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DRAFT – Revised November 9, 2020 

 

Point Wells Subarea Plan 

 

Geographic Context 

The Point Wells Subarea is an unincorporated area of approximately 61 acres in the 

southwestern most corner of Snohomish County. It is bordered on the west by Puget Sound, on 

the east by the Town of Woodway, and on the south by the Town of Woodway and the City of 

Shoreline (see Figure 1). Point Wells is not contiguous with any other portion of unincorporated 

Snohomish County. 

 

Figure 1. Point Wells Subarea 
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The only vehicular access to Point Wells is via Richmond Beach Drive and Richmond Beach 

Road and the regional road network via the City of Shoreline. However, there is potential for 

easterly access through the Town of Woodway connecting to 116th Avenue West. 

County and Regional Context 

In order to meet the provisions of the Growth Management Act that ensure that plans are 

consistent and coordinated, the Snohomish and King County 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 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”.  

King County Countywide Planning Policy DP-21 goes on to state: “Coordinate the preparation of 

comprehensive plans among adjacent and other affected jurisdictions as a means to avoid or 

mitigate the potential cross-border impacts of urban development.” 

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 Municipal Urban Growth Area Subarea Plan 

Point Wells is situated within Woodway’s Municipal Urban Growth Area (MUGA). 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 2010. 

The Woodway MUGA subarea contains 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 
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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 

unincorporated in 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.  

Shoreline Future Service and Annexation Area 

In 1998, the City identified Point Wells as a Potential Annexation Area, signifying its desire to 

annex Point Wells to the City. In 2012, the City amended this identifier to Future Service and 

Annexation Area (FSAA). The intent of the FSAA identification is not only to recognize 

Shoreline’s intent that this area of unincorporated Snohomish County is appropriate for 

annexation to Shoreline at some point in the future but, that even if annexation did not occur, 

Shoreline would be the jurisdiction predominately providing public services to the area. 

Although there is potential easterly access to Point Wells through the Town of Woodway 

connecting to 116th Avenue West, presently Point Wells is connected to the regional road 

network only via Richmond Beach Drive and Richmond Beach Road in the City of Shoreline.  

Therefore, services and infrastructure for future re-development of Point Wells would be most 

efficiently, effectively, and equitably provided by the City of Shoreline and its public safety 

partners. These would include police from the Shoreline police department and emergency 

medical services and fire protection from the Shoreline Fire Department.  In addition, the City 

would be responsible for development permit processing, code enforcement, parks, recreation 

and cultural services, and public works roads maintenance. 

Future residents of Point Wells would become a part of the Richmond Beach community by 

virtue of the shared parks, schools, libraries, shopping districts and road grid.  As citizens of the 

City of Shoreline, they would be able to participate in the civic life of this “community of shared 

interests,” including the City’s Parks Board, Library Board, Planning Commission, or other 

advisory committees, and City Council. 

Planning Background  

Town of Woodway 

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 or passive open space for the upper bluff 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 

select the residential alternative for the upper bluff and maintain the industrial alternative for 
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Point 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 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 60 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 gross acre. 

City of Shoreline 

The City of Shoreline also prepared a subarea plan for Point Wells in 2010 (see Ord. No. 571), 

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

of future transportation trips to and 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 through the preparation of a transportation corridor study. The Shoreline subarea plan 

also proposes to provide urban services to the area 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 

proposal be denied. The Snohomish County Council subsequently 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 



 

5 
 

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 mayors of both cities signed 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 policies and implementing 

development regulations (that would become effective upon annexation) presented below are 

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

Vision for Point Wells  

The current planning horizon for the Woodway and Shoreline 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 for a series of land use, servicing, governance and 

environmental policies that will be implemented with the application of practical development 

regulations and design standards. 

The vision for Point Wells is: 

To create a unique, primarily residential, Puget Sound shoreline community compatible 

with surrounding neighborhoods. Appropriately scaled mixed-use buildings will be 

pedestrian-oriented and incorporate exceptional architecture, 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 extensive 

public access to the Puget Sound.   

Point Wells Subarea Goals and Policies  

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

use decisions and actions to implement the vision for Point Wells.  

Land Use Goal 1:  Point Wells is designated as Planned Area 4 by the City of Shoreline and an 

Urban Village by the Town of Woodway. Both designations are based on a coordinated planning 

effort and incorporated into the comprehensive plan for the Town of Woodway and City of 

Shoreline. Development of Point Wells occurs pursuant to a master plan approved through a 

development agreement enabled by the City’s Development Code and implementing Planned 

Area 4 regulations. The master plan is prepared by an applicant and includes a primarily 
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residential community that is compatible with surrounding neighborhoods.  Mixed-use buildings 

will be appropriately scaled and pedestrian-oriented and designed consistent with the City’s 

design standards.  The development will be supported by a full range of urban services.  

Land Use Policies  

LU Policy 1:  Characteristics of the Planned Area 4 designation include a mix of land uses, 

integrated into a pedestrian-scaled pattern with sustainable site improvements, infrastructure, 

buildings, and open spaces. The predominant use is residential, with any medium density multi-

family residential housing situated in multi-story buildings of varying heights, strategically sited 

to preserve and enhance public view corridors. The maximum allowable residential density is 44 

units per net acre, with attendant uses including but not limited to 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.  

