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PLANNING COMMISSION MINUTES 

SEPTEMBER 2, 2020 
 

 

CALL TO ORDER:  Commissioner Odegaard called the meeting to order at 7:03 p.m. Commissioners 

John Zevenbergen, Teresa Pape, John Brock, Lisa Marquart, Jan Ostlund, and Robert Allen were present. 

Town Planner Bill Trimm, Clerk-Treasurer Heidi Napolitino, and Planning Commission Secretary Jill 

McCammon were also present. 

APPROVAL OF MINUTES: Commissioner Ostlund moved to approve the minutes of February 5, 2020. 

Commissioner Marquart seconded the motion. The motion carried unanimously. 

REVIEW OF SHORELINE/WOODWAY SETTLEMENT AGREEMENT 

Town Planner Bill Trimm shared that the changes to the MUGA Subarea Plan and related Woodway 

Municipal Code (WMC) amendments were agreed to by Town staff and the City of Shoreline staff as 

part of the settlement and interlocal agreement signed in October 2019. 

REVIEW OF DRAFT SUBAREA PLAN 

Town Planner Bill Trimm gave an overview of the proposed changes to Woodway’s MUGA Subarea 

Plan for Point Wells. The draft documents were being presented to give the Planning Commission an 

overview of the changes in advance of public hearings in the next several months. Planning Commission 

discussion followed. 

REVIEW OF DRAFT URBAN VILLAGE ZONE TEXT AND DESIGN STANDARDS 

Town Planner Bill Trimm presented a draft of the Urban Village Zone Text and Design Standards 

Woodway Municipal Code amendments/additions. The draft documents were being presented to give 

the Planning Commission an overview of the changes in advance of public hearings in the next several 

months. Planning Commission discussion followed. 

OTHER BUSINESS 

None 

AUDIENCE COMMENTS 

None 

ADJOURNMENT: Commissioner Allen moved to adjourn the meeting. Commissioner Zevenbergen 

seconded the motion. The motion carried unanimously. The meeting was adjourned at 8:16 p.m. 
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______________________________________ 

Jill McCammon, Secretary to the Planning 

Commission 

APPROVED BY THE PLANNING COMMISSION 

 

______________________________________ 

Per Odegaard, Chairman 

(These minutes accurately reflect what was said at the Planning Commission Meeting. Publication does not vouch for the 

veracity of these statements.) 
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Heidi K. S. Napolitino

From: Tom McCormick <tommccormick@mac.com>
Sent: Thursday, October 15, 2020 9:57 AM
To: Heidi K. S. Napolitino
Cc: Eric Faison; Carla Nichols
Subject: Comments on proposed amendments to the Town's subarea plan and regulations re 

Point Wells
Attachments: T McCormick 10-18-2018 email.pdf

[Heidi, please deliver this email today to the Town’s Planning Commissioners, and please enter this email, including its 
attachments, into the record for the Planning Commission's October 21 Public Hearing.] 
 
To: Planning Commissioners: 
 
Here are my comments for the October 21 Public Hearing on the Town’s proposed amendments to the Town’s Municipal 
Urban Growth Area Subarea Plan, to be renamed the Point Wells Subarea Plan 2020, and the zoning and development 
regulations in Chapter 14.40 of the Town's Code (Urban Village Zone District). 
 
1. Not now. 
 
Please reject the proposed amendments’ maximum density provisions (discussed in 2. below), and please recommend 
that consideration of the proposed amendments be suspended until late next year. There are too many open issues, 
some of which I discuss below, to rush these important amendments. Despite the Town’s desire to annex Point Wells as 
soon as possible, which is driving these amendments, there is no hurry. The Point Wells property owner/developer 
(BSRE) has a development application pending in Snohomish County. A hearing on BSRE's application is scheduled for 
November. The Hearing Examiner's decision should be issued within a month or two after the hearing. If BSRE’s 
applications are again denied, as many expect, BSRE will likely appeal. Then BSRE must wait a year to reapply. County 
Code 30.70.150 says that, "The department shall not accept an application for substantially the same matter within one 
year from the date of the final county action denying the prior application, unless the denial was without prejudice.” 
There is no hurry. 
 
2. No annexation without a guarantee that a too-big development will never be permitted at Point Wells. 
 
Two years ago, on October 14, 2018, the Town passed Resolution 18-406, formally expressing its intent to annex Point 
Wells. The Town planned to use the annexation method found in RCW 35A.14.295 (annexation of unincorporated island 
of territory within code city), hoping to annex Point Wells without BSRE’s consent. The City of Shoreline wasn’t happy 
about this, as it too had a goal to annex Point Wells. BSRE and others objected. In a November 26, 2018, letter to the 
Town, BSRE said that, 
 

BSRE will strenuously object to any attempts by Woodway to force annexation of the Point Wells Property. 
However, BSRE is not necessarily opposed to annexation by either Woodway or Shoreline, provided that such an 
annexation is done as part of a comprehensive agreement by all parties. 

 
On October 18, 2018, I sent an email to the Town’s Councilmembers and the City’s Councilmembers (copy attached), 
urging the Town and City to settle their differences over who gets to annex, and outlining a settlement framework for 
the parties to consider.   
 
The Town and City reached a settlement in 2019, which I supported. The Town and City entered into a Settlement and 
Interlocal Agreement (the 2019 Agreement) that gives the Town the initial right to annex Point Wells, and prescribes a 
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process and conditions for the Town and City to amend their subarea plans and development regulations to 
accommodate future annexation. A key part of the 2019 Agreement pertains to traffic. It says:  
 

[The parties will honor the City's] traffic restriction of 4,000 ADT on Richmond Beach Drive in Shoreline and a LOS 
D with 0.9 V/C for the remaining Richmond Beach Road Corridor. This requirement or level of service will apply 
within each city as well as for any development in Point Wells per the applicable County development regulations, 
such as Urban Center or Urban Village, to the fullest extent allowed by law. ... 
 
The [parties] assume that the 4,000 ADT limitation should allow for approximately 400 to 800 multi-family 
residential units with such estimate being subject to appropriate mitigation. … 
 
Upon annexation of Point Wells by Woodway, Woodway shall require that any development or redevelopment of 
Point Wells of 25 or more units [shall] provide a general-purpose public access road wholly within Woodway that 
connects into Woodway's transportation network and provides a full second vehicular access point to Point Wells 
into Woodway. 

 
I supported the 2019 Agreement, especially the above provisions, because I thought that it would help protect our 
community and the environment. I expected that future amendments to the Town’s and City’s subarea plans and 
development regulations would do the same, and guarantee that a too-big development at Point Wells would never be 
permitted. Sadly, the proposed amendments to the Town’s and City’s subarea plans and development regulations fail to 
make such a guarantee. The proposed amendments fail to guarantee that a a too-big development at Point Wells will 
never be permitted. Rather than making such a guarantee, the proposed subarea plans and development regulations 
prescribe a maximum density of 2,684 residential units at Point Wells (44 residential units X 61 gross acres), with 
commercial space on top of that.  
 
2,684 residential units! 
 
Now back to the Town’s current push to annex Point Wells. The Town believes that it must adopt the proposed 
amendments before it can annex Point Wells, taking advantage of a new annexation procedure enacted by the State 
earlier this year. The Town and City lobbied vigorously for this new procedure, which allows for annexation without the 
property owner’s consent (without BSRE’s consent), if certain conditions are satisfied. See RCW 35A.14.296 (annexation 
of unincorporated territory pursuant to interlocal agreement).  
 
One condition in the new law is that the Town must commit, in an agreement with Snohomish County, that: 
 

for a period of five years after the annexation[,] any parcel zoned for residential development within the annexed 
area shall … [n]ot have its minimum gross residential density reduced below the density allowed for by the zoning 
designation for that parcel prior to annexation. (Emphasis added.) 

 
When I first read the phrase "minimum gross residential density," I thought it meant that the Town had to commit that it 
would not reduce the minimum density for Point Wells below the minimum density required by the County for urban 
villages (12 residential units per gross acre, per SCC 30.31A.115(4)). Apparently, however, the Town and City believe that 
the phrase means something else, and that the word “minimum” really doesn’t mean minimum. I’ve been told that 
despite what the law says, the intent was to ensure that the Town not set a “maximum" density for the site below the 
County’s current maximum density for the site (44 residential units per gross acre, per SCC 30.31A.115(4)). Hmm. So 
does minimum really mean maximum?   
 
I oppose the Town’s and City’s efforts to adopt proposed amendments that prescribe a maximum density of 2,684 
residential units in an effort to match the County's rules just so that the Town can annex Point Wells, especially when it 
is not clear that the new annexation law even requires that.   
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Let’s avoid having the tail wagging the dog on one of the most important issues that residents have been up in arms 
about: too much density at Point Wells.  
 
Because the Town wants to annex Point Wells, and because the Town believes that to do so it must amend its provisions 
to match the maximum density in the County’s urban village development regulations (44 residential units per gross 
acre), the Town is proposing to increase its current maximum density of 44 units per net acre (Town Code 14.08.085 and 
14.40.040(C)) to 44 units per gross acre. The difference is alarmingly huge! The City too is proposing a maximum density 
of 44 residential units per gross acre.  
 
The Point Wells site has 61 gross acres, of which at least 31 acres are critical areas which must be disregarded, yielding 
about 30 net acres. Doing the math, under the Town’s current provisions the maximum density is about 1,320 
residential units (= 44 units * 30 net acres). In sharp contrast, under the proposed amendments, the maximum density 
would increase to about 2,684 units (= 44 units * 61 gross acres).  
 
A massive development at Point Wells with 2,684 residential units must be fought. A development of that size would 
have severely adverse environmental impacts, and will affect the public’s health and safety especially when considering 
that much of the site is n a landslide hazard area (see attached graphic, with my markings). And I suspect some Town 
residents may not like being vastly outnumbered by future Point Wells residents, with the loss of political control that 
could bring.  
 
Rather than increasing the maximum density to match the County’s rules, just to pave the way for the Town's forced 
annexation of Point Wells without BSRE’s consent, the Town and City should seek to have the newly enacted annexation 
law clarified and revised to eliminate the need to match the County’s 44-units-per-gross-acre rule. And the Town and 
City should lobby vigorously for the County to lower its maximum density rule to match the Town’s current rule that’s 
contained in its Urban Village Zone District—44 units per net acre. There is precedent for the County to revise its 44-
units-per-gross-acre maximum density rule, a gross-acre rule that the County only applies to sites zoned as urban 
villages. For example, the County’s Comprehensive Plan, unlike its development code, uses “net" density for urban 
villages, saying "residential net densities shall be at least 12 dwelling units per acre; maximum densities may 
be established as part of more detailed planning.” And the County’s development code for urban centers uses net site 
area. The County amended its urban center code in 2013 to use “net” site area rather than “gross” site area to 
determine maximum density. So why shouldn’t the County’s development code for urban villages be similarly amended 
to use “net” acres instead of “gross” acres to determine the maximum density for urban villages?   
 
The annexation tail should not wag the dog. The Town and City should suspend their consideration of the proposed 
amendments until late next year, providing time to seek solutions that don’t involve increasing the maximum density at 
Point Wells to about 2,684 residential units, with commercial space on top of that.  
 
3. Inconsistencies and conflicts must be avoided.  
 
In the 2019 Agreement between the Town and the City, the parties agreed to honor the Town’s and City’s traffic level of 
service standards and the City’s traffic limit on Richmond Beach Drive—4,000 average daily trips. The Agreement says 
that, "The [parties] assume that the 4,000 ADT limitation should allow for approximately 400 to 800 multi-family 
residential units with such estimate being subject to appropriate mitigation.” Adopting the proposed maximum density 
of 44 units per gross acre (about 2,684 units) is inconsistent with the 400 to 800 multi-family residential units projected 
in the 2019 Agreement, even if one considers that a required second access road through the Town would 
accommodate some additional traffic. 
 
Also, since the 4,000 ADT limit is in the City’s Comprehensive Plan, and included in both the Town’s and City’s proposed 
amendments, it appears that adopting a proposed maximum density of 44 units per gross acre (about 2,684 units) 
would violate RCW  36.70A.070, which provides that, "The plan shall be an internally consistent document and all 
elements shall be consistent with the future land use map.” As noted in the 2019 Agreement, the 4,000 ADT limitation 
should allow for only 400 to 800 multi-family residential units. That’s inconsistent with the proposed maximum density 
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of about 2,684 units. And note that BSRE stated in a court filing last year that the 4,000 ADT limit would accommodate 
only 653 residential units. 
 
The proposed amendments also fail to include a minimum density requirement which is inconsistent with urban village 
principles generally, but more specifically is inconsistent with the Town’s and City's subarea plan for Point Wells, which 
calls for medium density multi-family residential housing situated in multi-story buildings of varying heights. The lack of 
a minimum density requirement is particularly troubling for the Town, given that the Town’s current urban village rules 
provide for a minimum density of 12 units per net acre. Deleting that requirement is inconsistent with urban village 
zoning. Perhaps the Town wants to zone the site as something less than urban village? The Town can’t have it both 
ways. 
 
One more thing: The Town’s failure to prescribe a minimum density for the site may conflict with the new State 
annexation law (discussed in 2. above) that the Town wants to use. Here’s the important text: "any parcel zoned for 
residential development within the annexed area shall … [n]ot have its minimum gross residential density reduced 
below the density allowed for” by Snohomish County prior to annexation. (Emphasis added.) As discussed above, the 
Town seems to believe that, despite the presence of the word “minimum,” the new annexation law requires the Town 
to amend its subarea plan and regulations to match the “maximum” density allowed by the County. A careful reading of 
the law says otherwise. The new law focuses on "minimum gross residential density.” It prohibits the Town from 
reducing the minimum gross residential density currently “allowed for” by Snohomish County. The County currently 
"allows for" a minimum gross residential density of 12 residential units per gross acre, or 732 residential units (= 12 units 
X 61 gross acres). 
 
4. The proposed maximum density of 44 units per gross acre (about 2,684 units) is not “meaningless." 
 
The Town and City may say that the 2,684-unit maximum is meaningless, and we shouldn’t worry about it, because level 
of service (LOS) standards and the 4,000 ADT limit on Richmond Beach Drive, would preclude the 2,684-unit maximum 
from ever being reached. Well, if the 2,684 residential unit maximum is really meaningless, then get rid of it. The public 
needs an iron-clad guarantee that a too-big development will never be permitted at Point Wells. The 44-unit per gross 
acre provision in the proposed amendments does just the opposite; it leaves open the possibility that a 2,684-unit 
development could be built at Point Wells. Consider also that the density protection that everyone hopes is conferred by 
the 4,000 ADT limit is subject to a court challenge. BSRE has filed an appeal challenging the validity of the City’s 4,000 
ADT limit; the court case is pending. If the 4,000 ADT limit is invalidated, then a major constraint on the size of 
development disappears. 
 
Next, when the City or Town say that the 2,684-unit maximum is meaningless, they assume that the traffic impact is the 
only adverse environmental impact. That is wrong. Even if the traffic impacts vanish (perhaps with a 1.3 mile tunnel 
from Point Wells to SR 104, as some have suggested), there remain numerous other adverse environmental concerns 
caused by a massive development.  
 
A massive development on the shore of Puget Sound would, for example, have severely adverse impacts on the rich 
nearshore marine environment and Puget Sound generally. This is especially true if water taxi or passenger-only ferries 
are employed at Point Wells, as the current developer has proposed. Further, because more than half of the site is in a 
landslide hazard area, per Snohomish County rules (see attached graphic, with my markings), a large development 
at Point Wells would jeopardize both the environment and the pubic’s health and safety. The site also poses a huge 
liquefaction risk, further jeopardizing the environment and the pubic’s health and safety. (Liquefaction occurring 
beneath buildings and other structures can cause major damage during earthquakes.) These are just a few examples. 
There are many other environment impacts to consider, such as noise pollution, light pollution, water pollution, damage 
to streams and wildlife, etc. 
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There is no need to rush to adopt the proposed amendments.  Please reject the proposed amendments’ maximum 
density provisions (discussed in 2. above), and please recommend that consideration of the proposed amendments be 
suspended until next year. There are too many open issues to rush these important amendments. 
 
Thank you. 
 
Tom McCormick 
 
"A small development at Point Wells  
with a second public access road,  
or no development at all.” 
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From: Tom McCormick tommccormick@mac.com
Subject: Ending the Woodway-Shoreline fight over Point Wells

Date: October 18, 2018 at 4:20 PM
To: Mayor Carla Nichols cnichols@townofwoodway.com, Bill Anderson banderson@townofwoodway.com, Elizabeth Mitchell

emitchell@townofwoodway.com, Tom Howard thoward@townofwoodway.com, Kent Saltonstall, MD
ksaltonstall@townofwoodway.com, Tom Whitson twhitson@townofwoodway.com, Keith Scully kscully@shorelinewa.gov,
Doris McConnell dmcconnell@shorelinewa.gov, Mayor Will Hall whall@shorelinewa.gov, Chris Roberts croberts@shorelinewa.gov
, Deputy Mayor Jesse Salomon jsalomon@shorelinewa.gov, Susan Chang schang@shorelinewa.gov, Keith McGlashan
kmcglashan@shorelinewa.gov

Cc: Chair Stephanie Wright stephanie.wright@snoco.org, Vice Chair Brian Sullivan brian.sullivan@co.snohomish.wa.us, Terry Ryan
terry.ryan@snoco.org, Nate Nehring Nate.Nehring@snoco.org, Sam Low Sam.Low@co.snohomish.wa.us, Dave Somers
dave.somers@co.snohomish.wa.us, Jason Cummings jcummings@co.snohomish.wa.us, Barb Mock barbara.mock@snoco.org,
Debbie Tarry dtarry@shorelinewa.gov, Margaret King mking@shorelinewa.gov, Lynne Danielson lynned@ovwater.com,
Eric Faison eric@townofwoodway.com

Bcc: Tom McCormick tommccormick@mac.com

Council members:

Why can’t the Town of Woodway and the City of Shoreline just get along? Let's stop spending hundreds of thousands 
of taxpayer dollars fighting each other.

As a concerned and affected Shoreline resident and taxpayer, I suggest that, in exchange for certain concessions by 
the City of Shoreline, the Town of Woodway cease its efforts to wrestle control of sewer services from Shoreline. This 
would entail permanently letting the Ronald Wastewater arm of Shoreline continue to provide sewer services to Point 
Wells and nearby residences. The parties would end all litigation, and Woodway would work with Olympic View to 
cease litigation too. And Woodway would urge Snohomish County to approve having the Ronald Wastewater arm of 
Shoreline continue to provide sewer services to Point Wells and nearby residences. I would expect that Shoreline 
would commit to treat all Snohomish County residents who now or in the future receive sewer services through the 
Ronald Wastewater arm of Shoreline the same as it treats its customers residing in Shoreline, thus the same rate 
structure and service commitment for all.

In exchange, I suggest that Shoreline let Woodway annex Point Wells (see Town of Woodway Resolution 18-406, 
attached), with the understanding that Woodway will not approve any development at Point Wells that would 
generate traffic in excess of 4,000 ADTs on Richmond Beach Drive, or LOS D at any intersection, or 90% of capacity 
on any arterial segment, whichever is less (collectively, Shoreline's three LOS standards). Further, the Town will 
commit to ensuring a second public access road to Point Wells, and commit to having the developer pay for all 
mitigation that Shoreline deems necessary or appropriate for its roads and sidewalks to handle the increased Point 
Wells traffic volume. And Woodway will not request or require Shoreline: to weaken any of its three LOS standards; 
to revert Richmond Beach Road to four lanes; or to condemn property to acquire the land needed to widen Richmond 
Beach Road to five lanes. In addition, Woodway will commit to paying Shoreline an annual amount to be determined 
for road and sidewalk maintenance for Richmond Beach Drive, 195th and 196th, and Richmond Beach Road 
continuing east to Aurora, and other designated road segments. Once a fair annual amount is agreed upon, along 
with a mechanism for securing the annual payments, I would expect that Shoreline would promise not to impose a 
toll on traffic that travels through Shoreline via Richmond Beach Drive to/from Point Wells or nearby residences in 
Snohomish County. 

It seems to me that the City and the Town are not too far apart in their visions for Point Wells. Just read the Point 
Wells Subarea Plans in the City’s and the Town’s comprehensive plans. And read the Town's pre-annexation Urban 
Village zoning for Point Wells, contained in Chapter 14.40 of the Woodway Municipal Code. One section of that Code 
provides that, "The intensity of development shall be consistent with the level of service standards adopted by the 
entity identified as providing the public service, utility, or infrastructure.” This language shows the Town’s 
commitment to honoring Shoreline's three traffic LOS standards as discussed above. 

I am aware that there are other issues besides those addressed by the above framework, but the parties must start 
somewhere unless we all want to keep wasting taxpayer dollars, and have the courts decide what is best. 

One final thought: I suggest that the parties work together and submit a request to the Snohomish County Council to 
impose a moratorium on accepting any applications to develop Point Wells under the County’s current Urban Village 
zoning. Considering that the County has denied BSRE’s applications to develop Point Wells as an Urban Center, and 
that BSRE may appeal the denial to Superior Court, and that BSRE has an appeal pending before the Hearing 
Examiner regarding a Code interpretation, and that BSRE has an appeal pending before the Growth Management 
Hearings Board concerning the City’s 4,000 ADT limit for Richmond Beach Drive, and that the parties are embroiled 
in litigation concerning Ronald Wastewater, and that the Town has just passed Resolution 18-406 which authorizes 
the town’s Mayor to file a Notice of Intention to Annex Point Wells, it appears that such a moratorium is appropriate. 

Thank you.

Tom McCormick

"A small development at Point Wells 
with a second public access road, 
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Heidi K. S. Napolitino

From: bkrepick@sbcglobal.net
Sent: Sunday, October 18, 2020 2:03 PM
To: Heidi K. S. Napolitino
Cc: Carla Nichols; Eric Faison; 'Tom McCormick'
Subject: my public comments for the October 21 Planning Commission hearing

Importance: High

Hi Heidi 
I would appreciate it if you would forward this email to the Planning Commission members in advance of their 
October 21 meeting.  I understand that they are going to discuss and take taxpayer input re their proposal to 
amend various Town documents (Master Plan, Interlocal Agreement with City of Shoreline, etc.) by increasing 
housing density specifications.  As I understand, the net result of these amendments will dramatically increase 
housing units in Point Wells, allowing a maximum of 2,684 residential units.  I am appalled that the Town would 
do such a thing, when all prior Planning documents and the Interlocal Agreement had density guidelines that 
would permit between 400 and 800 residential units, not 2,684 units! 
 
