identifies water lines within the Marshall/Kruse neighborhood.
c. Sewer

Figure 4-79 identifies sewer lines within the Marshall/Kruse neighborhood.
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Marshall/Kruse Neighborhood Water System
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Figure 4-79 Marshall/Kruse Neighborhood Sewer System
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Planning Area 9 - Shoultes Neighborhood, Land Use Designations
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PLANNING AREA #9: SHOULTES NEIGHBORHOOD

The historic Shoultes areqa, extends from the Urban Growth Boundary, to Quilceda Creek,
along the railroad line, and a change in land use from residential to industrial.

This Planning Area represents another historic community, Shoultes. Its legacy is
indicated by the elementary school that bears the name as well as the alternate name
for 51st Avenue NE. Branches of Quilceda Creek define its edges as well as run through
the Planning Area. Beyond the creeks are rural lands to the east and north.
Undeveloped industrial land lies to the west.

. Land Uses

The Shoultes neighborhood includes approximately 561.4 acres within the current UGA.
Land use in this neighborhood is entirely single-family. Table 4-53 details the land use
distribution in the Shoultes neighborhood.

qa. Residential

Planning Area 9 is primarily medium density single family residential; one pocket of high
density single family exists east of the Quilceda and north of 132nd Street NE. Medium
density multi-family residential would be sited north of the BNRR railroad, west of 51st
Avenue NE.

b. Commercial
Neighborhood Commercial is located near the intersections of 51st Avenue NE and
approximately 145th Street NE, adjacent to multi-family.

Table 4-53  Shoultes Neighborhood Land Capacity, 2005 and 2025

Land Use Designation SFH SFM Pub Total
Gross Buildable Acres 20.4 531.9 9.1 561.4
Buildable Acres 16.3 379.8 9.1 405.2
Existing DU's 99 1480 0 1579
Existing Pop. 305 4515 0 4819
Existing Employees 0 86 50 136
Additional DU’s 0 197 0 197
Additional Pop. 0 571 0 571
Additional Employees 0 0 0 0
Total DU's 99 1677 0 1776
Total Population 305 5086 0 5391
Total Employees 0 86 50 136
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Il. Housing & Employment Analysis

The land capacity analysis identifies 396 net acres for housing within the Shoultes
neighborhood. Table 4-54 identifies the existing and planned dwelling units, population,
and employment for 2005 and 2025.

Table 4-54 Housing and Employment, 2005 and 2025

2005 2025
Dwelling Units 1579 1776
Population Estimate 4819 5391
Employment Estimate 136 136

This neighborhood is an established single family area with limited development and
redevelopment identified within the planning period. A neighborhood business site to
the north of 144t Street NE, west of 51st Avenue NE was designated for neighborhood
business in prior plans in both Snohomish County and the City of Marysville. Its
adjacency to the minor arterial, within a planning area that is generally underserved by
small scale neighborhood commercial uses makes it a suitable candidate for
commercial designation.

ll. Transportation

a. Street Inventory
Streets and classifications providing access and circulation within the planning area
and to surrounding neighborhoods and communities are listed in Table 4-55.

Table 4-55 Shoultes Neighborhood Streets and Classifications

Street Classification Description/Comment
515t Avenue NE (connecting 88™ St. and 172d Street NE)  Collector Arterial Arterial streetscape
132nd Street NE (connecting 515 and 671 Avenues NE) Collector Arterial

136t Street NE (connecting 515t Avenue and State Collector Arterial

Avenue)

152nd Street NE (connecting Smokey Point Blvd. and Collector Arterial Arterial Streetscape

67t Avenue NE)

b. Transportation Needs within the Neighborhood
Projects listed here are identified within the Transportation Element. Project descriptions,
need, cost, funding and timing are identified in Table 4-56.

Table 4-56  Shoultes Neighborhood Transportation Projects

Improvement Description Timing & Need Estimated Cost
515t Avenue NE (108t Street NEto  Widen to 3 lanes Recommended 20 year Snohomish
136t Street NE) improvements County

515t Avenue NE (136t Street NEto  Widen to 3 lanes Recommended 20 year Snohomish
172nd Street NE) improvements County
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C. Transportation Strategies and Issues
Transportation Projects

51st Avenue NE is within the County’s jurisdiction and improvement plan. The City should
coordinate with Snohomish County to accomplish the improvements.

Transit Facilities and Services within the Neighborhood

Routes operated by Community Transit (CT) within the Shoultes neighborhood are listed
in Table 4-57.

Table 4-57 Community Transit Routes — Shoultes Neighborhood

Local Routes Route #
Lynnwood to Smokey Point 202
Arlington 1o Everett Boeing 207
University of Washington to Marysville 821

V. Parks and Recreation

There are no park facilities within this planning area boundary. However, there are park
facilities in the adjacent Smokey Point neighborhood that serve this area.

V. Public Services and Facilities

a. Schools

The Marysville School District provides school service throughout the neighborhood.
Shoultes Elementary is located at 13525-51st Avenue NE. The Marysville School also owns
property at the southwest corner of 15279 Street NE and 515t Avenue NE. The School
District obtained conditional use permits from Snohomish County several years ago to
consfruct an elementary and junior high school on this site. The property is currently
used for recreation and provides a large soccer complex for public use.

b. Water
Figure 4-81 identifies water lines within the Shoultes neighborhood.
c. Sewer

Figure 4-102 identfifies sewer lines within the Shoultes neighborhood.
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Figure 4-81

Shoultes Neighborhood Water System
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Shoultes Neighborhood Sewer System
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Flgure 4-83 Planning Area 10 - Smokey Point Nelghborhood Land Use Designations
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PLANNING AREA #10: SMOKEY POINT NEIGHBORHOOD

This planning area abuts the northernmost limit of the City, east of Interstate 5. It is
where the city of Marysville meets the city of Arlington. It is also where Marysville abuts
the rural edge of Snohomish County. The planning for fransition from city to city and city
to County are important factors in its development. The use of open space,
recreational uses, parks and frails will be important in defining long term boundaries
between cities and urban/rural uses.

. Background

The Smokey Point neighborhood became part of Marysville’'s Uban Growth Area
following a settlement between the cities of Arlington and Marysville in 1996. Parts of this
neighborhood were included in the County’'s 1995 adoption of the initial UGA for
Snohomish County with the adoption of the County's 1995 Growth Management Act
Comprehensive Plan. The island of UGA in the northeast portion of Marysville's UGA was
designated "Other Land Use". The Other Land Use designation was to serve as an
interim designation until more detailed subarea planning was completed. The area
between was designated “Urban Reserve” by the County, unincorporated rural land
that currently separates the two porfions of Marysville's Urban Growth Area.

The western portion of the UGA, west of the Smokey Point Channel is within the City of
Marysville. The remainder of the UGA is part of unincorporated Snohomish County, due
to disconnected UGA boundary that exists within the area. The City has also annexed
the Strawberry Fields park complex, south of 152nd Street NE.

The City of Marysville has invested its financial resources into economic development of
this area for commercial uses. To this end, the City has prioritized tfransportation, water,
sewer and stormwater facilities for this area to ensure adequate infrastructure to support
planned land uses. The high groundwater in this area has made on-site detention
difficult for many properties in the area. The regional stormwater facilities will alleviate
the on-site requirements for many properties.

Il. Land Use

This Planning Area covers 1859 total gross acres of which 1089 are considered buildable
acres. It is largely undeveloped or underdeveloped. General commercial and
industrial manufacturing uses dominate the west side of Smokey Point Boulevard, and
scattered residential, commercial and predominately vacant land are located east of
Smokey Point Boulevard. Retail uses are permitted on properties within the Light
Industrial zone, if located within 500 feet of, and with access to Smokey Point Boulevard.
A large mobile home park is located on the north sides of 152nd Street NE, east of
Smokey Point Boulevard. Interstate 5 is the other primary component that gives this
area its character. The impression this area makes from Interstate 5 should be
considered as it develops.

This area is a mixture of opportunities and constraints. Its proximity and visibility from
Interstate 5, the availability of large vacant tracts and infrastructure (water, sewer,
roads, rail & air transport) are significant opportunities. The high groundwater, wetlands
and streams have been constraints that must be considered in any future development
proposal.

Table 4-58 details the land use distribution for the Smokey Point neighborhood.
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Table 4-58 Smokey Point Neighborhood Land Capacity, 2005 - 2025

Land Use Designation LI GC NB MU MFM SFH Rec Pub  Total
Gross Buildable Acres 1299.8 300.6 5.1 15.5 1146 3.8 71.7 47.8 1858.8
Buildable Acres 764.6 145.7 5.1 15.4 75.4 1.2 46.1 35.9 1089.2
Existing DU's 57 166 0 20 590 0 1 0 834
Existing Pop. 134 427 0 55 1501 0 3 0 2121
Existing Employees 2400 312 0 12 0 0 0 0 2724
Additional DU’s 0 0 0 83 65 0 0 0 148
Additional Pop. 0 0 0 166 130 0 0 0 296
Additional Employees 7916 1206 60 45 0 0 0 14 9241
Total DU's 57 166 0 103 655 0 1 0 982
Total Population 134 427 0 221 1631 0 3 0 2417
Total Employees 10316 1518 60 57 0 0 0 14 11965

The prior subarea plan for Smokey Point included an analysis of opportunities and
constraints for the subarea as shown in Table 4-59. These remain relevant today for
consideration of land uses and future development.

Table 4-59 Opportunities and Constraints, Analysis for the Smokey Point
Neighborhood
Opportunities: Constraints:

1) Immediate proximity to I-5.

2) Over 300 acres within the City limits that is
relatively flat and largely vacant or undeveloped.
3) Over 700 acres adjacent to the City limits,
designated Urban Reserve, that afford
opportunities for economic growth, open space
protection, stormwater planning, stream and
wetland habitat restoration, and transportation
planning.

4) Necessary public services are in the vicinity of
the site. Public water and sanitary sewers are
adjacent to the site.

5) Much of the property are large tracts with few
property owners.

6) Significant public facilities assembled along the
152nd Street corridor, including a 72-acre park site,
Strawberry Fields, Marysville School District proposed
elementary and middle school sites, and
community ballfields within the area. The
Centennial Trail is located east of 671 Avenue at
152nd Street NE.

7) Adjacent uses include the Arlington Municipal
Airport, an important regional facility and
attractant for manufacturing and industrial job
growth in the area.

1) High groundwater table, making drainage
options increasingly expensive and difficult under
current DOE standards.

2) Environmentally sensitive area issues include
headwaters to Middle Fork Quilceda Creek and
Smokey Point Channel.

3) No immediate access to a major arterial o
Interstate 5

4) Poor transportation connectivity to area roads.
5) Arlington airport flight path and noise issues.

6) Significant environmentally sensitive areas
(streams, wetlands, buffers) in the subarea that limit
the development potential, and will restrict design
of future infrastructure improvements.

7) Timing and financing of public improvements.
8) Lack of community or aesthetic appeal of
existing developments and design standards.
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qa. Land Use Vision

The vision for this area was based on key issues and goals identified in the 2003 Smokey
Point subarea plan by citizens, property owners, area studies, environmental
documents, and regulations affecting the area. These key issues include the following:

X Provide for a mixture of land uses — residential, retail commercial, office parks,
manufacturing, parks and public facilities within the subarea.

X Use buffers, streams and likely wetland areas as the basis for land use divisions.

<> Provide open spaces and parks as gateways to the communities of Arlington and
Marysville.

X Use open spaces and parks to join (as opposed to divide) communities and cities
that are closely related to one another.

<> Use parks and tfrails as the basis for an urbanized center.

<> Maximize benefit from infrastructure improvements, including a potential freeway
interchange.

<> Utilize arterial corridors and properties with highway visibility (Smokey Point
Boulevard, 152nd Street NE, and potential new interchange) for highest value retail uses.
X Incorporate stormwater and wetland mitigation into land use concepfs.

X Provide and plan for access — including roadways, pedestrian walkways and

bridges to connect land uses and areas.

X Incorporate stormwater planning into land use concepts by coordinating the
siting of land uses that can effectively utilize regional detention facilities, in addition to
reducing impervious surfaces through joint or shared parking, increased transit usage,
and the use of low impact development standards..

X Incorporate environmental measures such as wetland banking, stream
restoration and enhancement into preferred land use concept.

X Incorporate stormwater planning into preferred land use concept by considering
potential regional stormwater facilities for flood attenuation and aquifer recharge.

<> Recognize that area development with require significant infrastructure costs
(roads, stormwater, wetlands) and designate uses that will support these costs.

3 Consider the long-term benefit of land uses within a community. Balance jobs,
retail revenues, and aesthetic benefit and appeal to the cifizens.

X Provide standards that assure attractive structures, uses and signage for
development,

X Consider the regional picture and impacts outside the subarea line.

<> Identify commercial areas in key transportation corridors (so that employees or
residents shop in Marysville).

X Plan for transit and transit centers.

<> Recognize Smokey Point (including South Smokey Point) as an economic center.

The Smokey Point neighborhood will be an economic engine for Marysville and North
Snohomish County. This area is proposed for an employment center for Arlington and
Marysville.  Area access, topography, parcel ownership patterns, historic and current

Land Use Element
4-153

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

zoning patterns, and infrastructure support the proposed employment land uses for this
subarea.

Airport Considerations

Arlington Airport is located to the north of the study area. It is a general aviation facility
that serves a large number of private pilots in the Puget Sound Region. In particular, the
airport is the home for a growing number of experimental aircraft as well as ultra lights.
This airport is capable of serving small private jets and can also accommodate Boeing
7375 on an emergency basis. Arlington Airport does not have any scheduled passenger
service.

An area known as the Airport Impact zone is located within the study area. This is an
area with a special relationship between land uses and airport impacts. The height of
structures or the nature of the activity, such as radio or electromagnetic wave
production, in an AlZ can impact aviation. Noise from low-flying aircraft and an
increased safety risk can impact land uses within the AlZ.

The Airport Plan designates land south of the airport under the following zones: “Inner
Safety Zone”, “outer Safety Zone”, “Inner Turning Zone” and “Traffic Pattern Zone™.
Guidelines for the zones recommend that land use restrictions should “apply to noise
sensitive uses (e.g. schools, churches, hospitals, including residential uses), that promote
public assembly and uses that could create hazards to flight.” In addition, guidelines
recommend dedication of avigation easements that include methods such as
construction techniques to attain specific noise levels and mitigate the anfticipated
noise levels generated by the Airport.

Specific guidelines for each zone are as follows. The discussion on “Inner Safety Zones”
does not provide any specific density requirements. The “Outer Safety Zone" directs
that densities within non-residential areas should be limited to less than 40 people per
acre. Guidelines for the “Inner Turning Zone™ state that residential development at a
density of one dwelling unit per five acres (excluding mobile homes) is permitted.
“Traffic Pattern Zone"” recommends that development densities be limited to 100 people
per acre.

Residential uses should be discouraged within the airport flight noise zone. The flight
path and approach does affect the subarea, as planes approaching and leaving the
runways Wwill fly over the subarea. This must be a consideration in locating appropriate
land uses.

No new waterfowl hazard can be created within 5000 of a light aircraft runway, so
proposed stormwater facilities and wetland banks will have to be reviewed for potential
impacts within this zone.

b. Conclusions

The Smokey Point neighborhood will play a critical role in economic development for
Marysville and North Snohomish County. This area must be planned well to deliver on its
promise. To this end the City should require that a master plan be prepared prior to
development approval for the area planned for the area east of the Smokey Point
Channel. Road connections shown in this plan could be further examined in the master
plan for feasibility of stream crossings and wetland avoidance. Trail improvements
identified within this plan, could also be reviewed within the master plan concept for
actual location and improvements and ftrail standard. The City should also require
annexafion of this area prior to development approvals, in order to ensure
implementation of the land use vision contained in City plans and standards that form
the basis for proposed land use designations and zoning.
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Il. Housing & Employment Analysis

The Smokey Point neighborhood includes approximately 1859 acres. The land capacity
analysis identifies 1089 net acres for development within the neighborhood. Table 4-60
identifies the existing and planned dwelling units, population, and employment for 2005
and 2025.

Table 4-60 Housing and Employment, 2005 and 2025

2005 2025
Dwelling 834 982
Units
Populo’rlon 2121 2417
Estimate
Employment 5 554 11,965
Estimate

The Smokey Point neighborhood has limited residential uses, existing or planned. The
neighborhood’s primary focus is commercial and industrial land uses as illustrated in
Figure 4-84.

Smokey Point Neighborhood

Land Use
Multi-Family
Single-Family 7.0%
0.2%
Commercial
18.0%
Industrial
74.7%

Figure 4-84 Smokey Point Neighborhood Land Use

ll. Environmental and Resource Management

a. Topography

The Smokey Point neighborhood is located in the Marysville tfrough. The trough extends
from the Snohomish River to Arlington and gradually increases in elevation from sea
level in the south end to about 120 feet in the north end. The land rises steeply out of
the trough, approximately 500 feet to the Tulalip plateau on the west and about 400
feet to the Getchell Hill plateau to the east. The topography throughout the study area
itself is generally flat.

Land Use Element
4- 155

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

b. Environmentally Sensitive Areas

There are several environmental conditions that could significantly limit the potential for
site development within the Study area. Significant potential wetlands have been
identified within the Subarea planning boundary. Approximately 350 acres have been
identified for wetland potential within the area. Two named streams, 1) the West
Branch of the Middle Fork of Quilceda Creek (Smokey Point Channel), and 2)
Edgecomb Creek are located within the plan boundary. These streams are
channelized. Adjacent uses are predominately agricultural. In-stream habitats in the
study area include long glides, with few pools, undercut banks, downed logs or other
habitat features. Vegetation consists of reed canarygrass, Himalayan blackberry, and
grasses.

Adolfson Associates was contfracted by the City of Marysville to conduct a Stream and
Wetlands analysis of the Lakewood/Smokey Point Study area. They prepared a report
dated September 2001. The report identified potential wetland areas. These areas
contain hydric soils and are known to have high groundwater tables throughout the
year. Due to the current and historical use of many sites for agricultural uses and
practices, the vegetation could not be verified. Future site development will require
wetland studies to confirm the absence or presence of wetlands and groundwater
during the growing season.

The City of Marysville regulates developments that affect critical areas, including
streams and wetlands. These regulations have been reviewed within the
comprehensive plan update and development regulations for best available science.
The proposed regulations would apply a 150-foot buffer to the Smokey Point Channel
and Edgecomb Creek, both Type F streams under the proposed Department of Natural
Resources typing. Proposed wetland buffers range from 50 feet to 125 feet, dependent
on wetland category. No construction is permitted in these buffers except for low
impact uses such as pedestrian frails, viewing platforms, utility lines, and certain
stormwater management facilities such as grass-lined swales provided they do not have
a negative effect on the stream or wetland.

V. Economic Development

This area plays a key role in meeting the economic development goals for the City of
Marysville and Snohomish County. Historically and currently, both the City and County
have designated Smokey Point for urban industrial uses in land use plans since the early
1980's.

In its 1996 GMA Comprehensive Plan, the City of Marysville identified the Smokey Point
Plonning area as the #1 priority for economic development. Smokey Point was
identified as the City's most valuable asset for future economic development in said
plan- specifically for light industrial parks and business parks. The current employment
ratio for the Marysville UGA is 0.236 jobs per person. Strengthening Marysville's
employment base is a strong desire of the community and City leadership.

The Comprehensive Plan policies for economic development include the following
goals:

Transform from a residential and residentially-oriented retail city info a diverse
employment center within Snohomish County and the Region;

and Balance, though not equalize, the City of Marysville's residential growth with
employment growth.
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The City has reviewed these policies within the context of the subarea plan update. The
following key issues and goals were identified for the Smokey Point neighborhood by
the Marysville Economic Revitalization Committee in 2001:

1. Create higher paying jobs in this area (possibly manufacturing.
2. Recognize significant costs of developing infrastructure (roads, stormwater,
wetlands) for this area. Designate uses that will support these costs.

3. Locate retail along areas with highway visibility.
4. Provide a mixture of retail as well as industrial uses for job creation.
5. Consider the long-term benefit for the community (job creation, wages, retail

revenues, and aesthetics)

6. Provide a commercial corridor along Smokey Point Boulevard.

7. Provide attractive aesthetic standards for commercial development (signage, etc.)

8. Discourage development of a continuous strip maill.

9. Plan for future tfransportation needs and corridors.

10. Identify commercial areas along fransportation corridors (so that employees or
residents shop in Marysville).

11. Improve and enforce design standards (meandering sidewalks, no pole signs).

12. Plan for improved transit and facilities.

13.Incorporate  wetlands and open space into attractive design  of
commercial/industrial uses.

14. Construct regional stormwater facilities for aquifer recharge to area streams and
wetlands.

15. Incorporate wetlands into design of area open space and integration with parks,
trails and fields.

16. Recognize that many existing uses will be displaced and transitioned out with new
land use vision and zoning (mobile homes, residential uses). City needs to show
strong leadership in implementation of these plans.

V. Transportation

a. Street Inventory

The planning area is uniquely situated in the middle of major automobile, rail, and air
transportation facilities. The area is bounded by Interstate 5 on the west, the primary
north-south freeway corridor between Seattle and Vancouver, British Columbia. Existing
inferchanges with I-5 are located at 17279 Street N.E., and 116" Street N.E. A third
inferchange in the area is proposed in the vicinity of 15274 to 156t Street NE. Smokey
Point Boulevard bisects the area north-south and 152n9 Street provides the southern
boundary of the subarea. The Burlington Northern rail line is the eastern edge of the
subarea (providing limited industrial use), while the main line BNRR with Amtrak service
runs westerly into Lakewood on the west side of the subarea. The area streets and
classifications, serving the planning area, are listed in Table 4-61.

Table 4-61 Smokey Point Neighborhood Streets and Classifications

Street Classification Description/Comment

Interstate 5 Freeway

Smokey Point Blvd. (connecting Minor Arterial
downtown Marysville, Arlington,
and Everett)

136th/140™ Street NE, west of Minor Arterial
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Smokey Pt. Blvd. (connecting east
and west sides of |-5)

172nd Street NE (connecting Minor Arterial (State highway) Outside of City of Marysville
Interstate 5 and Hwy 9)

136'™ Street NE, east of Smokey Pt. | Collector Arterial
Blvd. (connecting Smokey Pt Blvd
and 51sf Ave NE)

51st Avenue NE (connecting 172nd [ Collector Arterial Arterial streetscape
Street NE to 15279 Street NE)

132nd Street NE (connecting 51st Collector Arterial
and 67t Avenues NE)

152nd Street NE (connecting Collector Arterial Arterial Streetscape
Smokey Point Blvd. and 47
Avenue NE)

172nd Street, a designated minor arterial, provides the closest freeway access to
Interstate 5. 116™ Street NE is approximately 2 miles south of the Study area.

The City of Marysville conducted a first stage feasibility study for an interchange in the
vicinity of 152nd-156th Street NE. The study included initial feasibility for a new
interchange between 116™ Street NE and 1727 Street NE.  Analysis of an inferchange
site will require rigorous study and review extending over many years and requires the
approval of WSDOT, FHWA and coordination with multiple affected jurisdictions and
agencies. Development should integrate and construct appropriate local access
streets and network collectors to provide for future planning of a major arterial
connection.

Smokey Point Blvd. is a designated Minor Arterial, with 2 to 5 lane improvements
between 100t Street and 172nd Street NE. North of 15279 Street NE, a 5-lane improved
roadway was constructed through a Road Improvement District, with curbs, gutters and
sidewalks.

Currently, 152nd Street NE is a two-lane asphalt paved roadway with gravel shoulders
and surface drainage. The ultimate roadway section proposed for 152nd Street NE is
currently a 3-lane section, with curbs, gutfters and sidewalks proposed. If an
inferchange is pursued at 1527 Street NE, the minimum standard for a minor arterial is 80
feet, with a 5-lane section, including curbs, gutters, and sidewalks.

The following design standards apply to roads within the Smokey Point Planning area:

e Minimizing the number of intersections along a corridor. It will be important to
consider the long term potential of access planning along 152n< Street NE and
Smokey Point Boulevard as this area develops.

e Limiting intersections and driveways to shared driveways and roads will be critical to
reduce the potential for conflicting movements and increase roadway efficiency.

e Requiring dedication consistent with future right of way needs along transportation
corridors will enable future road improvements and a potential interchange to be
planned and constructed within the subarea.

b. Transportation Needs within the Neighborhood
Projects listed here are identified within the Transportation Element. Project descriptions,
need, cost, and timing are identified in the Table 4-62.
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Smokey Point Neighborhood Transportation Needs

Improvement

Description

Timing & Need

Estimated Cost

51st Avenue NE and
152nd Street NE!

Install a new traffic signal.

LOS deficiency; 6 year
TIP

$200,000

State Avenue, 136t
Street NE to 152nd Street
NE)

Widen to 5 lanes with
sidewalk, curb and
gutter.

