March 23, 2009

Snohomish County

c/o Craig Ladiser, Director of Planning & Development Services
3000 Rockefeller, MS 604

Everett, WA 98201

Dear Director Ladiser,

This submittal represents the Town of Woodway’s final submission of testimony regarding the
DSEIS associated with Docket XIII, Paramount Petroleum LLC’s proposal for a comprehensive
plan amendment. We appreciate the attention that you have given this complex, far reaching
proposal. We continue to express our concern, however, that approval of this proposal is
premature without the identification of a specific project, without the simultaneous adoption of
zoning provisions and design standards, and without an interlocal agreement with the Town.

The unique characteristics of Point Wells, particularly its very limited ingress and egress, its
single ownership, the lack of public transportation and the character of the established residential
neighborhoods surrounding the property, make development of this site particularly challenging.
While the Town of Woodway is supportive of a mixed-use development at Point Wells, creation
of a successful project at this location requires carefully considered legislative leadership.
Snohomish County’s General Policy Plan (Land Use 4.B.1 and 4.B.2) states that urban centers
must be guided by certain design principles. Accordingly, the Town of Woodway urges your
adoption of design guidelines specific to Point Wells into County policies.

Attached you will find the Town’s proposed amendment to the Countywide Planning Policies,
entitled LU 4.B.3 Point Wells Design Guidelines. We recommend that the Final SEIS respond to
these guidelines as means to mitigate the impacts identified in the Draft SEIS. Furthermore, we
understand that you soon will begin review of design standards for urban center projects. The
Town will be proposing specific detailed design standards to implement the attached design
guidelines applicable to Point Wells.

Lastly, we want to express our concerns regarding the size of this project and its impact on
neighboring communities. The applicant has stated that while the analysis of community

23920 113th PLACE WEST, WOODWAY, WASHINGTON 98020
OFFICE (206) 542-4443 o FAX (206) 546-9453



impacts in the Draft SEIS was based on a 3,500 unit development, a development of this scale
would only form the upper limit for any development on the site and no specific development
plans have been created. We want our County elected leaders to understand and appreciate that
the scale of a 3500 unit development at Point Wells is far in excess of what would be acceptable
to the impacted communities’ of Woodway and Richmond Beach.

We have identified above some of the geographic and other challenges of development at Point
Wells. These limitations would support our contention that no more than 1100 units, with high
density commercial, office and residential mixed use, high density townhomes, and medium
density cottage style development, would be appropriate. Our analysis shows that a financially
feasible development of this scale can be constructed on the 40 developable acres at Point Wells,
even after considering the cost of cleaning up the site (based on the property owner’s estimates).

Thank you for considering our request. We look forward to working closely with you on this
project.

Respectfully,

Carla A. Nichols
Mayor

CC: Woodway Town Council
Snohomish County Council
Snohomish County Executive



Proposed Amendments to Snohomish County Comprehensive Plan Countywide Planning
Policies

Design Guidelines for the
Proposed Point Wells Urban Center Comprehensive Plan Land Use Designation

Introduction:

The Town of Woodway surrounds Point Wells on three sides and will be impacted by the activities associated with a planned
urban center on the waterfront portion of Point Wells. The Draft Supplemeantal Environmental Impact Statement (DSEIS)
for the Paramount LLC proposal to amend the comprehensive plan for Point Wells to Urban Center describes the range of
potential impacts that implementation of the propesal may have on surrounding neighborhoods. The DSEIS states that the
proposed action (3500 dwelling units and 40,000-50,000 square feet of commercial uses) has the potential to impact existing
surrounding neighborhoods as a result of an increase in height and bulk of buildings (up te 90 feet), a significant increase in

the amount of light, glare, noise, traffic and obstruction of existing views of Puget Sound.

The Town understands that the current environmental analysis is pregrammatic and that specific project level review is
necessary to identify more specific impacts and assign meaningful mitigation measures. Given this, the Town recommentds
that Snohomish County adopt policy-level actions now to help define the eventual project to be more compatible with
surrounding residential neighbhorhoods. The adoption of amendments to the countywide planning policies specifically

applied to Point Wells will benefit both the applicant and the surrounding neighborhoods.

