
 
 

 

 

City of Covington 
Unmatched Quality of Life. 

 

City of Covington 
16720 SE 271st Street, Suite 100 • Covington, WA 98042 • (253) 638-1110 • Fax: (253) 638-1122 

 
The City of Covington is a place where community, business, and civic leaders work together w ith citizens  

to preserve and foster a strong sense of community. 
       

PLANNING COMMISSION AGENDA 
November 1, 2012 

6:30 PM 
CALL TO ORDER 
 

ROLL CALL 
Chair Daniel Key, Vice Chair Paul Max, Sonia Foss, Ed Holmes, Bill Judd, Sean Smith, & Alex White.  
 

PLEDGE OF ALLEGIANCE 
 
APPROVAL OF CONSENT AGENDA 

1. Planning Commission Minutes for July 19, 2012.  
 

CITIZEN COMMENTS - Note:  The Citizen Comment period is to provide the opportunity for members of the audience to address the 
Commission on items either not on the agenda or not listed as a Public Hearing.  The Chair will open this portion of the meeting and ask for a 
show of hands of those persons wishing to address the Commission.  When recognized, please approach the podium, give your name and city of 
residence, and state the matter of your interest.  If your interest is an Agenda Item, the Chair may suggest that your comments wait until that 
time.  Citizen comments will be limited to four minutes for Citizen Comments and four minutes for Unfinished Business.  If you require more than 
the allotted time, your item will be placed on the next agenda.  If you anticipate, in advance, your comments taking longer than the allotted time, 
you are encouraged to contact the Planning Department ten days in advance of the meeting so that your item may be placed on the next 
available agenda. 
 

PUBLIC HEARING – None 
                              
UNFINISHED BUSINESS – None 

  
NEW BUSINESS –  
 

1. Election of Officers   
 

2. Discussion of Proposed 2013 Planning Commission Work Program  
(See Attachment A)  

 
ATTENDANCE VOTE 
 
PUBLIC COMMENT: (Same rules apply as stated in the 1st CITIZEN COMMENTS)  
 
COMMENTS AND COMMUNICATIONS OF COMMISSIONERS AND STAFF       
 
ADJOURN 
 

 
Any person requiring a disability accommodation should contact the City at least 24 hours in advance.   

For TDD relay service please use the state’s toll-free relay service (800) 833-6384 and ask the operator to dial (253) 638-1110 
Web Page:  www.covingtonwa.gov 



 

 

CITY OF COVINGTON 
Planning Commission Minutes 

 
July 19, 2012     City Hall Council Chambers 
 
CALL TO ORDER 
Chair Key called the regular meeting of the Planning Commission to order at 6:30 
p.m. 
 
MEMBERS PRESENT 
Chair Daniel Key, Vice Chair Paul Max, Sonia Foss, Ed Holmes, Sean Smith and 
Alex White. 
 
MEMBERS ABSENT  
Bill Judd 
 
STAFF PRESENT 
Richard Hart, Community Development Director 
Salina Lyons, Senior Planner 
Ann Mueller, Senior Planner 
Kelly Thompson, Planning Commission Secretary 
 
APPROVAL OF CONSENT AGENDA 
 
Ø 1. Commissioner Smith moved and Vice Chair Max seconded to 

approve the consent agenda and the minutes for June 7, 2012. 
Motion carried 6-0. 

 
CITIZEN COMMENTS – NONE 
 
PUBLIC HEARING – 2012 Comprehensive Plan & Development 
Regulation Amendment Docket  
 
Chair Key opened the Public Hearing. 
 
Senior Planner, Ann Mueller, briefly outlined the three items listed on the final 
docket as shown on the agenda.  
 
Don Ramsey, Ashton Development: On March 1, 2012 he mailed a letter to the 
City outlining his concerns about requiring retail on multi-family in the Town 
Center zone. He asks that the verbiage encourage, but not require ground floor 
retail.  
 



 

 

Chair Key closed the Public Hearing as there were no other offers of public 
testimony.  
 
PLANNING COMMISSION DISCUSSION 
 
Commissioner Smith asked for clarification about the 60% retail requirement and 
wanted to know what the remaining 40% could be.  
 