Capacity;
recommended 20
year improvements

$6,133,000 (partial funding
by TIB grant secured)

51st Avenue NE (136t
Street NE to 17209 Street
NE)

Widen to 3 lanes

Recommended 20
year improvements

Snohomish County

152nd Street NE (State Widen to 3 lanes with Unfunded 20 year $5,175,000
Avenue to City limits) sidewalk, curb and improvements

gutter.
40t Avenue NE (152nd Extension. Unfunded 20 year $3.,868,000
Street NE to 136t Street improvements
NE)
152nd Street NE and Install signal Unfunded 20 year $300,000
State Avenue improvements
152nd Street NE (I-5 to One general purpose Unfunded 6 year TIP $5,000,000
67t Avenue NE) lane each direction, with | project

dual left furn lane, bike

lanes, curbs, gutters &

sidewalk
I-5 between North Marysville I-5 Unfunded 6 year TIP $47,000,000
approximately 152nd Interchange Design and | project
Street NE and 156th Construction
Street NE
67t Avenue NE (108t Reconstruct the roadbed | Unfunded 6 year TIP $ 2,400,000
Street NE to 13279 Street | and surfacing of the project
NE) existing 2-lane roadway.
67t Avenue NE (152nd One general purpose Unfunded 6 year TIP $5,100,000
Street NE to 1727 Street | lane each direction, with | project
NE) dual left turn lane, bike

lanes, curbs, gutter &

sidewalk.
51st Avenue NE (84fh EIS & design for new Unfunded 6 year TIP $900,000

Street NE to 88th Street
NE)

alignment for a 44-foot
wide roadway section
with curbs, gutter and

sidewalk

project

1 Project is required to address deficiency in six-year forecast for concurrency.
C. Transportation strategies and Issues
Transportation Projects

Many large unfunded projects have been identified within this subarea.

reflection of the City's economic development goals for these properties and the desire
to provide transportation infrastructure capable of supporting high density and intensity

users.

Transit Facilities and Services within the Neighborhood

Existing transit service in the study area is provided by Community Transit.

operates on 515t Avenue NE, 15279 Street NE and Smokey Point Boulevard, providing
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hourly service through Marysville, between Arlington and Everett. Other routes operate
through the study area during peak hours, between Arlington and the Boeing facilities in
Everett.

Arterial Streetscape

152nd Street NE, Smokey Point Blvd., and 51st Avenue NE are designated streetscape
arterials. The City shall provide standards for plantings and medians along these
arterials, and provide for aftractive pedestrian crossings at key intersection and
gateways to the City. The northern and eastern entrances to the City are from Smokey
Point Boulevard, 51st Avenue and 152nd Street NE.

VI. Parks, Recreation and Open Space

The City owns and operates an athletic complex called Strawberry Fields within the
neighborhood. The Marysville School District currently operates a soccer complex on
their property on 152nd Street NE. Centennial Trail, a regional trail system with planned
expansion to Arlington, could extend to Marysville in this subarea. A trail extension could
cross 67th Avenue NE, running along 1527 Street NE. These facilities are described in
Table 4-63.

Table 4-63 Smokey Point Neighborhood Park Facilities

Park Location Size Description
(acres)
Strawberry 6302-152nd | 72 The first phase of this facility provides 3 fields, 80 parking stalls, and
Fields Athletic | Street NE restfrooms.
Park
Marysville 152nd Temporary Use by Marysville School District
Soccer Street NE
Complex
Centennial Trail | 152nd County regional trail planned from Snohomish to Arlington, that
connection Street NE could extend from east of 67t Avenue along 152nd Street NE fo tie
into Marysville neighborhoods.

VII. Public Facilities and Services
a. Facilities
The Navy support complex is located at 45" Avenue NE, north of 136" Street NE.
b. Police

The City has identified the need for a police office for its north end beat. This could
possibly be a desk or office at the Marysville Fire District Midway Station, located 14716
Smokey Point Boulevard.

C. Schools

The Marysville School District provides school service in the majority of the
neighborhood, with a northern boundary of approximately 156" Street NE (see District
boundary map, Figure 10-n). The Marysville School owns property at the southwest
corner of 1527d Street NE and 515t Avenue NE. The School District obtained conditional
use permits from Snohomish County several years ago to construct an elementary and
junior high school on this site. The property is currently used for recreation and provides
a large soccer complex for public use. North of 156" Street, the Lakewood School
District provides school facilities for the area.
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d. Stormwater

The City of Marysville requires onsite stormwater detention and water quality treatment
for development and redevelopment of large parcels (MMC, Chapter 14.15). Chapter
14.15 adopts the 2001 Department of Ecology's Stormwater Management Manual for
the Puget Sound Basin. The Ecology Manual sets forth requirements for water quality
treatment, source control for pollution-generating sites, and stormwater detention.

An alternative to constructing stormwater tfreatment and detention on each individual
site is for landowners to contribute to shared regional facilities. Chapter 14.15.080 of
MMC sets forth the conditions whereby the City “should assume responsibility for the
further design, construction, operation, and maintenance of the drainage facilities, or
any increment thereof, on the subject property.” The sharing of regional facilities often
creates more flexibility with the development of each site, and can be more cost
effective to build and maintain than individual onsite systems.

Regional facilities can be beneficial to all parties: the City, the property owners,
developers, other City residents, and others downstream of the developing properties.
Regional stormwater facilities are usually designed and operated to more effectively
confrol and treat runoff, thereby providing extra protection for the water quality of
streams and other surface water bodies.

The Smokey Point subarea has proved very challenging to stormwater management as
a result of the high groundwater, which eliminate the ability to infilirate stormwater.
Depth to groundwater has been measured at 0.9 to 4.0 feet throughout the Study area.
As a result, the City has pursued development of a multiple pond stormwater detention
solution to address storm and surface water issues in new development.

Regional stormwater management planning has resulted in focused planning that
addresses development needs and area fish and wildlife habitat improvements. These
facility improvements include not only the construction of ponds for storage of
stormwater runoff, but also conveyance improvements in the existing channel. These
include 1) increasing capacity of the rairoad culvert at the discharge point from
Subbasin J; 2) improvements to the culvert crossing of the railroad track immediately
south of 136™ Street NE; 3) increasing capacity of 47t Dr. NE culvert; 4) diversion of high
flows (in excess of 25-year flood) east of the railroad grade with conveyance south to a
undeveloped property for infiliration; or 5) improvement of stream channels for fish
habitat.

Stormwater Conveyance

Stormwater from the roadways will be conveyed to the detention and treatment
facilities either through catch basins and pipes, or through open ditches. Open ditches
are preferred when they are feasible, because of the benefits of additional treatment
and the potential for infiltration. Open ditches or swales can provide additional
freatment and some infiltration.

Recommended Stormwater Design Considerations

The following are some further recommendations for the design of stormwater facilities
for the subarea plan:

1) Infiltration possibilities are severely constrained due to seasonal high groundwater.
2) Use swales for conveyance to enhance treatment and provide infiltration
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3) Analyze the seasonal groundwater table prior to design and construction since it is
high in many places

4) Provide aesthetic design of regional ponds — suggested incorporation into open
space, if safety considerations are met

5) Provide adequate access for maintenance of drainage easements and detention
ponds

6) Provide prefreatment and source conftrol for all applicable land uses.
7) Utilize multiple regional facilities to provide for stormwater detention.

8) Consider use of a regional facility for high flows and flood attenuation as an
alternative to on-site storage.

9) Consider and pursue multiple fracks to address stormwater and environmental issues.
These would include regional stormwater facilities within and south of the subarea;
wetland & stream mitigation banks to address recharge to critical areas, open space
acquisition and reduction of impervious coverage within urban land uses in the subarea.

10) Decrease impervious coverage standards to 75% or less within the subarea as a
whole.

e. Water

Marysville's Coordinated Service Area (CSA) covers most of the neighborhood as shown
in Figure 11-4. The exception is the northeastern corner of the area just south of the
airport which is in Marysville's CWSA.

Existing water source facilities serving this area include the Edward Springs Reservoir,
Edward Springs and Stillaguamish source. Water distribution facilities in the area are
shown in Figure 4-85 and include the following:

e 12" main along Forty-Five Road that serves three residential subdivisions before
joining with the main along Smokey Point Boulevard;

e 12" main along Smokey Point Blvd., that serves the Smokey Point area and
extends to Island Crossing;

e 12" main along 515t Avenue NE, within the section of the study area outside the
CWSA boundary, serves several commercial uses near 172nd Street NE including
National Food Corporation; and 12" main along 17279 Street NE.

The City of Marysville water system for its north end and this subarea is supplied by
Marysville's Edward Springs, and the Stillaguamish River. The City has received approval
for a north-end reservoir, called the Northend 240 zone reservoir, located along Wade
Road in the City of Arlington. There are adequate water rights and capacity to serve
future growth needs. Future improvements are identified in the Capital Facilities Plan.

f. Sewer
All of the public sewer system facilities that exist in the subarea are owned and
operated by the City of Marysville. Figure 4-86 identifies sewer lines within the Smokey
Point subarea.

The main elements of the wastewater collection system in the subarea are:

e Trunk F that ranges from 10" to 18" and runs along Smokey Point Blvd.; and
e Trunk A that ranges from 18" to 27" and runs along 515t Avenue NE.
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e Trunk Fto A, an 18" (check] line that connects Trunk F in Smokey Point Blvd. to
Trunk A in 515t Avenue, generally running east from Trunk F at 164t Street
alignment; south along the edge of the Smokey Point Channel, and east along
152nd Street NE to 515t Avenue NE.

The City of Marysville has coordinated interties at 172nd Street NE, with the City of
Arlington for emergency service and wholesale water supply in which Marysville
provides water service to the City of Arlington.

VIll. Annexation and Development Strategies

Property east of the Smokey Point Channel, north of 152nd Street NE, or within a UGA
expansion areq, shall be subject to completion of a master plan for area development.
These properties shall be required to annex to the city of Marysville as a condition of
urban service provision (sewer service) and development proposals must be consistent
with the city’s master plan for the area.
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Smokey Point Neighborhood Water System

T @Q w
o = =
’2/
2 p:
z = w &
2z S ¥
Silm < /o
= o g
alla ¥
(2] Z if
Zim Z
< ‘4
mil o k= ¥
- Q‘_Z'f
0 ST
R
s
¥
£
&
2 A
wy Kf
S &
w g &
> o I &
< IS &
g §
¥ r 152ND ST %
S — - e 152ND ST /' NE
Z w w 3
2 15070 - = = z £
= il = Y g2 w £
j 1 = J 2 &
a QH T ol g
Y g ) i
1 i Q 5
S
. <
T
=
- o
- <
3 &
K '/,
XX — ) .
. 7 %
s .
Ir NE 3 fj )
&y
3 &
b / o
B Y ‘f 139TH P
- I~ & [391H|sP®
?) N9 oz
E
b | 138TH STIE
b ‘ :a ;/ §%
A5 136TH ST ,NE
] = STH Pl
% \ §<>( l & g 135TH PL 135TH PI
! i3 795N - WB4THPL
2L ST &5 A/S}"\’
“ w s /o) - .
Al = > 73 Rr City of Marysville
) '5 },z‘g: | w ND PL| Comprehensive Plan
g / = E A
g Q ol < < .
\e — S of B} £l Smokey Point
)\ g AR = y < 2 l—
= | el e M Lyt Water System
R | d29TH PL <
L I 129TH Q’g § e St
b p o2t T T Parcels
A /ST 3 B gTH S
w 1 b o pL Y Neighborhood
z A i 8 < .3_: L TH .
§ < ( = - Water - Marysville
S L 7 i ~ Iy B Ty
z < L, o5 5 10" and under
\m 7 PL 3 3
/] 12 26TH PL\% N
T B L. L NE E 2y 126TH e over 10
= N2 of EEs & ST
© T 7 125 ~( B2
! % T o \Ji24atH S N
) P PT M1 Jreet erg
= wl \ g S ERD 0 1,000 s
= 122NDSsTNE Sfz N 1] du | g & 23D PL NE}
® A S< h) W
» 1 PL
- 121ST ST i oano = PEAANNN £LA0S 2

Land Use Element

4- 164

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS




CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

Figure 4-86 Smokey Point Neighborhood Sewer Syste
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Figure 4-87 Plannin
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PLANNING AREA #11: LAKEWOOD NEIGHBORHOOD

This planning area is the northwest corner of Marysville's urban growth area. It is located
west of Interstate 5. This neighborhood is also an edge where urban meets rural uses.
The edges of this area are the Urban Growth Boundary west of I-5 and the Interstate
itself.  The Urban Growth Area extends west to 11t Avenue NE, and includes the
Lakewood School District complex on the south side of 17279 Street NE. The balance of
the area is rural. The Urban Growth Boundary encompasses the fairly level ground
before the land rises to the west.

Historically this area was known as English Station. The nearby railroad station was
named English by the Great Northern Railway, for English Logging Company, which
shipped many logs over this line. The present name was coined by Fred Funk as the
name of the settlement and of Lakewood Garden Tracts.

. Background

This area was included in the Urban Growth area with the adoption of the County's
1995 Growth Management Act Comprehensive Plan. Prior to the adoption of the 1995
GMA Comprehensive Plan, Lakewood was designated for rural residential
development. No land use planning was completed for this area as part of that action.
As a result, the previously designated rural land was designated "Other Land Use". The
Other Land Use designation was to serve as an interim designation until more detailed
subarea planning was completed.

At that time, the area was also a separate UGA with two cities vying for it and Smokey
Point- Marysville and Arlington. Ultimately, a 1996 settlement between the two cities
resulted in Lakewood becoming part of Marysville's UGA. Following the UGA
seftlement, Snohomish County initiated a sub-area planning process within Lakewood.
County staff worked with the City to begin detailed planning for the area. The County
did not complete adoption of a land use plan for the Lakewood subarea, as a result of
pending annexations to the city of Marysville. Marysville annexed the maijority of the
Lakewood UGA in February 2005. Adoption of this plan will establish zoning for the
Lakewood neighborhood.

Il. Land Use

The Lakewood neighborhood includes 736 acres within the UGA. Table 4-64 details the
land capacity in this area. The neighborhood has a commercial focus and anticipates
further expansion of the UGA.

The land use scenario for this area concentrates commercial uses near the interchange
and along Interstate 5, where properties have expansive visibility from the freeway. A
retail center is anficipated at the southwest corner between Interstate 5, 23rd Avenue
NE, Twin Lakes Park and 1727d Street NE. An additional commercial center is located
on the north side of the 172nd Street NE. A large mixed-use area is planned further west
on the east side of 27t Avenue NE. The mixed-use designation allows higher density
multiple family and commercial uses. Multiple family uses are located south and west
of the commercial areas, on the south side of 172nd Street NE. Single family uses are
located on the western and northern periphery of the UGA. On the south side, within
the proposed UGA expansion, sandwiched between Interstate 5 and the Burlington
Northern rail line and siding, the property is proposed as Business Park. The land uses
would permit a future population of 4733, and an employment base of 1795 jobs.
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Table 4-64 Lakewood Neighborhood Land Capacity, 2005 - 2025

Land Use BP GC CB MU  MFL  SFH SFH-SL Rec  Pub Total
Designation

GrossBuildable o)1 411 272 1341 2404 388 247 542 844 837.1
Acres

Buildable Acres 777 988 222 715 1194 9.6 247 9.2 68.1 501.1
Existing DU's 3 16 0 28 440 5 9 0 0 501
Existing Pop. 0 49 0 83 1180 15 0 0 0 1328
Bxisfing 0 71 0 0 0 0 0 0 391 462
Employees

Additional DU's 0 0 0 600 663 25 120 0 0 1408
Additional Pop. 0 0 0 1200 1326 73 348 0 0 2947
Additional 1074 884 254 35 0 0 0 0 0 2571
Employees

Total DU's 3 16 0 628 1103 30 129 0 0 1909
Total Population 0 49 0 1283 2506 88 348 0 0 4274
Total Employees 1074 955 254 359 0 0 0 0 391 3033

d. Land Use Vision

The vision for Lakewood is to transition info an urban community that retains the current
small town character and neighborliness that it currently holds for its residents.
Lakewood provides expansive views of the Cascade Mountains and surrounding forests
and farmlands.  The future will include full urban services, an active civic life for its
residents built around distinct, strong residential neighborhoods, quality schools and
other public buildings, convenient shopping and services, and areas of employment.
Due to its physical separation from the remainder of the City of Marysville, this plan’s
emphasis is on strengthening the employment base in Lakewood to ensure a strong
foundation for future growth and expansion of the UGA.

Urban Lakewood will have an outstanding system of public spaces, including open
spaces, parks, trails, educational campuses, commercial plazas, entrance features,
boulevards, view corridors, office park and commercial green spaces. The sensitive
environmental areas of Lakewood (wetlands, forested areas, streams) are incorporated
info the urban design of the area. Streams are buffered and protected from direct
urban runoff.  Trails for pedestrian, bicycle and other non-motorized use are
incorporated into open space planning and buffers, where appropriate. These
sensitive areas remain in native plantings to provide water quality and quantity
protection. Development regulations require identification and protection of significant
stands of trees.

Shopping and family wage jobs are concentrated around transportation corridors,
including highways and railways. Access to shopping and employment areas are
direct and efficient, capitalizing on the proximity to I-5, BNSF and SR 531. Commercial
areas emphasize pedestrian uses and have parking fo the side of or in back of
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buildings. Commercial buildings relate to the street, and have features, such as plazas,
windows on the street, distinctive entrances. Street cafes, street furniture, kiosks, and
landscaping add to the human-scale character of the area. Industrial areas and other
places of employment have distinctive enfrances, landscaping, buffering from
surrounding less compatible uses, and open spaces for employees. They are sited to
provide efficient transport of goods and services. Some small scale retail services are
located in the industrial areas, providing for the convenience needs of the workers.

Higher density housing is located in proximity to these commercial and business park
areas. All higher density housing is located within a 1/4 mile of an open space, park
and/or trail system. Arterials in the higher density section are designed as boulevards,
with a center planting area to provide additional green space and safe crossing for
pedestrians.

A variety of medium density detached housing opportunities fill in the spaces between
the centers separated by boulevards, parks and/or trails. The community also has areas
of mixed use, (housing, services and retail uses) which provide a place to live and work
where one can walk or bike to homes, stores and services all located in a concentrated
area. Mixed-use areas have a variety of public spaces, including village greens, public
art spaces, street frees, furniture and plazas.

Urban level roads are provided in a grid pattern, and have aesthetic and pedestrian
amenifies, making the corridors attractive to all fravelers and accessible to citizens
without dependence on a car. Urban level services include stormwater, roads, sewer
and water.

e. Conclusions

The Lakewood neighborhood is planned as a community which will have a strong
economic and housing balance in future. Initially, this community is likely to be
dominated by a robust commercial presence with visibility along key fransportation
corridors like SR 531 (1727@ Street NE) and Interstate 5. It is expected that in future
consideration of urban growth area expansion that the Lakewood area will be
extended further west and south towards the Forty-Five Road. This will include more
residentially oriented property, as it will be further from major roads and highways. This
initial urban area will provide a strong commercial base upon which to support the
necessary infrastructure improvements for this currently rural area. The City has worked
with community members to provide initial master planning for the current UGA within
this proposed plan. Further examination of certain key concepts identified in the initial
master plan shall be required for new developments prior to approval. Road
connections have been reviewed for initial feasibility and desired standards, and are
contained herein. Wetland boundaries have been reviewed at a preliminary level, but
actual studies will be required for suspect sites as part of the project approvals.  Trail
improvements identified within this plan, must be incorporated info new development.
The proposed trail standard is contained herein. The City will also require annexation of
this area prior to development approvals, in order to ensure implementation of the land
use vision contained in City plans and standards that form the basis for proposed land
use designations and zoning.

M. Housing & Employment Analysis

Existing and 2025 planned dwelling units, population, and employment figures are listed
in Table 4-65.
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Table 4-65 Housing and Employment, 2005 and 2025

2005 2025
Dwelling Units 501 1909
Population Estimate 1328 4274
Employment Estimate 462 3033

Figure 4-88 shows the general land use composition of the neighborhood.

Lakewood Neighborhood
Land Use

Commercial

(o]

Single-Family

(o)

Figure 4-88 Lakewood Neighborhood Land Use

IV. Transportation

qa. Street Inventory

This planning area is bounded by arterials on the west, north and south. As there has
been little development in the area, the street network is minimal. There are two north-
south roadways that fraverse the area and one east-west roadway. The BNSF Mainline
railroad borders and bisects the areq, restricting east-west grade crossings for roads.

All of the non-state highway roadways in the planning area are County roads. Many
were developed as access to farms and some commercial property. As development
has occurred along the Interstate 5 corridor and vicinity, roads have been improved to
accommodate the increased tfraffic activity. The majority of the road network consists
of rural roadway sections with weathered asphalt pavement, narrow gravel shoulders
and ditches for storm water collection.

WSDOT is currently constructing improvements to widen the existing 172nd Street
inferchange. Additional improvements are planned for the interchange and SR 531
(172nd Street NE) in the future. Another interchange in the area is proposed in the
vicinity of 156th Street NE. The Burlington Northern rail line is the eastern edge of the
subarea (providing limited industrial use), while the main line BNRR with Amtrak service
runs westerly info Lakewood on the west side of the subarea. SR 531 (172nd Street NE) is
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classified a minor arterial. 17274 Street, a designated minor arterial, provides the closest
freeway access to I-5.

Minimizing the number of intersections along a corridor reduces the potential for
conflicting movements and increases roadway efficiency. For safety reasons, it will be
important to limit access along 1724 Street NE (SR 531) to shared driveways and
planned roads. Requiring dedication consistent with future right of way needs along
fransportation corridors will enable future road improvements and a potfential
intferchange to be planned and constructed within the subarea.

The area streets and classifications, serving the planning area, are listed in Table 4-66.

Table 4-66 Lakewood Neighborhood Streets and Classifications
Street Classification Jurisdiction
Interstate 5 Freeway State/Federal

172nd  Street  NE  (connecting | Minor Arterial State route

Interstate 5 and Hwy 9)

Forty-Five Road Collector Arterial Snohomish County

b. Existing Railroad Network

The Burlington Northern-Santa Fe (BNSF) Railroad serves the Study Area. There are two
tracks, the mainline between Seattle, Washington and Vancouver British Columbia and
a spur line between Marysville and Arlington.

The Lakewood subarea is bisected by the mainline track with one roadway crossing at
172nd Street NE. The BNSF estimates 18 freight trains cross daily on average across 172nd
Street NE. The State Department of Transportation (WSDOT) estimates about 4
passenger trains cross daily as well.

The crossing at 156t Street NE was closed in 2002 to allow extension of the rail siding
south of 1727d Street NE. This was to allow longer freight trains to pull off the Mainline
when necessary. A signal and gates protect the 172 Street NE roadway crossing.

C. Transportation Needs within the Neighborhood

Project descriptions, need, cost, funding and timing are identified in Table 4-67. Projects
listed are identified within the City’s Transportation Element, or referenced in Snohomish
County or WSDOT plans.

Table 4-67 Lakewood Neighborhood Transportation Improvement Projects

Location Description Timing & Estimated Cost
Need

[-5/SR 531(172nd Street NE) New 6-lane bridge, signals, and loop ramp. | 2006 $27,300,000

inferchange Widen and realign all ramps.

172nd Street NE (connecting | Widen to 5 lanes. 2012 $28,890,000

Interstate 5 and Hwy 9), (5 lanes to 11t Avenue NE)

from 27t Avenue NEto SR 9

11" Avenue NE and 172nd Install fraffic signal. 2012 $200-300,000

Street NE

19th Avenue NE and 172nd Install fraffic signal. 2012 $200-300,000

Street NE

Forty Five Road Widen to 3 lanes. 2012 $2-4,000,000

Twin Lakes Blvd extension Road extension Cost unknown
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connecting 172 Street NE
to 140t Street NE

d. Existing Public Transportation Facilities and Services

Local bus service is provided by Community Transit. Local transit service is provided by
Route 240, which fravels 172nd Street NE (SR 531) daily with 60 minute headways
between Stanwood and the Smokey Point Transit Center. The Transit Center is located
east of Smokey Point Blvd., and north of 172nd Street NE on Smokey Point Drive NE. The
center is a major hub of Community Transit's system with direct transfers to Routes 207,
210, 230 and 240. The Center is directly accessed from/to the Lakewood Subarea via
Route 240 and to/from Marysville via routes 207 and 210.

WSDOT owns the Smokey Point Park and Ride Lot northwest of the I-5/SR 531
Interchange. This lot will be moved and access constructed at the signalized entrance
of 27" Avenue NE. The lot will be expanded from 50 parking stalls to 150-200 stalls.

e. Transportation Strategies and Issues
Transportation Projects.

There is one principal point of access into the subarea-1727d Street NE. A road system
with north-south and east-west access must be developed as this area urbanizes. The
construction of an inferchange connecting on the southern part of the UGA would
greatly enhance circulation within and around Lakewood.

Transit Facilities and Services within the Neighborhood.

Existing fransit service in the study area is provided by Community Transit. Route 210
operates on 51st Avenue NE, 152nd Street NE and Smokey Point Boulevard, providing
hourly service through Marysville, between Arlington and Everett. Local Route 240
operates along 172n@ Street NE between Arlington and Stanwood. Other routes
operate through the study area during peak hours, between Arlington and the Boeing
facilities in Everett.

Non-motorized System Improvements

1) SR 531 Bike Lanes. Bike lanes are proposed on 17279 Street NE (SR 531) from the
Interchange to Forty Five Road in the County Comprehensive Plan. This will provide
bike lanes to Highway 9 with eventual access to Marysville and Arlington.

2) SR 531 to 140 Street Bike Corridor. Construction of 6 to 8-foot shoulders on the
27th Avenue NE/169th Place NE/Twin Lakes/56™ Street NE/23@ Avenue Corridor.  This
would be an extension from existing bike lanes on 17274 street NE to 140t Street. This
would provide nonmotorized access to Gissberg Twin Lakes County Park which is
accessed from Twin Lakes Avenue. Wide shoulders along Forty Five Road from SR 531 to
239 are also recommended in the County's plan.

3) Lakewood Trail. A separated off-road nonmotorized facility would connect the
bike lanes from SR 531 and run south to 136™ Street NE where bike lanes are planned to
the City of Marysville. One possible alignment would parallel the Burlington Northern-
Santa Fe Railroad mainline to the east. Another alignment would continue south along
the proposed frontage road into the Tulalip Reservation and onto 27" Avenue NE.

Land Use Element
4-172

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS




CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

Arterial Streetscape

17274 is designated as a streetscape arterial within this plan. The City shall provide
standards for plantings and medians along these arterials, and provide for attractive
pedestrian crossings at key intersection and gateways to the City. The northern and
eastern entfrances to the City are from Smokey Point Boulevard, 515t Avenue and 152nd
Street NE.