New countywide planning policies will be helpful to provide general guidance to the applicant when defining lvhe scope of
the eventual project. New countywide planning policies will also be helpful to the surrounding communities in knewing
that progressive design guidelines and an effective design review process can reduce environmental impacts while ereating
attractive, sustainable and livable urban environments. The Final SEIS should respond to the design guidelines contained

herein as measures to mitigate the impacts defined in the DSEIS.
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Snohomish County General Policy Plan-Countywide Planning Policies

The Snohomish County General Policy Plan recognizes the importance of having appropriate tools to plan and
develop well-designed and functional urban environments. For example, the urban design policies of the Snohomish

County General Policy Plan state that,

“To enhance the character and quality of development within the UGA’s, the county intends to develop and
implement comprehensive design guidelines, The intent of these guidelines will be to ensure that urban residential,

commercial, industrial and mixed use developments relate to and are compatible with their surroundings......”

In addition, Goal LU 4 and Objective LU 4.A address the preparation of design guidelines and a design review
process to improve the quality of future urban developments. Focused specifically on compact urban form, Objective
LU 4. B is stated as follows:

“Establish and implement specific design guidelines for mixed use areas — Urban Center and Urban Villages”.
The land use policies that are provided in the General Policy Plan to meet this Objective are listed in LU 4.B.1 and

LU 4.B.2. These policies state that the County will consider design guidelines for urban centers to accomplish a set of

common and acceptable urban design principles. Principles stated in the policies include the following:

v Centers that are visible and aceessible to pedestrians from the street and create an identifiable sense of place:
* New buildings to be well-designed and create quality pedestrian places;

° Properly situated open spaces to compliment related uses;

. Assuring that building height, scale and character is compatible with surrounding uses:

. Parking configurations that complement site and building design;

® Assuring pedestrian connectivity to surrounding neighberhoods; and

. Promoting sustainable design with an emphasis on the public realm.

The Town of Woodway Comprehensive Plan

The Vision
The Town’s vision for Point Wells is to be a high quality mixed-use neighborhood of eclectic sustainable buildings that

acknowledges the scale of the pedestrian and fosters the creation of a rich and inviting public realm.

Planning Objectives
‘To accomplish this vision the Town’s comprehensive plan establishes the following set of planning objectives for Point
Wells that the Town strongly believes must bhe incorporated into the future design of the site, buildings, open spaces

and connections to the surrounding neighborhoods.

I Public and private waterfront uses and facilities will be pedestrian oriented and provide appropriately scaled
connections to adjacent upland uses.
2. Restoration and enhancement of the site’s indigenous vegetation will mirror the dominance of the Town’s

natural vegetative character and further the Town’s environmental stewardship.

3. Sustainability of natural and man-made systems will be incorporated into site and building design.
4. Development scale, activities and services will complement, rather than detract from, the character of
Woodway.
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New CPP LU 4.B.3 Point Wells Design Guidelines

To achieve the above goals, policies and principles for urban centers set out the Snohomish County General Plan and the
vision and objectives for Point Wells set out in the Woodway Comprehensive Plan, the Town recommends the adoption of a set
of design guidelines.

The design guidelines have been prepared specifically for the proposed Point Wells Urban Center and are intended to respond
to the aesthetic and land use policies impacts listed in the DSEIS, The attached Point Wells Urban Center Design Guidelines
represent commonly accepted design principles that have been applied to suecessful compact mixed-use centers within the
Puget Sound Region. The recommended design guidelines for the proposed Point Wells Urban Center address the following

basic design elements:

* Connectivity

. Sensitivity to the Natural Resources and Sustainability
. The Public Realm

. Streetscapes

. Building Orientation and Parking

. Street Level for Mid/High Rise Buildings

. Open Space and View Corridors

. Architectural Compatibility and Quality

The Town of Woodway recommends that Snohomish County adopt the guidelines as an integral component of the Countywide
Policies to be inserted at LU 4.B.3 and that the Final SEIS respond to these guidelines as means to mitigate the impacts

identified in the Draft SEIS.

New CPP LU4.B.3 Implementation of the Point Wells Urban Center Comprehensive Plan Designation

Implementation of the Point Wells Urban Center will occur through the application of the Urban Center Zone District. In
addition to the defined use and bulk requirements, the district text should also include design standards (based on the design

guidelines presented herein) and provide for the following three important implementation tools.

