
 
         Planning Commission Agenda 

 
 

July 7, 2026 
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), Andrew Barker, Damiana Merryweather, Karin Ellis, Biruk 
Belay, Jeffrey Guite, Savio Pham 
 
Staff Coordinator: Kaelene Nobis, Interim Planning Manager 
 
A quorum of the Council may be present. 
 
ITEM TOPIC PROCESS WHO TIME 

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

2 Approval of the minutes of the June 16, 
2026, meetings. 

Review and 
Approve 

Members 5:33 
(3 min) 

3 Public Comment on items not on the 
agenda.   
 
Comments on agenda items occur after 
the staff presentation and Commission 
discussion on each item below.   
 
See Public Comment Process below. 

 Chair  5:36 
(4 min) 

4 2026-2027 PC workplan Briefing and 
discussion 

Staff and 
Members 

5:40 
(15 min) 

5 SeaTac Central Briefing and 
discussion 

Staff and 
Members 

5:55 
(15 min) 

6 CED Staff Report 
 

Briefing Staff 6:00 
(5 min) 

7 Planning Commission Comments 
(including suggestions for next meeting 
agenda) 

Discussion Members 6:05 
(2 min) 

8 Adjourn    6:07 
 
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


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

• 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


 CITY OF SEATAC 
PLANNING COMMISSION MEETING 

Minutes of June 16, 2026, Meeting 

Members present:  Vice Chair Damiana Merryweather, Commissioner, Karin Ellis, Commissioner 
  Andrew Barker, Commissioner Biruk Belay, Commissioner Savio Pham 

Members absent:  Chair Alyne Hansen, Commissioner Jeffrey Guite 

   Staff & Others Present: Interim Planning Manager (IPM) Kaelene Nobis, Public Works Engineering 
  Review Manager (PW_ERM) Trevor Ralph, Admin Asst 3 (AA3) Barb Mailo   

1. Call to Order/Roll Call

• (5:30 pm) (Acting Chair) Vice Chair Merryweather called the meeting to order and roll call.

2. Approval of the minutes of June 2, 2026, meeting
(Review and Approve)

• (5:31 pm) Commissioner Ellis motioned to accept the meeting minutes as presented by staff
• (5:31 pm) Second by Commissioner Barker

Motion Passed: 5-0 

3. Public Comment on items not on the agenda

None

4. Introduction to Road Standards
(Briefing and Discussion)

Presented by (PW_ERM) Ralph

Discussion commenced with Vice Chair Merryweather, (PW_ERM) Ralph, Commissioner Belay,
and (IPM) Nobis

5. Part Two Planning Commissioner Training
(Training)

Presented by (IPM) Nobis

No comments or questions

6. 2026-2027 PC Workplan
(Briefing and Discussion)

Discussion commenced with Vice Chair Merryweather, Commissioner Pham, and (IPM) Nobis

7. CED Staff Report
(Briefing)

Presented by (IPM) Nobis

• Multiple FIFA Activation Sites are open; Old Bank Building site, Bullpen site, Kiss & Ride (Airport
Station) site

• Way Finding signs
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• The SeaTac Area Subarea Plan Contract Amendment went through PED, City and Council on June
9th, Mithun Consultant hired to do outreach and provide feedback, moving forward with District Loop
concept, some changes around Bow Lake trail access, District Loop is the preferred plan

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

None

9. Adjourn

• (6:40 pm) Commissioner Ellis motioned to adjourn the meeting
• (6:40 pm) Second by Commissioner Barker

The meeting adjourned at 6:41 pm. 
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MEMORANDUM 
COMMUNITY & ECONOMIC DEVELOPMENT 

Date: 7/7/2026 
To: Planning Commission 
From: Kaelene Nobis, Interim Planning Manager 
Subject: July 2026 to June 2027 Work Plan 

By July 15th of each year, the Planning Commission is to submit a work plan for the next year, along with a 
progress report, to the City Council (SMC 2.15.200(A)(5)). 

The attached work plan for July 2026 through June 2027 has been drafted by staff. Planning commission 
reviewed this on 6/16/2026  and is asked to review for approval on the meeting of July 7, 2026. 

