
 
  

CITY OF MAPLE VALLEY, WASHINGTON 
 

ORDINANCE NO. O-12-498 
 

 AN ORDINANCE OF THE CITY OF MAPLE VALLEY, WASHINGTON, 
AMENDING THE COMPREHENSIVE PLAN BY THE ADOPTION OF A 
SUB-AREA PLAN FOR THE NORTHWEST QUADRANT OF THE FOUR 
CORNERS AREA, PROVIDING FOR SEVERABILITY, ESTABLISHING 
AN EFFECTIVE DATE, AND PROVIDING FOR CORRECTIONS. 

 
 

 WHEREAS, the State Growth Management Act requires and allows periodic review, and 
if necessary, revision of the Comprehensive Plan; and  
 
 WHEREAS, the RCW 36.70A.130(2)(a)(i) provides that the initial adoption of a sub-area 
plan may be considered more frequently than once per year; and 
 
 WHEREAS, the City has been considering its vision, land use and zoning for the 
Northwest Quadrant of the Four Corners Area through public meetings, hearings and workshops 
for at least four years; and 
 
 WHEREAS, the Planning Commission held a public hearing on the proposed NW 
Quadrant sub-area plan and related documents on February 15, 2012; and 
 
 WHEREAS, on February 15, 2012 the Planning Commission voted unanimously to 
forward a recommendation to the City Council to adopt the sub-area plan and associated 
Comprehensive Plan amendments; and 
  
 WHEREAS, the City of Maple Valley submitted the draft sub-area plan and amendments 
to the Comprehensive Plan to the Washington State Department of Commerce on February 21, 
2012; and, 
  
 WHEREAS, the City of Maple Valley issued a SEPA threshold determination of non-
significance (DNS) and adoption of existing environmental documents on February 21, 2012; 
and 
  
  WHEREAS, the City Council held a public hearing on the Planning Commission 
recommendations for the proposed sub-area plan and zoning amendments on March 26, 2012; 
and 
 
 WHEREAS, the City of Maple Valley has complied with all State procedural 
requirements of the Growth Management Act and the State Environmental Policy Act, and 



 
desires to adopt the amendments to the Introduction, Land Use Element and Appendix of the 
City’s Comprehensive Plan;  
 
  NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MAPLE 
VALLEY, WASHINGTON, DO ORDAIN AS FOLLOWS: 
 
 Section 1.  Comprehensive Plan Amendments.   
 

A. The City of Maple Valley hereby amends the Introduction to the City of Maple Valley 
Comprehensive Plan to read as set forth in Exhibit A, which is attached hereto and 
incorporated herein by this reference as if set forth in full. 

B. The City of Maple Valley hereby amends the Land Use Element of the City of Maple 
Valley Comprehensive Plan to read as set forth in Exhibit B, which is attached hereto 
and incorporated herein by this reference as if set forth in full. 

C. The City of Maple Valley hereby amends the Appendix of the City of Maple Valley 
Comprehensive Plan to read as set forth in Exhibit C, which is attached hereto and 
incorporated herein by this reference as if set forth in full. 

D.  Copies of Exhibits A, B, and C will be filed with the City Clerk and referenced under 
Clerk’s Receiving No.________.   

 
Section 2. Severability.  If any section, paragraph, sentence, clause or phrase of this 
ordinance, or its application to any person or circumstance, be declared unconstitutional 
or otherwise invalid for any reason, or should any portion of this ordinance be preempted 
by state or federal law or regulation, such decision or preemption shall not affect the 
validity of the remaining portions of this ordinance or its application to other persons or 
circumstances.    

Section 3.   Effective Date.  A summary of this ordinance shall be published in the official 
newspaper of the City, and shall take effect and be in full force five days after adoption 
and publication. 

Section 4. Corrections by City Clerk or Code Reviser.  Upon approval of the City 
Attorney, the City Clerk and the code reviser are authorized to make necessary 
corrections to this ordinance, including the correction of clerical errors; references to 
other local, state or federal laws, codes, rules, or regulations; or ordinance numbering and 
section/subsection numbering. 