1. A requirement that the Point Wells Urban Center Design Guidelines be used by the applicant for the preparation of a

master plan and attendant building plans;

2, That a development agreement be used to hind the parties to the approved conditions of the master plan; and
3. That an administrative design review panel composed of qualified design professionals be created fo recommend

design-related elements to the approving authority.
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Design Guidelines POINT WELLS URBAN CENTER

March 16, 2009

Connectivity

An interconnected system of streets is an important aspect of the Pointe Wells Urban Center. The interconnected
street pattern should incorporate block lengths that are at a pedestrian scale to allow pedestrian connectivity. The
circulation system will help shape the character of the community and affect its vitality. Streets that do not connect,
such as cul-de-sacs and gated communities shall not be allowed. Narrow streets should be incorporated to reduce
impervious surfaces and slow vehicular speeds.

Pedestrian connectivity is also an important ingredient in the success of the neighborhood center. A highly walkable
neighborhood center with an integrated and layered movement system should be incorporated into the future master
plan at Point Wells. The Urban Center should provide connections to any adjacent transit system, which will make
the neighborhood center more vibrant and successful. [t will also minimize vehicle trips within the site. The master
plan should emphasize accessibility to amenities by non-vehicular travel including pedestrian, bicycles and transit.
Interconnected streets and pathways designed for the pedestrian should connect all elements of the community. This
internal bicycle and walkway system should also connect to the surrounding community. The distinct boundaries
of Point Wells are an asset to the development. However these boundaries must be bridged by providing strong

connections to the neighboring community in order to create and enhance a complementary relationship.

Waterfront Promenade
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POINT WELLS URBAN CENTER DQSigll Guidelines
March 16, 2009

Sensitivity to the Sites Natural Resources and Sustainability

The Point Wells Urban Center should be (iesigned to complement and incorporate the values of the Town of Woodway.
Woodway is a residential community sited among mature trees. Woodway’s values include the preservation of

the natural environment, enjoyment of this natural setting through walking and biking. Bicycle and pedestrian
walks shall be incorporated into Point Wells and linked back into the surrounding neighborhood. Woodway also
values natural resource conservation. Preservation of the sites natural amenities is a very important aspect to

the development. Access to the water’s edge shall be provided to all residents of the community. The views of the
surrounding neighborhoods shall be considered when designing the master plan.

The development of Point Wells shall focus on sustainable site and building design principles. Sustainable strategies
can provide a number of social and economic benefits. The master plan shall be designed to LEED ND standards,
including street and grid layouts and solar orientation. The stormwater management approach shall incorporate
fow impact design and be energy efficient. Buildings shall be LEED certified buildings and shall focus on water

conservation, energy efficiency, indoor air quality, and waste management.

i

Urban Stormwater System Site Stormwater Management
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Design Guidelines POINT WELLS URBAN CENTER
March 16, 2009

Public Realm

Point Wells Urban Center shall be designed as a pedestrian friendly community. The design of the public realm, such
as the sidewalks, plazas and parks has the most impact on how to make the urban center pedestrian friendly. The
relationship between the building and the street or the entry sequence is a very important aspect of the design. The
public realm and semi-public realm are important to the success of the development.

The public realm includes the area within the right-of-way, pedestrian ways, sidewalks and parks. The public realm
is usually fronted by store fronts and residential units and includes attractively landscaped street trees and sidewalks.
Buildirigs should abut the right-of-way or in certain situations buildings may be set back to create courtyards, plazas
-or other community gathering spaces.

The semi- public realm is the space between the front of the buildings and the right of way. Front porches or stoops
are excellent transitions between the two realms. The semi-public realm could consist of a small patio or a raised
yard. This transition area provides a slight separation of public space from private, and increases the desirability of
the open space. Raising the yard also provides the residents more privacy from the street level. Typically parking

areas and garages are entered from the alley, keeping them out of the public realm. Building setbacks shall vary to

avoid a monotonous streetscape.

Urban Courtyard : Public Space
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POINT WELLS URBAN CENTER Design Guidelines
March 16, 2009

Streetscape

The streetscape of the Point Wells Urban Center should bg designed for the pé(lestrian. The master plan should
include design elements that help to create a sense of place for Point Wells Urban Center. A sense of Place can be
achieved in the master plan through the creation of community focal peints, such as a village green, public open space
or a distinctive architectural element. The focal point should be a landmark that is both inviting and at a pedestrian
scale where residents will want to gather and give the Urban Center vitality. The ambiance of the streetscape derives
from many design elements of the natural and built environment. Site furniture helps define a space. Street furniture
such as benches, planters and trash receptacles shall be provided to improve the pedestrian experience. The repetition
of benches, street trees, trash receptacles, signage, public art and lighting all influence and enhance the streetscape.
Site lighting should be designed to be subdued but adequately provide and control lighting in public spaces for safety.
All lighting shall use full cut off fixtures and shall be direeted downward to prevent lighting the night sky. Lighting
shall be designed to promote energy efficiency. Poles shall be of an appropriate pedestrian scale height and spaced

appropriately to avoid over lighting.

