
 
 

 

City of Covington 
Unmatched Quality of Life. 

 

City of Covington 
16720 SE 271st Street, Suite 100 • Covington, WA 98042 • (253) 480-2400 • Fax: (253) 480-2401 

 
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 
April 18, 2013 

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 April 4, 2013.  
 

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 – None 
 
CONTINUED BUSINESS- 
 

1. Discussion and Guidance to Staff and Consultants on Minimum and Maximum Intensity 
Alternative Land Use Concepts and Imagery for Hawk Property Subarea Plan and Planned 
Action EIS (See Attachments)      

 
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) 480-2400 
Web Page:  www.covingtonwa.gov 



CITY OF COVINGTON 
Planning Commission Minutes 

 
April 4, 2013     City Hall Council Chambers 
 
CALL TO ORDER 
Vice Chair Max called the regular meeting of the Planning Commission to order at 
6:36 p.m. 
 
MEMBERS PRESENT 
Vice Chair Paul Max, Ed Holmes, Bill Judd, Sean Smith and Alex White 
 
MEMBERS ABSENT  
Chair Key and Sonia Foss 
 
STAFF PRESENT 
Richard Hart, Community Development Director 
Salina Lyons, Principal Planner 
Ann Mueller, Senior Planner 
Kelly Thompson, Planning Commission Secretary 
 
APPROVAL OF CONSENT AGENDA 
 
Ø 1. Commissioner Smith moved and Commissioner White 

seconded to approve the consent agenda and the corrected 
minutes for March 7, 2012. Motion carried 5-0. 

 
CITIZEN COMMENTS – NONE 
 
PUBLIC HEARING – NONE  
 
UNFINISHED BUSINESS –NONE 
 
NEW BUSINESS  
 
CONTINUED BUSINESS 
 

1. Discussion of Community Workshop Results on Hawk Property 
Subarea Plan  

 
Community Development Director, Richard Hart summarized the results of the 
Community Workshop held on March 25, 2013. Mr. Hart’s memo outlining the 
process and the results was included in the Planning Commission packet.  
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The Community Workshop participants seemed very pleased with the forum and 
the exercise.  
 
Senior Planner, Ann Mueller shared some photos from the forum which showed 
the different group’s concept plans, which include commercial, residential, focal 
points, and green space. 
 
Commissioner Smith asked whether there was a need for schools in this area as 
a result of the future development. Mr. Hart responded that 80 of the acres are 
in the Tahoma school district and the rest are in the Kent School District. Neither 
Kent nor Tahoma School districts attended the Community Workshop. The Kent 
School District receives impact fees from single family and multifamily 
development within the city. There may be a total of 1000 to 1500 residential 
units.  
 
Commissioner Holmes visited the gravel mine and noted there is still activity on 
the site. Mr. Hart noted that Lakeside is likely rearranging as much of the gravel 
as they can on site for reclamation purposes. The less they have to take out, the 
less costly it is. 
 
A timeline of the Hawk Property Subarea Plan and EIS process was prepared and 
handed out at the meeting. 
 
ATTENDANCE VOTE 
 
Ø Commissioner Judd moved and Commissioner Holmes seconded 

to excuse Chair Key and Commissioner Foss, motion carried 5-0.  
 

PUBLIC COMMENT  
 
Kevin Thomas 10925 25th Ave SE, Everett Yarrow Bay Holdings/Oakpointe 
The developer will be providing the City a reclamation plan to show how the 
materials will be placed and compacted. He complimented Salina, Ann and 
Richard on the great Community Workshop. The one thing he took away was 
that it was the Community’s plan.  
 
COMMENTS AND COMMUNICATIONS FROM STAFF 
 
Ms. Mueller shared that Community Relations Coordinator, Karla Slate will be 
sending out invitations to a neighborhood HOA meeting to be held on Tuesday 
April 30, 2013 from 7:00 to 8:30 p.m. The meeting will focus on public safety. 
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Mr. Hart shared that there will be two Planning Commission Meetings per month 
in May and June. Staff will present an amendment on Development Agreements, 
clearing and grading changes, and sign code changes relating to civic 
government and non-profit signs. The Planning Commission will also discuss the 
collection of school impact fees.  
 
Commissioner Holmes requested an update on the work plan items mid-year. He 
also complimented the way the study session was conducted on the Hawk 
properties. The participants had a lot of enthusiasm for the process.  
 
ADJOURN  
 
The April 4, 2013 Planning Commission Meeting adjourned at 7:37 p.m. 
 