 
 ADOPTED BY THE CITY COUNCIL AT A REGULAR MEETING THEREOF ON 
THIS 14th DAY OF MAY, 2012. 
 
        
       ____________________________________ 
      William T. Allison, Mayor 
 



 
ATTEST: 

 
____________________________________  
Shaunna Lee-Rice, City Clerk 
 
 
APPROVED AS TO FORM: 
 

 
___________________________________   
Christy A. Todd, City Attorney 
 
 
 
Date of Publication:   
 
Effective Date:    
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INTRODUCTION 
° 

City of Maple Valley Comprehensive Plan 

 

Citizen input was highly encouraged. Proposals, alternatives and written materials and graphics were distributed to 
interested stakeholders and citizens on a regular basis, as well as made available at City Hall. Opportunity for 
written comments was provided at every workshop and public hearing, and consultant or staff (depending on the 
nature of the concern) responded to people who had specific questions or concerns. Adequate public notice for 
meetings occurred through the distribution of fliers and the publication of meeting dates in the Voice of the Valley. 
An effort was made to include a diverse range of community interest groups such as homeowners associations and 
clubs, business owners, property owners, the Maple Valley Historical Society, youth and senior groups, and the 
community center, library, and school district. 

The Plan Design 
The Maple Valley Comprehensive Plan (the Plan) is composed of six elements, or chapters, representing distinct 
policy areas. These include: 

® Land Use (Includes Future Land Use Map) 
® Housing 
® Natural Environment 
® Transportation 
® Utilities; and 
® Capital Facilities and Public Services 

Each element begins with a general introduction of the issues which were identified through the public involvement 
process, an inventory of data and analysis, and other background information. Each element concludes with goals 
and policies to provide specific guidance on particular issues.  

The Future Land Use Map gives geographic form to the Comprehensive Plan’s land use policies by designating 
appropriate land use categories for the various areas within the City.  

The Appendix includes supporting documentation, Summit Place Sub-area Plan, Northwest Quadrant Sub-area Plan 
and a list of background materials. 

PLAN IMPLEMENTATION 

A Comprehensive Plan serves many functions. Perhaps the most important functions are establishing community-
wide policies and methods for implementing them, as well as educating decision makers and residents.  

Policy Determination  
In developing a Comprehensive Plan, the Planning Commission and the City Council set forth a coherent set of 
policies. This process has two functions. First, it encourages City officials to look at the big picture, to step away 
from current pressing needs to develop overriding policy goals for their community. Second, it allows the City 
Council to make explicit the policies that are guiding their decisions so that those policies may be viewed critically 
and subjected to open and democratic review. The Plan serves to focus, direct, and coordinate the efforts of the 
departments within City government by providing a general comprehensive Statement of the City’s policies and 
goals. 

Policy Implementation 
A community can move more effectively toward its goals and implement its policies after they have been agreed to 
and formalized through the adoption of a Comprehensive Plan. The Comprehensive Plan is a basic source of 
reference for officials as they consider the enactment of ordinances or regulations affecting the community's 
physical development (e.g., a zoning ordinance or a particular rezone), and when they make decisions pertaining to 
public facility investments (e.g., capital improvement programming or construction of a specific public facility). 
This process ensures that the community’s overall goals and policies are implemented. 
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Remainder of Introduction section remains unchanged    
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COMMUNITY DEVELOPMENT DEPARTMENT 

AND THE PLANNING COMMISSION AND 

ADOPTED BY CITY COUNCIL
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FOUR CORNERS NORTHWEST QUADRANT  

SUB-AREA PLAN 

 

 

 

 



Outline 
1. Introduction 

a) Purpose 
b) Area Description 
c) Background / History 
d) Planning Approach / Implementation 
 

2. Planning Elements 
a) Vision / Concept 
b) Land Use / Housing  
c) Transportation 
d) Utilities / Public Services 

 
3. Goals and Policies 

  
4. Attachments 

a) Map………… 
b) Legacy site Big Bold Idea / vision 
c) Parcel map 
d) Property information 
e) Planning highlights 
f)  

 
 

 

 

 

 

 