V. Parks and Recreation

Gissberg Twin Lakes is located within this neighborhood. This facility is owned and
operated by Shohomish County. It is a 54-acre regional county park located along the
west side of Interstate 5, south of 172nd Street NE. This park contains two lakes that are
remnants of barrow pits from the construction of I-5. The park provides local and area
residents with swimming, fishing and picnic opportunities.

Centennial Trail, a regional frail system, is located nearby and functions regionally as
opposed to serving a neighborhood or community. Centennial Trail is used for biking,
hiking, and horseback riding. A frail connection could be explored to provide entrance
to the facility.

An open space network with parks and bicycle, pedestrian and other non-motorized
access shall be integrated into development of this area. The alignment, along the
Burlington Northern rail line and area sensitive areas would provide a linear park
throughout the Lakewood subarea.

Designation of a community center has emerged as an important feature that residents
would like to see incorporated into area planning. This center would provide meeting
facilities, limited library services, and a gathering place for festivals and activities for the
local community.

VI.  Environmental and Resource Management

a. Surface Water

The two main tributaries of the West Fork of Quilceda Creek that flow through the
Lakewood subarea include Gissberg Creek and Lakewood Creek. Both of these
streams have been modified for agricultural purposes with cross culverts installed at
roads and access points.

The major portion of the Lakewood subarea, which lies east of the Burlington Northern
Railroad (BNRR) tracks, drains to Gissberg Creek. The creek flows southeast along the
east side of the BNRR fracks from 17279 Street NE to 140t Street NE. It then flows west
along the north side of 140t Street NE until its confluence with the Nina Tributary of the
West Fork.

Two significant surface water features that drain to Gissberg Creek include Gissberg
Twin Lakes, which is located directly in the Lakewood area, and Nina Lake, which is
located downstream of the area. Groundwater is the primary source of water into both
lokes.  According to local historians, Gissburg Twin Lakes were originally spring fed
ponds. With the construction of Interstate 5 in the 1960's, the ponds were dug out to
use as fill material for I-5, creating in effect man made lakes. Under the proposed
CAOQO regulations, Twin Lakes is a Type F water.

The smaller portion of the Lakewood area that lies west of the BNRR tracks drains to
Lakewood Creek The creek fravels along the west side of the railroad tracks before
flows apparently split intfo two directions. Low flows continue down the creek along the
railroad tracks and around Nina Lake. Higher flows are believed to overflow intfo a
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separate system along 239 Avenue NE that generally flows south to 140t Street NE.
Lakewood Creek originates in the hills along the west side of the valley and travels
through low areas in undulating terrain with a mixture of pasture, forested, and wetland
areas.

In addition to these tributaries, the conveyance system consists of ditches, culverts and
newer piped systems constructed with development.

b. Stormwater Management

The City of Marysville requires a stormwater management plan for new development.
The Marysville Municipal Code (MMC) Chapter 14.15 adopts the latest edition of the
Department of Ecology's Stormwater Management Manual for the Puget Sound Basin.
The Ecology Manual sefts forth requirements for water quality freatment, source control
for pollution-generating sites, and stormwater detention. Proposed new construction
projects are required to obtain the City's approval for stormwater management plans
before any construction begins.

Stormwater Treatment and Detention

The City of Marysville requires onsite stormwater detenfion and water quality treatment
for development and redevelopment of large parcels (MMC, Chapter 14.15). An
alternative to constructing stormwater treatment and detention on each individual site
is for landowners to contribute to shared regional facilities. Chapter 14.15.080 of MMC
sets forth the conditions whereby the City “should assume responsibility for the further
design, construction, operation, and maintenance of the drainage facilities, or any
increment thereof, on the subject property.” The sharing of regional facilities often
creates more flexibility with the development of each site, and can be more cost
effective to build and maintain than individual onsite systems.

Regional facilities can be beneficial to all parties: the City, the property owners,
developers, other City residents, and others downstream of the developing properties.
Regional stormwater facilities are usually designed and operated to more effectively
control and treat runoff, thereby providing extra protection for the water quality of
streams and other surface water bodies.

Stormwater Conveyance

Stormwater from the roadways will be conveyed to the detention and treatment
facilities either through catch basins and pipes, or through open ditches. Open ditches
are preferred when they are feasible, because of the benefits of additional freatment
and the potential for infiltration.

The conveyance systems can be sized to include runoff from individual sites, if regional
detention is constructed.

Recommended Stormwater Design Considerations

The following are some further recommendations for the design of stormwater facilities
for the subarea plan:

1) Where depth to groundwater allows, stormwater infiliration is recommended

2) Use bio-swales for conveyance to enhance treatment and provide infiltration

3) Monitor the seasonal groundwater table prior to design and construction since it is
high in many places

4) Provide aesthetic design of regional ponds — suggested incorporation into publicly
accessible open space, if safety considerations are met
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5) Provide adequate access for maintenance of drainage easements and detention
ponds

6) Provide pretreatment and source conftrol for all applicable land uses.
7) Utilize multiple regional facilities to provide for stormwater detention.

8) Consider use of a regional facility for high flows and flood attenuation as an
alternative to on-site storage.

C. Wetlands

Adolfson Associates was confracted in 2001 by the City of Marysville to conduct a
Stream and Wetlands analysis of the Lakewood/Smokey Point Study area. The wetland
inventory identified seven palustrine emergent, scrub-shrub, forested, and open water
wetlands associated with the Lakewood Creek tributary to the West Fork Quilceda
Creek and a network of agricultural ditches (including Gissburg Creek). This was a
preliminary investigation and did not involve formal wetland delineations.

Wetland areas contain hydric soils and are known to have high groundwater tables
throughout the year. Due to the current and historical use of many sites for agricultural
uses and practices, the vegetation could not be verified. Future site development will
require formal wetland studies to confirm the absence or presence of wetlands and
groundwater during the growing season.

The City of Marysville regulates developments that affect critical areas, including
streams and wetlands. These regulations have been reviewed within the
comprehensive plan and development regulations for best available science. No
construction is permitted in these buffers except for low impact uses such as pedestrian
trails, viewing platforms, utility lines, and certain stormwater management facilities such
as grass-lined swales provided they do not have a negative effect on the stream or
wetland.

d. Streams

Two fributaries to the West Fork of Quilceda Creek, Lakewood Creek and Gissburg
Creek were studied as part of the City's inventory. Lakewood and Gissburg Creeks both
flow southward through the through the Lakewood UGA and converge south of the
subarea to form the West Fork of Quilceda Creek. Lakewood Creek is a perennial
stream and is likely to be a Type F stream under the proposed critical areas ordinance,
requiring 150 - foot buffers. Gissburg Creek is intermittent and is likely a Type Np stream
with 100- foot buffers. Stream typing will require a biologist's confirmation.

VIl. Public Services and Facilities

a. Schools

The Lakewood School District provides school services to this neighborhood. The District
administrative offices and schools are concentrated at one campus, located between
16t Drive NE and 111 Avenue NE, south of 17279 Street NE. The District’s schools are
Lakewood Elementary, English Crossing Elementary, Lakewood Middle, and Lakewood
High School.

b. Water

The City of Marysville provides water service to this area. Lakewood is served from the

Edward Springs Reservoir, which is fed by the spring collection system, Lake Goodwin,
and the Stillaguamish Collector.

Water is distributed via 12-inch water arterial mains as shown in Figure 4-89. The west
side has a 12-inch line running along Forty-Five Road; on the north there is a 12-inch line
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running along 172nd Street NE; and on the south a 12-inch line runs along 140™ Street NE.
Smaller 8-inch and é-inch distribution mains distribute the water to the existing
developments at the |-5 interchange and the Lakewood school complex.

In order to provide adequate water pressure for new development, proposed systems
are anticipated to need a looped connection between a proposed 12" water line
extension crossing Interstate 5 at 156™ Street NE and the existing 12" line in 172nd Street
NE.

C. Sewer

All of the public sewer system facilities that exist in the subarea are owned and
operated by the City of Marysville and are shown in Figure 4-90. The main elements of
the wastewater collection system in the subarea are:

. Trunk F that ranges from 10" to 18" and runs along Smokey Point Blvd.; and
. Trunk A that ranges from 18" to 27" and runs along 51t Avenue NE and is outside
of the Utility Service Area (USA)

Sewer service to the greater Lakewood area will require sewer extension from east of
Interstate 5 at approximately 140th Street NE. There are current (2004) and future
pipeline deficiencies that have been modeled for this line in the comprehensive sewer
plan that will limit additional sewer service. Only properties who participated in ULID 10
will be allowed connection into this line, until the gravity system from the south can be
constructed to alleviate some of the current sewerage capacity. A gravity collection
system is currently under design and it is anticipated that construction will occur in 2005-
2006. This will consist of a frunk sewer line extension along 140th Street NE, crossing
under I-5, with a 10" line extending north along the east edge of the BNR right-of-way
for service to the existing UGA. Additional lines (varying in size from 10"-30") will provide
service info the trunk line at 140th Street NE. This will provide gravity sewer service to the
current UGA. Limited service for portions of the UGA can be provided with the existing
12-inch sewer line in 172nd Street NE. The line size and slope presents limitations for
future development capacity.

VIIl. Annexation and Development Strategies

UGA expansions within this neighborhood shall be subject to completion of a master
plan for area development. Property within UGA expansion areas shall be required to
annex to the city of Marysville as a condition of urban service provision (sewer service)
and development proposals must be consistent with the city’s master plan for the area.
This plan includes a more specific subarea plan for the Lakewood area that shall be the
basis for review of development proposals. It includes a conceptual road plan, and
open space and trail network as shown in Figure 4-91.

In addition, the accompanying design standards prepared as part of the integrated
comprehensive plan, development regulations and EIS shall apply to the area (as
hereinafter amended). It is also recommended that the City revise its development
regulations to emphasize shared driveways, trails, and sidewalks to further link individual
properties. Design standards that include common signage and integrated landscape
plans will further unify individual properties and promote a planned, center type
development. Refer to Figure 4-73, in the 116t Street Master Plan text (Planning Area 8-
Marshall/Kruse neighborhood) which illustrates a typical Central Boulevard cross section
including landscaping.
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Design Standards

The City's current development regulations contain a variety of standards within the
Zoning Code that affect the overall design of a project including landscaping, sighage,
parking, and setback requirements. Design guidelines and site plan review must also
include:

Location of Parking & Service Areas
Consolidated (Shared) Access
Parking Lot Landscaping

Site Landscaping

Parking Lot Lighting

Pedestrian Connections

Screening Blank Walls, Dumpsters & Service Areas
Marking Gateways

9. Sidewalks and Street Trees

10. Sidewalk Paving

11. Plazas and Public Open Spaces

12. Natural Features & Sensitive Areas
13. Signage Location & Design

ONoO AWM=

Guidelines applicable to Multi-family and Mixed Use Multi-family Designations within the
Lakewood neighborhood include:

Site Entry Features

1.

2. Front Yard Setback

3. Common Outdoor Spaces
4, Private Outdoor Spaces

5. Fences and Walls

172nd Street NE (SR 531) also provides a gateway to Marysville and the Lakewood
community at Interstate 5. An attractive gateway design at key intersections and
development entrances shall be incorporated into both the roadway improvement and
development site and landscape plans. This can be a combination of landscaping,
structures such as fences or walls, artwork, lighting, signage, flags or other identification,
and sidewalk/walkway materials and freatment.
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Lakewood Neighborhood Water System
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Figure 4-90 Lakewood Neighborhood Sewer System
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Figure 4-91 Lakewood Master Plan
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G. SuB-AREAS STUDIES

This section looks at the Study Area wide elements that assist in establishing the
character of the City of Marysville: major arterial streetscapes, Interstate 5, and
Highway 9.

. Major Arterial Streetscapes

The streetscape of major arterials is a prominent element of a city. There are many
reasons to focus on their character:

Introducing a special or unique character to major arterials makes the hierarchy
of the streets more apparent; therefore it is easier for people to understand how
to move through the city, where they are, and what the structure of the city is.
The types of changes being proposed make these streets more aesthetically
appealing, thereby improving the overall character of the city.

Also the kinds of proposed changes are ones which encourage people to walk
or bicycle, instead of only using automobiles.

The elements of this streetscape program would be:

Street trees placed between the sidewalks and street. This not only allows the
frees to shade both, but also creates the impression that the street is narrower
than it really is. Trees also protect and define the pedestrian area.

Limit on-street parking on arterials.

Minimizing the width of the street. This is done by not only reducing on street
parking, but providing only the lanes necessary and limiting the total asphalt.
Limit curb cuts and require on-site circulation. Adjacent projects within a block
should have connecting circulation and should share curb cuts whenever
possible.

Increasing the width of the sidewalks. To encourage pedestrian use, sidewalks
should generally be 5 feet wide. Where there is higher pedestrian activity, they
should be 7 to 9 feet wide. This width allows for street and traffic signs and two
people to comfortably walk side by side.

Where two arterials cross and there is significant pedestrian traffic, the sidewalks
should be bulbed to make it easier for pedestrians to cross and to distinguish the
crossing. However, if the arterial is also a bikeway, accommodation for bikes
should be made, since the pedestrian bulbing forces bicyclists into the traffic
lanes.

Provide bike paths, in each direction, as part of the roadway.

There are several streets which would be appropriate for inclusion in this program. The
selection of streets for inclusion, shown in Table 4-68, is based on the Urban Growth
Boundary, the relationship of these streets to one another, and the amount of tfraffic
using them.
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Table 4-68  Streets Included in Streetscapes Program

NORTH - SOUTH EAST - WEST
State Ave./Hwy. 99/Smokey Point Blvd. 4th Street NE/64th Street NE/SR 528
Liberty Ave./Armar Rd./51st Avenue NE Grove Street/76th Street NE
Shoultes Road 88th Street NE/84th Street NE
67th Avenue NE (within the Urban Growth 100th Street NE
Boundary) 116th Street NE (especially if it connects across
83rd Avenue NE (within the Urban Growth Quilceda Creek)
Boundary) Soper Hill Road
Sunnyside Boulevard 172nd Street NE (SR 531)

a. Interstate 5 and Highway ¢

Interstate 5 and Highway 9 are the two primary elements of the north/south
transportation network for the Study Area connecting to Seattle, Vancouver B.C., and
for Interstate 5, points beyond. The result is manifold: people from all over the region
being brought to and moving through the City, residents using them for circulation, and
prominent physical elements slicing through or by the City. Although there are
negative impacts of roadways of this size and nature, they can have positive potential
as well. Interstate 5 and Highway ¢ afford the opportunity to introduce Marysville to
people coming to or passing through the City; establish and reinforce citizen's image of
their City; and clarify comprehension of the structure and organization of the City.

i. Interstate 5

Interstate 5 is the principal component of the regional fransportation network connecting
Marysville to Seattle, Vancouver B.C., and points beyond. There are certain
characteristics of Marysville which create its personality: the Sloughs; surrounding
farmlands; forested areas; creeks; and a city serving an area larger than simply the
people within the City limits. The nature of the Interstate’s edges alters as one moves
through the Study Area. Thus from Interstate 5, one is able to experience all of these
elements and to some extent the way in which they interrelate.

In the Study Areq, there are four identifiable sections o Interstate 5:

Southern approach and entry: views to the sloughs, farmlands, and downtown
Marysville

Forested corridor punctuated with Quilceda Creek and entrances to various
parts of the urbanized area

Northern approach and entry: farmlands

Smokey Point

Southern Approach and Entry

The most significant event in the approach to Marysville from the south is the crossing of
the Snohomish River and Union, Steamboat, and Ebey Sloughs. To the west are the two
triplets of bridges crossing Union and Steamboat Sloughs; these are notable and distinct
landmarks. To the east, one sees more of the sloughs, farmlands, and undeveloped
land. This flat and relatively undeveloped area separating Everett and Marysville is an
important element in maintaining separate identities for each city. This view is available
when driving either north or south on Interstate 5.

Approaching Ebey Slough from the south only, one sees the waterfront area of
downtown Marysville.  This is the only real view of Marysville available from the
Interstate. This view should not only be maintained, but the development of the
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waterfront as a destination with commercial, waterfront uses, and trails will significantly
improve this important infroduction to the city.

The Fourth Street Exit from the Interstate is a frequently used one since a major portion
of Marysville's freeway services are located there as well as the commercial center and
mall of Marysville. The district immediately adjacent to Interstate 5 was created to
cater to a population passing through the community, although it also serves the
resident population’s needs as well. These activities are located to be convenient for
people getting on and off the freeway ramps. However these areas also have a
prominent introductory role: they are the first infroduction many people have to the
community. Many of the structures housing these uses are generic and bland resulting
in an “Anywhere, USA" feeling that does not entice people into the city. Balancing the
real demand for these services and the desired infroductory character of the city is key
at this location.

Forested Corridor

The section of Interstate 5 between the Fourth Street exit and approximately
136th/140th Street is characterized by the dense trees lining the roadway on both sides.
This not only protects the homes and other uses adjacent to the Interstate from the
visual and aural impacts, but creates a powerful image for the driver. The buffer is
actually fairly shallow, sometimes as little as 20-30 feet — but the effect is significant.
However, a buffer on either side of Interstate 5 of 50 feet should be the goal.

This forested corridor is punctuated by Quilceda Creek and exits from the highway to
various parts of the urbanized area. Quilceda Creek is sfill fairly broad when it flows
under the Interstate. The importance of creeks to the character of the Marysville area
suggests that this crossing should be made as notable as possible to the motorist.

The exits (at 116th, and potentially 88th) from the Interstate indicate that there is other
activity going on behind this forested corridor. These exits have a prominent
infroductory role: they are the first infroduction many people have to the community.
While commercial services at these exits is important for the convenience of the
residents and passing motorists, their proximity to existing residential areas, market
factors, and the proximity of existing freeway services at Smokey Point and downtown
Marysville may not make either or both of these sites suitable for intense highway
oriented uses. More neighborhood oriented commercial might better serve the needs
of the community and as a more appropriate infroduction to those portions of the city.

Northern Approach and Entry

The northern entrance/exit to Marysville is more subtle than the southern one. The trees
lining the Interstate open up, presenting views to the farmlands both east and west of
the roadway. Development of commercial areas and other land uses along this
section threaten these views. This open area should be maintained not only as an
enfrance to/exit from Marysville, and as an element of the character of the area, but
also as a important visual contrast between the forested areas associated with
Marysville and Arlington.

Smokey Point

Smokey Point is the only urbanized area along Interstate 5 between Marysville and
Mount Vernon. It provides important commercial services for the rural areas and
Interstate users. Its visibility is important to inform people of its presence, but this should
also be balanced against the image presented and the need to buffer the residential
areas from the impacts of Interstate 5.
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i. Highway 9

Highway 9 is a secondary element of the north south transportation network that
connects Marysville to the adjacent communities of Arlington and Lake Stevens as well
as Woodinville to the south and the Canadian border to the north. Highway 9's chief
characteristic is similar to that of the section of Interstate 5 between downtown and
Smokey Point Blvd. — a forested corridor punctuated by entrances into the community.
Thus the implications for this roadway are:

Maintain its forested character from Soper Hill Road north past 172nd Street NE.
This can be done by requiring a buffer of 30+ feet of trees along the highway.
Limiting access to Highway 9. This not only maintains the character of the
roadway, it also allows it to remain a relatively free flowing one. Its ability to
move vehicles is only possible when the need for other automobiles to furn info
or off of the road is infrequent. This is possible since 83rd Avenue NE/Whiskey
Ridge Rd. can serve as a secondary roadway for local traffic.

Using the few intersections that do occur along this section of Highway 9 (172nd, 160th,
132nd, 108th, 84th, SR 528/64th, Soper Hill Rd./28th), especially those related to
commercial activities (108th, 84th, SR 528/64th, Soper Hill Rd./28th) to infroduce those
activities, by making those intersections more urban in character.

Il. Other Sections to Potentially Add

The development of new or expanded single and multi-family neighborhoods must
provide a reforestation plan which will include, but not be limited to, street trees, yard
trees, and the retention of native vegetation on steep slopes, stream corridors, and
other areas deemed appropriate through City policy or ordinance. As possible, existing
single and multi-family neighborhoods should also have developed a reforestation plan,
as described above.
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APPENDIX A — LAND CAPACITY TABLES
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0.0 | 681 | 9.2 9.6 24.7 0.0 501.1
0 0 0 5 9 0 501
0 0 0 25 120 0 1408
0 0 0 30 129 0 1909
0 0 0 15 0 0 1328
0 0 0 73 348 0 2947
0 0 0 88 348 0 4274
0 391 0 0 0 0 462
0 0 0 0 0 0 2571
0 391 0 0 3033
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[Total Acres 0.0 | 789 | 0.0 14 | 0.0 0.0 0.0 | 45 | 393|825 ]0.0

Buildable Acres 0.0 | 788 | 00 | 09 | 0.0 0.0 00 | 45 | 314|684 |0.0
Existing HU 0 355 0 1 0 0 0 14 19 21 0
)Additional HU 0 0 0 0 0 0 0 15 [ 405 | 519 | O
[Total HU 0 355 0 1 0 0 0 29 | 424 | 540 | O
f&u Existing Population 0 785 0 3 0 0 0 39 55 28 0
= |Additional Population 0 0 0 0 0 0 0 30 | 810 | 1038 | O
[Total Population 0 785 0 3 0 0 0 69 | 865 | 1066 | O
Existing Employment 0 196 0 0 0 0 0 0 0 123 | 0
)Addition Employment 0 460 0 7 0 0 0 0 0 313 0
[Total Employment 0 656 0 7 0 0 0 0 0 436 | O

[Total Acres 0.0 | 556 | 0.0 | 96.0 | 0.0 00 |26.0|242|719 | 0.0 | 0.0

Buildable Acres 0.0 | 30.0 | 00 | 827 | 0.0 0.0 |24.7]238[539]| 00 |0.0
Existing HU 0 18 0 147 0 0 314 | 196 | 359 0 0
Additional HU 0 0 0 0 0 0 9 34 175 0 0
§Total HU 0 18 0 147 0 0 405 | 230 | 534 0 0
qg, Existing Population 0 25 0 310 0 0 669 | 433 | 804 0 0
hE_ IAdditional Population 0 0 0 0 0 0 182 | 68 | 350 0 0
Total Population 0 25 0 310 0 0 851 | 501 | 1154 | O 0
Existing Employment 0 408 0 645 0 0 0 0 0 0 0
)Addition Employment 0 125 0 267 0 0 0 0 0 0 0
[Total Employment 0 533 0 912 0 0 0 0 0 0 0

[Total Acres 00| 00 | 00 | 0.0 | 0.0 0.0 00| 00 | 0.0 | 0.0 |0.0

Buildable Acres 0.0 | 00 | 00 | 0.0 | 0.0 0.0 00| 00 | 0.0 | 0.0 |0.0
Existing HU 0 0 0 0 0 0 0 0 0 0 0
)Additional HU 0 0 0 0 0 0 0 0 0 0 0
§ [Total HU 0 0 0 0 0 0 0 0 0 0 0
?3, Existing Population 0 0 0 0 0 0 0 0 0 0 0
7 IAdditional Population 0 0 0 0 0 0 0 0 0 0 0
[Total Population 0 0 0 0 0 0 0 0 0 0 0
Existing Employment 0 0 0 0 0 0 0 0 0 0 0
)Addition Employment 0 0 0 0 0 0 0 0 0 0 0
[Total Employment 0 0 0 0 0 0 0 0 0 0 0
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0.0 13.4 | 0.0 7.4 0.0 519.7 | 747.2
0.0 13.4 | 0.0 4.3 0.0 427.4 | 629.0
0 0 0 0 0 1385 1795
0 0 0 0 0 224 1163
0 0 0 0 0 1609 2958
0 0 0 0 0 4228 5138
0 0 0 0 0 650 2528
0 0 0 0 0 4877 7666
0 69 0 0 0 0 388
0 0 0 0 0 0 780
0 69 0 0 0 0 1168
209 | 17.2 | 0.0 | 4294 0.0 133.1 | 874.3
1.2 17.2 | 0.0 | 399.7 0.0 112.0 | 745.3
0 0 0 1383 0 212 2629
0 0 0 151 0 84 535
0 0 0 1534 0 296 3164
0 0 0 4050 0 681 6971
0 0 0 438 0 244 1282
0 0 0 4488 0 924 8253
0 73 0 9 0 0 1135
0 0 0 0 0 0 392
0 73 0 9 0 0 1527
0.0 9.1 0.0 204 0.0 5319 | 5614
0.0 9.1 0.0 16.3 0.0 379.8 | 405.2
0 0 0 99 0 1480 1579
0 0 0 0 0 197 197
0 0 0 99 0 1677 1776
0 0 0 305 0 4515 4819
0 0 0 0 0 571 571
0 0 0 305 0 5086 5391
0 50 0 0 0 86 136
0 0 0 0 0 0 0
0 50 0 0 0 86 136
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[Total Acres 0.0 | 0.0 | 0.0 [300.6| 0.0 |1299.8| 0.0 | 0.0 |[1146| 15.5 | 5.1
Buildable Acres 00| 00 | 0.0 [1457]| 0.0 | 7646 | 0.0 | 0.0 | 754 | 154 | 51
Existing HU 0 0 0 166 0 57 0 0 590 | 20 0
+Additional HU 0 0 0 0 0 0 0 0 65 83 0
E [Total HU 0 0 0 166 0 57 0 0 655 | 103 | O
§Existing Population 0 0 0 427 0 134 0 0 1501 | 55 0
gAdditionaI Population 0 0 0 0 0 0 0 0 130 | 166 | O
PlTotal Population 0 0 0 427 0 134 0 0 1631 | 221 0
Existing Employment 0 0 0 312 0 2400 0 0 0 12 0
)Addition Employment 0 0 0 1206 | O 7916 0 0 0 45 | 60
[Total Employment 0 0 0 1518 | O 10316 | O 0 0 57 | 60
[Total Acres 0.0 | 00 | 0.0 | 0.0 | 0.0 0.0 00| 00 | 0.0 | 0.0 |23
Buildable Acres 00| 00 | 00 | 0.0 | 0.0 0.0 00| 00 | 0.0 | 0.0 |23
Existing HU 0 0 0 0 0 0 0 0 0 0 3
o )Additional HU 0 0 0 0 0 0 0 0 0 0 0
STotal HU 0 0 0 0 0 0 0 0 0 0 3
E‘Existing Population 0 0 0 0 0 0 0 0 0 0 9
& Additional Population 0 0 0 0 0 0 0 0 0 0 0
Total Population 0 0 0 0 0 0 0 0 0 0 9
Existing Employment 0 0 0 0 0 0 0 0 0 0 0
)Addition Employment 0 0 0 0 0 0 0 0 0 0 14
[Total Employment 0 0 0 0 0 0 0 0 0 0 14