Also included is a progress report of topics covered since July 2025 when the last work program was 
approved by the Commission. 

Topics Reviewed: July 2025 – June 2026: 

• SeaTac Central Subarea Plan (restart)
• Co-living code amendments
• Critical Area code amendments
• Industrial/RBX code amendments
• 23-hr Crisis Centers code amendments
• Mobile food Vending code amendments
• Building conversions to residential (HB 1757) code amendments
• Landlord resources webpage
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July 2026 – June 2027 Planning Commission Work Plan 
 

WORK ITEM 3rd Quarter (Jul-
Sep 2026) 

4th Quarter (Oct-Dec 
2026) 

1st Quarter (Jan-Mar 
2027) 

2nd Quarter (Apr-Jun 
2027) 

SeaTac Central Subarea Plan 
Adoption of Subarea Plan and associated 
environmental review. 

Worksessions Worksessions Public Hearing and 
Recommendation 

NA 

SeaTac Central Development Regulations 
Implementation code amendments following 
Subarea Plan adoption. 

NA NA Worksessions Worksessions 

Parking Moratorium / Parking Reform 
Briefings and work sessions potentially related to 
long-term parking code amendments. 

NA Worksessions Worksessions Worksessions 

2027 Annual Comprehensive Plan Docket 
Review and recommendation on docket requests. 

NA NA Worksessions Public Hearing and 
Recommendation 

Road Standards Code Amendments  
Public Works code updates to roadway design 
standards. 

Worksessions Public Hearing and 
Recommendation 

NA NA 

Middle Housing Lot Splitting and Unit Lot 
Subdivision Compliance 
Implementation of HB 1096 and HB 5559, if 
required. 

Monitoring / 
Worksessions 

Worksessions (if 
needed) 

Public Hearing and 
Recommendation (if 
needed) 

NA 

Child Care Facilities Code Amendments 
Implementation of HB 5509. 

NA Worksessions Public Hearing and 
Recommendation 

Adoption Target June 
2027 

Permit Processing Code Amendments 
Implementation of HB 2418, if required. 

NA Worksessions Worksessions Public Hearing and 
Recommendation 

Nonconforming Uses and Housekeeping 
Amendments  
Clarification and cleanup of development 
regulations. 

NA Worksessions Public Hearing and 
Recommendation 

NA 

State Legislative Implementation (as 
Needed)  
Review and implementation of state legislative 
changes affecting land use, housing, development 
regulations, and permit processing. 

Ongoing Ongoing Ongoing Ongoing 

CED Project Briefings Ongoing Ongoing Ongoing Ongoing 
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Date: 5/7/2026 
To: Planning Commission (PC) 
From: Kaelene Nobis, AICP, Interim Planning Manager 
Subject: SeaTac Central Update  

Purpose 
This meeting is intended to: 

• Provide an update on work completed since the May 2026 Planning Commission briefing.
• Share a preview of the emerging Preferred Scenario for the SeaTac Central Subarea Plan.
• Discuss the next phase of outreach and plan development.
• Seek feedback on proposed engagement with business owners, property owners, and other

stakeholders as the project moves toward preparation of the Public Review Draft.

The goal is to ensure the Planning Commission is informed of project progress, understands the 
direction being developed through the Preferred Scenario, and provides input on the proposed outreach 
strategy and upcoming work program. 

What is the SeaTac Central Subarea Plan? 
The SeaTac Central Subarea Plan is a long-range policy document that will guide land use, housing, 
transportation, economic development, urban design, and public investment within the SeaTac Central 
Urban Village. 

The plan area generally includes International Boulevard and surrounding neighborhoods and is 
intended to function as a welcoming, walkable urban village that supports residents, workers, 
businesses, and visitors while maintaining strong connections to Seattle-Tacoma International Airport. 
Once adopted, the Subarea Plan will serve as the primary policy framework guiding future zoning 
decisions, capital investments, and development within the plan area. 