Introduction 
 

Purpose 

The primary objective of the Four Corners Planning process is to create a mix of uses and 
development opportunities that improves economic growth, furthers the City’s vision and 
strengthens Maple Valley’s identity as a community.  Considerations include: 
 

1. Enhance employment opportunities 
2. Diversify tax base 
3. Enhance our residents’ experience and quality of life 
4. Enhance services available for the community and residents 
5. Balance of uses - retail, business park and residential areas 
6. Sense of place, improved community identity, commercial center, added vitality 
7. Diversify housing options  
8. Incorporate civic and recreational components  

 

The Northwest Quadrant is a portion of the Four Corners area. This sub-area plan for the NW 
Quadrant aims to support the overall purpose and begin implementation of a vision and land use 
concept identified within the Plan. The Plan intends to be implemented in phases and as the 
planning process moves forward, possibly amended to include; other areas, refined concepts and 
implementation strategies.  In the near term, the Plan serves as a “first phase” that allows the 
City to pursue and adopt a new land use and zoning classification to be known as “Central 
Commerce” zone.  This new zoning will replace “interim” zoning that has been in effect for 
several years.  

Area Description 

The NW Quadrant is the commercial area located to the northwest of the Four Corners 
intersection of Maple Valley Hwy (SR169) and Kent Kangely (SR 516) within the southern area 
of the City. To the south, the area borders a vacant commercial area zoned Community Business 
(CB), although this area has development approvals and applications currently under 
consideration. To the north is the 50 +/- acre City owned and vacant Legacy Site intended to be 
developed with a mix of public /commercial / recreational and open space. The area is bordered 
by the Cedar to Green River Trail to the west with residential areas west of the trail. The east is 
bordered by Maple Valley Hwy with residential areas to the east of it. 

The area is generally flat with the only notable slopes along the Cedar to Green River Trail in the 
western and northwestern portions of the area. There are no known significant habitat areas, 
forested areas, wetlands, streams or bodies of water. Much of the area has been developed or 
altered and has little native vegetation.  



Critical Aquifer Recharge Area: The native soils in the area are generally classified as within the 
“Alderwood” series and include sandy, gravelly loam that is highly permeable, and thus the area 
is classified as a “Critical Aquifer Recharge Area”. This classification restricts or prohibits some 
types of higher risk land uses such as; vehicle repair or servicing, inoperable vehicle storage, 
junk yards, mining, storage and processing of chemicals, solid waste, construction debris, 
demolition waste and wood treatment facilities.  

Existing Land Use: The land within the NW Quadrant consist of approximately 44.5 acres, 
excluding public rights-of-way, with much of it being vacant or underutilized. Current land uses 
includes a variety of uses related to: vehicle service and repair, vehicle towing and storage, 
municipal public works, public fire protection and emergency services, construction storage and 
operations, mini-storage and commercial storage of vehicles, trucks, recreational vehicles, boats 
and similar items, and some limited retail oriented personal services. See Attachments #s 
__________. 

Background / History 

The Four Corners Subarea Plan was initiated in 2006 in a joint meeting of the City Council, the 
Planning Commission and the Economic Development Committee (EDC).  At this initial 
meeting, among the ideas to surface were transportation and pedestrian connections, job creation, 
retail activities, and a friendly gathering space.  These ideas were echoed by members of the 
community during a series of town hall meetings and public workshops that were held over the 
course of the next year and a half.  Following several further joint City Council, Planning 
Commission and EDC meetings in 2007 and 2008, the Planning Commission formulated a straw 
proposal to present to the City Council. The City Council chose to seek additional input on the 
concept and held a developer forum, ultimately considering what came to be known as the “Big 
Bold Idea Committee Recommendations” (attached). This recommendation proposed to create a 
variety of uses both retail and residential, and create a pedestrian friendly street in the area 
known as the Northwest Quadrant. In due course, the Council decided on a proposed concept for 
the other three quadrants of the Four Corners area, and in late 2009 instructed the Planning 
Commission to work further on the Northwest Quadrant. The Commission spent several months 
holding additional meetings, hearings and open houses, researching and deliberating. 
 