Sum Total Acres 92.11396.6 | 101.3631.4|138.7|1299.8 | 60.0 | 349.2[403.2|316.2[10.8

Sum Buildable Acres 77.7 321.8| 789 |415.6| 1.4 | 764.6 | 58.8 |196.8314.5[239.3|10.8
Sum Existing HU 3 469 | 180 | 533 1 57 608 | 989 | 1853 | 615 | 7
Sum Additional HU 0 0 0 0 0 0 243 | 800 [ 1793 |1335| O
Sum Total HU 3 469 | 180 | 533 1 57 851 | 1789 | 3646 | 1950 | 7
Sum Existing Population 0 986 | 447 | 1280 | 44 134 [1361| 2662 | 4311 | 1539 | 22
Sum Additional Population 0 0 0 0 0 0 486 | 1600 | 3586 | 2670 | O
Sum Total Population 0 986 | 447 [ 1280 | 44 134 1847 | 4262 | 7897 | 4209 | 22
Sum Existing Employment 0 2195|1699 | 2313 | 249 | 2400 | 18 15 0 728 | 35
Sum Addition Employment  |1074 | 2622 | 179 | 2512 | 9 7916 0 0 0 766 | 88
Sum Total Employment 1074 | 4817 | 1878 | 4825 | 258 | 10316 | 18 15 0 1494 | 123
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0.0 47.8 | 71.7 3.8 0.0 0.0 1858.8
0.0 359 | 46.1 1.2 0.0 0.0 1089.2
0 0 1 0 0 0 834
0 0 0 0 0 0 148
0 0 1 0 0 0 982
0 0 3 0 0 0 2121
0 0 0 0 0 0 296
0 0 3 0 0 0 2417
0 0 0 0 0 0 2724
0 14 0 0 0 0 9241
0 14 0 0 0 0 11965
320.3 | 136 | 0.0 70.4 0.0 3731 | 779.7
6.2 12.1 0.0 44 .4 0.0 306.1 371.1
1 2 0 93 0 316 415
0 0 0 71 0 482 553
1 2 0 164 0 798 968
3 6 0 282 0 1118 1419
0 0 0 206 0 1398 1604
3 6 0 488 0 2516 3022
0 64 0 56 0 0 120
0 0 0 0 0 0 14
0 64 0 56 0 0 134
412.7 | 744.9|343.4|3287.8| 94.9 |3207.9|11890.7
7.3 [410.6|194.8|2669.1| 94.8 |2456.3| 8313.1
4 7 5 | 5046 | 444 | 7015 | 18736
0 0 0 | 4257 | 131 | 2180 | 10739
4 7 5 [10203| 575 | 9195 | 20475
12 | 22 | 15 | 15656 | 2965 | 21585 | 53042
0 0 0 |12345| 380 | 6322 | 27389
12 | 22 | 15 | 28001 | 3345 | 27907 | 80431
10 |1578| 22 | 204 0 120 | 11586
0 14 0 0 0 0 15180
10 1592 | 22 204 0 120 26766
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V. HOUSING ELEMENT

INTRODUCTION

The Housing Element provides an inventory and analysis of existing household
characteristics, housing stock, housing characteristics, and housing needs within
Marysville and its UGA. It identifies projected housing needs and identifies goals and
policies to guide future housing development to meet these needs within the
community.

A. BACKGROUND

The Growth Management Act requires cities and counties to adopt a Housing element
within our respective comprehensive Plans. The Act identifies the following goal as
guidance for comprehensive plans:

“Ensure the availability of affordable housing fo all economic segments of the
population of this state, promote a variety of residential densities and housing types,
and encourage preservation of existing housing stock.” (RCW 36.70A.020)

This Housing Element recognizes the vitality and character of established
neighborhoods and identifies sufficient land for housing to accommodate a range of
housing types and prices.

Snohomish County, as a fast-growing county, is required to evaluate every five years,
whether the County and its cities are achieving their housing goals, objectives, and
targets. This evaluation was accepted by the Snohomish County Tomorrow Steering
Committee on July 23, 2003. This report is used as a resource in the City's Housing
Element.

In addition, this element also uses statistics and information from the 1990 and 2000 U.S.
Census and the Snohomish County Tomorrow Growth Monitoring Reports.  These
sources report information in a variety of statistical units: census fracts, jurisdictional
boundaries such as the Marysville city limits and Shohomish County and the Marysville
urban growth boundary. Figure 5-1 shows the relationship of the Urban Growth Area
and individual census tracts. It should also be noted that city boundaries change as a
result of annexation. Therefore change reported in the City between 1990 and 2000,
may reflect annexation of existing neighborhoods, as well as new development.

Key factors that influence housing goals and policies for this plan update are:

« Existing housing characteristics including ownership, housing types, age, and quality;
« Availability and cost of existing housing;

« Wages and income, and the trends of job creation;

« Social factors such as household composition and race;

« Characteristics of the current population and forecast growth; and

» Projected housing needs.

Housing Element
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Figure 5-1 Marysville UGA and Census Tracts
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B. HOUSING INVENTORY & ANALYSIS

. Owner and Rental Households

Generally ownership rates have increased slightly over the past decade. Countywide,
ownership has increased from 66.3 to 67.7%. Marysville home ownership is up sharply,
changing the composition of the city from a rental based city to owner householder
majority. This is a result of annexations as well as new construction. Table 5-1 shows the
distribution of ownership in Marysville.

Table 5-1 Rates of Ownership

2000 1990
Snohomish County
Owner Households 67.7% 66.3%
Rental Households 32.3% 33.7%
City of Marysville
Owners Households 63.4% 46.5%
Rental Households 36.6% 53.5%

Source: U.S. Census, 2000 and 1990.
Rental housing is a mixture of both single family and multi-family structures. In the City of

Marysville, 72% of rental units are multi-family. The following breakdown in Table 5-2
shows where rental housing is concentrated.

Table 5-2 Comparisons of Ownership in City

Census Tract % Owned % Rented

Sno. Co. 65.0% 35.0%

Marysville 63.0% 37.0%
529.01 55.6% 44.4%
529.03 30.7%
529.04 74.2% 25.8%
528.03 74.9% 25.1%
528.04 82.8% 17.2%
528.05 70.9% 29.1%
528.06 87.7% 12.3%
527.01 88.6% 11.4%
527.04 91.2% 8.8%
527.05 90.6% 9.4%
521.04 78.3% 21.7%

Greater than Snohomish Co. %
More Rented than Owned Units
Source: U.S. Census, 2000.

Housing Element

5-3
Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

In studying ownership patterns in the Study Area, the Census Tracts in 529 (downtown
Marysville) have substantially more rental units than other tracts Areas. The area along
Highway 9 has the highest rate of ownership.

Il. Housing Types & Densities

Marysville increased the percentage of non single family permits (duplex, multi-family,
mobile/manufactured) issued in the five-year period (1996-2000) from the prior five-year
period (19921-1995) as shown in Table 5-3. Generally, these housing types reflect more
affordable housing stock being provided in new developments.

Table 5-3 Percent of Non Single Family Permits Issued

Period Duplex Multi-Family  Mobile/ Manufactured Home  Total
1991-1995  3.9% 5.6% 3.1% 12.6%
1996-2000 5.5% 25.3% 2.8% 33.6%

Table 5-4 shows the composition of housing in Marysville as compared to Snohomish
County and the individual Census Tracts.

Table 5-4 Units in Structure, As Percentage of Total

Single Family T 2-4 Units 5+ Units  Other I

Sno.Co. 66% 6% 20% 8%
Marysville 61% 11% 17% 11%
521.04 82% 3% 0% 15%
527.03 86% 5% 1% 8%
527.04 87% 3% 0% 9%
527.05 88% 0% 0% 12%
528.03 73% 5% 1% 21%
528.04 21% 5% 0% 4%
528.05 74% 3% 13% 10%
528.06 4% 1% 0% 5%
529.01 55% 16% 8%
529.03 51% 22% 0%
529.04 65% 7% 15% 13%
531.01 73% 2% 0% 26%
531.02 75% 0% 0% 25%

t Single family attached and detached.
T Mobile homes, manufactured housing, trailers, boats, RVs.

Greater than Snohomish Co. %
Source: Census 2000

Since 1990, composition of housing types in the City of Marysville has changed more
significantly than composition of housing types in Snohomish County. This change is a
result of annexations of existing single family residential areas occurring between 1990
and 2000, as well as new construction. The resulting change in overall composition has
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been a 14% drop in multiple-unit structures. Single family structures in the city have
increased 1% while mobile homes, manufactured homes and frailers have increased by
3%. The County’s largest change in composition has been a 3% drop in mobile homes,
manufactured homes and trailers. Single family structures in the County have increased
2%, 2-4 Unit structures have decreased 1%, 5+ Unit structures have increased 1%.

Within the City of Marysville, 61% of dwelling units are single family, 11% are duplexes or
small apartment buildings (2-4 units), and 17% are buildings with more than 5 units. In
the areas where annexations are taking place, 75 to 86% of dwelling units are single
family.

The fourth category of housing is mobile homes and manufactured housing. Within the
City of Marysville 11% of dwelling units fall under this category. Their low cost, either
rented or owned, can be an important factor in affordable housing. The pressure to
redevelop them can be anissue.

Average net densities in approved single family/segregated condominium projects
increased reflecting more efficient land use occurring within the city following
implementation of GMA land use plans and development regulations. A comparison of
average net densities for 1995-1997 and 1998-2000 are shown in Table 5-5

Table 5-5 Average Net Densities Per Acre in Single Family/Segregated Condominium
Projects

Period DU/Acre Increase
1995 - 1997 5.14
1998 - 2000 6.15 1.01 du/acre

Il. Household Characteristics
Average household size in 2000 was 2.66 persons per household (pph), a 12.2% gain
since 1990, the second highest gain of all county jurisdictions, raising the city above the
countywide average, 2.65.

Family households represent 70.3% of all Marysville households, with average family size
of 3.15 pph. However, the traditional family of a husband, wife, and children is
becoming less common. Over one-third of households in the City are comprised of
unrelated persons. People living alone are on the rise, as are the number of elderly and
single parents, particularly women. These are also the groups in which higher rates of
poverty occur.

The ages of people in rental housing in the City also indicates that it is not just for singles
or childless couples. Rental units have 60% of persons 25-34, 51% of 35-44, 47% of 45-54.
Thus at least half of persons in their child bearing and rearing years occupy rental
housing. The decline continues to 37% for persons 55-64, then increases until more than
50% of persons over 75 are in rental units.

Marysville's proximity to Interstate 5 and transportation corridors results in Marysville
households having amongst the shortest commute times of all Snohomish County
jurisdictions, second only to Evereft. Easy access to Interstate 5 and jobs has
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contributed to making Marysville a desirable place to live. The median commute time
forresidents is 27.1 minutes. Table 5-6 shows commute times for Marysville households.

Table 5-6 Commute Times for Marysville Households

Time Percentage of Households
< 15 minutes 26.6%
< 30 minutes 62.8%
< 45 minutes 81.2%

Source: SCT 2002 Housing Evaluation Report

V. Income Characteristics and Growth

Annual household median income in Marysville grew 27.6% between 1990 and 2000,
adjusted for inflation, from $36,889 to $47,088. This was the sixth fastest increase in the
county. The countywide median is $53,060, so Marysville has a lower median income
than the County. A distribution of households by income classification is shown in Table
5-7 for Snohomish County, City of Marysville, and Census Tract in the UGA.

Table 5-7 Estimated Number of Households by Income Classification

15,000- 25,000- $35,000- 50,000 Median

Area  30-314.999 $$24,999 $§|‘>34,999> 30334999 < 49999 ind up Income
Sno.Co. 19,933 9% 20,319 9% 25371 11% 65623 29% 37,905 17% 121,438 54% $53,060

City of

Marysville 966 10% 1,092 12% 1,194 13% 3,252 35% 1,605 17% 4,491 48% $47,088
529.01 439 441 14 468 15% 1348 43% 555 18% 1258 40% $40,417
529.03 177 10% 230 14% 338 20% 745 44% 451 26% 514 30% $37,827
529.04 123 6% 217 11% 313 16% 653 34% 274 14% 988 52% $51,030
528.03 148 9% 138 8% 165 10% 451 27% 315 19% 892 54% $51,472
528.04 150 7% 150 7% 186 9% 486 23% 281 13% 1352 64% $60,254
528.05 175 11% 229 15% 168 11% 572 37% 248 16% 747  48% $48,099
528.06 64 4% 56 3% 195 11% 315 18% 395 22% 1095 61% $56,390
527.03 39 3% 70 5% 130 9% 239 17% 279 20% 907 64% $59.594
527.04 88 5% 107 5% 89 4% 284 14% 292 4% 1435 71% $69,152
527.05 69 5% 54 4% 114 8% 237 17% 142 11% 978 72% $67,188
531.01 22 2% 57 &% 53 6% 132 14% 232 24% 590 62% $61,702
531.02 143 9% 98 6% 153 9% 394 24% 224 4% 1004 62% $58,253
521.04 73 13% 53 10% 20 4% 146 27% 135 24% 279 50% $47,400

Greater than Snohomish County %
Source: US Census, 2000.

HUD defined income classifications for Snohomish County are shown in Table 5-8.
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Table 5-8 Household Categories

Category of Households % of Median Income  Income Ranget

Extremely Low Income 0% - 30% $0-$15,918
Very Low Income 31% - 50% $15,919 - $26,530
Low Income 51% - 80% $26,531 - $42,448
Moderate Income 81% - 95% $42,449 - $50,407
Middle Income 926% - 120% $50,408 - $63,672

T Calculated using Snohomish County median income.

Source: U.S. Department of Housing and Urban Development income classification
guidelines.

Using HUD guidelines with the 2000 Census information and County median income,
approximately 10% of Marysville households would be considered extremely low
income, 12% very low income, and 22% as low income. This assumes a median of
$42,500 for the $35-$49,999 income group, with half the households making above or
below the median. Moderate income households represent approximately 9% of city
households. Low-income to moderate-income households represent approximately
52% of all city households. Low-income to moderate-income households represent
approximately 46% of all households countywide.

Of the 13 Census Tracts in the Marysville area, CT 529.03 has 57% of its households in the
low income categories. CT 529.01 has 49% and CT 528.05 has 45% of households in low
income categories. Ten CTs have over half the households in the middle income (or
greater) category. CT 527.04 has 71% of households in the middle income (or greater)
category. CT 527.04 also has the highest median income of the 13 CTs, at more than
$22,000 above the City median income.

From 1990 to 2002, a total of 41,200 non-agricultural jobs were added to the Shohomish
County economy, amounting to a 24.8% increase in employment. Most of this growth
occurred between 1995 and 1998. Since 1998, the County has experienced net job
losses. Job reductions have affected the manufacturing sector most significantly,
primarily attributed to layoffs at Boeing. Job growth in other sectors (retail trade,
services, construction, and government) have helped to reduce overall job reductions
within the County. Service sector employment (hotel, business, health, legal,
educational, social, engineering, and management services) represent 22.6% of jobs in
2002. Marysville's land use plan includes a large amount of commercial areq,
promoting a mixture of retail and service job growth. Retail jobs tend to be lower
paying, therefore the City should provide adequate opportunities for lower income
households so that families/individuals can both live and work in the community.

V. Housing Costs & Affordability

Housing costs represent a significant share of household budgets. One of the goals of
growth management is to provide affordable housing to Washington state residents.
The term affordable housing, as used in this plan, means that households pay no more
than 30% of their monthly income for housing costs (including utilities for rental units,
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insurance and taxes for ownership). Marysville’s goals, as well as the County’s, focus on
providing affordable housing to low to moderate income households.

Table 5-9 shows the percentages of home values or rents in the Marysville area and the
maximum rents or home prices that would be considered affordable within each
income classification, based on 2001 wage information for Snohomish County.

Table 5-9 Housing Costs by Category

Income Classification Maximum
Monthly Rent Maximum Home Price*
Extremely Low $407 $47,680
Very Low Income $732 $85,824
Low and Moderate Income  $1,289 $150,987
Middle Income $1,628 $190,720

* Based on 30 year, 8% fixed rate mortgage; includes an allowance for insurance and
taxes; 2001 Snohomish County wage estimates.
Source: Snohomish County Tomorrow 2003 Growth Monitoring Report.

For the City, the 2000 Census (which utilizes owner's stated values & rents) shows the Me-
dian Owner Occupied Housing Value was $179,000 and the Median Contract Rent was
$724. Trends in construction are making new housing more expensive. This can be seen
in the cost of housing in 2003 and 2004. In 2003, Snohomish County median selling price
was $221,950. In 2004, Snohomish County median selling price was $242,150.] Median
home prices do not meet the definition for affordable housing.

Owner Households

Another measure of affordability is the percentage of home sales that were affordable
to households earning up to 95% of median annual household income. Median
household income and the average interest rate factor used to determine affordability
changes each year. The median income, maximum affordable sales prices, maximum
monthly costs affordable to low-moderate income households, and the average
interest rate each year in Snohomish County are shown in Table 5-10.

Table 5-10  Affordability Changes

Year Median Maximum Maximum Average
Annual Sales Price Monthly Cost Interest Rate
Income
1995 $44,964 $123,158 $987 7.4%
1996 $47,358 $117,895 $1,013 8.2%
1997 $50,631 $129,474 $1,037 7.6%
1998 $52,599 $138,905 $1,059 6.9%
1999 $52,450 $152,539 $1,163 6.9%
2000 $54,253 $150,987 $1,203 7.5%

Source: SCT 2002 Housing Evaluation Report

I Northwest Multiple Listing Service, 2004.
Housing Element
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Marysville is within the mid-range of jurisdictions within Snohomish County, with respect
to homeownership affordability. The Snohomish County Growth Monitoring reports
found 28.2% of all home sales between 1998 and 2000 in Marysville affordable to low-
moderate income families, down from 28.8% in the previous three-year period. This is
slightly ahead of the countywide figure of 26.1%.  Similarly, the 2000 U.S. Census for
Marysville homeowners with annual incomes less than $50,000 found 58.5% paying more
than 30% of their monthly income for housing, a middle-range number among
Snohomish jurisdictions.

Owner households with mortgages and annual incomes less than 95% of median and
paying more than 30% of monthly income for housing for the County and Marysville are
depicted in Table 5-11.

Table 5-11  Less than Median Income, Paying More than 30% of Income in Mortgages

Year County County
1990 38.9% 33.1%
2000 57.3% 58.5%

Source: U.S. Census, 1990 & 2000

This demonstrates that low-moderate income households are paying proportionally
more for housing costs (in this case more than 30% of monthly income) to stay in
homeownership. This dramatic increase may be a result of lower interest rates allowing
greater access to ownership to low-moderate households. These households are willing
to devote a relatively large portion of their household budget to mortgage payments
to fulfill their goal of homeownership. Table 5-12 illustrates single-family residential home
values by City and Census Tract.

Housing Element
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Table 5-12  Residential Value by Owners

Census  $0-$50,000 $50,000 - $100,000 - $150,000 - $200,000 Median
Tracts $99,999 $149,999 $199,999 and up
City 18 87 1,017 2,175 1432 $179,000
1% 2% 22% 46% 30%

521.04 0 9 20 142 169 $199,700
0% 3% 6% 42% 50%

527.03 7 37 185 522 290 $179,200
1% 4% 18% 50% 28%

527.04 0 8 99 580 907 $209,200
0% 1% 6% 36% 57%

527.05 0 7 45 490 521 $199,200
0% 1% 4% 46% 49%

528.03 6 6 384 65 $153,900
1% 1% 44% 47% 8%

528.04 20 0 732 215 $156,700
1% 0% 45% 13%

528.05 2 27 184 556 188 $169,900
1% 19% 58% 20%

528.06 10 541 761 85 $155,000
1% 6%

529.01 0 51 399 633 208 $162,200
0% 4% 30% 51% 16%

529.03 0 26 253 179 9 $142,600
0% 6% 54% 38% 2%

529.04 8 0 360 538 171 $166,100
1% 0% 33% 50% 16%

531.01 0 0 193 200 99 $163,700
0% 0% 39% 41% 20%

531.02 9 0 167 281 610 $213,300
1% 0% 16% 26% 57%

Greater than Snohomish County %

Source: US Census, 2000.

The City's median single-family residential home value is $179,000. Five CTs have
greater median values with the highest at CT 531.02 at $213,300. Eight CTs have lesser
median values with the lowest at CT 529.03 at $142,600.

A comparison of Table 5-9 Housing Costs by Category and Table 5-12 Residential Value
by Owners shows that only 1% of housing in Marysville is affordable to extremely low
income households. Three percent of housing is affordable to very low income
households and 25% is affordable to low income households. Nearly 70% of housing is
affordable to households that are middle income.
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Table 5-13 Contract Rent
$0 - $299 $300 - $499 $500 - $749 $750 - $999 $1,000 & up Median

Census Tracts

252 352 1,310 913 588

City 7 % 10% 38 % 26 % 17% $724
0 20 5 56

521.04 0% 5% 4% 41% 36% $798
0 5 42 70 0

527.03 0% 2% 19% 31% 48% $990
9 16 23 20 73

527.04 6% 10% 15% 13% 47% $1016
7 0 26 16 79

527.05 6% 0% 20% 13% 62% $1075
10 8 55 149 0

528.03 3% 2% 14% 37% 42% $963
0 20 63 95 2

528.04 0% 6% 18% 27% 48% $989
9 31 132 145 0

528.05 2% 7% 29% 32% 29% $846
0 17 10 64

528.06 0% 8% 4% 28% 52% $1037
137 1 635 312 146

529.01 10% 1 45% 22% 10% $704
925 1 426 413 109

529.03 8% 1 36% 35% 9% $693
11 10 158 162 151

529.04 2% 2% 32% 33% $857
10 0 30 23 45 42%

531.01 9% 0% 28% 21% $888
0 2 15 81 13

531.02 0% 17% 10% 54% 9% $822

Greater than City % or Median.

Source: U.S. Census, 2000

Renter Households

Marysville is relatively affordable for renters. The Growth Monitoring Report surveys of
rents, 1999 to 2001, found Marysville rental stock affordable to 88.6% of very low income
households, the third best result among Snohomish County jurisdictions. The 2000
Census found 51.4% of renter households with incomes below $50,000 paying more than
30% of monthly income for housing, a number in the middle range of Snohomish County
jurisdictions.
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VI. Age and Condition of Housing Stock

Factors affecting housing quality include age of structures. The age of construction can
provide insights into neighborhoods. Neighborhoods with older housing stock can
provide more housing character and diversity in housing construction and facades.
Older homes can also provide affordable housing stock for lower income families. New
construction provides updated electrical and plumbing systems, and meets today’s
energy standards, as well as being typically larger structures. 41% of Marysville's housing
stock is new construction, built between 1990 and 2000. This is significantly higher than
the county average of 28%. Only 4% of structures were built prior fo 1940. Age of
housing per census fract is shown in Table 5-14.

Table 5-14  Age of Housing

Percent of Structures Built
Census Tract  2000-1990 1970-1989 1940-1969 pre-1940

Sno. County 28% 4% 24% 7%
City A% 35% 20% 4%
521.04 28% 31% 26% 14%
527.03 57% 17% 18% 8%
527.04 64% 28% 6% 2%
527.05 59% 22% 15% 5%
528.03 42% 48% 10% 1%
528.04 20% 54% 25% 1%
528.05 24% 38% 36% 2%
528.06 37% 55% 8% 1%
529.01 18% 46% 35% 1%
529.03 8% 30% 47% 15%
529.04 46% 44% 10% 1%
531.01 53% 30% 10% 7%
531.02 43% 41% 13% 3%

Dominant age of homes.
Source: U.S. Census, 2000.

This means the condition of Marysvile homes is generally good- with over 60% of
housing units being less than 20 years old. Architecturally, Marysville's housing stock is
relatively homogenous, the majority having been constructed within the last 20 years.
Many of the developments were constructed independently on tracts of 10-20 acres.
In the unincorporated areas of the UGA, projects utilized the County's planned
residential development codes to increase density without any resulting increase in
amenities or improvement to project design. As a result, some of the concerns
emerging in the SCT 2002 housing evaluation report and in community forums have
related to the lack of design elements and effective site planning in the original
subdivision creation to provide higher quality neighborhoods. Many of the newer
neighborhoods lack a sense of identity or place that enhances community image. This
has resulted in a reluctance in many neighborhoods to accommodate higher densities
and to allow alternative housing types. This plan should address strategies to improve
housing quality to respond to community concerns.
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VII. Housing Resources (Assisted housing)

Marysville is a leader in the provision of assisted housing to its residents. The city contains
9211 units of permanently assisted housing and 320 families receiving vouchers for a total
of 1,231 assisted units, 12.7% of the housing stock as shown in Table 5-15. Marysville has
the second highest number of assisted households of cities in Snohomish County.
Permanently assisted projects are well dispersed in the city, as are the locations of
voucher-assisted families. Since 1995, Marysville has added two permanently assisted
projects, one 25-unit project providing fransitional and permanent housing to families
and the homeless with incomes below 30% and 50% of median income; and a project
of 53 units, 46 of which serve households below 50% of median income, 7 households
between 50% and 60% of median. Snohomish County Housing Authority owns and
maintains two large complexes within the city limits.

