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“Here the laughing waters will forever
make gladsome the hearts of sylvan
dwellers....”

Examples of blending environmental
features with infrastructure and public
realm. This approach was very well
received by the public.
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Message
from
Message from the Task
Force Task Force
On behalf of the Task Force, I’m pleased to present these Town Center Framework Design Guidelines.
This document is the culmination of many hours of Task Force, community and business participation related to the
Lake Forest Park Town Center. The Lake Forest Park Town Center is ready for redevelopment, presenting a once
in a lifetime opportunity to provide an environmentally sound, vibrant mix of commercial, residential and public
realm spaces – a real Town Center that projects the character of Lake Forest Park.
We will continue to work with the development community, whom we will rely upon to implement this
redevelopment, to achieve community goals though a “development agreement” process. A development agreement
is a binding agreement that allows the City to create speciﬁc allowances in return for elements which beneﬁt the
community. Encouragingly during this process, we found the development community shares similar ideas and
visions for the Center as does the community.
This document is a platform for dialogue. We encourage creativity and innovation to fulﬁll the spirit of Lake Forest
Park at its new Town Center. Meaningful redevelopment of this Town Center cannot be done without public and
private cooperation. We stand ready to participate in making this site a model 21st century Town Center.
Lloyd Skinner
Chair of the Lake Forest Park
Town Center Framework Design Guidelines Task Force
September 12th, 2005
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ProcessIntent
and Intent
Process and

General Overview - Process

Community

Guidelines

Background

City of LFP
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OwnerDevelopers

This document is not intended as a set
of design regulations, but rather it is a
framework of intent. The purpose of this
document is to help clarify the baseline
community expectations and market
capabilities for this site, better aligning
community and developer expectations
so the community can move more
quickly to realizing a new Town Center.
This is a framework plan to initiate
dialog and spark ideas. It is ﬂexible and
dynamic, rather than a static regulation.
The City is committed to engaging in a
constructive and meaningful partnership
through a development agreement
process that would allow development to
occur that would be marketable for the
developer, as well as a create a great new
sense of place that provides Lake Forest
Park with a vibrant community center.
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Objectives of the Framework Design Guideline Plan
To provide a higher degree of certainty to the community and the developer, while
maintaining regulatory ﬂexibility,

To realize the opportunities of this site in a more timely manner,
To implement the Sustainability Task Force concepts while reﬁning for market and
construction realities.

Background

To initiate awareness of the Town Center opportunity within the development community,
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Community
Input
Community
Input
OPEN HOUSE - A community open house / project update meeting
was held on July 20th at the Third Place Commons. At this open
house, about 75-100 community members saw a powerpoint update
of the process including a summary of the communications with
developers, ﬁndings from the guidelines team, and general ideas for
implementation of the Sustainable Task Force vision.
Following the presentation the participants visited several stations
around the room for discussion with the team and to leave written
record of their thoughts and concerns relative to Mobility, Placemaking,
Environment, Public Realm and Implementation. Guideline Task Force
members were also on hand to answer questions and hear ideas from
the community.
A synopsis of the written record is as follows, in no particular order.
Liberty has been taken with the comments to condense them for this
summary. To view a more detailed summary of comments, please see
the appendix.

Background

Mobility
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- Reduce visual emphasis of parking.
- Strengthen bike/pedestrian connection (at grade or
separated) between Town Center and Burke Gilman trail. - Make it great.
- Make a great pedestrian environment at the Town Center.
- Create opportunities for bikes to move through center, to
Burke Gilman, and 175th and public transit.
- Look at Amsterdam for examples of bike/ped/transit
connections.
- Keep pedestrians (especially those with strollers!) safe from
bikes.
- Provide meaningful bike storage.
- Enhance transit opportunities and facilities for the site.
- Explore commuter parking on site.

- No cut through trafﬁc.
- Work with State to reconﬁgure timing of lights.
- Provide convenient, user-friendly parking near medical
ofﬁces

Placemaking

- Create a strong identity unique to Lake Forest Park
- Smaller scale pedestrian grid is excellent idea
- Little or no surface parking
- Urban Village concept - live work play shop connect
- Senior housing would be an appropriate component
- Higher density and residential - overall good idea
- Allow for Art, especially in the public realm
- Consider Lyon Creek an opportunity for identity
- Pearl District, not U-Village chain stores - keep it more
unique
- Gather uses around central public open space
- Architecture to be stepped back at higher levels - good
idea
- Make pleasant, pedestrian streetscapes
- Sense of quality in the materials

Environment
- Ecologically functioning infrastructure
- Highlight environmental systems in public
realm
- Plant materials that support habitat and
diversity
- Go as green as possible
- Incorporate Lyon Creek
- Use sustainable building practices
- Consider ways to reduce noise on Bothell and
Ballinger.