My public comments are 100% in sync with Tom McCormick’s email of October 15, 2020 – which I 
believe you received?  I have attached below a slightly modified version of Tom’s email in which I have 
bolded and underlined the text that I think is most important.  I do hope the Planning Commission will 
carefully consider Tom’s analysis – and will not amend the Town documents, but will rather take 12- 18 
months to pursue Tom’s reasonable recommendations. 
 
If the Planning Commission and Council move forward with the proposed density amendments, this will create 
a ‘double jeopardy’ situation because it will embolden BSRE to be more aggressive in its appeals for project 
continuation and its demands for waivers and variances, and will substantially weaken the Snohomish County 
case to terminate the BSRE/Point Wells project -  which is the position held by the Snohomish County Planning 
Department and Hearing Examiner.   
 
Given that there is a BSRE/Point Wells Snohomish County Hearing taking place on November 4th , and that 
further BSRE appeals are likely to be made in the next 12-18 months, there is absolutely no reason for the 
Town to make the proposed density amendments any time soon! 
 
I hope that the Planning Commission will exercise good judgement and support of taxpayers’ and the County’s 
objections to a mega-scale BSRE/Point Wells’ project! 
 
Thanks for passing along this email to the members of the Town Planning Commission and to the Town 
Council, if that is appropriate. 
Best regards 
Bill Krepick 
 
---------------------------------------------------------------------------------------------------------------------------------------------------
---------------------------------------------------------------------------------------------------------------------- 
From: Tom McCormick <tommccormick@mac.com>  
Sent: Thursday, October 15, 2020 9:57 AM 
To: Heidi K. S. Napolitino <Heidi@townofwoodway.com> 
Cc: Eric Faison <eric@townofwoodway.com>; Carla Nichols <carla@townofwoodway.com> 
Subject: Comments on proposed amendments re Town of Woodway's subarea plan and regulations re Point Wells 
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[Heidi, please deliver this email today to the Town’s Planning Commissioners, and please enter this email, 
including its attachments, into the record for the Planning Commission's October 21 Public Hearing.] 
 
To: Planning Commissioners: 
 
Here are my comments for the October 21 Public Hearing on the Town’s proposed amendments to the Town’s 
Municipal Urban Growth Area Subarea Plan, to be renamed the Point Wells Subarea Plan 2020, and the 
zoning and development regulations in Chapter 14.40 of the Town's Code (Urban Village Zone District). 
 
1. Not now. 
 
Please reject the proposed amendments’ maximum density provisions (discussed in 2. below), and please 
recommend that consideration of the proposed amendments be suspended until late next year. There are too 
many open issues, some of which I discuss below, to rush these important amendments. Despite the Town’s 
desire to annex Point Wells as soon as possible, which is driving these amendments, there is no hurry. 
The Point Wells property owner/developer (BSRE) has a development application pending in Snohomish 
County. A hearing on BSRE's application is scheduled for November. The Hearing Examiner's decision should 
be issued within a month or two after the hearing. If BSRE’s applications are again denied, as many expect, 
BSRE will likely appeal. Then BSRE must wait a year to reapply. County Code 30.70.150 says that, 
"The department shall not accept an application for substantially the same matter within one year from the date 
of the final county action denying the prior application, unless the denial was without prejudice.” There is no 
hurry. 
 
2. No annexation without a guarantee that a too-big development will never be permitted at 
Point Wells. 
 
Two years ago, on October 14, 2018, the Town passed Resolution 18-406, formally expressing its intent to 
annex Point Wells. The Town planned to use the annexation method found in RCW 35A.14.295 (annexation of 
unincorporated island of territory within code city), hoping to annex Point Wells without BSRE’s consent. The 
City of Shoreline wasn’t happy about this, as it too had a goal to annex Point Wells. BSRE and others objected. 
In a November 26, 2018, letter to the Town, BSRE said that, 
 
BSRE will strenuously object to any attempts by Woodway to force annexation of the Point Wells Property. 
However, BSRE is not necessarily opposed to annexation by either Woodway or Shoreline, provided that such 
an annexation is done as part of a comprehensive agreement by all parties. 
 
On October 18, 2018, I sent an email to the Town’s Councilmembers and the City’s Councilmembers (copy 
attached), urging the Town and City to settle their differences over who gets to annex, and outlining a 
settlement framework for the parties to consider.   
 
The Town and City reached a settlement in 2019, which I supported. The Town and City entered into a 
Settlement and Interlocal Agreement (the 2019 Agreement) that gives the Town the initial right to annex Point 
Wells, and prescribes a process and conditions for the Town and City to amend their subarea plans and 
development regulations to accommodate future annexation. A key part of the 2019 Agreement pertains to 
traffic. It says:  
 
[The parties will honor the City's] traffic restriction of 4,000 ADT (Average Daily Trips) on Richmond 
Beach Drive in Shoreline and a LOS D with 0.9 V/C for the remaining Richmond Beach Road Corridor. 
This requirement or level of service will apply within each city as well as for any development in Point 
Wells per the applicable County development regulations, such as Urban Center or Urban Village, to 
the fullest extent allowed by law. ... 
 
The [parties] assume that the 4,000 ADT limitation should allow for approximately 400 to 800 multi-
family residential units with such estimate being subject to appropriate mitigation. … 
 



3

Upon annexation of Point Wells by Woodway, Woodway shall require that any development or 
redevelopment of Point Wells of 25 or more units [shall] provide a general-purpose public access road 
wholly within Woodway that connects into Woodway's transportation network and provides a full 
second vehicular access point to Point Wells into Woodway. 
 
I supported the 2019 Agreement, especially the above provisions, because I thought that it would help 
protect our community and the environment. I expected that future amendments to the Town’s and 
City’s subarea plans and development regulations would do the same, and guarantee that a too-big 
development at Point Wells would never be permitted. Sadly, the proposed amendments to the Town’s 
and City’s subarea plans and development regulations fail to make such a guarantee. The proposed 
amendments fail to guarantee that a too-big development at Point Wells will never be permitted. Rather 
than making such a guarantee, the proposed subarea plans and development regulations prescribe a 
maximum density of 2,684 residential units at Point Wells (44 residential units X 61 gross acres), with 
commercial space on top of that.  
 
2,684 residential units! 
 
Now back to the Town’s current push to annex Point Wells. The Town believes that it must adopt the proposed 
amendments before it can annex Point Wells, taking advantage of a new annexation procedure enacted by the 
State earlier this year. The Town and City lobbied vigorously for this new procedure, which allows for 
annexation without the property owner’s consent (without BSRE’s consent), if certain conditions are satisfied. 
See RCW 35A.14.296 (annexation of unincorporated territory pursuant to interlocal agreement).  
 
One condition in the new law is that the Town must commit, in an agreement with Snohomish County, that: 
 
for a period of five years after the annexation[,] any parcel zoned for residential development within the 
annexed area shall … [n]ot have its minimum gross residential density reduced below the density allowed for 
by the zoning designation for that parcel prior to annexation. (Emphasis added.) 
 
When I first read the phrase "minimum gross residential density," I thought it meant that the Town had to 
commit that it would not reduce the minimum density for Point Wells below the minimum density required by 
the County for urban villages (12 residential units per gross acre, per SCC 30.31A.115(4)). Apparently, 
however, the Town and City believe that the phrase means something else, and that the word “minimum” really 
doesn’t mean minimum. I’ve been told that despite what the law says, the intent was to ensure that the Town 
not set a “maximum" density for the site below the County’s current maximum density for the site (44 
residential units per gross acre, per SCC 30.31A.115(4)). Hmm. So does minimum really mean maximum?   
 
I oppose the Town’s and City’s efforts to adopt proposed amendments that prescribe a maximum 
density of 2,684 residential units in an effort to match the County's rules just so that the Town can 
annex Point Wells, especially when it is not clear that the new annexation law even requires that.   
 
Let’s avoid having the tail wagging the dog on one of the most important issues that residents have been up in 
arms about: too much density at Point Wells.  
 
Because the Town wants to annex Point Wells, and because the Town believes that to do so it must amend its 
provisions to match the maximum density in the County’s urban village development regulations (44 residential 
units per gross acre), the Town is proposing to increase its current maximum density of 44 units per net acre 
(Town Code 14.08.085 and 14.40.040(C)) to 44 units per gross acre. The difference is alarmingly huge! The 
City too is proposing a maximum density of 44 residential units per gross acre.  
 
The Point Wells site has 61 gross acres, of which at least 31 acres are critical areas which must be 
disregarded, yielding about 30 net acres. Doing the math, under the Town’s current provisions the maximum 
density is about 1,320 residential units (= 44 units * 30 net acres). In sharp contrast, under the proposed 
amendments, the maximum density would increase to about 2,684 units (= 44 units * 61 gross acres).  
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A massive development at Point Wells with 2,684 residential units must be fought. A development of that 
size would have severely adverse environmental impacts, and will affect the public’s health and safety 
especially when considering that much of the site is in a landslide hazard area (see attached graphic, with my 
markings). And I suspect some Town residents may not like being vastly outnumbered by future Point Wells 
residents, with the loss of political control that could bring.  
 
Rather than increasing the maximum density to match the County’s rules, just to pave the way for the 
Town's forced annexation of Point Wells without BSRE’s consent, the Town and City should seek to 
have the newly enacted annexation law clarified and revised to eliminate the need to match the 
County’s 44-units-per-gross-acre rule. And the Town and City should lobby vigorously for the County 
to lower its maximum density rule to match the Town’s current rule that’s contained in its Urban 
Village Zone District—44 units per net acre. There is precedent for the County to revise its 44-units-per-
gross-acre maximum density rule, a gross-acre rule that the County only applies to sites zoned as urban 
villages. For example, the County’s Comprehensive Plan, unlike its development code, uses “net" density for 
urban villages, saying "residential net densities shall be at least 12 dwelling units per acre; maximum densities 
may be established as part of more detailed planning.” And the County’s development code for urban centers 
uses net site area. The County amended its urban center code in 2013 to use “net” site area rather than 
“gross” site area to determine maximum density. So why shouldn’t the County’s development code for 
urban villages be similarly amended to use “net” acres instead of “gross” acres to determine the 
maximum density for urban villages?   
 
The annexation tail should not wag the dog. The Town and City should suspend their consideration of 
the proposed amendments until late next year, providing time to seek solutions that don’t involve 
increasing the maximum density at Point Wells to about 2,684 residential units, with commercial space 
on top of that.  
 
3. Inconsistencies and conflicts must be avoided.  
 
In the 2019 Agreement between the Town and the City, the parties agreed to honor the Town’s and City’s 
traffic level of service standards and the City’s traffic limit on Richmond Beach Drive—4,000 average daily 
trips. The Agreement says that, "The [parties] assume that the 4,000 ADT limitation should allow for 
approximately 400 to 800 multi-family residential units with such estimate being subject to appropriate 
mitigation.” Adopting the proposed maximum density of 44 units per gross acre (about 2,684 units) is 
inconsistent with the 400 to 800 multi-family residential units projected in the 2019 Agreement, even if 
one considers that a required second access road through the Town would accommodate some 
additional traffic. 
 
Also, since the 4,000 ADT limit is in the City’s Comprehensive Plan, and included in both the Town’s and City’s 
proposed amendments, it appears that adopting a proposed maximum density of 44 units per gross acre 
(about 2,684 units) would violate RCW  36.70A.070, which provides that, "The plan shall be an 
internally consistent document and all elements shall be consistent with the future land use map.” As 
noted in the 2019 Agreement, the 4,000 ADT limitation should allow for only 400 to 800 multi-family 
residential units. That’s inconsistent with the proposed maximum density of about 2,684 units. And 
note that BSRE stated in a court filing last year that the 4,000 ADT limit would accommodate only 653 
residential units. 
 
The proposed amendments also fail to include a minimum density requirement which is inconsistent with urban 
village principles generally, but more specifically is inconsistent with the Town’s and City's subarea plan for 
Point Wells, which calls for medium density multi-family residential housing situated in multi-story buildings of 
varying heights. The lack of a minimum density requirement is particularly troubling for the Town, given 
that the Town’s current urban village rules provide for a minimum density of 12 units per net acre. 
Deleting that requirement is inconsistent with urban village zoning. Perhaps the Town wants to zone the 
site as something less than urban village? The Town can’t have it both ways. 
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One more thing: The Town’s failure to prescribe a minimum density for the site may conflict with the 
new State annexation law (discussed in 2. above) that the Town wants to use. Here’s the important text: 
"any parcel zoned for residential development within the annexed area shall … [n]ot have its minimum gross 
residential density reduced below the density allowed for” by Snohomish County prior to annexation. 
(Emphasis added.) As discussed above, the Town seems to believe that, despite the presence of the word 
“minimum,” the new annexation law requires the Town to amend its subarea plan and regulations to match the 
“maximum” density allowed by the County. A careful reading of the law says otherwise. The new law focuses 
on "minimum gross residential density.” It prohibits the Town from reducing the minimum gross 
residential density currently “allowed for” by Snohomish County. The County currently "allows for" a 
minimum gross residential density of 12 residential units per gross acre, or 732 residential units (= 12 
units X 61 gross acres). 
 
4. The proposed maximum density of 44 units per gross acre (about 2,684 units) is not 
“meaningless." 
 
The Town and City may say that the 2,684-unit maximum is meaningless, and we shouldn’t worry about it, 
because level of service (LOS) standards and the 4,000 ADT limit on Richmond Beach Drive, would preclude 
the 2,684-unit maximum from ever being reached. Well, if the 2,684 residential unit maximum is really 
meaningless, then get rid of it. The public needs an iron-clad guarantee that a too-big development will 
never be permitted at Point Wells. The 44-unit per gross acre provision in the proposed amendments 
does just the opposite; it leaves open the possibility that a 2,684-unit development could be built at 
Point Wells. Consider also that the density protection that everyone hopes is conferred by the 4,000 ADT limit 
is subject to a court challenge. BSRE has filed an appeal challenging the validity of the City’s 4,000 ADT limit; 
the court case is pending. If the 4,000 ADT limit is invalidated, then a major constraint on the size of 
development disappears. 
 
Next, when the City or Town say that the 2,684-unit maximum is meaningless, they assume that the traffic 
impact is the only adverse environmental impact. That is wrong. Even if the traffic impacts vanish (perhaps with 
a 1.3 mile tunnel from Point Wells to SR 104, as some have suggested), there remain numerous other adverse 
environmental concerns caused by a massive development.  
 
A massive development on the shore of Puget Sound would, for example, have severely adverse impacts on 
the rich nearshore marine environment and Puget Sound generally. This is especially true if water taxi or 
passenger-only ferries are employed at Point Wells, as the current developer has proposed. Further, because 
more than half of the site is in a landslide hazard area, per Snohomish County rules (see attached graphic, 
with my markings), a large development at Point Wells would jeopardize both the environment and the public’s 
health and safety. The site also poses a huge liquefaction risk, further jeopardizing the environment and the 
public’s health and safety. (Liquefaction occurring beneath buildings and other structures can cause major 
damage during earthquakes.) These are just a few examples. There are many other environment impacts to 
consider, such as noise pollution, light pollution, water pollution, damage to streams and wildlife, etc. 
 
There is no need to rush to adopt the proposed amendments.  Please reject the proposed 
amendments’ maximum density provisions (discussed in 2. above), and please recommend that 
consideration of the proposed amendments be suspended until next year. There are too many open 
issues to rush these important amendments. 
 
Thank you. 
 
Tom McCormick 
 
"A small development at Point Wells  
with a second public access road,  
or no development at all.” 
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TOWN OF WOODWAY 

PLANNING COMMISSION 

RESOLUTION PC-2020-001 

A RESOLUTION OF THE WOODWAY PLANNING COMMISSION RECOMMENDING TO 

THE TOWN COUNCIL APPROVAL OF AMENDMENTS TO THE WOODWAY 

MUNICIPAL URBAN GROWTH AREA PLAN (RENAMED POINT WELLS SUBAREA 

PLAN 2020) 

WHEREAS, the Washington State Growth Management Act provides for the update, review, and 

revision of Comprehensive plans and subarea plans to ensure the plans and development 

regulations comply with the requirements of the Growth Management Act; and 

WHEREAS, the Town of Woodway and City of Shoreline are concerned that future development 

at Point Wells may present impacts to each community’s land use, transportation, 

infrastructure, neighborhoods, and form of governance that should be addressed through 

collaborative planning; and 

WHEREAS, Point Wells is situated within Woodway’s Municipal Urban Growth Area (MUGA) 

and the City of Shoreline’s Future Service and Annexation Area (FSAA) and that both 

jurisdictions have adopted subarea plans for Point Wells; and 

WHEREAS, the Woodway Town Council and Shoreline City Council agreed to jointly plan for 

Point Wells and provide updated subarea plans for Point Wells to address future land uses, 

infrastructure, transportation, environmental protection, capital facilities and utilities, and 

development regulations; and 

WHEREAS, in October 2019, both jurisdictions signed a Settlement and Interlocal Agreement to 

jointly plan for the potential annexation of Point Wells and the preparation of coordinated 

subarea plans and development regulations to address future development at Point Wells; and 

WHEREAS, a “working group” of Woodway and Shoreline staff met over a series of meetings 

between November 2019 and September 2020 to coordinate the preparation of goals, policies, 

and land use maps that would serve as amendments to each jurisdiction’s comprehensive plans 

and apply to Point Wells upon annexation; and 

WHEREAS, The Town signed an Interlocal Agreement with Snohomish County to address the 

orderly transitions of services in the event that Point Wells is annexed to Woodway; and 
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WHEREAS, the amendments to the Woodway Municipal Urban Growth Area (MUGA) Subarea 

Plan primarily only affect the waterfront or Point Wells portion of the MUGA and as such, the 

subarea plan will be renamed Woodway Point Wells Subarea Plan 2020; and 

WHEREAS, a Notice of Adoption of proposed amendments was sent to the Department of 

Commerce on October 9, 2020; and 

WHEREAS, a SEPA Declaration of Non-Significance was issued September 21, 2020 but 

withdrawn on October 6, 2020 to investigate additional information; and 

WHEREAS, a new SEPA determination will be prepared prior to a decision on the subarea plan 

by the Town Council; and 

WHEREAS, a notice of public hearing was advertised in the Everett Herald newspaper, posted on 

Town bulletin boards, and posted on the Town’s website on September 24, 2020;  

NOW, THEREFORE, the Planning Commission of the Town of Woodway does hereby resolve as 

follows: 

Section 1. The Planning Commission adopts the staff report attached hereto as Exhibit A and 

the Woodway Point Wells Subarea Plan 2020 attached hereto as Exhibit B and 

recommends to the Woodway Town Council that the proposed amendments to the 

Woodway Municipal Urban Growth Area (renamed Woodway Point Wells Subarea 

Plan 2020) be adopted. 

PASSED by a vote of ______ in favor and ______ opposed this 21st day of October 2020 by the 

Planning Commission of the Town of Woodway. 

TOWN OF WOODWAY 

 

       

Per Odegaard, Chair 

ATTEST: 

 

       

Jill McCammon, Planning Commission Secretary 
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PLANNING COMMISSION RESOLUTIONS PC-2020-001 & PC-2020-002 

EXHIBIT A 

Staff Report to the Town of Woodway Planning Commission 

Regarding Proposed Amendments to the  

Comprehensive Plan for the Point Wells Subarea Plan 2020 and  

Related Action of Amendments to the Urban Village Zone District (WMC 

14.40) and Creating a new section Urban Village Design Standards (WMC 

14.60). 
 

Part 1: Introduction 

 

Applicant:   Town of Woodway 

23920 113th Place W. 

Woodway, WA 98020 

 

Public Hearing Date:  October 21, 2020 

 

Public Hearing Purpose: For the Planning Commission to receive public comments regarding 

proposed amendments to the Comprehensive Plan for the Point Wells 

Subarea Plan 2020 and related action of Amendments to the Urban 

Village Zone District (WMC 14.40) and the creation of a new section 

Urban Village Design Standards (WMC 14.60) and to forward a 

recommendation to the Town Council for action. The public notice for 

the proposals have been divided into two separate hearings: one for the 

subarea plan and one for the zone district and design standards. 

 

Location of Proposal: The proposed amendments are applicable to the geographic area 

contained in the Woodway Municipal Urban Growth Area Subarea Plan 

2015. The area includes approximately 35 acres referred to as the “Upper 

Bluff” and approximately 61 acres of the waterfront area referred to as 

“Point Wells”. The proposed amendments to the Urban Village Zone 

District and creation of the urban design standards only apply to the 

Point Wells area. 

 

SEPA Compliance: Pursuant to WMC 16.04. A determination of non-significance was issued 

on September 21, 2020, forwarded to the Town’s SEPA distribution list, 

noticed in the Everett Herald, and sent to affected property owners. The 

DNS was withdrawn on October 6, 2020 in order to investigate 

additional information and reconsider the significance of the proposal. A 

new threshold determination will be issued prior to the Town Council 

public hearings. 

 

Public Notification: A public notice for the public hearing was advertised in the Everett 

Herald, posted in several public places within the Town of Woodway, 

and sent to affected property owners on October 9, 2020. A “notice of 

intent to adopt amendment” (60-day notice) was sent to the Washington 

State Department of Commerce on September 24, 2020. 
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Part II: Background Information 

 

Point Wells is situated within Woodway’s Municipal Urban Growth 

Area (MUGA) and the City of Shoreline’s Future Service and 

Annexation Area (FSAA). A subarea plan for the Woodway MUGA was 

adopted in April 2013 and incorporated into the Woodway 

Comprehensive Plan in 2015 in conjunction with the required GMA 

periodic update. The City of Shoreline adopted a subarea plan for Point 

Wells in 2011.  

 

The Woodway MUGA subarea contains two distinct geographic areas: 

the waterfront area commonly known as Point Wells and the steep slope 

and upland area located east of the BNSF railroad right referred to as the 

Upper Bluff. The Upper Bluff was annexed into the Town in June 2015 

and is planned and zoned for low density residential development. The 

Point Wells portion of the subarea is in unincorporated Snohomish 

County and planned as urban village upon annexation to the Town. The 

current MUGA subarea plan is being renamed to Point Wells Subarea 

Plan 2020. 

 

In 2009, Snohomish County received an application to amend its 

comprehensive plan for Point Wells from Industrial to Urban Center. As 

part of the Urban Center comprehensive plan designation, the County 

received an application for the development of a dense mixed-use urban 

center. The application has a long history of review and consideration 

before local, regional, and state agencies and judicial appeals. Both the 

City and Town have been following the twelve-year review process and 

are equally concerned about the impacts that a major urban development 

could have on our respective communities. 

