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SECOND AMENDMENT
TO
DEVELOPMENT AGREEMENT
This Second Amendment to Development Agreement (this "Second Amendment") is dated
as of __________, 2019 (the "Effective Date"), and is made and entered into by and among:
(i) PNW RIVERFRONT, L.L.C., a Washington limited liability company ("PNW"), and
RIVERFRONT COMMERCIAL INVESTMENT, L.L.C. ("Riverfront"), a Washington
limited liability company (PNW and Riverfront, collectively, "Developer"); and (ii) the CITY OF
EVERETT, a municipal corporation of the State of Washington (the "City").
RECITALS
A.
The City, OM Everett, Inc., a Washington corporation (“OM Inc.”) and OMH
Transfer Agent, LLC, a Delaware limited liability company (“OMH”) are parties to the
Development Agreement dated June 2, 2009 (“Development Agreement”). The Development
Agreement concerns the Riverfront Property, which includes the Landfill Pad, the Simpson Pad,
and the Mill Property as defined in the Development Agreement.
B.
Under the Riverfront Assignment and Assumption Agreement dated July 5, 2013,
OM, OM Inc. and OMH assigned to PNW, and PNW assumed all of the rights, obligations, and
liabilities of OM, OM Inc. and OMH under the Riverfront Agreements as defined therein,
including the Development Agreement. Under the Landfill Assignment and Assumption
Agreement dated August 1, 2013, Riverfront, formerly known as “Riverfront Commercial, LLC”,
assumed all of the rights, obligations, and liabilities of PNW with respect to the Landfill Pad under
the Riverfront Agreements, including the Development Agreement. Riverfront currently owns
approximately 76.412+/- acres of land that remains subject to the Development Agreement
(collectively, the "Developer Property"), which Developer Property includes (1) Lots 16 and 2129, inclusive, totaling 58.73+/- acres, being the Landfill Pad; (2) and Lots 15, 19, 31, 32B, and 33,
and 35-38, inclusive, totaling approximately 16.31 +/- acres. Riverfront does not own the Simpson
Pad or the Mill Property.
C.
The City, PNW and Riverfront amended the Development Agreement by entering
into the First Amendment to the Development Agreement dated April 3, 2014 (“First
Amendment”) for the purpose of revising the Preliminary Development Plan and Development
Standards contained in the Development Agreement to conform to revised plans for development
of the Simpson Pad and Mill Property prepared by PNW and Riverfront (referred to collectively
as “Polygon” in the First Amendment). This Second Amendment is not intended to affect
development of the Simpson Pad and Mill Property as provided for in the First Amendment.
D.
The First Amendment at Recital D stated: “Polygon is still working on its plan for
the Landfill Pad. Once that work is complete, Polygon intends to seek a second amendment to the
Development Agreement, in order to implement its plan for the Landfill Pad.” This Second
Amendment addresses the plan for development of the Landfill Pad.
E.
Subsequent to the First Amendment, PNW, Riverfront and the City entered into the
Amended and Restated Property Disposition Agreement dated as of ___________, 2019
(“Restated PDA”), which replaced that certain Property Disposition Agreement entered into on or
about February 21, 2007, a memorandum of which was recorded under Snohomish County
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recording number 200805140860 (the “Original PDA”). As described in more detail in the
Restated PDA, the Developer has a new plan for development of the Developer Property (the
“Riverfront Project”). The Riverfront Project will be developed in phases (each, a “Phase”).
Drawings and renderings related to the Project as attached to this Second Amendment as follows:


First Phase: Drawings of the first phase of the Riverfront Project (the “First
Phase”) are attached as Exhibit 1 (the “First Phase Drawings”) and approved
renderings of the First Phase have been incorporated into the Mixed-Use Design
Guidelines attached as Attachment G. The First Phase includes: (1) a minimum of
two mixed use buildings, (2) a specialty grocer; (3) a cinema, (4) a public plaza in
front of the cinema, (5) the “First Phase Park Project” defined below, and (6)
associated parking. The approximate boundaries of the First Phase is as shown in
the Landfill Site Phasing Plan, which is the last page of Attachment E-1, attached
hereto (the “First Phase Property”)



Remaining Phases: In addition, the Project includes several phases after the First
Phase (the “Remaining Phases”; individually, “Second Phase” through “Sixth
Phase”). The approximate boundaries and site plans of each of the Remaining
Phases are also shown on Attachment E-1.

Upon completion of each Phase (or building within a Phase), the City will issue to developer a
Partial Certificate of Completion for that Phase or building, as set forth in the Restated PDA.
F.
The Planning Commission has reviewed the proposed Final Development Plan for
the Developer Property as well as the modifications to the Preliminary Development Plan for the
Landfill Pad and Planned Development Overlay Zone Development Standards and Design
Guidelines applicable to the Developer Property, each as identified more specifically hereinafter
(collectively the “Developer Property Revisions”). The City’s SEPA Responsible Official has
issued Addendum No. 6 to the Everett Riverfront Redevelopment Final Environmental Impact
Statement (the “FEIS”) that addresses the Developer Property Revisions (“Addendum”). The
Planning Commission has considered the Addendum, conducted a public hearing for the purpose
of receiving public comment on the Developer Property Revisions, and has made its
recommendation to the City Council. The City Council has reviewed the Developer Property
Revisions, has considered the Addendum and the recommendation of the Planning Commission
and has determined that the Developer Property Revisions should be adopted as set forth in this
Second Amendment.
G.
The purposes of this Second Amendment to the DA are (i) to implement the
Developer Property Revisions, and (ii) make related amendments to the Development Agreement
to facilitate development of the Riverfront Project.
AGREEMENT
NOW THEREFORE, for and in consideration of the mutual promises as stated herein and
for other good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, PNW, Riverfront, and the City:
1.
References to PDA. As of the Effective Date of this Second Amendment, all references to
the “PDA” in the Development Agreement with respect to property defined as the Developer
Property in this Second Amendment refer to the Restated PDA, not the Original PDA.
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2.
Project Description. Table 2.2-1 in Section 2.2 of the Development Agreement is
replaced with the revised table set forth below. This Second Amendment is necessary to include
the Riverfront Project and to update the table to reflect that the Simpson Pad and the Mill
Property are either under construction or built-out. The text of Section 2.2 is hereby amended
and restated as follows:
The proposed development project (“Project”) that is the subject of this Agreement is a
high quality mixed-use commercial/residential development to fulfill the City’s vision for
the Property as set forth in the City’s Comprehensive Plan and Shoreline Master Program
and the PDA, as amended. The Project includes construction of up to 355,000 square feet
of mixed commercial and retail uses, up to 200,000 square feet of hotel space and up to
1675 residential units (multi- and single family) as shown in Table 2.2-1 below. The
ultimate mix of uses constructed will be determined by the property owner based on
market demand and the land use capacity of the Riverfront Property, subject to the
minimum development elements and other requirements of the PDA, as amended and the
impacts analyzed under the FEIS. Preliminary targets or buildout numbers for each of
the Landfill Pad, Simpson Pad and Mill Property are also included in Table 2.2-1.
Table 2.2-1
Simpson Pad

Landfill Pad

Retail

230,000sf

Office

125,000sf

Hotel

250 rooms

Mill Property

Residential -total
Condominium
multi-family

or

1250

Town House
Single Family

190
235

In the FEIS, the preferred alternative totals were: 800,000 sf for retail, 100,000 sf for office, 250
rooms for hotel, 1400 units for residential-total, 600 units for condominium (multi-family), 475
for townhouse, and 325 for single-family. The development described above is within the
envelope of development studied under the FEIS.
3.

Development Plan.

A.
Development Elements. Some of the elements of the plan for the Riverfront as a
whole have already been accomplished by Riverfront, the City or the developers of the Simpson
Pad and Mill Property. The first bullet point in Section 3.1 of the Development Agreement is
replaced with the following:


Economic diversification -- creating a place to live, work, and shop, including:
development of a lifestyle center with at least a total of 100,000 rentable
3
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square feet of retail and office space and development of a residential
component comprised of approximately 1,675 residential units.
B.
PDA Governs Timing and Phasing of Development. Section 3.2 of the
Development Agreement titled “Development Schedule” is replaced with the following:
3.2 Restated PDA Governs Timing and Phasing of Development. The timing and
sequencing of actions required in the course of development of the Riverfront Project is set
forth in the Restated PDA. Developer will construct the First Phase first. As stated in
Section 8.3 of the Development Agreement, the order of construction of other components
of the Project will depend on market demand.
C.
Preliminary and Final Project Development Plans. The portion of Attachment E to
the Development Agreement titled “Preliminary Development Plan” for the Developer Property is
hereby deleted and replaced with Attachment E-1, which is attached hereto. Attachment E-1 shall
be the Final Development Plan under Chapter 19.29 EMC for the Developer Property. For the
Developer Property only, Section 3.3 of the Development Agreement is retitled “Final Project
Development Plan” and is amended to read as follows:
3.3 Final Project Development Plan for Developer Property. The Project on the
Developer Property shall be developed substantially as depicted in the Final Development
Plan for the Developer Property as set forth in the Second Amendment, or as the Final
Development Plan may be modified pursuant to the City’s Planned Development Overlay
regulations as set forth in EMC Chapter 19.29. Buildings that are marked as “optional”
are not required elements of such phase of the Final Development Plan for the Developer
Property, and may be included by Riverfront in its sole discretion, if market demand
supports such use. “Optional” buildings are subject to the same Development Standards
and other requirements of the Development Agreement, as amended, as all other buildings
to be located on Developer Property.
D.

36th Street Improvements. Section 3.5 is hereby replaced with the following:

3.5
36th Street Improvements. Riverfront will design and construct 36th Street
improvements shown on the schematic drawings attached as Exhibit 2.
4.

Project Changes: The following is added to the end of Section 4:
The building footprints and allocation of type of use within the proposed buildings is
approximate. For the Developer Property, changes to the size of building footprint and
allocation of use within each building, or addition of small buildings (under 25,000 square
feet) shall be considered minor changes under EMC 19.29.120, provided the changes are
in accordance with EMC 19.29.120.A and provided that they do not exceed the totals in
the FEIS preferred alternative (set forth in the sentence directly below Table 2.2-1
(revised)) and are not deemed by the Planning Director to be a substantial variation from
the vision set forth in the Attachment E-1 (Final Development Plan).

5.

Permitted Uses. Section 5 of the Development Agreement is amended to read as follows:
5.1
General. Except as provided in Sections 5.2 and 5.3, the uses permitted on
the Riverfront Property shall be those uses that are consistent with the requirements of the
Restated PDA and are allowed in the Waterfront Commercial zone as set forth in the Use
Tables at Chapter 19.5 Everett Municipal Code (EMC) as they exist at the time of the
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original Development Agreement, a copy of which is included in Attachment K to the
Development Agreement, as modified by the Everett Zoning Standards for the Riverfront
Planned Development Project described below. Within the jurisdiction of the Shoreline
Management Act, Chapter 90.58 RCW, the uses permitted on the Riverfront Property must
also be allowed in the Shoreline Overlay District as set forth in the Shoreline Use Table at
EMC 19.33D.100 as it exists at the time of this Agreement, a copy of which is included at
Attachment K to the Development Agreement.
5.2

Developer Property—Use Restriction.

5.2.1 First Phase. Notwithstanding anything to the contrary in this
Agreement, the sole permitted use of the First Phase Property prior to issuance of a Partial
Certificate of Completion for the First Phase is as follows: development and construction
of the First Phase of the Riverfront Project substantially as shown in the First Phase
Drawings and Attachment E-1 (Final Development Plan) and in accordance with this
Agreement. Modifications to Attachment E-1 (Final Development Plan) approved by the
Planning Director using the criteria for administrative modification of the Final
Development Plan as specified in the City’s Planned Development Overlay regulations as
set forth in EMC Chapter 19.29 shall be deemed to be “substantially as shown in
Attachment E-1” as that term is used in this Section. The Planning Director shall have the
sole authority to determine if final site layout and building designs proposed for First Phase
are “substantially as shown in the First Phase Drawings.” A decision to reject a plan or
permit based on not being “substantially as shown in the First Phase Drawings” must not
be arbitrary and must be made in writing and supported by detailed findings.
5.2.2 Remaining Phases. Notwithstanding anything to the contrary in this
Agreement, the sole permitted use of Developer Property not yet released by a Partial
Certificate of Completion is as follows: development and construction of the Riverfront
Project substantially as shown in Attachment E-1 (Final Development Plan) and with a
consistent level of quality as the First Phase. Modifications to the Attachment E-1 (Final
Development Plan) approved by the Planning Director using the criteria for administrative
modification of the Attachment E-1 (Final Development Plan) as specified in the City’s
Planned Development Overlay regulations as set forth in EMC Chapter 19.29 shall be
deemed to be “substantially as shown in Attachment E-1.” The Planning Director shall
have the sole authority to determine if site layout and building designs proposed in each
Remaining Phase, including but not limited to site plan review, shoreline permits, building
permits, sign permits or other permits required by the Everett Municipal Code or State law,
are consistent with (or greater than) the quality represented in First Phase Drawings and
the design guidelines incorporated as Attachment G to this Agreement. The Planning
Director is directed to reject any design for any building, improvement or structure that
does not provide at least the level of quality represented by the First Phase Drawings and
the design guidelines incorporated in Attachment G. A decision to reject a plan or permit
based on such inconsistency must not be arbitrary and must be made in writing and
supported by detailed findings.
In reviewing plans for individual Phases of development and individual buildings under
Section 5.2.1 or Section 5.2.2, the Planning Director shall have the authority to retain, at
Developer’s expense, the services of an independent architect with appropriate expertise
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as an independent third party. The selection of the architect shall be mutually agreed upon
by the City and Developer.
5.3
After Certificate of Partial Completion. After issuance of a Certificate of
Partial Completion for a portion of Developer Property, such Developer Property is
released from the restrictions under Section 5.2 above and the permitted uses for such
Developer Property shall be as set forth in Section 5.1 above, in addition to the uses
authorized in Section 5.2 above.
6.
Development Standards. The Development Standards are revised as follows for the
Developer Property:
A.
Revised Attachments. For the Developer Property, Attachment F to the
Development Agreement titled “Everett Riverfront District Zoning and Land Division
Standards” is replaced by the Attachment F attached to this Second Amendment. For the
Developer Property, Attachment G to the Development Agreement titled “Mixed Use
Guidelines” is replaced by the Attachment G attached to this Second Amendment.
B.
First Phase. The First Phase shall be substantially as shown in the First Phase
Drawings. If there is an inconsistency between Attachments F or G, as modified above, and the
First Phase Drawings, the First Phase Drawings control.
C.
Central Gathering Space. The Third Phase will include the Central Gathering Space
that is substantially in accordance with the drawing attached as Exhibit 3 to this Second
Amendment and Attachment G. With respect to the Central Gathering Space, this Section 6.C
supersedes Section 8.2.11 in the Agreement.
D.
Planning Director Decisions. Any Planning Director decision under this
Agreement is appealable to the Hearing Examiner in accordance with EMC Title 15.
7.
Multi-Family Housing Property Tax Exemption. On or before the date of this Second
Amendment, the City Council has adopted an ordinance adding the Developer Property to the
definition of Urban Center in Area 4 under EMC 3.78.150. To the extent permitted by state law,
the Developer Property will remain an Urban Center in Area 4 eligible for the multifamily housing
property tax exemption for the term of this Development Agreement under the terms and
conditions set forth in Chapter 3.78 EMC as of the Effective Date of this Second Amendment.
8.