Respectfully submitted,  
 

 
_____________________________________________ 

    Kelly Thompson, Planning Commission Secretary 
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Covington: unmatched quality of life 

 

Memo 
To: Planning Commission 
From: Richard Hart, Community Development Director 
CC: Salina Lyons, Principal Planner; Ann Mueller, Senior Planner 
Date: April 11, 2013  
Re: Finalize alternatives and scope of review in the Hawk Property Subarea 

Draft EIS 

At the Planning Commission’s public meeting on April 18, 2013, the commissioners will 
review the maximum and minimum land use concepts for evaluation as alternatives in the 
Hawk Property Subarea Plan Draft Environmental Impact Statement (EIS) and imagery 
related to proposed uses in the subarea.  They will provide guidance to staff and the 
consultant team after reviewing the land use plans that were developed by meeting 
participants at the March 25, 2013 Hawk Property Subarea Plan Community Workshop and 
public comments that were submitted during the EIS scoping comment period, as well as 
from input by city staff, consultants, and the developers of the subarea.   The commissioners 
will also provide guidance on the imagery for the area that was reviewed by participants at 
the community workshop. 

The City is considering designation of a planned action EIS for the Hawk Property Subarea, 
which will provide a more detailed environmental analysis of land use development 
components for the subarea. To prepare a planned action EIS, the city begins by identifying 
alternatives that include the minimum and maximum range of development that is likely to 
occur in the subarea including a No Action alternative.  

Summary of steps to prepare a Planned Action EIS 
□ Develop alternatives 
□ Identify scope of review 
□ Finalize alternatives and scope of review 
□ Conduct environmental analysis and identify mitigating measures 
□ Prepare Draft and Final EIS 
□ Prepare preliminary Planned Action ordinance 
□ Prepare implementation process  

Planning Commission April 18, 2013   5 of 82

Agenda Item 1



 Page 2 
 

After completion of the Planned Action EIS, the city may finalize and adopt a planned action 
ordinance that defines the location, amount and type of development and specific mitigation 
measures that must be met. Future development proposals consistent with the planned 
action ordinance and associated performance standards/mitigation measures do not require 
additional SEPA review. This process does not exempt projects from local, state and federal 
permitting requirements.  If a project is not consistent with the planned action ordinance, the 
applicant may elect to revise the proposal to meet the requirements of the ordinance or 
conduct additional environmental review. 

During the EIS scoping comment period, March 9 -29, 2013, city staff received comments 
from Charlene Anderson with the City of Kent; Karen Walter with the Muckleshoot Indian 
Tribe; Brandon Anderson with Branbar LLC/H&C Enterprises Inc.; Anderson Baugh & 
Associates, LLC; Gina Hendrickson; and David and Kristy Kiburg. Four comment sheets were 
also submitted by meeting participants at the community workshop. Based on these 
comments the scope of review for the EIS was expanded to include the study of the impacts 
to groundwater and the impacts of a road connection with the neighborhood to the south. 

Attached you will find for reference:  
Attachment 1 

□ an aerial  with the Hawk Property subarea  outlined in blue; 
□ a drawing showing the existing and proposed local and regional trails and bikeways in the city and 

connecting into and through the subarea; 
□ a composite of the minimum development intensity plans produced by participants at the community 

workshop; 
□ the minimum development concept plan from each table at the community workshop;  
□ a composite of the maximum development intensity plans produced by participants at the community 

workshop;  
□ the maximum development concept plan from each table at the community workshop; and 
□ a summary visual preference survey’s voting outcome based on the 17 surveys submitted by meeting 

participants at the community workshop. 
Attachment 2 

□ Written scoping comments received during the EIS scoping period.  

Staff’s Recommendation for range of development to be reviewed in the Draft EIS: 

 
Alternative  1  
Minimum Intensity Development 
scenario 

Alternative  2  
Maximum  Intensity 
Development scenario 

No Action 
Alternative 

Commercial  50 acres 
Big Box –600,000  sf. 
Retail – 80,000 sf. 

55 acres  
Big Box – 708, 940 sf. 
Retail  - 141,060 sf. 

