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Introduction  

[Note to reader: This draft plan includes yellow highlighted text that signifies draft material 
under consideration. A Draft Environmental Impact Statement (DEIS) accompanies this 
document and analyzes major actions (primarily zoning updates) being considered in this plan. 
We welcome your feedback throughout the plan, and especially where noted with yellow 
highlights.] 

Plan Purpose 
The Ambaum Boulevard and Boulevard Park neighborhoods are places where people live, 
work, play, worship, run businesses, and travel through. In some cases, families have lived or 
operated businesses here for generations.   

We respect the history and people of these neighborhoods: the geologic history, native 
people who hunted and camped here, settlers who farmed and forged roads. And times are 
still changing.   
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This plan presents a vision for the Ambaum Boulevard and Boulevard Park communities as 
these neighborhoods change within a growing region. Recent changes include new languages 
spoken here, rising housing prices, climate change, new businesses, new investments in transit 
(RapidRide H line), diverse households, and more.   

This is a plan that talks about how we can welcome new people and businesses to our city; 
grow more equitably than we have in the past; and meet the needs of our people and 
environment today and into the future. For that reason, the project team and advisory 
committee is undertaking [planning will continue through March 2023] the following steps to 
develop this plan:   

• Engage with diverse members of the community, including people typically not 
engaged in civic processes.  

• Articulate a vision and action strategies to meet community and citywide goals. 
• Evaluate city regulations with an eye toward walkable business districts to support 

housing and business district strategies, development feasibility, urban design and 
public space goals, walkability, cultural expression, and community health.  

• Recommend new land use and zoning standards, and adjustments to city regulations 
for consideration by the Burien Planning Commission and City Council. 

• Apply a race and social equity lens to all of the work, including engagement, analysis, 
and recommendations. 
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Figure 1. North Burien Context Map 

 
Source: MAKERS, EagleView Technologies, Inc. 

Plan Organization 
This plan is unusual in that it encompasses two geographically separate areas each with distinct 
characters. However, related histories, similar socioeconomic and demographic profiles, and 
challenges with displacement and disinvestment link the two areas, creating an opportunity to 
address challenges in both areas through a single planning process. In most sections of the 
plan both subareas are treated together, but important geography-specific details are called 
out throughout. 

The Plan is organized into four primary chapters:  

• Introduction: Essential information and wayfinding to understand the plan. 
• Background: Context, history, and existing conditions. Unlike other sections of the plan, 

the bulk of this section is organized by subarea, with subheadings for Ambaum and 
Boulevard Park within each section. 

• Goals & Strategies: This section describes the plan objectives and overall strategies, 
specific tactics, and recommended implementation steps for achieving them. These 
objectives were developed in a collaborative process with broad input from community 
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members. [The recommendations in this chapter are simultaneously being analyzed in 
the Draft Environmental Impact Statement (DEIS). Some recommendations, such as the 
zoning proposals, have multiple options still under consideration, and discussions to 
select the preferred strategies are ongoing. This draft contains italicized text where we 
especially encourage the reader to provide feedback.]  

• Implementation: This section recapitulates the implementation steps described in the 
Goals & Strategies section, with additional information about cost, timeframe, lead 
parties, and interrelated actions. [This chapter will be developed January-March 2023.] 

Social Equity 
Social equity was a guiding principle throughout the planning process. Early in the process, the 
project team identified stakeholder/community groups likely to be the most impacted by the 
plan and with the least access to influence it. The team designed the engagement strategy to 
prioritize low barrier activities with these groups and elevate their voices. As the team gathered 
ideas and developed, prioritized, and refined recommendations [ongoing], they continuously 
evaluated and updated them based on how, and on whom, benefits and burdens fell. 

Community engagement, socioeconomic analysis, and environmental impacts assessment 
demonstrate that the top equity priorities the plan should address include the following: 

• Housing abundance, variety, and affordability 

• Minimize/ mitigate displacement of culturally-relevant businesses, non-profit, and 
affordable commercial spaces (i.e., cultural displacement) 

• Minimize/ mitigate housing displacement from rising rents and costs (i.e., economic 
displacement) 

• Safe and comfortable access to transit, neighborhood centers, and parks 
• Mitigation of air and noise pollution 

 

Community Engagement  
Central to this community planning effort was an intensive engagement effort to learn from a 
broad range of community members about their neighborhoods, including existing challenges, 
assets, opportunities and hopes for the future. The project team and a community liaison 
contracted for this project undertook a variety of types of engagement activities in order to 
reach different parts of the community in formats in which they would be most comfortable, 
including online events, informal conversations, and in-person engagement at local community 
hubs in each subarea.  

Engagement consisted for the event types listed below. See Appendix A for full community 
engagement results. 
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• Targeted engagement and informal conversations. Staff and the contracted 
community liaison undertook conversations with targeted stakeholders from 
underrepresented communities. These conversations were conducted with the goal 
of reaching groups like immigrant business owners that have unique insights about 
the area but may not be reached by other engagement methods. This effort also 
included early informal conversations with non-profit and agency partners and local 
leaders. 

• Advisory Committee. An advisory committee consisting of local residents, business 
owners, community leaders, developers, and property owners held three meetings 
throughout the project (meetings held in summer 2021, winter 2022, and winter 
2023 [upcoming]) to propose ideas, share feedback, and weigh priorities for the 
plan. Committee members had the option of receiving a stipend compensating 
them for their time. Meetings included live interpretation for Spanish-speaking 
committee members.  

• Pop-up Workshops. Three pop-up workshops were held in the spring of 2022 to 
reach community members going about their daily activities. Pop-ups were held at 
in Ambaum at a local hair salon and a shopping center anchored by a Latin grocery, 
and in Boulevard Park at the King County Library branch. These workshops were 
designed to reach people who would not likely have the time to go out of their way 
to attend a workshop or open house, and featured graphic-rich materials with 
limited text to invite participation from children and low-English-literacy adults. 
English and Spanish interpreters joined the project team on-site.  

• Online Interactive Mapping. The City hosted an online interactive map open to the 
general public in August and September 2021. The map received 165 comments 
from 41 unique IP addresses. Participants were invited to share ideas about places 
they love, areas in need of improvement, good places for new housing, important 
walking and bicycle routes, key business assets, places for park investment, and 
potential locations for public art, as well as general comments.  

• EIS Scoping and Community Meeting. Upon receiving additional grant funding, the 
project incorporated a planned action EIS to study potential environmental impacts 
arising from plan recommendations. An online scoping meeting for the EIS was held 
in fall, 2021. Advisory committee members were invited to addend as well as the 
general public. Spanish and Vietnamese interpreters joined the event. Attendees 
voted on draft project recommendations to express priorities, expressing general 
support for all plan concepts. Attendees also shared comments on the scope of the 
environmental analysis help determine topics to be studied.  

• Council, Board, and Commission meetings. Project team members periodically 
presented to Burien City Council, boards, and commissions to share project updates 
and major milestones. These meetings were open to the general public and 
broadcast live on TV on Channel 21. 
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Background 

  

This one is for the Ave, this one is for the Boulevard 
The pickup games, the wiffle bats, and ice cream dropped in grandma's 
yard …  
I know - It won't always be the same 
Won't always be a man on the corner slinging that roasted corn… 
Won't always be my mom at the house saying, "there's room for more" 
And I'm cool with that, I swear I am 
I just hope they don't forget us when they tear it down 
And make high-rise homes, and send us packing now… 
Ambaum is where you took your first steps 
Where they buried your brother 
Where you thought you were next 
It's what you call home 
It's inside of your breath, inside of your heart 
When there's nothing else left 

- Travis Thompson, Ambaum 
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History 

Pre-Colonization 
For millennia prior to European colonization, Lushootseed-speaking peoples, including the 
Duwamish, Suquamish, Muckleshoot, and Puyallup, established winter towns near the 
Duwamish River waterway, including in and around Burien. In the summer they would establish 
camps on the Puget Sound shore for fishing, hunting, trading, and gatherings. The lands that 
now make up Burien were rich with forest wildlife, cranberry bogs, and a network of trails 
connecting the Puget Sound to the Duwamish, Black, White, and Green rivers.1  

1800s-1900s Development 

Ambaum 
Ambaum Boulevard is named for Jacob Ambaum, who organized the Highland Park and Lake 
Burien Railroad, ala electric streetcar which connected the Lake Burien area with downtown 
Seattle via White Center, Highland Park, the Duwamish tide flats, and downtown Burien. The 
rail line spurred development of downtown Burien as a commercial center, but also promoted 
the sale of land for development of homes and farms along the corridor.  

After streetcar service ended, the corridor was converted to a road and continued to serve as a 
key north-south corridor. Over time, neighborhoods of detached houses sprung up along the 
corridor, with development accelerating around WWII. Boeing led the expansion of a growing 
industrial workforce who sought homes in newly built subdivisions outside of the established 
city. In later decades, apartment complexes were constructed along Ambaum, still part of 
unincorporated King County at the time. The cycle of past expansive housing construction 
followed by limited construction helped to create the relatively affordable, older rental housing 
that helps support Ambaum’s diverse population today.  

Boulevard Park 
Boulevard Park was established at a crossroads: Military Road, completed in 18602, and “the 
High Line” Des Moines Way completed in 1915 (later known as “Des Moines Memorial Drive 
S”). The area, then known as “Riverton,” became popular as an early suburban escape for 
wealthy Seattle residents, who established expansive homes interspersed with small farms. 
Catering to this upper-income clientele, two early golf courses were established by the 1920’s.3  

A small commercial hub grew up on Des Moines Way north of the intersection with S 120th St 
serving residents in the surrounding area with grocery stores, drug stores, cafes, lumber yards, 

 

1 https://www.historylink.org/File/10396 
2 https://sococulture.org/before-charge-pickett-military-road/  
3 http://nwhickoryplayers.org/wp-content/uploads/2019/11/Glen-Acres-Golf-History.pdf  

https://www.historylink.org/File/10396
https://sococulture.org/before-charge-pickett-military-road/
http://nwhickoryplayers.org/wp-content/uploads/2019/11/Glen-Acres-Golf-History.pdf
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and a variety of professional services.4 Following WWI local residents joined a national 
movement to memorialize lives lost during the war by renaming Des Moines Way as Des 
Moines Memorial Drive and planting elm trees along the road.5 Development of Boeing 
manufacturing in the Duwamish valley to the north spurred new home construction in the area 
and an influx of professional and technical workers.6 The commercial hub continued to grow as 
a center for community services, and local community groups helped established Boulevard 
Park library in 1937, later to become the first library of the King County Library system in 1943.7   

Figure 2. Left: Stone house built in 1934 on S 116th Way. Right: The original Boulevard Park Library, established in 
1937.  

  

Source, left: MAKERS. Right, courtesy of King County Library System. 

 

4 https://magazine.burienwa.gov/a-brief-history-of-ambaum-boulevard-and-boulevard-park/  
5 https://www.historylink.org/File/8936  
6 https://www.historylink.org/File/20136  
7 https://www.historylink.org/File/20136  

https://magazine.burienwa.gov/a-brief-history-of-ambaum-boulevard-and-boulevard-park/
https://www.historylink.org/File/8936
https://www.historylink.org/File/20136
https://www.historylink.org/File/20136
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Figure 3. 120th St & DMMD crossroads in 1936 (left) and 2021 (right). 

  
Source: King County Road Services Division, 1936; King County and Eagleview Technologies, 2021. 

Incorporation and Annexation 
In 1993, partly motivated by concerns about airport expansion, Burien residents organized to 
incorporate a city. The original borders included most of the west side of the Ambaum corridor 
to SW 116th St, and the east side of the corridor to SW 128th St. In 2010 areas north of SW 128th 

St were annexed, including the Boulevard Park neighborhood and a narrow strip of the 
Ambaum corridor to SW 112th St. In both of these areas, pre-existing King County zoning was 
adopted mostly intact, and no subarea planning has occurred since annexation.  