 

To this end, the jurisdictions signed an interlocal agreement (ILA) in 

June 2019 to work together to prepare coordinated subarea plans and 

development regulations that would be applicable to Point Wells upon a 

future annexation to either the Town or the City. As provided in the ILA, 

a joint work group consisting of staff from the two jurisdictions was 

formed and has been meeting regularly since fall 2019. The purpose of 

the work group is to develop a common set of policies and development 

regulations to be recommended for consideration to each respective 

Planning Commission and Council. A common set of policies and 

regulations have been prepared by the working groups and will be 

considered by both Planning Commissions later this Fall and action by 

both Councils soon thereafter. Although there are minor variations 

between both documents due to style and organization, the salient policy 

directions and regulations are materially consistent.  

 

Part III: Proposed Amendments  

 

A.  Municipal Urban Growth Area Subarea Plan / Renamed to Point Wells Subarea Plan 2020 

As mentioned above, the current Woodway Municipal Urban Growth 

Area Subarea Plan that was adopted in 2015 is being renamed to “Point 

Wells Subarea Plan 2020. Consistent with the 2015 subarea plan, the 
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amended subarea plan retains the policies applicable to the Upper Bluff 

and provides new or amended policies applicable to Point Wells. The 

following summarizes the key amendments to the goals/policies for Point 

Wells. 

 

Land Use: Other than reducing the density from high to medium density 

in the goal section of the original subarea plan, and changing the density 

calculation to “gross” rather than “net” there are no changes to the land 

use section. 

 

Capital Facilities: The only amendment to the Capital Facilities section is 

calling for the provision of alternative energy sources in the goal 

statement. No revisions are recommended to the policy section. 

 

Transportation: A new goal is added to the Transportation section that 

recognizes Richmond Beach Drive as the primary access to Point Wells 

and that any secondary access through Woodway would be designed to 

address environmental constraints and accommodate multi-modal trips. 

The policy section is amended to establish a maximum of 4,000 total 

average daily trips for Point Wells using Richmond Beach Drive and that 

a trip generation of 250 trips would provide for a secondary access road 

through Woodway.  

 

Environmental Protection: A new goal is added to the Conservation 

section (renamed Environmental Protection) that provides for the 

remediation of contaminated environments at Point Wells and that future 

development will provide for low-impact design and development 

techniques. Policy amendments address sustainable site planning and 

development techniques to avoid unmitigated environmental impacts. 

 

Governance: A new goal is provided to recognize the importance of 

coordinating the administration of land use decisions ensuring 

accountability, inclusivity, and respecting the rule of law. 

 

B. Urban Village Zone District 

The current Urban Village zone district was adopted in 2013, concurrent 

with the adoption of the original subarea plan designating Point Wells as 

Urban Village. The proposed amendments to the zone district have been 

coordinated with the City of Shoreline and primarily affect the permitted 

uses, development standards, bulk standards (building height, density, lot 

coverage), parking, and transportation sections. The following summary 

highlights the key provisions that are amendments to the current Urban 

Village zone text: 

 

14.40.030 Permitted Uses:  Single family detached uses are added to the 

Use table. Footnotes to the use table list a group of prohibited uses; such 

as drive thru establishments, adult use facilities, vehicle sales and 

servicing and other uses not deemed appropriate for the Point Wells 

location. 
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14.40.040-060 Development Standards:   The maximum density is 

established at 44 dwelling units per gross acre. (Note: The current UV 

district does not state whether density is in net or gross acre values). 

Building footprints are limited to 10,000 square feet and maximum unit 

yield per building is set at 60 units. 

 

The 75’ standard building height (with a possible bump to 125’) over the 

entire site is reduced to 45’ except for the area east of the BNSF railroad 

right of way where it will be 35’. Building heights west of the BNSF 

right of way could be increased to 75’ with an approved view corridor 

study indicating that the views from Richmond Beach Drive are not 

negatively impacted. 

 

Parking ratios are slightly increased for residential from 1.5 to 2.0 spaces 

per residential units with two or more bedrooms. 

 

14.40.070 Recreational Open Space: The current UV zone text regulates 

open space according to use; I. E. number of square feet per residential 

and non-residential uses. The amendment simplifies the open space 

requirement by requiring 10% of the gross area of the development or 

phase. 

 

14.40.080 Transportation: Transportation requirements in the current UV 

zone district are only addressed as a required study that is submitted as 

part of the submittal requirements. The amended UV district specifies 

that the maximum average daily trips (ADT) ingress/egress from Point 

Wells is set at 4000. The maximum daily trips that triggers the provision 

of a second access through Woodway is 250 ADT. In addition to a 

required transportation study, the amended UV text includes cross 

sections of primary and secondary streets. 

 

14.40.090 Design Standards: The current UV zone text addresses design 

and site standards through text statements. The amendments are in a 

separate section of the code at WMC 14.60 instead of incorporated into 

the UV zone text. The standards are basically the same and have been 

expanded using graphics to better depict preferred site and building 

elements. 

 

14.40.100 Landscaping, 14.40.120 Sustainability, and 14.40.150 Tree 

Preservation and Management: No significant changes to these sections. 

 

14.40.150 Development Agreement Required:  The current and amended 

versions both require a development agreement in accordance with state 

law as the entitlement approved by the Town Council. A provision for 

the Town administration to waive certain requirements of a development 

agreement for an individual project e.g. a single-family subdivision, is 

included to provide more administrative flexibility if the project provides 

superior benefits to the Town. 

 

14.040.160 Neighborhood Meeting and 14.40.170 Review Process: No 

changes to either section. The neighborhood meeting to present the 
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proposal to the surrounding neighborhood by the applicant and report 

requirements are unchanged. The review process provides for a public 

hearing before the Planning Commission and recommendation to the 

Town Council. Shoreline staff is invited to participate in the review 

process. 

 

14.40.180 Amendments to Regulations and Standards: Any amendment 

to the UV regulations requires consultation with the City of Shoreline 

and processing according to prescribed processing procedures. The same 

provision for mutual consultation is included in the Shoreline zone text 

in the event the City chooses to amend the ordinance. 

 

Part IV: Analysis - Review Criteria – Subarea Plan Amendments 

 

The Woodway code at 15.04.040 provides a set of criteria that is to be 

considered by the Planning Commission and Council when reviewing 

Comprehensive Plan amendments. The following presents an analysis of 

the consistency of the Comprehensive Plan amendments with each 

criterion. 

 

1. Whether the proposed amendment will further the goals, policies, 

and objectives of the Woodway comprehensive plan. 

 

Response: The plan’s goals, policies, and objectives will be 

furthered with the amendment. Specifically, the plan’s vision 

statement states that “Point Wells is redeveloped for a combination 

of desired mixed land uses on the waterfront, a restored shoreline 

ecology, substantial public access, and recreational opportunities 

consistent with the Woodway Municipal Urban Growth Area 

Subarea Plan.” 

 

Original LU.Goal–2a of the Woodway Municipal Urban Growth 

Area Subarea Plan (that is being renamed Point Wells Subarea Plan 

2020) “provides for the annexation of Point Wells and to be 

developed pursuant to an approved master plan/development 

agreement resulting from a coordinated planning effort between the 

property owner, the Town, and the City of Shoreline. The master 

plan/development is a well-designed, pedestrian-oriented, 

sustainable, mixed-use urban village that is supported by adequate 

infrastructure and complements surrounding neighborhoods.”  

 

The current Land Use goal statement is being amended to add that 

the development will be a primarily residential in use and designed 

consistent with adopted urban design standards. The policies to 

implement the Land Use goal address density, design standards, and 

mix of uses are consistent with the overall vision for future 

development at Point Wells. 

 

The Transportation goal T/C.Goal-1 notes that access to and from 

Point Wells is of paramount concern and provides for mitigating 

impacts to Richmond Beach Drive and a well-designed second 
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access through the Town. The policies to implement the goal address 

limiting trips that provide a cap on overall development and ensuring 

that any secondary access through the Town be designed to mitigate 

environmental and neighborhood impacts.  

 

The Capital Facilities/Utilities goal CF/U.Goal-1 provides for a full 

range of urban services and the provision of alternative energy 

sources. Policies to implement the goal provide for management of 

urban service providers by the Town and the provision of 

undergrounding utility services. 

  

The Environmental Protection goal EP/P.Goal-1 calls for the 

identification and protection of the unique environmental features of 

area and the provision of low impact development techniques for 

future development. The environmental protection policies 

implement the goal through the remediation of site contamination, 

preservation and/or avoidance of significant features, and using the 

Town’s Shoreline Master Program to address planning and 

development in the near shore area. 

 

The Governance goal G.Goal-1 notes that Point Wells is annexed to 

Woodway and the policies provide for collaboration with affected 

jurisdictions and the public. 

 

2. Whether the proposed amendment will result in significant adverse 

impacts to the planning area’s transportation network, capital 

facilities, utilities, parks, and environmental features.  

 

Response: The amendment proposal will not result in significant 

adverse impacts to the planning area’s transportation, capital 

facilities, parks, and environmental features. The plan’s goals and 

policies clearly establish that impacts will be further evaluated at 

such time that any project-related proposal is submitted to the Town 

following annexation. 

 

3. Whether the proposed amendment is consistent with the Growth 

Management Act, the Snohomish County-wide planning policies, 

other applicable inter-jurisdictional policies and agreements, and/or 

other state or local laws. 

 

Response: The subarea plan is consistent with the Growth 

Management Act, the Snohomish Countywide Planning Policies, and 

the Puget Sound Regional Council’s adopted growth strategy (Vision 

2040). These state, regional, and county policies are used to guide 

the development of plans and development regulations for the 

subarea. The Snohomish County Comprehensive Plan designates the 

subarea as the Woodway Municipal Urban Growth Area (Woodway 

MUGA). 

 

The Snohomish Countywide Planning Policies provide for the 

planning, development, and annexation of unincorporated land 
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situated in a municipality’s MUGA. Specifically, Countywide 

Planning Policy DP-5 establishes the factors to be included in 

comprehensive plans for UGAs, and enables cities to prepare and 

adopt plans and development regulations for Municipal UGAs to 

which the city or town has determined it is capable of providing 

urban services at some point in the future via annexation. Further, 

policy DP-17 states that “city comprehensive plans should have 

policies on annexing the areas in their unincorporated Urban 

Growth Area/Municipal Urban Growth Area”. In addition, policy 

J-1 provides for coordination of “County and municipal planning 

particularly for urban services, governance, and annexation. 

Interlocal agreements for this purpose are encouraged pursuant to 

the Interlocal Cooperation Act”. The County and the Town have 

jointly adopted interlocal agreements dealing with the annexation of 

land within the Town’s Municipal Urban Growth Area in 2016 and 

2018 respectively. 

 

The Puget Sound Regional Council’s adopted regional growth 

strategy, Vision 2040, directs unincorporated lands to annex to 

affiliated cities with services provided by the adjacent municipality. 

The Vision 2040 goal for unincorporated urban growth areas states 

that “all unincorporated lands within the urban growth area will 

either annex into existing cities or incorporate as new cities.” 

Multicounty policies provide for unincorporated lands adjacent to 

cities to be affiliated with such cities and that annexation is preferred 

over incorporation. Additional policies support the provision of 

urban services to unincorporated urban areas by the adjacent city. 

 

4. Whether the proposed amendment erodes the purpose, goals, and 

policies of the comprehensive plan. 

 

Response: The subarea plan does not erode, but instead enhances the 

underlying goals and policies of the comprehensive plan. The 

subarea plan provides the following visions for Point Wells and the 

Upper Bluff: 

 

The vision for the Point Wells portion of the subarea is: 

“To create a unique, primarily residential, Puget Sound community 

compatible with surrounding neighborhoods. Any mixed-use 

buildings will be pedestrian-oriented and incorporate exceptional 

architecture, environmentally sustainable design, and building 

heights that preserve public view corridors. The community will be 

designed and developed with low-impact, environmentally 

sustainable development practices and infrastructure, and include a 

restored natural environment, well-designed public gathering 

spaces, and a waterfront that emphasizes habitat restoration and 

public access. Point Wells will be designated as an Urban Village 

and will be annexed to Woodway and provided with a full range of 

municipal services.” 

 

The vision for the Upper Bluff portion of the subarea is: 
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“To create a well-designed single-family residential neighborhood 

that complements adjacent neighborhood character, preserves public 

view corridors and environmentally critical areas, and provides 

pedestrian access to the planned neighborhood park/open space.” 

 

These vision statements are implemented with a set of goals and 

policies to bring the vision statements to fruition at such time that 

Point Wells in annexed to Woodway and the Town council approves 

a development agreement for future development. 

 

Part V: Findings and Conclusions 

 

The proposed amendments to the subarea plan and the Town’s zoning 

ordinance have been prepared consistent with the applicable provisions 

of the Washington State Growth Management Act and related state laws. 

Further, both the subarea plan and zoning district amendments have been 

prepared in collaboration with the City of Shoreline to ensure that policy 

direction and development regulations are coordinated for Point Wells. 

As such, the Town staff makes the following findings: 

 

1. The Woodway Town Council and Shoreline City Council approved a 

settlement and interlocal agreement in June 2019 to prepare 

coordinated subarea plans and development regulations for Point 

Wells. 

2. A staff working group of both jurisdictions met between November 

2019 and September 2020 to prepare coordinated subarea plans and 

development regulations. 

3. The working group completed drafts of the respective plans and 

development regulations and both staffs have briefed our respective 

Planning Commissions in September 2020. 

4. The Town’s SEPA Official issued a duly noticed Determination of 

Non-Significance on September 21,2020. The Determination of Non- 

Significance was withdrawn, however, on October 6, 2020 in order 

to investigate additional information. A new Determination will be 

issued prior to the public hearing to be conducted by the Town 

Council. 

5. A notice of SEPA determination was advertised in the Everett 

Herald, posted in public places in the Town and sent to affected 

property owners on September 23,2020. 

6. A Notice of Intent to Adopt Amendments was sent to the Dept. of 

Commerce on September 24, 2020. 

7. The amendments to the subarea plan have been evaluated pursuant to 

the amendment criteria in 15.04.040 and found to be consistent. The 

amendments to the Urban Village Zone district (14.40) and creation 

of the Urban Village Design Standards (14.60) further the vision, 

goals, and policies of the Point Wells Subarea Plan 2020. 

8. The amendments to the Subarea Plan have been prepared in 

consideration of the Snohomish County countywide planning 

policies and found to be consistent with applicable policies related to 

joint planning, development patterns, annexation, transportation and 

public facilities and services. 
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9. Pursuant to countywide planning policies the Town and County 

adopted an interlocal agreement and amendments thereto in 2016 and 

2018. 

10. A notice of the public hearing before the Planning Commission was 

advertised in the Everett Herald, posted public hearing notices in 

public places, and sent to affected property owners on October 9, 

2020. 

11. The Planning Commission conducted public hearings on October 21, 

2020 to consider public testimony on the proposed amendments. 

 

Part VI: Recommendation 

 

Based on the above findings and conclusions, staff recommends that the 

Planning Commission recommend approval of the proposed Point Wells 

Subarea Plan 2020 and amendments to the Urban Village Zone District 

14.40 and Urban Village Design Standards 14.60 set forth in Resolutions 

No. PC-2020-001 & PC-2020-002. 



- 
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Town of Woodway 

Point Wells Subarea Plan 

Woodway Municipal Urban Growth Area 

Subarea Plan 

Context:  Town of Woodway Municipal Urban Growth Area Subarea Plan 

Setting 

Point Wells is situated within Woodway’s Municipal Urban Growth Area (MUGA) and the City 

of Shoreline’s Future Service and Annexation Area (FSAA). A subarea plan for the Woodway 

MUGA was adopted in April 2013 by the Woodway Town Council and incorporated into the 

Snohomish County General Policy Plan in 2015. The Point Wells Subarea Plan for Shoreline 

was adopted by the Shoreline City Council in 2011. 

The Subarea Plan for Woodway’s Municipal Urban Growth Area is authorized under the 

Washington State Growth Management Act and must be consistent with the Town’s overall 

Comprehensive Plan. The Woodway MUGA subarea contains includes approximately 97 acres, 

is situated adjacent to the Town’s western border, and extends westward to Puget Sound. For 

planning purposes, the area is divided into two distinct geographic areas: Point Wells and the 

land area located east of the BNSF railroad right of way commonly referred to as the Woodway 

“Upper Bluff.”, defined as the area adjacent to the Town’s western border extended westward to 

approximate contour 100 feet at the Point Wells Development east property line; and the “Point 

Wells” area, extending west of contour 100 feet/Point Wells Development east property line to 

the shoreline. The Upper Bluff was annexed into the Town in June 2015 and is planned and 

zoned for low density residential development. The Point Wells portion of the subarea is in 

unincorporated Snohomish County and is mostly situated west of the BNSF right of way and 

extends westward to Puget Sound. The southernmost portion of Point Wells is adjacent to the 

City of Shoreline in King County. 

County and Regional Context 

The subarea is in unincorporated Snohomish County and surrounded by the Woodway corporate 

borders on three sides and Puget Sound on the west. In order to meet the provisions of the 

Growth Management Act to that ensure that plans are consistent and coordinated, the Snohomish 



- 
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Countywide Planning Policies and the Puget Sound Regional Council’s adopted growth strategy 

(Vision 2040) are used to guide the development of plans and development regulations for the 

subarea. The Snohomish County Comprehensive Plan designates the subarea as the Woodway 

Municipal Urban Growth Area (Woodway MUGA). 

The Snohomish Countywide Planning Policies provide for the planning, development, and 

annexation of unincorporated land situated in a municipality’s UGA/MUGA. Specifically, 

Countywide Planning Policy DP-5 establishes the factors to be included in comprehensive plans 

for UGAs, and enables cities to prepare and adopt plans and development regulations for 

Municipal UGAs to which the city or town has determined it is capable of providing urban 

services at some point in the future via annexation.  

Further, policy DP-17 states that “city comprehensive plans should have policies on annexing the 

areas in their unincorporated Urban Growth Area/Municipal Urban Growth Area”.  

The Puget Sound Regional Council’s adopted regional growth strategy, Vision 2040, directs 

unincorporated lands to annex to affiliated cities with services provided by the adjacent 

municipality. The Vision 2040 goal for unincorporated urban growth areas states that “all 

unincorporated lands within the urban growth area will either annex into existing cities or 

incorporate as new cities.” Multicounty policies provide for unincorporated lands adjacent to 

cities to be affiliated with such cities and that annexation is preferred over incorporation. 

Additional policies support the provision of urban services to unincorporated urban areas by the 

adjacent city. 

Thus, the Woodway Municipal Urban Growth Area Subarea Plan draws on the adopted goals 

and policies of both the County and Region in creating the plan’s stated vision, goals, and 

policies. 

Woodway/Snohomish County/Shoreline Planning Background 

The Town has been engaged in planning for the subarea for many years. In 1999, the Point Wells 

Advisory Committee was created to work with property owners, residents, and surrounding 

jurisdictions to prepare for the eventual conversion of the industrial asphalt use to an urban non-

industrial use. The Advisory Committee prepared several alternatives for consideration by the 

Town Planning Commission and Council. The alternatives prepared by the Planning 

Commission focused on residential uses andor passive open space for the uUpper bBluff and a 

variation of three mixed-use land patterns with varying urban uses and densities for Point Wells. 

The separate alternative desired by the Point Wells landowner (Chevron-Texaco in 2000) was to 

maintain the current Industrial land use designation as set forth in the Snohomish County 

comprehensive plan. The Advisory Committee recommended that the Planning Commission 



- 

- 

 

 

Planning Commission Resolution PC-2020-001 | Exhibit B 

Town of Woodway Comprehensive Plan |– Appendix A |– Woodway Municipal Urban Growth AreaPoint Wells 

Subarea Plan| October 2020 Page 7 of 27 

select the residential alternative for the uUpper bBluff and to maintain the industrial alternative 

for the lower bluffPoint Wells. The Town Council adopted the Planning Commission’s 

recommendation with a specific policy in the 2000 Comprehensive Plan that stated the industrial 

designation would be used for the near-term but may be amended with a more intensive use 

when geo-political conditions warrant. 

In 2009, Snohomish County received an application to amend its comprehensive plan for Point 

Wells from Industrial to Urban Center. As part of the Urban Center comp plan designation, the 

County received an application for the development of a mixed-use urban center. Following a 

ruling by the Central Puget Sound Growth Hearings Board that the Point Wells Urban Center 

designation did not meet the County’s criteria for an Urban Center, the County re-designated 

Point Wells in 2012 to an the Urban Village future land use designation. Pursuant to the 

County’s General Policy Plan, Urban Villages are typically smaller and less intensive than an 

Urban Center. 

With the re-designation of Point Wells by Snohomish County and the change in geo-political 

conditions, the Town embarked on a planning process to reconsider the previous Industrial 

designation of Point Wells. The Woodway Planning Commission prepared a new plan for the 

Point Wells portion of the MUGA subarea that was adopted by the Town Council in April 2013. 

That plan designates and zones the entire 67 acres of Point Wells as Urban Village. The Urban 

Village designation is implemented with the Town’s Urban Village zone district upon 

annexation. The district substantially replicates Snohomish County’s zoning, providing for 

mixed use land uses with a residential density range from 12 to 44 units per net developable acre. 

As stated above, Tthe City of Shoreline has also prepared a plan for Point Wells. Shoreline is 

situated in King County and a portion of the northern boundary of the City’s Richmond Beach 

neighborhood is adjacent to Point Wells. The City prepared a subarea plan for Point Wells in 

2011, given that the primary access to Point Wells is via Richmond Beach Drive and that the 

majority of future transportation trips from Point Wells will impact Shoreline. The City’s subarea 

plan recognizes the Snohomish County development application of an intensive mixed-use 

proposal and seeks to mitigate land use, environmental, aesthetic, servicing, and transportation 

impacts. The subarea plan provides to mitigate transportation impacts through the preparation of 

a transportation corridor study and also proposes to . The Shoreline subarea plan also proposes to 

provide urban services to the area via following a future cross-county annexation. 

In 2017 Shoreline began the process to enable a future annexation of Point Wells. The City 

proposed an amendment to the Snohomish County Planning Policies that, if approved, would 

allow the eventual cross-county annexation of Point Wells to Shoreline. The Snohomish County 

Tomorrow countywide planning group reviewed the proposal and recommended that Shoreline’s 
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proposal be denied. The Snohomish County Council agreed and passed a motion rejecting the 

request in May 2018. 