0 acres 

Residential  1, 000 units 
SFR –130 du 
Townhomes- 270 du 
MFR –600 du 

1,500 units 
SFR – 200 du 
Townhomes- 400 du 
MFR – 900 du 

0 acres 

Parks 6 acres 9.2 acres 0 acres 

Mineral 0 acres 0 acres 210 acres 
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Attachment 1 
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25 March 2013    Community Workshop  Hawk Property Subarea Plan
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Community Workshop      25 March 2013Hawk Property Subarea Plan
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MINIMUM INTENSITY PLAN SOLUTIONS COMPOSITE

COMMERCIAL

MULTIFAMILY

TOWNHOMES

SINGLE FAMILY

PARKS

TRAILS

COMMERCIAL MULTIFAMILY

PARKS

TOWNHOMES

SINGLE FAMILY

SUMMARY:
Commercial -    50 Acres
Residential -      1,050Units
Parks -                 6 Acres

25 March 2013    Community Workshop  Outcomes  Hawk Property Subarea Plan
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25 March 2013    Community Workshop  Outcomes  Hawk Property Subarea Plan

•	 Would like to see restaurants around the lake
•	 Farmers market as a focal point at a plaza near the lake
•	 Focal point at the end of the trail
•	 Housing on top of the commercial at the lake site
•	 Stack multi-family over commercial with parking below.
•	 Public access to lake with a trail around it
•	 Cineplex located in the commercial area
•	 A trailhead off the new road at the 204th connection end is 

needed.  They’d like it to serve the trail network and a larger 
park (6-acres+) in that same location.

•	 They’d like to see a wildlife crossing under the new road in 
the SE corner.

•	 Keep the big box retail (& noise) close to the Hwy-18 off-
ramp.

•	 Keep the multi-family near the public areas to minimize 
crime. (crime concern with multi-family)

•	 Lower-density residential preferred adjacent to Jenkins 
Creek (& nearest their properties).

•	 They want park space to be open to the community, not just 
the new developments.

COMMENTS

SUMMARY:
Commercial -    50 Acres
Residential -      1,000 Units
Parks -                  15.5 Acres

Wildlife 
Crossing

TEAM  1  MINIMUM INTENSITY PLAN SOLUTION
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25 March 2013    Community Workshop  Outcomes  Hawk Property Subarea Plan

•	 Provide more activities for the youth. Youth center, movie 
theater, bowling, climbing tower, etc. 

•	 Provide kayaking and activities on the lake
•	 Would like to see a Community Center, YMCA or Boys and 

Girls club
•	 Provide parks along the lake with a trail around it. Parks 

should provide activities for different age groups 
•	 Like the connection to 191st street, for fire and access to the 

center and hwy 18th

•	 Would like to see a daycare
•	 Mix residential with commercial
•	 Would like to see medical office or clinic
•	 Like 5 story multi-family with structured parking better than 

3 story with surface parking
•	 Wanted a mix of uses along the lake

COMMENTS

SUMMARY:
Commercial -    50 Acres
Residential -      1,190 Units
Parks -                  7 Acres

TEAM  2  MINIMUM INTENSITY PLAN SOLUTION
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25 March 2013    Community Workshop  Outcomes  Hawk Property Subarea Plan

•	 The road connection to the neighborhood should be only 
for emergency vehicles.

•	 Single family homes should be located along the boundary 
with the adjacent neighborhood.

•	 Industrial uses should not be allowed, including 
continuation of the batch plant.

•	 The main road should meander to discourage speeding 
vehicles.

•	 5 and 4-story multifamily housing is acceptable
•	 City needs more multifamily housing and this would be a 

good location as long as there are amenities for residents 
like commercial, retail and entertainment uses.

•	 Two focal points and the one in the commercial/retail area 
should be large

•	 The area should be an urban village.

COMMENTS

SUMMARY:
Commercial -    50 Acres
Residential -      1,090 Units
Parks -                  6 Acres

TEAM  3  MINIMUM INTENSITY PLAN SOLUTION
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25 March 2013    Community Workshop  Outcomes  Hawk Property Subarea Plan

SUMMARY:
Commercial -    30 Acres
Residential -      950 Units
Parks -                  13 Acres

•	 Would prefer no multifamily housing; all single-family or 
townhomes.

•	 Willing to see additional height in the commercial areas to 
make more room for residences.

•	 Use the road and a series of parks to create a buffer be-
tween the commercial area and single-family. 

•	 Generally opposed to flats over commercial and worried 
that multifamily housing will increase crime.

•	 Prefer to keep commercial and residential units separated.
•	 Focal point near entry to act as a gateway. 