SeaTac airport expansion, and protection of residents from airport impacts, led to the purchase 
and demolition of properties to the south of Boulevard Park in the 1970’s, reducing local 
businesses’ and community services’ customer base.8,9 Intensifying air traffic overhead also 
likely suppressed local land values and reduced property development investment in recent 
decades, and brings long-term health impacts for residents exposed to noise and air pollution 
from the airport. 

 

8 https://www.historylink.org/File/4181  
9 https://patch.com/washington/across-wa/visit-park-haunted-ghosts-puget-sounds-past  

https://www.historylink.org/File/4181
https://patch.com/washington/across-wa/visit-park-haunted-ghosts-puget-sounds-past
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Figure 4. Map of City of Burien Annexation History  

Source: City of Burien 

Changing Demographics 
Over the past several decades Burien has seen significant demographic shifts, with a growing 
non-white share of the population, especially Hispanic or Latino/a/x/e residents. Much of that 
growth has taken place in the two subareas, which have greater proportions of Hispanic, Asian, 
Black, and American Indian residents than the city as a whole (US Census, 2020).   

Current Conditions 

Ambaum 
Ambaum plays an important role in the City of Burien and Highline area, as a key travel route, 
home to a culturally and economically diverse community, and commercial corridor for a range 
of small, independent, and immigrant-owned businesses. The corridor provides enormous 
value to Burien and surrounding communities. However, in the past, the interests of local 
residents and businesses have been overlooked in favor of other priorities. As an essential part 
of the City of Burien, the Ambaum community deserves investment, consideration of local 
needs, and appreciation for the assets it provides the larger Burien community. 
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Context 
The Ambaum subarea is located in northeast Burien along a 2.6 mile stretch of Ambaum 
Boulevard, a north-south running arterial. The subarea extends from SW 151st St in downtown 
Burien to SW 112th St on the northern edge of the city and generally encompasses areas ¼ 
mile to the west and ½ mile to the east of the subarea to the eastern boundary at 4th Ave SW. 
The area is primarily residential, with commercial uses including retail, restaurants, and medical 
services as well as multifamily buildings along the arterial corridor, and low-density residential 
uses to the east and west. Intersection nodes play an important role in the corridor with 
clusters of businesses, apartments, medical services, and places of worship.  
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Figure 5. Ambaum Subarea 

 
Source: MAKERS 
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Important intersection nodes: 
SW 112th Street 

Low-intensity commercial mix 

SW 116th Street 

Low-intensity retail mix 

SW 120th-122nd Street  

Several apartment clusters and former Schick 
Shadel Hospital 

SW 128th Street  

Small business cluster anchored by Goodwill 
thrift store and Guadalupe Market, 
surrounded by several apartment complexes 

SW 136th Street 

Cluster of independent businesses. Nearby 
NAVOS behavioral health, The Alcove 
apartment complex, and other apartments 

SW 142nd-148th Street 

Mix of commercial uses, including medical 
and auto services 

SW 148th-151st Street  

Strip of retail businesses and restaurants.  

Transportation 
Ambaum is an important 
traffic corridor for people 
travelling between Burien, 
White Center, and West 
Seattle, with high vehicle 
traffic volumes and frequent 
transit service. Metro bus 
Route 120 runs on Ambaum 
and connects Burien to 
Downtown Seattle via White 
Center and Delridge will be 
upgraded to become 
RapidRide H with increased 
frequencies, faster travel 
times, and improved station 
amenities in the near term. [To be updated when RapidRide H opens.] 

Figure 6. Ambaum Assets and Nodes 
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Zoning  
Current zoning largely reflects existing uses on 
the ground and has not been updated in 
several decades. Higher intensity multifamily 
(RM-48, RM-24, RM-12), commercial (CC, CN, 
and CI), and office (O) zones are clustered 
along the corridor, with low-intensity, large-lot 
single-family residential zones to the east (RS-
12000) and west (RS-7200). The eclectic mix of 
zones, low limits on allowed residential density, 
and high parking requirements generally inhibit 
new construction.  

Assets 
Ambaum boasts diverse assets. Community 
members use the area’s affordability and 
flexibility to find and create their own spaces 
along the corridor. These 
assets include small, 
independent, culturally 
appropriate retail services in 
several business nodes; 
several health care service 
providers; churches, parks, 
and schools. The corridor’s 
road connections and 
frequent, direct bus service 
on Route 120/RapidRide H 
links the area to downtown 
Burien, White Center, and 
West Seattle bring together 
a large and diverse 
population center.  

Challenges 
Challenges faced by 
Ambaum fall into two 
categories: 
geography/urban design 
and displacement.  

 

Source: MAKERS 

Figure 7. Ambaum Zoning 
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Mobility challenges 
Ambaum Boulevard is the spine that 
links small neighborhood centers along 
the corridor. Like many suburban roads, 
there are few nearby parallel routes. This 
means that nearly all traffic, including 
pedestrians, cyclists, transit, and 
automobiles is dependent on the same 
corridor which struggles to serve all 
modes.  

Walking conditions on Ambaum are 
uncomfortable with pedestrians walking 
mere inches from speeding vehicles.  
Many stretches of sidewalk lack signaled 
pedestrian crossings. Steep topography 
to the west and an inconsistent and 
widely-spaced street grid to the east 
exacerbate the problem.  

  

Figure 8. Ambaum Mobility Challenges Map 
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Figure 9 Clockwise from top-left: Most side streets near Ambaum lack sidewalks. Sidewalk improvement under 
construction near future RapidRide stop. Narrow sidewalk and uncomfortable walking conditions along Ambaum. 
Informal pathway along 8th Ave ROW. 

    

  

Source: MAKERS 
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Figure 10 Ambaum Land Use Challenges Map 

 
Source: MAKERS 

Land use challenges 
Traditional suburban development patterns have restricted commercial activity and higher-
intensity uses to the area immediately adjacent to the corridor with a hodgepodge of different 
zones. This has made it difficult for business customers and many area residents to access safe, 
low traffic streets and open spaces.  
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Displacement 
Ambaum’s affordability and flexibility also present a challenge: if prices rise sufficiently to spur 
redevelopment of older buildings and sites, vulnerable residents and business that form the 
bedrock of the community will be displaced. Many of the existing buildings along the corridor 
were built from the 1960’s to 1980’s. Although new buildings can increase overall residential 
and commercial capacity, the much higher prices needed to finance new development are 
likely to be out of reach for tenants of existing older buildings. Apartment buildings, single 
family homes, and commercial spaces face related pressures, particularly if occupants do not 
own their properties. 

Figure 11 Left: Small businesses in older, affordable commercial spaces on ambaum serve diverse Burien’s 
communities. Right: Older apartments around Ambaum provide relatively affordable market-rate housing.  

  
Source: MAKERS 

Opportunities 
• Vacant and under-used land is clustered at key locations where new zoning could 

encourage investments. 
• There is potential for more homes and commercial activity within walking distance of 

RapidRide stations. 
• The City can implement development incentives for people-friendly designs and 

affordability. 
• New BRT service can be leveraged to harness private investment. 
• Sections of unused right-of-way along 8th Ave could create new north-south 

walking/biking connections. 
• Public investment in streetscapes, travel connections, parks and amenities could 

increase attractiveness for private development. 
• The City can help retain existing affordable housing by keeping zoning low in several 

locations.   
• Programs to support existing small businesses can help them respond to changes as the 

city grows. 
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Figure 12 Ambaum Opportunities Map 

 
Source: MAKERS 
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Boulevard Park 
Boulevard Park is a historic suburban King County neighborhood with deep roots. It is home to 
a diverse, vibrant community with local pride. The area has a variety of homes, businesses, 
public institutions, and services, and provides homes near job centers in the Duwamish/Green 
River valley, SeaTac airport, and Seattle. However, the area has faced long-term disinvestment 
and environmental impacts that affect the health of local residents and the long-term viability 
of local businesses and institutions. Future development in Boulevard Park should shore up the 
community’s assets, protect community members from environmental harms, and avoid 
displacing existing residents and businesses. 

Context 
Boulevard Park is located on the eastern edge of the Highline plateau, overlooking the 
Duwamish River, with steep slopes to the east. The area has a central depression, oriented 
north-south, through which a small stream runs, draining into the Duwamish River below. A 
long-established cross-roads between the Highline plateau and Duwamish River valley, 
Boulevard Park was partially isolated from surrounding communities by the construction of 
highways and SeaTac Airport in the twentieth century. While nearby highways impede access 
to nearby neighborhoods, they make it easier for residents to drive to nearby job centers.  

Figure 13. Clockwise from top-left: Downtown Boulevard Park as seen from a pedestrian path. A stream runs north 
through Boulevard Park under the recently rebuilt Peter Western bridge. Art painted by students along a pathway 
to Hilltop Elementary. Low-flying airplane at S 128th St & DMMD. 

  

  
Source: MAKERS 
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Figure 14. Boulevard Park Subarea 

 
Source: MAKERS 
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Transportation 
Des Moines Memorial Dr. S (DMMD) is a three-lane arterial that connects Boulevard Park to 
South Park and Seattle to the north, and downtown Burien and freeway connections to the 
south. Primary access to the freeway is via DMMD to 128th St, which connects for SR 509; this 
route has the highest vehicle traffic in the subarea. Alternatives to driving in Boulevard Park are 
limited. 

Figure 15. Left: Mid-century multifamily housing on DMMD. Right: Typical one-story mid-century detached house. 

  
Source: MAKERS 

Land Uses and Zoning 
The neighborhood is defined by a small commercial core (“downtown Boulevard Park”) 
centered at S 120th Street and Des Moines Memorial Drive S (DMMD), with commercial and 
light industrial uses continuing about a half mile along the DMMD corridor to the north and 
south, surrounded by low-density residential areas. Neighborhoods surrounding downtown are 
characterized by blocks of detached houses, many built in the decades immediately following 
WWII. An older section of the neighborhood around Roseberg Ave S features many homes 
constructed in the early 20th century. There are several clusters of multifamily housing, much of 
it dating from the mid-to-late 20th century, located around downtown, especially to the north, 
and along the slope at the eastern edge of the neighborhood.  

Zoning in Boulevard Park carries forward earlier King County zoning in place before annexation 
by the City in 2010, and generally reflects existing uses. Around downtown, current zoning 
allows higher intensity construction than what is currently on the ground in many places. Low-
density residential RS-7,200 zoning covers most of the neighborhood.  
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Figure 16. Boulevard Park Zoning Map 
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Assets  
Boulevard Park’s assets include its small downtown, which serves as the center of community 
life, with diverse retail businesses, restaurants, and a public library. Running through 
downtown, Des Moines Memorial Drive has a deep history as a “living road of remembrance” 
memorial to those lost in WWI. This history is complimented by historic early 20th-cenutry 
houses along Roseberg Avenue and Military Road.  

Centrally located within the neighborhood, Hilltop Elementary school serves local families and 
is another hub of community. Relatively affordable housing stock, both among detached 
houses and apartment complexes located throughout the neighborhood, has made it easier for 
generations of residents to make ends meet. Just to the south of the neighborhood a cluster of 
medical services provides essential care to both regional and local patients and creates local 
jobs. 
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 Figure 17. Boulevard Park Assets Map 

Source: MAKERS 

Challenges 

Amenities and Parks 
Lack of accessible or central gathering space. Many community members highlighted the 
need for improved amenities in the neighborhood. Existing Burien parks in Boulevard Park are 
difficult to access and offer limited activities for park users. While nearby North SeaTac Park 
offers a wide range of recreation, it is on the edge of the neighborhood and is severely 
impacted by airplane noise and air pollution.  
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Grocery loss. Boulevard Park residents noted the painful loss of a long-time area grocery store 
in 2019. The grocery store served as a place to get affordable, healthy food and also as an 
important social focal point for the community. 