Woodway/Shoreline Settlement Agreement 

As previously stated, Point Wells has been identified as a future annexation area for both the 

City of Shoreline and Town of Woodway in each jurisdiction’s Comprehensive Plan. Both plans 

include vision statements and policies regarding the planning, servicing, and development of 

Point Wells. Given that both jurisdictions have had disagreements in the past concerning the 

governance of Point Wells that have resulted in litigation and attendant expenditure of valuable 

municipal resources, it is prudent for both jurisdictions to move forward with a cooperative 

approach to plan for the desired future land uses, services, environmental considerations, and 

annexation of Point Wells. 

Toward this end, Woodway and Shoreline both agree that it is of mutual benefit to provide a 

framework on how both jurisdictions will work together to plan for future land uses, servicing, 

and redevelopment of Point Wells. The jurisdictions executed a Settlement and Interlocal 

Agreement in October 2019 to address issues regarding annexation, development standards, 

individual city responsibilities, servicing, and resolution of outstanding litigation between the 

two cities. 

Framework 

Given that both jurisdictions have individual subarea plans for Point Wells, and Shoreline and 

the Town desire to coordinate their planning for the site, the applicable policies set forth below 

are intended to be largely identical in both jurisdictions’ subarea plans. Both jurisdictions intend 

to repeal or modify the previous subarea plans (Shoreline Point Wells Subarea Plan - 2011 and 

Woodway Municipal Urban Growth Area Subarea Plan - 2013) and replace with the applicable 

vision, goals, and policies provided herein. 

Vision Statement 

The current planning horizon for the Woodway and Shoreline 2013 Comprehensive Plans 

extends to 2035. The vision listed below is intended to guide land use decision-making 

throughout the planning period and provide the basis of a series of land use, servicing, 

governance, and environmental policies that will be implemented with the application of 

practical development regulations and design standards. will continue to emphasize a balance 

between the Town’s strong environmental ethic and the preservation and enhancement of its 

prominent residential neighborhoods. 



- 
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For the portion of the MUGA situated at the foot of the bluff and surrounded by Puget Sound 

(Point Wells), tThe vision for the Point Wells portion of the subarea is: 

tTo create a unique, primarily residential, Puget Sound community compatible with 

surrounding neighborhoods. Any mixed-use buildings will be pedestrian-oriented and 

incorporate exceptional architecture, environmentally sustainable design, and world-

class, environmentally-sustainable, mixed-use urban village with varying housing types, 

energy efficient buildings with tiered building heights that preserve public view corridors. 

, sustainable infrastructure, alternative transportation facilities, The community will be 

designed and developed with low-impact, environmentally sustainable development 

practices and infrastructure, and include a restored natural environment, well-designed 

public gathering spaces, and a waterfront that emphasizes habitat restoration and public 

access. The urban village will be an inclusive community with well-designed public 

gathering spaces and exceptional architecture and site amenities. The MUGA Point Wells 

will be designated as an Urban Village and will be annexed by the Townto Woodway and 

provided with a full range of Woodway municipal services. 

The vision for Woodway’s Municipal Urban Growth Area (Woodway MUGA) focuses on two 

geographic areas. For the area situated west of the current Town boundaries to the eastern 

property line of the Paramount Asphalt facility (referred to as the “Upper Bluff portion of the 

subarea is:”), the vision is the creation of  

To create a well-designed single-family residential neighborhood that complements 

adjacent neighborhood character, preserves public view corridors and environmentally 

critical areas, and provides pedestrian access to the planned neighborhood park/open 

space.  

For the portion of the MUGA situated at the foot of the bluff and surrounded by Puget Sound 

(Point Wells), the vision is to create a unique, world-class, environmentally-sustainable, mixed-

use urban village with varying housing types, energy efficient buildings with tiered building 

heights that preserve public view corridors, sustainable infrastructure, alternative transportation 

facilities, a restored natural environment, and a waterfront that emphasizes habitat restoration 

and public access. The urban village will be an inclusive community with well-designed public 

gathering spaces and exceptional architecture and site amenities. The MUGA will be annexed by 

the Town and provided with Woodway municipal services. 

Subarea Goals and Policies 

A set of goals and policies are listed below to enable the communitiesy to move forward with 

land use decisions and actions to meet the intent of the vision statement for the subarea. The 
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goals and policies are updated from the 2004 Comprehensive Plan to address recent planning 

efforts by surrounding jurisdictions and the new land owner of Point Wells. 

Land Use Goals 

LU.Goal-1a. The Upper Bluff, is annexed to the Town in 2015, andis developed as a low-

density residential neighborhood with high quality architectural design, while 

preserving public open space and view corridors to the Olympic Mountains 

and Puget Sound. 

LU.Goal-2a. Point Wells is annexed to the Town and planned as an Urban Village based 

on developed pursuant to an approved master plan/development application 

resulting from a coordinated planning effort and incorporated into the 

Town’s Comprehensive Plan.between the property owner, the Town, the City 

of Shoreline, and affected property owners. Development of Point Wells 

occurs pursuant to a master plan approved through a development agreement 

enabled by the Town’s urban village-related zone district. The master plan is 

prepared by /development applicants and includes a primarily residential 

community that is compatible with is a well-designed, pedestrian-oriented, 

sustainable, mixed-use urban village that is supported by adequate 

infrastructure and complements surrounding neighborhoods. 

Any mixed-use buildings will be pedestrian-oriented and designed consistent 

with the Town’s adopted urban design standards. The development will be 

supported by a full range of urban services. 

Land Use Policies 

LU.Policy-1a. Work with the property owner to plan for the design, and development, and 

annexation of a new residential neighborhood situated on the Upper Bluff. 

The new neighborhood will be developed with sustainable site 

improvements, conform to environmentally critical area regulations, include 

a public passive park/open space overlooking Puget Sound, and be connected 

to and complementary with existing neighborhoods. The maximum 

residential density will be five dwelling units per acre. 

LU.Policy-2a. Designate the portion of the subarea west of the current corporate limits, 

including the Upper bBluff, area affected byincluding the steep slopes and 

environmentally critical areas, as Urban Residential on the Comprehensive 
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Plan Land Use Map. The Urban Residential designation will be implemented 

with the Town’s Urban Restricted zone district, as amended. 

LU. Policy-3a A passive neighborhood park/open space is planned within the Urban 

Residential designation on the uUpper bBluff. The park/open space should be 

designed as a passive space not less than ½ acre in size that focuses on public 

viewing areas of Puget Sound and complements the surrounding residential 

areas. The park shall be dedicated to the Town upon annexation. 

LU.Policy-4a. Designate Point Wells as Woodway Urban Village in the Comprehensive 

Plan Land Use Map. Characteristics of the Urban Village designation include 

a mix of land uses, integrated into a pedestrian-scaled pattern of with 

sustainable site improvements, infrastructure, buildings, and open spaces. 

The predominant use is residential, with any mediumhigh density multi-

family residential housing situated in multi-storyied buildings with of 

varying heights, and strategically sited to preserve and enhance view 

corridors. The maximum allowable residential density is 44 units per gross 

developable acre, with Aattendant uses includinge retail, office, transit 

facilities, structured parking, and public spaces. Site design emphasizes 

defined building envelopes separated with open space corridors, pedestrian 

circulation throughout the site, and public access to a restored shoreline 

together with restoration of the natural environment. 

LU.Policy-5a. Implementation of the Woodway Urban Village designation will occur 

through the adoption of an the Town’s Urban Village zone district that will 

best implement the vision and goal of the Urban Village Plan. The 

implementing zone district should address at a minimum: permitted land 

uses, building mass and height, open space requirements, bulk standards, 

parking, and master plan requirements. A development agreement enabled by 

RCW 36.70B will serve as the entitlement for development approval of the 

master plan. The Town’s development regulations, including zoning, 

subdivision standards, critical area regulations, stormwater regulations, and 

shoreline master programs, will be applicable upon annexation.and the 

Town’s Shoreline Master Program for Point Wells. The zone district will be 

based upon applicable sections of Snohomish County’s development code 

related to the Point Wells development. 

LU.Policy-6 Urban design standards will be prepared to serve as a guide for the planning, 

design and construction of buildings, street network, parking, pedestrian 

spaces, signage, open space, utility placement, landscaping, and servicing. 



- 

 

 

Planning Commission Resolution PC-2020-001 | Exhibit B 

Town of Woodway Comprehensive Plan |– Appendix A |– Woodway Municipal Urban Growth AreaPoint Wells 

Subarea Plan| October 2020 Page 12 of 27 

Administration of the design standards will occur through administrative 

review and approval. 

LU.Policy-6a. The Upper Bluff and Point Wells areas are situated in Woodway’s Municipal 

Urban Growth Area and, pursuant to Countywide Planning Policies, is 

designated as Woodway’s urban service area. Services to the area will 

include fire service from the Town, law enforcement from the Town, sewer 

and water service from the Town or special purpose districts, and energy 

through regional providers. 

LU.Policy-7a. The Town will continue to engage property owners and surrounding 

jurisdictions to effectively implement the planned Woodway Urban Village 

consistent with the subarea vision, goals, policies, and development 

regulations. The Town will coordinate with affected jurisdictions to define 

environmental impacts and ensure that such impacts are adequately 

mitigated. 

LU.Policy-8a. The Town herein adopts the Snohomish County Tomorrow Annexation 

Principles, attached hereto, as a guide for the transition of land and services 

from Snohomish County to the Town of Woodway. In accordance with such 

principles, the Woodway MUGA is designated as a high priority for 

annexation.  
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Subarea Land Use Plan Designations 



I 
NW 204th Si 

ll 

Sub Area Land Use 
UR - Urban Residential 
(4 - DU/AC) 

UV - Urban Village 

41,  Town of Woodway 

Woo dway MUGA Subarea 

* Neighborhood Pat 

DRAW.. IS HOT TO SCALE C 8. 16 NOT I' LONG 
• In•sa warsmurasem.mumo,o, Amber planning 
And 0Aapn 1.. torcemal and Undar nOtlran.lane. 
snoutl mnsirued as &kJ plans tor wt. swasa r was. 

. 	1. 

LAND USE PLAN 

WOODWAY M.U.G.A. SUBAREA 

0 

•:* 
0 

TOWN OF WOODWAY 

Extends to Snohomish 
County western boundary 

WOODWAY 
M.U.G.A. 

SUBAREA 

URBAN 
VILLAGE 

URBAN 
RESIDENTIAL 

~~`1Jr1~ 1)iJI H 

Extends to Snohomish 
County western boundary 

.1 CUYHT i  

y 

NW 2 TOW N OF WOOD 

RE CITY OF SNO 

09120 

5th S WAY 

JICities.noca,ArclAar.o. 	auestalVoodVary. kers, la. uhAreaP lanLantluseD utrictMau 8 5,1  

 

 

Planning Commission Resolution PC-2020-001 | Exhibit B 

Town of Woodway Comprehensive Plan |– Appendix A |– Woodway Municipal Urban Growth AreaPoint Wells 

Subarea Plan| October 2020 Page 14 of 27 

Figure 1 
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Subarea Zoning Districts 
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Figure 2 



 

 

Planning Commission Resolution PC-2020-001 | Exhibit B 

Town of Woodway Comprehensive Plan |– Appendix A |– Woodway Municipal Urban Growth AreaPoint Wells 

Subarea Plan| October 2020 Page 18 of 27 

  



- 

- 

- 

 

 

Planning Commission Resolution PC-2020-001 | Exhibit B 

Town of Woodway Comprehensive Plan |– Appendix A |– Woodway Municipal Urban Growth AreaPoint Wells 

Subarea Plan| October 2020 Page 19 of 27 

Capital Facilities/Utilities Goal 

CF/U.Goal-1 Point Wells is served with a full range of urban services, including sewer and 

water, stormwater facilities, fire protection, law enforcement, energy and 

telecommunication facilities provided through the Town, special purpose 

districts, and regional providers. Alternative energy sources such as solar, 

wind, and co-generation facilities may be incorporated into the development’s 

master plan to reduce its carbon footprint. 

Capital Facilities/Utility Policies 

CF/U.Policy-1a. The Town will provide capital facilities to serve the projected needs of the 

subarea population. Capital facilities anticipated to serve the Upper Bluff will 

include local public streets; stormwater, water, and sewer facilities; and a 

neighborhood park. Fire protection, emergency medical services, and police 

protection willmay be provided from facilities located outside of the subarea. 

CF/U.Policy-2 The provision of urban services provided by special purpose districts, regional 

providers, or other local governments will be managed by the Town. 

CF/U.Policy-32a. Capital facilities that will serve the existing land uses at Point Wells will 

include public streets and stormwater facilities.  As new development is 

proposed, tThe Town willmay negotiate with development proponents to 

determine which, if any, of required new capital facilities will be dedicated to 

the Town and which, if any, will remain private. All planned capital facilities 

for Point Wells shall be coordinated with the Town’s current service 

providers. 

CF/U.Policy-3a. The Town will work with sewer and water providers to transfer 

administrative services to the Town. 

CF/U.Policy-4a. All proposed electric and communication line extensions to the subarea 

shall be installed underground in public rights of way or utility easements.  

All underground utility installations outside of public rights of way shall be 

improved with appropriate landscaping. 

CF/U.Policy-5a. The Town will work with regional utility providers to ensure an 

appropriate level of service to Town residents. Major utility facilities shall be 

appropriately landscaped and where possible, screened from public views. 



- 

- 
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Transportation/Circulation Goal 

T/C.Goal-1 Vehicular access to and from Point Wells is of paramount concern. Upon 

application of a development proposal, transportation impacts are identified 

and fully mitigated. Richmond Beach Drive remains as a local access street to 

adjacent properties and the Richmond Beach neighborhood, with tasteful 

street improvements and pedestrian accommodations. Any secondary access 

through Woodway is designed and constructed to address environmental 

constraints and impacts to neighbors, and to accommodate multi-modal uses, 

including pedestrian, emergency services, and vehicular access. 

Transportation/Circulation Policies 

T/C.Policy-1a. Vehicular transportation access to the Upper Bluff will occur through the 

extension and termination of 238th Street S.W.outhwest and via a public 

street connected to 116th Avenue W. The streetscapes of both streets will be 

designed with narrow travel lanes, street-side landscaping, and separated 

pedestrian pathways. Any street lighting will adhere to the Town’s Dark Sky 

policy. 

T/C.Policy-2 A transportation corridor study and mitigation plan should be prepared and 

funded by development applicants under the direction of the Town, with 

input, participation, and leadership, as appropriate, of Shoreline, Snohomish 

County, and WSDOT. The scope of the study and mitigation plan shall be 

prepared by each jurisdiction with an emphasis on identification of impacts 

and mitigating measures, design improvements and associated costs, needed 

services, including design and financing for any multimodal solutions to 

improve mobility within the surrounding neighborhoods and communities. 

T/C.Policy-3 The needed improvements identified in the corridor study and mitigation plan 

should be built and operational concurrent with the occupancy of any 

approved phasing of the development. 

T/C.Policy-4 The maximum average daily traffic count emanating from or leaving Point 

Wells through Richmond Beach Drive should not exceed 4,000 average daily 

trips. The allowable average daily trips should not reduce the Town’s or 

Shoreline’s respective level of service standards in effect at the time of 

development application. 



- 

- 
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T/C.Policy-5 The development of any combination of residential andor/or commercial uses 

that would generate 250 or more average daily trips from Point Wells will 

cause the provision of a general-purpose public access road wholly within the 

Town that connects into Woodway’s transportation network and provides a 

full second vehicular access point from Point Wells. 

T/C.Policy-6 A secondary access from Point Wells through Woodway shall be a condition 

of development approval for any development or redevelopment of Point 

Wells of 25 or more residential units or commercial development that would 

generate the equivalent number of trips, or any combination thereof. Where 

provided, such secondary access shall be designed and constructed to address 

environmental constraints and accommodate multi-modal uses, including 

pedestrian, emergency services, and vehicular access.  

T/C.Policy-62a. The Town will coordinate with the City of Shoreline, the Richmond Beach 

Neighborhood, and affected property owners to ensure that transportation 

improvements related to the development within the Woodway Urban 

Village zoning district are compatible with the existing adjacent residential 

neighborhoods. 

T.Policy-3a. Transportation impacts associated with development within the Woodway 

Urban Village shall be fully disclosed in required environmental documents. 

The Town will coordinate with regional transit and transportation providers 

to ensure that proposed mitigation measures are complementary and 

compatible with neighborhood character. 

T.Policy-4a. Mitigation measures described in environmental documents to address 

impacts to the Town’s transportation network shall ensure that such measures 

are consistent with established level of service standards and preserve the 

Town’s streetscape character. 

T.Policy-5a. The Town shall work with property owners within and adjacent to the 

Woodway Urban Village zone district to provide safe and efficient 

connectivity to the Town’s street network, including access for pedestrians 

and emergency/public vehicles. 

T.Policy-6a Surface transportation access shall continue to be provided to the waterfront 

area through the existing transportation network of Richmond Beach Drive 

N.W. Future development of Point Wells should be designed to ensure that 



- 
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the maximum vehicle trips per day do not exceed the LOS stated in the 

transportation element. 

Capital Facilities/Utility Policies 

CF/U.Policy-1a. The Town will provide capital facilities to serve the projected needs of the 

subarea population. Capital facilities anticipated to serve the Upper Bluff will 

include local public streets; stormwater, water, and sewer facilities; and a 

neighborhood park. Fire protection, emergency medical services, and police 

protection will be provided from facilities located outside of the subarea. 

CF/U.Policy-2a. Capital facilities that will serve the existing land uses at Point Wells will 

include public streets and stormwater facilities.  As new development is 

proposed, the Town will negotiate with development proponents to determine 

which, if any, of required new capital facilities will be dedicated to the Town 

and which will remain private. All planned capital facilities for Point Wells 

shall be coordinated with the Town’s current service providers. 

CF/U.Policy-3a. The Town will work with sewer and water providers to transfer 

administrative services to the Town. 

CF/U.Policy-4a. All proposed electric and communication line extensions to the subarea 

shall be installed underground in public rights of way or utility easements.  

All underground utility installations outside of public rights of way shall be 

improved with appropriate landscaping. 

CF/U.Policy-5a. The Town will work with regional utility providers to ensure an 

appropriate level of service to Town residents. Major utility facilities shall be 

appropriately landscaped and where possible, screened from public views. 

Environmental Preservation/Protection Goal 

EP/P.Goal-1 Point Wells is a unique landform on Puget Sound with unique and sensitive 

environmental features that are identified and protected through federal, state, 

and local legislative edicts. The current site conditions and contamination is 

remediated and monitored to provide for a clean and safe environment for 

residents, visitors, flora, and fauna. Low impact development techniques are 

incorporated into site development and the near shore environment is 

preserved consistent with the goals, policies, and regulations of the Town’s 

Shoreline Master Program. 



_ 

_ 
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Environmental Preservation/Protection Conservation Policies 

EP/PC.Policy-1a. Conservation and preservation of natural resources shall be a major 

consideration in planning land developments throughout the subarea. The 

landslide hazard areas and wetlands situated in the Upper Bluff shall be 

designated by qualified professionals with buffers and building setbacks as 

regulated by the Town’s environmental policies and regulations. 

EP/PC.Policy-2a. The landslide hazard area associated with the uUpper bBluff is an 

important environmental corridor and wildlife habitat. Future land 

development in the subarea shall prepare environmental studies for the 

corridor to ensure the long-term preservation of wildlife and associated 

habitat. 

EP/P.Policy-3 Site restoration and clean-up will be managed by the State Department of 

Ecology, with participation and input by Snohomish County, each jurisdiction, 

and applicable service partners. 

EP/P.Policy-4 Extensive environmental review, documentation and analysis will be managed 

by the Town and funded by the applicants seeking entitlements. The scope of 

the environmental review will be determined by all jurisdictions and agencies 

affected by the proposal within the context of the State Environmental Policy 

Act (SEPA), including the impacts of sea level rise and climate change on the 

proposal. 

EP/P.Policy-5 The proposed location of buildings, streets, infrastructure, and other physical 

site improvements set out in the master plan shall avoid impacts to the site’s 

sensitive environmental constraints and features. The development agreement 

will include provisions for monitoring of the site’s environmental features 

including soil, groundwater, and sea level rise. 

EP/P.Policy-6 Consistent with the goals, policies, and regulations of the Town’s Shoreline 

Master Program, the site’s near-shore environment shall be restored and 

enhanced to predevelopment conditions and incorporate public access and 

passive open space improvements.  

EP/PC.Policy-73a. The redevelopment of Point Wells from the current industrial 

petroleum-related use to a future mixed-use urban village will require an 

extensive environmental clean up to ensure the suitability for residential and 

public use. The Town will coordinate with federal and state environmental 
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agencies responsible for monitoring clean-up efforts to ensure that all 

hazardous material has been adequately removed prior to any permit issuance 

by the Town. 

EP/PC.Policy-84a. Site development and building construction shall adhere to the 

highest level of sustainability certification (US Green Building Council) for 

the design, construction, and operation of buildings, homes, and 

neighborhoods. 

Governance Goal 

G.Goal-1 Planning for future development of Point Wells has been and will continue to 

be of interest to all three affected local jurisdictions - Snohomish County, 

Shoreline and Woodway. Pursuant to GMA, Vision 2040, and Countywide 

Planning Policies, Point Wells is annexed to Woodway and provided with 

urban services. Woodway has coordinated all aspects of the proposed 

development with affected jurisdictions and agencies to assure each 

jurisdiction’s respective interests are appropriately addressed.  

Governance Policy 

G.Policy-1 The Town’s institutional processes related to the planning, servicing, and 

administration of entitlements should be participatory, accountable, 

transparent, efficient, inclusive, and respect the rule of law. 

Future Subarea Plan Amendments 

The subarea plan is the official public policy of the Town that provides direction to public 

agencies and the general citizenry concerning the use, servicing, and conservation of land within 

the geographic boundaries of the subarea. It has been prepared in accordance with the 

Washington State Growth Management Act, the Puget Sound Regional Council Growth Strategy 

as prescribed in Vision 2040, and the Snohomish County Countywide Planning Policies. 