Environmental Review and Mitigation; General Development Conditions; Phasing

A.
For the Developer Property only, Attachment I is replaced with the Attachment I
attached to this Second Amendment. For purposes of clarity, items not applicable to the Landfill
are marked as not applicable and changes from the previous Attachment I are marked in
strikeout/underline format.
B.

Section 8.2.1 is hereby deleted.

C.
Section 8.2.7 is hereby deleted and replaced with the following: “Building heights
on the site will be restricted to the heights shown on the drawing entitled Basic Height Limits that
is part of Attachment E-1. Building Height is measured from base elevation as defined in the City
of Everett Zoning Code, EMC Chapter 19.04.
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D.
Section 8.3.2 is amended to add the following sentence to the end of that section:
Notwithstanding the foregoing, parking may be shared between phases and the Central Gathering
Space and the public plaza in front of the cinema may be used to fulfill open space requirements
for all Phases.
E.

A new Section 8.4 is added as follows:
8.4
Eclipse Mill Park. Developer will construct the Eclipse Mill Park
project, which is conceptually shown in the drawing attached as Exhibit 4 to this
Second Amendment. Exhibit 4 is not intended to show specific locations of
elements or to show size or character of buildings. The Eclipse Mill Park Project
will include parking, a restroom building, a picnic shelter, a playground, the
Riverfront Trail connection, a play lawn, and associated landscaping. Except for
the restroom building, the picnic shelter, and a portion of the parking, the Eclipse
Mill Project will be completed by Developer with the First Phase (the “First Phase
Park Project”) in accordance with the Restated PDA. The remainder of the
Eclipse Mill Park project will be completed by Developer with the Third Phase in
accordance with the Restated PDA. The City will remove the crane adjacent to the
Eclipse Mill Park property no later than August 31, 2020.

F.

A new Section 8.5 is added as follows:
8.5

Main Road Parcel Landscaping.

A.
Maintenance. Developer acknowledges that the City has
limited ability to maintain landscaping within the Main Road Parcel.
Accordingly, any landscaping within Main Road Parcel that the City is to
maintain: (1) must be simple to maintain and pre-approved by the City in
writing during the City Main Road permit process and (2) upon City
acceptance be accompanied by a 2-year landscape maintenance bond.
Alternatively, Developer may install and maintain its own landscaping at
Developer’s cost within the Main Road Parcel, so long such landscaping is
consistent with this Agreement, the landfill consent decree with the
Department of Ecology, and applicable law.
B.
Project Delay. In the event that Developer builds Roadside
Improvements as defined in the Section 3.2 of the Restated PDA, such
improvements will be consistent with this Agreement, reasonably consistent
in appearance along the Main Road, and be acceptable to the Department of
Ecology.
9.

Impact Fees.

9.1
Transportation Impact Fees. The following is added as second and third
paragraphs to Section 9.1:
In 2019, Riverfront provided an updated traffic analysis for the Riverfront Project in
advance of the City’s EIS Addendum. Riverfront will pay the traffic impact fees required
by Ch. 18.40 EMC. In 2019 or 2020, the City may revise its transportation impact fees in
Ch. 18.40 EMC (“Revised Transportation Fees”). If the City does so revise, then,
starting on the effective date of such Revised Transportation Fees, Riverfront will pay the
7
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Revised Transportation Fees for each new building prior to issuance of a building permit
for each structure. The Revised Transportation Fees, if adopted, shall apply to the
Riverfront Project from the date the revised fees are effective until the date that is eight
years from the Effective Date of this Second Amendment. If the City does not revise its
transportation impact fees in Ch. 18.40 EMC in 2019 or 2020, Riverfront will pay the
fees in Ch. 18.40 EMC in effect on the Effective Date of this Second Amendment and
these fees shall apply to the Riverfront Project for eight years from such Effective Date.
Riverfront shall get credit against transportation impact fees for any work completed by
Riverfront that is on the City’s Transportation Improvement Plan. The parties agree that
(1) no work required under the Original PDA or the Restated PDA counts toward such
credit and (2) Riverfront as of the date of the Second Amendment has not completed or
begun construction of any work that would count towards such credit.
9.2
School Impact Fees. With respect to the Developer Property, Riverfront shall pay
School Impact Fees in accordance with the City’s adopted school impact fee ordinance EMC
18.44, unless separate written agreement is entered into between Riverfront and the Everett School
District.
10.
Vesting of Development Standards. Section 10.1 of the Development Agreement is
revised to read as follows:
10.1 Vesting. Pursuant to RCW 36.70B.170 et seq., the Development Standards
and other provisions of this Agreement, and the Development Regulations specified in
Section 10.3 shall apply to and govern development on the Riverfront Property excluding
the Developer Property for a period of twenty years from the date of this Agreement,
provided that with respect to development on the Developer Property, the period of vesting
shall run for twenty years from the Date of this Second Amendment (the "Vesting Period").
During the Vesting Period (including any complete applications submitted within the
Vesting Period), the City shall not modify or impose new or additional development
standards beyond those set forth in this Agreement except as stated below. To the extent
this Agreement does not establish Development Standards or provisions addressing a
certain subject, element or condition of the Project, then the Project shall be governed by
the City's Development Regulations specified in Section 10.3 below. To the extent that
neither (a) this Agreement's Development Standards or other provisions nor (b) the City's
Development Regulations specified in Section 10.3 below address a certain subject,
element or condition of the Project, then the Project shall be governed by the City's thenexisting development regulations.
11.
Water, Sanitary and Storm Sewer Facilities. Section 11 of the Development Agreement
titled “Water and Sewer Service” is deleted in its entirety. The City certifies that the water and
sanitary and storm sewer infrastructure already constructed is sufficient to serve the preferred
alternative described in the FEIS once Riverfront constructs the connections to such water and
sewer infrastructure. The Riverfront Project in later phases may require certain upgrades (such as
higher capacity lift station pumps), which the City certifies the City will complete when necessary
for such later phases. If required as part of the permit and approval or financing process for
improvements on the Developer Property, the City will issue to Riverfront water and sewer

8

DRAFT 3.20.19
availability certificates for the Riverfront Project. Riverfront will pay utility connection fees in
accordance with the Everett Municipal Code.
12.
Trespassing. The City and Developer will reasonably cooperate with each other to address
issues regarding trespassing on their respective Riverfront properties. Both parties will take
reasonable steps to prevent overnight camping on such properties.
13.

Term. Section 13.11 of the Development Agreement is amended to read as follows;
13.11 Term. The term of this Agreement shall continue until expiration of the
twenty-year Vesting Period that commences as of the date of this Second Amendment as
provided in Section 10 of the Second Amendment.

14.

[Not Used]

15.

General Provisions.

15.1 Capitalized Terms. All capitalized terms used in this Second Amendment and
not otherwise defined shall have the meaning set forth in the Development Agreement.
15.2 Counterparts; Facsimile Signatures. This Second Amendment may be executed in
more than one counterpart, each of which shall be deemed an original, and all of which shall
constitute one and the same instrument. Facsimile signatures on this Agreement shall constitute
original signatures of the Parties.
15.3 Captions. The captions of this Second Amendment are inserted solely for the
convenience of reference only and do not define, describe or limit the scope or intent of this
Amendment or any term hereof.
15.4 Recording. Either party may arrange for the recording of this Second Amendment
of DA with the Snohomish County Auditor's office, as necessary to disclose this Amendment on
title documents for the affected property.
15.5 Notices. The Development Agreement is amended by adding provision for notice
to Developer as follows:
To Developer:
Riverfront Commercial Investment, LLC
11624 SE 5th Street, Suite 210
Bellevue, WA 98005
Attention: President
Phone: 425-559-2300
Email address: derek.straight@shelterholdings.com and
tia.heim@shelterholdings.com
15.6. Termination. If the Restated PDA is terminated under Section 1.1.4 of the Restated
PDA, then this Second Amendment terminates simultaneously with such termination of the
Restated PDA without any further action of the parties.
16.
Other. Except as expressly modified in this Second Amendment, the Development
Agreement shall remain in full force and effect and Developer and the City, as Parties to the
Development Agreement, acknowledge, confirm, and ratify all of the terms and conditions of the
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Development Agreement. Whenever in this Second Amendment (including all such documents
and other materials referenced herein as attachments, exhibits, schedules, or annexes): (i) the
words "herein," "hereunder," "hereinabove," "hereinafter," or similar words are used, the same
shall be deemed to refer to this entire Second Amendment unless expressly stated to the contrary,
and (ii) the terms "include," "including" and words of similar import shall be construed as if
followed by the phrase "without limitation".
17.
Exhibits. The following Exhibits is attached hereto and hereby made a part of this Second
Amendment:
17.1

Exhibit 1 – First Phase Drawings

17.2

Exhibit 2 – 36th Street Schematic Drawings

17.3

Exhibit 3 – Central Gathering Space Drawing

17.4

Exhibit 4 – Eclipse Mill Park Conceptual Drawing

17.5

Developer Property Final Development Plan Attachment E-1

17.6

Developer Property Attachment F

17.7

Developer Property Attachment G

17.8

Developer Property Attachment I

[Remainder of page intentionally left blank; signatures begin on following page]
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EXECUTED as of the date first above written by duly authorized officers of the parties hereto,
intending to be legally bound hereby.
PNW:
PNW Riverfront, L.L.C.
a Washington limited liability company,
by its authorized signatory:
By:

PNW Home Builders, L.L.C.
a Washington limited liability company
Sole Member

Its:
By:
Its:

PNW Home Builders Group, Inc.
a Washington corporation
Manager

By: _________________________________
Gary A. Young, Executive Vice President
STATE OF
COUNTY OF

:
: SS.
:

On this, the _____ day of ________, 2018, before me a notary public, the
undersigned
officer,
personally
appeared
_______________________________, known to me (or satisfactorily
proven) to be the person whose name is subscribed to the within instrument,
and acknowledged that he/she executed the same for the purposes therein
contained.
In witness hereof, I hereunto set my hand and official seal.

My commission expires

Notary Public

[Remainder of page intentionally left blank; signatures continue on following page]
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EXECUTED as of the date first above written by duly authorized officers of the parties hereto,
intending to be legally bound hereby.
Riverfront:
Riverfront Commercial Investment, L.L.C.
a Washington limited liability company,
by its authorized signatory:

By:

_________________________________
Name:
Title:

STATE OF
COUNTY OF

:
: SS.
:

On this, the _____ day of ________, 2018, before me a notary public, the undersigned officer, personally
appeared _______________________________, known to me (or satisfactorily proven) to be the
person whose name is subscribed to the within instrument, and acknowledged that he/she executed the
same for the purposes therein contained.
In witness hereof, I hereunto set my hand and official seal.

My commission expires

Notary Public

[Remainder of page intentionally left blank; signatures continue on following page]
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EXECUTED as of the date first above written by duly authorized officers of the parties hereto,
intending to be legally bound hereby.
City:
CITY OF EVERETT:

By:

_______________________________
Cassie Franklin, Mayor

ATTEST:

APPROVED AS TO FORM:

By:

By:

______________________________
Sharon Fuller, City Clerk

STATE OF WASHINGTON
COUNTY OF SNOHOMISH

_______________________________
James D. Iles, City Attorney

:
: SS.
:

On this, the _____ day of ________, 2018, before me a notary public, the undersigned officer,
personally appeared _______________________________, known to me (or satisfactorily
proven) to be the person whose name is subscribed to the within instrument, and acknowledged
that he/she executed the same for the purposes therein contained.
In witness hereof, I hereunto set my hand and official seal.