Street Furniture . Inviting Streetscape
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Design Guidelines POINT WELLS URBAN CENTER

March 16. 2009

Building Orientation and Parking

Buildings within the Point Wells Urban Center should be oriented toward, public streets, sidewalks and pedestrian
activity, rather than parking lots and automobiles. All buildings shall be oriented to the street with building facade
located immediately adjacent to the public right of- way. Buildings should have doors and windows facing the street.
Parking lots should be designed to be visually unobtrusive by means of location, size and screening. A discrete parking
lot will reinforce the continuity of the pedestrian realm. Off-street surface parking areas shall be orjented internally
to the lot, behind or to the sides of buildillgg. Parking areas should not front on primary pedestrian streets, rather they
should be accessed by alleys, driveways or secondary streets. Parking lots should be screened from the public realm
by walls, fences or densely planted vegetation. Service access to buildings shall also be on alleys and drives within the
blocks, or from secendarf streets.

Residential parking should be accessed from an alley. Townhomes may have its garage located on, and fronting, a
secondary street, but the garage must be recessed into the front fagade of the home and the garage must not dominate

the streetscape. Architectural elements should be used to minimize the impact of the garage.

Off-Street Parking

Courtyard Alley
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"POINT WELLS URBAN CENTER Design Guidelines
March 16, 2009

Street Level for Mid Rise Buildings

Building design at street level should create a pedestrian scale and rhythun. The design should also foster both

variety and overall unity within the district by providing a pattern of continuous ground floor store fronts. Buildings
should abut the public right-of-way and visually engage the pedestrian through storefront windows and entrances,
pedestrian oriented displays, signage, and different building materials, textures, and colors. The use of canopies is
encouraged to provide protection from the elements for pedestrians. Street level ground floors are not intended to
require a certain type of architecture, rather they should emplmsizé human scale, pedestrian orientation, ground floor
transparency, variety and quality construction as the common theme, with the goal of creating overall unity within the
Point Wells Urban Center. Storefront entry doors should be oriented to the street and recessed from the street front.
Transparency of the building envelope at the street level provides a pedestrian friendly environment. The treatment
of the ground plane is an essential component of creating interest and variation to the streetscape. Retail base height

should be appropriate to the scale of the pedestrian and proportionate to the building scale.

Pedestrian Sﬁlle Streetscape Mixed Use Buildings
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Design Guidelines A POINT WELLS URBAN CENTER

March 16, 2009

Open Space and View Corridors

The water’s edge at Points Wells is a valuable regional asset. The site offers divect contact with, and magniﬁccﬁt,
unobstructed views of Puget Sound. This is a rare amenity that should inspire an image and focus for the Urban
Center. All the residents of the Point Wells community, along with the residents of the surrounding neighborhoods,
should be able access and enjoy the connection with the water’s edge. A continuous, public pedestrian walkway,
linking a series of parks and plazas along the water’s edge should be incdr])m'ated into the master plan and building
design. Creating links from the Urban Center to the water’s edge enables and encourages pedestrian accessibility
from the neighborhoods, and develops a functional and symbolic relationship with Puget Sound. These open space
links may also be used to create view corridors to the water. High quality landscaping will be critical to the success of
the Urban Center. The landscape plan should accommodate native drought tolerant plant material and stormwater

treatment as a part of the landscape.

Pedestrian Way
Puget Sound

Pedestrian Gathering Areas

Town Center

Town Square

Pedestrian access from Woodway

Site Access

Pedestrian Gathering Areas
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POINT WELLS URBAN CENTER DeSigﬂ Guidelines
March 16, 2009

Trail Network

A comprehensive system of trails, open spaces and pedestrian ways should be incorporated into the design of the master
plan and create a variety of open space experiences. The open space and trail system at Point Wells shall connect to

the surrounding neighborhood and allow residents from the surrounding neighborhood to enjoy it. There should be a
variety of open spaces incorporated into the design of the community and they should include a town square, common

greens, pocket parks and pedestrian ways.