Shore Enterprise

Shoreline Enterprise
Enterprise
Public realm

- Pockets of amenity rather than one large park
- Blend environment into public realm
(water, trees, art, sitting)
- Create areas for art
- Keep Third Place Commons
- Provide for family oriented public space
- Fountains and water features
- Place for performing arts - concert, theater etc
- Outdoor plazas and courtyards for eating and
conversation
-Flexible indoor space is needed

Implementation

Background

- Consider community group/non- proﬁt partnership
to participate and be involved in programming of
public realm
- City needs to ensure the provision of public spaces.
- Getting the environmental pluses are well worth
going up as much as possible.
- We need to increase density to preserve the rural
and wild parts of WA.
- Let’s not let another opportunity for affordable
senior housing pass by.
- Encourage the concept of an incubator; there are
quite a few home based businesses that could grow
in LFP.
- Like the bonus concept.
- Realize that redevelopment of the center is likely
to be phased over a long period as lease issues are
resolved.
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Marketing Marketing
Interviews
Interviews
Market Perspectives
As discussed throughout this document, one of the
primary objectives of the Framework Design Guidelines
is to be market-based and realistic given the site and
market constraints. Throughout the process the
consultants conducted phone interviews with the Town
Center’s current owners and leasing agents, developers
of retail and mixed use centers, retail brokers and existing
tenants. These interviews helped the consultants and
the Design Guidelines Task Force more fully understand
the opportunities and challenges associated with
redevelopment of the site from market participants, as
well as generate some initial market awareness of the
opportunities at Town Center. A summary of the key
points from these discussions was presented at the ﬁrst
community meeting and is outlined in more detail below.

Background

Mixed-Use Village is Vision is a Good One
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All of the market participants interviewed supported
the City’s vision for creating a mixed-use village at the
Town Center. Some suggested that the large size of
the property might allow for a less costly “horizontally”
mixed-use format, which would mean that not all
residential buildings would have retail at the ground
ﬂoor. All interviewees recognized the need for signiﬁcant
reinvestment to reinvigorate the existing retail spaces
within the Center.

Residential Redevelopment is both Market Opportunity
and Challenge.
The market for multi-family real estate (for sale and for
rent) is currently very strong throughout the Puget Sound
region and most interviewees consider the addition of
residential uses at Town Center to be a primary diver
of the property’s value as a redevelopment site. Multifamily developers, however, underscored the ﬁnancial
challenge of absorbing the high cost of structured
parking in a submarket that is characterized by singlefamily and low-density multi-family.
Demographics and Density are Challenges for New
Retailers
Retail brokers and developers familiar with Lake Forest
Park indicated that household incomes and educational
attainment within the Center’s trade area are attractive
demographics compared to other parts of the region.
They also point out that the low-density nature of the
area (measured by households per acre within a radius
–typically 1-3 miles-around the center) and trade area
“hole” created by Lake Washington may be seen as
limitations on sales potential by new retail tenants.

Marketing
Marketing Interviews Interviews
Long-term Leases Equal Costs and Uncertainty
With large portions of the Center’s rentable area under
long-term leases, most developers indicated that
redevelopment would have to occur incrementally
as agreements are reached with individual retailers.
Obviously the cost and timing associated with such
agreements are difﬁcult to anticipate and the outcome
will have a signiﬁcant inﬂuence over the type of
development proposal that is ultimately brought to the
City.
Framework Plan is a Good Approach as Long as it is
Realistic and not Overly Prescriptive
Developers interviewed generally support the City’s
concept of creating the Framework Design Guidelines
as a precursor to a development agreement to guide
redevelopment of the Town Center property. Further,
most developers encouraged the City to be realistic in its
expectations of what the developer would be willing and/
or able to pay for and to allow for ﬂexibility so that the
developer can propose creative responses to the City’s
objectives for the site.

Background
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Background

Context
Context
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Lake Forest Park Town Center is a 16 acre shopping center located at the intersection of Ballinger Way and SR 522 (Bothell
Way), near the shores of Lake Washington. The site has excellent visibility from Bothell Way, and is a “gateway” to the remainder of Lake Forest Park. Ecologically, the site functions poorly as it is largely covered by buildings and non-permeable paving.
Surface water runoff ﬂows directly from the site into Lyon Creek, and then nearby Lake Washington. Although it is a key location, it currently lacks the level of public realm amenity expected from a Town Center. The center was built in the 1960’s and is
home to many essential and thriving businesses ranging from locally owned businesses to national chain stores.

Applicability

Applicability

Lake Forest Park Zoning Map for area

Background

To provide maximum opportunity for redevelopment of this center, these Town Center Framework Design Guidelines
apply to all parcels within the City of Lake Forest Park’s “Town Center” zoning. The intent of this effort is to encourage the
coordinated redevelopment of the Town Center zone. Although, a redevelopment proposal need not include all parcels
within the Town Center zone, any redevelopment proposal will be reviewed within the spirit and intent of the framework
design guidelines.
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