My commission expires

Notary Public

[Remainder of page intentionally left blank; signatures continue on following page]
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EXHIBIT 1
First Phase Drawings – Figure 1
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EXHIBIT 1
First Phase Drawings – Figure 2
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EXHIBIT 1
First Phase Drawings – Figure 3
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EXHIBIT 1
First Phase Drawings – Figure 4
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EXHIBIT 1
First Phase Drawings – Figure 5
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EXHIBIT 1
First Phase Drawings – Figure 6

6

DRAFT 3.20.19
EXHIBIT 1
First Phase Drawings – Figure 7
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EXHIBIT 1
First Phase Drawings – Figure 8
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EXHIBIT 1
First Phase Drawings – Figure 9
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EXHIBIT 1
First Phase Drawings – Figure 10
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EXHIBIT 1
First Phase Drawings – Figure 11
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EXHIBIT 1
First Phase Drawings – Figure 12
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EXHIBIT 2
36th Street Schematic Drawings
(Attached)

This drawing
is a first draft
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This drawing
is a draft

This drawing
is a draft

14

DRAFT 3.20.19
EXHIBIT 3
Central Gathering Space Drawing
(Attached)
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EXHIBIT 4
Eclipse Mill Park (3-Acre Park) Conceptual Drawing
(Attached)
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ATTACHMENT E-1

3
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ATTACHMENT E-1
Developer Property Final Development Plan

4
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ATTACHMENT E-1
Basic Height Limits
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ATTACHMENT E-1
Landfill Site Phasing Plan
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ATTACHMENT F
(Attached)

1

Attachment F
EVERETT RIVERFRONT DISTRICT
ZONING AND LAND DIVISION STANDARDS
Pursuant to EMC 19.29, the City may modify the permitted uses and development standards
applicable to planned developments. The purpose of these modifications is to establish zoning
standards to promote a high-quality development that will benefit the city more than compliance
with the standard zoning code provisions. This document contains the zoning modifications that
will apply to the Everett Riverfront Project.
A. Landfill Pad - All Uses
The Landscape Standards in Section F of these standards shall apply, rather than the
standards in EMC 19.35.
B. Landfill Pad and Eclipse Mill Property – Commercial Uses
1. The development standards in sections a through d below apply, rather than the standards
in EMC 19.06.
a. Maximum Building Height. Maximum height limits are shown on the site plan
approved by the City as part of the Planned Development Ordinance for the Everett
Riverfront Project (“PDO Site Plan”). Height means the vertical distance from the
base elevation of a building to the highest point of the roof, exclusive of building
appurtenances.
b. Maximum Height of Rooftop Appurtenances. The maximum height limit of rooftop
appurtenances is 15’ above the maximum building height. Rooftop appurtenances
shall be either screened or designed/painted to blend into the building, as appropriate
to the appurtenance. For example, mechanical equipment must be screened since
painting is impractical, while elevator penthouses shall be incorporated into the
architecture of the building and be designed to blend in. The applicant may request
and the Planning Director may approve no screening in circumstances where it is not
necessary or appropriate, such as where the appurtenance is not readily visible to the
public (e.g., due to a significant setback from the roof edge, or there is a long distance
between the appurtenance and the nearest location from which the appurtenance is
visible) or where the appurtenance is tall and slender (e.g., whip antennae and slender
stacks).
c. Minimum Lot Area; Minimum Lot Width and Depth. The minimum lot area is 3,000
sq. ft. . There shall be no minimum lot width or depth requirements. The applicant
shall demonstrate to the Planning Director that proposed lot sizes and dimensions are
feasible for the proposed uses.
d. Setbacks.
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There shall be no minimum required setbacks.

2. Off-street Parking. The following minimum off-street parking requirements apply, rather
than the number specified in EMC 19.34:
a. For all commercial uses other than hotel, parking must be provided at a minimum
average ratio for all uses of three parking spaces per 1,000 square feet of
development. Planning Director approval would be required for any change in
parking that reduces the parking quantity to less than a minimum average ratio of
three spaces per 1,000 square feet of development.
b. For hotel, parking must be provided at the rate of 1 space per hotel room plus 1.5
spaces per 1,000 square feet of accessory hotel uses such as restaurant or café.
3. Off-street loading. The off-street loading requirements of subsection B, rather than
subsection A, of EMC 19.34.090 shall apply to development of the Landfill Pad.
(Subsection A requires uses with 5,000-20,000 SF to have one loading berth, 20,00050,000 two berths, 50,000-100,000 three berths; Subsection B requires uses with 20,00050,000 SF to have one loading berth and 50,000-100,000 two berths.)
4. Ground-floor uses facing Riverfront Boulevard. Pedestrian-oriented ground floor retail
or restaurant, pedestrian-oriented use or business, residential entrances, residential
amenity, hotel or a compatible building with a use drawing people such as a theater or
community center is required on building fronts facing the Riverfront Boulevard, or
public plaza.
5. Primary entrances to face Riverfront Boulevard or plaza; alternative façade treatment.
When possible all primary building entrances and storefronts should face onto the
Riverfront Boulevard and/or plaza and not parking lots. When this is not possible
those facades will incorporate (c) or (d) below and at least one of the other elements.
a. Transparent windows or doors.
b. Display windows.
c. Landscape planting beds at least five feet wide or a raised planter bed at least two feet
high and three feet wide in front of the wall. Such planting areas shall include
planting materials that are sufficient to obscure or screen at least thirty percent of the
wall surface within three years.
d. Installing a vertical trellis in a raised planter bed at least two feet high and three feet
wide in front of the wall with climbing vines or plant materials sufficient to obscure
or screen at least thirty percent of the wall surface within three years. For large areas,
trellises should be used in conjunction with other blank wall treatments.
e. Other methods such as murals or special building material treatments that provide
visual interest to the pedestrian as approved by the city
6. Other design standards. The standards of the B-3 zone for commercial uses in EMC
19.22.020 D5 and D6 shall apply as set forth and modified as follows:
D5. Building Design.
a. Ground Floor Transparency. For all building facades facing Riverfront Boulevard, at
least forty percent of the area between two and ten feet above grade shall be
transparent. “Transparent” means that an individual can see into the building from
the outside.
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Transparent glass may be tinted, Low-E, or include other similar treatment. For residential uses,
this minimum transparency requirement is reduced to twenty percent of the area between two and
ten feet above grade to allow for increased privacy.
Transparent features may include windows and transparent doors. Display cases
attached to the exterior wall do not qualify. Other treatments that enhance the
pedestrian environment may be approved by the city.
b. Window Treatments. Building facades facing Riverfront Boulevard shall employ
distinctive window or facade treatment above the ground floor that adds visual
interest to the building. Buildings over six stories in height are exempt from this
requirement to accommodate common construction/architectural practices for
tower structures.
c. Exterior Materials Facing Riverfront Boulevard.
(1) Metal Siding. If metal siding is used on facades facing Riverfront Boulevard, it
shall incorporate appropriate architectural detailing to add visual interest and
incorporate masonry or other similar durable/permanent material near the ground
level.
(2) Concrete Block. When used for a facade facing Riverfront Boulevard, concrete
blocks shall be split, precision, rock- or ground-faced, or similar material. Standard
CMU shall not be used. If precision block is used, it shall be detailed with masonry,
metal or other appropriate materials on the same wall surface. To add visual interest,
the use of specialized textures and/or colors used effectively with other building
materials and details is encouraged.
(3) Exterior Insulation and Finish System (EIFS) facing Riverfront Boulevard
and Similar Troweled Finishes (Stucco).
(a) EIFS shall be trimmed in wood, masonry, or other approved materials and
shall be sheltered from extreme weather by roof overhangs or other methods.
(b) EIFS may only be used in conjunction with other approved building materials.
Generally, the use of EIFS for more than fifty percent of the building facade is
discouraged.
(c) EIFS is prohibited within two vertical feet of the sidewalk or ground level.
Masonry or other similar durable/permanent materials shall be used.
(d) High quality fiber cement panel systems may be used, such as Hardie board,
with appropriate architectural detailing.
(4) Prohibited Exterior Materials.
(a) Mirrored glass is prohibited at the ground level along Riverfront Boulevard.
Mirrored glass covering more than ten percent of the exterior of any building is
prohibited.
(b) Textured or scored plywood (including T-111 or similar plywood).
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(c) Stucco board.
(d) Other materials as determined by the city that are not of suitable quality and
durability.
d. Building Entrances. The main public entrances of all buildings must provide weather
protection.
e. Facades of Large Buildings. Buildings must use design techniques to break up long,
continuous building walls, reduce the architectural scale of the building, and add
visual interest. To meet this requirement, buildings must utilize a combination of
vertical building modulation with a change in building materials or finishes, a clear
change in building articulation and/or fenestration technique.
f. Blank Wall Treatment.
(1) Definition: All exterior building walls are considered a blank wall if:
(a) A ground floor wall or portion of a ground floor wall over four feet in height
has a horizontal length greater than fifteen feet and does not include a window,
door, building modulation or other architectural detailing; or
(b) Any portion of a ground floor wall having a surface area of four hundred
square feet or greater that does not include a window, door, building modulation
or other architectural detailing.
Exceptions: Building walls adjacent to an alley and exterior fire walls built along
interior property lines (see subsection D.5.f(3)of this section, Fire Wall
Treatments) shall not be considered blank walls.
(2) Blank walls shall be prohibited. Design treatments to eliminate blank walls are
subject to city approval based on their ability to enhance the pedestrian and visual
environment and include:
(a) Transparent windows or doors.
(b) Display windows.
(c) Landscape planting bed at least five feet wide or a raised planter bed at least
two feet high and three feet wide in front of the wall. Such planting areas shall
include planting materials that are sufficient to obscure or screen at least thirty
percent of the wall surface within three years.
(d) Installing a vertical trellis in a raised planter bed at least two feet high and
three feet wide in front of the wall with climbing vines or plant materials
sufficient to obscure or screen at least thirty percent of the wall surface
within three years. For large areas, trellises should be used in conjunction
with other blank wall treatments.
(e) Other methods such as murals or special building material treatments that
provide visual interest to the pedestrian as approved by the city.
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(3) Fire Wall Treatments. Exposed fire walls visible from a street or open space shall
have material, color, and/or textural changes as approved by the city to add visual
interest to the wall.
g. Rooftop Mechanical Equipment. (See provisions on screening of rooftop
appurtenances above.)
D6. Nonresidential Uses.
a. Storefront Details. Ground floor facades must include distinctive elements that add
visual interest to the storefront. Set forth below is a list of examples from which such
elements may be selected. Standard corporate logos or architectural elements will not
qualify.
(1) Unique or handcrafted pedestrian-oriented signage.
(2) Artwork incorporated on the facade.
(3) Distinctive treatment of windows and/or door(s).
(4) Permanent weather protection element such as a glass and/or steel canopy.
(5) Distinctive exterior light fixtures.
(6) Unique or handcrafted planter boxes or other architectural features that are
intended to incorporate landscaping.
(7) Distinctive facade kickplate treatment including the use of stone, marble, tile or
other material that provides special visual interest.
(8) Other details as approved by the city that add visual interest to the storefronts.
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C. Landfill Pad – Residential Uses
1. Basic Standards/Residential Taller Than Three Stories. The following standards of the
B-3 zone for residential uses (EMC 19.22.020) shall apply to residential structures taller
than three stories (and EMC 19.15 re Multifamily Development will not apply):
a. A. Setbacks.
b. B2. Building height measurement. Building height limits shall be as shown on the
PDO Site Plan.
c. D5. Building Design, subject to the modifications of the D5 development standards
for commercial uses as set forth above for Landfill Pad – Commercial Uses.
d. D7. Multi-family uses. (This includes regulations on required open space,
setbacks/privacy, and modulation/articulation)
i. Open Space – minimum of 50 square feet per unit. Individual phases may have less
than 50 square feet per unit provided that the cumulative amount of open space
meets this standard.
2. Basic Standards/ Residential Three-Story or Shorter. The Core Residential Development
and Design Standards (EMC 19.33G ) shall apply to residential development that is three
stories or shorter (and EMC 19.15 re Multifamily Development will not apply), modified
as follows:
a. The following table includes the basic development standards that supersede the
standards of EMC 19.33G:

Min Lot Area
Min Req’d Setbacks:
Front
Front w/ Garage Entrance
Rear
Side Street
Side Interior
Min Lot Width
Min Lot Depth
Max Bldg Height (3)
Max Resid Density (u/acre)
Min Landscaped Area
Open Space on Site

Duplex
(1)
None (1)

Single Family Attached
Triplex
Townhouse
(1)
(1)
None (1)
None (1)

Rowhouse
(1)
None (1)

None

10’
N/A
None
10’
5’
None
None
per site
None
15%
100sf/unit

10’
N/A
None
10’
5’
None
None
per site
None
15%
100sf/unit

10’
N/A
None
10’
5’
None
None
per site
None
15%
100sf/unit

10’
N/A
None
10’
5’
None
None
per site
58/ac
15%
100sf/unit

Footnotes
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10’
N/A
None
10’
5’
None
None
per site
None
15%
100sf/unit

Multifamily (2)

(1) Standards for duplex, triplex, townhouse,
and rowhouse units:
a) No minimum lot area is required.
b) All units and the main entrances must
front on a street or open space.
c) All units must have vehicular access from
alley/lane. No curb cuts are allowed on the
streets, alley/lane access only.
d) All required parking must be off
the alley/lane.

e)
f)
g)
h)

i)

A 10 foot setback is required from the street or open
space.
Open spaces must have a minimum width of 20 feet.
Buildings must have a minimum separation of 10 feet
when they are not attached.
The main entrance must be covered and a minimum
of 6 feet by 6 feet. This can be a porch, stoop or inset
as long as at least two sides are open.
Standards for alleys/lanes. All alleys shall include
landscaping. 20 square feet per unit, including one
tree per unit. There will be a concrete apron as a
transition from the garage entrance and the drive
lane. Garage walls shall utilize windows and
structural modulations which include: trellises,
overhangs, roof forms, and variation in elevations.
(See picture examples in Residential Guidelines).
(2) Along streets there will be a primary entrance
and/or secondary entrances to the multifamily at
street level with access to the sidewalk.
(3) Maximum building heights shall be as shown on
the PDO site plan.