In September, 2010, the Council reviewed materials and the Planning Commission 
recommendation and after review, provided direction to move forward in 2011. Direction did 
note that the Planning Commission had other items of priority associated with Summit Place Pre-
annexation zoning and the northern commercial land use and zoning study / recommendations. In 
August of 2011, the staff and Planning Commission were beginning to turn our attention to the 
NW Quadrant planning, but many of the business and property owners from the area requested a 
meeting with the City Council and an opportunity to consider alternatives. The Council held a 
joint meeting with the Planning Commission to discuss option for moving forward. At this 
November, 2011 meeting, Council directed that the City proceed with focus on a two phase sub-
area plan for the NW Quadrant. The first phase will lead to zoning that substantially resembles 
and replaces the “Interim Zoning” and can be implemented as soon as possible. The second 



phase would develop over the next couple of years and incorporate planning for the Legacy Site. 
Attachment #___ provides a brief summary of the planning process highlights. 
 
Moratorium and Interim Zoning: During the planning process, after it became clear that the City 
was considering potentially significant changes to land use within the NW Quadrant, the City 
enacted a development moratoria within that area. As the planning process continued over the 
next several years the moratoria gave way to interim zoning regulations. These regulations 
established a different set allowable uses for the area that were more congruent with the 
identified land use concept for the area. Current interim zoning is scheduled to expire in late 
February 2012.  
 
Planning Approach / Implementation 

The City has embraced a thorough planning process to date. The process has included, dozens of 
public meetings, community meetings, charrettes, hearings, surveys, studies, forums, 
development tours, and the use of planning, design and economic / market research consultants. 
A vision concept has been chosen, but since it entails significant land use changes the City 
understands it may take some time to better define an implementation strategy for the long-term 
vision. This may include refining the vision, establishing more goals and policies, adopt zoning 
and allocate resources that implements this vision.  The types of development and mix use of 
uses necessitate a very carefully crafted set of development regulations.  

Given the difficulties in implementation, and recognizing that interim zoning will expire, the 
City is pursuing a two phase implementation strategy. This phased approach allows the City to 
dispense with interim zoning and improve development opportunities that meet City objectives 
within the area. 

Short Term: Short-term is to establish this sub-area plan and zoning to replace the interim zoning 
and previously designated Business Park Central (BP-C) zoning. A new zoning that meets many 
of the planning goals and objectives but not fully implements the most difficult parts associated 
with the land use concept and mixed uses.  

Longer Term: Longer-term is to work toward a revised and more comprehensive and detailed 
sub-area plan over the next couple of years. This process would likely be consider or relate to a 
planning process for the Legacy site to the north. The long-term plan should better address 
strategies for implementation of the vision.  

 

 
 



Planning Elements 
Vision / Concept 

The focus of the NW Quadrant is a mix of commercial uses with the goal that the area will better 
achieve the City’s vision and potential for the area. The area should include a pedestrian 
friendly street running north to south from SE Kent Kangley Road through the Legacy site and 
connecting with Maple Valley Highway across from the Tahoma School District administration 
building.  The depiction of the roadway on the map is only to symbolize that a road providing 
connectivity and access is recommended within the quadrant.  The actual location and alignment 
of the road is something that can be studied through the planning process and its location 
finalized during the implementation and / or development stage of the Subarea Plan. 
Along the road, the concept is to provide for a variety of uses including retail, office and 
residential on a pedestrian friendly street. To the west, the proposal includes residential uses 
with an assortment of housing types providing medium density (R-8 to R-12 with potential 
increases for senior housing).  Limited scale professional office uses could serve to meet the 
goals for this area as well and should be allowed. This serves as a buffer or transition between 
the residential and trail areas to the west of the proposed commercial activity areas. 
To the east of the street the recommendation envisions a more traditional retail commercial and 
office use, as the highway serves as an ideal frontage for these types of uses. 
Further to the north, on the Legacy site, the vision is to provide for active and passive recreation 
areas for the community as well as providing a location for a future civic site such as a city hall. 
Attachment #______ represents the “Legacy Place” Big Bold Idea and vision that further 
identifies and characterizes the vision for the NW Quadrant.  