Infrastructure 
Flooding. Local topography, soils with poor infiltration, and construction activity over the past 
100+ years have created a situation where standing water regularly accumulates on private 
property.   

Septic/sewer systems. Many homes in the area are not connected to sewer service and rely on 
septic systems. It is very expensive to hook up to sewer service.  

Lighting. Community members expressed a lack of street lighting that helps people feel 
comfortable when walking, rolling, and biking in darker hours. 

Transportation 
Awkward, high-speed intersections. The historic Military Rd S and DMMD follow the area’s 
topography, creating awkward, oblique angle intersections. These intersections invite high-
speed turning movements and create difficult crossings for pedestrians.  

Missing sidewalks. Most roads, including several important arterials, lack basic sidewalks, 
including Military Rd S, S 128th St east of DMMD, and Glendale Way between S 118th St and S 
120th St.  

Long distances between crossings. Although DMMD has sidewalks and bike lanes (the way it 
follows topography also creates a relatively easy grade for cyclists), there are few crosswalks in 
the 1.5 miles it runs through the study area. There is an average distance of 0.3 miles between 
crosswalks, some of which lack a traffic signal or special lighting.  

Transit service. Local transit service consists of moderate-frequency bus lines with circuitous 
routing and limited walking/biking/rolling connections to bus stops.  

Sea-Tac Airport Air and Noise Pollution 
Boulevard Park is located 1.5 miles north of Sea-Tac Airport. Planes landing or taking off from 
the airport pass over Boulevard Park continually creating significant noise and air quality 
impacts, with most acute impacts in the south-central part of the neighborhood.  
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Figure 18. Boulevard Park Challenges Map 

Source: MAKERS 

 

Opportunities 
• Existing community character provides an excellent foundation for community growth. 
• New developments in combination with tactical public investments can strengthen the 

sense of place in and around “downtown” Boulevard Park 
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• Unused rights-of-ways could be used to increase bike/ped connections. 
• Identify stream name 
• New zoning can encourage investments on under-used large parcels of land 

• Build on healthcare jobs cluster in southeast Boulevard Park 
• Preserve and restore DMMD “historic road of remembrance” legacy where possible 

Figure 19. Boulevard Park Opportunities Map 

Source: MAKERS 
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Plan Concept 

Goals 
Three overarching goals shape to this plan: Strengthen Ties to Place, Safer and Healthier 
Communities, and Grow with Intention. Recognizing that equitable, prosperous, vivacious 
communities take many years and the labor of many hands to create, these goals are intended 
to provide a structure for long-term efforts that will complement and reinforce one another. 
This plan’s recommendations are organized by which goal they pursue, rather than professional 
or departmental silos, with the intention of promoting collaboration among city staff of a range 
of departments, community members, and elected officials. 

1. Strengthen Ties to Place 
With thousands of residents and dozens of unique, vital businesses, and deep historic roots, 
Ambaum and Boulevard Park provide an invaluable contribution to the Burien community. 
However, these neighborhoods have seen relatively little investment to strengthen them as 
coherent neighborhoods with a sense of place of their own. Neighborhood identity or “sense 
of place” can have a powerful effect on local resilience and well-being, inspiring investment of 
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time and resources in local improvements, and unlocking creative approaches to envisioning a 
neighborhood’s future. This section’s recommendations are designed to build upon and 
strengthen the sense of place and social ties in Ambaum and Boulevard Park as a necessary 
prerequisite to future investments. 

2. Safer and Healthier Communities 
Safety and health are core to thriving communities. Safety refers to design and infrastructure 
that protects people from harm, as well as the feeling of safety that people in the community 
feel in that location. Improving health in communities requires addressing known health issues, 
including environmental factors in a sustainable way. This section includes strategies to address 
existing deficiencies and pressing problems in safety and health experienced by communities 
in the subareas. 

3. Grow with Intention 
Growth and change are essential aspects of life in urban areas, bringing new investment in 
infrastructure, programs, buildings, and allowing communities to gradually enrich and improve 
their built environment over time. Redevelopment and intensification of land uses can also 
bring negative impacts on current residents, especially those from vulnerable groups, including 
those with low-incomes, immigrants, and people of color. This section contains strategies to 
shape the forces of growth for the benefit of both existing and future community members. 
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Objectives 
These objectives are based on numerous conversations with community members throughout 
2021 and 2022. Conversations took place through the plan’s Advisory Committee, pop-up 
workshops, online interactive mapping, meetings of Burien boards and commissions, 
gatherings with groups of stakeholders from under-represented communities, and informal 
conversations with local leaders and community members. 

1. Improve safety for people in cars, 
on bicycles, on foot 

2. Increase housing opportunities and 
diversity of housing types in 
alignment with community priorities 

3. Create safer and more comfortable 
public places 

4. Protect/keep existing affordable 
housing 

5. Improve the quality-of and access-
to parks and open space 

6. Mitigate displacement 

7. Strengthen community sense of 
place 

8. Improve overall aesthetics 

9. Help businesses thrive 

10. Invest in infrastructure 

11. Ensure improvements reflect 
community needs for people now 
and people in the future 

 

Neighborhood Centers Framework 
People gravitate to places that are centers for neighborhood activity. These are places where 
people meet their daily needs for goods and services by visiting businesses and services, grab 
a coffee or lunch, or meet friends or family members. Often neighborhood centers are places 
where people park their car and walk from business-to-business. Ideally, neighborhood centers 
feature arts, signage, and wayfinding that is reflective of community identity and values. This 
plan builds on the neighborhood centers community members told us about, both the assets 
they provide, and their current shortcomings.  

Community-identified 
neighborhood center 

What’s there (existing 
community assets) 

What could make this place 
even better (plan 
recommendations)  

Ambaum Blvd and 112-116th   
 
Salmon Creek Neighborhood 
Business District 

• Restaurants 

• Laundromat 
• Convenience store 

• RapidRide bus stop 
• Hair salon 
• Moderate density housing 

• Add housing  

• Include housing that is 
affordable, family-sized 

• Support existing 
businesses Gateway 
feature to welcome 
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 people to the 
neighborhood 

• Pedestrian-oriented street 
design 

 
Ambaum Blvd and 128th 
 

• Latin grocery store 
• Restaurants 
• Thrift store 

• Preschool 
• Hair salon 

• Ice cream shop 
• Laundromat 
• Smoke shop 

• Jacob Ambaum Park 
 

• Add housing  
• Include housing that is 

affordable, family-sized 
• Support existing 

businesses  
• Improve quality of parks 
• Improve access to active 

recreation 
• Pedestrian-oriented street 

design 

Ambaum Blvd and 136th 
 

• Latin grocery stores 
• Hair & nail salons 

• Phone repair shops 
• Work wear store 

• Gas station 
• Behavioral health center 
• Large number of 

apartments 
• Chelsea Park 

• Latin bakery 
• Laundromat 

• Restaurants 
• Roasted corn vendor 
• Medical & dental offices 

• Auto repair 

• Add housing  
• Include housing that is 

affordable, family-sized 
• Support existing 

businesses  
• Improve access to active 

recreation 
• Link to Seahurst Park 

• Pedestrian-oriented street 
design 

DMMD/Roseberg/120th 
 
Downtown Boulevard Park 

• Discount store 

• Latin grocery 
• Library 

• Restaurants & bar 
• Hair salon 
• Tax services office 

• Convenience store 
• Laundromat 

• Auto repair 
 

• Pedestrian-oriented street 
design  

• Add housing 

• Include housing that is 
affordable, family-sized 

• Support existing 
businesses 
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Concepts Maps 

Figure 20. Ambaum Urban Design Framework 

 
Source: MAKERS 
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Figure 21. Boulevard Park Urban Design Framework 

 
Source: MAKERS 

 



BURIEN AMBAUM CORRIDOR AND BOULEVARD PARK COMMUNITY PLAN DRAFT – 12/14/2022 

BURIEN AMBAUM BOULEVARD PARK – DRAFT PLAN 41 
 

Goals & Strategies 

1. Strengthen Ties to Place 

Special Events and Activities 
Many community members in both Ambaum and Boulevard Park expressed enthusiasm for 
more public events, including property owners who offered to host events on their property, to 
celebrate culture and community.  

Special events provide an opportunity to celebrate, build energy, help residents get to know 
one another, and to help build a positive story about each subarea. They can be a one-off 
single time occurrence, or something that happens regularly on a weekly, monthly, or annual 
timeframe. Events like street fairs, farmers markets, festivals, neighborhood block parties, or 
competitions break up daily routines to bring people together in unusual combinations, 
creating opportunities for new friendships, business connections, or creative partnerships. 
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Taking place in accessible public or semi-public spaces (like a centrally located parking lot), 
they add a cultural dimension to the public realm of composed of inert buildings and 
streetscapes.  

Community events 
• Mercado/Tianguis - an open-air market event highlighting the Latin American heritage 

of many of both areas’ residents featuring food, crafts, and music.  
• Food/taco truck event – a temporary round-up of popular food carts from the area 

could take advantage of the many food truck operators who live in Burien. This event 
could piggyback on a larger event or stand alone.  

• Neighborhood Block Party – a neighborhood block party, like those that occurred in 
Boulevard Park in 2022 and 2021, is an ideal type of event to bring neighbors together. 
It’s important that the event feature activities for residents of all ages. Ideally it would 
bring together a range of businesses and groups to help organize the event. 

• National Night Out – Continue to support and promote National Night Out events. 

Figure 22. Traditional dancers at a National Night Out event in Burien 

 
Source: City of Burien 

TP-1. Identify ways to strengthen support for community events 
The City should partner with or provide assistance to community members and 
organizations to host events by helping with promotion, offering logistical support or 
small grants for event organizing, and limiting regulatory barriers.  

Important supporting steps: 

• Identify outdoor space for events along Ambaum corridor. 

• Support and promote library-organized events at the Boulevard Park library 
branch. 
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• Continue to provide support for community events through the City’s arts and 
culture grant program. If possible, look for ways to expand or remove barriers to 
the program.  

TP-2. Focus neighborhood matching fund dollars toward community-organized events in the 
neighborhoods 

TP-3. Encourage partnerships between community-based organizations, businesses, 
residential, service providers to create events. 

Community gathering space 
Both subareas lack centrally located public spaces that are effective public gathering spaces. 
Spaces like this are an important piece of civic infrastructure, creating a space well suited for 
public events, celebrations, and political expression, as well as providing a public open space 
amenity for casual users. Plazas created for Ambaum or Boulevard Park could draw from 
characteristics common to town plazas in Mexico and Central America, reflecting the important 
role such plazas often play, and the cultural heritage many area residents share with those 
countries. An appropriate size for a public gathering space of this type would be around 60 by 
60 feet. Also see noise mitigation techniques for Boulevard Park in recommendation SH-14.  

Targeted engagement identified Chelsea Park as a priority place for additional programming 
and community gathering. 

TP-4. Invest in community gathering places with pro-social and/or Latin American-influenced 
public space design. Make sure gathering spaces have the potential for social activity 
around the clock. 

TP-5. Create incentives or standards in the zoning code for privately-developed public 
spaces, or private developments that help bring people into public spaces.   

TP-6. Conduct engagement about alternative designs for Chelsea Park to draw people for a 
variety of activities and invite community-wide events.   
See SH-5 and TP-6. 
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Figure 23. Places designed for gathering. Left, plaza in Puebla, Mexico. Right, Hing Hay Park in Seattle features 
East Asian design influences and human-scaled gathering spaces. 