Consistent with state law and the Town’s municipal code, the subarea plan and attendant 

development regulations will be reviewed and evaluated on occasion to ensure it is up to date 

and addresses current issues. When revisions to the plan are necessary, the Town will utilize the 

process set forth in the Woodway Municipal Code at Section 15.04 to entertain and process 

amendment requests.  
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Appendixces 

Snohomish County Tomorrow Annexation Principles 

The following principles are intended as a “roadmap” for successful annexations but are not 

intended to require cities to annex all UGA lands. The desired outcome will reduce Snohomish 

County’s current delivery of municipal services within the urban growth area while 

strengthening the County’s regional planning and coordinating duties. Likewise, cities/towns will 

expand their municipal services to unincorporated lands scattered throughout the UGAs in 

Snohomish County. These principles propose altering historical funding and service delivery 

patterns. All parties recognize that compromises are necessary. 

1. The County and all Snohomish County cities will utilize a six-year time schedule which 

will guide annexation goals. This work will be known as the Six Year Annexation Plan. 

As follow-up to the county’s Municipal Urban Growth Area (MUGA) policies, those 

cities that have a (MUGA) land assignment, should designate this land assignment a 

priority. Each jurisdiction shall conduct its normal public process to ensure that citizens 

from both the MUGA areas and city proper are well informed. All Snohomish County 

cities have the option of opting in or out of this process. Cities that opt in will 

coordinate with the county to establish strategies for a smooth transition of services and 

revenues for the annexations proposed in the accepted Six Year Plan. 

2. Each city will submit a written report regarding priority of potential annexation areas to 

the county council every two years, at which time each city will re-evaluate its time 

schedule for annexation. This report will serve as an update to the Six Year Annexation 

Plan. 

The report to the county council should be based upon each city’s internal financial 

analyses dealing with the cost of those annexations identified for action within the 

immediate two-year time period. This analysis shall include: current and future 

infrastructure needs including, but not be limited to, arterial roads, surface water 

management, sewers, and bridges. A special emphasis should be given to the financing 

of arterial roads, including historical county funding and said roads’ priority within the 

county’s current 6-year road plan. Where financing and other considerations are not 

compelling, the city and county may “re-visit” the annexation strategies at the next two-

year interval. 

3. To facilitate annexation within urban growth areas (UGAs), the host city and the county 

may negotiate an Interlocal agreement providing for sub-area planning to guide the 
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adoption of consistent zoning and development regulations between the county and the 

city. Coordination of zoning densities between the county and the host city may require 

the revision of land use maps, adoption of transfer rights or other creative solutions. 

Upon completion of sub-area planning, if densities cannot be reconciled, then the issue 

would be directed to SCT for review and possible re-assignment to alternate sites 

within the UGA. 

The Interlocal Agreement would also address development and permit review and 

related responsibilities within the UGA, apportioning related application fees based 

upon the review work performed by the respective parties, and any other related 

matters. The format for accomplishing permit reviews will be guided in part by each 

city’s unique staffing resources as reflected in the Interlocal agreement between the 

host city and the county. 

4. The city and the county will evaluate the financial and service impacts of an annexation 

to both entities, and will collaborate to resolve inequities between revenues and service 

provision. The city and county will negotiate on strategies to ensure that revenues and 

service requirements are balanced for both the city and the county. These revenue 

sharing and/or service provision strategies shall be determined by individual ILAs to 

address service operations and capital implementation strategies. 

5. The county and the host city will negotiate with other special taxing districts on 

annexation related issues. Strategies for accomplishing these negotiations will be 

agreed to by the county and host city, and reflected in the host city’s annexation report. 

(See preceding Principle #2.) 

6. To implement the goals of the Annexation Principles regarding revenue sharing, service 

provision, and permit review transitions, the county and the cities will consider a 

variety of strategies and tools in developing Interlocal Agreements, including: 

• Inter-jurisdictional transfers of revenue, such as property taxes, Real Estate Excise 

Taxes (REET), storm drainage fees, sales tax on construction, and retail sales tax. 

Dedicated accounts may be opened for the deposit of funds by mutual agreement by 

the county and city; 

• Service provision agreements, such as contracting for service and/or phasing the 

transition of service from the county to the city; 

• Identifying priority infrastructure improvement areas to facilitate annexation of 

areas identified in Six Year Annexation Plans. 
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TOWN OF WOODWAY 

PLANNING COMMISSION 

RESOLUTION PC-2020-002 

A RESOLUTION OF THE WOODWAY PLANNING COMMISSION RECOMMENDING TO 

THE TOWN COUNCIL APPROVAL OF AMENDMENTS TO THE URBAN VILLAGE 

ZONE DISTRICT (WMC 14.40) AND CREATING A NEW SECTION ENTITLED URBAN 

VILLAGE DESIGN STANDARDS (WMC 14.60) 

WHEREAS, the Washington State Growth Management Act provides for the update, review, and 

revision of Comprehensive plans and subarea plans to ensure the plans and development 

regulations comply with the requirements of the Growth Management Act; and 

WHEREAS, the Town of Woodway and City of Shoreline are concerned that future development 

at Point Wells may present impacts to each community’s land use, transportation, 

infrastructure, neighborhoods, and form of governance that should be addressed through 

collaborative planning; and 

WHEREAS, the Woodway Town Council and Shoreline City Council agreed to jointly plan for 

Point Wells and provide updated development regulations to implement updated subarea plans 

for Point Wells; and 

WHEREAS, in October 2019, both jurisdictions signed a Settlement and Interlocal Agreement to 

jointly plan for the potential annexation of Point Wells and the preparation of coordinated 

subarea plans and development regulations to address future development at Point Wells; and 

WHEREAS, a “working group” of Woodway and Shoreline staff met over a series of meetings 

between November 2019 and September 2020 to coordinate the preparation of development 

regulations to regulated future land uses at Point Wells upon annexation; and 

WHEREAS, the Town’s Urban Village Zone text at WMC 14.40 has been amended to address 

revisions to the permitted uses, bulk regulation, parking, and transportation provisions of the 

Urban Village zone district; and 

WHEREAS, a new section is added to Town’s zoning ordinance at WMC 14.60 to provide urban 

design standards to ensure that new residential, commercial and mixed use developments 

within the Urban Village zone district are of high quality and appropriate to Woodway’s 

character and context; and 

WHEREAS, application of the Urban Village zone text and Urban Village Design Standards 

would only be applicable to new developments at Point Wells upon annexation to the Town; 
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and 

WHEREAS, a Notice of Adoption of proposed amendments was sent to the Department of 

Commerce on October 9, 2020; and 

WHEREAS, a SEPA Declaration of Non-Significance was issued September 21, 2020 but 

withdrawn on October 6, 2020 to investigate additional information; and 

WHEREAS, a new SEPA determination will be prepared prior to a decision on the subarea plan 

by the Town Council; and 

WHEREAS, a notice of public hearing was advertised in the Everett Herald newspaper, posted on 

Town bulletin boards, and posted on the Town’s website on September 24, 2020;  

NOW, THEREFORE, the Planning Commission of the Town of Woodway does hereby resolve as 

follows: 

Section 1. The Planning Commission adopts the staff report attached hereto as Exhibit A, the 

Urban Village Zone District (WMC 14.40), as amended and attached hereto as 

Exhibit B, and Urban Village Design Standards (WMC 14.60) attached hereto as 

Exhibit C, and recommends to the Woodway Town Council that the proposed 

zoning text amendments be adopted. 

PASSED by a vote of ______ in favor and ______ opposed this 21st day of October 2020 by the 

Planning Commission of the Town of Woodway. 

TOWN OF WOODWAY 

 

       

Per Odegaard, Chair 

ATTEST: 

 

       

Jill McCammon, Planning Commission Secretary 
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PLANNING COMMISSION RESOLUTIONS PC-2020-001 & PC-2020-002 

EXHIBIT A 

Staff Report to the Town of Woodway Planning Commission 

Regarding Proposed Amendments to the  

Comprehensive Plan for the Point Wells Subarea Plan 2020 and  

Related Action of Amendments to the Urban Village Zone District (WMC 

14.40) and Creating a new section Urban Village Design Standards (WMC 

14.60). 
 

Part 1: Introduction 

 

Applicant:   Town of Woodway 

23920 113th Place W. 

Woodway, WA 98020 

 

Public Hearing Date:  October 21, 2020 

 

Public Hearing Purpose: For the Planning Commission to receive public comments regarding 

proposed amendments to the Comprehensive Plan for the Point Wells 

Subarea Plan 2020 and related action of Amendments to the Urban 

Village Zone District (WMC 14.40) and the creation of a new section 

Urban Village Design Standards (WMC 14.60) and to forward a 

recommendation to the Town Council for action. The public notice for 

the proposals have been divided into two separate hearings: one for the 

subarea plan and one for the zone district and design standards. 

 

Location of Proposal: The proposed amendments are applicable to the geographic area 

contained in the Woodway Municipal Urban Growth Area Subarea Plan 

2015. The area includes approximately 35 acres referred to as the “Upper 

Bluff” and approximately 61 acres of the waterfront area referred to as 

“Point Wells”. The proposed amendments to the Urban Village Zone 

District and creation of the urban design standards only apply to the 

Point Wells area. 

 

SEPA Compliance: Pursuant to WMC 16.04. A determination of non-significance was issued 

on September 21, 2020, forwarded to the Town’s SEPA distribution list, 

noticed in the Everett Herald, and sent to affected property owners. The 

DNS was withdrawn on October 6, 2020 in order to investigate 

additional information and reconsider the significance of the proposal. A 

new threshold determination will be issued prior to the Town Council 

public hearings. 

 

Public Notification: A public notice for the public hearing was advertised in the Everett 

Herald, posted in several public places within the Town of Woodway, 

and sent to affected property owners on October 9, 2020. A “notice of 

intent to adopt amendment” (60-day notice) was sent to the Washington 

State Department of Commerce on September 24, 2020. 
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Part II: Background Information 

 

Point Wells is situated within Woodway’s Municipal Urban Growth 

Area (MUGA) and the City of Shoreline’s Future Service and 

Annexation Area (FSAA). A subarea plan for the Woodway MUGA was 

adopted in April 2013 and incorporated into the Woodway 

Comprehensive Plan in 2015 in conjunction with the required GMA 

periodic update. The City of Shoreline adopted a subarea plan for Point 

Wells in 2011.  

 

The Woodway MUGA subarea contains two distinct geographic areas: 

the waterfront area commonly known as Point Wells and the steep slope 

and upland area located east of the BNSF railroad right referred to as the 

Upper Bluff. The Upper Bluff was annexed into the Town in June 2015 

and is planned and zoned for low density residential development. The 

Point Wells portion of the subarea is in unincorporated Snohomish 

County and planned as urban village upon annexation to the Town. The 

current MUGA subarea plan is being renamed to Point Wells Subarea 

Plan 2020. 

 

In 2009, Snohomish County received an application to amend its 

comprehensive plan for Point Wells from Industrial to Urban Center. As 

part of the Urban Center comprehensive plan designation, the County 

received an application for the development of a dense mixed-use urban 

center. The application has a long history of review and consideration 

before local, regional, and state agencies and judicial appeals. Both the 

City and Town have been following the twelve-year review process and 

are equally concerned about the impacts that a major urban development 

could have on our respective communities. 

 

To this end, the jurisdictions signed an interlocal agreement (ILA) in 

June 2019 to work together to prepare coordinated subarea plans and 

development regulations that would be applicable to Point Wells upon a 

future annexation to either the Town or the City. As provided in the ILA, 

a joint work group consisting of staff from the two jurisdictions was 

formed and has been meeting regularly since fall 2019. The purpose of 

the work group is to develop a common set of policies and development 

regulations to be recommended for consideration to each respective 

Planning Commission and Council. A common set of policies and 

regulations have been prepared by the working groups and will be 

considered by both Planning Commissions later this Fall and action by 

both Councils soon thereafter. Although there are minor variations 

between both documents due to style and organization, the salient policy 

directions and regulations are materially consistent.  

 

Part III: Proposed Amendments  

 

A.  Municipal Urban Growth Area Subarea Plan / Renamed to Point Wells Subarea Plan 2020 

As mentioned above, the current Woodway Municipal Urban Growth 

Area Subarea Plan that was adopted in 2015 is being renamed to “Point 

Wells Subarea Plan 2020. Consistent with the 2015 subarea plan, the 
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amended subarea plan retains the policies applicable to the Upper Bluff 

and provides new or amended policies applicable to Point Wells. The 

following summarizes the key amendments to the goals/policies for Point 

Wells. 

 

Land Use: Other than reducing the density from high to medium density 

in the goal section of the original subarea plan, and changing the density 

calculation to “gross” rather than “net” there are no changes to the land 

use section. 

 

Capital Facilities: The only amendment to the Capital Facilities section is 

calling for the provision of alternative energy sources in the goal 

statement. No revisions are recommended to the policy section. 

 

Transportation: A new goal is added to the Transportation section that 

recognizes Richmond Beach Drive as the primary access to Point Wells 

and that any secondary access through Woodway would be designed to 

address environmental constraints and accommodate multi-modal trips. 

The policy section is amended to establish a maximum of 4,000 total 

average daily trips for Point Wells using Richmond Beach Drive and that 

a trip generation of 250 trips would provide for a secondary access road 

through Woodway.  

 

Environmental Protection: A new goal is added to the Conservation 

section (renamed Environmental Protection) that provides for the 

remediation of contaminated environments at Point Wells and that future 

development will provide for low-impact design and development 

techniques. Policy amendments address sustainable site planning and 

development techniques to avoid unmitigated environmental impacts. 

 

Governance: A new goal is provided to recognize the importance of 

coordinating the administration of land use decisions ensuring 

accountability, inclusivity, and respecting the rule of law. 

 

B. Urban Village Zone District 

The current Urban Village zone district was adopted in 2013, concurrent 

with the adoption of the original subarea plan designating Point Wells as 

Urban Village. The proposed amendments to the zone district have been 

coordinated with the City of Shoreline and primarily affect the permitted 

uses, development standards, bulk standards (building height, density, lot 

coverage), parking, and transportation sections. The following summary 

highlights the key provisions that are amendments to the current Urban 

Village zone text: 

 

14.40.030 Permitted Uses:  Single family detached uses are added to the 

Use table. Footnotes to the use table list a group of prohibited uses; such 

as drive thru establishments, adult use facilities, vehicle sales and 

servicing and other uses not deemed appropriate for the Point Wells 

location. 
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14.40.040-060 Development Standards:   The maximum density is 

established at 44 dwelling units per gross acre. (Note: The current UV 

district does not state whether density is in net or gross acre values). 

Building footprints are limited to 10,000 square feet and maximum unit 

yield per building is set at 60 units. 

 

The 75’ standard building height (with a possible bump to 125’) over the 

entire site is reduced to 45’ except for the area east of the BNSF railroad 

right of way where it will be 35’. Building heights west of the BNSF 

right of way could be increased to 75’ with an approved view corridor 

study indicating that the views from Richmond Beach Drive are not 

negatively impacted. 

 

Parking ratios are slightly increased for residential from 1.5 to 2.0 spaces 

per residential units with two or more bedrooms. 

 

14.40.070 Recreational Open Space: The current UV zone text regulates 

open space according to use; I. E. number of square feet per residential 

and non-residential uses. The amendment simplifies the open space 

requirement by requiring 10% of the gross area of the development or 

phase. 

 

14.40.080 Transportation: Transportation requirements in the current UV 

zone district are only addressed as a required study that is submitted as 

part of the submittal requirements. The amended UV district specifies 

that the maximum average daily trips (ADT) ingress/egress from Point 

Wells is set at 4000. The maximum daily trips that triggers the provision 

of a second access through Woodway is 250 ADT. In addition to a 

required transportation study, the amended UV text includes cross 

sections of primary and secondary streets. 

 

14.40.090 Design Standards: The current UV zone text addresses design 

and site standards through text statements. The amendments are in a 

separate section of the code at WMC 14.60 instead of incorporated into 

the UV zone text. The standards are basically the same and have been 

expanded using graphics to better depict preferred site and building 

elements. 

 

14.40.100 Landscaping, 14.40.120 Sustainability, and 14.40.150 Tree 

Preservation and Management: No significant changes to these sections. 

 

14.40.150 Development Agreement Required:  The current and amended 

versions both require a development agreement in accordance with state 

law as the entitlement approved by the Town Council. A provision for 

the Town administration to waive certain requirements of a development 

agreement for an individual project e.g. a single-family subdivision, is 

included to provide more administrative flexibility if the project provides 

superior benefits to the Town. 

 

14.040.160 Neighborhood Meeting and 14.40.170 Review Process: No 

changes to either section. The neighborhood meeting to present the 
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proposal to the surrounding neighborhood by the applicant and report 

requirements are unchanged. The review process provides for a public 

hearing before the Planning Commission and recommendation to the 

Town Council. Shoreline staff is invited to participate in the review 

process. 

 

14.40.180 Amendments to Regulations and Standards: Any amendment 

to the UV regulations requires consultation with the City of Shoreline 

and processing according to prescribed processing procedures. The same 

provision for mutual consultation is included in the Shoreline zone text 

in the event the City chooses to amend the ordinance. 

 

Part IV: Analysis - Review Criteria – Subarea Plan Amendments 

 

The Woodway code at 15.04.040 provides a set of criteria that is to be 

considered by the Planning Commission and Council when reviewing 

Comprehensive Plan amendments. The following presents an analysis of 

the consistency of the Comprehensive Plan amendments with each 

criterion. 

 

1. Whether the proposed amendment will further the goals, policies, 

and objectives of the Woodway comprehensive plan. 

 

Response: The plan’s goals, policies, and objectives will be 

furthered with the amendment. Specifically, the plan’s vision 

statement states that “Point Wells is redeveloped for a combination 

of desired mixed land uses on the waterfront, a restored shoreline 

ecology, substantial public access, and recreational opportunities 

consistent with the Woodway Municipal Urban Growth Area 

Subarea Plan.” 

 

Original LU.Goal–2a of the Woodway Municipal Urban Growth 

Area Subarea Plan (that is being renamed Point Wells Subarea Plan 

2020) “provides for the annexation of Point Wells and to be 

developed pursuant to an approved master plan/development 

agreement resulting from a coordinated planning effort between the 

property owner, the Town, and the City of Shoreline. The master 

plan/development is a well-designed, pedestrian-oriented, 

sustainable, mixed-use urban village that is supported by adequate 

infrastructure and complements surrounding neighborhoods.”  

 

The current Land Use goal statement is being amended to add that 

the development will be a primarily residential in use and designed 

consistent with adopted urban design standards. The policies to 

implement the Land Use goal address density, design standards, and 

mix of uses are consistent with the overall vision for future 

development at Point Wells. 

 

The Transportation goal T/C.Goal-1 notes that access to and from 

Point Wells is of paramount concern and provides for mitigating 

impacts to Richmond Beach Drive and a well-designed second 
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access through the Town. The policies to implement the goal address 

limiting trips that provide a cap on overall development and ensuring 

that any secondary access through the Town be designed to mitigate 

environmental and neighborhood impacts.  

 

The Capital Facilities/Utilities goal CF/U.Goal-1 provides for a full 

range of urban services and the provision of alternative energy 

sources. Policies to implement the goal provide for management of 

urban service providers by the Town and the provision of 

undergrounding utility services. 

  

The Environmental Protection goal EP/P.Goal-1 calls for the 

identification and protection of the unique environmental features of 

area and the provision of low impact development techniques for 

future development. The environmental protection policies 

implement the goal through the remediation of site contamination, 

preservation and/or avoidance of significant features, and using the 

Town’s Shoreline Master Program to address planning and 

development in the near shore area. 

 

The Governance goal G.Goal-1 notes that Point Wells is annexed to 

Woodway and the policies provide for collaboration with affected 

jurisdictions and the public. 

 

2. Whether the proposed amendment will result in significant adverse 

impacts to the planning area’s transportation network, capital 

facilities, utilities, parks, and environmental features.  

 

Response: The amendment proposal will not result in significant 

adverse impacts to the planning area’s transportation, capital 

facilities, parks, and environmental features. The plan’s goals and 

policies clearly establish that impacts will be further evaluated at 

such time that any project-related proposal is submitted to the Town 

following annexation. 

 

3. Whether the proposed amendment is consistent with the Growth 

Management Act, the Snohomish County-wide planning policies, 

other applicable inter-jurisdictional policies and agreements, and/or 

other state or local laws. 

 

Response: The subarea plan is consistent with the Growth 

Management Act, the Snohomish Countywide Planning Policies, and 

the Puget Sound Regional Council’s adopted growth strategy (Vision 

2040). These state, regional, and county policies are used to guide 

the development of plans and development regulations for the 

subarea. The Snohomish County Comprehensive Plan designates the 

subarea as the Woodway Municipal Urban Growth Area (Woodway 

MUGA). 

 

The Snohomish Countywide Planning Policies provide for the 

planning, development, and annexation of unincorporated land 
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situated in a municipality’s MUGA. Specifically, Countywide 

Planning Policy DP-5 establishes the factors to be included in 

comprehensive plans for UGAs, and enables cities to prepare and 

adopt plans and development regulations for Municipal UGAs to 

which the city or town has determined it is capable of providing 

urban services at some point in the future via annexation. Further, 

policy DP-17 states that “city comprehensive plans should have 

policies on annexing the areas in their unincorporated Urban 

Growth Area/Municipal Urban Growth Area”. In addition, policy 

J-1 provides for coordination of “County and municipal planning 

particularly for urban services, governance, and annexation. 

Interlocal agreements for this purpose are encouraged pursuant to 

the Interlocal Cooperation Act”. The County and the Town have 

jointly adopted interlocal agreements dealing with the annexation of 

land within the Town’s Municipal Urban Growth Area in 2016 and 

2018 respectively. 

 

The Puget Sound Regional Council’s adopted regional growth 

strategy, Vision 2040, directs unincorporated lands to annex to 

affiliated cities with services provided by the adjacent municipality. 

The Vision 2040 goal for unincorporated urban growth areas states 

that “all unincorporated lands within the urban growth area will 

either annex into existing cities or incorporate as new cities.” 

Multicounty policies provide for unincorporated lands adjacent to 

cities to be affiliated with such cities and that annexation is preferred 

over incorporation. Additional policies support the provision of 

urban services to unincorporated urban areas by the adjacent city. 

 

4. Whether the proposed amendment erodes the purpose, goals, and 

policies of the comprehensive plan. 

 

Response: The subarea plan does not erode, but instead enhances the 

underlying goals and policies of the comprehensive plan. The 

subarea plan provides the following visions for Point Wells and the 

Upper Bluff: 

 

The vision for the Point Wells portion of the subarea is: 

“To create a unique, primarily residential, Puget Sound community 

compatible with surrounding neighborhoods. Any mixed-use 

buildings will be pedestrian-oriented and incorporate exceptional 

architecture, environmentally sustainable design, and building 

heights that preserve public view corridors. The community will be 

designed and developed with low-impact, environmentally 

sustainable development practices and infrastructure, and include a 

restored natural environment, well-designed public gathering 

spaces, and a waterfront that emphasizes habitat restoration and 

public access. Point Wells will be designated as an Urban Village 

and will be annexed to Woodway and provided with a full range of 

municipal services.” 

