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We begin by honoring and acknowledging that this work is taking place on the ancestral lands 

and waters of the many Coast Salish tribal peoples who have°since time immemorial°

protected and been in relationship with the Salish Sea and these precious lands we know as 

Burien and our home. 

As a government agency that is occupying Indigenous lands, it is important that we remember 

the history of our area, and to work towards fixing the injustices that persist. We acknowledge 

lro obdflk«p qof_^i `fqfwbkp* qebfo abp`bka^kqp* ^ka qebfo ^k`bpqlop and we honor their invaluable 

`lkqof_rqflkp ql qefp obdflk«p `ljjrkfqv«p fabkqfqv* b`lkljv* efpqlov* `riqrob* ^ka crqrob, 
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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.   

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.   
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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 adviso ry 

committee undertook  the following steps  to develop this plan :   

¶ Engaged with diverse members of the community, including people typically not 

engaged in civic processes.  

¶ Articulated a vision and action strategies to meet community and citywide goals.  

¶ Evaluated 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.  

¶ Recommended new land use and zoning standards, and adjustments to city regulations 

for consideration by the Burien Planning Commission and City Council . 

¶ Appl ied a race and social equity lens to all of the work, including engagement, analysis, 

and recommendations.  

 
Source: MAKERS, EagleView Technologies, Inc.  
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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:  

¶  Essential information and wayfinding to understand the plan.  

¶  Context, histor y, and existing conditions. Unlike other sections of the plan, 

the bulk of th is section is organized by subarea, with subheadings for Ambaum and 

Boulevard Park within each section. 

¶  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 

members.  

¶  This section recapitulates the implementation steps described in the 

Goals & Strategies section, with additional information about cost, timeframe, lead 

parties, and interrelated actions.  

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, 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 a ir and noise pollution  
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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 c ommunity 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 i n-person engagement at local community 

hubs in each subarea.  

Engagement consisted of the activities listed below. See Appendix A for full community 

engagement results. 

 Staff and the contracted community liaison 

undertook  over 30 informal conversations and 10 focused events 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.  

 An advisory committee consisting of local residents, business owners, 

community leaders, developers, and property owners  held four meetings throughout the 

project (meetings held in summer 2021, winter 2022, winter 2023 , and spring 2023) 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.  

  
Source: MAKERS 
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 Three pop-up workshops were held in the spring of 2022 to reach 

community members going about their daily activities. Pop -ups were held in Ambaum at a 

local hair salon and a shopping center anchored by a Hispanic/Latinx 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 chi ldren and low -

English-literacy adults. English, Spanish, and Vietnamese interpreters joined the project 

team on-site.  

  

  

  
Source: MAKERS 
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 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.  

  
Source: MAKERS 

 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 wer e 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 conce pts. Attendees also shared 

comments on the scope of the environmental analysis help determine topics to be studied.  

  
Source: MAKERS 

 Project team members periodically presented to 

Burien City Council, boards, and commissions to share project updates and major milestones  

(approximately 15 meetings). These meetings were open to the general public and broadcast 

live on TV on Channel 21. 
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For a more complete history of both subareas, see Appendix B. Existing Conditions.  

For millennia prior to European colonization, Lushootseed-speaking peoples established winter 

towns near the Duwamish River waterway, including in and around Burien.  

The Lake Burien Railroad was built by Jacob Ambaum and company to bring settlers to White 

Center and Burien around 1900. The railroad ran from Seattle to Seahurst along the current 

route of Ambaum Boulevard . After streetcar service ended, Ambaum Boulevard became a key 

north-south road and saw development of detached and multifamily housing during the post -

war construction boom.  
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Boulevard Park has its roots as a crossroads of some of the oldest roads in King County, 

Jfifq^ov Ol^a ^ka Abp Jlfkbp Jbjlof^i Aofsb &AJJA' lo ¬qeb Efdeifkb.­ The community was 

a leafy suburban escape for Seattleites and attracted two golf courses by the 1930s.  Housing 

demand partly fueled by Boeing workers led to development of homes and a small business 

district and the first library in the King County library system.  Sea-Tac Airport expansion in the 

/75.p obar`ba il`^i _rpfkbppbp« ^ka `ljjrkfqv pbosf`bp« `rpqljbo _^pb fk ?lribs^oa M^oh ^ka

increased qeb mr_if`«pexposure to air and noise po llution.  

Partly motivated by concerns about further airport expansion, Burien residents incorporated in 

1993. In 2010 Boulevard Park residents voted to join the city.  In the past few decades Burien 

has seen significant demographic shifts, with a growing non -white share of the population, 

especially Hispanic/Latinx residents, with Ambaum and Boulevard Park becoming some of the 

most diverse parts of the city.  

  
Source: Left: Highline Heritage Museum. Right : King County Library System. 
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Ambaum plays an important role in the Burien and 

Highline areas, 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. 

As an essential part of the City of Burien, the Ambaum 

community needs new investment, consideration of local 

needs, and appreciation for the assets it provides the 

larger Burien community.  

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 112 th 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 4 th Ave SW. The area 

is primarily residential, with commercial uses including 

retail, restaurants, and medical services as well as 

multifamily buildings along the a rterial 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.  

 

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 
`lok¡ 
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 
pbka rp m^`hfkd klt¡ 
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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Source: MAKERS 
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Transportation  

Ambaum is an important traffic corridor for people 

traveling between Burien, White Center, and West 

Seattle, with high vehicle traffic volumes and frequent 

transit service. RapidRide H (former Metro bus Route 

120) runs on Ambaum and connects Burien to 

Downtown Seattle via White Center and Delridge . 