  

Source: MAKERS 

Strengthen Social Connections 
Social connections and trust are the glue that holds neighborhoods together. Neighbors who 
know each other are at an advantage for better health, economic, and educational outcomes; 
are able to support one another in times of need; and celebrate together when times are 
good. Residents that trust in institutions like their local government are more likely to play a 
role helping to shape and improve their neighborhoods. The City should continue to advance 
efforts to strengthen local social ties and trust in local government in Ambaum and Boulevard 
Park.  

Support local businesses and a business-community ecosystem 
Businesses provide essential services for residents and have a key stake in the well-being and 
prosperity of their neighborhoods. Business organizations can help raise the profile of specific 
local needs for city infrastructure or programs and play a productive role in shaping the city’s 
engagement with the neighborhood.  People along Ambaum and in Boulevard Park love their 
businesses and want to keep them.  As these neighborhoods grow, the City can help foster 
healthy business areas where existing businesses thrive and new businesses are welcomed. 
Related strategies include: 

• Prevent and slow displacement of affordable commercial spaces (Commercial and 
residential anti-displacement tools) 

• Support abundant housing options to encourage a strong customer base (Zoning that 
allows and encourages desired development types) 

• Help business owners develop strategies to own their land and buildings when 
possible.   

TP-7. Support the creation of formal or informal organizations of businesses in both 
subareas. 
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Figure 24. Businesses play an important community role in the subareas.  

  
Source: MAKERS 

Elevate and recognize the cultural value provided by existing businesses.  
Beyond their role in providing goods and services, local businesses provide a range of values 
to their communities, including being “third places” for customers (distinct from home and 
work). Such businesses help to strengthen social ties, provide an anchor for cultural 
communities, and build economic resilience. Culturally relevant businesses play an especially 
important role for diverse communities with residents from a range of cultural backgrounds.  

TP-8. Feature and honor cultural businesses in City publications. 

TP-9. Provide public art and wayfinding that celebrate the influences of cultural communities 
at 136th and Ambaum and other key locations.   

TP-10. Ensure that business practices common in other cultures are allowed by City 
regulations, such as food trucks and outdoor vending.   

See strategies TP-7, G-9, G-10, G-14, G-15, G-16, and G-18. 

Safe and social built environment 
The design of the built environment (buildings, streets, plazas, and other built places) can play 
a powerful role in shaping behavior and creating a sense of public safety. Design standards and 
updated land use regulations should allow and, where possible, incentivize building types and 
designs that support social activities, connections and trust. Design techniques that promote 
both economic activity and interaction between neighbors include ground-related units, active 
ground floors, frequent entries, storefront windows, public gathering spaces, open spaces or 
common areas shared amongst a small group of neighbors, clear transitions between public 
and private space to promote ownership of space.  
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Figure 25. The design of Plaza Roberto Maestas facilitates safe and social community interactions. 

 
Source: MAKERS 

Figure 26. Left: A short fence clearly defines shared and private open spaces. Right: Ground-related residential 
units in multi-family buildings help create livelier, safer streets. 

  
Source: MAKERS 

TP-11. Incorporate design concepts that support sociability in zoning code, building code, 
and design standards.  

TP-12. Require pedestrian-friendly building frontages and a higher standard for building 
design near corner locations where bus RapidRide stops are located.     

TP-13. Encourage businesses and services to cluster in some locations to create a economic 
relationships and places for people to mix-and-mingle.   
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TP-14. With zoning, allow, encourage, or incentivize plazas, open spaces and places for 
people.  

TP-15. Encourage developments that face existing parks and open spaces to encourage 
passive monitoring by neighbors for public safety.   

TP-16. In multifamily developments, allow stoops and small porches and entries to homes 
near the street. 

 
Figure 27. Building design that encourages healthy social interactions. Left, Chinatown International District, 
Seattle. Right, Cully Green Co-Housing in Portland, OR. 

  

Source: MAKERS 

Continue to invest in multi-lingual city services  
A high proportion of Burien residents speak a language besides English at home according to 
recent census figures (34%10). About half of these households speak Spanish (17% of all 
households citywide), about 1/6 speak Vietnamese (5% citywide), and the other 2/6 are divided 
between a wide array of other languages. When language is a barrier to essential public 
services and democratic functions, existing vulnerabilities of race and socioeconomic status are 
exacerbated, and local government runs the risk of neglecting or alienating residents of 
linguistically diverse areas like Ambaum and Boulevard Park.  

TP-17. Continue recent progress towards expanding access to translation and interpretation 
services for the most commonly spoken languages.  

TP-18. Continue and expand the “community connectors and partners” programs whereby 
paid staff and contracted community-based organizations speak native languages and 
are able to engage with community members.   
 

 

10 U.S. Census Bureau (2017-2021). American Community Survey 5-year estimates 
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Place identity opportunity 
Research for this community plan failed to uncover the name for a small stream that runs north 
through Boulevard Park, passing under the Peter Western Bridge before flowing down into the 
Duwamish River. As an important feature of the neighborhood landscape and an opportunity 
for community building and ecological restoration work it is important to uncover the correct 
name for this stream, or if none can be found, to give it a name.  

TP-19. Consult with community members, tribes, and local historians to verify the correct 
historical name for the Boulevard Park stream. Undertake a community-based process 
to name the stream if no historic name is identified.  
Once a name for the stream is confirmed, the City should work with local authorities to 
ensure that the correct name is listed on public maps and documents moving forward. 
This process creates an opportunity for community celebration and ecological 
restoration. 

TP-20.   
 

Comfortable and Safe Public Realm 
“Public realm” is the part of our community where everyone is allowed to be. This includes 
publicly owned streets, pathways, right of ways, parks, public open spaces. The public realm 
also includes public and civic building and facilities, like the library and community center. The 
quality of our public realm is vital if we are to be successful in creating environments that 
people want to live and work in. 

A street environment that is comfortable where residents feel comfortable walking and 
spending time improves businesses, supports healthy physical and social activity, and helps 
suppress crime. This includes strategies to calm traffic and create a safer, more comfortable 
environment for people walking and rolling.  

Improve lighting 
During community engagement for this plan, many community members expressed the need 
for better street lighting both in Ambaum and Boulevard Park. Conditions vary throughout 
both subareas and on arterials versus neighborhood streets. Streetlight management is 
complicated by complex franchising agreements between the City and different electricity 
companies that install and maintain streetlights on power poles in different areas.  

TP-21. Analyze current lighting to inventory the types and locations of existing lighting 
(private or public) and lighting needs.  
A lighting study and targeted outreach is recommended to identify key areas of public 
concern for lighting. Suggested areas of focus include routes to schools, transit stops, 
important community services, side street connections to Ambaum corridor nodes, and 
pedestrian connections to the core Boulevard Park commercial area.   
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TP-22. Update streetlight standards (both City right-of-way standards and development 
standards) for better coverage and consistent pedestrian-scale lighting. 
High priority locations include connections to Ambaum nodes, transit, schools, parks, 
and future trails. Given the past focus on roadway lighting, consider adopting DarkSky 
standards to enhance the livability while still allowing for power efficiency as 
widespread lighting may become more desired with future growth. Any lighting 
improvements implemented will need to address overhead utilities and pole locations.  

TP-23. Install pedestrian-scale street lighting in TOD locations 
for greater pedestrian safety and comfort.   
This is lighting that is positioned lower and more closely 
spaced than traditional roadway lighting. Light is directed 
to sidewalks where people walk. Prioritize the 120th St 
pedestrian pathway in Boulevard Park that connects 
downtown Boulevard Park up the hill to 16th Ave S.   

TP-24. Explore with partners Seattle City Light and King County 
the feasibility of developing a mobile application that 
residents can use to report lighting issues they identify 
using their cellular phones.  
This can be used to automatically create and populate 
work orders to the proper owner and allow for instant 
reporting and higher accuracy with features such as 
geotagging using the cellular device’s location feature. 
This would supplement the City’s existing “Report an 
Issue” webpage online with a more convenient, field-
ready reporting system that will enhance the City’s and partner utilities’ connection and 
response to residents.  

TP-25. Partner with Seattle City Light and King County when franchise agreements are re-
established to establish a shared program for regular maintenance of lighting, if not 
present already. 

 

Help people feel safe in parks 
There are several parks in both subareas, however community members expressed feeling 
insecure in public parks at times. Investments in public parks should prioritize strategies to 
increase the feeling of safety, by improving park lighting and visibility, and increasing police 
presence where needed to deter crime. Parks located adjacent to a major arterial should be 
easy to access safely on foot, and provide protection from traffic noise and crashes so that 
parents can feel comfortable letting their children play. Parks can be designed with circular 
paths that encourage people to walk and socialize at more hours of the day.   

Figure 28. Pedestrian-scale 
street lighting  

Source: MAKERS 
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New developments around parks can contribute to a sense that community “eyes” are 
watching-over park activities.  Building design can help complement park activities by featuring 
windows and entrances oriented towards park space and pathways that allow easy, direct 
access to parks.  

For park-specific recommendations, see SH-1, SH-2, SH-3, SH-5, SH-7. 

TP-26. Prioritize human-scale and night sky-protecting lighting improvements when investing 
in parks. 

TP-27. Coordinate with police department for programs to increase perception of safety. 

TP-28. Consider creating development standards for buildings adjacent to parks. 
Design standards should include clear transitions between public and private space, 
good sightlines to parks from nearby buildings, activating uses in adjacent frontages, 
solar access to smaller plazas, and other crime prevention through environmental 
design (CPTED) techniques. 

TP-29. Include features to protect users from environmental hazards such as vehicle traffic 
and overhead noise when updating park design or designing new parks. 

TP-30. Consider installing walking loops in parks where mischief and crime are frequently 
reported.   
Studies show that well-designed walking loops greatly increase legitimate park usage at 
more hours of the day, helping to passively “police” park activity.   

Welcoming street design 
Street design can play a big role in how attractive an area is for people to walk, shop, and 
spend time. Pedestrian friendly design at key nodes and cross-streets will help leverage 
investments in RapidRide bus service and future investments in new buildings. 

TP-31. Study street design and implementation options for Pedestrian-oriented Streets (e.g., 
SW 128th St, SW 136th St, S 120th St) 
These people-friendly streets support a high level of activity because they are near 
important destinations like shops or are well-served by transit. Consider requiring with 
redevelopment and/or adding street improvement projects to the City’s plans the 
following types of features to support lively, safe, and comfortable neighborhood 
center streets:  

• Landscape buffers separating people from vehicles that also perform stormwater 
and urban heat mitigation 

• Wide sidewalks (e.g., minimum of 8-12’ depending on other features) 
• Buffered bicycle facilities where appropriate 

• Pedestrian-scaled lighting 
• Street furniture 

• Traffic calming measures 

https://www.ncbi.nlm.nih.gov/pmc/articles/PMC5289910/
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In addition, building-related design along these streets would be addressed through 
block front standards (recommendation G-2). 

Figure 29. Downtown Burien with outdoor seating, street trees, planters, awnings, and wide sidewalks. 

 
Source: City of Burien 
 

Community Pride 
Residents of Ambaum and Boulevard Park take pride in their communities and the vital local 
businesses, close-knit families, and hard-working people that call them home. The area’s 
outward appearance is important to community members as a way to demonstrate pride in 
their community. However, aging buildings, absentee ownership, arterials that are oriented 
toward pass-through trips, and lack of local resources can get in the way of presenting an 
attractive image. The City should work with community members to create more public art, 
improve building maintenance, create better signage and wayfinding, and improve the 
condition and extent of tree canopy and plantings in the public realm. 
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Figure 30. Public art along Ambaum shows local pride and cultural vibrance 

  
Source: MAKERS 

Public art 
Public art makes a place more attractive and visually stimulating – it can also be an opportunity 
to elevate local artists and celebrate elements of local cultural and heritage. Blank building 
walls in high-activity locations offer a particularly attractive canvas for murals, where they can 
enhance the pedestrian experience, demonstrate community commitment, and improve 
aesthetics.  

