Planning Commission Agenda

October 21, 2025
5:30 pm
Hybrid Meeting

The Planning Commission consists of seven members appointed by the Mayor and confirmed
by the City Council. The Commission primarily considers plans and regulations relating to the
physical development of the city, plus other matters as assigned. The Commission is an
advisory body to the City Council.

Members: Alyne Hansen (Chair), Bandhanijit Singh (Vice Chair), Andrew Barker, Damiana
Merryweather, Dee Abasute, Karin Ellis, Tony Zuniga Sanchez.

Staff Coordinator: Jenn Kester, Planning Manager

A quorum of the Council may be present.

ITEM | TOPIC PROCESS WHO TIME

1 Call to Order / Roll Call Chair 5:30
(2 min)

2 Approval of the minutes of October 7, Review and Members 5:32
2025, meeting. Approve (3 min)

3 Public Comment on items not on the Chair 5:35
agenda. (5 min)

Comments on agenda items will be
addressed after the staff presentation
and Commission discussion on each item
below.

See Public Comment Process below.

4 Mobile Food Vending Code Presentation and Staff and 5:40
Amendments: Introduction Discussion Members (40 min)
5 CED Staff Report Briefing Staff 6:20
(3 min)
6 Planning Commission Comments Discussion Members 6:23
(including suggestions for next meeting (2 min)
agenda)
7 Adjourn 6:25

This meeting will be conducted in a hybrid format with in-person and remote options for public
participation. The meeting will be broadcast on SeaTV Government Access Comcast Channel
21 and live-streamed on the City’s website https://www.seatacwa.gov/seatvlive.

Public Comment Process: The commission will hear in-person public comments and is also
providing remote oral and written public comment opportunities. All comments shall be
respectful in tone and content. Providing written comments and registering for oral comments
must be done by 3:30 pm, the day of the meeting. Registration is required for remote comments
and encouraged for in-person comments. Any requests to speak or provide written public
comments which are not submitted following the instructions provided or by the deadline will not
be included as part of the record.



https://www.seatacwa.gov/seatvlive

e Instructions for providing remote oral public comments are located at the following
link: Council Committee and Citizen Advisory Committee Virtual Meetings.

e Submit email/text public comments to PCPublicComment@seatacwa.gov. The comment will
be mentioned by name and subject and then placed in the committee handout packet
posted to the website.



https://www.seatacwa.gov/home/showpublisheddocument?id=29226
mailto:PCPublicComment@seatacwa.gov
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CITY OF SEATAC DATE: 10/7/2025
PLANNING COMMISSION MEETING
Minutes of October 07, 2025, Meeting

Members present: Chair Alyne Hansen, Commissioner Andrew Barker, Vice Chair Bandhanjit
Singh, Commissioner Damiana Merryweather - (arrived after minutes approval),
Commissioner Dee Abasute - (arrived after minutes approval), Commissioner Karin Ellis

Members absent:  Commissioner Tony Zuniga Sanchez

Staff & Others

Present: Planning Manager Jenn Kester, Associate Planner Laura Stilwell, Admin Asst 3
Barb Mailo

1. Call to Order/Roll Call

e (5:33 pm) Chair Hansen called the meeting to order and roll call.

2. Approval of September 16, 2025, meeting minutes.
(Review and Approve)

e (5:34 pm) Vice Chair Singh motioned to approve the meeting minutes.
o (5:34 pm) Second by Commissioner Ellis.

Motion passed: 4-0
3. Public Comment on items not on the agenda.
None

4. Co-Living Amendments Public Hearing
(Public Hearing)

Public Hearing Order:

i.  **(5:36 pm) Public Hearing Opened ***

ii.  Staff Presentation
= Co-Living Code Amendments presented by Associate Planner Stilwell.

o The purpose of the presentation was to provide information for public hearing
related to the proposed Co-Living Code Amendments.

iii. Public Comment
=  |n-person public comment by Mr. Will Booth.
o Discussion commenced with Chair Hansen and Associate Planner Stilwell
iv. Planning Commissioner Questions

= Discussion commenced with Chair Hansen, Associate Planner Stilwell, Commissioner
Merryweather, and Planning Manager Kester

<

*** (6:26 pm) Public Hearing Closed ***

Vi. Direction to Staff Recommendation
=  Commissioner Merryweather motioned to recommend the adoption of staff's recommended
changes to be passed on to City Council
=  Commissioner Ellis seconded

Motion passed: 6-0
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5. CED Staff Report
(Briefing)

e Planning Commission invited to Volunteer Luncheon on October 27", 2025, noon at the
SeaTac Community Center. Commission is asked to RSVP to Planning Manager Kester

¢ E-notification link process was emailed to Planning Commissioners. Recommended for
Commissioners to sign up

o Next PC meeting will be introducing a new topic “mobile food vending”. Brion Humenay
and Damon Sims will present at the meeting

6. Planning Commission Comments (including suggestions for next meeting agenda)
(Discussion)

None
7. Adjournment

e (6:31 pm) Commissioner Merryweather motioned to adjourn the meeting.
e (6:31 pm) Second by Vice Chair Singh.