Overall, this concept represents a notable change in land use from the current Business Park 
zoning designation. The City recognizes the services, contributions, and value that existing 
businesses in the area provide for the City. Some of these businesses do provide services to the 
community, provide employment opportunities, and contribute to the tax base for the City. 
Moving forward with the NW Quadrant, the future planning and implementation parts of the 
process need to appropriately balance these existing attributes with the ability to realize the 
area’s full potential and vision. 

 

Land Use 

At approximately 44.5 acres, the Four Corners Northwest Quadrant Subarea, with a proposed 
land use classification of “Commerce Central” has the opportunity to provide for a variety of 
compatible land uses that complement the City of Maple Valley and the surrounding 
neighborhoods.  Current land uses in the area which include small scale commercial and auto 
repair should be included as permitted uses in the Commerce Central Zone in addition to public 
service facilities, medium size retail uses, and professional centers that provide employment that 
is vital to the City of Maple Valley. The previous land use designation of “Business Park 
Central” allowed for uses that have resulted in limiting the efficient and productive use of land 
that is central to the City.  The high visibility of the this subarea as well as its central proximity 



to a majority of City residents stresses the need to provide for uses that create an atmosphere that 
is both lively as well as serves the needs of the citizens. 

Through the use of architectural and landscaping standards, commercial development will 
incorporate design elements that provide both aesthetic appeal and a strong pedestrian 
atmosphere.  Commercial uses can be accommodated in areas that provide vehicular access in 
proximity to SR-169, yet provide local and pedestrian access from nearby neighborhoods.  It is 
not anticipated that retail areas be characterized by regional style shopping centers or large scale 
retail users, however retail oriented anchor uses that promote economic vitality while helping 
ensure a variety and mix of users is beneficial.  Retail areas have the potential to include uses 
that provide personal and professional services, shopping, dining, entertainment and recreational 
uses. The subarea and the City would benefit by some areas dedicated to uses that would 
promote base employment opportunities, compliment the surrounding areas and provide 
transition between more intensive commercial areas and residential areas. 

 

Transportation 

The subarea is currently served by an arterial roadway (SR-169) to the east, a collector (SE 264th 
ST) bisects the subarea in the south, and two local access streets (SE 260th ST and 236th Ave SE) 
also serve the subarea.  It is anticipated that access to the site or portions of the subarea will 
occur at each of these roadways.  The adopted Transportation Element estimates that SE 264th 
ST currently contributes approximately 95 westbound and 85 eastbound peak PM hour traffic 
trips and operates at a level of service A.  The transportation forecast model anticipates these to 
increase to 255 trips westbound and 555 trips eastbound by 2030.  However, the forecasting for 
these anticipated trips was based upon land use analysis completed using the previous land use 
classification of Business Park.  Changes to land use assumptions that include an increase in the 
allowed uses, including but not limited to commercial and retail uses will likely increase the peak 
PM trip count.  A technical memorandum completed in 2008 studied alternatives in the Four 
Corners Northwest Quadrant, the anticipated alternative would significantly increase retail uses 
in the area.  It was shown through analysis that the peak PM trips in the area would increase 
accordingly.  However, the exact numbers of the increase are not fully known at this time. 

Future updates to the City’s Comprehensive Plan Transportation Element will take into account 
land uses changes and all development that will take place within the subarea.  These analyses, 
along with traffic studies done at the time of development application will assist the City in 
maintaining levels of service and to anticipate necessary mitigation to maintain concurrency.  

Park and ride, transit facilities, Cedar to Green River Trail access, pedestrian and bicycle 
facilities are encouraged for the subarea.  Development should strive to partially mitigate traffic 
impacts through accommodating these types of facilities. 

 

 

 



Public Services 

 
Many of Maple Valley’s public services are outlined and explained in the Capital Facilities and 
Public Services Element.  
 
Fire Protection services are provided through Maple Valley Fire and Life Safety (King County 
Fire District #43).  Impacts to their ability to provide service will have to be adequately analyzed 
and addressed through the development process and environmental (SEPA) review.   
 
The Tahoma School District serves the entirety of the City of Maple Valley.  It is not 
anticipated that any uses contemplated within this phase of the subarea will impact the school 
district as residential uses are not anticipated under proposed zoning.  Long term potential for 
moderate residential mixed use will be within TSD forecasted population and enrollment 
projections, and future residential development would be subject to impact fees collected on 
behalf of TSD. 
  