Project Update 
Since the May 2026 Planning Commission briefing, staff and the consultant team have: 

• Completed Phase 2 outreach focused on vision, planning principles, and land use scenarios.
• Reviewed and analyzed community feedback received through meetings, surveys, and

stakeholder discussions.
• Continued technical analysis related to land use, housing, transportation, economic

development, infrastructure, and public spaces.
• Begun refining an emerging Preferred Scenario that incorporates community feedback and

technical analysis.
• Started development of draft goals, policies, and implementation strategies that will form the

foundation of the Subarea Plan.

Emerging Preferred Scenario 
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The Preferred Scenario is not a final plan. It represents an emerging direction based on community 
feedback, technical analysis, adopted City policies, and project goals. 

Key themes currently being explored include: 
• Supporting a mix of housing types and affordability levels.
• Encouraging mixed-use development and economic activity along key corridors.
• Improving pedestrian, bicycle, and transit connections throughout the subarea.
• Enhancing public spaces, gathering areas, and neighborhood amenities.
• Supporting economic development opportunities that benefit residents, businesses, and the

airport workforce.
• Improving neighborhood connectivity, safety, and accessibility.

Staff will provide a preview of the Preferred Scenario concepts and discuss how community feedback 
influenced the emerging direction. 

Next Phase: Targeted Outreach 

As the project moves from scenario development into plan development, staff proposes a more focused 
outreach effort with business owners, property owners, and development stakeholders. 
The purpose of this outreach is to: 

• Understand opportunities and challenges associated with implementing the Preferred Scenario.
• Gather feedback on economic development, redevelopment potential, infrastructure needs, and

market considerations.
• Identify implementation strategies and partnerships that may support plan goals.
• Ensure the Preferred Scenario reflects both community priorities and practical implementation

considerations.
• Proposed outreach activities include:
• Meetings and presentations with business owners and property owners.
• A community survey focused on the Preferred Scenario and emerging policy directions.
• Stakeholder discussions with development and economic development interests.
• Presentation of the Preferred Scenario to the Planning, Economic Development, and

Environment Committee (PED).
• Feedback received during this phase will be used to refine the Preferred Scenario and inform

development of the Public Review Draft.

Project Timeline 
• Updated Schedule:
• Early 2026: Phase 1 Engagement (Completed)
• Spring–Fall 2026: Vision, Principles, Scenario Evaluation, and Preferred Scenario Development

(Ongoing)
• Fall 2026: Business and Property Owner Outreach, Survey, and PED Review
• Late 2026 – Early 2027: Draft Plan Development and Public Review
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• March 2027: City Council Adoption

Planning Commission Role 

The Planning Commission will continue to serve in an advisory capacity throughout plan development. 
Upcoming opportunities for Planning Commission involvement include: 

• Review of the Preferred Scenario.
• Discussion of draft goals and policies.
• Review of implementation strategies.
• Review of the Public Review Draft.
• Recommendation to City Council prior to adoption.

PC Direction 
Staff is seeking: 

• Feedback on the emerging Preferred Scenario and whether it generally reflects community
priorities identified through previous outreach efforts.

• Feedback on the proposed outreach strategy focused on business owners, property owners, and
development stakeholders.

• Input on key questions and topics that should be included in the upcoming Preferred Scenario
survey.

• Feedback on presenting the Preferred Scenario to the next planning meetings and PED.
• Identification of additional stakeholder groups that should be engaged before preparation of the

Public Review Draft.

Packet Materials 
• Memo
• Presentation
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SeaTac Central Update
7/7/2026
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PURPOSE OF PRESENTATION
Update on the progress on the 
SeaTac Central Subarea Plan

WHY IS THIS ISSUE IMPORTANT?
1. Implements long-term policy direction by guiding 

land use, housing, and transportation decisions in 
one of SeaTac’s most visible and complex areas, 
adjacent to the SeaTac Airport

2. Builds on years of community input to shape how 
growth, affordability, and neighborhood character 
are balanced near the airport.

3. Sets the framework for future zoning updates, 
capital investments, and development decisions 
through 2026 and beyond.
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WHAT IS SEATAC CENTRAL 

What is a Subarea Plan? 