 

The vision for the Upper Bluff portion of the subarea is: 
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“To create a well-designed single-family residential neighborhood 

that complements adjacent neighborhood character, preserves public 

view corridors and environmentally critical areas, and provides 

pedestrian access to the planned neighborhood park/open space.” 

 

These vision statements are implemented with a set of goals and 

policies to bring the vision statements to fruition at such time that 

Point Wells in annexed to Woodway and the Town council approves 

a development agreement for future development. 

 

Part V: Findings and Conclusions 

 

The proposed amendments to the subarea plan and the Town’s zoning 

ordinance have been prepared consistent with the applicable provisions 

of the Washington State Growth Management Act and related state laws. 

Further, both the subarea plan and zoning district amendments have been 

prepared in collaboration with the City of Shoreline to ensure that policy 

direction and development regulations are coordinated for Point Wells. 

As such, the Town staff makes the following findings: 

 

1. The Woodway Town Council and Shoreline City Council approved a 

settlement and interlocal agreement in June 2019 to prepare 

coordinated subarea plans and development regulations for Point 

Wells. 

2. A staff working group of both jurisdictions met between November 

2019 and September 2020 to prepare coordinated subarea plans and 

development regulations. 

3. The working group completed drafts of the respective plans and 

development regulations and both staffs have briefed our respective 

Planning Commissions in September 2020. 

4. The Town’s SEPA Official issued a duly noticed Determination of 

Non-Significance on September 21,2020. The Determination of Non- 

Significance was withdrawn, however, on October 6, 2020 in order 

to investigate additional information. A new Determination will be 

issued prior to the public hearing to be conducted by the Town 

Council. 

5. A notice of SEPA determination was advertised in the Everett 

Herald, posted in public places in the Town and sent to affected 

property owners on September 23,2020. 

6. A Notice of Intent to Adopt Amendments was sent to the Dept. of 

Commerce on September 24, 2020. 

7. The amendments to the subarea plan have been evaluated pursuant to 

the amendment criteria in 15.04.040 and found to be consistent. The 

amendments to the Urban Village Zone district (14.40) and creation 

of the Urban Village Design Standards (14.60) further the vision, 

goals, and policies of the Point Wells Subarea Plan 2020. 

8. The amendments to the Subarea Plan have been prepared in 

consideration of the Snohomish County countywide planning 

policies and found to be consistent with applicable policies related to 

joint planning, development patterns, annexation, transportation and 

public facilities and services. 
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9. Pursuant to countywide planning policies the Town and County 

adopted an interlocal agreement and amendments thereto in 2016 and 

2018. 

10. A notice of the public hearing before the Planning Commission was 

advertised in the Everett Herald, posted public hearing notices in 

public places, and sent to affected property owners on October 9, 

2020. 

11. The Planning Commission conducted public hearings on October 21, 

2020 to consider public testimony on the proposed amendments. 

 

Part VI: Recommendation 

 

Based on the above findings and conclusions, staff recommends that the 

Planning Commission recommend approval of the proposed Point Wells 

Subarea Plan 2020 and amendments to the Urban Village Zone District 

14.40 and Urban Village Design Standards 14.60 set forth in Resolutions 

No. PC-2020-001 & PC-2020-002. 
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PLANNING COMMISSION RESOLUTION PC-2020-002 | EXHIBIT B 

CHAPTER 14.40: URBAN VILLAGE ZONE DISTRICT 
Sections: 

14.40.010    Established. 

14.40.020    010    Purpose and applicability. 

14.40.020    Relationship to other regulations 

14.40.025    Minimum zoning criteria. 

14.40.030    Permitted uses. 

14.40.035    Prohibited uses. 

14.40.038    UV zone district performance standards. 

14.40.040    Bulk requirementsDevelopment standards. 

14.40.045    General performance standards. 

14.40.050    Site and building design standardsBuilding Height. 

14.40.055    General landscaping requirements. 

14.40.060    Parking lot landscaping. 

14.40.065    Perimeter landscaping. 

14.40.070    Submittal requirements Recreation and Open Space. 

14.40.080    Transportation. 

14.40.090    Design Standards. 

14.40.100    Landscaping. 

14.40.110    Signs. 

14.40.120    Sustainability. 

14.40.130    Outdoor Lighting. 

14.40.140    Tree Preservation and Management 

14.40.150    Development Agreement Required 

14.40.075    160    Pre-application nNeighborhood meeting required. 

14.40.080    170    Review process and criteria--Development agreement required. 

14.40.180    Amendments to regulations and standards. 

14.40.085    Design Review Board. 

14.40.090    Major and minor plan revisions. 

14.40.095    Adoption of Snohomish County codes related to vested applications. 

14.40.100    Recordation. 

14.40.010 ESTABLISHED. 

An urban village (UV) zone is established. The land uses and standards for this zone are 

established in this chapter. 

14.40.020 010 PURPOSE AND APPLICABILITY. 

The primary purpose of the Urban Village (UV) zone district is to implement the goals and 

policies of the Point Wells Subarea Plan which envisions a pedestrian-orientedprovide for a 

mixed-use development consisting of primarily residential uses in a variety of housing types 

with limited commercial uses along with public recreation access.consistent with the goals and 

policies of the urban village land use designation in the Town of Woodway comprehensive 

plan. The zone district is applied to the land designated as urban village on the Woodway 

Municipal Urban Growth Area (MUGA) Land Use Map and will become effective upon 

annexation to the Town pursuant to Chapter 35A.14 RCW.  



- 
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14.40.020 RELATIONSHIP TO OTHER REGULATIONS. 

Development in the Urban Village zone district is governed by WMC Titles 13-16 including 

the Town’s Shoreline Master Program (Ordinance 19-600). Where conflicts occur between 

provisions of this subchapter and other Town regulations, the more restrictive provisions shall 

apply. 

14.40.025 MINIMUM ZONING CRITERIA. 

A. A tract of land proposed for UV zoning shall contain sufficient area to create a contiguous 

tract of UV zoned land at least five acres in size. 

B. A tract of land must be in single ownership or, for multiple parcels, under unified control. 

This requirement shall apply during preliminary and final plan stages to ensure continuity 

of plan development. 

C. Zoning requests must be accompanied by a preliminary development plan prepared by a 

team of design professionals in compliance with the regulations and requirements of this 

chapter. 

D. Preliminary and final plans must comply with bulk regulations contained in Section 

14.40.040. 

E. All utility services and distribution lines shall be located underground and the area must be 

served by public water and sewer services and paved streets, paved private roads, or paved 

common access areas.  

14.40.030 PERMITTED USES. 

A. The followingLand uses listed in Table 14.40.030 (A) are permitted subject pursuant to an 

approved development agreement as set forth in Section 14.40.080:. 

B. Land uses not listed in Table 14.40.030 (A) may be permitted as part of an approved 

development agreement, provided the development agreement includes written findings 

that the unlisted land use(s) is consistent with the Point Wells Subarea Plan and the purpose 

of this subchapter. 

Table 14.40.030 (A) 

SPECIFIC LAND USE 

Live/work units 

Assisted Living Facilities 

Apartment/Multifamily 

Single-Family Attached (Townhomes) 

Single-family Detached1 

Eating and Drinking Establishments (excluding Gambling Uses) 

Hotel/Motel 

General Retail Trade/Services2 

Professional Office 

Parks and Trails 

Recreation/cultural 

Personal services 
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Financial institutions 

Parking structures and surface parking lots, accessory to a primary use 

Health and fitness facilities 

General government/public administration 

Fire facility 

Police facility 

Utilities3 

Wireless Telecommunication Facility4 

Home Occupation 

Accessory dwelling units 

Footnotes: 

1. Subject to 35’ maximum building height and 30% lot coverage 

2. These general retail trade/services are prohibited in the UV zone: 

a. Adult use facilities; 

b. Smoke/vape shop (a business that sells drug paraphernalia and 

smoking products); 

c. All businesses that are prohibited under the Town’s business license 

regulations; 

d. Firearm sales; 

e. Pawnshops; and 

f. Vehicle sales and service. 

3. Utility facilities necessary to serve development in the UV zone are permitted. 

4. Subject to the provisions of WMC 14.46 

  

A. Art galleries and studios; 

B. Residential dwellings:  single-family attached, multiple-family residential, townhouse 

dwellings; 

C. Personal and professional services; 

D. General office, real estate, and financial institutions; 

E. Retail sales and service; 

F. Hotel, motel, and bed and breakfast establishments; 

G. Public/private community and country clubs; 

H. Electric vehicle infrastructure; 

I. Fallout shelters; 

J. Schools and churches; 

K. Eating and drinking establishments; 

L. Daycare centers; 

M. Governmental buildings and facilities; 

N. Health clubs and recreational facilities; 

O. Medical facilities and licensed practitioners; 

P. Museums; 

Q. Mortuaries; 
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R. Boat launch facilities; 

S. Farmers markets; 

T. Public facilities and utilities; 

U. Transit centers; 

V. Parking garages; 

W. Swimming pools; 

X. Wireless communication facilities; 

Y. Railroad rights-of-way; 

Z. Other uses not listed that are consistent with the purposes of the UV district and as 

approved by the Director.  

14.40.035 PROHIBITED USES. 

A. The following uses shall not be allowed: 

1. Accessory apartments; 

2. Dwellings, attached, single-family; 

3. Dwellings, duplex; 

4. Dwellings, single-family; 

5. Family daycare homes; 

6. Foster homes; 

7. Garages, detached:  private accessory; 

8. Garages, detached:  private non-accessory; 

9. Greenhouses, lath houses, and nurseries:  retail; 

10. Greenhouses, lath houses, and nurseries:  wholesale; 

11. Guest houses; 

12. Hazardous waste storage and treatment facilities, on site; 

13. Kennels; 

14. Mini-self storage; 

15. Stables; and 

16. Wholesale establishments. 

B. Other uses determined by the Director to be inconsistent with the urban village goals and 

policies of the comprehensive plan.  

14.40.038 UV ZONE DISTRICT PERFORMANCE STANDARDS. 

In addition to the minimum zoning criteria and general performance standards set forth herein, 

the following are specific performance requirements in the UV zone district: 

A. All permitted uses shall be entirely contained within an enclosed structure except the 

following: 

1. Public utility transmission facilities; 

2. Eating establishments where the space for outdoor public service is adjacent to the 

closed structure and does not disrupt vehicular traffic within or adjacent to the zone; 

3. Permitted signing; 

4. Parking and loading facilities; 

5. Plant nurseries; 

6. Outdoor storage areas, when in conjunction with an enclosed principal use; and 

7. Public realm. 
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B. No outside loading and unloading of goods and materials shall occur between the hours of 

eleven p.m. and seven a.m. unless approved in writing by the Director based upon a 

showing that any resulting impact to adjoining properties is minor.  

14.40.040 DEVELOPMENT STANDARDSBULK REQUIREMENTS. 

A. Residential Density. Residential dDevelopment shall maintainprovide a minimum density 

of twelve dwelling units per acre and a maximum density of forty-four44 dwelling units per 

gross developable acre. 

B. No building within the development shall exceed 60 dwelling units. 

C. No building within the development shall have a footprint that exceeds 10,000 square feet. 

D. Setbacks. Setbacks shall be consistent with applicable design standards and identified as 

part of an approved development agreementFront setbacks may be reduced to zero only if 

such reduction will not have a likely impact upon future right-of-way needs and/or right-of-

way improvements as determined by the Town Engineer. Setbacks for rear and side yards 

are zero feet. 

E. Lot dimensions. There is no minimum lot size or width. Any subdivision of land or 

alteration of property lines is subject to WMC Title 13, Subdivisions. 

F. Utilities. All utilities, including transmission and distribution, shall be underground. 

Location of utilities and mechanical areas shall comply with applicable design standards set 

forth in WMC 14.60. 

G. Drive-thrus. Drive-thrus are prohibited. 

Permitted uses allowed in the UV zone district shall be in compliance with the following: 

14.40.50 BUILDING HEIGHT 

A. Building Height. The maximum building height shall be seventy-five45 feet, except areas 

east of the BNSF railroad right-of-way the maximum building height shall be 35 feet.  

A.B. The maximum building height may be increased to 75 feet west of the BNSF railroad 

right-of-way provided the applicant conducts a view analysis demonstrating that public 

views from Richmond Beach Drive to Admiralty Inlet are not impacted (as depicted on 

Figure 14.40.050(1)). The view analysis and accompanying height limits shall be reviewed 

and approved concurrently with a development agreementThe Director may recommend a 

height increase in appropriate locations within the urban village of up to an additional fifty 

feet beyond that otherwise allowed when the applicant prepares an environmental impact 

statement pursuant to Chapter 16.04 and where such increased height in designated 

locations does not unreasonably interfere with the views from nearby residential structures. 

B.A. Setbacks. Front setbacks may be reduced to zero only if such reduction will not have a 

likely impact upon future right-of-way needs and/or right-of-way improvements as 

determined by the Town Engineer. Setbacks for rear and side yards are zero feet. 

C.A. Density. Residential development shall maintain a minimum density of twelve dwelling 

units per acre and a maximum density of forty-four dwelling units per acre. 

C. Building height shall be measured pursuant to WMC 14.08.020. 

D. Open Space. 

1. All developments in the UV zone must have a coherent integrated open space network 

that links together the various open spaces within the project. 

2. All developments must provide open space at a rate of one hundred fifty square feet per 

residential unit and two percent of the floor area of nonresidential development 

(excluding parking), at least fifty percent of which must be accessible to the public as 
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an active recreation area.  At least twenty-five percent of the required active recreation 

area must be located on a single tract. Those portions of required sidewalks that abut an 

active recreation area may be counted toward the fifty percent active recreation open 

space requirement. 

3. On-site recreational open space for residential and nonresidential developments must be 

designed and improved to allow one or more active uses. Active uses include: 

a. Playgrounds developed with children’s play equipment; 

b. Outdoor sports courts (such as volleyball, basketball or tennis courts), swimming 

pools, and similar facilities; 

c. Picnic areas with permanent tables, benches or gazebos; 

d. Community gardens for use by residents; 

e. Improved trails or paths not otherwise required to provide pedestrian connections; 

f. Plazas; 

g. Courtyards; 

h. Forecourts; or 

i. Rooftop gardens; and 

j. Other active recreational uses approved by the Director. 
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Figure 14.40.050 (1) 



r 
( 	 e 

r 

 

Planning Commission Resolution PC-2020-002 | Exhibit B Page 8 of 26 

E. 14.40.060 PARKING. 

1.A. Development in the UV zone must shall comply with the following parking ratios: 

Table 1. Parking Ratios 

Parking Ratios 

Table 14.40.060 (1). 

Use Minimum Maximum Bicycle Parking 

Restaurants 2 stalls/1,000 net 

square feet (nsf) 

8 stalls/1,000 nsf 2 spaces minimum 

Retail 2 stalls/1,000 nsf 4 stalls/1,000 nsf 2 spaces minimum 

Office 2 stalls/1,000 nsf 4 stalls/1,000 nsf 2 spaces minimum 

Hotel/Motel Parking analysis   

Assisted Living 1 stall/3 beds   

Personal 

Services 
2 stalls/1000 sf 

  

Health & 

Fitness 

Facilities 

2 stalls/1000sf 

  

Residential 

(units with 2 or 

more 

bedrooms> 

1,000 sq. ft. 

each) 

1.52 stalls per unit 2.5 stalls per unit 2 spaces minimum 

Residential 

(units with 

fewer than 2 

bedrooms< 

1,000 sq. ft. 

each) 

1 stall per unit 1.5 stalls per unit 2 spaces minimum 

Public parks 

and open space 

To be determined 

as part of the 

project master 

plan 

  

Senior Housing 0.5 stalls per unit 1 stall per unit 2 spaces minimum 

All Other Uses See Section 14.40.040(E)(4) below--2 spaces minimum 

 

Note: Square footage in the table above refers to net usable area and excludes walls, 

corridors, lobbies, bathrooms, etc. 

B. If the formula for determining the number of parking spaces results in a fraction, the 

number of parking spaces shall be rounded to the nearest whole number, with fractions of 

0.50 or greater rounding up and fractions below 0.50 rounding down. 
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2. Parking must be located under, behind, or to the side of buildings. Parking lots must be 

landscaped pursuant to Section 14.40.060. 

3. Parking garage entrances must be minimized, and where feasible, located to the side or 

rear of buildings. Lighting fixtures within garages must be screened from view from the 

street. Exterior architectural treatments must complement or integrate with the 

architecture of the building through the provision of architectural details such as: 

a. Window openings; 

b. Plantings designed to grow on the facade; 

c. Louvers; 

d. Expanded metal panels; 

e. Decorative metal grills; 

f. Spandrel (opaque) glass; and 

g. Any other architectural detail approved under Section 14.40.080 that reduces and 

softens the presence of above ground parking structures. 

4.C. Uses not listed in or uses listed with a parking ratio referring to “Parking analysis” in 

Table 14.40.060(1) shallsubsection (E)(1) of this section, Table 1, must undergo a parking 

demand analysis prepared by an independent consultanta qualified professional with 

expertise in parking demand studies. The parking demand study shall be reviewed and 

approved concurrently with a development agreement analysis to ensure no more than the 

necessary amount of parking is provided. An increase of up to twenty percent above the 

estimated parking demand may be approved under Section 14.40.080 when historical data 

of a particular use indicate additional parking is necessary to properly serve a use or uses at 

a site. 

D. Public parking areas shall be distributed throughout the project and provided at a rate 

appropriate to serve publicly-accessible recreation and open space areas. 

5.E. An applicant may request a reduction from of the minimum required parking spaces with 

the approval of a parking management plan. The parking management plan shall be 

reviewed and approved concurrently with a development agreement. requirements as 

specified in subsection (E)(1) of this section, Table 1, may be approved under Section 

14.40.080 if a shared parking study based on either the Urban Land Institute Shared 

Parking Report, ITE Shared Parking Guidelines, or other approved procedures is prepared 

by an independent consultant with expertise in performing shared parking studies.  The 

study must demonstrate that the development will result in a more efficient use of parking 

provided the combined peak parking demand is less than that required in subsection (E)(1) 

of this section, Table 1. The number of spaces required for an approved shared parking 

plan shall be based on the number of spaces estimated to be the combined use peak parking 

demand.  

14.40.045 GENERAL PERFORMANCE STANDARDS. 

A. Development applications for permitted uses included in Section 14.40.030 shall conform 

to the following design principles set forth in the Town of Woodway Urban Village Design 

Guidelines and Standards: 

1. Connectivity. 

2. Sensitivity to the natural resources and sustainability. 

3. The public realm. 

4. Streetscapes. 
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5. Building orientation and parking. 

6. Street level for mid/high rise buildings. 

7. Open space and view corridors. 

8. Architectural compatibility and quality. 

B. Development Phases. Where the proposal contains more than one phase, all development 

shall occur in a sequence consistent with the phasing plan, which shall be presented as an 

element of the preliminary plan unless revisions are approved by the Director. 

C. Building Design. Buildings shall be designed to be compatible with their surroundings, 

both within and adjacent to the UV zone. 

D. Restrictive Covenants. Restrictive covenants shall be provided which shall ensure the long-

term maintenance and upkeep of landscaping, storm drainage facilities, other private 

property improvements, and open space areas and facilities. Further, the covenants shall 

reference the approved binding site plan(s) and shall provide that the Town of Woodway is 

an additional beneficiary with standing to enforce, and shall preclude the avoidance of 

performance obligations through lease agreements. 

E. Off-Street Parking. Permanent off-street parking shall be in accordance with Section 

14.40.040(E)(1), Table 1. 

F. Signage. Signs for business identification or advertising of products shall conform to the 

approved sign design scheme submitted with the final plan, and must comply with Section 

14.40.050. 

G. Noise. Noise levels generated within the development shall not exceed those established in 

Section 6.08.031 or violate other laws or regulations relating to noise. Noise of machines 

and operations shall be muffled so as to not become objectionable due to intermittence or 

beat frequency, or shrillness. 

H. Landscaping. General landscaping requirements shall be in accordance with Sections 

13.36.040 and 14.40.050. 

I. Supplemental Standards. 

1. Neighborhood Meeting. A neighborhood meeting shall be held pursuant to Section 

14.40.075; 

2. Negotiation of Binding Agreements. The applicant shall successfully negotiate binding 

agreements for public services, utilities, or infrastructure that are to be provided by 

entities other than the Town prior to the Town approving a development permit that 

necessitates the provision of public services, utilities, or infrastructure; 

3. Phasing of Development Applications. Development applications may be planned and 

programmed in phases; and 

4. Intensity of Development. The intensity of development shall be consistent with the 

level of service standards adopted by the entity identified as providing the public 

service, utility, or infrastructure.  

14.40.050 SITE AND BUILDING DESIGN STANDARDS. 

In addition to the provisions of Section 14.40.040, proposed uses shall conform to the 

following site design standards: 

A. Signage. 

1. Signs must fit with the overall architectural character, proportions, and details of the 

development; 
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2. The base of any freestanding, pole, ground, or monument sign must be planted with 

shrubs or seasonal flowers; 

3. Electronic reader boards and signs that include flashing, chasing, moving, or animation 

are prohibited; 

4. Freestanding or pole signs located along adjacent streets may be permitted if they meet 

the following criteria: 

a. No more than fifteen feet in height; 

b. Designed with two poles placed at the outermost sides of the sign face; 

c. No more than forty-five square feet in sign area per face; and 

d. Constructed of materials matching one or more buildings located on the site. 

B. Trash Enclosures and Rooftop Mechanical Equipment. 

1. Garbage collection and service areas must be placed away from public right-of-way and 

screened from view on all sides with solid evergreen plant material or architectural 

treatments similar to those used in the design of the adjacent building. 

2. Rooftop mechanical equipment must be screened by an extended parapet wall or other 

roof forms that are integrated with the architecture of the building. 

C. Lighting. 

1. All lighting fixtures must be equipped with a "cut-off," which is either an external 

housing or internal optics that directs light downward. 

2. Flashing lights are prohibited, except for low wattage holiday and limited special 

occasion accent lights. 