Table 5-15  Assisted Rental Housing

Owner/Contact Number of Household Type
Subsidized
Units

Private Non-Profit

Housing Hope 25 Family/Homeless
Cedar Landing Housing Partners 53 -
360-658-4889

Cedar Groves 28 Family/Low Income
Privately Owned — HUD Subsidizedt
Harmony House North 15 Chronically Ill, Very Low Income
1299 Cedar Street
Marysville Quilceda Meadows 16 Wholly Developmentally
Disabled,
4520 84 Street Very Low Income
Pilchuck Il Apartments 30 Elderly, Very Low Income

1724 Grove Street

T Source: Snohomish County Tomorrow 2003 Growth Monitoring Report.
1 Source: US Department of Housing and Urban Development, March 2004.

VIIl. Social Factors

Some components of the population deserve special attention within the Housing
Element, since the type and availability of housing has a greater impact on that
component. Some of these social factors are households living in poverty, the elderly,
and special needs population.

In examining the ages of persons living in poverty a picture of how low income and
affordable housing should be designed and distributed becomes clearer. Groups
below poverty levels are shown in Table 5-16. The federal government establishes
poverty thresholds annually. As an example, the poverty threshold in 2003 for a three-
person family with two children was $14,824.
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Table 5-16 Percentage Comparison of Groups Below Poverty Levels

Individuals All Families Female Head of Families

Census | Total 5-17 18+ 65+ | Total w/Kids w/ Kids: Total w/ Kids w/ Kids

Tract Under Under 5 Under Under 5
18 18

Sno.Co.i 69% 7.1% 6.4% 7.8%i 4.9% 67% 85%i 17.0% 22.1% 35.5%

City 56% 39% 60% 59%: 3.7% 4.5% 51%: 12.6% 155% 26.0%

52104 | 97%| 28.4%| 59% 00% 7.4%| 168%| 00%| 483%| 737%] 0.0%
52703 | 32% 35% 32% 7.0% 24% 28% 14% 42% 49% 00%
527.04 | 22% 1.7% 26% 7.0% 25% 07% 00% 131% 160% 0.0%
527.05 | 5.6% 63% 50% 83% 44% 62% 69% 13.6% 00%  0.0%
52803 @ 69%|11.1%] 58% 1.6% 64% 7.4% 2.9%| 29.0%| 30.7%| 31.3%
52804 | 65% 57% 56% 1.8% 45% 7.5%| 17.7%| 21.6%| 36.8%| 63.2%
52805 | 3.8% 23% 4.1% 48% 246% 41% 1.3% 00% 00% 0.0%
52806 @ 39% 72% 30% 61% 28% 31% 21% 45% 61% 0.0%
52901 | 7.0% 5.6% 7.1% 49% 43% 65% 7.5% 141% 18.3% 27.7%
529.03 | 8.9% 22%[102%] 11.6%| 42% 58% 8.1% 130% 18.1% 28.2%
52904 | 3.4% 1.5% 41% 00% 27% 34% 47% 104% 13.5% 30.0%
53101 17% 00% 19%[125%| 00% 00% 00% 00% 00% 0.0%
531.02 | 45% 03% 51% 7.2% 40% 23% 41%i 79% 109%  0.0%

Percentage of Persons or Families below Poverty is 0.5% or more higher than that for
Snohomish Co.

Percentage of Persons or Families below Poverty is significantly higher than that for
Snohomish Co.

Source: U.S. Census, 2000.

Compared with the County, the City and six CTs have a smaller percentage of their
families and individuals living in poverty. Poverty is most frequently seen among female
head of household families and individuals 65 and older.

In examining age, it is important to look at the overall aging of the population which is a
national frend. The population of Marysville is also aging, necessitating new types and
configurations of housing, and related services. Marysville has a 2% higher elderly
population than the county averages as shown in Table 5-17. The elderly are
concentrated in downtown Marysville.
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Table 5-17 Percentage of the Population Over 65

2000
Sno.Co. 9%
Marysville 11%
529.01 16%
529.03 12%
529.04 1%
528.03 7%
528.04 7%
528.05 17%
528.06 6%
527.03 4%
527.01 9%
527.04 6%
527.05 5%
531.01 5%
531.02 12%
521.04 11%

Greater than Snohomish Co. %.
Source: U.S. Census, 2000.

The kinds of housing targeted to these populations needs to be amenable to families
and senior citizens.

Special Needs

The following information is an informed estimate of the number of persons in each
special needs category. It has been assumed that in distributing the County estimates
that there is a proportionate share of persons with special needs throughout the
County. The Marysville UGA population represents approximately 8% of the County
population. 8% will be used to calculate current and future needs within the UGA. The
City limits include approximately 56% of the UGA population in 2004.

Homeless

In 2000, Snohomish County homeless shelter providers reported 10,571 individuals and
families were turned away. At least 25% of the homeless sheltered are disabled, and
55% of them are families with children.2 Furthermore, there may be persons who choose
not to attempt to use the shelters who would remain uncounted.

Disabled

Census information regarding disability is provided for the civilian noninstitutionalized
population over five years of age. Individuals were classified as having a disability if: 1)
they were five years and older and reported a long-lasting sensory, physical, mental or

2 Snohomish County Community Assessment Data Committee Report, March 2002.
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self-care disability; 2) they were 16 years and older and reported difficulty going outside
of the home because of a physical, mental, or emotional condition lasting six months or
more, or 3) they were 16 to 64 years old and reported difficulty working at a job or
business because of a physical, mental, or emotional condition lasting six months or
more . These figures do not include persons in institutions, military personnel or children
under the age of five. People with disabilities represent large segments of the overall
population. As a percentage of Marysville's elderly, 51% of the population over 65
years reported a disability, as shown in Table 5-18.

Table 5-18 Disability Status

5to 20 years 21 to 64 years 65 years and over
Snohomish County 10,243 7.1% 59,598 16.7% 23,280 42.8%
Marysville 531 8.2% 2,177 16.2% 1,468 51.3%

Source: U.S. Census, 2000.

Mentally 1l
State rates result in an estimated total of 2,754 persons age 18 and older in the UGA
and 1,532 in the City with serious mental illness.3

People with AIDS

In the last 20 years, there have been 299 AIDS related deaths and 587 HIV infected
persons in the County.4 Between the years 1992 and 2001 the incidence rates for AIDS
in Snohomish County were significantly lower than those for the state.

Alcohol and Drug Addiction

There is an accepted standard that there is approximately 10% of the population with
alcohol and/or drug addiction. This would indicate that in 2003, there were 510 persons
in the UGA and 284 persons in the City with addictions.

Marysville is fortunate to have a number of social service agencies, nonprofits in the
community that can assist in meeting community needs. These agencies and
nonprofits include Catholic Community Services, Compass Health, Marysville Food Bank,
and the YMCA. Housing Hope and the Snohomish County Housing Authority also own
and maintain housing projects and provide services within the city.

C.  FuTure NEEDS

. Population & Demographics

The City of Marysvile and Snohomish County have been experiencing significant
growth as shown in Table 5-19. The County grew 30% in the 1990s, the largest increase
of any county in the State, and places it in the top 30 counties nationwide for fotal
population growth. Marysville's growth was higher than the County’s as a result of the
combined influence of new development and annexation. Housing growth from 1990
to 2000 is shown in Table 5-20.

3 US Department of Health and Human Services, Substance Abuse and Mental Health Services Administration,
2002.

4 Snohomish Health District, Health Statistics and Assessment, AIDS Incidence Rates.
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Table 5-19  Population Growth, 1990-2003

1990 2003 Percentage Change
Snohomish County 465,628 637,500 36.9%
City of Marysville 10,328 28,370 174.7%

Source: Snohomish County Tomorrow 2003 Growth Monitoring Report.

Table 5-20 Housing Growth, 1990-2000

1990 2000 Percentage Change
Snohomish County 183,942 236,205 28%
City of Marysville 4,565 9,730 113%

Source: 2000 U.S. Census

This decade of growth has created a new demographic makeup for our community.
Marysville has become a city of young families, children and seniors. The city exceeds
countywide percentages in each of these age groups. Older adults, aged 35 to 64
comprise only 35.1% of the Marysville population, compared to 40.3% countywide.

Il. Housing Affordability and Needs for Low to Moderate Income Households

Affordable housing, as defined in this Plan, refers to households earning less than 95
percent of median income paying less than 30 percent of their monthly income for
housing costs. Housing need is the measure used by Snohomish County to describe
percentage of households within a jurisdiction earning less than 95 percent of median
and paying more than 30 percent monthly for housing.

Between 1990 and 2000, the absolute numbers of households with housing needs rose
for both renters and homeowner, renters in need as a percentage of all households in
the county declined slightly from 14% to 13.9%. During the same period the
comparable measure of homeowners in need as a percentage of all households
increased from 7.5% to 10.7%.

Between 1990 and 2000, the total housing stock countywide increased by 30.9% or
53,139 units. Owned housing stock increased 33.9% as compared to a 25.2% increase in
rental housing stock. In 1990, 66.3% of the county population owned their own home.
In 2000, that number had climbed to 67.7%.

Table 5-21 shows the same trends as the County, with owner need rising for Low-
Moderate Income Households in Marysville from 5.8% to 9.9% between 1990 and 2000,
and renters with need decreasing from 23.1% to 16.5%.

Table 5-21 Households with Housing Needs (below 95% median income) by Tenure

Total Households and Households with Housing Housing Need as % of Total
Need Households
Total Owner Need Renter Need Owner Need Renter Need
Households
County 2000 194,718 20,922 27,020 10.7% 13.9%
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County 1990 144,787 10,799 20,305 7.5% 14.0%
Marysville 2000 8.186 812 1,350 9.9% 16.5%
Marysville 1990 3,880 226 897 5.8% 23.1%

Table 5-22 below, depicts lower income owner households with mortgages (below 38%
and 66% of median income) paying more than 30% of income for housing, as a percent
of total households in 2000. In Marysville, 5.08% of the households are lower income
households with housing need. This is lower than countywide averages.

Table 5-22 Lower Income Households with Housing Needs

Annual Household Income
Up to $20,000 From $20,000 to $34,999 | Less than $35,000
Total Number % of Total | Number % of Total | Number % of Total
Households
Countywide 194,718 4,790 2.5% 6,883 3.5% 11,673 6.0%
Marysville 8,186 178 2.2% 238 2.9% 416 5.1%

Source: SCT 2002 Housing Evaluation Report

Snohomish County Tomorrow Fair Share Housing Allocation

The Snohomish County Tomorrow Fair Share Housing Allocation system models housing
need throughout Snohomish County and allocates it throughout jurisdictions within
Snohomish County for planning purposes. The goal of the Fair Share Housing Allocation
is for jurisdictions to plan to eliminate all housing need within the planning period. This is
an idealistic target.

The fair share methodology is infended to equitably distribute low and low-moderate
income housing among the cities and unincorporated county. The purpose of the
methodology is to ensure that concentrations of low-income housing do not contfinue
to impact a few areas in the county. By taking info account existing low-income
housing and jobs in each jurisdiction, the methodology redistributes the “fair share” of
housing for which each jurisdiction should plan. The total fair share housing allocation
includes both existing and projected housing needs.

Each jurisdiction’s fair share housing allocation is determined with a standardized
formula that calculates both existing and projected housing need. Projected housing
need in Marysville is listed in Table 5-23. Factored into the formula is the proportion of
lower-income jobs within or adjacent to the jurisdiction and proportion of lower-cost
housing units in the jurisdiction’s total housing stock as compared to the county-wide
average.

These proportions are used to encourage the development or preservation of lower
cost housing in areas adjacent to lower paying jobs. The housing factor is used in order
to increase the housing allocation for cities with a small proportion of lower cost housing
in comparison to other jurisdictions and decrease the housing allocation for cities with
more lower cost housing compared with other jurisdictions.
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Each jurisdiction’s fair share housing allocation represents the number of existing and
projected households with housing needs for which the jurisdictions should plan. The fair
share allocation does not mean that all the units must be new construction. Rather that
the jurisdiction should plan for that number of low and low-moderate housing units.
There are a number of ways that a jurisdiction can meet the fair share housing
allocation.

Table 5-23  Projected Housing Need

Area 2000 2000 2000-2025 2025 Total % of Total
Households Households Households Fair Share Fair Share
with Housing with Housing with Housing Housing Housing
Needs Needs Needs Allocation Allocation
(Unadjusted) (adjusted) (adjusted)
Marysville 2,481 2,164 1,619 3,783 4.5%
Marysville 1,855 1,939 1,944 3,883 4.6%
unincorp

Source: SCT 2002 Housing Evaluation Report

The Fair Share model suggests that Marysville should plan to accommodate 7,666
affordable housing units within the Marysville planning area to satisfy all existing and
future housing needs by 2025. This is a laudable goal, but suggests that the issues
influencing housing supply, demand and costs are controlled solely by the local
jurisdiction. It is beyond the financial capacity of local governments and nonprofits to
satisfy all unmet housing needs through City and County actions and expenditures.
Housing need is also influenced by regional, national and even global employment
and financial factors that extends well beyond the influence of our local decision
makers. This plan will however, consider strategies to address housing needs and
consider alternatives to encourage dispersal of low to moderate income units
throughout our community.

M. Special Needs Housing and Services

The following outlines the requirements of special needs groups in having an adequate,
affordable, and appropriate housing supply. All groups need affordable housing as a
basic foundation. When supportive services are mentioned, this refers to help with
paying bills, shopping for food and household items, nutritious meals, preparation and
fransportation to work, social events, and/or medical appointments:
Elderly, including frail elderly

Affordable housing, especially rentals

Supportive services to permit them to receive in-home care

More congregate space for frail elderly not able to have in-home services

More physically accessible units

Homeless: Individuals
Day shelter
Additional night shelters
Transitional housing (from shelter to market rate)

Homeless: Families with Children
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Additional night shelters and longer stays at shelters
Linkage to services for children

Day care for pre-school and school-aged children
Transitional housing (from shelter to market rate)

Severe Mental lllness
More community-based housing
Residential freatment for children
Ability to keep housing units as mentally ill move in and out of hospitals or other
institutions
Developmental Disabilities
More accessible units
Additional supportive services

Physical Disabilities
More accessible units
Additional in-home services

Alcohol and Other Drug Addictions
Case management
Youth detoxification services
Services for pregnant and postpartum women

AIDS and Related Diseases
Terminal care beds
Support forin-home care services

V. Housing Mix Ratios

What is the appropriate housing mix for Marysville¢ Currently, the countywide mix for
structures is 66% single family (attached and detached), and 34% other (duplex, multi-
family, mobile/manufactured home). Using this for planning purposes, the City would
want to consider a mix of densities and unit types in its land use plan. This will ensure a
variety of housing types and costs within the urban growth area in order to meet
housing needs for both owner and rental households. Generally, non-single family
structures are assumed to provide more affordable housing options and typically yield
higher densities also resulting in more efficient and affordable use of land.

V. Land Availability

In planning for the next twenty years, the city has conducted a land capacity analysis
to verify and justify current and proposed urban growth areas and land use alternatives
within the UGA. The land capacity analysis identifies 8313 buildable acres, and
population capacity of 80,431 within the proposed UGA. This represents additional
capacity for 10,739 additional households, representing 27,389 additional persons. Both
vacant land and redevelopable land provide opportunities for new housing to meet
2025 population targets and address housing need.
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VI.  Conclusions and Strategies

Conclusions

The housing inventory and analysis allows us to draw some conclusions about housing
needs in Marysville. It also enables us to identify strategies to address these needs.
Some of the key factors emerging from the inventory and analysis are: 1) high rates of
growth over the past decade and in the twenty year forecast period will continue,
increasing housing needs within the UGA; 2) available vacant and redevelopable land
within the Marysville UGA provide precious resources and opportunities for new housing
development to meet housing needs and community goals; 3) wages within
Marysville's UGA will remain steady or even decline with the increased emphasis in the
land use element on creation of service and retail jobs; 4) housing production costs are
likely to continue to increase; 5)the growth of young families and seniors will put
additional pressures on provision of services for these age groups; and 6) community
leaders and citizens desire higher quality developments within the community.

Housing Strategies

= Ensure that all City residents have the opportunity to obtain safe, sanitary, and
affordable housing.

» Create quality places and livable neighborhoods.
» Respect the character of existing residential neighborhoods.

=  Work with the other elements of the Comprehensive Plan to understand and
enhance the relationship of housing to them.

» Encourage land use practices, development standards, and building permit
requirements that minimize, or if possible reduce, housing production costs.

D. GoALs & POLICIES

I County-Wide Planning Policies Relating to Housing

The GMA requires each county, in cooperation with its cities, to adopt county-wide
planning policies for affordable housing. (County wide planning policies are identified
under the City's comprehensive plan numbering system in the following section.)
County-wide planning policies that relate directly to the Marysville Comprehensive Plan
are incorporated herein. The following policies were adopted by Snohomish County
Tomorrow in 1993, with subsequent amendments:

CWPP-HO-1 Ensure that fair and equal access to housing is available to all persons
regardless of race, color, religion, gender, sexual orientation, age, national origin,
familial status, source of income, or disability.

CWPP-HO-2 Make adequate provisions for existing and projected housing needs of all
economic segments of the county.

CWPP-HO-3 Strengthen interjurisdictional cooperative efforts to ensure an adequate
supply of housing is available to all economic segments of the county.
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CWPP-HO-4 Adopt and implement a fair share distribution of low-income and special
needs housing so as to prevent further concentration of such housing into only a few
areas. The county and cities will collaborate in formulating a methodology to assess
existing and projected housing needs of the county’s population and a fair share
housing allocation methodology.

CWPP-HO-5 Each jurisdiction’s comprehensive plan housing element will include
strategies to attain the jurisdiction’s fair share housing objectives. Jurisdictions will
consider as appropriate the strategies for achieving affordable housing as described in
CWPP-OD-13.

CWPP-HO-6 Production of an adequate affordable of low and moderate income
housing will be encouraged by exploring the establishment of interjurisdictional
private/public financing programs which involve local lenders and foster cooperative
efforts with non-profit housing developers.

CWPP-HO-7 Encourage the availability of adequate affordable housing in designated
urban growth areas by implementing land use and density incentives as provided in
RCW 36.70A.090 and in rural areas by means of cluster housing that minimizes
infrastructure costs.

CWPP-HO-8 Implement policies and programs that encourage the upgrading of
neighborhoods and the rehabilitation and preservation of the supply of existing
affordable housing, including but not limited to mobile home park housing, single room
(SRO) housing, and manufactured housing.

CWPP-HO-9 Implement a coordinated monitoring program to evaluate progress
towards achieving housing goals and objectives on a countywide and jurisdictional
level. Such a monitoring program shall entail the preparation of a housing monitoring
report every five years or more frequently if housing conditions and data availability
warrant. The housing report will include an assessment of the adequacy of the
jurisdictions' supply of undeveloped, partially used and redevelopable residential land
and applications/permits for residential development, the jurisdictions' supply of land for
non-residential land uses, the location of urban growth boundaries, and an assessment
of the jurisdictions' strategies for achieving their housing objectives. The preparation of
the housing report may be combined with the review and evaluation program required
by UG-14.

CWPP-HO-10 Ensure consistent application of county-wide housing planning policies by
adopting definitions of affordable housing, extremely low-income housing, very low-
income housing, low and moderate-income housing, and middle income housing as
established in the Shohomish County Tomorrow growth monitoring system. These
definitions may be periodically revised based on consideration of local demographic
data and the definitions used by the Department of Housing and Urban Development.
The generally accepted definition of housing affordability is for a household to pay no
more than 30 percent of its annual income on housing (HUD). The following definition of
special needs housing shall be adopted:

Housing Element
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Affordable housing for persons that require special assistance or supportive care to
subsist or achieve independent living, including but not limited to persons that are frail,
elderly, developmentally disabled, chronically mentally ill, physically handicapped,
homeless, persons participating in substance abuse programs, persons with AIDS, and
youth af risk.

CWPP-HO-11 Adopt a local planning process that reconciles the need to encourage
and respect the vitality of established residential neighborhoods with the need to
identify and site essential public residential facilities for special needs populations,
including those mandated under RCW 36.70A.200.

CWPP-HO-12 Encourage a variety of housing types and densities that allow for infill
using innovative urban design techniques to foster broad community acceptance.

CWPP-HO-13 Provide adequate, affordable housing choices for all segments of the
County's work force within close proximity or adequate access to the respective places
of work.

CWPP-HO-14 Encourage the use of environmentally sensitive housing development
practices in order to minimize the impacts of growth on the county's natural resource
systems.

CWPP-HO-15 Consider the economic implications of proposed building and land use
regulations so that the broader public benefit they serve is achieved with the least
additional cost to housing.

CWPP-HO-16 Ensure the expeditious and efficient processing of development
applications by endeavoring to process complete development applications
consistent with the timelines established in state law and local ordinances. The
jurisdictions shall maintain clear and specific submittal standards and the most current
available information on wetlands, geologic hazardous areas, and fish and wildlife
habitat conservation areas. The expeditious processing of development applications
shall not result in the lowering of environmental and land use standards.

CWPP-HO-17 Minimize housing production costs by considering the use of a variety of
infrastructure funding methods, including but not limited to existing revenue sources,
impact fees, local improvement districts, and general obligation bonds.

CWPP-HO-18 Ensure that each jurisdiction's impact fee program adds no more to the
cost of each housing unit produced than a fairly-derived proportionate share of the
cost of new pubilic facilities needed to accommodate the housing unit as determined
by the impact fee provisions of the Growth Management Act cited in RCW 82.02.

(CWPP-HO-19 & 20 refer to master planned communities, uses that are not supported or
encouraged within the Marysville planning area)

Housing Element
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CWPP-HO-21 Encourage local jurisdictions to implement housing relocation programs as
provided under chapter 59.18 RCW.

Il. City of Marysville Housing Goals and Policies

The following Goals and Policies are intended to ensure that sufficient land for housing is
identified and will be available in an efficient and competitive land market. They are
based on the assumption that “...the market place will guarantee adequate housing
for those in the upper economic brackets but some combination of appropriately
zoned land, regulatory incentives, financial subsidies, and innovative planning
techniques will be necessary to make adequate provisions for the needs of middle and
lower income persons...."

While government policies and programs alone cannot ensure that everyone is
adequately housed, attention should be given to removing impediments to affordable
housing, consistent with the Growth Management Act.

GoAL 1: Ensure that all City residents have the opportunity to obtain safe, sanitary, and
affordable housing.

Policies:

HO-1 Provide increased flexibility and encourage creative approaches in the use of
new and existing housing development and design subject to specific
development, design, and in some cases owner occupancy standards.
Opportunities for affordable home ownership will be promoted through an
increased supply of lower-cost housing types such as: small lot and cottage
housing, fownhouses, condominium units, and mobile homes (owning the trailer
and land).

HO-2 The City shall encourage housing types that are attractive and affordable to first
time and moderate income home buyers.

HO-3 Encourage a broad range of rental housing opportunities, especially those
serving families, senior citizens, and special needs groups.

HO-4 Promote housing alternatives to the large lot single family detached dwelling
and large apartment complex.

HO-5 Support the development and preservation of mobile home parks and
subdivisions.

HO-6 Support the development and preservation of manufactured homes on
individual lofs.

HO-7 Provide opportunities and incentives for a variety of housing types and site
planning techniques utilizing the Planned Residential Development (PRD)
regulations.

> Chapter 365-195-060 (6) WAC.
Housing Element
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HO-8 Provide for a wide range of housing choices in residential and commercial zones,
including, but not limited to cottages, townhouses, planned unit developments
and apartments.

HO-9 Consider accessory housing a substitute for some multi-family housing. Permit
them in single family houses subject to specific development and design
standards.

HO-10 Encourage private sector production of new housing units that are affordable to
and occupied by low income households through incentives and development
regulations.

HO-11 The City will work with agencies and nonprofits, such as the Housing Authority of
Snohomish County, Housing Hope, Habitat for Humanity, to increase the supply
of low and moderate income housing. This could include fast tracking
permitting and assistance with site selection.

HO-12 Improve coordination and responsiveness of providers of housing and
community needs to improve the quality and quantity of housing.

HO-13 Maintain an adequate supply of appropriately zoned developable land within
the UGA.

HO-14 Allocate the housing mix goals in the Land Use element and zoning to ensure
best use of both vacant and redevelopable land to meet housing needs for
owner and rental households.

HO-15 Support inter-jurisdictional cooperative efforts to foster the development and
preservation of an adequate supply of affordable housing.

HO-16 Encourage efficient infill development in the urban growth area.

HO-17 Ensure that affordable and special needs housing opportunities are dispersed
throughout the City, not concentrated.

HO-18 Provide affordable housing opportunities close to places of employment.

HO-192 Consider the location of traffic routes, transit, bike and pedestrian trails, in
locating affordable housing.

GoAL 2: Create quality places and livable neighborhoods.
Policies:

HO-20 Encourage higher quality developments that create a sense of place and
enhance community image and identity.

HO-21 Provide connectivity between housing, public places, places of interest, and
commercial areas to create a more interactive community.

HO-22 Encourage and facilitate housing developments that provide quality residential
living environments for families and seniors with housing needs.

Housing Element
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HO-23 Encourage the use of innovative urban design techniques and development
guidelines to foster broad community acceptance of a variety of housing types
affordable to all economic segments of the population.