TP-32. Work with local artists and local property owners to create murals and other public art 
in nodes in both subareas.  
Wherever possible hire artists with ties to the subareas and/or feature murals that 
highlight elements of local culture or cultural heritage. 

TP-33. Create gateway or signage features for Ambaum at SW 112th St and SW 148th St. 
 

TP-34. Create gateway or signage features for Boulevard Park on DMMD, Glendale Way S 
and Military Road S. 

Funds for building maintenance  
Both Ambaum and Boulevard Park have abundant commercial 
buildings, hosting a wealth of local businesses in relatively 
affordable commercial spaces. However, many of these buildings 
are aging and in poor condition. Mixed-use redevelopment can 
provide new commercial spaces, however, asking rents for these 
spaces tend to be dramatically higher than for existing buildings. A 
commercial building improvement program could help preserve 
these buildings as an asset while helping to address community 
concerns about building appearance. 

Auburn’s Downtown 
Façade Improvement 
Grant Program 
provides small grants 
and matching funds to 
business or property 
owners in downtown 
Auburn to improve the 
appearances of local 
businesses. 
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TP-35. Look into developing a small matching fund program for commercial building and 
parking lot maintenance, adaptation, and renovation. 

TP-36. Seek grant funding for façade improvements.   

Figure 31. Burien Gardens was an exciting commercial development for Burien when first built in the 1950’s, but 
the building and parking lot suffer from deferred maintenance. 

 
Source: MAKERS 

Improved signage/wayfinding to community assets, especially parks.  
Ambaum and Boulevard Park are not without significant natural and civic assets. However, in 
many cases, special places that are just a few hundred feet away are hidden from the main 
thoroughfare and may not even be known to locals. A signage or wayfinding program would 
help to highlight existing assets like Seahurst Park, Salmon Creek Ravine trails, Hilltop Park, 
Boulevard Park Library, or the Burien Community Center. 

TP-37. Create a wayfinding program to highlight and help people find nearby parks, trails, 
and civic assets. 

TP-38. Evaluate options for a north-south trail through Salmon Creek Ravine and potentially 
other nearby park spaces 
To create easier access from neighborhoods and connections between parks. 

TP-39. Consider directing matching funds toward signage that welcomes people to distinct 
neighborhood centers  
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Street trees and plantings 
Trees and plantings offer abundant benefits – they help keep streets cool, reduce stormwater 
runoff, protect pedestrians from moving cars, improve local property values, reduce stress, and 
even improve sales at local businesses.11    

TP-40. Look for opportunities to increase the presence of trees on public and private 
property. 
Also see Tree canopy recommendations. 

TP-41. Require trees and landscaping in rights-of-way with redevelopment.   
 

 

Neighborhood Identity 

Ambaum Neighborhood 
For census tracts and City of Burien designated neighborhoods, Ambaum Boulevard is treated 
as an administrative boundary. However, businesses and residents on both sides of the corridor 
often share more in common than they do with those further east and west. Better defining the 
corridor with an official neighborhood designation and gateway features could help community 
members build a stronger sense of pride and identity related to this unique place. 

TP-42. Evaluate official neighborhood boundaries and consider the creation of an “Ambaum” 
neighborhood identity. 
 

Neighborhood gateways 
Clearly defining an area’s edge can help better reveal the area’s identity. Neighborhood 
gateway features in Ambaum and Boulevard Park would help clarify the geography of these 
places to community members and visitors and help build a more cohesive sense of place-
based identity. 

TP-43. Work with community members to create gateway features to welcome people to the 
Ambaum corridor and Boulevard Park. 
 

 

11 Walkable City Rules by Jeff Speck, p. 187. 



BURIEN AMBAUM CORRIDOR AND BOULEVARD PARK COMMUNITY PLAN DRAFT – 12/14/2022 

BURIEN AMBAUM BOULEVARD PARK – DRAFT PLAN 55 
 

2. Safer and Healthier Communities 

Better Parks, Open Space, and Recreation 
Community members have expressed a desire to see park and open space improvements that 
allow them to feel the parks are safer and more attractive to use regularly. Opportunities to 
improve parks and open space include improving access, increasing active recreation 
amenities, and enhancing safety. 

Hilltop Park 
Located in the southeastern part of the Boulevard Park area, Hilltop Park consists of grass fields 
and forested areas with several picnic tables. A 2021 project by the Green Burien Partnership 
planted hundreds of trees and removed thousands of square feet of invasive species from the 
park. Almost completely surrounded by private residences, the park’s narrow entrance off S 
128th St is obscured by trees and somewhat difficult to locate. The park lacks play or active 
recreation equipment.  

Figure 32. Hilltop Park 

  
Source: MAKERS 

SH-1. Improve access to Hilltop Park from surrounding streets and Hilltop Elementary 
School.  
Work with local property owners to create new access points to the park from the east, 
north, and west, including access to Hilltop Elementary School. Design inviting and 
visible entries. 

SH-2. Create a new active recreation amenity at Hilltop Park. 
 

https://www.burienwa.gov/residents/parks_recreation_cultural_services/green_burien_partnership
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Southern Heights Park 
Southern Heights Park is located west of downtown Boulevard Park on 14th Ave S, a residential 
street. The park is built on top of a reservoir and is owned by King County Water District 20. It 
consists of a grassy field, with a playground. A simple basketball/tennis courts is in poor 
condition and is currently unusable and is not ADA accessible. The park has good sledding 
potential in the event of snow. 

Figure 33. Southern Heights Park 

 
(Source – Google Street View) 

SH-3. Invest in park improvements for Southern Heights Park informed by community 
engagement. 

SH-4. Work to improve park access by adding sidewalks on adjacent street frontage and 
side streets. 

 

Chelsea Park 
Chelsea Park is located on the east side of Ambaum at S 136th St. It is a multi-use park with a 
playground, baseball diamond, varied topography and trees, and open field. Community 
members noted traffic noise and a perceived lack of safety as challenges for the park. Business 
owners are interested in any redevelopment (which would be associated with anti-
displacement measures for existing businesses) to include active uses, windows, and entries as 
appropriate facing the park to increase passive viewing. Some suggestions for park 
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improvements voiced by community members include a walking trail around the perimeter of 
the park, more public art, and spaces for events. 

Figure 34. Chelsea Park looking northeast 

  
Source: MAKERS 

See recommendation TP-28 regarding design of new development facing parks to increase 
visibility, accessibility, sense of safety, and comfort.  

SH-5. Invest in park improvements for Chelsea Park informed by community engagement. 

Jacob Ambaum Park 
Jacob Ambaum Park is a small park located on the west side of Ambaum between 126th and 
128th. The park features a playground, public restrooms, and half-court basketball hoops. The 
park is in a heavily auto-oriented environment; Ambaum Boulevard is the only way to access 
the park. Community members noted the park can feel unsafe at times. Noise and air pollution 
from heavy vehicle traffic impacts the park as does the danger of vehicle collisions. With gas 
stations on either end of the park, pedestrians accessing the park via the sidewalk are also at 
risk from vehicle traffic using curb cuts. 
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Figure 35. Jacob Ambaum Park. 

 
Source: MAKERS 

SH-6. Invest in park improvements for Jacob Ambaum informed by community engagement. 

SH-7. Connect Jacob Ambaum park to nearby housing and as properties redevelop ensure 
they connect to the park.  
 

Programs for youth 

SH-8. Continue to use parks as a foundation to pursue partnership programs to create 
enrichment, skill-building, and paid employment positions for youth. 
The City has pursued grant funding for programs like this in the past, including the 
Green Burien Partnership which employed youth to undertake environmental and 
engagement work in Hilltop Park. A similar on-going effort involves youth in Salmon 
Creek Ravine as part of the Mountains to Sound Greenway program. 
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Healthy Community and Sustainable Environment 
Community members have raised concerns about air and noise pollution, safety of 
walking/rolling/biking in the subareas, especially along Ambaum Blvd, and access to a large 
grocery store in Boulevard Park. 

Air and noise pollution 
Air and noise pollution from vehicular traffic on arterials, and especially from aircraft over 
Boulevard Park, impact health. As one of the busiest airports in the nation, and with plans to 
expand (Port of Seattle, Sustainable Airport Master Plan, 2018), Sea-Tac Airport is an important 
contributor to the local economy and an essential public facility. Ensuring compatible land uses 
protects the airport’s viability and community safety and reduces impacts to surrounding uses 
(PSRC, 2011, p 19-20). However, aircraft landing and take-off paths see concentrated air 
pollutants, as well as noise impacts. Though Boulevard Park will continue to be challenged with 
air/noise pollution, this plan respects that community members are invested in the area and do 
not intend to abandon it. Other strategies in this plan call for investment in downtown 
Boulevard Park to foster a vibrant neighborhood center and continued development 
allowances to meet housing needs. This section focuses on ways to improve air and noise 
conditions as people continue to live and work here. 

Air quality 
Air pollution impacts from high-traffic roads (e.g., Ambaum Blvd) and Sea-Tac Airport’s air 
traffic affects both study areas, especially Boulevard Park. Health impacts include respiratory 
issues (e.g., asthma, lung growth problems), especially among children, immune system 
suppression, adverse birth outcomes (e.g., low birth weight, preterm birth), dementia, 
premature death, systemic inflammation (especially from aircraft-related air pollution, as 
opposed to roadway-related air pollution), and higher rates of hospitalization and emergency 
room visits.12Zoning for and design of new development should reflect the documented health 
risks of exposure to poor air quality. 

Noise pollution 
Noise pollution increases anxiety and makes it less comfortable to spend time outdoors; long-
term exposure has documented health impacts including increased rates of dementia. HUD 
and the EPA recommend aiming for exterior noise levels to not exceed a day-night average 
sound level of 55 decibels, and interiors no greater than 45 decibels, especially bedrooms and 
other noise sensitive interior spaces (HUD, p 12). HUD suggests that the best mitigation is to 
avoid areas with noise levels over 65 dBA, and if avoidance is not possible, then to create a 
barrier to prevent noise from reaching the building, and as a last resort to at least create 
acceptable sound levels inside the building.  

 

12 EPA 2018, American Lung Association, National Center for Biotechnology Information, National 
Bureau of Economic Research 

https://www.portseattle.org/plans/sustainable-airport-master-plan-samp
https://www.psrc.org/sites/default/files/airportcompatiblelanduse.pdf
https://www.hudexchange.info/sites/onecpd/assets/File/Noise-Guidebook-Chapter-2.pdf
https://www.epa.gov/sciencematters/links-between-air-pollution-and-childhood-asthma
https://www.lung.org/clean-air/outdoors/who-is-at-risk/children-and-air-pollution
https://www.ncbi.nlm.nih.gov/pmc/articles/PMC1241655/
https://www.nber.org/digest/may12/airports-air-pollution-and-health
https://www.nber.org/digest/may12/airports-air-pollution-and-health
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Site design elements like overhead shelters, vegetation, water features, and pavement 
upgrades can reduce the effects of noise pollution outdoors, and indoor noise can be 
effectively mitigated with construction techniques and noise insulation. In the Sea-Tac Airport 
Noise Remedy Boundary (areas particularly impacted by aircraft noise), the Port of Seattle has 
programs to provide sound insulation for existing buildings (residential, schools) and will study 
noise levels at a church in Boulevard Park. Burien building code requires noise abatement with 
any new construction. 

