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DEPARTMENT OF PUBLIC WORKS AND COMMUNITY 
DEVELOPMENT STAFF REPORT 

TO THE MILL CREEK PLANNING COMMISSION 
APPLICATION PL2022-0016 

 
 

Part 1 – Summary Information 
 
Hearing Date: October 19, 2023 
 
Name of Project: 2023 Comprehensive Plan Land Use Update and Corresponding Zoning 

Map Amendment 
 
Proponent: Steve Bedrossian 
   133 177th Pl SE 
   Bothell, WA 98012 
 
Requested Action: Approval of an amendment to the Land Use Plan to change the underlying 

land use designation for the property located at 13529 Bothell-Everett 
Hwy from Low Density Residential (LDR) to Community Business (CB). 
The purpose of the amendment is to facilitate development of the site (See 
Attachment 1: Vicinity Map). 

 
 

Part 2 – Statutory Requirements 
 
Growth Management Act 
In accordance with RCW 36.70A.130, a city may revise its comprehensive plan no more than 
once per year. The proposed amendment to the Land Use Plan described herein constitutes the 
City’s 2023 comprehensive plan update. 
 
SEPA Compliance 
The proposal is subject to the provisions of the State Environmental Policy Act (SEPA) and 
Chapter 17.48 of the Mill Creek Municipal Code (MCMC). The lead agency (City of Mill Creek) 
for this proposal has determined that it does not have a probable significant adverse impact. 
Thus, an Environmental Impact Statement (EIS) is not required under RCW 43.21C.030(2)(c). In 
accordance with WAC 197-11-340(2); a Determination of Non-Significance was issued for the 
proposed Comprehensive Plan amendments on October 16, 2023. 
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Public Notice 
Pursuant to Section 14.07.030 MCMC, on October 6, 2023, notice of the public hearing posted at 
the Mill Creek City Hall and sent to the Everett Herald for publishing. In addition, on October 9, 
2023, notice of the public hearing was mailed to property owners of record within 500 feet of the 
site-specific request for a change to the land use designation. All legal requirements for public 
notice have been satisfied. 
 

 
Part 3 – Background Information 

 
The proposal was first submitted by the applicant on September 27, 2022. Pursuant to MCMC 
Chapter 14.19, a public informational meeting was held on March 2, 2023 after a special notice 
of the acceptance of the proposal for processing was mailed to all property owners of record 
within 500 feet of the subject area. After a staff initial assessment, the Planning Commission 
considered the application on March 16, 2023 and recommended to the City Council that the 
proposal be further considered during the 2023 annual review cycle. On June 27, 2023, the City 
Council reviewed the application and concurred with the Planning Commission’s 
recommendation. 

 
Part 4 – Description of Proposed Amendment 

 
The amendment would change the comprehensive plan Land Use Map and Zoning Map of parcel 
28053100102400, located at 13529 Bothell-Everett Highway, from Low Density Residential 
(LDR) to Community Business (CB). The parcel is .36 acres and currently allows one single-
family detached unit (currently two units are on the site and are legal nonconforming). If 
designated CB, the allowed principal uses would change from residential to commercial in 
nature, although residential would still be allowed as a secondary use. A comparison of the uses, 
setbacks and maximum heights of the two zones is shown below: 
 

LDR Principal Uses CB Principal Uses 
Single-family detached dwellings, townhouses 
or single-family attached dwellings, boarding 
houses, and adult family homes. 

Retail and wholesale sales, professional 
services, personal services, offices, healthcare, 
restaurants and taverns, commercial recreation 
facilities, hotels and motels, Accessory 
structures and uses, parking facilities, banks 
and similar uses, veterinary clinics and indoor 
animal boarding, and commercial day care 
centers. 
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LDR Secondary Uses CB Secondary Uses 
Accessory buildings, home occupations, 
accessory dwelling units, family home child 
care. 