GoOAL 3: Respect the character of existing residential neighborhoods.
Policies:

HO-24 Encourage and facilitate the participation of neighborhood groups in the land
use and community development planning process.

HO-25 Distribute affordable and special needs housing equitably to ensure that no
Planning Area has more than its fair share of affordable and special needs
housing.

HO-26 Assure that site and building design guidelines create an effective transition
between substantially different land uses and densities.

HO-27 Encourage the integration of a variety of dwelling types and intensities in
residential neighborhoods.

HO-28 Encourage infill development that enhances the existing community character.
HO-29 Preserve and enhance the character of existing neighborhoods.

HO-30 Ensure that mixed use development compliments and enhances the character
of the surrounding residential and commercial areas.

HO-31 Encourage the concept of strong, traditional neighborhood planning to improve
neighborhood quality and reduce automobile dependency.

GoAL4: Work with the other elements of the Comprehensive Plan to understand and
enhance the relationship of housing to them.

Policies:

HO-32 Work with Community Transit to develop transit connecting dispersed affordable
housing and employment centers.

HO-33 Coordinate with Community Transit to identify and adopt appropriate densities
for priority fransit corridors. Ensure that the development standards for these
areas are transit and pedestrian friendly.

HO-34 Prioritize the funding of parks, and other civic improvements that respond to the
needs of neighborhoods where over 20 percent of the total housing stock is
rental housing, or where housing density exceeds 10 dwelling units per acre.

HO-35 Promote a housing policy and land use pattern that balances the ratio of
housing units to jobs.

HO-36 Maximize the pubic investment in pubic infrastructure by supporting a compact
land use strategy to increase residential density.
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HO-37 The City's economic development strategy should prioritize higher paying jobs
that pay a living wage.

GoAL 5: Encourage land use practices, development standards, and building permit
requirements that minimize, or if possible reduce, housing production costs.

Policies:

HO-38 Periodically review land use regulations to assure that regulations and permit
processing requirements are reasonable.

HO-39 Evaluate the housing cost and supply implications of proposed regulations and
procedures.

HO-40 The City shall seek opportunities to modify land use regulations and permit
processes that make project approval timelines, achievable densities, and
mitigation costs more predictable.

E. IMPLEMENTATION

The implementation section provides a strategic plan and specific guidance for
subsequent development and consideration of regulations and administrative actions
to pursue in implementing the housing goals and policies.

GOAL 1: Ensure that all City residents have the opportunity to obtain safe, sanitary, and
affordable housing.
Measures:

Housing Type

1. Review codes and regulations to determine the ability to build innovative housing
projects. Implement, as necessary, code revisions that will provide for permitted
uses such as ground-related attached housing, small scale rental housing types for
families and senior citizens, subdivision of large homes, mobile home parks,
accessory units, duplexes, small lot single family, townhouses, and condominiums
and other housing types.

2. Revise the Zoning Code to permit zero lot line developments and other attached
single family developments without rezone process, subject to design guidelines.

3. Allow innovative subdivision techniques, such as angle lots, zipper lots, alternate
width lots, and other platting methods in single family zones that increase single
family densities and affordability over conventional platting standards.

4. Investigate the feasibility of allowing cohousing® developments that incorporate
shared common buildings and open spaces.

5. The City should establish a housing mix ratio goal for housing types such as multi-
family, single family as well as sub-types like small-lot single family, duplexes, etc.

6. Investigate incentives and potential regulatory measures that encourage or
require the private sector to address low and moderate income housing needs
such as: priority permit processing; reduction of minimum permitted lot sizes;
minimum densities for attached housing in all multi-family and single family
aftached developments; exemptions from impact mitigation payments for low

6 In cohousing developments families live in separate homes, but share such things as cooking and dining facilities,
play areas, gardens, and workshops.
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income housing projects; voluntary density bonuses; mandatory requirements for
inclusion of low-income housing; and transfer of low-income housing density
bonuses among projects.

The City should promote programs, consider changes to regulations, and provide
incentives to housing developers that provide alternatives for home ownership and
encourage housing types that are affordable to first time and moderate income
buyers.

Review and amend the zoning code to enable a wider variety of housing types to
accommodate increased housing needs of the elderly and frail elderly. The
zoning code should enable the siting of various housing types such as
convalescent care, assisted care, adult homes, retirement apartments, and
cooperative living within the City of Marysville.

Housing Supply
9.

Regularly update the City's land capacity analysis and survey housing condifions.
Monitor housing and lot supply with the Study Area and ensure that the Land Use
Element provides for adequate densities within the Urban Growth Area to meet
forecasted growth in the planning period.

To provide density bonuses to multi-family projects of 20 or more dwelling units and
single family projects on 10 or more acres, to encourage 10% of new dwelling units
be affordable to extremely low income groups and that 5% of new dwelling units
be affordable to very low and low income groups. Provide density bonuses to the
developments.

Amend the Zoning Code section on substandard lots to allow construction of a
single family house on existing, prior approved lots regardless of size with an
administrative zoning variance subject to design standards.

Permit higher densities for senior housing which provide amenities and services
and/or which rent units at a moderate or low-income rate.

Change the definition of “family” to “household™” defined as any number of related
persons, 6 or less unrelated persons, 6 or less related and unrelated persons, or up
to 8 persons consisting of one or two adults and up 1o six persons under the age of
18 that may or may be not be related.

Housing Location/Distribution

14.

Periodic studies will be made to ensure that affordable and special needs housing
is equitably distributed by ensuring than no Planning Area has more than 30% of its
housing in the categories of affordable and special needs housing. The amount of
affordable and special needs housing may temporarily exceed 30% in
circumstances where the Comprehensive Plan projects sufficient housing
development to bring the percentage back below 30% within the life of this Plan.

Financing and Programs

15.

16.

Work with the County, other jurisdictions, local lending institutions, non-profit
organizations, and housing providers to create a first fime home buyer assistance
program; create education programs for financial counseling and assistance in
buying a home; encourage the creation of financing mechanisms such as reverse
mortgage programs, housing trust funds, and loan pools for local financing of
affordable housing.

The City should coordinate with other agencies and sources to obtain funding for
capital improvement projects including submittal of applications for Community
Block Grant projects within neighborhood planning areas with a high percentage
of low or extremely low income housing.

Housing Element
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Work with the county to encourage the establishment of an intergenerational
home-sharing program for senior citizens.

18. Support the efforts of public and private non-profit agencies that develop assisted

housing and/or housing related human services, such as services that enable
residents to remain in their homes.

GoAL 2: Create quality places and livable neighborhoods.
Measures:

19.
20.
21.

Establish an awards program for recognizing the development of quality residential
neighborhoods that address city housing goals.

Provide density incentives for projects that create a sense of place and enhance
community image.

Create site design guidelines to promote attractive neighborhood streetscape and
transition to adjoining neighborhoods.

GoOAL 3: Respect the character of existing residential neighborhoods.
Measures:

22.
23.
24.

25.

26.

Identify and evaluate alternative ways of improving the effectiveness of
neighborhood groups’ participation in the land use planning process.

Use land use inventory and Census to identify neighborhoods with concentrations
of rental housing and residential densities.

Use performance based standards instead of maximum density standards for
evaluating higher density housing developments. Base approval of such
developments on whether they meet neighborhood compatibility standards and
affordable housing objectives. These design standards and guidelines would allow
for construction of higher densities while providing for quality design that is
compatible with the scale and character of surrounding uses.

Coordinate with the Planning Department and neighborhood groups to develop
guidelines for the compatibility of: small lot detached and cottage residences,
duplexes, and townhouses with existing single family neighborhoods; rental and
special needs housing with residential neighborhoods; accommodating higher
densities attractively; ensuring that infill development fits with the character of the
existing neighborhood.

Explore opportunities to implement traditional planning concepts in new and
existing neighborhoods. This results in neighborhoods as people places and may
include sidewalks; narrow, interconnected streets; street trees; front porches; small-
er lots; reduced presence of garages; and nearby retail services. This planning
approach may be particularly suited to infroducing small lotf single family,
townhouses, and other more dense housing types.

GoAL 4: Work with the other elements of the Comprehensive Plan to understand and
enhance the relationship of housing to them.
Measures:

27.
28.

29.

Work with Community Transit to develop transit connecting dispersed affordable
housing and employment centers.

Coordinate with Community Transit o identify and adopt appropriate densities for
priority transit corridors. Ensure that the development standards for these areas are
transit and pedestrian friendly.

Ensure that adequate land is designated with the Land Use Element for various
housing types (such as multi-family, duplexes, accessory units, and small lot single
family) within each Planning Area or the Study Area as a whole. The housing mix
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goal should be maintained throughout revisions to the Land Use Element that
occur as a result of community input.

In Planning Areas with a high percentage of low, very low, or extremely low
income housing, the City should prioritize civic improvements and parks through
the Land Use and Parks Elements of the Comprehensive Plan.

GoAL 5: Land use policies and regulations contribution to the cost of housing should be
weighed against their benefit to the community.
Measures:

31.
32.

33.

34.

35.

36.

Participate in state and local regulatory reform efforts.

Monitor permit processing tfimes and establish internal goals for the timely
processing of permit applications.

Development standards and building permit requirements should be reviewed to
ensure clarity and consistency while providing for a timely, fair, and predictable
application process.

The City shall consider permitting “affordable housing demonstration projects” in
which development standards and code requirements may be negotiated to
provide a more affordable housing product, without sacrificing the public
protections provided by the standards being negotiated.

Infrastructure and development standards should be reviewed to ensure that
requirements are not excessive, such as right-of-way requirements, road design,
and sidewalk standards, and to determine if alternative funding methods can be
made available.

Investigate mechanisms to facilitate the land assembly process for residential
developments in the urban growth area through incentives such as allowing
increased density with larger parcels that were assembled.

Housing Element
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F. APPENDIX: SMALL LOT SINGLE FAMILY ILLUSTRATIONS

The following illustrations show examples of small lot single family.

Sources: Residential Development Handbook
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Figure 5-4
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Figure 5-7 Zipper Lots
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Figure 5-9
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Figure 5-10 Alley Loaded Z-Lot Homes
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VI. ENVIRONMENTAL ELEMENT

INTRODUCTION

Protecting the natural environment, including environmentally sensitive lands in
developed areas of Marysville requires: preserving the ecological balance, improving
air and water quality, retaining some open space in its natural state, protecting
groundwater from pollution, providing public access to and setbacks from
environmentally sensitive lands, and protecting wildlife habitat.

Marysville's varied topography and natural features create opportunities, as well as
limitations, for development. The geography, geology, soils, hydrology, vegetation, and
climate of the Study Area have all contfributed to settlement and development
patterns. In turn, these natural features have a strong influence on future land use and
the image of the Community.

Human activity has had a major impact on our vegetation, wildlife, and water
resources. City land use policies seek to protect the environment, conserve our
resources, and permit future development only in areas that can support it without
adverse impact. Natural resources are an important inheritance not only for recreation
and aesthetic purposes, but also their roles in the ecosystem and natural processes.

The critical areas regulations, urban growth boundary, land use designations, capital
facilities plan, and development regulations provide mechanisms for implementing
environmental and resource management goals.

A. BACKGROUND!

|. Earth Resources

There are a variety of earth related variables that influence potential land use,
environmental quality and issues for land development. These include area geology,
soils and topography.

a. Geology

Geology is important in determining landforms, stream characteristics, and soil types.
Runoff processes are characterized by the permeability, depth, and porosity of soil and
bedrock. Soils and rock types affect erosion processes and the sediment delivery rate.
Geologic features control stream gradient and channel morphology.

The soils and landforms of the Puget Sound area are the result of erosion and deposition
of materials associated with the advance and withdrawal of glaciers Surficial geology
is shown in Figure 6-1. he Quilceda/Allen watershed lies in the Puget Sound Lowland
Physiographic Province. The province contains the Puget Sound basin and all areas
west of the Snohomish County foothills.

The Puget Sound lowland was formed by several glacial events that occurred during
the last million years. Current surface features, landforms, and subsurface layers are
related to the most recent of these glacial advances —the Fraser Glaciation. During this
glacial period there were two glacial advances and an intervening glacial retreat. This
final advance, locally referred to as the Vashon Stade of the Fraser Glaciation, began
approximately 20,000 years ago.

1 Source: Quilceda/Allen Watershed Management Plan
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Figure 6-1 Surficial Geology
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During the Vashon Stade, a large tongue of ice called the Puget Lobe advanced
through the Puget Sound lowland. The meltwaters from the advancing glacier
deposited sand and gravel, called Vashon advance outwash, directly on top of older
glacial and nonglacial soils (transitional beds and tertiary sedimentary rocks). In the
watershed advance outwash material occurs on the Tulalip and Getchell plateaus in
thicknesses of up to 350 feet.

As the ice sheet passed over the areq, the sand and gravel materials consolidated with
other materials that were directly deposited and overridden by the glacier. This
consolidated material is referred to as Vashon till. The Vashon till was deposited on top
of the advance outwash on hills and plateaus on both sides of the watershed. It also
formed an underlying layer in the Marysville trough.

At some time during this glacial event, the Puget Lobe dammed the Stillaguamish River
valley and glacial flow was deflected southward, eroding the Marysville trough valley.
As the Puget Lobe receded out of the area, extensive deposits of recessional materials
were laid down on the Vashon till. This recessional outwash, termed the Marysville sand
member, became very thick and extensive throughout the Marysville trough.

Alluvial deposits are the most recent geologic deposits in the watershed. They are
found at the eastern and western edges of the Marysville tfrough. These materials
consist of sand and gravel carried by streams down the hillside and deposited in the
valley.

b. Geologically Hazardous Areas

Geologic hazard areas have been defined through the City’s critical areas ordinance
by mapping created by Snohomish County Tomorrow (1991). Geologic hazard areas
include areas prone to landslides and earthquakes as shown in Figure 6-2. Landslide
hazard areas are found along the slope of the Getchell plateau and along the banks
of Quilceda, Allen and Munson creeks. Steep slopes(ranging from 25 to 75% slopes).,
soft soils, and ground water seepage make these areas prone to landslides.

Environmental Element
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Figure 6-2 Geologic Hazards
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Areas susceptible to earthquakes have been identified where soft or loose soils form
valley floors and locally in upland areas (Shohomish County Tomorrow 1991). Moderate
to high seismic (liuefaction) areas have been identified along Quilceda and Allen
creeks and in the 100 year floodplain along Ebey Slough. Soil liquefaction may occur
during an earthquake in areas where fine to medium grain soil materials (silt and sand)
are saturated. When subject to shaking, these soils become like quicksand and lose
their capacity to support structures. When development is proposed on a seismic
hazard areaq, the applicant must submit a study which demonstrates that: 1) evaluation
of site-specific subsurface conditions show that the site is not located in a seismic
hazard area; or 2) mitigation is implemented that renders the proposed development
as safe as if it were not a seismic hazard area.

Geologic processes and human activities are responsible for slope instability and
erosion prone areas. In the Quilceda/Allen watershed steep, unstable slopes occur
along the streams and in ravines. Erosion from increased stream flows and human
activity is observable along several reaches in both stream system:s.

C. Soils

The Soil Conservation Service (SCS), a division of the U.S. Department of Agriculture
mapped and evaluated each soil type within the study area in terms of ifs suitability for
septic systems, capability for agricultural production, and structural integrity for siting
buildings, and other structures.

Three major soil types can be found within the study area. The Marysville Trough
contains primarily the Indianola-Hale-Custer and the Indianola-Everett-Ragnar soil series
as shown in Figure 6-3.

The Indianola-Hale-Custer soil series consists of poorly and somewhat excessively
drained soils underlain by sand. The majority of well drained soils in this series have been
previously developed while the preponderance of poorly drained soils have remained
in agricultural use.

The Indianola-Everett-Ragnar soils series are generally well and somewhat excessively
drained soils also underlain by porous sand and gravel and are generally well suited for
septic tank and drain fields. The maijority of this area is however currently developed
and sewers are generally available for the remaining area.

All of the Getchell Hill Plateau is covered with moderately well and somewhat
excessively drained soils of the Alderwood-Everett series underlain by compact glacial
till or glacial outwash.

The capacity of the land to support buildings and other structures is a function of soil
texture, density, plasticity, shrink-swell behavior, wetness, and slope. The SCS has
evaluated soils within the study area in terms of their capacity to support foundations,
setftle evenly, and their resistance to slump and landslide. Mapping of the soil limitations
for dwellings reveals “no” limitations for dwellings within most of the built-up areas in and
around Marysville; “moderate” Ilimitations in the upland areas of the Sisco
Heights/Getchell Hill plateau, and “severe” limitations generally for those soils that are
also agricultural soils.
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Figure 6-3 Soils
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Il Air Quality

Air quality within the Puget Sound airshed is regulated at both the national level and
regional level through the Clean Air act. Air quality is generally assessed in terms of
whether concentrations of air pollutants are higher or lower than ambient air quality
standards set to protect human health and welfare.

The main sources of air pollution in the Puget Sound region are vehicular and marine
traffic, industrial emissions, wood stoves and fireplaces, outdoor burning, and other
sources such as lawnmowers, aircraft, trains, and other recreational vehicles. Motor
vehicles contribute approximately 57% of the air pollution in the state of Washington.
The primary pollutants are PM10/PM2.5 (particulate matter), carbon monoxide, nitrogen
dioxide, ozone, sulfer dioxide, and lead.

The United States Environmental Protection Agency (EPA) has established a system to
categorize and report air quality based on pollutant concentrations. This system s
called the Air Quality Index (AQI) and utilizes a numerical scale divided into six health
categories. The air quality index scale is shown in Table 6-1.

Table 6-1 Air Quality Index

AQI Value Rating

0to 50 Good

51 to 100 Moderate

101to 150 Unhealthy for sensitive groups
151 to 200 Unhealthy

201 to 300 Very unhealthy

301 and above Hazardous

An AQI value of 100 generally corresponds to the national air quality standard for the
pollutant, which is the level EPA has set to protect public health.

Within the Puget Sound region, the Washington State Department of Ecology (DOE)
and Puget Sound Clean Air Agency (PSCAA) jointly regulate and monitor air quality.
When necessary, the agency calls an air pollution watch to reduce particulate matter
pollution by voluntary curtaiiment of wood burning. Burn bans are issued when real-
time monitoring data shows “impaired air quality” as defined by state law. An ozone
“smog watch” is called to target mobile combustion sources for voluntary reductions to
prevent ozone standard exceedances.

A geographical area is designated as a “nonattainment area” if any one of the federal
air quality standards if violated. A nonattainment area must develop and follow a plan
to meet and maintain the federal air standards. Once the standards are met, the area
is redesignated as a “maintenance area”. Puget Sound (King, Pierce, and Snohomish
Counties) are maintenance areas for ozone and carbon monoxide.

1l. Water Resources

q. Surface Water

Surface water resources within the Study area are primarily located within the
Quilceda/Allen creek watershed, which covers an area of about 49 square miles. The
watershed as two stream systems: Quilceda and Allen Creeks. Quilceda Creek drains
approximately 38 square miles and Allen Creek drains approximately 11 square miles;
both drain intfo Ebey Slough and the lower Snohomish River Delta as illustrated in Figure
6-4.
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Both drainage basin surface waters flow generally in a northwesterly direction in the
upper reaches of the fributaries, and a southwesterly flow in the lower reaches. The
watershed is highly susceptible to a variety of environmental problems. Water pollution
is increasing from non-point sources such as agricultural and urban development.
Generally, pollutants that flow into the fributary systems consist of pesticides, chemical
fertilizers, animal wastes, oil, gasoline, heavy metals, and sediments.

Also, although much of Quilceda and Allen Creeks have a protective vegetative
buffer, agriculture and timber harvesting in the mid-to-upper reaches have resulted in
soil erosion and subsequent loss of spawning areas and reduction of fish rearing habitat
throughout much of the system.

The Quilceda-Allen system is within the Tulalip Tribes’ usual and accustomed fishing
areas, therefore land use within the watershed is governed by a variety of tribal, state,
county and city governments, and ranges from agricultural and fimber production to
commercial development.

b. Ground Water

Ground water is a limited and variable resource that plays an important role in the
watershed. Ground water discharge to streams supports year-round flow, and ground
water provides drinking water to watershed residents. The infiliration, movement and
storage of ground water are controlled by the soils and geologic materials present
below ground surface.

Aquifers are subsurface zones of earth, gravel, or porous stone yielding usable amounts
of water. The Marysville UGA encompasses two of three of the aquifers within the
Quilceda/Allen watershed. These are the Marysville frough aquifer, and the Getchell-
Snohomish aquifer as shown in Figure 6-5. The Marysville trough aquifer is a shallow
aquifer; the Getchell-Snohomish is an intermediate aquifer.

The Marysville Trough Aquifer is a large unconfined or water table aquifer. It extends
from Arlington and the Stillaguamish River in the north and to Marysville and the
Snohomish River in the south. The aquifer is contained within the Marysville sand
recessional outwash, extending from the surface to 150 feet below the surface. The
ground water generally flows in a south to southwest direction, perpendicular to the
water table contours.

The Getchell-Snohomish aquifer occurs in advance outwash deposits extending from
Arlington to Snohomish just east of the Marysville tfrough aquifer. The aquifer is from 50
to several hundred feet deep. Ground water flow from the Getchell-Snohomish aquifer
is generally to the west in the watershed. This aquifer is considered confined even
through ground water emerges where the Vashon advance outwash meets transitional
beds, forming hillside springs and seeps and discharging into hillside headwater streams.

The aquifers underlying the City are not used for public potable water supplies, and
where there are private wells, the City expects to eventually serve the properties with a
public water system. Therefore the aquifers are not “critical areas” as defined by RCW
36.70A. However, the aquifers are important for stream base flow and associated fish
and wildlife conservation areas, and measures are proposed for stream and wetland
protection in the City’s critical areas regulations.

C. Shoreline and Floodplain Management

Streams and water bodies that fall within shoreline jurisdiction include Ebey Slough,
Quilceda Creek, which has a mean annual flow of 20 cfs from its confluence with the
Middle Fork downstream to the mouth of Ebey Slough, and the West Fork Quilceda
Creek along the eastern boundary of Interstate 5 to its confluence with the Mainstem
Quilceda. Land use activities within these boundaries must obtain shoreline permits or
shoreline substantial development permits regulated by the City and State Department
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of Ecology. Ebey Slough provides the single point of shoreline access (as opposed to

creeks) within the

The Federal Emergency Management Agency designated the reaches of Quilceda
Creek downstream from 101st Place NE and Allen Creek downstream from 76th Place
NE together with an upland bog immediately west of SR 9 and north of 108th Street NE
and the limits of the 100-year flood area associated with Ebey Slough as flood hazard
zones. Any structures proposed to be constructed in any area designated as a flood
hazard zone will need to be flood-proofed to assure that the City may continue to

CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

city limits.

qualify for participation in the National Flood Insurance Program.

Figure 6-4 Streams
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Figure 6-5 Aquifer Boundaries

City of Marysville
Compre hensive Plan

Aquifers

- Confined aquifer

Approx. aquifer
== boundary

Feet
2000 4000 6000

Environmental Element

6-10
Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

d. Wetlands

Wetlands provide many functions within the watershed. These include fish and wildlife
habitat; water quality protection; groundwater recharge/discharge; and flood water
storage and attenuation or desynchronization. There have been a number of surveys
by Snohomish County, Marysville, and private surveys completed within the Marysville
UGA fo identify and classify wetlands. These inventories, however, represent only a
portion of area wetlands. Of those identified, the majority of Category I, II and Il
wetlands habitats are located within existing stream corridors. Most wetlands in the
watershed are hydrologically connected either by ditch or as part of the stream as
shown in Figure 6-6. Consequently, a high percentage of the wetlands in the
watershed are significant for providing base flow to streams.

e. Stormwater

Residential, commercial and industrial development will have both short-term and long-
term effects upon the quality of surface water resources. Increased storm water runoff
will result from removal of natural vegetation, draining and filing wetlands, disturbing
soil structures by grading and compacting, and by covering land with impervious
surfaces such as streets, parking lots, and structures. The unmitigated increased volume
and rate of subsequent storm water runoff will carry greater quantities of silt, debris, and
chemical pollutants into the Quilceda and Allen Creek drainage system.

Snohomish County completed a Drainage Needs Report in 2003, identifying key
management strategies and issues for the watershed planning.

The City of Marysville adopted its Comprehensive Surface Water Management Plan
and adopted a taxing structure in 2003 to address capital facility needs.

An interlocal agreement between Arlington, Marysville, Shohomish County and the
Tulalip Tribes should be developed and implemented to prevent further degradation of
the natural system and property damage due to flooding and erosion.
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Figure 6-6 Wetlands
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a. Quilceda Creek System

Quilceda Creek and its fributaries provide good spawning and rearing habitat for
salmonids, as well as supplying resident fish habitat. The mainstem Quilceda Creek
provides about 1.5 miles of spawning habitat towards the headwaters. Very good
salmon rearing habitat and resident fish habitat are found throughout the stream. A
riparian buffer of from 100 to 200 feet in width and adjacent wetlands protect the creek
along most of the length except as it passes through agricultural land.

The West Fork Quilceda Creek has patchy spawning and good rearing habitat in the
lower and middle sections. Coho and chum spawning habitat occurs east of I-5. Coho
and chum also spawn in some of the fributaries and channeled streams. Most of the
stream sections that flow through agricultural lands have been highly modified,
significantly reducing habitat values.

Fish spawning habitat occurs throughout the Middle Fork Quilceda Creek in both long
reaches and isolated spots. Chum spawning occurs north of the confluence of the
Middle Fork with Quilceda Creek. A 75 to 100 foot riparian buffer exists along the creek
through portions of the residential development, but has been removed where the
creek flows through farm fields.