SH-9. Prohibit sensitive uses (e.g., hospitals, schools, daycares) in areas severely impacted 
by air/noise pollution. 
[This is being analyzed in the EIS. Public input is welcomed on what is considered 
severely impacted.] 

SH-10. Consider attracting land uses less impacted by air and noise.   
Consider ways to incentivize land uses and building types (e.g., light manufacturing, 
warehousing, distribution) that could effectively mitigate air/noise within the workplace 
environment, where operable windows and usable outdoor space may be less 
important than in residential and mixed-use environments with public gathering spaces. 

SH-11. Require indoor air quality mitigation techniques, at least for sensitive uses (residences, 
schools, daycares, and hospitals), and encourage site design mitigation techniques in 
impacted areas.  
Indoor techniques may include air filtration, and site design may include tree stands 
between roadway pollution and development and variety in building height and shape 
to promote air flow across the site. 

SH-12. Encourage or require design elements that mitigate roadway-originating noise 
pollution in severely impacted areas, such as: 

• Increase the distance from the road  

• Place noise compatible land uses such as landscaping, maintenance facilities 
and utility areas between the road and residences  

• Use buildings or berms as noise shields by locating them parallel to the road. 
(Note, this is an effective strategy for roads, but is ineffective from aircraft 
noise.) Soundproof the building if it contains residences.  

• Locate residences in topographically low points that are naturally low noise 
pockets if they exist  

• Orient the residences—and spaces within the building that benefit from quieter 
volumes (bedrooms and living rooms)—away from the noise  

• Use cluster and planned unit development techniques to accomplish 
combinations of the above 
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However, these techniques have limited or no effect on noise originating from aircraft 
overhead. For outdoor gathering space in Boulevard Park design ideas, see SH-12.  

SH-13. Incorporate design features to lessen the impact of aircraft noise in any new 
community gathering spaces for Boulevard Park. 
For outdoor noise, limited site design techniques can block overhead noise, but some 
features can create white or brown noise to make aircraft noise more palatable. Any 
public gathering space or semi-private common open space should include noise-
masking features, such as the following techniques:  

• Install overhead shelters, which can double as shade and weather protection  

• Add water features with running water to create background noise that helps 
lessen the impacts of greater noises  

• Plant evergreen trees and/or trees with big leaves for white noise from leaves 
rustling in wind  

• Use wind chimes and speakers to add desired noises 

SH-14. Invest in indoor community spaces in Boulevard Park.  
Burien might consider focusing community resources for Boulevard Park on indoor 
gathering spaces, like the existing Boulevard Park Library or a future recreation center. 
This would allow neighbors, and especially children and youth, to gather and recreate 
in their neighborhood without having to breathe polluted air and hear flight noise. See 
TP-4. 

Access to healthy food 
In 2019, the Boulevard Park Thriftway grocery store closed, and while the store owner 
attempted to attract another grocery store to take over the space, they were unable to do so. 
This closure limited residents’ access to healthy and diverse food options. Although the City’s 
control over grocery options is limited, it should do what is possible to help improve access to 
healthy food. 

SH-15. Explore ways to establish a farmers’ market in Boulevard Park.  
In addition to being a source of healthy and culturally appropriate food, a farmers’ 
market would provide a space where the community can gather.  

SH-16. Coordinate with retailers, property owners, and community members to attract a 
variety of grocery options store to downtown Boulevard Park.  
As economic conditions change and the customer base increases over time in 
Boulevard Park, it may become more attractive for grocers to locate in Boulevard Park. 
The City should monitor conditions and seek opportunities to attract grocery options, 
especially to downtown Boulevard Park.  

SH-17. Establish a food truck row on underused parking lots and at community events with 
the support of local businesses.  
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SH-18. Promote a downtown Boulevard Park food district with special events that highlight 
restaurants and other food-related businesses.  

SH-19. Support community-based efforts to establish culturally relevant grocery co-ops, 
community gardens, and other options for groceries. 

 
 

Safe places to walk and bike 
Safe pathways for walking, rolling, and cycling 
(active transportation) provide people with 
alternatives to driving for moving about their 
neighborhoods. This is especially important for the 
many people (about 25% statewide) who don’t 
drive because of age, disability, economic reasons, 
or choice. However, the ability to move about in 
one’s neighborhood safely outside of a car offers 
expansive benefits for all neighborhood residents. 
In conversations with community members many 
people expressed the need for safer places to 
walk, especially for families and caregivers with 
small children.  
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Figure 36.  Map of Ambaum Proposed Pedestrian and Bicycle Improvements 

 
Source: Fehr & Peers 
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Figure 37.  Map of Ambaum Proposed Pedestrian and Bicycle Improvements 

 
Source: Fehr & Peers 
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SH-20. Implement the active transportation circulation concept as shown in map above 
(Figure 36. and Figure 37.). 

SH-21. Burien Transportation Master Plan (2012) Neighborhood Bikeways 
The City proposed a network of neighborhood bikeways in its 2012 Transportation 
Master Plan. Neighborhood bikeways, also known as bicycle boulevards, are 
designated low-volume, low-speed roadways with traffic calming, striping, and signage 
improvements which allow for a safe, low-stress bicycling experience. Figure 36. shows 
the neighborhood bikeways proposed for the Ambaum Subarea and Figure 37. for 
Boulevard Park. As of the time that this plan was drafted, the City is currently updating 
its Transportation Master Plan, which may affect the location and type of facilities 
proposed. 

SH-22.  Require buffered sidewalks with redevelopment along Ambaum Blvd Des Moines 
Memorial Drive, and Military Road S where possible and study options for 
implementing this corridor-wide sooner. 
Ambaum Blvd is a workhorse route that carries thousands of vehicles and transit-riders 
per day. It needs to be comfortable for people walking or rolling, but today walking 
here is primarily utilitarian. Wide sidewalks that are buffered from traffic by landscaping, 
good lighting for both pedestrian areas and travel lanes, and connections to side 
streets are important. 

SH-23. Require wider sidewalks along the length of Ambaum Blvd to enable people to walk 
side-by-side in all cases. Require additional width and lighting in the vicinity of 
RapidRide stops and near key pedestrian crossings and corner locations.   

SH-24. Use unimproved sections of 8th Ave right-of-way to create a multiuse path, designate 
8th Avenue a neighborhood greenway, and add appropriate improvements to optimize 
the route for north-south pedestrian and bike travel.  
Although 8th Avenue S is a continuous right-of-way paved roads were built only in 
certain portions of it. Unimproved sections are mostly overgrown, some have informal 
trails, however the route has poor visibility and is not accessible by wheelchair or bike. 
Because there are no nearby streets which run parallel to Ambaum Blvd suitable or 
convenient for biking, 8th Ave could provide enormous value as a safe, low-stress 
alternative for people walking and biking. 

SH-25. Create a low-stress bicycle “greenway” on Roseberg Ave S. 
Greenways are typically placed on low-traffic neighborhood streets without painted 
centerlines. Greenway treatments typically involve road infrastructure like speed humps, 
bioswale chicanes (stormwater treatment features that narrow the roadway in strategic 
places), special signage, and traffic diverters at some intersections, rather than painted 
bike lanes.  
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Figure 38. Examples of greenway treatments. Left: speed hump and sharrows; right: bioswale chicane and 
diverter. 

  
Source: Courtesy of BikePortland.org 

SH-26. Add more crosswalks on Ambaum Blvd.  
See SH-24 

Potential bikeway improvements 
In addition to the bikeway improvements already planned by the City and proposed above, the 
following improvements should be considered to further enhance bicycle access in the 
subarea: 

SH-27. SW 114th/116th Street between Ambaum Boulevard SW and 8th  Avenue SW 
Explore options for bike lanes to connect the RapidRide H Line corridor with Evergreen 
Senior High School, Cascade Middle School, and the Evergreen Community Aquatic 
Center, and the proposed bicycle boulevard along 8th Avenue SW 

SH-28. S/SW 128th Street between Ambaum Boulevard SW and Des Moines Memorial Drive 
S 
Explore options for bike lanes to connect the Ambaum Subarea and Boulevard Park 
Subarea. Since S/SW 128th Street is a higher-volume, higher-speed roadway, a 
potential improvement would likely include some removal of travel lanes and addition 
of protected bikeways. This improvement would also create a seamless connection 
between S 128th Street, the off-street pathways within North SeaTac Park, and the 
proposed bicycle boulevard along Roseberg Avenue S. 

SH-29. S 128th Street between Des Moines Memorial Drive S and Military Road S 
The City of SeaTac, which owns and operates this roadway segment, proposed a 
separated bikeway improvement for this segment in its 2015 Transportation Master 
Plan. If built, this improvement would connect the off-street pathways within North 
SeaTac Park, the proposed bicycle boulevard along Roseberg Avenue S, and Hilltop 
Park.  

SH-30. Connection between 6th Avenue SW and Downtown Burien  
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Explore options for an alternative routing between the 6th Avenue SW neighborhood 
bikeway (proposed in the 2012 Transportation Master Plan) and Downtown Burien. 
Potential routing could include off-street pathways within Dottie Harper Park. 

SH-31. S/SW 146th Street between Ambaum Boulevard SW and 8th Avenue S 
The Burien (2022-2027) Transportation Improvement Program (TIP) Ordinance includes 
a potential bikeway improvement along S/SW 146th Street of either a bike lane or 
sharrows. Since S/SW 146th Street is a higher-volume, higher-speed roadway, a 
potential improvement would likely include some removal of travel or parking lanes and 
addition of protected bikeways. 

 

Tree canopy 
The presence of trees in urban areas provides health and environmental benefits for 
neighborhood residents. One of the most important of these is helping to reduce the effect of 
urban heat islands, which are caused by extensive land coverage of heat-absorbent impervious 
surfaces like asphalt. Areas with extreme urban heat island experience higher death rates from 
heat waves, in addition to other health impacts. The presence of trees also reduces stress and 
exposure to noise, with overall health benefits. In 2020, the City Council adopted the Green 
Burien Forest Stewardship Plan and staff launched the Green Burien Partnership in effort to 
meet council’s tree canopy goals. Recent updates to the Burien Tree Code help protect trees 
on private property when redevelopment occurs.   

See also TP-40 and TP-41 

SH-32. Ensure zoning code updates developed for this plan complement recently adopted 
Burien Tree Code. 

SH-33. Consider requiring or incentivizing tree plantings and space for healthy trees with 
redevelopment.  
Trees provide community benefits and supplemental water quality measure above and 
beyond required water quality mitigation. Consider standards to: 

• Maximize landscape width to support larger tree growth and space for other 
stormwater BMPs 

• Show a preference for stormwater best management practices (BMPs) that utilize 
trees (such as Silva Cells) before other water quality BMPs 

• Require “smart” irrigation systems and native plantings pallets where possible, 
and native adaptive when they better meet ecological and maintenance goals 
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Water quality and natural habitat 

SH-34. Improve and protect habitat by implementing conservation easements.  
Approximately 200 fish return to the Miller/Walker basin to spawn per year, but this 
number should be much higher. Jurisdictions within the Miller and Walker Creek basins 
should purchase conservation easements and streamside properties when opportunities 
and funding are available. (Miller/Walker Creek Basin Study) 

SH-35. Initiate a basin monitoring program to analyze and track water flow, quality, and 
habitat trends.  
Collect precipitation and stream gauge data sufficient to assess trends in high and low 
flows and erosive work, and to evaluate the effectiveness of capital projects and 
regulations. Water quality data collected should include data sufficient to conduct trend 
analysis of conventional water quality parameters, including hardness and temperature; 
metals; nutrients; and organics. Habitat data collection should include spawner surveys 
and Benthic Index of Biotic Integrity (B-IBI) data. (Miller/Walker Creek Basin Study) 

SH-36. Water quality retrofits for existing development (e.g., coating of guardrails, 
neighborhood treatment facilities) should be evaluated by the City.  
Miller Creek and Walker Creek water quality projects and retrofits the City should 
pursue are:  

• Hermes Depression intake line modifications 

• Ambaum Regional Detention Pond treatment (in coordination with expansion of 
detention) 

• Removal of Miller Creek from the asphalt ditch along SR 509 

• The City Light property treatment facility (in coordination with detention facility 
construction) 

(Miller/Walker Creek Basin Study) 

SH-37. Focus restoration efforts on changes in stream structure.  
Focus specifically on reestablishment of finer-grained gravels in the stream bed. 
Restoration could be provided through the addition of large woody debris and 
improvements to riparian areas, including invasive plant removal. (Miller/Walker Creek 
Basin Study) 
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3. Grow with Intention 
 

Building and Development 
Of the strategies covered by this plan, development regulations are one area where the City 
has the most ability to act. Zoning code, design standards, and other regulations will set limits 
on the size, form, use, and look of new buildings constructed in the subareas. These rules say 
what can be built, but they don’t say what will be built, and for both Ambaum and Boulevard 
Park, they haven’t been updated in decades. New regulations for the project areas should 
allow development and remodeling that will increase the supply of new homes and spaces for 
businesses, limit replacement of existing viable structures, and ensure that new buildings make 
a positive contribution to pedestrian environments. 