A subarea plan is a detailed, long-range planning 
document that focuses on a specific area within a 
broader city or county. It translates the cities 
comprehensive plan into highly specific, actionable 
community guidelines for land use, transportation, 
zoning, and economic development. 

SeaTac Central is the subarea plan for the neighborhood to the 
east of the airport. It is a document that helps establish the vision 
for the future of this area, consistent with the comprehensive plan.
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HOW DOES THIS RELATE TO BOW LAKE ESTATES

Bow Lake estates is a large 
neighborhood within the subarea
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PROJECT TIMELINE

Winter/
Spring  
2026
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OPPORTUNITIES AND CHALLENGES

Identity

• No clear sense of arrival, destination, or civic heart. Few 

reasons to stay, gather, or linger. 

Infrastructure & Open Space

• No schools, fire stations or major parks or open space within 

the Central Subarea within 0.5 miles

• Lack of "complete community" infrastructure, including a 

grocery store shortage, and limited dining/shopping options.

Health

• Urban Heat Island effect poses a high health risk within the 

Central Subarea.

• Very high pollution respiratory hazard.

• High rates of physical inactivity and mental health stressors

Transportation & Walkability

• Poor connectivity and connection to adjacent detached 

residential neighborhoods as well as commercial portions of 

the study area.

• Physical "mega-blocks" that hinder pedestrian movement .

• Surface parking generates critical City revenue but 

undermines the long-term vision of a walkable district.

• Despite relatively high mode share, existing pedestrian and 

bicycle infrastructure is disconnected and high-stress.

Displacement

• High potential for economic and cultural displacement of 

vulnerable residents as the area redevelops.
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PHASE 1 OUTREACH - OVERALL THEMES

Housing & Affordability                                                                                                      
Protect existing affordable and senior 

housing                                                                                                                      

Economic Development & Jobs                                                                                                  
Economic growth that improves local 

incomes, not just increases development                                                                                      
Support for resident-serving businesses, 
higher wage jobs, and regional economic 

partnerships, especially development that 
benefits airport employees rather than 

only travelers    

Transportation & Connectivity                                                                                                
Desire for pedestrian safety, sidewalks, 

traffic calming, and better crossings, 
especially along major corridors and 

transit areas                                                                                                                

Public Safety                                                                                                                
Crime prevention, better lighting, more 
visibility in public spaces, and consistent 

enforcement                                                                                                                  
Improved police responsiveness and 

community trust-building

Public Spaces & Walkability                                                                                                  
Desire for more parks, trees, community 
gathering spaces, and amenities such as 

cafes, grocery stores, and recreation 
facilities

Airport-Adjacent Development                                                                                                    
Support residents and employees, not just 

transient travelers                                                                                                          
Reduce traffic and noise impacts on 

neighborhoods                                      

Governance & Budget Trust                                                                                                    
Concern about government transparency, 

tax spending                                                                                                                 

Environmental Protection                                                                                                     
Strong support exists for preserving trees, 

green spaces, and wildlife habitat                                                                                           

Infrastructure Needs                                                                                                         
Desire for road repairs, lighting 

improvements, public restrooms, bike 
networks, and more community facilities                                                 
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PHASE 2 – UPDATED VISION, PRINCIPLES, GOALS, AND 
DEVELOPMENT CONCEPTS 
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PHASE 2 – TWO SCENARIOS – OPEN HOUSE AND SURVEY

©Mi
thun

“Community Hub”
This scenario creates a central gathering place that 
anchors the district, where food, culture, and community 
life come together in one signature destination.

Development and Land Use: 
• Creates a signature use to attract visitors and catalyze 

small business growth.
• Opportunity to prioritize affordable commercial space 

and community-serving uses in the core. 
• Active, well-programmed spaces increase safety and 

belonging.

Mobility and Open Space:
• Efficient, hub-based system with clear connections.
• A shared “living room” shaped by community 

programming and identity.
• Strong vertical and horizontal mix concentrated in one 

area

“District Loop”
This scenario creates multiple walkable district nodes; 
each with food, small businesses, and open space, 
distributed across the subarea.