b. 33G.040 Parking: the requirement in subsection B4 that all off-street parking adjacent
to a shared courtyard be within an enclosed garage will not apply to temporary/visitor
parking that is located in a designated parking area separate from the courtyard.
c. 33G.050 Vehicular Access: section B2.a is modified to restrict driveway widths to no
more than 50% of the width of the lot.
d. 33G.070.B. 6 and 7 Building Design is modified as follows: metal siding shall
incorporate appropriate architectural detailing to add visual interest; precision block
may be used if it is detailed with masonry, metal or other appropriate materials on the
same wall surface; and high quality fiber cement systems may be used, such as
Hardie board, for horizontal siding up to an exposure maximum of eight inches and
with appropriate architectural detailing to add visual interest.
3. Off-street Parking. The following minimum parking shall be provided, rather than the
number specified in EMC 19.34:
a. Multi-family and attached single-family: 1 parking space per unit with one or fewer
bedrooms, and 1.2 parking spaces per unit with two or more bedrooms.
4. 33G.060 Open Space. Open space in the Public Gathering Space/Public Plaza, publicly
accessible open space areas between buildings and any park or public recreational
facility may be counted towards one-half the on-site open space requirements for that
residential use, if such areas are located within 1,000 feet of the residential use.
5. The Special Regulations in Table 5.1 in EMC 19.5 are not applicable.
D. Simpson Pad and Eclipse Mill Property – Residential Uses
1. All Development. Landscaping must be provided per Landscape Category B and EMC
19.35.
2. Multi-Family Residential on Simpson Pad. Multi-family residential units may be
developed on up to 15% of the land area of the Simpson Pad in the locations shown on
the PDO Site Plan.
3. Basic Standards/All Dwelling Units Other Than Single Family Detached Residential (i.e.,
Single Family Attached and Multi-Family Residential). The Core Residential
Development and Design Standards (EMC 19.33G) shall apply to residential
development other than single family detached units (and EMC 19.15 re Multifamily
Development will not apply), modified as follows:
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a. The following table includes the basic development standards that supersede the
standards of EMC 19.33G:
Single Family Attached
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Multifamily

Min Lot Area
Min Req’d Setbacks:
Front
Front w/ Garage Entrance
Rear
Side Street
Side Interior
Min Lot Width
Min Lot Depth
Max Bldg Height
Max Resid Density (u/acre)
Min Landscaped Area
Open Space on Site

Duplex
(1)
None (1)

Triplex
(1)
None (1)

Townhouse
(1)
None (1)

Rowhouse
(1)
None (1)

Simpson (2)

Eclipse (2)

None

None

10’
N/A
None
10’
5’
None
None
per site
None
15%
100sf/unit

10’
N/A
None
10’
5’
None
None
per site
None
15%
100sf/unit

10’
N/A
None
10’
5’
None
None
per site
None
15%
100sf/unit

10’
N/A
None
10’
5’
None
None
per site
None
15%
100sf/unit

10’
N/A
None
10’
5’
None
None
per site
58/ac
15%
100sf/unit

10’
N/A
None
10’
5’
None
None
per site
58/ac
15%
100sf/unit

Footnotes
(1) Standards for duplex, triplex, townhouse, and
rowhouse units:
a)
b)
c)
d)
e)
f)
g)
h)

No minimum lot area is required
All units and main entrances must front on a
street or open space.
All units must have vehicular access from
alley/lane. No curb cuts are allowed on the
streets, alley/lane access only.
All required parking must be off the
alley/lane.
A 10 foot setback is required from the street
or open space.
Open spaces must have a minimum width of
20 feet.
Buildings must have a minimum separation
of 10 feet when they are not attached.
The main entrance must be covered and a
minimum of 36 square feet with a minimum

i)

dimension of 4’. This can be a porch, stoop
or inset as long as at least two sides are
open.
Standards for alleys/lanes. All alleys shall
include landscaping. 20 square feet per unit
including one tree per unit. There will be a
concrete apron as a transition from the
garage entrance and the drive lane. Garage
walls shall utilize windows and structural
modulations which include: trellises,
overhangs, roof forms, and variation in
elevations. (See picture examples in
Residential Guidelines).

(2) Along streets there will be a primary entrance
and/or secondary entrances to the multifamily at
street level with access to the sidewalk.

b. 33G.020 B2 Height Limits: Maximum height limits shall be as shown on the PDO
Site Plan. Buildings with roofs pitched at least five: twelve may exceed height limits
by up to ten feet. Height means the vertical distance from the base elevation of a
building to the highest point of the roof, exclusive of building appurtenances.
c. 33G.040 Parking: the requirement in subsection B.4 that all off-street parking
adjacent to a shared courtyard be within an enclosed garage will not apply to
temporary/visitor parking that is located in a designated parking area separate from
the courtyard.
d. 33G.050 Vehicular Access: section B.2.a is modified to restrict driveway widths to no
more than 50% of the width of the lot.
e. 33G.070.B.6 and 7 Building Design is modified as follows: metal siding shall
incorporate appropriate architectural detailing to add visual interest; precision block
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may be used if it is detailed with masonry, metal or other appropriate materials on the
same wall surface; and high quality fiber cement panel systems may be used, such as
Hardie board, for horizontal siding up to an exposure maximum of eight inches and
with appropriate architectural detailing to add visual interest.
f. Common open space, parks and public recreational facilities may be counted towards
one-half the on-site open space requirements for a residential use (other than single
family detached), if such areas are located within 1,000 feet of the residential use.
g. The Special Regulations in Table 5.1 in EMC 19.5 are not applicable.
3. Basic Standards/Single Family Detached Residential. Single family detached residential
development will be subject to the following code development standards:
a. Cottage housing is permitted.
b. The following table includes the basic development standards that supersede
inconsistent standards of the Everett Municipal Code:

Min Lot Area
Min Req’d Setbacks:
Front
Front w/ Garage Entrance
Rear
Side Street
Side Interior
Min Lot Width
Min Lot Depth
Max Bldg Height
Max Resid Density (u/acre)
Min Landscaped Area
Open Space on Site (5)

Single Family Detached (3)
Single Family
Autocourt (2)(3)
Garage access
Alley loaded (3)
from street (4)
3000
2400
3000
10’
18’
10’
10’
5’
50’
60’
per site
None
15%
15x15=225sf

10’
N/A
10’ (1)
10’
5’ (1)
40’
60’
per site
None
15%
15x15=225sf

10’
N/A
10’
10’
5’
50’
60’
per site
None
15%
15x15=225sf

Cottage
*
*
*
*
*
*
*
*
*
*
*
*

*Refer to 33G.100 Cottage Housing in the Everett Core Residential Development and Design Standards
(1) No rear setback is required for garages on an
alley/lane, including livable space above the garage.
Where garages on alleys/lanes are attached, no side
yard setback is required.

f) Garages may be attached in any setback between
the autocourt lots. If they are not attached, a
minimum 5 foot setback is required for garages (10
foot building separation).

(2) Standards for Autocourts

(3) The main entrance must be covered and a minimum of
36 square feet with a minimum dimension of 4’. This
can be a porch, stoop or inset as long as at least two
sides are open. The main entrance will also face / be
oriented towards the street and/or open space.
(4) Driveway for vehicles will be a maximum of 20 feet
wide.
(5) 225 square feet of open/private space on each lot with
a maximum dimension of 15 feet by 15 feet is required
and cannot be reduced in size.

a) Autocourts may include up to 4 units, with two
units fronting on the street space, and two units
behind. There may be open space between the front
lots and the street.
b) All vehicular access must be taken from the access
drive.
c) Garages for the front units must be located on the
back of the front lot and no parking in the front
yard.
d) The primary residential entrances for the front lots
must be oriented to the street.
e) The access drive must include a maximum of 20
feet wide paving with five foot setbacks between
the paving/curb and the units.
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c. EMC Title 18 Land Division regulations are modified as follows:
i. 18.28.050 B.2 Public Use Reservations. Delete the last sentence that reads: “For
single-family lots, no individual lot shall contain less than four thousand five
hundred square feet after the dedication, excluding access easements.” Consistent
with the Growth Management Act and the Everett Comprehensive Plan which
encourage greater density within urban growth areas, there may be proposals for
smaller lots (smaller than 4,500 SF).
ii. 18.28.080 Landscaping requirements. Delete subsections B2 and E which require
a fence or hedge in the access drive buffer on a common property line adjacent to
contiguous property. This requirement could be challenging and undesirable
when doing an auto court type design. It also calls for 4-foot high fences which
conflicts with the proposed Residential Design Guidelines which encourage
fences under 3 feet 6 inches in certain areas.
iii. 18.28.220 Sign requirements. Delete subsection B which requires that “the sign
identification name must be the same as the name of the recorded subdivision
approved and on file in the Snohomish County auditor’s office.” The name
recorded with the plat often does not match the marketing name.
iv. 18.28.250 Yard areas. Revise subsection A to reduce the required yard area to
225 square feet of private useable yard area, provided that (a) the required front
and side yard setback areas shall not count towards any open space requirement;
and (b) the open space shall be large enough to provide functional leisure or
recreational activity and be no less than 15 feet in width and depth.
v. 18.28.250 Yard Areas. Subsection D will not apply. (This subsection allows the
applicant to propose and the Director approve a reduction of up to fifty percent of
the required yard area if an alternative such as additional common recreation area
is provided.)
d. EMC 19.07 is superseded by the Everett Riverfront District Zoning Standards and
Residential Design Guidelines.
e. The Special Regulations in Table 5.1 in EMC 19.5 are not applicable.
4. Maximum Building Height. Maximum height limits shall be per the PDO site plan as
follows:
 Simpson: 35’
 Eclipse: 65’
 Buildings with roofs pitched at least 5:12 may exceed height limits by up to ten
feet.
5. Off-street Parking. The following minimum parking requirements apply, rather than the
numbers in EMC 19.34:
a. Multi-family, and attached single-family: 1 parking space per unit with one or fewer
bedrooms, and 1.5 parking spaces per unit with two or more bedrooms.
b. Cottage housing (under 1500 square feet): 1 space per unit.
c. Detached single-family units: 2 parking spaces per unit.
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d. Visitor parking – a minimum of 12 stalls on Simpson Pad; best located next to open
spaces and parks.
e. Any lot smaller than 3,000 sf must take vehicle access from an alley or other
secondary access.
E. All Riverfront Development - Sign Regulations
1. The developer will submit to the City a comprehensive signage plan, which is consistent
with these Standards, including graphic design elements pursuant to Section 19.36.210
EMC. Graphic Design Elements include directional signage and street name markers,
pedestrian trail markers, project tenant directories, kiosks, theme elements, and overall
site image related exterior signage. This code section authorizes applications to the
Planning Director for deviations from the signage requirements of the code when the
applicant makes an exceptional effort toward creating harmony between the sign, the
building and the site where it is located through use of a consistent design theme which
compliments and enhances the surrounding environment, among other criteria. Except as
permitted pursuant to EMC Section 19.36.210, Sign Category B is the underlying sign
category in the WC zone and will be used to determine size of signs other than the
monument signs and identifying icon / landmark described below.
2. Monument site entry markers shall be located at major entries. These monument signs
will be integrated with adequate site landscaping. Monument signs will integrate with the
design elements of the Graphic Design Elements and the architecture of the development
throughout the site.
3. A monument sign will be allowed at the entrance to the development on the west side of
the bridge when you enter the development from 41st street. This monument will be used
to identify the Riverfront District development and will be designed to integrate with the
architecture of the district. The message will be limited to identification of the Riverfront
District and may include identification of several tenants so long as the tenant
identification is less prominent than identification of the District.
4. An identifying icon / landmark will be allowed on the Riverfront district site up to 100
feet in height so the site can be identified from I-5. This icon / landmark will identify the
Riverfront District and become the icon or symbol of the Riverfront District. The design
will be integrated into the architecture of the Riverfront District. The design of this icon /
landmark will become the identifying symbol of the development. Examples are: the
Seattle Space Needle, Mukilteo Light House, or the Campanile - Sather Tower at U.C.
Berkeley.
5. The following signs are prohibited.
a. Pole mounted signs except directional and wayfinding signs are permitted.
b. Signs employing moving or flashing lights except for a cinema use. Cinemas may
have changeable letter signage.
c. Signs employing exposed electrical conduits.
d. Ballast boxes or other equipment
e. Cardboard signs.
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f. Cabinet signs except that the Planning Director may approve cabinet signs for tenants
that are consistent with the overall intent of these standards, the design guidelines,
and the comprehensive signage plan. Cabinet signs shall be incorporated into the
architecture of the building and not be surface mounted on a wall as an attachment to
the building.
g. No off-premise signs, except public directional and site identification signs are
permitted
h. Back-lit translucent awnings.
F. Landfill Site Landscaping and Screening Requirements
1. User guide.
Development on the landfill pad poses significant challenges which impact the feasibility
of implementing many of the landscape requirements as outlined in the EMC. Most
significantly any improvements must be designed to avoid water infiltration. Therefore,
the following requirements have been established to provide more feasible standards to
achieve an effective landscape plan with optimal results given the challenges
development atop a landfill poses. For the purposes of this project the following
requirements supersede any conflicting codes found under the EMC.
The attached Landscape Category Diagrams (Figures 1 and 2) designate particular
landscape categories for each specific area within this project. The landscape categories
are Central Gathering, Riverfront Boulevard, , Parking Field, and Buffers. This chapter
establishes the requirements for each landscape category and the minimum landscaping
requirements for all uses. It also establishes minimum buffers between certain uses, and
provides a method for modification of the requirements of this chapter.
2. Purpose.
Landscaping will serve both an aesthetic and environmental function as it is intended to
provide visual interest, soften the appearance of development, and achieve soil stability to
prevent erosion. The purpose of this chapter is to enhance compatibility between land
uses and zones; screen undesirable views which have a blighting effect upon adjoining
streets and properties; provide a visual buffer and physical separation between land uses
of varying intensities on abutting properties; minimize the impacts of noise, light and
glare; temper the extremes of microclimates; provide privacy; reduce dust; reduce the
visual monotony of large expanses of paved parking lots; implement the policies of the
Everett general plan; reduce storm water runoff and pollution of surface waters, reduce
erosion and sedimentation; conserve energy; aid in regulating vehicle circulation; and
improve vegetation to the extent feasible.
3. Application of this chapter.
The planning department shall review and may approve, disapprove or approve with
modification all site/landscape plans for all uses and developments which are required to
provide landscaping in accordance with the requirements of individual zones and the
provisions of this chapter. This chapter shall apply under the following circumstances:
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a. New Development. All new uses shall provide landscaping in accordance with the
requirements of this chapter when a particular landscape category applies to that use,
or when a particular landscape category and/or additional specific landscaping
requirements are imposed as part of a discretionary permit review process.
b. Expansions of or Alterations to Existing Uses. The requirements of this section shall
apply to remodeling or expansion of existing uses when the value of the new
construction or alteration occurring within a two-year period is equal to or greater
than thirty-five percent of the assessed value of the existing structure. Where
conformance with this section would create a nonconformity of parking standards or
would conflict with the location of existing buildings on the lot, the planning director
shall determine how the code is to be applied (see also EMC 19.38.070.A). In
determining how to apply the landscaping requirements in such circumstances, the
planning director shall use the following criteria in deciding which of the landscaping
requirements to adjust, listed in the order of highest importance:
i. Compliance with street frontage landscaping standards of this agreement;
ii. Compliance with perimeter landscaping standards of this agreement;
iii. Compliance with internal area of parking lot standards of this agreement;
iv. Compliance with other landscaping standards of this title.
c. Change of Use or Occupancy. When the use of a building or lot changes to another
use which does not involve expansion or remodeling as provided in subsection B of
this section, such use need not provide additional landscaping except under the
circumstances that additional off-street parking is required, in which case the
landscaping required by Section G.6 shall be required for all new parking spaces or
parking facilities provided.
If the location of existing buildings prevents conformance with the requirements of
this chapter, the land developer and planning director shall determine an agreement
on how the code is to be applied.
d. All uses subject to the requirements of this section shall also be designed in
accordance with EMC 19.39.165 for transportation compatibility, excluding the
exceptions listed in EMC 19.39.165.
4. Location of landscaping.
a. Landscaping shall be located where indicated by Figures 1 and 2. Pedestrian
walkways shall be permitted to cross required landscape areas and not counted
towards landscape area. Landscaping will be consistent with the Planting Strategy
Diagram and the PDO site plan. Optional designs may be considered and are allowed
which will be superior in their results.
b. Riverfront Boulevard will have Type III Landscaping and be consistent with the
Planting Strategy Diagram and PDO site plan. Minimum width of landscape areas with
be six feet except landscape areas may go to as narrow as 2 feet wide next to buildings.
c. Central Gathering will have Type VI Landscaping with minimum width of 6 feet
wide except landscape areas may go to as narrow as 2 feet wide next to buildings.
d. Native Buffer will be Native Plants and planted consistent with wetland / buffer plans
and may be Type IV will be used when the area is not part of the wetland / buffer
areas.
e. Hillside Buffer will have Type II Landscaping and be on both sides of the 41st Street
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access into the site.
f. Building Buffer will have Type II Landscaping and be a minimum of two feet wide.
Said buffer may be reduced to 80% of length of any given building to accommodate
plazas and other ingress and egress areas
g. Railroad Buffer will be Type V Landscaping and be a minimum of five feet wide.
5. Landscaping type requirements.
This section defines the landscape type requirements for this project. Each type is
applied to a landscape category as defined by Figures 1 and 2. For more specific
requirements or exemptions from these requirements see section G.6..
The minimum required landscaping shall consist of plant material including lawn, other
living ground cover, shrubs, grasses and small trees appropriate to the conditions in
which they are placed. Considerations regarding soil, water, and sun/ shade requirements
as well as plant form and structure shall be made for proper selection and placement of
plant material.
Landscape may include other organic and/or inorganic soil-stabilizing materials such as
rockeries, boulders, large cobbles, retaining walls or other similar slope and soil
stabilization devices as site conditions dictate. Non organic components shall not exceed
20% of the landscape area
Shrubs, grasses and living ground cover shall be chosen and planted to attain a coverage
of ninety percent within three years of planting. Shrubs shall be a minimum of eighteen
inches high at the time of planting and shall be planted at a density of five shrubs per one
hundred square feet of that portion of the landscape area which is not planted in lawn.
Landscaping located within public rights-of-way shall be mutually agreed upon by the
Everett Planning department and the developer, prior to planting, as part of the review of
landscape plans required by Section G.7. Irrigation systems shall not be located within
public right-of-way unless approved by the public works department.
a. Type I: Visual Screen. While it is not anticipated that such an application will be
common within the limits of this project, Type I landscaping is intended to provide a
dense sight barrier to significantly separate uses and zoning districts. It shall generally
consist of a mix of predominantly evergreen planting material. The choice and
spacing of planting material shall be such that they will form a sufficient screen to
obscure sight through the screen within three years after planting. Where a sight
obscuring fence is desired, chain-link fencing with slats shall not be considered to be
sight-obscuring. Type I landscaping shall consist of the following:
i. A minimum of two staggered rows of evergreen plant material planted along the
entire length of the required buffer. Plant material shall be chosen and spaced so
as to form an effective visual screen which creates an effective sight-obscuring
barrier within three years of planting. Screening shall be a minimum of six feet
high at the time of planting.
ii. Type I landscaping may include a solid wood fence or masonry wall, or
combination of wood and masonry, six feet in height and located along the
property line.
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c.