3. Lighting directed upward above the horizontal plane (up-lighting) is prohibited. 

D. Building Step-Backs and Roof Edge. 

1. Any part of the building facade over sixty feet high facing a public right-of-way and 

those portions of buildings facing a non-UV zone district must be stepped back at least 

ten feet from the first floor facade. 

2. Facades of floors that are stepped back must be distinguished by a change in elements 

such as window design, railings, trellises, details, materials and/or color so that the 

result is a rich and organized combination of features that face the street.  Balconies 

may extend into the step-back areas. 

3. Buildings with pitched roofs must have a minimum slope of 4:12. 

4. An alternative step-back may be approved provided the effect is that the upper floor(s) 

appears to recede from view. 

E. Building Massing and Articulation. 

1. Buildings over thirty feet in height must distinguish a "base" at ground level using 

articulation and materials such as stone, masonry, or decorative concrete. 

2. The "top" of the building must emphasize a distinct profile or outline with elements 

such as projecting parapet, cornice, upper-level setback, or pitched roofline. 

3. For buildings over sixty feet in height, the "middle" of the building may be 

distinguished from the top and base by a change in materials or color, windows, 

balconies, step-backs, and signage. 



'0 

 

Planning Commission Resolution PC-2020-002 | Exhibit B Page 12 of 26 

4. An alternate design for massing and articulation may be approved under Section 

14.40.080 provided the design reduces the apparent bulk of multi-story buildings and 

maintains pedestrian scale. 

F. Building Ground-Level Detail and Transparency. 

1. Facades of commercial and mixed-use buildings that face the streets must be designed 

to be pedestrian-friendly through the inclusion of at least three of the following 

elements: 

a. Kick plates for storefront windows; 

b. Projecting window sills; 

c. Pedestrian scale signs; 

d. Canopies or awnings; 

e. Plinth; 

f. Containers for seasonal plantings; 

g. Ornamental tile work; 

h. Pilasters; 

i. Cornices; 

j. Medallions; or 

k. An element not listed above that is approved by the Director, if it reinforces the 

character of the streetscape and encourages active and engaging design of the 

pedestrian edge of the streetscape. 

G. Weather Protection. 

1. Overhead weather protection elements such as canopies must be installed on street-

facing facades along county arterials and streets intended for pedestrian activity and 

connectivity within the urban center. Canopies or awnings must be a minimum of five 

feet in width. 

2. Canopies or awnings must be at least ten feet, but not more than thirteen feet, above the 

sidewalk. 

H. Blank Walls. 

1. Blank walls longer than twenty feet must incorporate two or more of the following: 

a. Vegetation, such as trees, shrubs, ground cover, and/or vines adjacent to the wall 

surface; 

b. Artwork, such as bas-relief sculpture, murals, or trellis structures; 

c. Seating area with special paving, lighting fixtures, and seasonal plantings; and/or 

d. Architectural detailing, reveals, contrasting materials or other techniques that 

provide visual interest.  

14.40.055 GENERAL LANDSCAPING REQUIREMENTS. 

A. A landscape plan, prepared by a certified landscape architect, shall be submitted in concert 

with the binding site plan application and, at a minimum, include the following: 

1. An assessment of whether temporary or permanent irrigation is required to maintain the 

proposed landscaping in a healthy condition; 

2. Street trees and other right-of-way planting; 
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3. The location, caliper, and species of all significant trees located on the site that are 

proposed to be removed; 

4. The location, caliper or height, and species of all replacement trees to be planted; 

5. A description of why significant trees cannot or should not be retained; 

6. A description and approximate location of any trees on adjoining properties that may be 

directly affected by any proposed activities; and 

7. The delineation of clearing limits consistent with applicable land-disturbing activity site 

plans required pursuant to Chapter 12.06. 

B. Planting areas outside of the right-of-way may include landscape features such as 

decorative paving, sculptures, fountains, rock features, benches, picnic tables, and other 

amenities; provided that the area devoted to such features may count toward no more than 

twenty percent of the total required perimeter and parking lot landscaping area.  Use of 

bark, mulch, gravel, and similar nonvegetative material shall be minimized and used only 

to assist plant growth and maintenance or to visually complement plant material. 

C. An accessible route of travel meeting construction code barrier free requirements may cross 

a required landscape area at a ninety-degree angle or as close to a ninety-degree angle to 

the road right-of-way as conditions allow. 

D. The following minimum planting standards apply: 

1. Evergreen and deciduous trees shall be at least eight feet high at the time of planting; 

2. Deciduous trees shall have a minimum diameter of one and one-half inches caliper at 

the time of planting; provided that the combined diameter measurements of groupings 

of under-story trees, such as vine maples, may be used to meet this requirement; 

3. Evergreen and deciduous shrubs shall be at least eighteen inches high at the time of 

planting; 

4. Trees shall be of a size and type projected to reach a height of at least twenty feet in ten 

years, except where under-story or low-growing trees are specifically approved or 

required by the Director; 

5. Trees shall be planted at least five feet from adjoining property lines, except as may be 

approved for landscaping along road frontages. 

E. All landscape materials shall meet or exceed current United States standards for nursery 

stock published by the American Nursery and Landscape Association and consist of native 

species. The applicant shall use a list of acceptable species prepared by the Director or may 

substitute a species with similar characteristics not on the list with the Director’s approval. 

F. To promote stabilization and continued healthy growth of the landscape areas required by 

this section, a qualified landscape designer shall determine the need for irrigation. An 

irrigation plan shall be submitted together with the required landscape plan. 

G. Street trees are required to be planted along public and private roads according to the road 

cross section submitted as part of the binding site plan submittal requirements. 

H. Street tree maintenance shall be as follows: 

1. Property owners shall be responsible for the maintenance (including pruning) and 

liability of street trees on their property, or where responsibility has been assumed by 

the owner through a recorded agreement with the county; and 

2. Utility work affecting street trees shall be limited to the actual necessities of the 

services of the company and such work shall be done in a neat and professional 

manner. 
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I. Tree retention and replacement shall conform with Chapter 16.12.   

14.40.060 PARKING LOT LANDSCAPING. 

A. Parking lot landscaping is required for all parking areas with more than three parking stalls. 

Parking lot landscaping is required in addition to any perimeter landscaping required by 

Section 14.40.065. 

B. Parking lot landscaping shall be installed as follows to provide visual relief and shade in 

parking areas, to decrease reflected heat and glare, and to mitigate aesthetic impacts: 

1. An area equal to at least ten percent of the parking lot area shall be landscaped; 

2. Trees shall be included in parking lot landscaping at the rate of one tree for every seven 

parking stalls or one per landscaping area or island, whichever is greater; 

3. Low growing evergreen shrubs and groundcover, not to exceed a mature height of 

approximately thirty inches, shall be planted in each parking lot landscaping area or 

island. Shrubs shall be planted approximately three feet on center and groundcover 

shall be planted approximately twelve inches on center; 

4. Lawn may be allowed as a substitute for shrubs and groundcover in parking lot 

landscaping if an applicant demonstrates that the areas proposed for lawn can and will 

be easily maintained; and 

5. Coniferous evergreen trees shall not be planted in parking lot landscaping islands or in 

any other location where they could obstruct lines of sight or create a safety hazard. 

C. No passenger vehicle parking stall shall be more than fifty feet from a landscaped area or 

island. 

D. Parking lot landscaping areas or islands shall be at least eighty square feet in size and shall 

have a minimum horizontal dimension of four feet in every portion of the island. 

E. All landscaping areas or islands shall be protected from vehicle damage by six-inch 

protective curbing, and, if necessary, wheel blocks. Vehicle overhang into landscaping 

areas is prohibited unless the required landscape area adjacent to any parking stall 

overhang area is increased in width by a minimum of two feet. 

F. A landscaping island shall be located at the end of each row of passenger vehicle parking, 

and in mid-row or other locations as needed to meet the requirements of this section; 

provided that parking lots containing fewer than twenty parking stalls may satisfy the ten 

percent landscaping requirement with plantings in any area. 

G. When a parking area abuts residentially-zoned property or a property developed for 

residential use, a solid fence (gaps no greater than one-quarter inch) at least forty-eight 

inches high shall be required to block headlight glare; provided that the Director may 

modify or waive this requirement when the abutting property or existing or likely future 

development is separated topographically from the parking area or otherwise protected 

from headlight glare. 

H. For calculating the ten percent landscaping requirement, parking lot area shall include all 

areas devoted to parking spaces, driveways, and aisles accessing passenger vehicle parking 

spaces, accessible routes of travel across a parking area, and landscape islands within a 

parking area. Truck loading areas and truck turnarounds, if not in the passenger vehicle 

parking areas, and outdoor storage and outdoor display areas are not included in the 

calculation of parking lot area for landscaping purposes. 

I. Parking lot landscaping may include landscape areas adjacent to property lines, critical 

areas buffers, buildings, recreation areas, and roads. These areas may not be double 
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counted as fulfilling the requirements for perimeter landscaping or for open space or other 

required landscape buffers unless specifically so provided.  

14.40.065 PERIMETER LANDSCAPING. 

A landscaping buffer with a minimum width of fifteen feet shall be provided on the perimeter 

of UV developments and planted with a variety of trees and shrubs to effectively screen the 

development from adjacent residential neighborhoods. 

14.40.070 SUBMITTAL REQUIREMENTSRECREATION AND OPEN SPACE. 

A. Development in the UV zone shall provide an integrated public open space network that 

links together the various open spaces throughout the development and provides public 

access to shorelines, public open space areas, and publicly-accessible parking. 

B. All development shall provide public recreation and open space at a minimum rate of ten 

(10) percent of the gross site area. The minimum public recreation and open space area 

shall not include shoreline public access as required pursuant to the Shoreline 

Management Act, RCW 90.58. 

C. Public recreation and open space areas may include a mix of active and passive uses. 

D. For developments with an approved phasing plan, each phase of a development shall 

include a minimum of ten (10) percent of the gross recreation and open space area 

required for the phase.  

A. An urban village development plan application shall contain, at a minimum, the following: 

1. A graphic presentation depicting: 

a. Conceptual graphic presentation depicting the layout and design of the proposed 

development; 

b. Size of the proposed development; 

c. Proposed mix of land uses including the number of dwelling units and the amount 

of nonresidential square footage; 

d. Proposed building heights; 

e. Number of parking spaces; 

f. Location and amount of open space; and 

g. The location of existing structures to be retained, proposed structures, parking, 

internal circulation patterns, landscape areas required pursuant to Sections 

14.40.055 through 14.40.065, recreation open space, pedestrian facilities, and other 

applicable design components required by this chapter, including any design 

standards selected by the applicant for compliance with the provisions of Sections 

14.40.040 and 14.40.050; 

2. A detailed description of the design intent, architectural character, and spatial qualities 

and relationships of and between the major structures and physical amenities and 

attributes within the urban village; 

3. A preliminary LEED checklist or other similar means of demonstrating sustainable 

design goals; 

4. A narrative description, together with either architectural drawings or photographs that 

will adequately demonstrate compliance with any required architectural design standard 

of Sections 14.40.040 through 14.40.050, where applicable; 
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5. The location of building envelopes of all structures, and points of egress; 

6. Existing and proposed topography at contour intervals of five or less feet; 

7. The names and addresses of the developer, land surveyor, engineer, architect, planner, 

and other professionals involved; 

8. Calculations showing acreage of the site and recreational open space, number of 

dwelling units proposed, zoning, FAR, number of parking spaces and site density; 

9. Scale and north arrow; 

10. Vicinity sketch (drawn to approximately one-inch-equals-2,000-inches scale) showing 

sufficient area and detail to clearly locate the development in relation to arterial streets, 

natural features, landmarks, and municipal boundaries; 

11. Natural drainage courses and probable alterations which will be necessary to handle the 

expected drainage from the proposal, and the general method proposed to comply with 

Chapter 11.02; 

12. A description of intended type of uses including timing of development, if phased, and 

management control; 

13. A document satisfactorily assuring unified control through the final urban village 

development plan approval; 

14. A provision for removing existing structures or incorporating them into the overall 

development scheme; and 

15. A signed affidavit that includes a written summary of the pre-application neighborhood 

meeting pursuant to Section 14.40.075. 

B. The applicant for a proposed development in a UV zone shall certify that, in addition to the 

direct involvement of an architect licensed in the state of Washington, one of the following 

has been involved with the preparation of the urban center development plan: 

1. A landscape architect licensed in the state of Washington; 

2. A registered civil engineer licensed in the state of Washington; or 

3. A registered land surveyor licensed in the state of Washington. 

C. A circulation, landscape and open space plan shall be submitted which includes the 

following requirements: 

1. A narrative containing: 

a. A list of the types of plants to be incorporated in a final landscape plan; 

b. Assessment of whether temporary or permanent irrigation is required; 

c. How potential off-site pedestrian connections relate to the development and all 

abutting properties; 

d. How potential off-site public and private road right-of-way connections relate to the 

development and all abutting properties; 

e. How potential critical areas and/or designated open space tracts on abutting 

properties will be integrated into the development. 

2. A site plan containing: 

a. Location of parking lot landscaping; 

b. Location of proposed and existing landscaping areas; 

c. Information indicating the size of required landscape buffers; 

d. Critical areas and their buffers including any extending into abutting properties; 
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e. Active recreation space including plazas and public realm elements; 

f. All internal roads and drive aisles; 

g. All internal pedestrian walkways, sidewalks, and trails; 

h. Designation of all potential off-site pedestrian connections; and 

i. Designation of all potential off-site public and private road right-of-way 

connections. 

D. Illustrations representing the design intent and architectural character for the urban village 

shall be submitted, including: 

1. Overall massing; 

2. General architectural character of buildings indicating color and material range; 

3. General character of open spaces, including exterior site lighting. 

E. A shared parking allocation plan showing all the shared parking shall be submitted when 

shared parking is proposed. 

F. A traffic analysis of the site and surroundings as determined by the Town Engineer shall be 

submitted. 

G. A plan for the phasing, if any, of the on-site recreation required and pedestrian circulation 

patterns shall be submitted. Such recreation and pedestrian circulation facilities shall be 

installed with the completion of the first building or first phase of the development if the 

overall development is to be phased, unless the applicant demonstrates that site 

characteristics or constraints make compliance impractical, in which case such 

improvements shall be installed in compliance with any timing requirements set forth in the 

terms and conditions of the urban center approval. 

H. A complete application for urban village approval meeting requirements of this section is 

deemed to have vested to the zoning code, development standards and regulations as of the 

date set forth in a letter of completeness pursuant to Section 14A.04.060.   

14.40.080 TRANSPORTATION. 

A transportation study shall be prepared and submitted with the application for a development 

agreement as set forth in 14.40.150. The scope of the transportation study shall be established 

by the Town Engineer and include at a minimum the following elements: 

A. Development within Point Wells may not generate more than to 4,000 average daily trips 

(ADT) onto Richmond Beach Drive within the Town of Woodway and City of Shoreline. 

The remaining portion of the Richmond Beach Road Corridor within the City of 

Shoreline may not exceed a level of service (LOS) D with 0.9 volume-to-capacity (V/C) 

ratio. 

B. Any combination of residential or commercial development or redevelopment that would 

generate 250 or more average daily trips shall provide a general-purpose public access 

road wholly within the Town of Woodway that connects into Woodway’s transportation 

network and provides a full second vehicular access point from Point Wells into 

Woodway. 

C. Connectivity. Development in the UV zone shall provide a network of streets, sidewalks, 

and multipurpose pathways that are well connected and provide efficient circulation 

throughout the zone and connect to the surrounding transportation network. 
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D. Public and private street cross sections. Street cross sections shall be developed to 

complement adjoining land uses and implement applicable design standards while also 

meeting engineering standards for safety and function. Cross sections for each type of 

street within the development shall be reviewed and approved concurrently with a 

development agreement. The table below describes the primary elements for types of 

streets anticipated within a development. 

Feature Primary Street 

(both sides) 

Secondary Street 

(both sides) 

Sidewalk/Planting Strip 17’  12’ 

Street Tree Spacing 30’ on center 30’ on center 

On Street Parking Yes Yes (one side) 

General Purpose Lane 10.5’ max. lane width 10.5’ max. lane width 

Right of way  60’-70’ 52.5’ 
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14.40.090 DESIGN STANDARDS. 

Site and project design standards for buildings, public and private streets and streetscapes, 

infrastructure location, landscaping, signage, open spaces, and other design details are set forth 

in WMC 14.40.060. Project applications shall include both drawings and narrative descriptions 

of the project’s consistency with the listed design standards. 

14.40.100 LANDSCAPING. 

Landscaping shall be provided throughout the site and integrated as part of the overall project 

design. Landscaping shall be provided on the perimeter of the site adjacent to existing 

development. A development-wide conceptual landscape plan identifying landscape locations, 

dimensions, and planting plan and material shall be reviewed and approved with the 

development agreement. 

14.40.110 SIGNS. 

Signs within the UV zone shall comply with WMC 14.60.070. 

14.40.120 SUSTAINABILITY. 

Development within the UV zone district shall meet or exceed LEED standards for building 

design, construction, and neighborhood development as set forth in the U.S. Green Building 

Council rating system.  
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14.40.130 OUTDOOR LIGHTING. 

Outdoor lighting shall be located and designed to eliminate light pollution by meeting the 

following standards: 

A. Fixtures shall contain shielding and/or be direct cut off type. 

B. Fixtures shall be no brighter than necessary to light the intended area. 

C. Color temperatures shall minimize blue light emissions to the extent feasible. 

D. Timers, dimmers, motion sensors, or other adaptive control methods shall be utilized 

where feasible to turn off lighting when unnecessary. 

E. Up-lighting shall be limited to accent features or landscaping. 

14.40.140 TREE PRESERVATION AND MANAGEMENT 

The provisions of WMC 16.12 shall apply to the removal, installation, and maintenance of 

trees within the project area. 

14.40.150 DEVELOPMENT AGREEMENT REQUIRED 

A. The entitlement for development of the entire site, or portions thereof, shall be authorized 

through the legislative approval of a A development agreement adopted by the Town 

Council, pursuant to RCW 36.70B.170., is the major entitlement required to specify the 

standards and conditions that will govern development of the urban village property. The 

development agreement will include an official site plan, a binding site plan if land is to be 

divided per RCW 58.17.035, mitigation measures pursuant to Chapter 43.21C RCW, 

provisions for major and minor revisions to the official site plan and specific conditions 

and standards that meet or exceed the provisions of this chapter. 

B. Submittal Requirements: Applicants shall submit the following information and material 

for administrative review: 

1. Items set forth in WMC 14A.04 - Permit Processing. 

2. If the project includes a division of land into tracts, parcels and/or lots for sale or lease, 

all submittal items set forth in WMC Title 13 - Subdivisions. 

3. A master site plan drawing depicting the existing site characteristics; planned location 

of public and private streets; building envelopes, footprints and uses; building/site 

density and intensity; public and private open spaces; infrastructure rights of way and 

easements. 

4. Preliminary Engineering Drawings showing the location and size of all ditches, 

culverts, catch basins, and other parts of the design for the control of surface water 

drainage.  

5. Acreage calculations for public and private streets, stormwater facilities, open space 

dedications, and net developable (density) area pursuant to WMC 14.08.085. 

6. Building elevations, streetscape section drawings including adjacent building frontages, 

landscaping, wayfinding signage, building materials, location of service areas and other 

design details consistent with WMC 14.60. 

7. A transportation study pursuant to 14.40.080. 

8. A critical area report pursuant to WMC 16.10 related to wetlands, streams, geologic 

hazard areas, and sea level rise. 

9. Other information and material as determined by the Director. 
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C. Departures from the development agreement and submittal requirements may be allowed 

by the Director upon a showing that said departures will result in development features and 

elements that are a superior product, better minimizes impacts, and furthers the goals and 

policies of the subarea plan. 

14.40.075 160 PRE-APPLICATION NNEIGHBORHOOD MEETING REQUIRED. 

A. The applicant shall conduct a neighborhood meeting to discuss the proposed urban village 

development. The meeting must be held at least thirty 30 days before prior to submitting an 

urban village development agreement application. 

B. The purpose of the neighborhood meeting is to: 

1. Ensure that an the applicant pursues early and effective public participation in 

conjunction with the applicationproposal, giving the applicant an opportunity to 

understand and mitigate any real or and perceived impacts that the proposed 

development might have to residents in the neighborhood or neighboring cities;. 

2. Ensure that neighborhood residents, property owners, and business owners, and nearby 

cities have an opportunity at an early stage to learn about how the proposed 

development might affect them and to work with the applicant to resolve concerns prior 

to submittal of a development application. 

3. Ensure that any nearby cities have an opportunity at an early stage to learn about how 

the proposed development might affect them and to work with the applicant to resolve 

concerns prior to submittal. 

C. The applicant is responsible for notifying, facilitating, and summarizing the neighborhood 

meeting pursuant toshall meet the following requirements: 

1. Public nNotice for of the neighborhood meeting shall be provided by the applicant and 

shall must include: 

a. Date, start time, and location of the neighborhood meeting; 

b. Description of  the projectproposed development; and 

c. Zoning of the property; 

b. Proposed development name; 

d. Site and vicinity Mmaps showing the location of the proposed development and the 

location of the neighborhood meeting; 

c.e. A list of the land use applications that may be required; and  

d.a. Description of proposed development; and 

e.f. Name, address, and phone numbercontact information of the applicant or 

representative of the applicant to contact for additional information. 

2. Public The notice must shall be mailed to the Town at least ten days prior to the 

neighborhood meeting and mustprovided, at a minimum, be mailed to: 

a. Property owners located within 1,000Each taxpayer of record and each known site 

address within five hundred feet of the proposalany portion of the boundary of the 

subject property and contiguous property owned by the applicant; and 

a.b. The neighborhood chair as identified by the Shoreline Office of Neighborhoods 

(note: if a proposed development is within 500 feet of adjacent neighborhoods, 

those chairs shall also be notified); 



- 

- 

- 

- 

- 
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c. Any city or town whose municipal boundaries are within one mile of the subject 

property. and contiguous property owned by the applicant.  

3. The notice shall be postmarked 10 to 14 days prior to the neighborhood meeting. 

3. The Town, upon request, shall provide the applicant with necessary names and 

addresses or mailing labels. The applicant shall reimburse the Town for any costs 

associated with this request consistent with department procedures. 

4. The neighborhood meeting shall be held within the Town of Woodway. 

4.5.The neighborhood meeting shall be held anytime between the hours of 5:30 p.m. and 

9:30 p.m. on weekdays or anytime between the hours of 9:00 a.m. and 9:00 p.m. on 

weekends at a location accessible to the public and within a reasonable distance from 

the boundary of the proposed development. 