Multi-family dwellings, and outside sales, 
display, and eating and drinking establishment 
seating 

LDR Setbacks CB Setbacks 
Front: 20 feet 
Side: Total of 20 feet; no side less than 5 feet 
Rear: 20 feet 

Front: None 
Side: 25 feet abutting a residential zone 
Rear: 25 feet abutting a residential zone 

LDR Maximum Height CB Maximum Height 
35 feet 40 feet 
 
 

Part 5 – Staff Analysis 
 

Proposed amendments to the Comprehensive plan must be consistent with the Growth Management 
Act, as well as several criteria identified in MCMC 14.19. These criteria are listed below, with a 
corresponding response as to how the requested amendment is consistent with the criteria. 
 
1. Will the proposed amendment benefit the city as a whole? 

The proposed change from Low Density Residential to Community Business will add small 
business jobs and increase the tax base consistent with Comprehensive Plan goals. The current 
LDR land use designation of the property has thus far made redevelopment of the site 
economically infeasible. Redevelopment of the site is desirable due to its relatively high-
visibility location along Bothell-Everett Highway. 
 

2. Will the amendment adversely affect the city’s public facilities or services? 
The subject property is relatively small at only .36 acres, and changing its land use 
designation to Community Business would have only a minor impact to the City’s public 
facilities and services. 
• A bus stop is located in the right-of-way adjacent to the site, but no disruption to service 

is anticipated. 
• As a primarily non-residential use, the change from LDR to CB is not expected to place a 

burden on the nearby Jackson High School and Heatherwood Middle School. 
• The applicant commissioned a trip generation report from Kimley-Horn to look at the 

potential impacts of the land use change. The report found that a rezone would result in a 
maximum of 96 new daily trips, but that these new trips would increase the traffic count 
along Bothell-Everett Highway by only .5% during the highest PM peak-hour and less 
than .5% daily (See Attachment 2: Trip Generation Report). 
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3. Will the amendment support the city’s role in governing public health, safety, and 
welfare? 
If redeveloped using, it is anticipated that WSDOT would require access to the property from 
the highway to be right-in/right-out. This would increase safety compared to existing 
conditions. Redevelopment of the site will require the creation of a roadway buffer along the 
property’s frontage. This buffer would increase pedestrian safety, as well as increase the 
aesthetic appeal of the corridor. 
 

4. Does the amendment conform to applicable provisions of state statutes, case law, 
regional policies, and maintain internal consistency within the city’s comprehensive 
plan? 
The proposed amendment is consistent with the Comprehensive Plan. The following 
applicable rationale and locational criteria, as described in the Land Use Element, are used as 
the basis for siting Community Business property. The proposed amendment satisfies these 
criteria as discussed below: 
 
Community Business Rationale: 
• The purpose of the Community Business designation is to provide an appropriate amount 

of commercial land that is properly sited to take advantage of a safe and efficient 
transportation network and transit facilities, provides a broad range of goods and 
services, and is compatible with surrounding land use designations and environmentally 
sensitive areas. 

 
There are only a limited number of undeveloped sites designated for commercial use 
remaining within the City. The subject property is located with access to the Bothell-
Everett Highway and served by Community Transit routes 105, 106, 115, and Swift 
Green Line. The site will be buffered from two adjacent residential properties and will 
not disturb any environmentally sensitive areas. 

 
Community Business Locational Criteria: 
• An appropriate amount of land area should be centrally located along the SR 527and SR 

96 corridors in concentrated forms. 
 

The subject property is centrally located with access directly on Bothell-Everett Hwy (SR 
527), consistent with other properties zoned Community Business along the highway 
corridor. 

 
In addition to the criteria listed above, the proposed amendment is compatible with applicable 
commercial land use policies found in the Comprehensive Plan: 
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• Policy 2.01: Identify, zone, and reserve an adequate amount of commercial and business 
park land to provide an adequate supply of the City's commercial and business park land 
base. 

• Policy 2.02: Scale the size of retail commercial centers to serve the needs of Mill Creek 
and its MUGA rather than seeking to satisfy larger multi-regional shopping needs. 