Update zoning  
Existing zoning maps were drawn in the past largely to reflect existing uses on the ground. 
Revised zoning boundaries should reflect the following considerations to better express 
community priorities and equitable planning practices: 

• Encourage new residential development within walking distance of high-capacity transit 
stops, established and fledging neighborhood centers, amenities like parks and 
schools, businesses, and other assets.  

• De-emphasize adding new homes in areas with significant noise and air pollution. 

• Encourage development on large parcels with few existing buildings. 
• Enhance and grow existing neighborhood business clusters. 

• Reduce development pressure on affordable commercial spaces. 

Zoning that allows and encourages desired development types 
Current zoning mandates are outdated and encourage costly types of development. Zoning 
updates should allow building types desired by the community, remove redundant standards 
that complicate permitting and raise costs, and encourage the development of buildings that 
positively contribute to the community. Community members expressed the desire for a built 
environment that supports healthy socializing, multi-generational families, small businesses, 
lively parks, a wider range of housing options and ownership opportunities. To better reflect 
community desires, the following features should be incorporated in zoning code updates: 

• Support transit-oriented development. 

• Allow a variety of home types with a range of price points. 
• Maintain flexibility for a range of businesses. 

• Increase customer base for local businesses by increasing the number of homes. 
• Support park safety and vibrancy with well-designed adjacent buildings. 
• Require active ground floors where there's a critical mass of people on foot. 
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• Improve access to parks by requiring through-block connections with 
redevelopment . 

• Mediate the visual impact of transitions between high and low-intensity residential 
zones. 

• Encourage family-sized dwelling units, multigenerational living, and sociability. 
• On large lots, encourage or require development of new community gathering 

spaces. 
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PLACEHOLDER These alternatives are currently under analysis in the Draft Environmental 
Impact Statement (DEIS). The next draft plan will show a single map with updated zone 
boundaries and neighborhood center Pedestrian-oriented Streets extents that fall within these 
two alternatives. We welcome your thoughts on pros and cons of various aspects of the 
alternatives. 

Potential Proposed Ambaum Zoning Map [to be updated] 

   
Source: MAKERS 
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Potential Proposed Ambaum Zoning Map [to be updated] 

 
 
Source: MAKERS 
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G-1. Adopt new zoning standards for multifamily, mixed use, and commercial zones. 
 

Potential Zone Concept  
Intent 

Building Form and Type 

Mixed-Use High  
Allow more intensive development with a variety 
of uses to leverage transit investment and 
strengthen nodes of activity. 

Allow 6-8-story buildings 
Allow residential, retail/commercial, 
and/or office uses 
In key places, require ground floor 
commercial to encourage a vibrant 
neighborhood center 

Mixed-Use High – Employment 
Similar to Mixed-Use High, but focus on job 
creation, such as office uses. 

 

Mixed-Use Low - Employment 
Allow a variety of development types and uses, 
but limit heights where higher heights are not 
appropriate or to protect existing development 
from displacement risk. Focus on job retention 
and creation. 

Allow 3-story buildings, potentially with 
options to increase to 5 to meet 
employment or affordable commercial 
space goals in strategic areas. 
Allow commercial, residential, and office 
Consider requiring ground floor 
commercial in key places 

Residential High  
Allow more intensive residential development to 
increase access to transit and strengthen nodes 
of activity. 

Allow 6-7-story buildings 
Allow residential; consider options for 
limited accessory commercial uses 

Residential Medium 
Allow mid-rise multifamily to reduce 
displacement risk and/or contribute to a lively 
neighborhood. 

Allow 3-4-story buildings 
Allow residential; consider options for 
limited accessory commercial uses 

Missing Middle 
Allow cottage housing, small lot homes, 
townhouses, duplexes, triplexes, and up to 
approximately 8-unit buildings  

Will potentially be explored on a 
citywide basis and is not explicitly shown 
on the maps 
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G-2. Adopt new block frontage standards. 
 

Potential Block Front Designation 
Concept 

Key Features Example Image 

Pedestrian-oriented Streets  
Foster a lively streetscape to act as a 
neighborhood main street. [See the 
DEIS alternatives for potential 
neighborhood center main street 
locations.]  

Require non-residential uses 
on the ground floor to 
activate the sidewalk 
Require design elements and 
features that encourage 
people to linger and 
increase healthy activity 
along a street 

 

Other 
Ensure quality design and building-
to-street relationships on all streets 
not designated Active Ground Floor 
or Flexible. 
(no symbol) 

Require design elements and 
features appropriate to the 
use that increase vibrancy, 
safety, and comfort. 

 

 

G-3. Adopt zoning to reduce the impact of scale transitions when high-intensity and low-
intensity residential zones are adjacent. 
To mitigate transitions between greater and lesser intensity zones in a more feasible 
way than current transition standards, the following type of standard may be applied:  

• At side and rear lot lines, the greater intensity zone must mimic the lower intensity 
setback and height.   

• Height may increase as illustrated further from the lot line.  
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Figure 39. Height and setback requirements at residential zone boundaries  

 
Source: MAKERS, 2022 

 

Missing middle housing 
“Middle housing” refers to housing types that fall between single-family detached houses and 
large apartment buildings such as cottage clusters, duplexes and triplexes, townhouses, and 
small 4-12 unit apartment buildings. These housing types are typically more affordable than 
comparable brand-new detached houses. They can provide an affordable option, with the 
opportunity for home ownership, that is well suited to modern household needs, but existing 
zoning codes either prohibit or make them infeasible to develop. As recommended in the 2020 
Burien Housing Action Plan, citywide residential zoning should be updated to allow middle 
housing options. 

Figure 40. Examples of missing middle housing types 
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Photo sources clockwise from top: Sixplex, Sightline Missing Middle photo library CC BY 4.0; small-lot cottage 
MAKERS; cottage co-housing cluster, MAKERS; townhouses, MAKERS. 

G-4. Adopt new zoning standards allowing missing middle housing in low-density 
residential areas.  

 

Single-stair buildings 
Compared to typical multi-story residential building 
design, buildings with a single access-point for 
residential units can be more affordable, better suited 
to low-scale residential neighborhoods, provide 
residents with better access to light and air, make it 
easier to provide family-sized units, and foster stronger 
social connections among residents. They are common 
urban housing types in most wealthy nations but are 
illegal in most American cities. Single-stair buildings are 
legal up to five stories above the ground floor in the 
City of Seattle.  

G-5. Investigate changes to building code to 
allow single-stair residential buildings up to 
five stories. 

 

Design standards to ensure acceptable building design.  
Basic design standards help ensure new buildings make a positive contribution to the 
neighborhoods where they’re built. Standards can be designed to allow flexibility within 
minimum parameters and can be approved by staff to avoid adding significant cost to new 
projects. An alternate process should be included for high-quality projects that require 
additional design flexibility.  

Figure 41. Single-stair 10-unit building in Seattle 

Source: Courtesy of CAST Architecture 

 

https://www.flickr.com/photos/sightline_middle_housing/
https://creativecommons.org/licenses/by/4.0/
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G-6. Create and adopt design standards for new multifamily and commercial 
development. 

 

Break up large blocks/re-connect the street grid by requiring through-block 
connections when properties redevelop.  
Blocks in both subareas were initially developed with wide spacing between streets; many 
blocks in the project areas are 650 by 1,300 feet or more, compared to 350 by 650 foot blocks 
around Lake Burien and downtown Burien. Wide street spacing and dead-end streets limit 
options for people travelling, exacerbating congestion, and making it more difficult and 
dangerous for people to walk or bike through their neighborhoods. This situation is 
exacerbated by steep slopes with large apartment 
complexes and circuitous access in east Boulevard Park. 
Gradual property redevelopment provides the 
opportunity to stitch together the street network over 
time by requiring through-block connections (TBCs) 
when new homes are constructed.  

G-7. Require creation of through-block connections 
with new development in select locations. 

G-8. Improve connections to hillside apartment 
complexes in east Boulevard Park. 
Consider strategies to create new vehicular or 
pedestrian connections to the complexes 
accessed from 125th St S and 28th Ave S. 

Promote small affordable commercial spaces 
Setting average or maximum sizes of new ground floor spaces can provide sizes more 
affordable for small businesses. These spaces can provide locations for business relocation and 
business attraction. Reducing parking standards for businesses smaller than 3,000 square feet 
can also reduce the construction costs for new development.  

G-9. Encourage or mandate the inclusion of some small commercial spaces in new mixed-
used development. 

 

G-10. Reduce or eliminate parking requirements for small commercial spaces under 3,000 
square feet. 

 

Leverage opportunity sites in Boulevard Park 
In downtown Boulevard Park, investment in several large vacant or lightly developed parcels 
could catalyze new development to better meet community goals, such as centrally located 

Figure 42. The only access point for 
approximately 280 units of housing are ais S 
125th St, a narrow private road. 

Source: MAKERS 
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park space. The recently closed Southern Heights Elementary school site could also be re-
purposed for community uses or a private purpose in line with community goals. 

G-11. Facilitate property owner and developer communication in downtown Boulevard Park 
to help achieve desired community outcomes. 
This could involve developing a vision for specific parcels, working with property 
owners to identify and attract potential developers, and facilitate open channels of 
communication with property owners and/or potential developers about goals, barriers 
to property sale or development, and future civic investments in the neighborhood. 

G-12. Work with Highline School District and community members to determine the future 
of the Southern Heights Elementary site. 

 

Helping Community Members Remain  
More than the buildings, roads, or green spaces, it’s the people of Ambaum and Boulevard 
Park that make them special places. But, given the areas’ older buildings and relatively low 
incomes, displacement is a particular threat. Top concerns raised during the early visioning and 
local workshops were the potential for beloved businesses to be displaced with 
redevelopment, as well as rising rents and growing residential unaffordability. 

Increasing competition for housing because of regional population increase has pushed up 
housing prices over the past few decades, increasing displacement pressures. That means, 
Burien—and the region as a whole—needs more housing to be built. For this reason, an 
important part of the anti-displacement strategy of this plan involves increasing zoned housing 
capacity, especially in areas with lower vulnerability to displacement. Additional anti-
displacement strategies are below. 

At the same time, often the most affordable commercial spaces for small, local businesses, are 
the easiest to redevelop for housing or mixed-use projects. Rents for new commercial spaces 
can be double those for older buildings. The strategies below attempt to balance these 
considerations and should be integrated with updates to other development regulations (see 
G-1) to reduce the threat of displacement. 