d.

e.
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iii. The entire width of the required buffer shall be landscaped. The remaining area
which is not planted with the sight-obscuring barrier shall be planted with shrubs,
grasses, ground cover, and lawn. Shrubs shall be a minimum of eighteen inches
high at the time of planting. Shrubs and ground cover shall be planted to attain a
coverage of ninety percent of the planting area within three years.
iv. A minimum of 15 feet wide landscaped area without a fence or a minimum of 10
feet wide landscaped area with a fence.
Type II: See-through Buffer. Type II landscaping is intended to create a visual
separation between uses and zones. Type II landscaping shall consist of:
i. A mix of tall evergreen and deciduous plant material, with a minimum of
thirty percent being evergreen, a minimum of 10 to 12 feet feet in height at
maturity planted at intervals to achieve the equivalent quantities of 20 feet on
center at Building Buffer..
ii. A mix of evergreen and deciduous shrubs or grasses with not more than thirty
percent evergreen , a minimum of eighteen inches high at the time of planting,
planted at a density of five per one hundred square feet of planting area, together
with other living ground cover planted to attain a coverage of ninety percent
within three years of planting.
Type III: Ornamental Effects Landscaping. Type III landscaping is intended to
provide a visual separation of uses from streets; and visual separation of compatible
uses so as to soften the appearance of the development from public streets along street
frontages and soften the appearance of parking areas, buildings, and other
improvements. Type III landscaping shall consist of:
i. Tall deciduous or spreading evergreen plant material planted in wells or strips
with a mix of living evergreen and deciduous ground covers, grasses, and low
shrubs. Tall evergreen and deciduous plant material shall achieve a minimum
ten to 12 feet height at maturity. . Tall plant material shall be spaced at intervals
or in groupings to achieve the equivalent of 20 feet on center at Riverfront
Boulevard and 20 feet on center at other non-retail frontage areas.
ii. Shrubs, grasses, and living ground cover shall be chosen and planted to attain a
coverage of ninety percent within three years of planting. Shrubs, and grasses
shall be a minimum of eighteen inches high at the time of planting and shall be
planted at a density of five per one hundred square feet of that portion of the
landscape area which is not planted in lawn.
Type IV: Native Buffer Landscaping. Type IV landscaping is intended to provide a
visual transition between the project and adjacent natural or restored areas. Type IV
landscaping shall consist of:
i. Native plant material with a mix of evergreen and deciduous ground covers,
grasses, and low shrubs. Evergreen and deciduous plant material shall have a
minimum size of one gallon.
ii. Shrubs, grasses, and living ground cover shall be chosen and planted to attain a
coverage of seventy-five percent within three years of planting. Shrubs, and
grasses shall have a minimum size of 4” (@ 18” o.c.) container at the time of
planting
Type V: Railroad Screen Landscaping. Type V landscaping is intended to provide
a visual screen of the existing railroad tracks along Loop Road. Type V landscaping
shall consist of:
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i. Evergreen plant material suitable for maintenance as hedge.
ii. Evergreen plant material shall be chosen and planted to attain 100% view
blockage up to six feet in height within three years of planting. Evergreen plant
material shall have a minimum size of 30” height at the time of planting and shall
be spaced at a maximum of 5’ on center. The minimum width of the landscape
area will be 5 feet. See cross section for Snohomish Shores Road.
f. Type VI: Central Gathering Type VI landscaping is intended to allow for ease of
pedestrian flow and retail flexibility. These areas will consist primarily of hardscape
with an accent of plant material. Type VI landscaping shall consist of:
i. Paved surface of concrete, pavers or other suitable material that provides a stable
walking surface.
ii. A minimum of 20% planted area per open space. Plant material may consist of a
combination of evergreen and deciduous plants and consistent with the Planting
Strategy Diagram and PDO site plan. Minimum width of landscape areas is six
feet except for areas next to buildings which may go down to two feet wide.
iii. Shrubs, grasses, and living ground cover shall be chosen and planted to attain a
coverage of ninety percent within three years of planting. Shrubs and grasses
shall be a minimum of twelve inches high at the time of planting and shall be
planted at a density of eight per one hundred square feet of that portion of the
landscape area which is not planted in lawn.
6. Landscape Requirements for Specific Areas & Conditions
The purpose of this section is to establish the requirements for providing visual relief along
the variety of uses located within this project.
a. Off-Street Parking.
i. Parking areas which front on a street right-of-way shall provide a minimum six
foot wide landscaped area along the entire street frontage, except for driveways,
planted to a minimum of Type III standards.
ii. The required landscaping may be installed in the public right-of-way at the west
boundary road and at 36th Street. For other areas, the property owner may apply
for permission for all of the landscaping area to be placed within public right-ofway. In those areas, use of the public right-of-way will be only when approved
by the Planning Department.
iii. Plantings used to satisfy the requirements of note 2 of this subsection may be
placed on street right-of-way behind the sidewalk line if the property owner
provides the city with a written release of liability in a form which is acceptable to
the city attorney for damages which may be incurred to the landscape area by
public use of the right-of-way and the landscape area is maintained by the
property owner.
iv. Because of the challenges posed by the site conditions there shall be no
requirement for trees within parking lots. Rather, a minimum cumulative planting
area of 100 square feet of Type III planting for every 10 parking spaces shall be
required. Calculations resulting in a fraction larger than one-half shall be rounded
up to the next whole number. Additionally, no parking stall shall be further than
100 feet from a planting area or covered walkway.
v. All planting areas bordering driveways and parking areas shall be protected by
curbing, wheelstops or other similar protective devices. Such protective devices
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shall be shown on landscape plans.
7. Landscape plan requirements.
a. The applicant shall submit three sets of landscape plans for review by the planning
department. The landscape plan may be incorporated into the site development plan
or provided separately. No permit for use which is subject to the requirements of this
section shall be issued until the landscape plan for such use has been approved by the
planning department.
b. The landscape plan shall be drawn to a scale which is appropriate to accurately depict
the following information:
i. The species names of all plants proposed to be used;
ii. The number, size and spacing of all proposed plants and the height of trees and
shrubs at the time of planting;
iii. The lot area and the total area of the lot required to be landscaped;
iv. The area of the lot proposed to be landscaped;
v. Method of irrigation of required landscape areas and schematic of irrigation
system;
vi. Location and dimensions of planting areas;
vii. Details of any required berms or fences;
viii. The location of any proposed or required pedestrian walkways.
8. General landscape requirements.
The following standards shall apply to all areas which are required to be landscaped by this
chapter:
a. Tall Shrubs. Tall Shrubs shall be a minimum of three feet in height at the time
of planting.
b. Shrubs & Grasses. Nonflowering shrubs and grasses shall be at least one gallon size
and at least eighteen inches high at the time of planting.
c. Ground Covers.
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i. Ground cover includes low-growing, living plant materials such as perennials,
grass, and similar plants. For purposes of this title, arborist chips, bark, similar
mulching materials or nonliving artificial plant materials are not acceptable
substitutes for required ground cover.
ii. In order to accomplish eighty percent coverage of bare soil by ground cover
within three years, spacing for ground cover shall be as follows:
a)
b) Four-inch pots—eighteen inches on center;
c) One-gallon pots—twenty-four inches on center;
d) Alternative spacing of particular species may be approved by the city if
documentation concerning the effectiveness of the ground cover is submitted
with the landscape plan.
e) Plant Materials, Size, Characteristics. All plant materials, sizes and
characteristics shall be in accordance with the current American Association
of Nurserymen Standards.
9. Installation and security requirements.
a. Landscaping required pursuant to this title shall be installed in accordance with the
approved landscape plan prior to the issuance of a certificate of occupancy. An
applicant may request a temporary certificate of occupancy for an exception to this
requirement. If a temporary certificate is issued, all required landscaping shall be
installed within six months after issuance of the temporary certificate of occupancy.
The planning department shall require a performance assurance device, as described
in EMC 19.40, prior to issuing a temporary certificate of occupancy.
b. Prior to issuance of a final certificate of occupancy, the planning department shall
verify that the landscaping is installed in accordance with the approved landscape
plan.
c. If the installation of the required landscaping or screening is not completed within the
period specified, the security may be used by the city to contract for completion of the
installation. Upon completion of the installation, any portion of the remaining
security shall be returned.
d. The planning department shall perform the final landscape and screening inspection
prior to any security being returned. Any portion of the landscaping not installed
properly shall cause the certificate of occupancy to be withheld or revoked until the
project is completed or cause the security to be used by the city.
10. Maintenance and enforcement.
a. All landscape areas required by this title shall be maintained in accordance with the
following standards:
i. All landscape areas shall be provided with temporary irrigation system until
established, except for self- sustaining natural growth occurring in the vicinity of
the development. The planning director may waive the requirement for an
irrigation system when existing mature vegetation would be harmed by
installation of an irrigation system for that portion of the required landscape area
where the mature vegetation is located.
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ii. All landscaping shall be maintained with respect to pruning, trimming, mowing,
watering, insect control, fertilizing, or other requirements to create a healthy
growing condition, attractive appearance, and to maintain the purpose of the
landscape type.
iii. Dead, diseased, stolen, vandalized or damaged plants shall be replaced within
three months, with the plants indicated on the approved landscape plan.
iv. All landscaped areas shall be maintained reasonably free of weeds and trash.
v. All required landscaping which is located within public right-of-way shall be
maintained by the abutting property owner.
vi. All corner lots shall maintain a vision clearance triangle. See EMC 19.39.070.C
for additional standards.
b. A maintenance assurance device, as described in EMC 19.40, shall be required by the
planning department to ensure that landscaping will be installed and maintained for
two years, according to the approved plans and specifications.
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Figure 1
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Figure 2
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I.