Motion passed: 6-0

The meeting adjourned at 6:31 pm.
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MEMORANDUM
Date: 10/21/2025
To: Planning Commission (PC)
From: Brion Humenay, Senior Management Analyst
Subject: Mobile Food Vendor and Vending Code Amendments
Purpose

This meeting is meant to provide the Planning Commission with an introduction to proposed updates to the
Mobile Food Vending (SMC 15.415.300) and Mobile Food Vendor (SMC 5.55) codes. Staff are seeking initial
Planning Commission questions, comments, and concerns to prepare code revisions for further discussions.
Staff are requesting direction on several key areas within the draft amendments.

What is Mobile Food Vending/Vendor Code?

The purpose of Chapter 5.55 (MOBILE FOOD VENDORS) is to allow mobile food vendors to conduct business
within the City in a way that accommodates new businesses and supports entrepreneurship.

Key definitions include:

* Mobile food preparation vehicle (aka “food trucks”): A commercially manufactured motorized vehicle or
trailer vending unit in which ready-to-eat food is cooked, wrapped, packaged, processed or portioned for
service, sale or distribution.

¢ Mobile food vendor: A seller of food from a mobile food preparation van, truck or other vehicle or
conveyance. Sales of only pre-packaged food products do not constitute mobile food vending.

The code addresses requirements for operation on both non-city owned property (SMC 15.415.300) and
city-owned property (SMC 5.55.050)

History

Over the past two decades, local governments in the Puget Sound region have moved away from viewing
mobile vending as a fringe or restricted activity and instead developed street-use, zoning, and health
regulations that deliberately create space for food trucks while addressing public safety and impacts on
nearby restaurants. During the 2000s, most curbside vending was either prohibited or confined to private
lots, but beginning in the 2010s, many suburban cities adopted zoning updates and temporary-use
provisions that opened opportunities for trucks to operate on private property, at community events, or
within designated public zones. This gradual shift toward supporting food trucks—driven largely by
economic development and neighborhood placemaking goals—has required balancing benefits against
concerns over safety, competition, and community impacts.

At the county and public-health level, King County and other local health agencies have consistently
required mobile food units to obtain permits, operate from approved commissary kitchens, and pass fire
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and health inspections. These rules establish uniform food safety standards across jurisdictions, even as
individual cities continue to refine where and how food trucks may operate.

Potential Benefits and Risks to more permissive Mobile Food Vending
Expanding vending permissions could support entrepreneurship and community vibrancy, but may also
introduce operational and regulatory challenges that require careful management.

Benefits
e Supports small business growth and entrepreneurship
e Activates underused spaces and events
e Expands dining choices and cultural diversity
e Provides flexible, low-cost food access
e Generates permit revenue and sales tax
e Enhances city vibrancy and tourism appeal

e Competition with brick-and-mortar restaurants
e Parking, traffic, and pedestrian congestion

e Noise, odors, litter, and sanitation concerns

e Increased enforcement and inspection needs

e Uneven neighborhood impacts

e Safety risks with hazards for pedestrian crossing

Mobile Food Vendors with the City of SeaTac

City staff are currently conducting an internal review of SeaTac’s permitting requirements for mobile food
vendors, prompted by reports that the current system may create barriers to entry. With only 16 approved
vendors, the limited pool has made it difficult to consistently secure participants for city-sponsored
events—reducing the variety and vibrancy of food options available to the community. This review aims to
identify ways to make the process more accessible and better support a thriving network of vendors who
can contribute to the city’s cultural and economic vitality.

Looking ahead, mobile food vendors could also play a key role in activating SeaTac’s public spaces ahead of
the upcoming FIFA games. By offering diverse and affordable cuisine that reflects the community’s cultural
richness, food trucks can transform city spaces into lively gathering places for residents and visitors alike.
Their flexibility allows them to complement major events and transit hubs, drawing people together before
and after matches while supporting local entrepreneurs. Strengthening SeaTac’s mobile food vending
program can help create a more vibrant city experience—showcasing SeaTac as a welcoming, dynamic
destination for the global audience arriving for FIFA.

Beyond addressing event needs, staff also recognize broader opportunities that mobile food vending can

provide. Food trucks can serve as an accessible pathway for entrepreneurs—particularly residents of
SeaTac, who represent a wide range of cultural and ethnic backgrounds—to launch and grow small
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businesses. They can create a steppingstone for successful vendors to transition into permanent brick-and-
mortar locations, further strengthening the local economy. In addition, mobile food vendors can enhance
the City’s character and identity by bringing diverse cuisine to public spaces, activating streets and plazas,
and contributing to placemaking efforts within neighborhood centers.

The City’s regulations are outlined in two sections of the SeaTac Municipal Code:

e Title 5: Business Licenses and Regulation — Chapter 5.55 Mobile Food Vendors
e Title 15: Zoning — Section 15.415.300 Mobile Food Vending

Options for Facilitating Opportunities for Mobile Food Vendors

With a goal of reducing barriers for mobile food vendors and streamlining the application and approval
process to encourage participation, and expand food vending opportunities throughout the city, below are
a list of potential areas within the SeaTac Municipal Code that can be considered:

e Consolidate Regulations: Combine licensing and zoning rules for private property locations into a
single, clear code section.