RapidRide H service began in March 2023 and provides 

increased frequencies, faster travel times, and improved 

station amenities.  

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.  

Ambaum boasts diverse assets. Community members 

rpb qeb ^ob^«p ^ccloa^_fifqv ^ka cibuf_fifqv ql cfka ^ka

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 

`loofalo«p ol^a `lkkb`qflkp ^ka cobnrbkq* afob`q _rp

service on Route 120/RapidRide H links the area to 

downtown Burien, White Center, and West Seattle bring 

together a large and dive rse population center.   

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 148 th-151st Street  

Strip of retail businesses and 

restaurants 
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Source: MAKERS 
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Challenges faced by Ambaum fall into two categories: geography/urban design and 

displacement.  

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 co rridor 

which struggles to serve all modes.  

Walking conditions on Ambaum are uncomfortable with pedestrians walking mere inches from 

speeding vehicles.  Sidewalks are relatively narrow, limiting the ability for people to walk side -

by-side.  Yet transit is well-used by the community on a daily basis.  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.  
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Source: MAKERS 



  BACKGROUND 

Burien Ambaum and Boulevard Park Community Plan | August 2024 18 
 

    

  

Source: MAKERS 

Land use challenges  

Traditional suburban development patterns have restricted commercial activity and residential 

development through  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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Source: MAKERS 
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Displacement  

Ėj_^rj«p ^ccloa^_fifqv ^ka cibuf_fifqv ^ipl mobpbkq ^ `e^iibkdb8 fc mof`bp ofpb prccf`fbkqiv ql pmro

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 1960s to 198 0s. 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 . 

  
Source: MAKERS 

¶ 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 connection s. 

¶ 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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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 
`ljjrkfqv«p ^ppbqp* molqb`q `ljjrkfqv jbj_bop colj bksfolkjbkq^i e^ojp* ^ka ^slfa
displacing existing residents and businesses.

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 river below. To t he west the 

land rises again toward a broad uneven crest with poorly drained soils and small streams. A 

long-established crossroads between the Highline plateau and Duwamish River valley, 

Boulevard Park was later cut off from surrounding communities by the  construction of highways 

and SeaTac Airport in the twentieth century. While nearby highways impede access to 

neighborhoods, they make it easier for residents to drive to  job centers.  

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. Boulevard Park is served by Metro Route 

128 and 132, providing transit connections to downtown Seattle, Burien, and Tukwila. In 

addition, Metro park -and-ride lots are available in downto wn Burien, White Center, and 

Tukwila. 

  
 Source: MAKERS 
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Source: MAKERS 
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Source: MAKERS 

Land Uses and Zoning  

Qeb kbfde_loella fp abcfkba _v ^ pj^ii `ljjbo`f^i `lob &¬altkqltk ?lribs^oa M^oh­'

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 fe atures many homes 

constructed in the early 20 th 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. Northwest of the core of the 

neighborhood, and outside the boundaries of the planning area, is a small cluster of retail 

including restaurants, a gas station, and a produce stand.  

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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?lribs^oa M^oh«p ^ppbqp fk`irab fqp pj^ii altkqltk* tef`e pbosbp ^p qeb `bkqbo lc `ljjrkfqv

life, with diverse retail businesses, restaurants, and a public library . Running through 

altkqltk* Abp Jlfkbp Jbjlof^i Aofsb e^p ^ abbm efpqlov ^p ^ ¬ifsfkd ol^a lc objbj_o^k`b­

memorial to those lost in WWI. This history is complimented by historic early 20 th-cenutry 

houses along Roseberg Avenue and Military Road.  

Centrally located within the neighborhood, Hilltop Elementary school serves local families and 

is another community hub. 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 regional and local patients and creates local jobs.  
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Source: MAKERS 
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Amenities and Parks  

 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. For example, the S 128th St access 

to Hilltop Park does not appear publicly accessible  and other sides are surrounded by private 

property . 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.  

 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  

 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.    

 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.  

 Community members expressed a lack of street lighting that helps people feel 

comfortable when walking, rolling, and biking in darker hours.  

Transportation  

 The historic Military Rd S and DMMD cliilt qeb ^ob^«p

topography, creating awkward, oblique angle intersections. These intersections invite high -

speed turning movements and create difficult crossings for pedestrians.  

 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. In west Boulevard Park long straight local streets with few intersections also see high 

speeds and hazardous conditions for pedestrians. 
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Source: MAKERS 

 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.  

 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. See noise 

exposure areas mapped in Figure 19 and summary of 

RT«pMobile Observations of Ultrafine Particles: The 

MOV-UP study and other health studies  in the Ambaum 

and Boulevard Park Draft Environmental Impact 

Statement. 

  
Source: MAKERS  

¬Ft deserves to be noted that 

within peak hours, there is air 

traffic every 1.5 minutes. Planes 

are so close together that 

outdoor conversations are 

interrupted.  

Black soot is on garden plants 

and lawn furniture. 

Immediate neighbors that have 

long lived in the neighborhood 

are experiencing health issues, 

such as heart and lung disease, 

that are on the lists of diseases 

obi^qba ql mliirqflk,­ 

- Community member  

https://deohs.washington.edu/mov-up
https://deohs.washington.edu/mov-up
https://connect.burienwa.gov/wp-content/uploads/2022/12/Burien-Ambaum-Boulevard-Park-Draft-EIS.pdf
https://connect.burienwa.gov/wp-content/uploads/2022/12/Burien-Ambaum-Boulevard-Park-Draft-EIS.pdf
https://connect.burienwa.gov/wp-content/uploads/2022/12/Burien-Ambaum-Boulevard-Park-Draft-EIS.pdf





































































































