Introduction
The Riverfront District mixed use development is located on a former landfill site west of the
Snohomish River, east of the BNSF railroad right of way, and bounded by 36 th Street to the north
and 41st Street to the south. The project includes retail, office, hotel, and residential uses and is
conceptualized as a high-quality mixed use entertainment center. Pedestrian orientation and public
physical and visual access to the river are elements of the master plan.
The project is organized along a meandering main street, known as Riverfront Boulevard, which
parallels the course of the river, conveying a unique sense of place. At the heart of Riverfront
Boulevard is the Central Gathering Space and Public Plaza upon which the Community is organized
and terminating at the riverfront. This area will provide public amenities with which to appreciate and
enjoy the adjacent unique natural resource.
A series of proposed mixed use retail, residential and commercial buildings are located at the
Riverfront. These buildings will contain spaces for retailers, restaurants and services, which front the
length of Riverfront Boulevard. . There are several large mixed-use buildings, a specialty grocer,
theater and parking areas between Riverfront Boulevard and the west boundary of the site. These
areas will be visually supported by landscaping. The property is bounded by the existing railroad
easement which will be protected by fencing and screened by landscaping.
The design of all of the components of the Riverfront District promotes a sense of place. A primary
feature is the pedestrian connectivity - a circulation system that supports and promotes pedestrian
oriented design, emergency response, and efficient routes of travel. The quality and coherence of
the architecture, including massing, forms, and material, will contribute to a distinctive design that
creates the overall identity for the project. Landscaping, site amenities, lighting, and signage will be
unified throughout the site and support the project’s unique identity. Tenants will be required to
adhere to sophisticated and thoughtful guidelines governing glazing, materials, canopies, awnings,
lighting, landscape, and signage elements that will create visual texture and variety for the visitor and
resident. Opportunities for Public art will be available to be incorporated into the project.
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The following guidelines discuss urban character, architectural features and other aspects of the
design. They are intended to be general in nature and be balanced with other goals of the
development plan.
II.
II.1

Streetscape
General Design

All street design should be consistent with the standards of the Riverfront development. Sidewalk,
driveway, and curb-cut paving design should consider the adjacent and overall design.
Accommodations for mass transit, present and future, should be made within vehicular right of ways.
On street parking should be provided where practical.
Pedestrian circulation should be given priority over other modes of transportation. Pedestrian
crossings with enhanced paving will be provided at all intersections and mid-block locations to
provide for safe pedestrian access. All shopping street frontages should be designed to ensure that
a minimum of eight feet on either side is dedicated to unrestricted pedestrian movement, with a
minimum 6 feet additional width provided for outdoor dining and other activities as deemed necessary
by the developer and restaurants shall be encouraged and allowed to incorporate private outdoor
dining which may be separated from public spaces.
Due to the landfill condition of the site, street trees are considered impractical. A variety of shallowrooted plant materials are to be substituted to provide necessary screening and desired aesthetic
conditions. Landscape parkways shall be a minimum of 6 feet in width. Shrubs, grasses, and
groundcovers may be installed in lieu of areas typically provided with street trees. Plantings should
be layered and continuous.
Site amenities, signage, and pedestrian lighting will be provided at all interior roadways. Benches,
chairs, trash and recycling receptacles should be provided for pedestrian comfort and located as not
to impede pedestrian movement. The use of these and other street furnishings such as newspaper
racks, bus shelters, and container plantings should contribute and meet the standards of the
Riverfront environment.
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II.2

36th Street.

36th Street, will provide a clear and inviting entryway to the development and establish a consistent
character of the streets through the selection and application of evergreen and deciduous plant
material, lighting and signage. 36th Street will feature two-way vehicular traffic with a center turn
lane. Bicycle paths will be provided in both directions. Pedestrian traffic will be accommodated by a
single sidewalk running the full length of both roads.
36th Street Look West

II.3

Riverfront Boulevard

Riverfront Boulevard provides the overarching identity for Riverfront District and access to all primary
facilities and parking areas within the development. The overall design and layout of features for
Riverfront Boulevard should promote an active and safe environment. The streetscape reinforces
and strengthens a pedestrian- friendly retail environment. Interruptions in the continuity of the
storefronts will be minimized. Buildings will engage the street front. An interactive environment will
be created where the storefront meets the pedestrian realm. Retailers should provide for and
encourage outdoor uses.
Bus shelters and street furniture including benches, tables and chairs, trash and recycling
receptacles, newspaper racks, bicycle racks, and container plantings should be used consistently
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along Riverfront Boulevard. Where pedestrian circulation paths cross vehicular routes, a change in
paving materials, textures, and/or colors should be used to improve visibility, enhance safety and
provide added aesthetic appeal. Mid-block passages to parking should be clearly marked and easily
accessible and provide access to the river trail. Bicycle parking should be provided at locations that
do not obstruct the flow of pedestrians, are easily identifiable and visible, and convenient to building
entrances.
As landfill conditions restrict tree planting, a consistent palette of shrubs and ground cover shall be
installed. Container planting using trees may also be utilized. Wherever plant material is proposed,
incorporation of native and adaptive planting is encouraged. The dimension of Riverfront Drive from
building face to building face will vary and should not exceed 112 feet at the maximum. A minimum
dimension is anticipated to be about 76 feet. The sidewalk width should be a minimum of 14 feet,
where sidewalk dining is anticipated. On-street parallel parking will be provided where feasible with
the exception of the possibility of angled parking provided in the Central Gathering and Public Plaza
areas.

III.

Architecture

III.1

Style

The architectural design should include a modernist expression of the Northwest regional style. Form
and materials evocative of that vernacular may include sloped roofs, interpretations of the wood
building tradition, generous glazing and a strong relationship with the environment. Contemporary
design solutions and sustainable design elements should be incorporated into building design as
much as possible. Buildings should have architectural features and patterns that provide visual
interest at the pedestrian scale, reduce massing, and recognize and reinforce local character.
Creating a sense of place at the Riverfront District will be reinforced by the use of a design vocabulary
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throughout the project with shared characteristics. Careful selection and the utilization of similar
forms, detailing, colors, materials and textures as well as repeating patterns, rhythms, and
proportions will provide design unity and a consistent image. Precise replication is not desirable nor
is uniformity..
The high quality of the architecture shall be maintained wherever visible to the public. Flat, blank
facades are not acceptable in any stylistic vocabulary. Architectural detailing will be strongly weighted
at the retail street front. Secondary elevations (paseos between buildings) and tertiary elevations (at
service entrances and parking fields) will be more simplified, using appropriate commercial materials.
‘Green-screen’ systems may be employed to soften the appearance of non-retail frontages. All sides
of all buildings visible to the pedestrian or vehicular traffic will be treated with an architectural style,
use of materials, and details complementary with the front elevation of the building. Façade
modulation and articulation will be achieved by means prescribed in the zoning standards. The
architectural treatment should respond to solar orientation, views and environmental influences
where feasible. The use of sustainable design strategies is strongly encouraged.
III.2

Massing and Scale

Buildings should be simple in body massing. Building frontages and sides should be oriented to
Riverfront Boulevard, the Central Gathering Space and Public Plaza areas. . Large buildings that are
adjacent to small buildings should consider and incorporate architectural design elements and details
such that the scale of the larger building appears compatible with that of the smaller adjacent
building.
The design of the building form should reduce its apparent bulk by dividing the building into smaller
masses. Ideally, the distinction of each mass should relate to the internal function of the building that
may indicate a logical hierarchy for breaking down the mass of the building.
Buildings should have variation in roof form, building height, and wall planes to ensure a visual variety
in design. The use of reveals, projections, changes in texture and color articulate the massing and
the addition of architectural elements such as canopies, fenestration, pilasters, and ornament further
animate the design. Visual interest is especially important at the pedestrian level. Vertical breaks in
height or continuous changes in plane are recommended
For buildings that are more than two stories, clear expression of the façade in a cohesive design (for
example as a base, middle and top) is encouraged and as appropriate to each building. The design of
the commercial base should convey it’s loadbearing function, such as through the use of materials,
like stone, brick, structural concrete or darker colors or expressed structural elements such as beams
and headers.
Roofs and parapets shall be encouraged to create a prominent visual termination for the building and
create interest through carefully considered roof forms, cornices, eaves and parapets. Roof pitch,
prominent overhangs, materials, size and orientation are all distinct futures that contribute to the
character of a roof and shall be used to accentuate building forms, entries or waypoints.
III.3

Entries
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Building entries should be oriented directly to the sidewalk or pedestrian circulation. They should be
direct and provide a strong connection between the building entrance and sidewalk. To activate the
building frontage, entrances should be located at a maximum interval of 75 feet.
Entries to buildings should be marked by recesses and overhangs. Canopies and awnings that
protect pedestrians from the weather are encouraged. Canopies should extend between 5’-0” and
8’-0” from the building face. Canopy material and fabrication shall meet the tenant improvement
standards for the development.
Storefronts should be simple and attractive. A goal of a minimum of 60% of the ground floor façade
of retail storefronts and amenity spaces on Riverfront Boulevard shall be comprised of clear vision
glass Storefronts should not utilize thin gauge metals, plastic laminates, mirror finishes, tinted or
reflective glass, or opaque material.

All entries to buildings should maintain a pedestrian friendly and welcoming quality. Paseo entries
from rear parking lots should direct shoppers to the Riverfront Drive by the use of landscaping,
signage and a change paving materials.
Residential entries and lobbies shall be distinct from entries of storefront spaces. Lobbies shall be
open and welcoming and accessible from the street and sidewalk. Entries that do not face a public
street should face an internal pedestrian path that connects directly to a street or parking area and
sidewalk. Residential leasing and amenity areas shall be located in convenient accessible locations
and allow for potential joint use or conversion to retail in the future.

Everett Riverfront District Master Plan
Mixed Use Development
Design Guidelines

III.4

Façades

The architectural design of all facades should contribute to the quality of each building. All facades
should be treated to create a unified image. Buildings are visible in all directions and the design
should provide continuity of the design concept on all sides. Facade design should avoid walls
without articulation, flat surfaces, flush windows and doors. Appropriate elements that add interest
include windows, canopies, cornices, trellis, pilasters or columns, blades, and sun-shades. Enriching
the detailing at windows and doors create to create shadow lines and accentuating changes in
material, color or plane are devices that enhance the architectural language. Alignment of
fenestration, changes in materials, and use of other architectural elements with established
horizontal and vertical coursing materials should be considered to enhance the visual quality of the
project.
Ground level facades should incorporate human scaled details, windows, and other features along
sidewalks.

III.5

Materials

Wood and similar materials should be adapted as suitable for use on commercial buildings. The
residential vernacular should not be slavishly reproduced. Substantial materials, as well as variety of
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materials, are desirable on roofs, walls, and ground planes. Predominant exterior building materials
shall be high quality materials such as brick masonry, wood and large timbers, native stone, tinted
and textured concrete masonry units, metal, concrete, and transparent glazing. Recycled and
ecologically friendly materials are strongly encouraged.
If stone or decorative block veneers are incorporated, the material should be used to highlight
significant building features and massed elements. Avoid materials and finishes susceptible to
weather damage, fading, or corrosion. Thin gauge metals, plastic laminates, opaque and reflective
glass, and plywood or T- 111 siding are not appropriate.
Change of materials should occur at appropriate junctures and should be accompanied by changes
in plane or other mediating detail. False appliqué of material or the use of large graphics and
extended bands of vibrant or contrasting corporate colors is not appropriate. Materials should wrap
around corners, not ending abruptly at the edges.
Materials shall be placed with a logic in application. The edges of veneers should not be obvious,
such as avoiding vertical joints at exterior corners. Veneers should turn corners and end in inside
corners.
Generally, lighter materials should be placed above heavier materials (such as wood above masonry,
or stucco above masonry.
Bolder colors shall be used as accents for building details ornamentation or special features to reduce
the perceived bulk of the structures.

III.6

Roofs

Sloped rooflines that reflect the local architectural context of Everett may contribute to the Riverfront
District’s identity and sense of place. Secondary roof elements such as dormers, outriggers, and
brackets add to the modular and interest of the roofs and should be considered. Gabled, hipped, and
shed roofs may also be incorporated. Variations in rooflines should be used to add interest and
reduce the massive scale of large buildings. Roof design should contribute to the reduction of stormwater runoff by managing roof drainage. Gutters and downspouts should be concealed unless
designed as integrated architectural features. Parapets or penthouses shall screen all rooftop
equipment such as HVAC from public view.
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IV.

Public Plaza / Central Gathering Space

The Central Gathering Space and Public Plaza shall connect and provide the signature open space
for the Riverfront District. The open space design should be integral with the quality and style of
architecture. The environment should enhance and be an integral part of the community fabric.
Buildings at the Public Plaza, and Central Gathering Space will create a focal point by their height
and quality. A clear and direct axial view toward the River from Public Plaza through the Central
Gathering Sapcewill be a central feature of the development. The pedestrian circulation pattern
should emanate from this area.
The Public Plaza / Central Gathering Space should provide flexibility for special events, vendors
and/or promotions as well as the possibility for addition of smaller “jewel box” locations within the
Central Gather Space or Public Plaza. The site design should provide protection and relief from the
vehicular environment. Structured and informal seating, both shaded and sunny, and enhanced
paving and landscape should be integral to the design of the public open space. Special focal
elements such as a signature informational building, or public art will provide a unique character.
Enhanced hardscape shall be the primary ground plane at the Public Plaza and Central Gathering
Spaces which are urban in character. These spaces will encompass evergreen and deciduous plant
material, with a ground plane of a mix of landscape and hardscape materials. Site amenities such as
shaded areas, pedestrian and holiday lighting, benches, tables, chairs, trash and recycling collectors,
kiosks, newspaper racks, bike racks, special lighting, and special paving should be integrated in the
design of the public open space.
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V.