• Policy 2.07: Require commercial and business park developments to be compatible with 
surrounding land uses and in character with the high-quality of development in the City. 
Screen and buffer residential developments from commercial uses with landscaping. 
Ensure compliance with City regulations regarding commercial and business park design 
elements through review by the Design Review Board. 

 
 

Part 5 – Findings and Conclusions 
 
1. In accordance with the Growth Management Act (RCW 36.70A.130) and MCMC 14.19, the 

City reviews the Comprehensive Plan once a year to determine if any updates are necessary.   
 
2. On September 17, 2022, Steve Bedrossian applied to amend the underlying land use 

designation on property located at 13529 Bothell-Everett Hwy from Low Density Residential 
(LDR) to Community Business (CB).  

 
3. The proposed Comprehensive Plan amendment was prepared in accordance with the 

Washington State Planning Enabling Legislation (RCW 35A.63) and the Growth 
Management Act.   
 

4. In accordance with Section 14.07.030 of the Mill Creek Municipal Code, notice of the public 
hearing was posted at City Hall and sent to the Everett Herald for publishing on October 6, 
2023. 
 

5. On October 9, 2023, notice of the public hearing was mailed to the surrounding properties 
within 500 feet of the site-specific land use designation amendment for property located at 
13529 Bothell-Everett Hwy for the proposed Comprehensive Plan and implementing Zoning 
Map amendments. 
 

6. A Determination of Non-Significance (DNS) was issued on October 16, 2023 on the 
proposed amendment to the Comprehensive Plan and Zoning Map.  

 
7. The proposed amendment has been reviewed for consistency with the criteria in MCMC 

14.19 and has been found to be consistent with said criteria.   
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Part 5 – Recommendation 
 
Notwithstanding citizen testimony and revisions made by the Planning Commission in response 
to said testimony, staff recommends that the Mill Creek Planning Commission recommend to the 
Mill Creek City Council adoption of the proposed amendment to the Comprehensive Plan. 
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Attachment 1: Vicinity Map 
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MEMORANDUM

To: Steve Bedrossian

From: Matthew Palmer, PE

Kimley-Horn and Associates, Inc.

Date: October 16, 2023

Subject: 13529 Bothell Everett Highway Rezone, KH #090223149

The purpose of this memorandum is to summarize the trip generation for the current zoning, and three
potential rezones for the site located at 13529 Bothell Everett Highway in the City of Mill Creek. Two
(2) single-family detached units currently occupy the site. The three potential rezones are for a 2,500
Square Foot (SF) clinic, an 8,000 SF general office space, or an 8,000 SF professional office space.

Trip Generation
The trip generation calculations for the rezone have been performed using trip generation data
contained in the Institute of Transportation Engineers’ (ITE) Trip Generation Manual, 11th Edition
(2021). The average trip generation rates for ITE Land Use Code (LUC) 210, Single-Family Detached,
ITE LUC 630, Clinic, ITE LUC 710, General Office, and ITE LUC 712, Small Office Building have been
utilized. The trip generation of the existing use/current zoning is summarized in Table 1, followed by
the clinic rezone in Table 2, general office space rezone in Table 3, and professional office space
rezone in Table 4. The trip generation calculations are included in the attachments.

The Average Daily Trips represents the number of trips generated over the course of an average 24-
hour weekday. The AM peak-hour represents the highest hour of trip generation by the site between 7-
9 AM and the PM peak-hour represents the highest hour of trip generation by the site between 4-6 PM.
These hours typically encompass the peak hours of the roadway system and are used for determining
concurrency by local jurisdictions and WSDOT.