COMMENTS

TEAM  4  MINIMUM INTENSITY PLAN SOLUTION
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25 March 2013    Community Workshop  Outcomes  Hawk Property Subarea Plan

SUMMARY:
Commercial -    50 Acres
Residential -      1,180 Units
Parks -                  18.5 Acres

•	 Want to see mixed-use buildings with housing above retail and parking underneath
•	 Would like to see a trail around the lake and trail connections to Timberlane as well as to regional trails

COMMENTS

TEAM  5  MINIMUM INTENSITY PLAN SOLUTION
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COMMERCIAL

MULTIFAMILY

TOWNHOMES

SINGLE FAMILY

PARKS

TRAILS

COMMERCIAL MULTIFAMILY

PARKS

TOWNHOMES

SINGLE FAMILY

SUMMARY:
Commercial -    55 Acres
Residential -      1,575 Units
Parks -                  9.2 Acres

MAXIMUM INTENSITY PLAN SOLUTIONS COMPOSITE

25 March 2013    Community Workshop  Outcomes  Hawk Property Subarea Plan
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25 March 2013    Community Workshop  Outcomes  Hawk Property Subarea Plan

•	 Would like to see restaurants around the lake
•	 Farmers market as a focal point at a plaza near the lake
•	 Focal point at the end of the trail
•	 Housing on top of the commercial at the lake site
•	 Stack multi-family over commercial with parking below.
•	 Public access to lake with a trail around it
•	 Cineplex located in the commercial area
•	 A trailhead off the new road at the 204th connection end is 

needed.  They’d like it to serve the trail network and a larger 
park (6-acres+) in that same location.

•	 They’d like to see a wildlife crossing under the new road in 
the SE corner.

•	 Keep the big box retail (& noise) close to the Hwy-18 off-
ramp.

•	 Keep the multi-family near the public areas to minimize 
crime. (crime concern with multi-family)

•	 Lower-density residential preferred adjacent to Jenkins 
Creek (& nearest their properties).

•	 They want park space to be open to the community, not just 
the new developments.

SUMMARY:
Commercial -    55 Acres
Residential -      1,440 Units
Parks -                  12 Acres

COMMENTS

Wildlife 
Crossing

TEAM  1  MAXIMUM INTENSITY PLAN SOLUTION
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25 March 2013    Community Workshop  Outcomes  Hawk Property Subarea Plan

•	 Provide more activities for the youth. Youth center, movie 
theater, bowling, climbing tower, etc. 

•	 Provide kayaking and activities on the lake
•	 Would like to see a Community Center, YMCA or Boys and 

Girls club
•	 Provide parks along the lake with a trail around it. Parks 

should provide activities for different age groups 
•	 Like the connection to 191st street, for fire and access to the 

center and hwy 18th

•	 Would like to see a daycare
•	 Mix residential with commercial
•	 Would like to see medical office or clinic
•	 Like 5 story multi-family with structured parking better than 

3 story with surface parking
•	 Wanted a mix of uses along the lake

COMMENTS

SUMMARY:
Commercial -    50 Acres
Residential -      1,640 Units
Parks -                  12.5 Acres

TEAM  2  MAXIMUM INTENSITY PLAN SOLUTION
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25 March 2013    Community Workshop  Outcomes  Hawk Property Subarea Plan

SUMMARY:
Commercial -    25 Acres
Residential -      1,300 Units
Parks -                  12.5 Acres

•	 Would prefer no multifamily housing; all single-family or 
townhomes.

•	 Willing to see additional height in the commercial areas to 
make more room for residences.

•	 Use the road and a series of parks to create a buffer be-
tween the commercial area and single-family. 

•	 Generally opposed to flats over commercial and worried 
that multifamily housing will increase crime.

•	 Prefer to keep commercial and residential units separated.
•	 Focal point near entry to act as a gateway. 

COMMENTS

TEAM  4  MAXIMUM INTENSITY PLAN SOLUTION
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25 March 2013    Community Workshop  Outcomes  Hawk Property Subarea Plan

TEAM  5  MAXIMUM INTENSITY PLAN SOLUTION

SUMMARY:
Commercial -    50 Acres
Residential -      1,440 Units
Parks -                  14.5 Acres

•	 Want to see mixed-use buildings with housing above retail and parking underneath
•	 Would like to see a trail around the lake and trail connections to Timberlane as well as to regional trails

COMMENTS
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Community Workshop      25 March 2013Hawk Property Subarea Plan
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Community Workshop      25 March 2013Hawk Property Subarea Plan
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Community Workshop      25 March 2013Hawk Property Subarea Plan
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Community Workshop      25 March 2013Hawk Property Subarea Plan
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Community Workshop      25 March 2013Hawk Property Subarea Plan
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Attachment 2 
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