Storage & Mechanical

Mechanical equipment and utilities must be screened by landscape walls, decorative screens, or
plantings. All screening devices, site walls, enclosed service and loading areas should be designed
to be an integral part of the building architecture and should be located away from entries into
buildings. Refuse areas will be screened in a manner compatible with the architecture thematic of
the project. Chain link fencing is not an acceptable screening material for refuse areas.
Shopping carts should be stored within the building or in a screened area with a wall that is integral
to the architectural design of the adjoining building; provided, however that cart collection areas may
be appropriate in proximity to the specialty grocer. Service and storage loading should be located
away from streets and entrances where possible, and be adequately screened from view.
Utility cabinets and pedestals shall not be located within narrow parking lot landscape islands or a
public right of way where they cannot be screened, are exposed to damage from vehicles, and
present a visual hazard to drivers or pedestrians. Utility cabinets, pedestals and other above ground
utility infrastructure should be clustered and screened to the extent allowable by operational
requirements and should be concealed, painted or integrally colored in a neutral tone appropriate to
its setting.
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VI.

Parking Lots

Parking areas should be clearly marked for ease of access and use. Large surface parking lots are
anticipated due to long term maintenance requirements of surfaces due to settling of the landfill site.
Edges of parking fields will be well landscaped, providing transition zones. Setbacks for parking lots
shall be provided from any street or building. The setback or buffer area between the street or access
road and the parking lot shall include planting - shrubs, and groundcovers. The use of evergreen and
deciduous plant material to buffer pedestrians from parking lots is desired.
The parking lot design must include signage with detailed information on pedestrian access to and
through the development. Traffic calming techniques shall be encouraged for pedestrian safety.
Internal pedestrian walkways must be provided as integral part of the overall pedestrian circulation.
Articulated design of the ground plane through the use of changes in paving materials and
landscaping is desired. Lighting and signage will meet the standards, quality and design of the overall
development.
Parking lot landscaping should reinforce separate areas of pedestrian and vehicular circulation.
Landscape areas shall contribute to small-scale control of storm-water runoff if practical. Planting
should be selected to create an individual identity for parking areas and not duplicate the plant palette
used in other parts of the project.
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VII.

Landscape

Evergreen and deciduous plant material should be selected to support the development of the overall
design character of Riverfront District. Select vegetation that is native or adapted to the Northwest,
wherever appropriate. At the riverfront and riparian landscape areas, native materials appropriate to
that environment are required. The riparian landscape should be protected to enhance the character
and image of the development. Outdoor rooms that support the pedestrian environment and the
extended functionality such as pavilions, extended sidewalks, and plazas will be included wherever
possible. A simple unified landscape concept will be implemented at Public Plaza and Central
Gathering Space.
Generally, shrubs, grasses, and groundcover should be planted in grouped massings. A sustainable
approach to the landscape shall be integrated with the final design. Native Landscaping should be
temporarily irrigated until established. Planters along Riverfront Boulevard will incorporate native or
adapted plant material, rocks and other cobbles. Low and abundant ground cover is preferred to an
extensive lawn area. Wind protection and solar orientation should be a prime consideration when
choosing planting materials.
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VIII.

Lighting

All exterior lighting will meet the overall detailed development standards and contribute to the
character of the Riverfront District. Lighting should be provided at streets, parking lots, bike paths
and pedestrian walkways except within critical areas and their buffers. All light must be shielded from
sky and adjacent properties and structures. All parking lot lighting and street lighting must be shielded
and directed downward and from critical areas and their buffers. Accent lighting is encouraged to
highlight building entrances, special landscape features, the Public Plaza and Central Gathering
Space.. Lighting for parking lots shall be limited to a height of 24 feet. This height can be increased
to up to 35’, subject to approval by the City if shielding and directional criteria are met. Pedestrian
scale lighting is not to exceed 18 feet in height. Festival lighting may be used seasonally and during
special events. A consistent street lighting theme throughout the Riverfront District should
complement the architecture and site amenities.

IX.

Signage

A consistent signage program will be developed for the Riverfront District that is in keeping with the
style and character of the overall development and the built environment. The signage program will
provide requirements for identification, directional, emergency and tenant signs for material,
locations, and size. The signage standards will encourage creative and unique approaches to
signage. Signs should be highly graphic, expressive and individualized.
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I.

Supplemental Examples. (First Phase)

The following images have been prepared as representative and approved examples of the quality
required under the foregoing guidelines as applied to the First Phase Drawings. The images that
follow were prepared for the First Phase, containing a variety of mixed use and retail elements. As
the Remaining Phases are developed, consistency with the following images shall constitute
compliance with the foregoing guidelines for the Remaining Phases.
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DRAFT 3.20.19
ATTACHMENT I
(Attached)
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Action Mitigation is
tied to

Where found in
EIS Documents

Resp. Party

Implementation
Time Frame

Earth Resources AA: Preliminary site-specific geotechnical evaluations have been
conducted for the Simpson Pad and landfill site. Numerous environmental studies
have been conducted on the Landfill/Tire Fire site and the Eclipse Mill site. Prior to
final design of all planned improvements, including specific building sizes and
locations, preliminary and final geotechnical evaluations are required on each parcel
in the areas designation for future construction. The studies must address seismic,
liquefaction and settlement risks. Permit submittals must be consistent with the
recommendations in the geotechnical reports. All construction and foundation work
shall comply with applicable International Building Codes (IBC). The applicant’s
Geotechnical Engineers must sign off on building plans documenting that the plans
comply with the recommendations. Mitigation measures may include Earth
Resources items A to H below.
Earth Resources A: Not applicable to Landfill
Earth Resources B: Not applicable to Landfill
Earth Resources C: Pile foundations will be needed to support heavy structures
planned over the Landfill/Tire Fire site.
Earth Resources D: Not applicable to Landfill
Earth Resources E: Construction and foundation work shall comply with applicable
International Building Codes (IBC).
Earth Resources F: Preloading can be implemented to reduce the effects of shortterm and long-term settlement at the site.

DEIS 4.1.5
DEIS 4.1.5, DEIS
Appendix B
DEIS 4.1.5, DEIS
Appendix B

Construction on
Landfill/Tire Fire site
Construction of any
structure
Construction of any
structure

I-1

DEIS 4.1.1
DEIS 4.1.5, DEIS
Appendix B

Construction of any
structural
improvements.

GENERAL NOTES
PDO refers to the Planned Development Overlay and the associated Development Agreement.
PDA refers to the Property Disposition Agreement, as amended or restated
RC refers to Riverfront Commercial LLC or its successors

Building Permits
Building Permits

RC

Building Permits

Shoreline Permits,
Building Permits
and Public Works
Permits

RC

RC

Responsible
party doing the
work / project

The City’s Responsible Official has the authority to amend mitigation measures related to specific environmental studies, such as traffic, stream, and wetland
reports, when conditions have changed and additional State Environmental Policy Act (SEPA) analysis is completed. This authority does not apply to mitigation
measures associated with standards and requirements elsewhere in the Development Agreement, such as mitigation measures associated with standards or other
requirements found in Attachment F, Attachment G, or Attachment H.

Element of the Environment
And
Mitigation Measure

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

DEIS 4.1.5

DEIS 4.1.5

Any
Construction
Activity
that can move soil
Any
Construction
Activity
that can move soil

Any
Construction
Activity
that can move soil

Earth Resources I: A site-specific construction storm water plan shall be developed
according to the EMC Chapter 14.28 Surface and Storm Drainage, and Washington
State Department of Ecology (Ecology) requirements

Earth Resources J: The construction storm water plan shall incorporate the
following basic strategies and elements: a) Schedule/coordinate grading and
construction activities to minimize soil exposure; b) Rapidly vegetate and/or mulch
denuded areas; c) Keep runoff velocities low; d) Intercept and direct surface water
to a stabilized discharge outlet; e) Prepare drainage and outlets to accommodate
concentrated or increased runoff; f) Trap sediment on-site utilizing BMPs including:
interceptor swales, straw bale barriers, silt fences, straw mulch among other
methods; g) Inspect and maintain control measures frequently; h) Locate storm water
retention and convenience systems down gradient from areas believed to have
previous soil/groundwater contamination to prevent “soaking” of potentially
hazardous or mobile soils; and i) Maintain and protect critical areas buffers. If
possible, perform critical areas and buffer enhancements, if any are required, prior to
upland construction to establish vegetation and stabilize slopes more completely.
Earth Resources K: BMPs and erosion control measures will be specifically
designed to address the individual causes and sources of erosion and sedimentation.
The construction storm water plan shall include primary and secondary control
measures to prevent over-reliance on a single design feature to control erosion and
sedimentation. Monitoring and maintenance shall be conducted on a regular basis
and after all large storm events by qualified personnel. Provisions for modifications
to the erosion control system, based on monitoring and maintenance observations
shall be included in the construction storm water plan.

I-2

DEIS 4.1.5, DEIS
Appendix B

Construction of any
structures
DEIS 4.1.5

DEIS 4.1.5

Construction on
Landfill/Tire Fire site

Earth Resources G: Preloading can be used to mitigate settlement of the refuse
materials at the landfill site and to mitigate settlement of soft native soils including
peat, silt and organic silt.
Earth Resources H: Pile foundations and stone columns may also be used in areas
of concern and where preloading may not alleviate settlement concerns.

Where found in
EIS Documents

Action Mitigation is
tied to

Element of the Environment
And
Mitigation Measure

Resp. Party

Responsible
party doing the
work / project

Responsible
party doing the
work / project

Responsible
party doing the
work / project

RC

RC

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

Grading and
Building Permits

Grading and
Building Permits

Grading and
Building Permits

Building Permits

Building Permits

Implementation
Time Frame

Air Quality A: Construction contractor or contractors shall comply with all relevant
federal, state and local air quality laws and shall be required to prepare a plan for
minimizing dust and odors sufficiently to comply with PSCAA Regulation I,
Sections 9.11 and 9.15. The Associated General Contractors of Washington’s Guide
to Handling Fugitive Dust from Construction Projects provides practical examples
in the construction management practices necessary to comply with air quality
regulations involved in the construction process. The following measures are
possible mitigation measures specified in the guide that could be implemented to
reduce potential temporary air quality impacts during construction and comply with
the PSCAA Regulation 1.
 Use only equipment and trucks that are maintained in optimal operational
condition
 Require all off-road equipment to be retrofitted with emission reduction
equipment (that is, require participation in Puget Sound region diesel
solutions by project sponsors and contractors).
 Minimize on-site diesel engine idling and locate any idling trucks as far as
possible from nearby residences
 Use biodiesel or other lower emission fuels for vehicles and equipment.
 Use carpooling or other trip-reduction strategies for construction workers.
 Implement construction curbs on hot days when the region is at risk for
exceeding the ozone NAAQS, and work at night instead.
 Stage construction to minimize overall transportation system congestion
and delays to reduce regional emissions of pollutants during construction.
 Locate construction equipment and construction staging zones as far away
as possible from sensitive receptors such as fresh air intakes to buildings,
air conditioners and sensitive populations such as the elderly and the young.
 Spray exposed soil with water or other suppressant to reduce emissions of
PM10 and deposition of particulate matter.
 Pave or use gravel on staging areas and roads that would be exposed for
long periods.

Element of the Environment
And
Mitigation Measure
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Any
Activity

Construction

Action Mitigation is
tied to

DEIS 4.2.5.1

Where found in
EIS Documents

Resp. Party

Responsible
party doing the
work / project

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

Any Construction
Activity

Implementation
Time Frame

I-4

Any development in the
100-year floodplain or
floodway.

Water Resources AA: All development in the 100-year floodplain or floodway must
be in compliance with the City’s floodplain regulations. Floodplain Development
Permits are required.

Permit listed in
FEIS permit table
Fact Sheet page 2.
Discussion of
regulations in
4.3.2.1

DEIS and FEIS
Summary tables,
DEIS 4.2.3.7

Development on
mixed-use portions of
the site



DEIS 4.2.5.2

Where found in
EIS Documents

Any
Construction
Activity
that exposes buried
waste

Action Mitigation is
tied to

Cover all trucks transporting materials, wet materials in trucks, or provide
adequate freeboard (space from the top of the material to the top of the truck
bed), to reduce PM10 emissions and deposition during transport
 Provide wheel washers to remove particulate matter that would otherwise
be carried off-site by vehicles to decrease deposition of particulate matter
on area roadways.
 Remove particulate matter deposited on paved, public roads, sidewalks and
bicycle and pedestrian paths to reduce mud and dust; sweep and wash streets
frequently to reduce emissions
 Cover dirt, gravel and debris piles as needed to reduce dust and wind-blown
debris.
 Communication with residential and other sensitive users during
construction and implementation of a construction management plan could
prevent or minimize the potential for health risk to sensitive individuals.
Air Quality B: The Department of Ecology Consent Decree and Cleanup Action
Plan specify that during Site construction activities dust and odor controls are
required to prevent migration of materials at levels of concern outside the
construction zone. These measures will include daily cover of any exposed waste
and could include localized wetting, application of suppressant foams or use of
temporary cover materials to manage generation of odors
Air Quality C: The project must include prudent building and site design to minimize
odor concerns related to mixed-use development, such as ensuring that restaurant
exhaust pipes are not directly adjacent to residential air intakes.