The subarea will be served by public water and sewer through the Covington Water District 
and Soos Creek Sewer District. 
 
Police services for Maple Valley are contracted through the King County Sheriff’s office. 
Generally, with household and commercial development increases, the need for police services 
increase as well.  
 

 

 

 

 

 

 

 

 

 

 

 



Goals and Policies 
 

CC-G1: Meet community needs by designating land for compatible, attractive and convenient 
commercial development that expands employment opportunities, provides services and 
diversifies tax base.  

CC-P1: Provide zoning for employment-generating land uses such as offices, medical 
centers, and retail businesses. 

CC-P2: Limit and transition commercial development activities near incompatible uses.  
Use landscaping standards to minimize visual impacts.  

CC-P3: 

CC-P4: Require design review for new construction and additions to existing structures. 
 
CC-P5: Work with existing and potential business to facilitate effective and efficient design 
review and permitting process. 

 

CC-G2:  Consider existing business uses and future land use goals including the development of 
the “Legacy Site” when considering allowed uses and design standards. 

CC-P6:  Avoid abrupt transitions in intensity and scale of development between different 
uses.  

CC-P7:  Promote functional and visual compatibility between adjacent land uses. 

CC-P8:  Ensure continuity and compatibility between proposed developments and adjacent 
neighborhoods through design of the site, building, plantings and street connectivity. 

 

CC-G4: Accommodate transportation connectivity and access through street connections to the 
north and south and include non-motorized facilities connecting to the Cedar to Green River 
Trail and future development of the Legacy Site. 

CC-P9:  Transportation corridors and street connectivity shall plan for connections to the 
Legacy Site to the north during design review. 

CC-P10:  Pedestrian connections from new developments to the Cedar to Green River Trail 
through the subarea shall be considered. 

CC-P11: Require that commercial areas accommodate pedestrians and public transit. 



 

CC-G5: Allow for public services, utilities and recreational uses within the subarea. 

CC-P11:  Allow for public facilities to be located within the subarea. 

CC-P12:  Minimize any impact public facilities may have on development and the 
surrounding area. 

 

CC-G7: Continue the planning process to further define the NW Quadrant long term plan and 
implementation strategies. 

 CC-P13: The planning process shall consider the planning objectives and relationship to the 
Legacy Site. 
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NW Quadrant Area (Four Corners) 
Parcel Number Property Owner Current Use Acres 
4127000860 Fore, Inc. Vacant / construction storage 5.81 
4127000861 City of Maple Valley Vacant 0.22 
4127000863 Maple Valley Mini Storage Mini Storage / storage 1.00 
4127000864 Maple Valley Mini Storage Mini Storage 1.00 
4127000865 Maple Valley Mini Storage Mini Storage 1.00 
4127000866 Maple Valley Mini Storage Mini Storage 1.01 
4127000867 Maple Valley Mini Storage Mini Storage 4.20 
4127000870 Lex Four LLC Storage Yard, Residence 2.53 
4127000876 VLC One LLC Mixed Office/Personal Services 0.69 
4127000877 Edward/Diane Gokey Automobile Service 1.64 
4127000878 Keith White-VLC Investments Vacant 4.03 
4127000879 Keith White-VLC Investments  Vacant 4.79 
4127000880 MVP Real Estate  Construction Contractor’s Yard 4.28 
4127000885 Ed/Terri Woyvodich Shop and Storage 4.53 
8081300010 City of MV Public Works Yard 1.56 
8081300020 City of MV Public Works Yard 1.23 
8081300030 David Hosea Boat/RV Storage  0.72 
8081300040 GWW TWO LLC Muffler/Transmission Shop 0.82 
8081300050 Synergize Maple Valley Automobile Repair 0.86 
8081300070 GWW LLC Automobile Rebuild 0.93 
8081300080 Thomas McDonald Vacant / storage 0.89 
808130TRCT Common Ownership Tract Stormwater Facility 0.74 
  SUBTOTAL 44.48 
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