Ms. Mueller stated that it could be lobby space, garage entrance, residential, etc. 
Mr. Hart said the reason we allowed 40% was to allow some flexibility for public 
space and open areas. 
 
Commissioner Smith asked about annexation impacts on residents currently 
outside the city limits. He asked about the benefits to those citizens by being 
within the city limits. 
 
Ms. Mueller responded that the citizens would have the benefit of city maintained 
streets. They would also have more direct access to permits and code 
enforcement and the residents would pay resident rates at the Aquatic Center. 
Mr. Hart stated that following an annexation, those residents would have the 
ability to more easily and directly participate in local government.  
 
Commissioner White asked if the 60% ground floor retail requirement was based 
on researching other communities. Mr. Hart stated that we did research other 
cities, and also considered that the number could not reasonably be 100% 
ground floor retail.  
 
Commissioner Foss has been driving around town centers, and found that in 
Burien all of the ground floor retail is empty. It appears that they may have 
converted some of the retail to housing. One development was built 
approximately 4 years ago and approximately 8 months later the economy began 
to decline. Commissioner Foss shared an article from the Seattle Times. She also 
went to Renton Town Center and found there were a couple of professional 
offices, but no retail. In Tacoma, she also found retail in a mixed-use building 
across from the theater, near the convention center, all sitting empty. She does 
not agree with the 60%. She has not been up to Mill Creek yet.  
 
Chair Key asked how we can achieve the vision. He sees these other cities as 
different because they built prior to the demand. By adopting the 60% ground 
floor retail requirement, we will potentially delay the development. There is a 
cost to achieving the vision and we have to consider the long and short term 
benefits.  
 



 

 

Commissioner Smith asked about the vacancy rate of retail in the City. Mr. Hart 
stated that Mr. Ramsey could probably respond to the vacancy rate in their 
properties. Mr. Hart stated that vacant spaces are not specific to ground floor 
retail. You can go almost anywhere and see more vacant store fronts than we 
saw a few years ago. This is not unique to mixed use-ground floor retail.  
 
Commissioner Smith asked if multi-family could be located near a school. He 
asked if a half-way house could be placed near a school. Mr. Hart explained that 
there are certain types of adult homes which must be permitted by state law.  
 
Commissioner White asked about the vacancy rate in apartment housing. He 
thinks that we should keep the long term vision. Staff could not provide specific 
vacancy rates. 
 
Commissioner Holmes thinks there is a “zone-it-and-they-will-come” philosophy. 
The vision doesn’t get achieved without an implementation plan. He would have 
more confidence if there was a plan identifying the obstacles. 
 
Chair Key agrees, and feels there are things the city can do to help move this 
along. The past few years are part of the worst recession most of us have seen.  
 
Vice Chair Max shared that in his experience as a real estate developer, a mixed 
use retail/storage property, soon became storage. He wanted to know about 
safeguards in place or restrictions. Staff said if a use is allowed owners can 
change their use. 
 
Commissioner Holmes asks if the City Council adopts 60%, are there exceptions 
that can be made.  Mr. Hart answered that no, those kinds of exceptions cannot 
be made without changing the code. A code amendment could change the 60% 
to 50% or 70%. That does not change the basic policy.  
 
Vice Chair Max does not see ground floor retail as being a bad thing for a 
developer down the road. Retail space will generate more tax revenue per 
square foot than residential space.  
 
Mr. Hart explained that the Covington Economic Development Committee is the 
body that carries forward the vision of economic development. The most recent 
effort was Destination Covington which was acknowledged as a Best Local 
Government Program. The City used to have an Economic Development Director 
who would go out and recruit developers to sell and market Covington, but the 
position was eliminated during the recession.  
 
Mr. Hart said that no one can debate the facts that Commissioner Foss 
presented. The Landing development in Renton isn’t a good comparison as it 



 

 

combines the concept of multi-story mixed use development with big box retail. 
Mr. Hart encourages Commissioner Foss to check out Mill Creek and Kirkland as 
successful projects. Mercer Island has weathered the storm and been very 
successful. The ground floor may have only one or two tenants, but in a few 
years it will fill in. Mountlake Terrace, Bellevue, Seattle, University Place and 
Auburn have all had some successes.  
 