Table 1: Trip Generation Summary – Existing Use/Current Zoning

Use Units
Average

Daily
Trips

AM Peak-Hour Trips PM Peak-Hour Trips

Inbound Outbound Total Inbound Outbound Total
ITE LUC 220,
Single-Family

Detached
2 Units 18.86 0.35 1.05 1.40 1.18 0.70 1.88

10/16/23

justinh
Text Box
Attachment 2: Trip Generation Report
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Table 2: Trip Generation Summary – Clinic Rezone

Use Units
Average

Daily
Trips

AM Peak-Hour Trips PM Peak-Hour Trips

Inbound Outbound Total Inbound Outbound Total

ITE LUC 630,
Clinic 2,500 SF 94.00 5.57 1.31 6.88 2.77 6.46 9.23

ITE LUC 210,
Single-Family Detached

(Removed)
-2 Units -18.86 -0.35 -1.05 -1.40 -1.18 -0.70 -1.88

NEW TRIPS 75.14 5.22 0.26 5.48 1.59 5.76 7.35

Table 3: Trip Generation Summary – General Office Rezone

Use Units
Average

Daily
Trips

AM Peak-Hour Trips PM Peak-Hour Trips

Inbound Outbound Total Inbound Outbound Total

ITE LUC 710,
General Office 8,000 SF 86.72 10.70 1.46 12.16 1.96 9.56 11.52

ITE LUC 210,
Single-Family Detached

(Removed)
-2 Units -18.86 -0.35 -1.05 -1.40 -1.18 -0.70 -1.88

NEW TRIPS 67.86 10.35 0.41 10.76 0.78 8.86 9.64

Table 4: Trip Generation Summary – Professional Office Rezone

Use Units
Average

Daily
Trips

AM Peak-Hour Trips PM Peak-Hour Trips

Inbound Outbound Total Inbound Outbound Total

ITE LUC 712,
Small Office Building 8,000 SF 115.12 10.96 2.40 13.36 5.88 11.40 17.28

ITE LUC 210,
Single-Family Detached

(Removed)
-2 Units -18.86 -0.35 -1.05 -1.40 -1.18 -0.70 -1.88

NEW TRIPS 96.26 10.61 1.35 11.96 4.70 10.70 15.40
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Potential Impacts
The site is anticipated to use the existing access to Bothell Everett Hwy north of 136th Street SE. With
the existing c-curbing along the centerline the access will be restricted to right-in/right-out. Therefore,
there will be no vehicular traffic from the site directly on 136th Street SE, the primary access for Henry
M Jackson High School. The high school schedule is from 7:25 AM to 2:05 PM. Only the AM peak-hour
of the school would overlap with the anticipated peak-hours of the rezone uses. The schools typically
peak traffic flow lasts only 15-30 minutes.

The highest rezone use would be anticipated to add 12 new AM peak-hour trips and 15 new PM peak-
hour trips. This would represent 1 vehicle every 5 minutes in the AM and 1 vehicle every 4 minutes in
the PM peak-hours. Therefore, two to three traffic signal cycles would go between each added rezone
trip which would not be noticeable amongst the normal day-day variation in trips of 5%. The different
potential land uses would add a maximum of 15 trips during the highest PM peak-hour of traffic, this
would equate to an increase of 0.5% (15 / 2,895) based on a 2018 count of traffic along Bothell Everett
Hwy. The rezone is expected to add a maximum of 96 additional trips during an average 24-hour
weekday, which would equate to less than a 0.5% (96 / 21,057) increase to the daily traffic along Bothell
Everett Hwy per a WSDOT count located just north of Dumas Road/136th Street SE.

The rezone trip analysis is for the highest potential use of the parcel at this time. Once an application
for the site is proposed a detailed analysis for permitting will be completed. Bothell Everett Hwy (SR-
527) is a WSDOT facility and WSDOTs typical standard for off-site level of service analysis is 10
directional trips or 25 total PM peak-hour trips. It is anticipated we would not add 10 directional trips to
the intersection of Bothell Everett Hwy at 136th Street SE. If analysis were required it would be for the
PM peak-hour, the highest hour between 4-6 PM, which is when level of service is measured.

A clinic/office rezone would not create a pedestrian walking demand to and from the high school. There
are sidewalks along both Bothell Everett Hwy and 136th Street SE and pedestrian phases/crossings on
all approaches of the adjacent signalized intersection.

Attachments

Trip Generation Calculations – Clinic A1 – A3

Trip Generation Calculations – General Office A4 – A6

Trip Generation Calculations – Small Office A7 – A9

Count Data A10 – A13

SCOPI Parcel Information A13 – A18
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