5.D. At a minimum the applicant shall provide at tThe neighborhood meeting agenda shall 

cover the following items: 

1. Introduction of neighborhood meeting organizer (i.e. developer, property owner, etc.). 

a. Conceptual graphic presentation depicting the layout and design of the proposed 

development; 

b. Size of the proposed development; 

2. Description of proposed project that includes: 

c.a. Proposed mix of land uses including the number of dwelling units and the amount 

of nonresidential square footage; 

d. Proposed building heights and FAR; 

e.b. Number of parking spaces; and 

c. Location and amount of open space. 

3. Listing of permits that are anticipated for the project. 

4. Description of how comments made at the neighborhood meeting will be used. 

5. Provide meeting attendees with the Town’s contact information. 

f.6. Provide a sign-up sheet for attendees. 

6.E. The applicant shall provide the Town with prepare a written summary of the 

neighborhood meeting to be included with the urban village development application., The 

summary shall include the following: 

a. A copy of the mailed notice of the neighborhood meeting along withand a copy of 

the list of persons to whom it was mailed;. 

b. A list ofsigned affidavit listing the persons who attended the meeting and their 

addresses; and. 

c. A signed affidavit listing the summary of concerns, issues, and problems expressed 

during the meeting. 

D. Town staff is not required to attend the meeting. 

E. If no one attends the meeting within thirty minutes of the start time indicated on the notice 

provided per this section, the applicant shall have satisfied the requirements of this section.  

14.40.080170 REVIEW PROCESS AND CRITERIA--DEVELOPMENT AGREEMENT REQUIRED. 

A. A development agreement adopted by the Town Council, pursuant to RCW 36.70B.170, is 

the major entitlement required to specify the standards and conditions that will govern 
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development of the urban village property. The development agreement will include an 

official site plan, a binding site plan if land is to be divided per RCW 58.17.035, mitigation 

measures pursuant to Chapter 43.21C RCW, provisions for major and minor revisions to 

the official site plan and specific conditions and standards that meet or exceed the 

provisions of this chapter. 

A. A development agreement, pursuant to RCW 36.70B.170, is required for any new 

development in the UV zone and shall set forth the development standards, conditions, and 

other provisions that shall apply to govern and vest the development, use, and mitigation of 

the development. For the purposes of this section, “development standards” includes, but is 

not limited to: 

1. Project elements such as permitted uses, residential densities, and nonresidential 

densities and intensities or building sizes. 

2. The amount and payment of impact fees imposed or agreed to in accordance with any 

applicable provisions of State law, any reimbursement provisions, other financial 

contributions by the property owner, inspection fees, or dedications. 

3. Mitigation measures, development conditions, and other requirements under RCW 

43.21C. 

4. Design standards such as building massing, architectural elements, maximum heights, 

setbacks, conceptual street and streetscapes, drainage and water quality requirements, 

signage, palette of potential building materials, conceptual lighting, landscaping, and 

other development features. 

5. Affordable housing units. 

6. Parks and open space preservation. 

7. Phasing of development. 

8. Review procedures and standards for implementing decisions. 

9. A build-out or vesting period for applicable standards. 

10. Any other appropriate development requirement or procedure. 

11. Preservation of significant trees. 

12. Connecting, establishing, and improving nonmotorized access. 

A.  

B. Applications for development of an urban village shall be reviewed by the Design Review 

Board pursuant to the provisions of Section 14.40.085.  The Design Review Board shall 

only review the site plan for compliance with Sections 14.40.045 through 14.40.065 and 

forward its recommendation to the Planning Commission. 

C. The Planning Commission shall review the application for compliance with this chapter 

and, following a public hearing in accordance with Chapter 14A.04, forward its 

recommendation (together with the recommendation of the Design Review Board), to the 

Town Council. 

D.B. The Town Council shall review the recommendation of the Planning 

Commissiondevelopment agreement and approve, deny, or modify the development 

agreement in accordance with Section 14A.04.100 and RCW 36.70B.170.  The Town 

Council shall may approve, or approve with conditions, the urban village proposed 

development agreement when all of the following are met: 



- 
- 
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1. The development complies with the requirements in this chapter, applicable sections of 

the Woodway Municipal Code; 

1. The proposedal development is consistent with goals and policies of the 

cComprehensive pPlan as well as the goals and policies of the Point Wells Subarea 

Plan.; 

2. The proposed development is consistent with the goals, policies, and regulations of the 

Town’s Shoreline Master Program Ord. 19-600. 

3. There is either sufficient capacity and infrastructure (e.g., roads, sidewalks, bike lanes) 

that meet the Town’s adopted level of service standards (as confirmed by the 

performance of a transportation impact analysis) in the transportation system 

(motorized and nonmotorized) to safely support the development proposed in all future 

phases, or there will be adequate capacity and infrastructure by the time each phase of 

development is completed. If capacity or infrastructure must be increased to support the 

proposed development, then the applicant must identify a plan for funding their 

proportionate share of the improvements. 

4. There is either sufficient capacity within public services such as water, sewer, and 

stormwater to adequately serve the development proposal in all future phases, or there 

will be adequate capacity available by the time each phase of development is 

completed. If capacity must be increased to support the proposed development 

agreement, then the applicant must identify a plan for funding their proportionate share 

of the improvements. 

2.5.The development demonstrates high quality design elements consistent with the Urban 

Village Design Standards set forth in Title 14.60. 

3. The proposal will not be materially detrimental to uses or property in the immediate 

vicinity; and 

4. The development demonstrates high quality design by incorporating elements such as: 

a. Superior pedestrian- and transit-oriented architecture; 

b. Building massing or orientation that responds to site conditions; 

c. Use of structural articulation to reduce bulk and scale impacts of the development; 

d. Use of complementary materials; 

e. Use of lighting, landscaping, street furniture, public art, and open space to achieve 

an integrated design; 

f. High density residential and/or nonresidential uses; 

g. Buildings and site features arranged, designed, and oriented to facilitate pedestrian 

access, limit conflict between pedestrians and vehicles, and provide transit linkages; 

and 

h. Public access to the water and shoreline consistent with the goals, policies, and 

regulations of the Woodway shoreline master program for any urban village 

development abutting a shoreline of the state as defined in RCW 90.58.030(2)(c).  

C. Development agreement approval procedures. The Town Council may approve 

development agreements through the following procedure: 

1. A development agreement application incorporating the elements stated in subsection B 

of this section and 14. 40.150 (B) (Development Agreement submittal requirements) 

may be submitted by a property owner with any additional related information as 

determined by the Director. After staff review and SEPA compliance, the Planning 
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Commission shall conduct a public hearing on the application. The Planning 

Commission shall then make a recommendation to the Town Council pursuant to the 

criteria set forth in subsection B of this section and the applicable goals and policies of 

the Comprehensive Plan. The Town Council shall approve, approve with additional 

conditions, or deny the development agreement. The Town Council shall approve the 

development agreement by ordinance or resolution. 

2. Recorded Development Agreement. Upon Town Council approval of a development 

agreement under the procedure set forth in this subsection C, the property owner shall 

execute and record the development agreement with the Snohomish County Auditor 

Office to run with the land and bind and govern development of the property. 

D. Consultation on land use permit applications. The Town shall provide a minimum 

30-calendar-day written notice of all land use permit applications in UV zone, consistent 

with RCW 36.70B, Local Project Review. Staff from the City of Shoreline shall be invited 

to attend meetings between Woodway/Shoreline staff and the applicant relating to such 

permit applications, pre-application meetings, and shall be provided an opportunity to 

review and comment. 

14.40.180 AMENDMENTS TO REGULATIONS AND STANDARDS. 

The Town of Woodway shall provide the City of Shoreline with at least 30 calendar days’ 

written notice (unless otherwise agreed to or waived in writing), and a review and comment 

opportunity, for any legislative actions that may modify or amend the UV development 

regulations, or that otherwise impacts the uses, development, or redevelopment of the Point 

Wells area. Notice shall include, but not be limited to, notice of all Planning Commission and 

Town Council meetings and hearings related to such legislative considerations or actions. 

14.40.085 DESIGN REVIEW BOARD. 

A. A Design Review Board shall be convened for the purpose of reviewing urban village 

applications. The Design Review Board shall be comprised of six persons appointed by the 

Town Council. 

B. Membership shall include a representative of each of the following interests: 

1. Architecture/urban design; 

2. Landscape architecture; 

3. Graphic arts; 

4. Urban planning; 

5. Two residents of Woodway; and 

6. One resident of Shoreline. 

C. Members of the Design Review Board shall: 

1. Reside in the Central Puget Sound region; 

2. Possess experience in urban design and neighborhood land use issues; and 

3. Demonstrate by their experience sensitivity in understanding the effect of design 

decisions on neighborhoods and the development process. 

D. No member of the Design Review Board shall have a financial or other private interest, 

direct or indirect, personally or through a member of his or her immediate family, in a 

project under review by the Design Review Board on which that member sits.   
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14.40.090 MAJOR AND MINOR PLAN REVISIONS. 

Revisions of an approved plan shall be permitted as set forth below: 

A. Minor Revisions. Minor revisions or changes in the approved plan may be permitted by 

administrative action of the Director and shall be properly recorded as a part of the records 

for the approved building permits or site plan. A "minor" revision means any proposed 

change in a plan which does not: 

1. Involve a substantial alteration of the character of the plan; 

2. Decrease the amount of open space; or 

3. Increase development density. 

B. Major Revisions. Major revisions of an approved plan shall be processed in the same 

manner as an original application. Major revision means any proposed changes in the 

primary use shown on the plan, or any proposed change in the plans and specifications for 

structures or location of features that substantially modifies or changes the plan in any 

material respect or degree. 

C. Determining Major or Minor Status. The determination of whether a proposed change is a 

"major" or "minor" revision shall be made by the Director pursuant to Chapter 14A.04 as a 

code interpretation.  

14.40.095 ADOPTION OF SNOHOMISH COUNTY CODES RELATED TO VESTED APPLICATIONS. 

Urban village developments that have legally vested in Snohomish County shall be 

administered by the Town in accordance with the adoption of relevant Snohomish County 

codes in effect at the time of vesting. The Town hereby adopts Title 30 of the Snohomish 

County Code for the purposes of administering such vested projects only.  

14.40.100 RECORDATION. 

The approved development agreement shall be recorded with the Snohomish County Auditor 

pursuant to Section 13.16.070.   
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PLANNING COMMISSION RESOLUTION PC-2020-002 | EXHIBIT C 

CHAPTER 14.60 URBAN VILLAGE DESIGN STANDARDS 

(NEW CHAPTER) 
Sections: 

14.60.010 Site and Building Design  

14.60.020 Building Massing  

14.60.030 Facade Articulation.  

14.60.040 Building Details 

14.60.050 Service Areas and Mechanical Equipment. 

14.60.060 Roofline Modulation. 

14.60.070 Signage Standards. 

14.60.010 SITE AND BUILDING DESIGN  

In addition to the provisions of Section 14.40.040, proposed uses shall conform to the 

following site and building design standards. 

14.60.020 BUILDING MASSING  

A. Buildings over thirty feet in height must distinguish a "base" at ground level using 

articulation and materials such as stone, masonry, or decorative concrete. 

B. The "top" of the building must emphasize a distinct profile or outline with elements such as 

projecting parapet, cornice, upper-level setback, or pitched roofline. 

C. For buildings over sixty feet in height, the "middle" of the building may be distinguished 

from the top and base by a change in materials or color, windows, balconies, step-backs, 

and signage. 

D. An alternate design for massing and articulation may be approved under Section 14.40.080 

provided the design reduces the apparent bulk of multi-story buildings and maintains 

pedestrian scale. 

 

14.60.030 FACADE ARTICULATION.  

A. All buildings must include facade articulation features at maximum-specified intervals to 

create a human-scaled pattern. These standards apply to building elevations facing streets, 

open space and parks, access corridors, and residential zones. 

1. Maximum horizontal facade articulation intervals: 

https://www.codepublishing.com/WA/Woodway/#!/Woodway14/Woodway1440.html#14.40.040
https://www.codepublishing.com/WA/Woodway/#!/Woodway14/Woodway1440.html#14.40.080
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a. Primary streets containing storefronts and residential frontages: 30 feet. 

b. Residential frontages: The width of the dwelling units inside the building (e.g., if 

the units are 25 feet wide, the facade articulation must be 25 feet wide). 

2. Articulation Features. At least three of the following articulation features must be 

employed for all buildings in compliance with the maximum-specified facade 

articulation intervals: 

a. Use of a window fenestration pattern. 

b. Use of weather protection features. 

c. Use of vertical piers/columns (applies to all floors of the facade, excluding upper 

level step backs). 

d. Change in roofline per 14.60.050. 

e. Change in building material and/or siding style (applies to all floors of the facade, 

excluding any upper-level stepbacks). 

f. Vertical elements such as a trellis with plants, green wall, art element that meet the 

purpose of the standard. 

g. Providing vertical building modulation of at least 12 inches in depth if tied to a 

change in roofline per subsection E of this section or a change in building material, 

siding style, or color. Balconies may be used to qualify for this option if they are 

recessed or projected from the facade by at least 18 inches. 

h. Other design techniques that effectively reinforce a pattern of articulated facades 

compatible with the building’s surrounding context. 

B. Departures will be considered provided they meet the purpose of the standards and the 

building design details set forth below. For example, a departure may propose a design 

with only two articulation features instead of three and/or the articulation features exceed 

the maximum articulation interval. 

Facade articulation examples. 

 

14.60.040 BUILDING DETAILS 

A. Facade Details – Nonresidential and Mixed-Use Buildings. All building facades and other 

building elevations facing parks, pedestrian-oriented spaces, and containing primary 

building entrances must be enhanced with appropriate details. All new buildings must 

employ at least one detail element from each of the three categories listed below: 
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1. Window and/or entry treatment, such as: 

a. Transom windows. 

b. Roll-up windows/doors. 

c. Recessed entry. 

d. Decorative door. 

e. Other decorative or specially designed window or entry treatment that meets the 

purpose of the standards. 

Figure 14.60.040 (A) (1) 

Examples of decorative or specially designed windows and entries. 

Examples of decorative or specially designed windows and entries. Upper left (b) = openable 

storefront window. Center top (a) = transom windows. Upper right (e) = openable window with 

decorative details. Lower left (e) = decorative window shades. Bottom middle (d) = Decorative 

door. Bottom right (c) = recessed entry. 

2. Building elements and facade details, such as: 

a. Custom-designed weather protection element such as a steel canopy, glass, or 

retractable awning. Custom-designed cloth awnings may be counted as a detail 

provided they are constructed of durable, high-quality material. 

b. Decorative building-mounted light fixtures. 

c. Bay windows, trellises, towers, and similar elements. 

d. Other details or elements that meet the purpose of these standards. 
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Figure 14.60.040 (A)(2) 

Examples of attached elements that enhance the visual intrigue of the building. 

Examples of elements attached to facades that enhance the visual intrigue of the building. 

Upper left (a) = rigid and retractable awnings. Top center (d) = custom hanging bike rack and 

repair station integrated as a storefront design element. Upper right (b) = decorative lighting 

fixtures. Lower left and middle (a) = custom decorative canopy. Lower right (c) decorative 

tower. 

3. Building materials and other facade elements, such as: 

a. Use of decorative building materials/use of building materials. Examples include 

decorative use of brick, tile, or stonework. 

b. Decorative kick-plate, pilaster, base panel, or other similar feature. 

c. Hand-crafted material, such as special wrought iron or carved wood. 

d. Other details that meet the purpose of the standards. 
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Figure 14.60.040 (A)(3) 

Examples of building material details that enhance the visual intrigue of the building. 

Examples of decorative surface materials. The letters match the detail options in subsection 

(A)(3) of this section. 

Departures for facade detail standards of this subsection will be considered provided the facade 

(at the overall scale and at the individual articulation scale) meets the purpose of the standards. 

B. Window Design Standards. 

1. All residential building windows must be recessed by at least two inches from the 

facade to add depth and richness to the building. Other design treatments to windows 

that add depth, richness, and visual interest to the facade will be considered.  

2. Highly reflective glass must not be used on more than 10 percent of a building facade 

or other building elevations facing parks and containing primary building entrances. 



 

Planning Commission Resolution PC-2020-002 | Exhibit C Page 6 of 10 

Figure 14.60.040(B) 

Acceptable and unacceptable window design examples. 
 

  

 

 

C. Articulated Building Entries. The primary building entrance for an office building, hotel, 

apartment building, public or community-based facility or other multi-story commercial 

building must be designed as a clearly defined and demarcated standout architectural 

feature of the building. Such entrances must be easily distinguishable from regular 

storefront entrances on the building. Such entries must be scaled proportional to the 

building. See Figure 14.60.040 (C) below for good examples. 
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Figure 14.60.040 (C) 

Acceptable building entry examples. 

 

14.60.050.    SERVICE AREAS AND MECHANICAL EQUIPMENT. 

A. Location of Ground-Related Service Areas and Mechanical Equipment. 

1. Service areas (loading docks, trash dumpsters, compactors, recycling areas, electrical 

panels, and mechanical equipment areas) must be located for convenient service access 

while avoiding negative visual, auditory, olfactory, or physical impacts on the 

streetscape environment, pedestrian-oriented spaces, uses within the development, and 

adjacent residential properties. 

2. Exterior Loading Areas. Exterior loading areas for commercial uses must not be located 

within 20 feet of a residentially zoned property. 

3. Service areas must not be visible from the sidewalk and adjacent properties. Where the 

director finds that the only option for locating a service area is an area visible from a 

street, internal pathway or pedestrian area, or from an adjacent property, the area must 

be screened with structural and or landscaping screening measures provided section 

14.40.xxx. 

4. Design for Safety. Other provisions of this section notwithstanding, service areas used 

by residents must be located to avoid entrapment areas and other conditions where 

personal security is potentially a problem. The director may require pedestrian-scaled 

lighting or other measures to enhance security. 
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5. Locate and/or shield noise producing mechanical equipment such as fans, heat pumps, 

etc, to minimize sounds and reduce impacts at property lines adjacent to residential 

properties. 

6. Dumpster Storage Areas. 

a. Dumpster storage areas must be provided for all nonresidential and multifamily 

development. 

b. Dumpster storage areas must be on site and must not be located in the public right-

of-way. 

c. Dumpster storage areas must be sized to accommodate the minimum dumpster sizes 

(as required by the applicable utility provider) for garbage, recycling, and 

composting. 

B. Screening of Ground-Related Service Areas and Mechanical Equipment. Service elements 

are encouraged to be integrated within the structure. Where they are not provided within 

the structure, the elements shall be screened consistent with the following standards: 

1. Structural enclosures must be constructed of masonry, heavy-gauge metal, or decay 

resistant material that is also used with the architecture of the main building. The 

reviewing authority may allow materials other than those used for the main building if 

the finishes are similar in color and texture or if the proposed enclosure materials are 

more durable than those for the main structure. The walls must be sufficient to provide 

full screening from the affected roadway, pedestrian areas or adjacent use.  

2. Gates must be made of heavy-gauge, site-obscuring material. Chain link or chain link 

with slats is not an acceptable material for enclosures or gates. 

3. Where the interior of a service enclosure is visible from surrounding streets, pathways, 

and buildings, an opaque or semi-opaque horizontal cover or screen must be used to 

mitigate unsightly views. The horizontal screen/cover should be integrated into the 

enclosure design (in terms of materials and/or design). 

4. Collection points must be located and configured so that the enclosure gate swing does 

not obstruct pedestrian or vehicular traffic or does not require that a hauling truck 

project into any public right-of-way. Ensure that screening elements allow for efficient 

service delivery and removal operations. 

5. The service area must be paved. 

6. The sides and rear of service enclosures must be screened with landscaping at least five 

feet wide in locations visible from the street, parking lots, and pathways to soften views 

of the screening element and add visual interest. 

C. Utility Meters, Electrical Conduit, and Other Service Utility Apparatus. These elements 

must be located and/or designed to minimize their visibility to the public. Project designers 

are strongly encouraged to coordinate with applicable service providers early in the design 

process to determine the best approach in meeting these standards. If such elements are 

mounted in a location visible from the street, pedestrian path, shared open space, or shared 

auto courtyards, they must be screened with vegetation and/or integrated into the building’s 

architecture. 
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Figure 14.60.050 (C) 

Utility meter location and screening – good and bad examples. 

Place utility meters in less visible locations. The lower left example is successfully tucked 

away in a less visible location and screened by vegetation. The right image is poorly executed 

and would not be permitted in such visible locations (along the sidewalk). Such meters must be 

coordinated and better integrated with the architecture of the building. 

 

D. Rooftop mechanical equipment . Rooftop mechanical equipment (HVAC) must be 

screened by an extended parapet wall or other roof forms that are integrated with the 

architecture of the building. 

Figure 14.60.050 (D) 

Examples of how to screen roof-mounted mechanical equipment 

 

14.60.060 ROOFLINE MODULATION. 

A. Roofline modulation is encouraged, and it can be used as one of the facade articulation 

features in section 14.60.030(2). In order to qualify as an articulation feature, rooflines 

must employ one or more of the following: 

1. For flat roofs or facades with horizontal eave, fascia, or parapet, the minimum vertical 

dimension of roofline modulation is the greater of two feet or 0.1 multiplied by the wall 

height (finish grade to top of the wall) when combined with vertical building 

modulation techniques described in subsections above. Otherwise, the minimum 
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vertical dimension of roofline modulation is the greater of four feet or 0.2 multiplied by 

the wall height. 

2. A pitched roofline or gabled roofline segment of at least 20 feet in width. Buildings 

with pitched roofs must include a minimum slope of 5:12 and feature modulated 

roofline components at the interval required per the applicable standard above. 

3. A combination of the above. 

B. Departures will be considered provided the roofline modulation design effectively reduces 

the perceived scale of the building and adds visual interest. 

Figure 14.60.060 (1) 

Acceptable examples of roofline modulation. 

 

14.60.070 SIGNAGE STANDARDS. 

A. Signs must fit with the overall architectural character, proportions, and details of the 

development. 

B. The base of any freestanding, pole, ground, or monument sign must be planted with shrubs 

or seasonal flowers. 

C. Electronic reader boards and signs that include flashing, chasing, moving, or animation are 

prohibited. 

D. Freestanding or pole signs located along adjacent streets may be permitted if they meet the 

following criteria: 

1. No more than fifteen feet in height, 

2. Designed with two poles placed at the outermost sides of the sign face, 

3. No more than forty-five square feet in sign area per face, and 

4. Constructed of materials matching one or more buildings located on the site. 
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