Expand affordable housing programs 
With high costs for building new housing, market-rate rents in new construction are unlikely to 
be affordable to many residents of the subareas. Where possible it is important to maintain and 
expand long-term programs to offer subsidized homes for low- and moderate-income 
residents. 

G-13. Expand 12-year MFTE program for projects that include affordable housing. 
[PLACEHOLDER pending development feasibility analysis] 

Inclusionary zoning 
[PLACEHOLDER pending further development feasibility analysis]  
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Commercial and residential anti-displacement tools 
A growing suite of tools prevent, slow, and mitigate displacement of affordable commercial 
space (beloved businesses, non-profit, religious, and arts spaces) and residences, including the 
following. 

G-14. Adopt a tenant relocation assistance ordinance. 
Demolition of existing housing to make way for new development may displace existing 
tenants who then incur moving costs. Local governments, authorized by WAC 365-196-
835 and detailed in RCW 59.18.440, can pass an ordinance that requires developers, 
public funds, or a combination of the two to provide relocation funds for these 
displaced tenants. Tenants at or below 50% of the county median income, adjusted for 
family size, qualify for available funds. Resident relocation assistance as a result of 
public action is required, with details outlined in RCW 8.26.  

G-15. Consider a community land trust or similar arrangement for permanently affordable 
commercial and/or residential spaces. 
A Community Land Trust (CLT) is a private, nonprofit organization created to acquire 
and hold land and provide long-term affordable access to land and housing for 
community residents. Homes may be sold at below market rates on a long-term basis 
and resale values are capped. While affordable housing has been a focus for community 
land trusts, some organizations have addressed commercial spaces, sometimes because 
the zoning calls for mixed use space or to stabilize or attract businesses that serve 
persons of color (e.g., business incubator spaces; retain local businesses and 
organizations). 

G-16. Consider organizing or partnering with a Public Development Authority (PDA). 
Cities can form PDAs as special purpose quasi-municipal corporations “improve the 
administration of authorized federal grants or programs, to improve governmental 
efficiency and services, or to improve the general living conditions in the urban areas” 
(RCW 35.21.730-.759). Some examples include the White Center Community 
Development Association, Bellevue PDA Meydenbauer Center, Cultural Development 
Authority of King County (4Culture), and Odessa and Republic PDA establishing 
industrial parks and renting to tenants. 

G-17. Adopt a first right to return policy. 
A “Right to Return” policy gives highest preference for housing support or business 
location to those who can show that they were forced to move in the wave of 
displacement that occurred to make way for new development or infrastructure. These 
policies can also be designed to give preference for income-restricted housing or 
provide down payment assistance for first-time homeowners or business owners who 
can prove that they have been victims of displacement. Portland, OR and Austin, TX are 
examples of communities with these types of policies. 

G-18. As feasible, pursue community benefits agreements, especially for large sites in 
neighborhood centers, to maximize public and private benefits. 
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Development agreements or community benefit agreements (CBAs) are voluntary, 
negotiated contracts between developers and municipalities or between developers 
and a community-based organization representing the interests of the community. 
These agreements specify public benefits that the development will provide, along with 
the responsibilities of each party. They can support affordable housing, affordable 
commercial space, community gathering spaces, and other public amenities. Policy 
support for these agreements in the Comprehensive Plan can help in their 
implementation. Burien is currently developing affordability agreements where the City 
reduces or eliminates development regulatory barriers (e.g., parking, setbacks, and 
building coverage requirements) in exchange for affordable housing through its 
Affordable Housing Demonstration Program. 

G-19. Support, encourage, and provide education and technical assistance to business 
owners on purchasing land and/or buildings and alternative ownership models like co-
operatives and commercial condominiums.   

G-20. Adopt zoning that encourages business space design that accommodates a variety of 
business types, including small start-up businesses (with flexible bays for growing and 
shrinking), “makerspaces” and workshops where production of goods can happen, 
and commercial kitchens.   

 

Protect naturally-occurring affordable housing.  
Older apartment buildings in the project areas provide an essential reservoir of relatively 
affordable housing. These buildings typically feature more units with 2+ bedroom units than do 
newer buildings.  

G-21. Look for opportunities to work with the county, non-profits, or other entities to 
acquire naturally occurring affordable housing for preservation as an affordable 
resource.  

 

Support adaptative reuse, renovations, and tenant and façade improvements.  
Over 50% of the building stock in the project areas built before 1960. Not surprisingly, many of 
these buildings are showing their age. With proper investment in repairs and rehabilitation, 
these structures could continue to function for years to come, preserving their functional value, 
affordable rents, and historic legacy. Programs that help small, start-up, and local businesses to 
improve their space, such as adding a ventilation system to support a restaurant or commercial 
kitchen, can be game-changers in helping the business afford to stay and thrive in Burien. See 
recommendation TP-35. 

Residential building maintenance 
Many of the existing affordable rental units in Ambaum and Boulevard Park are in apartment 
buildings build in the 60’s, 70’s and 80’s. As these buildings age they face maintenance 
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challenges. Burien’s rental inspection program offers an important foundation of understanding 
about the condition of rental units in the city. This information can help the city, regional 
partners, and property owners work together to identify resources to support improving 
building condition. 

Figure 43. Existing multifamily buildings in Ambaum and Boulevard Park 

  
Source: MAKERS 

 

G-22. Build on rental inspection program to provide public support for residential building 
maintenance. 
 

Infrastructure for Growth 
Some utility infrastructure investments are needed to support increased population and 
activity. Note, no vehicular transportation capacity issues were identified. 

Stormwater and flood prevention 
Two areas are reported to frequently flood—one in Boulevard Park and one east of Ambaum. 
With increased and more intense rainfall, flooding will likely continue and worsen over time if 
no action is taken. As new development adheres to current King County Stormwater Design 
Manual (2021 at time of publishing), water quality and flow is expected to improve (or at least 
not get worse) as water is better taken care of on each individual site. However, there are 
opportunities for improved flow control and water quality treatment. Providing flow control 
beyond what is required per the current standards would improve downstream flooding and 
erosion. Providing enhanced water quality treatment beyond current requirements would 
improve salmonid habitats. See additional water quality recommendations in Water quality and 
natural habitat. 

G-23. Analyze the storm drain system to pinpoint areas that are currently over capacity or 
that would become capacity-constrained with development.  
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This hydrologic analysis could help the City prioritize which stormwater infrastructure 
improvements should occur first.  

G-24. Study and potentially designate places that frequently flood as critical areas.  
Prior to a City study, consider requiring site assessments on properties that frequently 
flood with any proposed redevelopment to identify appropriate mitigation measures, 
such as elevating the structure or requiring vegetation enhancements, clustering, 
setbacks, or other measures. Following the City study, if appropriate, designate flood 
areas and require flood mitigation with any new development. One challenge to the 
study is the City gaining permission to access private property (where flooding is 
occurring). Promote Low Impact Development above and beyond current requirements 
to address upstream properties and their impacts on the properties flooding 
downstream. 

G-25. Include flooding issues in the notice on title for affected properties. 
This would alert potential property owners of the flooding issues as a fair warning that 
they should have a hydrologist and/or civil engineer involved in any redevelopment 
decision-making. 

G-26. Evaluate options and feasibility for a regional stormwater facility to address flooding. 
Consider the regional facilities proposed in the Boulevard Park Flood Reduction study. 
The City could apply for Department of Commerce infrastructure grants for a 
facility/facilities to support growth in the two sub-areas particularly where existing 
flooding issues are present. This would allow the City to construct necessary regional 
improvements ahead of development, and developers would simply pay a fee to 
connect into the system. 

G-27. Provide additional detention facilities to reduce high flows and reduce erosion.  
The basin plan for Miller and Walker Creeks recommended up to about 65 acre-feet 
should be provided in Miller Creek basin. Three detention projects could be pursued to 
achieve this needed detention. These projects included expansion of the Miller Creek 
Regional Detention Facility by 40 ac-ft, expansion of the Ambaum Regional Detention 
Pond by 12.5 ac-ft, and purchase of the City Light property and development of a 
detention facility of 12 ac-ft. Note that these may be referring to the NERA drainage 
facilities which were already constructed to infiltrate all flows from their 
basins.  (Miller/Walker Creek Basin Study) 

G-28. Retrofit or reconstruct older stormwater systems to detain and/or treat runoff.  
Look for opportunities within older neighborhoods in the study areas that currently have 
no or aging flow control or water quality treatment systems to detain and/or treat runoff 
before it is released into creeks, especially within the Miller/Walker Creek basin. 
Consider applying for retrofit project grants offered by the Washington State 
Department of Ecology to partially fund these upgrades. These systems could be 
located within planter areas or unimproved roadside shoulders and ditches, and could 
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include shallow bioretention cells, infiltration trenches, or proprietary treatment BMPs 
for water pollution, such as Filterras or Modular Wetlands.  

G-29. Consider a development impact fee to fund stormwater improvement projects.   

G-30. Promote low impact development (LID).  
Consider requiring zero-net change or reductions to impervious areas and incentives for 
implementation of LID above and beyond minimum requirements, particularly for 
developments within the sensitive Miller-Walker Creek basin.  

 

Water and sewer 
With growth, water districts 20, 49, 75, 125 and SPU will likely require water system 
improvements. Each utility will likely need to upgrade aging infrastructure and possibly install 
new mains, meters, and service connections to ensure proper pressure and additional system 
capacity. The Southwest, Midway and Valley View sewer agencies likely will need to upgrade 
their septic tank properties onto sewer. 

G-31. Support conversion from septic to sewer system in Boulevard Park. 
The City could allocate part of their general fund to support the sewer districts to 
support development of neighborhoods that are still on septic and with capacity issues. 
The City could also encourage special purpose districts to apply for Community 
Development Block (CDBG) Grants. The City could also support the sewer districts in 
their applications to the Connecting Housing to Infrastructure Program (CHIP), the Local 
Community Project (LCP) Grant, and Department of Ecology Grants.  Writing letters of 
support in these grant efforts could help districts secure grants within the capacity 
constrained areas.  

G-32. The City could update its annual budgets to reserve some funds for the water and 
sewer districts to make improvements to address underserved areas and prepare 
for growth. The costs for connecting a home to a public sewer system are in the 
thousands of dollars per household. Putting that cost entirely on the developer 
chills neighborhood improvements. Leaving the cost on the district could increase 
rate costs which makes home ownership less affordable. Leaving the cost entirely 
to the homeowners decreases home ownership affordability.   

G-33. Consider updating code requirements to include water budget friendly fixtures to 
be installed in new buildings as well as low flow fixtures.   

G-34. Developers should continue the process currently in-place at local water districts 
to submit applications to their water district to find out about any required system 
extensions or improvements. This would include coordination with local fire 
authorities to ensure fire flow availability.  
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Construction impacts 

G-35. Support businesses during public infrastructure construction.  
Street or other infrastructure construction can impact small and local businesses with 
vehicular and footpath detours, noise, and loss of visibility. To help businesses stay and 
thrive, proactively engage businesses to raise awareness about the construction project 
(especially regarding timelines) and understand how best to support and activate 
businesses during construction. Mitigation may include signage, business promotion, 
and thoughtful construction staging/worker parking to minimize impacts. 
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Implementation 

[This section will summarize and prioritize recommended actions in future drafts. Prioritization 
will reflect the equity analysis and elevate ideas supported by voices who have historically been 
left out of planning processes. Important information about each action will be included, such 
as the relevant subarea (Ambaum, Boulevard Park, or both), priority, timeframe, rough level of 
effort or resources required, responsible parties and lead, and relationship between actions.] 
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