Development and Land Use: 
• Supports local entrepreneurship across multiple 

locations.
• Daily needs integrated close to where people live.
• Encourages incremental development and reduces 

pressure on any single area.
• Each node can reflect distinct community identity and 

input.

Mobility and Open Space:
• “Eyes on the street” through activity spread across 

neighborhoods.
• Walkable, bikeable network reduces need for longer 

trips.
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Phase 3– Preferred Scenario

Using all of the feedback 
to date, the next step is 
to get feedback on one 
scenario that takes into 
account everything we 

heard
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Phase 3– Preferred Scenario

WHAT WE HEARD DESIGN RESPONSE IN PREFERRED SCENARIO

District Loop was overall preference, but needs stronger 
anchors and clearer priorities. Community Hub concept at 
176th also resonated.

Keep the District Loop as the organizing framework; 
emphasize 176th near the station as primary activity center 
with secondary activation along the loop.

Safety, crossings, sidewalks, and first/last-mile access Prioritize complete street, station access, and crossing 
improvements that make the loop feel safe and legible.

People want more daily-serving businesses, active frontages, 
and places to gather.

Concentrate active ground floors and open spaces at high 
visibility frontages along the loop and approaches to the 
station; allow flexibility elsewhere. Pair open space and active 
uses.

Open space and Bow Lake locations need a clearer 
explanation, especially with Port/property constraints.

Refined concept to focus on key connections and multi-benefit 
strategies like recreation, first/last mile connections, and 
stormwater management.
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Phase 3– Preferred Scenario EXHIBIT 5b: Page 12 of 16 
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Phase 3– Preferred Scenario 13

Stormwater Park 

Potential catalyst 
opportunities

District Green Loop

An improved experience for visitors, 
residents, and workers. An enhanced 
streetscape network connecting to key 
locations with focused investments in 
development, open space, and 
amenities. 

Updates and key features:

• 176th/International Blvd anchors the 
district loop with an enhanced 
gateway/plaza and development.

• Catalyst site opportunities have been 
focused to the 176th/International 
Blvd area

• Green loop route incorporates 
community feedback and ongoing 
City-led improvements. Potential 

Community Amenity 

Publicly owned land
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Bow Lake Access – Part of the City Center Vision since 1999

The concepts for Bow Lake were refined to 
incorporate feedback. 

Key revisions and refinements include:

• Adjusted trail location to a consolidated path 
along the northern edge. 

• Prioritized northern portion of Bow Lake as a 
stormwater park to support district 
redevelopment and improve water quality, rather 
than a major recreation and development site.

• Identified publicly owned land along western 
edge as an open space opportunity. 

• Refined trail connections along adjacent parcels. 

Stormwater park

Approximate trail 
location

Publicly owned 
parcels

Approximate 
trail connections

Potential future 
community 
amenity or active 
edge along trail 
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Next Phase: Targeted Outreach & Refinement

Purpose
• Test the Preferred Scenario with key stakeholders 
• Understand implementation opportunities and challenges 
• Gather feedback on economic development, redevelopment, infrastructure, and market considerations 
• Identify partnerships and strategies to support plan goals 
• Ensure the Preferred Scenario is both community-supported and practical to implement

Outreach Activities
 Business Owner Meetings & Presentations
 Property Owner Outreach
 Preferred Scenario Community Survey
 Stakeholder Discussions (Development & Economic Development Interests)
 Presentation to the PC and PED

Outcome
 Refine the Preferred Scenario
 Inform Draft Goals, Policies, and Implementation Strategies
 Prepare the Public Review Draft
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Feedback

Preferred Scenario
Does the Preferred Scenario generally reflect the community priorities identified through outreach? 
Are there any major opportunities or concerns that should be addressed before moving forward? 

Next Phase Outreach
Is the proposed focus on business owners, property owners, and development stakeholders the right 
next step? 
Are there additional groups that should be engaged? 

Preferred Scenario Survey
What questions should staff ask the community? 
What information would be most helpful to gather before drafting policies? 

Planning Commission Involvement
How would the Planning Commission like to review materials moving forward? 

Topic-based work sessions? 
Draft chapters? 
Full draft plan reviews?
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