The headwaters of Edgecomb Creek, a tributary to the Middle Fork, currently appears
to be healthy, even though untreated road runoff is directed to the creek from 172nd
Street NE. This stream’s headwaters have good spawning habitat for coho salmon and
resident cutthroat. The spawning habitat extends for about 1.5 miles and includes part
of the creek in the agricultural land just west of 67t Avenue NE. Additional spawning
habitat for chum salmon has been identified from the confluence with the Middle Fork
Quilceda Creek for about 1/2 mile of stream.

Olaf Strad Creek, another Middle Fork fributary, is spring fed and provides good
spawning habitat at its headwaters. Steelhead redds have been observed in this
sfream. The headwaters are protected with forested vegetation, but there is little
overstory vegetation where the stream enters farmland.

b. Allen Creek System

Salmon spawning habitat occurs toward the headwaters of Allen Creek east of 67th
Avenue NE and along the stream south of 108" to 88t Streets NE. The creek has good
rearing habitat in many sections including some of the east bank fributaries. Below its
confluence with Munson Creek, the stream bottom is mud and silt, and spawning
habitat is lacking. A small wooded buffer and wetland system protect the creek from
Jennings Park south to Sunnyside Boulevard. North of Jennings Park the buffer is 100 to
200 feet, but shrinks as it nears agricultural land and 67t Avenue, where little vegetation
has been retained. Below Sunnyside Boulevard, Allen Creek flows through floodplain
farmland, where much of the channel is choked with sediment and reed canarygrass.

Rearing habitat is available in the unnamed east bank tributary to Allen Creek (WRIA
07-0079) that has been channeled along 112" Street NE. There is some spawning
habitat, but much of the stream has filled in with reed canarygrass. Habitat projects
built in the stream channel no longer function properly.

Munson Creek has spawning and rearing habitat throughout, but construction activities
and urban impact has severely degraded the stream and eliminated wetlands.

Wetlands play a critical role in protection of fish and wildlife habitat. Wetlands provide
a steady water source and reduce stream degradation from uncontrolled stomwater
runoff. Of the wildlife species occurring in western Washington, 75 percent use
wetlands or riparian habitat during their life cycle. Many wildlife species occur only in
weftlands, while many more spend a portion of their life cycle in wetlands. They improve
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water quality through biofiltration of surface water, nutrient uptake by vegetation,
binding by soils particles, and/or by providing a settling basin for suspended solid
deposition. Wetland soils can extend stream flow and recharge over long time periods,
and they can act as recharge areas for stream channels during dry periods. Wetlands
also assist in reducing runoff quantity and velocity during storms. Wetland flood storage
plays a critical role in tempering downstream flooding impacts within the watershed
and can also be important in preventing scouring of salmonid spawning beds in stream
gravels.

IV. Vegetation

Certain areas within the Marysville Comprehensive Plan Study Area remain forested. No
area has old growth timber since it was logged in the late 1800s and early 1900s;
therefore these areas are of second growth forest. They are found on undeveloped
tracks; along creeks, ravines; and some wetlands, and as significant buffers along
Interstate 5 and Highway 9. They have important functions as visual buffers, erosion
prevention and maintaining topsoil, help with the conversion of carbon dioxide to
oxygen, and habitat for wildlife. Most of the wildlife habitats coincide with the forested
areas or areas with heavy vegetation. However, a significant stand of older trees is
situated at 55th Avenue NE and 100th Street NE, called Mother Nature's Window.

V. Fish and Wildlife Habitat

The condition of fish habitat in watershed streams is variable. Coho spawning and
good rearing habitat are found toward the headwaters (Figure 6-7), the heavily altered
middle sections have significantly reduced habitat value, and the lower sections with
their large ravines generally have good habitat value for an urban stream system.
There is one lake within the Marysville UGA. Largemouth bass, pumpkinseed and
rainbow trout are planted in Twin Lakes by the Washington Department of Wildlife and
other parties. Approximately 24 percent of the salmon production in the Puget Sound
region comes from the Snohomish River Basin, and the Quilceda/Allen system while
showing significant decline in recent years, sfill contributes to salmon production in this
system. Coho and chum salmon and cutthroat frout are the predominant species that
spawn in both quilceda and Allen Creeks and their tributaries. The chum salmon
appear to be dominated by straying hatchery fish from the Mission Creek hatchery on
the Tulalip Reservation. The streams are also used to a much lesser degree by Chinook
salmon, steelhead, and rainbow frout Salmon have easy access to the Quilceda Creek
system. A tidegate at the mouth of Allen Creek must be negotiated by salmon entering
the Allen system.
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Figure 6-7 Salmonid Habitat
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B. ENVIRONMENTAL RESOURCE STRATEGIES

l. Earth Resources

The Growth Management Act requires local governments to consider best available
science (BAS) in their critical areas ordinances to protect the functions of critical areas.
This comprehensive plan update is accompanied by the City’s critical areas regulations
review and update. The accompanying ordinance regulates development of steep
slopes and other geologic hazard areas. Considerations for the plan will be lower gross
densities or cluster developments in difficult terrain, in order to allow protection and
retention of steeper slopes and native vegetation and forested cover and to minimize
required site grading. Additionally, local regulations should provide seasonal limitations
or restrictions for clearing and grading activities on sites with steep slopes, adjacency to
streams and water bodies, or Tokul soils with high predisposition for sediment fransfer.
Longer-term, the City should work with the County to identify areas that are not
appropriate for urban development and future UGA expansions due to soils,
topography and impact on the watershed.

Il Air Quality

The City’s air quality is similar fo other communities in the Puget Sound region. In the
past, as part of a pilot program for nonattainment areas, Marysville has worked
cooperatively with the Department of Ecology staff to educate its citizens on air quality
issues and burn ban restrictions. The Marysville Fire District regulates outdoor burning in
the City and Fire District 12 boundary. The City should continue cooperative education
efforts regarding burn bans and outdoor burning to promote improvements to air
quality within the community.

Il. Water Resources

There are a number of strategies the City can pursue and continue to protect and
improve water quality and area water resources. These include revisions to the Critical
Areas Ordinance to address Best Available Science; update to the Shoreline
Management Plan and Regulations; identification of stream improvements in project
developments; incorporation of stream improvements or enhancements in the Capital
Facilities Plan through road and stormwater construction projects; educational efforts
with the community and schools; and long-term protection of critical resource areas by
transfer of development rights or wetland/headwater banking.

IV. Vegetation

Areas of significantly forested and vegetated areas should be maintained within the
Urban Growth Area. These not only provide habitat but also are visually appealing and
useful in providing environmental balance.

V. Fish and Wildlife Habitat

Strategies for fish and wildlife habitat reinforce those listed for earth and water
resources, above. They are listed again as it is significant to note the overlapping
benefit that these actions can provide towards best management of earth resources,
water quality and fish and wildlife habitat. These strategies include revisions to the
Crifical Areas Ordinance to address Best Available Science; update to the Shoreline
Management Plan and Regulations; identification of stream improvements in project
developments; incorporation of stream improvements or enhancements in the Capital
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Facilities Plan through road and stormwater construction projects; educational efforts
with the community and schools; and long-term protection of critical resource areas by
transfer of development rights or wetland/headwater banking. Seasonal restrictions
should be enforced for clearing and grading activities on sites with steep slopes,
adjacency to streams and water bodies, or affecting Tokul soils with high predisposition
for sediment fransfer.

C. ENVIRONMENTAL GOALS & POLICIES

General Environmental Goals and Policies

Goals:

1. Preserve and enhance the natural environment.

2. Protect life and property from floods, landslides, erosion, uneven settlement, and
other disruptions that may be associated with natural hazard areas.

3. Recognize the amenity and utilitarian functions provided by natural elements, and
to incorporate these functions into developments.

4. Promote environmentally responsible development through policies, development
regulations, capital facility programs, and management practices.

5. Pursue effective policies, regulations, capital projects that result in improvements
and protection of the natural environment.

Policies:

EN-1 Recognize the natural environment as an integrated unit composed of
interacting land, water, and air resources. Make every effort to insure that the
health and stability of this resource system is maintained.

EN-2 Recognize the interrelationship of adjacent terrain features and avoid
destroying these valuable linkages.

EN-3  Educate the public concerning the importance of maintaining and conserving
environmentally sensitive lands and natural resources.

EN-4  Encourage property owners to utilize the Open Space Current Use Assessment
Program to preserve significant areas of environmental concern, particularly
wetlands identified by this plan.

EN-5 Locate, develop, and retain features of the natural and cultural environment to
help all citizens acquire knowledge, attitudes, and skills necessary to solve
environmental problems.

EN-6 Where appropriate, provide pedestrian and bicycle trails in association with
open spaces and natural areas.

EN-7  Streamline environmental processes and regularly monitor results to ensure their
effectiveness.

EN-8 Pursue programs that offer creative solutions to enhance, improve and/or
protect the natural environment. Stormwater facility design, low impact
development options, wetland banking, and dual use facilities should be
pursued whenever possible.

Environmentally Sensitive Lands: General Goals and Policies

Goal:

6. Preserve, as much as possible, natural features in areas potentially sensitive to
development. That is areas that have features such as steep slopes, severe erosion,
foundation instability, seasonally wet soils, or soils with agricultural capability.
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Policies:

EN-9  Designate and protect environmentally sensitive lands using the best available
science.

EN-10 Apply strict controls to areas identified as ecologically sensitive by the City

EN-11 Maintain an inventory of environmentally sensitive lands to be used in making
land use decisions.

EN-12 For areas that are potentially sensitive to development, require site studies to
determine site development problems.

EN-13 For areas that are determined to be sensitive to development, require any
development that occurs to meet performance standards to minimize adverse
impacts associated with such development.

EN-14 Strongly encourage clustered residential, and planned commercial and
industrial developments in areas containing unique natural features or
determined by site studies to be sensitive to development.

EN-15 Development adjacent to wetlands, creek corridors, or steep slopes should
utilize lot size averaging or a planned development to mitigate the impacts of
such development on these sensitive areas. Strongly encourage development
and buildings to be located on adjacent areas or peripheral portions of
properties determined by site studies to be sensitive to development.

Earth Goals and Policies

Goal:
7. Regard land as an irreplaceable resource. Manage it so irreparable damage is not
done to natural systems.

Policies:

EN-16 Protect natural systems of the environment.

EN-17 Utilize land forms and natural systems to provide variety, community identity,
and open space areas.

EN-18 All developments should be sensitive to land forms and natural systems,
recognizing the natural beauty and character of the land and its vegetation.

EN-19 Encourage all future development to occur in a manner that will reduce or
minimize and mitigate adverse environmental impacts.

EN-20 Design and build developments in a manner that respects and retains natural
vegetation. Density credits should be given when vegetation is retained and
open space or buffer areas provided.

EN-21 Encourage development to consider the inherent characteristics of the
predominant soil type(s).

Air Quality Goals and Policies

Goal:
8. Attain a high level of air quality.

Policies:

EN-22 Encourage practices that maintain or improve air quality, such as encouraging
emissions testing; use of alternative transportation; appropriate relationship of
land uses; and discouraging slash burning, burning of yard wastes, and use of
uncertified wood stoves and fireplaces.

EN-23 To protect local and regional air quality, the City shall coordinate with county,
regional, state, and federal agencies with air quality responsibilities, and seek to
ensure that the City’s programs and transportation projects are designed and
implemented to conform with the provisions of the state and federal Clean Air
Act.

EN-24 Provide an information program to citizens on ways to help keep the air clean.
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Water: Quality, Wetland and Watershed Protection, Storm Water Runoff,
Drainage, Shoreline Goals and Policies

Goals:

9. Afttain a high level of water quality.

10. Promote the preservation and improvement of the water quality and conditions of
areda stfreams and watercourses to provide water resources for human and wildlife
use.

Policies:

Protect natural systems, such as aquifers, bodies of water, flood plains, wetlands, and

other important aspects of the natural environment.

EN-25 Utilize natural systems to provide variety, community identity, and open space
areaqs.

EN-26 Maintain existing water levels of perennial water bodies.

EN-27 Protect and enhance surface water quality and the natural character of
shorelines for drainage control.

EN-28 All developments should be sensitive to natural systems, recognizing the natural
beauty and character of the land and its vegetation.

EN-29 Discourage development of wetlands. Any development in wetland areas
should be sensitive to their importance as wildlife habitats, and to their
hydrologic function. Minimize potential disruption of these sites through
appropriate setbacks, buffers, limits on grading, filing and impervious surfaces,
storm water tfreatment, and similar measures.

EN-30 Preserve existing vegetation as much as possible due to its vital role in the
recharge of ground water, and in order to prevent additional storm water runoff
or soil erosion from new developments. Density credits should be given when
vegetation is retained and open space or buffer areas provided.

EN-31 Prevent adverse alterations to flow characteristics, siltation, and polluting or
disrupting spawning beds by control of mining, dredging, or removal of gravel,
fill, or similar materials from streams and ground water recharge or other surface
water areas.

EN-32 Encourage the management of storm water runoff and urban drainage to
protect the man-made and natural environment. Utilize the natural drainage
system where it is possible to do so without significantly altering the natural
drainage ways and/or by upgrading a public storm drainage system. Require
the design of future developments to utilize natural drainage patterns and
incorporate means to enfrap storm water and water pollutants before they are
carried down slope or before they enter watercourses.

EN-33 Recognize the inter-jurisdictional characteristics of storm drainage management
problems and work with Snohomish County, Diking District No. 3, other
jurisdictions, and area-side residents to improve storm drainage.

EN-34 Conserve and utilize shoreline and flood plain areas within the City in
accordance with the provisions of the City’s Shoreline Management Master
Program; and in planning for areas outside the City limits, consideration should
be given to the County Shoreline Management Master Program.

EN-35 Preserve and develop direct and visual public access to water, including public
docks, aquatic recreation, marine facilities, and scenic vistas, in a manner
consistent with the Shoreline Management Act.

EN-36 Restrict developments in designated flood hazard areas only to uses that can
be adequately flood-proofed. Discourage construction in designated flood
hazard areas, and prohibit it in floodway areas.

EN-37 Provide contfinued maintenance of established flood control facilities along
rivers and creeks that provide flood protection to existing populations and
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developments, provided this policy is consistent with environmental guidelines
and necessary river maintenance practices.

Encourage the use of native plant materials, rather than imported or exotic
plants, as well as drought tolerate plants to decrease water usage as well as
provide habitats for wildlife.

Promote advance planning to mitigate development impacts through
areawide wetland surveys, wetland banking and mitigation projects.

Wildlife Goals and Policies

Goal:

11. Encourage the preservation of wildlife, their habitats and refuges.

Policies:

EN-40

EN-41

EN-42

EN-43
EN-44

EN-45

Design and build developments in a manner that respects and retains natural
vegetation, with emphasis on streams, creeks and other bodies of water; and on
wetlands, steep slopes, and areas adjacent to major and minor arterials.
Denisity credits should be given when vegetation is retained and open space or
buffer areas provided.

Preserve existing vegetation as much as possible due to its vital role in providing
a habitat for wildlife. Minimize removal of vegetation resulting from
development or other activities, and/or replace after construction. Encourage
selective thinning rather than indiscriminate clearing of tfrees and heavily
wooded areas designated for development. Require development proposals
to provide plans for review and approval describing the extent of retention of
existing vegetation together with a reforestation and revegetation plan.

Retain some open space in its natural state, both within and outside of Urban
Growth Areas. Unique natural areas should be preserved as natural areas.
Protect and enhance the natural character of shorelines for wildlife habitat.
Protect streams and drainage ways that provide habitats for fish spawning,
rearing, and transportation from adverse impacts of land development that
might decrease low flows or increase high peak flows, reduce recharge areas
for streams, increase bank or bed erosion, or increase turbidity of the water.
Important fish and wildlife habitats identified by the Washington State Wildlife
and Fisheries Departments should be preserved by requiring adequate setbacks
of development from creeks and tributaries and by limiting alterations to natural
vegetative cover through restrictive development controls in these buffer areas.
Also coordinate with the State Departments of Fisheries, Wildlife and Ecology
and the federal Army Corps of Engineers to manage or improve conditions for
wildlife and habitat in streams, drainage ways, wetlands, and other
watercourses.

Cultural Resources Goals and Policies

Goal:

12. Protect and enhance Marysville's cultural heritage.
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Policies:

EN-46

EN-47
EN-48
EN-49
EN-50

Encourage public and private entities to identify, preserve and restore buildings,
structures, objects, and sites having historical and cultural significance or
interest.

Protect scenic views and sites so present and future generations may enjoy
them.

Archeological and historic resources should be surveyed as part of the
application process for new development.

Historic resources should be incorporated info economic development and
tourism activities in the City.

Work with the Washington State Office of Archaeology (OAHP) and local tribes
to help identify cultural resources and develop a process when cultural
resources are identified.
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VILECONOMIC DEVELOPMENT ELEMENT

INTRODUCTION

An important part of the vision of future Marysville that guides the City's Comprehensive
Plan is the well-being of its residents and economic growth of the community. The
Economic Development Element of the Comprehensive Plan analyzes the current
economic situation of Marysville and formulates economic development policies to
move the community towards its goals.

The City employed the firm of Gardner Johnson to develop a background report and
strategic plan for economic development. The background report, completed in April
2002, included an economic and fiscal impact analysis of the Tulalip Tribes’ Quil Ceda
Viloge Development (findings summarized in Appendix A). The economic
development plan that followed in November 2002, is the basis for the City's ECconomic
Development Element. The plan addresses the fundamental principals of economic
development as they relate to business retention, expansion and attraction (BREA) in
the City of Marysville. The BREA strategy is infended to set a clear direction for
enhanced economic growth and regeneration, which in turn creates high quality jobs,
generates wealth and investment, and helps to ensure the City's long-term fiscal health,
while at the same time maintaining the community’s quality of life and small fown feel.

The City of Marysville's effort in developing an Economic Development Element
recognizes the important role that the City's government and residents have in forming
partnerships with local and regional private sectors. The City can assist in the local
economy by providing an atmosphere, as well as specific plans, regulations, projects,
programs and facilities to stimulate specific areas of the economy.

This element of the Comprehensive Plan reviews and analyzes existing economic,
demographic, population and real estate conditions, frends and the role of the City of
Marysville through comparison to area cities and counties. The background
information provides a basis for the strategic plan and economic development goals
and policies.

A.STRATEGIC PLAN

The strategic action plan for economic development is a guide for the presentation
and implementation of specific actions related to improving business retention,
expansion and attraction efforts within Marysville's commercial core areas. The action
plan consists of eight strategic directions derived from information obtained from the
community outreach process (i.e. interviews, focus groups, and surveys). These
strategic directions provide focus to the greater strategy and serve as a guide for the
development of specific initiatives to be undertaken as part of the strategic action
plan.

The eight strategic directions are as follows:

Foster Community Collaboration and Leadership
Enhance Image and Identity

Improve Existing Business Opportunities

Expand and Diversify Economic Base

Support Recreation and Tourism Advantages
Improve Transportation and Infrastructure

A e i

Economic Development Element

7-1
Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OF MARYSVILLE ® COMPREHENSIVE PLAN

7. Improve Government and Regulatory Environment
8. Enhance Employment and Housing Opportunities

B. JOBS TO HOUSING RATIOS AND EMPLOYMENT TARGETS

Jobs to Housing Ratios

Based on 2004 employment and housing estimates, Marysville currently has .68 jobs per
housing unit. In 2002, there were 13,000 more employed Marysville residents than jobs
in Marysville. A jobs leakage ratio of 1.0 reflects an equal number of employed
Marysville residents and jobs in Marysville, i.e. no net exportation of jobs. For all
industries Marysville scored 0.48, reflecting substantial employment leakage to other
areas. While a balance of employed residents and jobs, thus no net commuting, is
improbable, and given Marysville's current ratios, unlikely, a more balanced
employment and residential mix is desired from an economic (sales and property tax
base) as well as social (transportation, land use mix) basis. The background analysis
selected Mt. Vernon as a similarly sized and located community. Their job leakage ratio
is 0.86, or approximately half of Marysville's.

In order to attain more balance in the jobs to housing ratios, this plan establishes an
objective of a jobs/housing ratio of 1.0 by the year 2025 for the Marysville UGA. That
represents a significant shift in current patterns of residential and employment growth
over the next twenty years.

Employment Targets

The employment targets initially produced by the Puget Sound Regional Council and
Snohomish County Tomorrow for the Marysville Urban Growth Area are based on
historical tfrends continuing. This pattern will create fiscal problems for the City as it
relies on sales and property taxes from commercial properties to provide necessary
services for the community at large. In addition, the imbalance results in additional
impacts to traffic outside our community by encouraging longer commutes. In a citizen
survey completed in 2002, Marysville residents identified business growth as a priority for
the City. Therefore, this pattern must be reversed over the next twenty years to prevent
the related fiscal and social impacts connected to this growth pattern. Using the 1.0
jobs to housing ratio noted above, this plan provides an alternative employment target
for 2025. The employment targets for the Marysville UGA resulting from current and
proposed land use patterns and growth are identified in Table 7-1.

Table 7-1 Employment Targets

Existing SCT 2025 Initial Marysville 2025 Proposed
Employment Target Based on Target Based on 1.0
(2004 Estimate) | Continuing jobs/housing ratio and
Employment Trends Moderate Growth Scenario
Employment | 12,511 17,230 25,000
(jobs)

This employment scenario is consistent with the economic goals, objectives and policies
below, and the vision and ideas discussed by citizens, business, appointed and elected
city leadership, through surveys, interviews, forums and committees described in the
Citizen Participation section of this Plan.
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C. EcoNomic DEVELOPMENT ELEMENT GOALS, OBJECTIVES, AND POLICIES

I. Economic Development Goals

Marysville's objectives for improving the economic livelihood of its residents and
businesses are:

1.

2.

10.

1.

12.
13.

Transform from a residential and residentially-oriented retail city into a diverse
employment center within Snohomish County and the Region.

Balance, though not necessarily equalize, the City of Marysville’'s population
growth with employment growth.

Recognize the need for growth in the City's tax base from industrial and
commercial development to provide quality public services and facilities for
residents and businesses.

Encourage expansion of commercial and industrial areas within and the City and
its UGA. Encourage annexation of UGA properties prior to their development.

Prioritize capital facilities funds first for new and improved infrastructure in industrial
and commercial areas with vacant land and secondly in areas with
redevelopment potential.

Increase employment in industrial and commercial areas to improve the jobs to
housing ratio.

Stimulate availability of vacant and in-fill commercial and industrial areas
especially in North Marysville and expansion areas north of the City, and in the
downtown areas.

Raise and improve the image and knowledge of Marysville's economic assets
within the region.

Remove and/or reduce regulatory barriers to new commercial and industrial
development as well as in-fill, redevelopment, and rehabilitation of existing
employment areas within the City;

Explore development of tourism and recreation related facilities especially in the
City's downtown and waterfront areas.

Leverage traffic and visibility associated with the I-5 freeway o increased business
within Marysville.

Maintain areas of the City for smaller and locally owned businesses.

Maximize assistance and cooperation with other public and private sector
economic development partners.
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Il. Economic Development Implementation Policies

a. General and Citywide Policies

ED-1 Through its plans, regulations, infrastructure investments, and public services
encourage more manufacturing, wholesale, retail, warehouse, distribution, assembling,
processing, producer’s services, office-using and high technology firms to locate within
Marysville.

ED-2 Work to develop efficient, flexible but certain land use and development
regulations so that the development, redevelopment, and rehabilitation processes in
the City are fimely and improve the quality of residential, employment, and natural
areas.

ED-3 Cooperate with organizations that represent the businesses and property owners
so that the City has active and effective input from entities in addition o residents.

ED-4 Separate and buffer newer commercial and industrial areas from residential
areas. Allow mixed use throughout the downtown area.

ED-5 Examine current zoning categories and regulations for commercial - industrial
areas in order to: Increase flexibility of the mixture of uses within and among zoning
categories; Simplify zoning classes so that they are responsive to market forces; Specify
high quality amenities, design, guidelines, and infrastructure to make
commercial/industrial areas competitive within the region; Make regulatory processes
predictable, certain, flexible, and fimely; Review these land use regulations every five
years and solicit input from the development and real estate communities.

ED-6 Monitor local economic condifions and update economic development policies
at least every five years.

b. Specific and Sub-area Policies

Not all of the sub-areas, as designated in the Comprehensive Plan offer the same level
of potential for future economic development for Marysville and some areas will require
more concentration of the City's energy, effort, and resources to realize their potential
conftribution to the community’s long term economic success. The following is a list of
prioritized areas for City activities discussed elsewhere in these economic development
goals, objectives, and policies. The City is committed to each of these areas; none
should or will be ignored. But, in order to be most effective and to take advantage of
the timely opportunities, the economic development policies among City Planning
Areas will follow these priorities:

1. Planning Areas 10: Smokey Point Blvd.

2. Planning Areas 1, 6, and 8: Downtown, Downtown Marysville North, and
Marshall/Kruse

3. Planning Area 11: Lakewood
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ED-7 Take the initiative to identify and prioritize areas with the best potential for
subarea master plans, area-wide environmental impact statements, and fraffic studies
and capital facilities investments in advance of development so that the private sector
will be able to quickly and efficiently ready sites for employment and business activity.

ED-8 Define areas of the downtown that could be redeveloped as pedestrian-
oriented mixed use areas that also integrate open space and recreational
opportunities.

ED-? Examine methods to redevelop specific areas of the downtown commercial and
residential areas for locally owned and small businesses and affordable housing.

ED-10 Formulate a long-term transition strategy to access the City's waterfront areas for
recreation, tourism, and improve the image of Marysville from the freeway.

c. Coordination of Infrastructure, Planning, Development Regulations and
Financing

ED-11 Prioritize necessary public infrastructure infto new employment areas, existing
commercial/industrial in-fill, redevelopment, and rehabilitation of buildings while
maintaining adequate infrastructure in existing residential areas.