¢ Expand Permitted Zones: Allow limited mobile vending in more residential zones

¢ Permit options: Offer flexible options depending on length of vendor activities.

¢ Long-Term Permissions: Extend permit durations to reduce repetitive applications and support
stable operations.

PC Direction

Staff are seeking initial Planning Commission questions, comments, and concerns to prepare code revisions
for further discussions.

Packet Materials

e Memo
e Presentation
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PRESENTATION OVERVIEW

PURPOSE OF PRESENTATION WHY IS THIS ISSUE IMPORTANT?

* Introduce proposed updates 1. The City is reviewing its mobile food vendor
to the Mobile Food Vendor permitting process after reports that current
and Mobile Food Vending requirements may limit participation.

Codes and seek initial 2. Mobile food vending can support diverse local
comments from the entrepreneurs, boost the economy, and
Commission. enliven public spaces with culturally rich and

dynamic food experiences.

3. Mobile Food vendors are seen as a key
component in the City preparations for FIFA
activations




INTRODUCTION TO MOBILE FOOD VENDING

What Are Mobile Food Trucks?

Mobile food preparation vehicle (aka “food trucks”): A commercially
manufactured motorized vehicle or trailer vending unit in which ready-to-eat
food is cooked, wrapped, packaged, processed or portioned for service, sale
or distribution.

Mobile food vendor: A seller of food from a mobile food preparation van,
truck or other vehicle or conveyance. Sales of only pre-packaged food
products do not constitute mobile food vending.




CONTEXT FOR DISCUSSION

* Regional Shift in Approach

* Over the past two decades, Puget Sound cities have transitioned from
restricting mobile vending to intentionally creating space for it.

* Local governments now use street-use, zoning, and health regulations to

balance support for food trucks with public safety and impacts on nearby
restaurants.

e Historical Context

* In the 2000s: Curbside vending was largely prohibited or limited to private
lots.

* In the 2010s: Many suburban cities updated zoning and temporary-use codes

to allow trucks on private property, at community events, or in designated
public zones.

* Policy Motivation
* The shift toward supporting food trucks has been driven by goals around
economic development, entrepreneurship, and neighborhood placemaking.

 Cities have worked to balance benefits with concerns over safety,
competition, and community impacts.




HEALTH AND SAFETY OVERSIGHT

King County and other local health agencies require:
* Mobile food units to obtain permits.
e Operation from approved commissary kitchens.
* Regular fire and health inspections.

These consistent county-level rules ensure uniform food safety standards,
even as individual cities fine-tune where and how food trucks may operate.




BENEFITS OF MOBILE FOOD VENDING

g ﬁ \>

Supports small Activates underused Expands dining Provides flexible, low-
business growth and spaces and events choices and cultural cost food access
entrepreneurship diversity
e |
Generates permit Enhances city vibrancy

revenue and sales tax and tourism appeal




RISKS OF MOBILE FOOD VENDING

Competition with
brick-and-mortar
restaurants

ol

Noise, odors, litter,
and sanitation
concerns

o

Uneven neighborhood
impacts

=

Parking, traffic, and
pedestrian congestion

Increased
enforcement and
inspection needs

Safety risks with
hazards for pedestrian
crossing




MOBILE VENDING IN SEATAC

Current Situation

*Few approved vendors limit variety and event participation.

*Current process is complex; review aims to expand access and grow the
network.

FIFA 2026 Opportunity
*Food trucks can activate public spaces and enhance fan experiences.
*Diverse, affordable cuisine showcases SeaTac’s culture and vibrancy.

Broader Benefits

*Supports local entrepreneurs and small business growth.
*Creates pathways to permanent locations.

*Energizes public spaces and strengthens city identity.




SEATAC CODE

The City’s regulations are outlined in two sections of the
SeaTac Municipal Code:

* Title 5: Business Licenses and Regulation — Chapter 5.55
Mobile Food Vendors

* Title 15: Zoning — Section 15.415.300 Mobile Food Vending




CODE OPTIONS

e Consolidate
Regulations

* Expand
Permitted Zones

* Permit options

* Long-Term
Permissions




NEXT STEPS IN PLANNING COMMISSION REVIEW

NEXT STEPS

« Staff will review and consider what are other cities in the region have done

* Draft potential code amendments and present for PC edits and feedback

LATER STEPS
* Work with Legal Department
e Conduct SEPA and Department of Commerce review

* Hold Public Hearing at Planning Commission and make recommendation to
City Council — November 18 or December 2, 2025

* Bring recommendation back to PED — Tentatively December 18, 2025

* Bring ordinance to City Council — Tentatively January 27, 2026




FOR PC CONSIDERATION

e Should we expand permissions of mobile food vendors?
* Thoughts on mobile vending in residential areas?

* Allow for long-term mobile vending within the city?
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