LU Policy 2:  Implementation of the Planned Area 4 designation will occur through the adoption 

of a Planned Area 4 zone district that will best implement the vision, goals, and policies for the 

Point Wells Subarea. The implementing zone district should address at a minimum: permitted 

land uses, building height, open space requirements, bulk standards, parking, and master plan 

requirements. The maximum building height is 75 feet.  A development agreement enabled by 

RCW 36.70B will serve as the entitlement for development approval of the master plan. The 

City’s development regulations, including but not limited to zoning, subdivision standards, critical 

area regulations (e.g. geologic hazard areas), stormwater regulations, and shoreline master 

programs, will be applicable upon annexation.  

LU Policy 3:  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. Administration of the design standards will 

occur through administrative review and approval. 

Capital Facilities/Utilities Goal 2:  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 City, special purpose districts, and regional 

providers. Alternative energy sources such as solar, wind and co-generation facilities should be 

incorporated into the master plan to reduce its carbon footprint. 

CF/U Policy 1:  The provision of urban services provided by special purpose districts, regional 

providers or other local governments will be reviewed by the City for adequacy to serve 

intended development(s) within the subarea.  

CF/U Policy 2:  Each jurisdiction may negotiate with development proponents to determine 

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

remain private. All planned capital facilities for Point Wells should be coordinated with the City 

and service providers.  
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CF/U Policy 3:  All proposed electric and communication line extensions to Point Wells should 

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

installations outside of public rights of way should be improved with appropriate landscaping.  

Transportation/Circulation Goal 3:  Vehicular access to and from Point Wells is of 

paramount concern. Transportation impacts are identified and fully mitigated in all development 

proposal applications. Richmond Beach Drive remains as a local access street to adjacent 

properties and the Richmond Beach Neighborhood, with multimodal street improvements. 

Secondary access through Woodway is designed and constructed to address environmental 

constraints and impacts to neighbors, to accommodate multimodal uses, including pedestrian, 

emergency services and vehicular access. 

T/C Policy 1:  A transportation corridor study and mitigation plan shall be prepared and funded 

by development applicants under the direction of the City, with input, participation, and 

leadership, as appropriate, from Woodway, Snohomish County, WSDOT, and other 

stakeholders. The scope of the study and mitigation plan should be prepared with input from  

each jurisdiction with an emphasis on identification of impacts and mitigating measures, design 

improvements and associated costs, needed services, including design and financing for 

multimodal solutions to improve mobility within the surrounding neighborhoods and 

communities. 

T/C Policy 2:  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 3:  Development within Point Wells shall comply with the following traffic restrictions: 

1) Richmond Beach Drive shall be limited to 4,000 average daily trips; and 2) The Richmond 

Beach Road Corridor shall not exceed a level of service (LOS) D with 0.9 volume-to-capacity 

(V/C) ratio. 

T/C Policy 4:  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. 

T/C Policy 5:  A network of well-connected streets, sidewalks, and multipurpose pathways 

should be developed as part of a master plan and constructed and phased concurrently with 

redevelopment of the subarea. 

Environmental Preservation/Protection Goal 4:  Point Wells is a unique landform on 

Puget Sound with 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 enhanced and preserved consistent with the goals, policies 

and regulations of the City’s Shoreline Master Program. 
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EP/P Policy 1:  Site restoration and clean-up will be managed by the State Department of 

Ecology, with participation and input by Snohomish County, the Town of Woodway, the City, 

and other stakeholders. 

EP/P Policy 2:  Extensive environmental review, documentation and analysis will be managed 

by the City and funded by the applicants seeking entitlements for development. 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 development proposal through anticipated buildout. 

EP/P Policy 3:  The proposed location of buildings, streets, infrastructure, and other physical 

site improvements set out in the master plan should avoid impacts to the sensitive 

environmental constraints and features in the subarea. The development agreement will include 

provisions for monitoring of environmental features including but not limited to soil, groundwater, 

and sea level rise. 

EP/P Policy 4:  Consistent with the goals, policies and regulations of the City’s Shoreline Master 

Program, the near-shore environment will be restored and enhanced to predevelopment 

conditions and incorporate extensive public access and passive open space improvements.  

EP/P Policy 5:  The master plan should incorporate sustainable site and building design that 

serves as a leader in current practices that implement sustainability. 

Governance Goal 5:  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 as well as other key stakeholders. Pursuant to the Growth Management Act, 

PSRC 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. If Woodway, by resolution or formal action of its Town 

Council, notifies Shoreline of Woodway’s election to not annex Point Wells, Shoreline may seek 

annexation of Point Wells pursuant to applicable statutes. 

G Policy 1:  The City’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. 

G Policy 2:  The City shall provide the Town of Woodway with at least 30 calendar days written 

notice (unless otherwise agreed to or waived in writing), and a review and comment opportunity, 

before any legislative actions that may modify or amend the Point Wells Subarea Plan or 

implementing development regulations, or that otherwise impacts the uses, development, or 

redevelopment of the subarea. Notice shall include, but not be limited to, notice of all Planning 

Commission and City Council meetings and hearings related to such legislative considerations 

or actions. 
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Subarea Land Use Plan Designation 

 

Figure 2 – Land Use Designation 
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Subarea Zoning 

 

Figure 3 – Zoning 