Town Square
The town square should be located in the Urban Center to create a heart for the community. This will be a focal point
for the community and a place where residents can gather to participate in a variety of celebrations and community

events. This town square may include benches, water features, and plaza and open lawns.

Common Greens

Common greens are also important aspects of the master plan. These spaces are more neighborhoods orientated and
can be where people gather to sit; children play, gather together or walk their dogs. These parks also help to mitigate
the impact of high density community. Common greens should be located throughout the Point Wells Urban Center.
These parks are typically smaller and have homes orientated with their front doors facing these them. Common greens

should function as community building places. Common greens shall be visible and accessible from the streets.

Pedestrian Ways
Pedestrian ways are nicely landscaped linear parks that can be used by pedestrians. They allow pedestrian s to have mid

block connections. These pedestrian ways should connect to the central park and to the water’s edge. Buildings should
o

front or side on these spaces.

Town Square Open Space

TOWN OF WOODWAY
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Design Guidelines POINT WELLS URBAN CENTER

March 16, 2009

Architectural Compatibility

The Point Wells Urban Center should reflect a clear hierarchy of form and massing with the obvious expression of
primary and secondary forms. Primary massing elements, both horizontally and vertically break up larger mass

of buildings to fit into the Urban Center street character. These elements can include building modulations based

on bay sizes and upper story setbacks for limited portions of the fagade. Secondary formal elements may include
canopies, bays, projecting decks, sun screens, parapets and other significant features as appropriate. The ground
floor story shall be taller then subsequent upper stories to break up the mass of the building. The minimum first
floor height shall be 12°. The retail or commercial base should be appropriate to the scale of the pedestrian and should
be proportionate to the overall building scale. The massing of the buildings is encouraged fto create open space as in
courtyards, pedestrian ways and plazas. Articulation through devices such as vertical breaks, variation in heigh‘t, and
a coordinated range of details should be employed to help reduce the apparent mass of large buildings.

For mixed use developments, the primary building elevation towards the street or common green must be articulated.
An articulation is an element like a sunscreen setback, a bay facing the street, a change in plane at a change in
material or a well defined entry element. Articulation of the base should have a direct relationship to the architectural
elements and massing above. Building facades must have openings including doors and winddws. Blank walls are
prohibited.

The form of the public realm- the shape of the outdoor rooms created by the buildings that flank the streets and open
space is critical to defining the character of a Place. The height of the adjacent buildings is a key element to defining
that form. The height limit at Point Wells should not exceed 65°. Variation of height is encouraged to provide interest
and diversity to the streetscape. Taller, higher density buildings are to be placed in the center of the site, with medium
density buildings to the water’s edge and backing up on the railroad tracks. Lower density will occur on the northern

and the southern portions of the site. Figure 1 indicates building heights that are sensitive to the surrounding

neighborhood.

HR - High Rise -
Max Height: 65°-0”

MR - Medium Rise -
Max Height: 45°-0”

LR - Low Rise -
Max Height: 35°-0”

Articulated Architecture Figure 1 - Density Diagram
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POINT WELLS URBAN CENTER ‘ Design Guidelines

March 16. 2009

Architectural Quality

The Pointe Wells Urban Center should be made up of diverse architecture. While the neighborhood should be unified,
it still should have a variety of architectural styles that reflect the community values of Woodway. Varied and high
quality materials are essential and enriching components of the Urban Center pedestrian experience. Point Wells is
envisioned to be a high quality mixed use neighborhood of eclectic sustainable buildings that acknowledges the scale
of the pedestrian and foster the creation of a rich and inviting public realm.

The architecture should have the impression of being built over time. The overarching goal of the architecture is
authenticity. The Urban Center should be comprise of a variety of uses and provide a range of building types and
expressions that add up to a nﬁghhorhood that is authentic. The architecture should use articulated roof forms and
a variety of colors, varying siding and patterns to create diversity and individuality for each building. Flat roofs with
parapet walls are typical of an Urban Center character and should include varied roof lines and parapet heights. The
use of bays and other articulation help break up large walls. A variety of forms and materials provide individual
scale and presence along with a variety of styles. Many architectural styles are encouraged. Traditional, historically-

inspired buildings as well as contemporary vernaculars may be included. No more than 2 buildings may be the

identical except for lower density residential, which may include townhomes, rowhouses or even cottage style housing.

=1 .

Mid-Rise Housing

Cottage Style Housing
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