ED-12 Work actively with the State of Washington, Snohomish County, Tulalip Tribes, City
of Arlington, and neighboring communities, school districts, and private property owners
to develop joint plans, regulations, and finance necessary infrastructure and utilities in
the areas within and to the north of Marysville so that this area becomes a major
employment center in Western Washington.

ED-13 Leverage the visibility and traffic from I-5 into Marysville with: Appropriate urban
design and signage regulations; Traffic flow improvements; Freeway interchange
improvements at 88th Street, 116th Street and 172nd Street NE; Traffic grid improvements
within the City to facilitate residential and non-residential traffic on arterials and reduce
congestion.

ED-14 Examine potential recreation and park projects that would complement and
supplement tourist development drawn to the Marysville area as described in the parks
and recreation element of the Plan.

ED-15 Formulate a set of capital facilities financing tools, tfechniques, and strategies
that allow appropriate public-private funding partnerships such as L.I.D.s, impact fees,
and necessary studies from future users.
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d. Ongoing Commitment to Local and Regional Economic Development

ED-16 Work with local, regional and state agencies such as the Chamber of
Commerce, Downtown Association, Snohomish Economic Development, and Private
Industry Council and State of Washington Community, Trade and Economic
Development Department to market the economic assets and opportunities of
Marysville.

ED-17 Undertake activities to enhance Marysville's identity and image within the region
and beyond by working with the: Navy Relocation Services; Snohomish County
Economic Development Council; State Department of Trade, Community and
Economic Development; Chamber of Commerce and Downfown Association;
Snohomish County Tourism Development groups.

ED-18 Improve marketing of the City's economic assets by: Inventory and description
of sub-areas for new and redevelopment activity; Cooperative activities with the
Chamber, tourist development agencies, Navy, private developers and realtors;
Authorize an economic development commission that will act as a permanent, internal
group to solicit new development, assist local businesses to expand, and represent and
advocate economic development within the City in conjunction with local business
organizations.

ED-19 Improve communications with the school district and other local entities
concerned with enhancing the quality of life for Marysville's residents.

D.MARYSVILLE'S ECONOMIC DEVELOPMENT POTENTIAL

I. General Assessment

This section summarizes the economic development potential that will be the basis of
Marysville's future. The market analysis of the previous section indicates that currently
the City of Marysville functions as a retail and service center with a rapidly increasing
housing stock. Local leaders’ view with concern Marysville's role as a “bedroom
community.” While population growth brings increased economic activity in the short
run and more business for some local merchants, the concern is that longer term
growth be a balance of commercial, industrial, and retail development. The desire is to
grow the tax base so that the City of Marysville will be able to provide the public
services and facilities consistent with citizen's needs and the needs of modern
businesses.

The market analysis documented current and historic frends and conditions.  This
section provides an assessment of future development potential for Marysville. Table 7-
2 summarizes the strengths and weaknesses facing Marysville in the future as well as the
general opportunities and challenges to which the economic development be
addressed.

The following is a brief explanation of the strengths and weaknesses, and opportunities
and challenges facing the City of Marysville.
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Strengths

Location on |-5

This freeway is the major connection for travel and commerce in Western Washington.
It is the major freeway that connects points on the West Coast and Canada. Highway
9 is the only other alternative north-south route except rail and air to move people and
goods.

Access to I-5

There are currently four access points to this regional and international thoroughfare:
4th Street (SR 528), 88th, 116th Street, and 172 Street NE (SR 531). In addition, a future
access at either 136™ Street NE or 152nd Street NE will assure that traffic will be better
able to access commercial and industrial land in those areas.

Strategic location in the north corridor of region between Seattle and Vancouver, BC

Geographic location, urban growth policies, natural features (Ebey’s Slough, Snohomish
River, Puget Sound), and the Reservation of the Tulalip Tribes will assure that the
Marysville urban area is “in the way” of northward expansion of Snohomish County and
the central Puget Sound metropolitan area. Proximity to employment and business
generation centers are important considerations to stimulate future non-residential and
residential development. The job and business growth in the future may be associated
with:

- Boeing’s Everett Complex

- Build-out of the Snohomish County parts of the High Tech Corridor

- U.S. Navy and Everett Port facilities

- Improved US-Canadian trade and political relations.
In addition, the availability of well-located land could also attract a wide variety of
diverse economic activity from outside the area.

Quality residential areas

A key variable reviewed by firms considering locating in a community is whether there is
a range of quality residential housing and neighborhoods that match the needs of its
management and labor force. There is currently within the City and study area a
range of quality housing from “affordable” to “higher-end” homes set in quality
neighborhoods.

The development activities of the Tulalip Tribes
Especially visitors from out of the area attracted to the casino and commercial uses are
an external asset that the City can try to leverage for its economic benefit.

Development attitude

Marysville appears to genuinely welcome development appropriate and consistent
with the vision, goals, and objectives expressed elsewhere in the Comprehensive Plan.
This is not frue of many areas of Western Washington.

These positive aftributes translate intfo three opportunities to assist the City of Marysville
toward its vision:

» Utilize a large amount of vacant land in the northwest section of the Marysville study
area to accommodate future development

* Redevelopment of the small amount of visible waterfront for recreation and visitor-
oriented activities after current manufacturing and non-water-related uses are
ready for redevelopment.
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» Capacity for a range of types of housing to accommodate growth and attract
employers and their employees.

Challenges
Alternatively, the economic development efforts of the City of Marysville will have to
deal with a number of potential shortcomings:

Off-center retail location

The current location of Marysville's concentration of retail space is not centrally located
within its market area. Areas to the southeast, east, and northeast of Marysville are
areas where future residential activity is being funneled. Areas to the west, north and
northwest are not expected or designated to accept large amounts of future growth.
The Smokey Point area to the north of Marysvile has locational (and access)
advantages for future retail growth compared to the Marysville's downtown.

Access to I-5

While the City of Marysville does have access at several points to I-5 traffic, they also
generate a degree of congestion which inhibits access to much of Marysville's retail
base.

High-quality areas for business parks

There does not exist within Marysville at this time any business parks or industrial areas
with high-quality infrastructure and amenities on a par with regional office parks in
South Snohomish County (Canyon Park) or King County (Kent-Federal Way).

North/south circulation within the City

State Avenue/Smokey Point Boulevard is the main north/south arterial within Marysville.
This contributes to internal congestion which may become a factor that is not positive
for existing retail and business areas within Marysville compared to more accessible
shopping areas to the north of the City and elsewhere in the region.

Boeing
The cyclical nature of Boeing, the major employer in Snohomish County, could from
time to time produce fluctuations in the local economy.

Infrastructure development

The vacant  areas of  the northwest  part  of the study area
will require significant upgrading of streets and infrastructure to easily attract
development,

Tulalip Tribes’ Quil Ceda Village

One of the clear potential assets for the future of Marysville is the vacant land
potentially available for retail, business, industrial, and eventually office parks in the
area to the north of older areas of Marysville. However, competition from a well-
situated, high-quality, visible Quil Ceda Village could prove to be problematic.

Currently, the City of Marysville supplies water and sewer to areas over which it does
not have development controls. This could potentially produce some land use and
financial conflicts for the City. Enforcement of discharge regulations could be difficult
and could negatively impact water and sewer capacity to properties within the City.

The foregoing non-positive attributes could combine to confront the future residents of
Marysville with some challenges. These challenges could take the form of missed
opportunities:

The downtown portion of Marysville is generally an area of small parcels and small
businesses. Changes in regional and national retail patterns; competition from Smokey
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Point and other Snohomish County shopping areas will present challenges to the
businesses, property owners, and City that is concerned with the downtown areas.
Assembling land, redeveloping buildings, providing adequate capital facilities for
improved access and neighborhood amenities for residential and non-residential areas
in the current downtown is sure to be a challenge for Marysville in the future.

Waterfront

One of the most visible entries to the City of Marysville is from the south on |-5 (and SR-
99). The current development and remnants from earlier uses and general disorganized
pattern could eventually be developed into a modern complex of mixed uses with well
thought out and attractive public spaces and landscaping that would better
announce and attract visitors to the City.

If future growth is only related to residential areas within Marysville and not balanced by
commercial-industrial growth in the northwest areas of Marysville's study area, the
community will experience fiscal strain.

Table 7-2 Summary of Development Strengths and Weaknesses for City of Marysville

STRENGTHS WEAKNESSES
Location on I-5 - Off-center retail location
Access to I-5 - Access to -5
Strategic location in north corridor of - Areas for high-quality business parks
region - North/south circulation within City
* “Funnel” increasing congestion
* U.S.—Canada - Shortage of land for commercial in old
* High-Tech Corridor parts of Marysville
* Boeing - Building age and size of parcels in
Quality Residential Areas downtown retail areas
Tulalip Tribes’ Casino - Boeing
Development Aftitude - infrastructure in industrial and business
Rail Access park areas
Arlington Airport proximity - Tulalip Tribes' Retail Competition

Railroad Crossings and Physical Barrier
Arlington Airport flight path restrictions
and regulations

Smokey Point area concentration:
retail and industrial/business park
development

Utilities without land use controls

OPPORTUNITIES CHALLENGES
Industrial land olong Smokey Pt Blvd. - CBD residential and non-residential
and in north Marysville
Waterfront - Waterfront
Potential high-quality residential - Unbalanced residential growth

ll. Potential Development Opportunities

Table 7-3 is arranged into three columns. The first column provides some general
categories that are typically found in urban areas in Western Washington. Not all of these
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are appropriate for Marysville's Study Area. The second column provides a very brief
summary description of typical requirements for these generalized land use categories. It
should be emphasized that these are only typical relationships, specific market analyses for
each use or variant of each would be necessary before a definitive assessment should be
made. The purpose was to provide a “first cut” assessment of a wide spectrum of uses for
the general direction of future development in the Marysville study area. The third column
presents a brief summary assessment of each use.

Retail Uses

Marysville’s current niche is neighborhood- and community-scale retail centers. The market
area’s population, income, and general density and pattern are consistent with this type of
retail development. Smokey Point and Lakewood, the northern part of Marysville’'s UGA, is
centrally located on |-5 between two major “big box” centers of Burlington and Lynnwood.
This provides a key interchange for destination commercial uses in North Shohomish
County. Over the past six years, the City has funded a large amount of public
infrastructure in its downtown. In 2004, the City completed the reconstruction of State
Avenue to provide pedestrian and aesthetic improvements between 1st Street and Grove
Street. The City has also invested in park improvements at Comeford Park (completion
2004), construction of a new Waterfront Park and Boat Launch (completion 2005),
Skateboard Park (completion 2002), Ash Avenue Park and Ride (completion 2003),
Downtown City Hall (completion 2003), Senior Center (1999). These improvements provide
a more pedestrian character, and will help tfransform the downtown from the current auto-
oriented retail development pattern. Pedestrian-oriented retail may find potential in the
older areas towards the south portion of the downtown or on the waterfront.

The current niche for retail serves the population of the Marysville areq, traffic on |-5, and
has attracted smaller independent retailers who have exploited less expensive space
within Marysville and in some cases attract specialized retail trade from Everett and
outlying areas of Snohomish County.
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Table 7-3 Potential City of Marysville Development Opportunities, Retail Uses

RETAIL TYPE TYPICAL REQUIREMENTS CURRENT STATUS
Auto-Oriented

Traditional Usually sited on freeways and major arterials Marysville's current niche

- Shopping Depends on population and income As centfral city along I-5, the

Centers typically regional population growth in
- Neighborhood: 15,000-40,000 pop within Marysville, Arlington, Granite Falls,
1=2 miles and Lake Stevens could create

o S potential for regional center

- (iommunﬁry. 40,000-150,000 pop within 3-5 development, and certainly
mies Community center growth.
- Regional: 200,000+ pop within radius 8-10
miles

Hybrids Locate on/near freeways and major Freeway exits most likely

- Value Centers arterials Lakewood and Smokey Point

- Hyper Attracted to industrial and business parks provide potential location

- Power Centers

Pedestrian-Oriented

"Festival”

Eating / Drinking
Fast foods

-Convenience
/family

- Destination/
occasion

Market areas larger than traditional
opportunities

Has areaq, site and building amenities

Dense population, residential and/or office
employment

Parking nearby

Building or area unique

Unique site area amenities

Changing mix of “unique” shops—mostly
small

Large percent of food shops, restaurants
Entertainment available

High degree of programmed activity
Larger population of tourists

Sufficient population and traffic counts
Demographics

Visibility

Sufficient resident population and/or
employees

Parking and fransit or arterial
Demographics

Visibility

Site and area ambiance
Quality—experienced operator
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Downtown may provide future
potential

Future problematic in Marysville,
not currently available

Current niche related to freeway
and arterials

Current niche related to freeway
and arterials

Some potential in area with high
amenities and views such as
waterfront.

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OF MARYSVILLE * COMPREHENSIVE PLAN

Office, Business, and Industrial Parks

The types of offices that have developed in Marysville are small isolated offices that tend to
accommodate consumer services, finance, real estate, insurance, medical, dental, and
business services related to the market area’s residential and small business population.
There are some precursors of suburban-like office development near the Smokey Point
freeway exit north of Marysville. The presence of labor resources, cheaper land, sewage
capacity, and modern telecommunications technology could attract “back office”
functions and small office parks in some areas of Marysville. These areas fall generally in
the northern study areas or north of Marysvile where they can be developed with
appropriate market responsive amenities and infrastructure.

The City of Marysville and nearby areas have some scattered isolated manufacturing and
processing businesses in industrial areas, especially along State Street (old SR-99) and
Smokey Point Boulevard. There are the beginnings of modern light industrial parks in the
north of the study areq, but so far few industrial parks, business parks, or office parks that
would be competitive to such in the High Technology Corridor or Eastside of King County.

Potentially cheaper and well-situated land for light industrial parks and areas and business
parks are Marysville's most valuable asset for future economic development. There are
few areas elsewhere in the region that have the access to I-5 that this area has.

Economic Development Element
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Table 7-4 Potential City of Marysville Development Opportunities, Office, Business and

Industrial Park Uses

TYPE

TYPICAL REQUIREMENTS

CURRENT STATUS

OFFICE (BUILDINGS and PARKS)

Walk or Drive-in
(personal services,
medical, dental, FIRE)

“General”

(back office for large
financial, insurance,
computer, service,
government agencies)

Professional
(services,
headquarters,
employees)

Office-Showrooms

Sufficient population
Parking, traffic counts
Visibility

Public fransit access

Cheap space and large labor force
Reasonable wages

Cheap parking and/or transit
Dense development

Public transit

Agglomerated activities

Clients convenient

Site, building and area amenities
Quality housing stock

Flexible space within building
Large number of businesses in area

Meets some criteria

Meets some criteria

More potential than being
utilized

Limited potential

Distance from regional centers

a problem

INDUSTRIAL PARKS/AREAS

Heavy (manufacturing/
resource processing)

Rail and/or deep water necessary
Community acceptance

Location near resources and/or
fransportation hub

Skilled labor pool
Adequate utilities available

Probably lack of community
support

Meets few criteria

BUSINESS PARKS

“Light”

(warehouse, assembly,
distribution,
service/repair,
producer’s services
and

“Flextech'
(combinations
including high
percentage of office
space)

Public fransit available
Freeway access
Scheduled airlines desire nearby

Large base of population or business nearby

Skilled labor pool
Access to business support services

Adequate utilities, roads, zoning, and
infrastructure in place

Availability of rail
Quality executive housing nearby

Economic Development Element
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Meets most criteria

More potential than currently
being utilized

Distance to scheduled
commercial airlines
problematic

Corporate jet and air freight
available at Arlington Airport
Few areas with high quality
amenities at present

BNR mainline, and rail spur
nearby

High-end housing limited

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



Residential

CITY OF MARYSVILLE * COMPREHENSIVE PLAN

Single family and suburban, garden-style multifamily apartments are the current niche for
residential development in the Marysville study area. Employment growth and freeway
access will attract more multifamily housing. The older smaller homes either in their current
condition or rehabilitated in older neighborhoods could provide affordable housing. The
newer housing has provided a broad price spectrum of housing, typically in fraditional
suburban patterns.

At some point, local demographics may drive the need for elderly housing so that long
time residents may remain in the community. This need may take the form of small
condominiums or some form of assisted or congregate care.

Table 7-5 Potential City of Marysville Development Opportunities, Residential Uses

MuLTI FAMILY RESIDENTIAL TYPICAL REQUIREMENTS CURRENT STATUS
TYPE
“High End”
Apartments and Small and middle-sized business owners - Meefts some criteria, particularly in
condos Sufficient population and professional, east hills and may in future on
business and service employment waterfront

Second homes

“Mid/Moderate”
Apartments

Condominiums

“Low Income”

“Specialized Adult”
includes congregate
and continuing care,
assisted living,
licensed
convalescence

Demographics
Site, area and building amenities
Retail and service

Distance from large residential areas - Not likely except near Puget Sound
High amenities and recreation

Close to employment centers - Meets most criteria
Sufficient population, employment

Zoning for density

Parking

Retail and service nearby

Close to employment centers - Potential may exist in newly
Empty nesters, two workers, young developing communifies, where
professionals standard can be established
Sit q i through master planning
ite and area amenities (Lakewood)
Recreation nearby
Urban services, entertainment available
Retail and services nearby
Requires public financial subsidies - Funding problematic
Sufficient demographics, incomes - May be a need in future

Amenities
Services (medical and dental)

Economic Development Element
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Recreation/Tourism

The Tulalip Casino is a recreational destination for the area. Wilderness and forest
attractions to the east in the mountains and foothills can be accessed from Marysville as
can the Puget Sound’s waters from marinas on Marysville's waterfront. Development of the
Ebey Slough waterfront trail and Centennial trail connections could also create a regional
recreational destination in our community.

The parks and recreation element of the Comprehensive Plan discusses the recreation,
parks and open space needs of the community. One opportunity may be to build on
Marysville's past reputation as a sports community to develop a recreation complex that
would attract visitors from outside of the community. This would be the subject of close
scrutiny to determine the economic benefits and costs to the City as a whole.

Economic Development Element
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Table 7-6 Potential City of Marysville Development Opportunities, Recreational/Tourism
Uses

RECREATION TYPE TYPICAL REQUIREMENTS CURRENT STATUS

Resident Serving

Open space
Parks
Marinas
Trails

Recreation (active
and passive)

Movies and
electronic
amusement
centers

Cultural facilities

Visitor Industries

Hotel/Motel

Public Assembly

Tourism
- Destination

- Casual (specific
vs. combination)

Public investment and subsidy that also provides
area amenities for private development

Access to large bodies of water
Sufficient population and demographics
Large public and/or private subsidies

High tfraffic counts
Visibility
Highway-oriented or business versus amenity-oriented

Public subsidies
- Large business and/or population base
Private

- Isolated with amenities and/or activities, e.g., golf
tennis, spas, etc.

- Among aftractions: close to shopping, business and
Hotel rooms

Unique national attraction

Large capital costs

Large population and/or tfourism

Heavy promotion

Freeway access and visibility

Less promotion necessary

Aftracted to area not specific attractions
Quality operators

Typical public subsidies

Economic Development Element
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Open space and parks
plan

Potential at waterfront and
Ebey Slough
Meets some criteria

Cultural organizations and
community support

Explore potential near
freeways

Regional competition
Private sector motel with
adequate meeting space
best prospect

Potential with motor
speedway

Adjacent to I-5

Potential with waterfront
and recreation (tfrails,
parks)
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E. ECONOMIC DEVELOPMENT STRATEGIES FOR LOCAL GOVERNMENTS

Economic development has been stated as a clear goal for the Marysville community.
This section discusses the role and activities available to cities the size of Marysville.

It has not been a tradition for cities in Washington State to get directly involved in
economic development. The laws and constitution of the State have not defined the
economic role for cities very clearly. In some ways the State’s institutions and laws have
restricted cities’ roles to indirectly influencing rather than directly influencing economic
activity with their jurisdictions. In the 1970's, Seattle, Tacoma, Everett, and few others,
had active economic development staffs with specific economic development
functions. These were largely financed with Federal funds. In the 1980s, the State
government expanded its own role for assisting the economy. During this period the
amount of Federal loan, grant, and technical assistance declined. Heavy emphasis for
current economic development efforts has been placed on joint public-private
economic development efforts usually through joint public-private organizations like
economic development boards, councils, or commissions.

The 1990 Growth Management Act and the requirements of that act and subsequent
legislation and quasi-judicial decisions provide the communities of Washington State an
opportunity to integrate economic development with land use, transportation, and
capital facilities planning. In addition, it has sensitized many communities to the
necessity for economic development as a means of improving the local tax base so
that funds are available for planned public services and facilities commensurate with
the citizen’s vision of their community’s future.

This section provides background materials so that the Marysville community may
realistically understand what it may do to stimulate economic development. It also
describes general economic development strategies and trade-offs of each and then
displays a range of programs, policies and activities that the City should carefully
consider.

|. Economic Development Roles Available to Cities in Washington State

There are a number of roles for the city government to take with respect to economic
development activities. The following list briefly relates the roles a city government in
Washington State can use to influence local economic activity.

Direct Roles
* Comprehensive Planning
- Economic development recognized as community goal

- Adequate amounts of land designated for appropriate non-residential
development in strategic locations

- Flexible, measurable, and certain zoning and regulations
- Efficient Land Use Processes
* Infrastructure planning, design, and financing
- Plan for long term capacity of community
- Design systems and projects
- Funds for implementation
- Construction management
- Construction

Economic Development Element
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* Financial institution/intermediary
- Raise and borrow funds
- Conduit for state, federal and intfergovernmental funds
- Joint funding partner with private sector
e Service delivery
- Property and personal protection
- Parks and recreation
-  Community events
- Social services
- Employer and purchaser of goods and services
- Efficient and effective land use planning and regulatory processes
* Land owner and developer
- Assemble and improve land
- Joint ventures with private partners

¢ Information source that develops, maintains, and disseminates data and analysis
on local development conditions and trends; as well as monitors important
trends and assumptions upon which plans, programs, and strategies are based.

Indirect Roles

* Act as a facilitator to convene multiple public and private entities to work on
issues of local importance and reach consensus

*  Maintain reasonable utility rates and adequate capacity
* Represent residents and businesses in regional and county-wide planning forums

* Mobilize community support by forming committees for issues, projects, and
problem-solving

* Planning agency to select alternatives in land use and other infrastructure,
environmental, and facilities areas with effective private sector input

* Regulatory body to enforce plans, policies, and regulations

* Low key marketing and image-maker to produce and maintain data and
information usually through an organization like a chamber of commerce, visitors
bureau, or other association of local businesses

In the State of Washington the actions, especially direct roles a city may take are
limited by the State Constitution and judicial interpretation. Direct financial assistance
through loans, grants, and tax rebates are severely limited or forbidden. Voters have
consistently reinforced this position when they have had the opportunity to authorize
tax-increment financing'. Often, available tools that directly provide public financial
assistance in other states are not available to communities in Washington State.

ll. Specific Economic Development Activities of Cities in Washington State

Those local governments in Washington State that have had on-going economic
development programs have concentrated activities in several types of programs.

ITax increment financing is a device for a city to invest in infrastructure in cooperation with development or
redevelopment of property based on the future tax base generated by the development.

Economic Development Element
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These economic development programs have been located in various parts of the City
organization, for example:

* Mayor or City Manager's Office
* Planning and/or Community Development Department
* Budget and Finance

» Office of Intergovernmental Affairs, Community Relations, Neighborhoods, Policy
Planning, or Long Term Planning

* Public Utilities
* Separate departments for Economic Development or Agencies

The following are examples of the types of activities that have typically been
conducted:

* Data gathering, analysis, information systems maintenance and monitoring
* Program and project

- Development

- Evaluation

- Implementation

- Marketing
*  Sponsored employment and training programs

* Coordinated and mobilized financial assistance using state and federal program
funds, such as facility grants, loans, and revolving loan funds

* Provided support for chambers of commerce, development councils, tourist and
convention bureaus

* Sponsored and funded area- or issue-oriented planning programs
- CBDs
Neighborhood business district(s)
International frade
Waterfront development
Historic preservation and cultural programs
* Coordinated intergovernmental and private sector liaison
» Served as ombudsperson for private firms dealing with public regulatory process
* Provided empathetic inspection and regulation by codes

e Public works and infrastructure investments in areas to prepare or repair them to
enfice private investment, projects have included:

- Roads

- Utilities

- Parks and open space

- Public assembly buildings
- Arenas

- Parking facilities

- Stadiums

Economic Development Element
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- Convention centers
- Tourist attractions
- Waterfront facilities

Purchase of property with urban renewal or environmental remediation by the
public agency and resale to the private sector

lll. Guidelines for Effective Economic Development Programs

The success of economic development programs have rested on several
characteristics:

Material and leadership support from mayor, councils, and city managers

Willingness of city elected and administrative leaders to work creatively and
cooperatively with private sector leaders and businesses

Ability and willingness for cities to fund dedicated technical staff

Ability to target infrastructure projects and programs to encourage development
or redevelopment of specific areas

Working aggressively to secure state and federal funds for local public and
private assistance

Staff that have been proactive and knowledgeable in working at ways within
city legal constraints, budget constraints, and community tolerances to assist
businesses and the real estate development process

Ability to react quickly and consistently to provide assistance for private sector
dealings with the public planning and regulatory process

City staff's ability to link several programs, departments, and leverage limited
funds together to take effective action

Cities are really only limited by their imagination, community support, and
persistence.

IV. Alternative Economic Development Strategies

There are basically three ways for local economic development strategies and tools to
impact the level of private business growth in a community. Studies of employment
growth experience in local communities has shown that the large majority of new
employment opportunities are generated by expansion and retention of businesses
that are already located in the community. The relocation of firms from other parts of
the country or new plant locations are rare