Ms. Lyons gave an example of senior housing to demonstrate the tax benefit of a 
mixed-use development. After a couple years, senior housing would pay very 
little property taxes. Having ground floor retail will provide a longer term rate of 
return. The cost of the infrastructure spread out over 20 years is greater than 
the single use apartment complex. If that same development added ground floor 
retail it generates on-going tax revenue.   
 
Ø Commissioner Smith moved to recommend the Adoption of the 

2012 Comprehensive Plan and Development Regulation 
Amendment Docket to the City Council. The motion was 
seconded by Commissioner White. The motion carried with a vote 
of 5-1 with Commissioner Foss dissenting. 

 
NEW BUSINESS - NONE 
 
UNFINISHED BUSINESS - NONE 
 
ATTENDANCE VOTE –  
 
Ø Commissioner White moved and Vice Chair Max seconded to 

excuse the absence of Commissioner Judd. Carried 6-0. 
 
PUBLIC COMMENT- NONE 
 
COMMENTS AND COMMUNICATIONS FROM STAFF 
 
Ms. Lyons shared that Multi-Care submitted the Pre-Application Meeting for the 
hospital today and anticipates the formal submittal of their Commercial Site 
Development Application in August. Soos Creek Lift station has begun 
construction.  
 
Mr. Hart shared that the volunteer appreciation dinner is July 31st. Staff has 
received a report from the consultant and City has responded with comments 
regarding the Northern Gateway study. We plan to make the presentation to City 
Council on the final report with policy options. As soon as the final document is 
available, we will provide that to the Planning Commission. After the Northern 
Gateway study, the Planning Commission will be working on the Shoreline 



 

 

Regulations. The multi-family tax exemption on condominiums, and moratorium 
extension on medical marijuana is going before the City Council soon.  
 
Commissioner Smith indicated BPAC is reaching a critical point and they have 
heard from the City departments. The next couple of meetings will be reviewing 
budgets, and the third meeting looking at revenues. There is not a lot to cut, and 
not a lot of opportunity for revenues either.  
 
ADJOURN  
 
The July 19, 2012 Planning Commission Meeting adjourned at 7:55 p.m. 
 
Respectfully submitted,  
 

 
_____________________________________________ 

    Kelly Thompson, Planning Commission Secretary 
 
 
 



 

 

ATTACHMENT A 
 

Proposed Planning Commission Work Program Items for 2013 
 
 

1. Comprehensive Plan & Development Regulation Amendment Docket for 2013                      {600 hours} 
a. Public Works Dept. for Stormwater 
b. Parks Department for Parks Capital Plan 

 
 

2. Northern Gateway Study Project Management, Subarea Plan Preparation & Public Process  {1000 hours} 
 
 

3. Shoreline Development Regulation Codification in CMC with Standards & Permit Process   {150 hours} 
 
 

4. Sign Code Changes for Civic, Government and Non-Profit Signs                                            {200 hours} 
 
 

5. Medical Marijuana, Collective Gardens & Dispensary Moratorium Extension/Code Changes  {40 hours} 
 
 

6. SEPA Threshold Changes- Increasing the Number of Lots in a Preliminary Plat                     {100 hours} 
 
 

7. Clearing and Grading Ordinance Changes                                                                                 {100 hours} 
 

 
8. Fire Impact Fee Changes Working with Kent Regional Fire Authority                                      {80 hours}   

 
 

9. Revision of Definition Sections in Zoning Code-Title 14 & 18                                                 {100 hours} 
 
 

10. Preliminary Work on GMA Required 2015 Comprehensive Plan Update                                 {100 hours} 
 

TOTAL WORK HOURS FOR 2013 FOR PROPOSED PROGRAMS                             2420 HOURS 
 
 
 
As a bench mark of comparison, the 2012 PC Proposed Work Program contained 7 items with 2350 hours.   
 
The PC and staff were able to accomplish 4 of those 7 items.   
 
The three items not accomplished IN 2012 are on this 2013 proposed list.   
 
Carry-Over Items are the Shoreline Development Regulations, Revisions to the Definition Sections of the Zoning 

Code, and Preliminary Work on the 2015 GMA Required Comprehensive Plan Update.   
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