Element of the Environment
And
Mitigation Measure

Resp. Party

Responsible
party doing the
work / project

RC

Responsible
party doing the
work / project

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

Shoreline permits,
Floodplain
development
permits

Building permits

Any Construction
Activity

Implementation
Time Frame

Plants and Animals B: Complete except for following items, which are related to
boat dock and which are only applicable if dock is built: “To mitigate for additional
impacts related to the proposed public boat amenities, creosote pilings will be

Water Resources A: Not applicable to Landfill
Water Resources B: Not applicable to Landfill
Water Resources C: Additional fill on the Landfill/Tire Fire Site as necessary to
ensure structures and adjacent areas are at least 2 feet above the 100-year flood
elevations consistent with the City’s floodplain regulations and above the 500 year
flood level
Water Resources: All development must comply with Ecology’s 2005 Storm water
Manual for Western Washington, or the City and State requirements in effect at time
of application, whichever is more stringent.
Water Resources D: Employ BMPs in the Ecology Manual to implement an
effective erosion control plan during construction including elements such as a)
installation of silt fencing, b) maintaining existing vegetated buffers through the use
of high visibility clearing limits fencing, c) storm drain inlet protection d) compost
filter berm.; e) temporary sediment traps; f) reduction of exposed areas through the
use of temporary mulching or covering and construction sequencing
Water Resources E: Provide permanent energy dissipation at outfalls using methods
such as dispersion that creates a wide area of shallow flow, thereby reducing velocity
and erosive forces or connecting or improving existing stabilized pipe outfalls as
needed.
Water Resources F: blank
Water Resources G: For the landfill, all discharge up to the 6-month storm event
will be routed through the City wastewater treatment facility. treated through
developer installed stormwater treatment facilities prior to discharge to the
Snohomish River through the City-constructed outfalls. Overflow in excess of the
6-month storm will be discharged to the Snohomish River in accordance with
Ecology regulations.
Plants and Animals A: Completed

Element of the Environment
And
Mitigation Measure

Construction

Any
Activity
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Fill of wetlands J, K, M

on

Construction

Any
Activity

Development
Landfill

DEIS 4.4.1

construction

Any
activity

DEIS 4.4.4.2

DEIS 4.4.7.2

DEIS 4.4.7.1

FEIS 4.3.6.1

Where found in
EIS Documents

Development of the
Landfill/Tire Fire Site

Action Mitigation is
tied to

Resp. Party

RC

Responsible
party doing the
work / project

Responsible
party doing the
work / project
Responsible
party doing the
work / project

Responsible
party doing the
work / project

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

Development on
Landfill/Tire Fire
Site

Any Construction
Activity

Any Construction
Activity

Any construction
activity

Floodplain
development
permits

Implementation
Time Frame

removed from the shoreline area immediately adjacent to the boat dock basin. Up to
6 new piles may be required to construct the boat dock”
Plants and Animals C: Buffer enhancement along the Snohomish River shoreline
from the area north of Wetland C to the north edge of the Newland Construction
property (except the City park property). Shoreline buffer enhancement proposed
for this project will entail removal of non-native vegetation and planting of native
vegetation within a 50-foot wide buffer. Soil augmentation may be necessary and
will be determined at the time of plant installation. HMP/BA Table 12 identifies
potential native buffer species that will be utilized for buffer enhancement. Native
vegetation will also be established along areas where the buffer is currently absent.
Removal of concrete rubble, debris, large rip rap, sheet piling, and miscellaneous
waste along the shoreline and within the buffer boundary is also proposed at select
locations (where shoreline integrity can withstand the alteration) will help to restore
the buffer to a more natural state when in-water work is required, or when any buffer
restoration work takes place in the vicinity of existing rubble, rip rap, sheet piling,
and miscellaneous waste.
Plants and Animals D: Buffer enhancement along the western 60-foot margin of
Wetlands C and 65-foot of wetland W to include: a) Removal of invasive vegetative
species, b) Removal of historical rail-lines buried along the western edge of the
wetland, c)Creation of a planting berm with the placement of approximately four
feet of amended organic soil on top of the railroad grade following removal of the
existing rail-lines to ensure an adequate growth medium for that plant species with
a minimum rooting depth of no more than 36 inches. d) Installation of approximately
two feet of amended soil throughout the enhanced Wetland W buffer (due to the
underlying land fill cap) e) Establishment of a native vegetation community
consisting of native coniferous and deciduous tree species and commonly associated
shrub vegetation within the proposed Wetland C (Western Edge) buffer that will
improve buffer function; f) Establishment of a native vegetation community
consisting of shallow rooting native shrub species in the Wetland W buffer while
maintaining the integrity of the underlying landfill cap; g) placement (short-term
recruitment) of LWD along the upland-wetland interface of Wetland C; h)

Element of the Environment
And
Mitigation Measure

FEIS 4.5.4.1,
BA/HMP pp 5354;
pp 5659 Table 12
and Figure, 14,
14a, 14b, and 15

Development of
Adjacent Landfill/Tire
Fire site (Third Phase,
Fourth Phase and Fifth
Phase)
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FEIS 4.5.4.1,
BA/HMP pp 5354;
pp 54-56 Table 12
and Figure 13,
13a,

Where found in
EIS Documents

Development of
Adjacent Landfill/Tire
Fire site (Third Phase,
Fourth Phase and Fifth
Phase) and Eclipse Mill
Site

Action Mitigation is
tied to

Resp. Party

RC

RC

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

Wetland W:
Building permits,
as described in
Director’s File
Memo dated
December 1, 2017

Wetland C:
Shoreline permits

Shoreline permits

Implementation
Time Frame

Plants and Animals K: Construction waste materials will be collected and sorted
with respect to recycling categories and disposed of off-site and in accordance with
applicable regulations.
Plants and Animals L: Entrance rumble areas will be installed to remove soil from
truck traffic

Plants and Animals I: Minimize disturbance to animals by consolidating use of
heavy equipment to shortest times allowable, staging equipment away from sensitive
areas, avoid storing debris or supplies in or along shoreline or wetlands, use
critical/sensitive area signage and fencing to define limits of construction and
identify sensitive areas, conducting work in wetlands and streams during dry periods
and/or during established work windows, direct security lighting for construction
away from wetlands, streams, and buffers.
Plants and Animals J: Disturbance will be limited to the smallest area feasible for
each phase of the project

Plants and Animals E: Not applicable to Landfill
Plants and Animals F: Not applicable to Landfill
Plants and Animals G: Not applicable to Landfill
Plants and Animals H: Construction BMPS for erosion control such as silt fencing,
mulch berms and erosion control matting, used where appropriate during all aspects
of the project to control sedimentation and erosion impacts to animals.

Installation (long-term recruitment) of native coniferous and deciduous tree species
within the Wetland C (Western Edge) buffer that will increase the potential for
continued LWD recruitment into Wetland C. i) Buffers shall be provided as shown
in Attachment X,Y (Figures 14-14C in FEIS). The average 40 foot slope along the
landfill must be vegetated with native herb and shrub buffer vegetation.

Element of the Environment
And
Mitigation Measure

BA/HMP p 15

Construction
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BA/HMP p 15

BA/HMP p 15,
FEIS 4.5.4.4

Construction
Construction

FEIS 4.5.4.3

FEIS 4.5.4.3

Where found in
EIS Documents

Construction

Construction

Action Mitigation is
tied to

Resp. Party

Responsible
party doing the
work / project
Responsible
party doing the
work / project
Responsible
party doing the

Responsible
party doing the
work / project

Responsible
party doing the
work / project

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

Public Works
permits, During
construction
activities near
buffers, streams,
wetland or River
Shoreline permits,
Public Works
permits. During
construction
activities near
buffers, streams,
wetland or River
During
construction
activities
During
construction
activities
During
construction

Implementation
Time Frame

BA/HMP p 15

Construction

Construction
In-water construction

During
shoreline
restoration work

Plants and Animals Q: Fueling areas will be distinctly identified and established
within the construction areas. These locations will be equipped with spill prevention
and control devices

Plants and Animals R: Adequate materials and procedures will be on site to respond
to unanticipated weather conditions or accidental releases of materials (sediment,
concrete or fuel)
Plants and Animals S: Concrete piles for in-water construction elements will be used
versus steel piles and all concrete will be fully cured prior to arrival at the site and
use of a bubble curtain and a 6-inch-thick piece of wood between the impact hammer
and the pile during in-water pile driving activities
Plants and Animals T: Floating silt curtains may be necessary to contain sediment
released from shoreline setback activities
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Construction

BA/HMP p 15

Construction

Plants and Animals P: Approved storm water and sediment erosion control plans
will be implemented, inspected daily and maintained properly throughout
construction

Plants and Animals U: A Spill Prevention, Control and Countermeasures (SPCC)
plan

BA/HMP p 15

Construction

Plants and Animals O: Active stockpile areas will be contained within a soil berm
and equipped with erosion control measures,

BA/HMP p 16

BA/HMP p 15

BA/HMP p 15

BA/HMP p 15

BA/HMP p 15

Construction

Plants and Animals N: Stockpile and staging locations will be identified and
approved

BA/HMP p 15

Where found in
EIS Documents

Construction

Action Mitigation is
tied to

Plants and Animals M: Truck wash areas for equipment and deliveries (on and offsite) will be provided

Element of the Environment
And
Mitigation Measure

Responsible
party doing the
work / project
Responsible
party doing the

Responsible
party doing the
work / project
Responsible
party doing the
work / project

Responsible
party doing the
work / project

Public Works
Permits. During

activities
During
construction
activities
During
construction
activities
Public Works
permits. During
construction
activities
Public Works
permits. During
construction
activities
Public Works
permits. During
construction
activities
During
construction
activities
Shoreline permits
During in-water
construction
activities
During shoreline
restoration work

work / project
Responsible
party doing the
work / project
Responsible
party doing the
work / project
Responsible
party doing the
work / project
Responsible
party doing the
work / project

Implementation
Time Frame

Resp. Party

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

FEIS 4.5.4.3
FEIS 4.5.4.3
FEIS 4.5.4.3

Construction
Construction
Construction

Plants and Animals W: Construction equipment will be thoroughly cleaned prior
to mobilization and prior to removal to prevent the spread of noxious weeds, insects
and soil-borne pests
Plants and Animals X: If work is performed within known weed and/or soil-borne
pest infested area, special attention will be paid to preventing the spread of the weed
and/or pest
Plants and Animals Z: Mulch, straw/hay bales and seed used on-site will be free
of noxious weeds

All sites that require
buffer enhancement per
critical/sensitive areas
regulations.
All sites

Plants and Animals CC: Planting mature dense native vegetation will provide
buffer areas and separation between human activity and critical areas along the
margins of the development areas unless sited as nature trails within wetlands or
along the shoreline

Plants and Animals DD: Pedestrian traffic shall be confined to (1) trails lined with
shrubs or (2) on walkways.
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FEIS 4.5.4.4

All sites adjacent to
wetlands or buffers

FEIS 4.5.4.5

FEIS 4.5.4.5

FEIS 4.5.4.3

In-water construction

Plants and Animals AA: Noise impacts to fish species from in-water pile driving
activities can be minimized through proper construction techniques and sequencing
(that is, use of a bubble curtain, minimizing duration and by adhering to USACEapproved fish work windows)
Plants and Animals BB: Permanent posting of wetland and critical/sensitive area
signs will serve as a reminder and will designate areas for protection

FEIS 4.5.4.3

Construction resulting
in
bare
ground
at
completion

Plants and Animals V: Application of a native seed mix and landscape stabilization
of any cut and filled areas using native plant species

Where found in
EIS Documents

Action Mitigation is
tied to

Element of the Environment
And
Mitigation Measure

Resp. Party

RC

RC

RC

Responsible
party doing the
work / project
Responsible
party doing the
work / project
Responsible
party doing the
work / project
RC

Responsible
party doing the
work / project

work / project

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

During
construction
activities
During in-water
construction
involving pile
driving
Shoreline permits,
Occupancy of
structures
Shoreline permits.
Occupancy of
residences on
Simpson and
Eclipse
Shoreline permits.
Occupancy of
residences on

construction
activities
At completion of
Construction
work
resulting in bare
ground
At mobilization
and at end of
construction
At mobilization

Implementation
Time Frame

All development sites
that contain or abut
public pathways/trails
and/or wetlands or
wetland buffers

Plants and Animals: LL: Final plans must clearly establish public access points
and include plantings to guide pedestrian traffic onto pathways/trails and protect
wetlands and buffers from encroachment of pedestrians wandering off the
pedestrian pathways/trails. Except for the south side of Wetland C, trails may be
located in required buffers. Plantings shall be designed to take into account
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Operation of Boat
docks

Plants and Animals JJ: Sufficient garbage receptacles and collection tubes for
monofilament shall be placed at access areas

FEIS 4.5.4.5

FEIS 4.5.4.5

FEIS 4.5.4.5

Occupation of uses

Operation of Boat
docks

FEIS 4.5.4.5

Occupation of uses

Plants and Animals II : Educational materials shall be posted at the boat dock to
inform patrons of ways to minimize their impact to natural resources.

FEIS 4.5.4.5

All sites adjacent to
wetlands and buffers.

Plants and Animals FF: Lighting shall be directed away from wetlands and
buffers or low-voltage motion detected directed in downward using bollards and/or
baffles
Plants and Animals GG: Any future landscaping features should be compatible
and blend with the native buffer and native wildlife when abutting native buffer and
wildlife areas
Plants and Animals HH: Bird boxes or feeders shall be placed on the developed
portions of the property to promote native species for development adjacent to
wildlife areas

FEIS 4.5.4.5

Where found in
EIS Documents

All sites

Action Mitigation is
tied to

Plants and Animals EE: Residential areas and the operation of commercial
businesses shall include a covenant limiting the use of pesticides or chemicals in a
way that it may enter storm water.

Element of the Environment
And
Mitigation Measure

Resp. Party

Responsible
party doing the
work / project
Responsible
party doing the
work / project
Responsible
party doing the
work / project

Responsible
party doing the
work / project

RC

RC

RC

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

Shoreline permits,
Operation of Boat
docks
Shoreline permits,
Operation of Boat
docks
Shoreline permits.
Building permits

Shoreline permits,

Occupancy of
uses

Simpson and
Eclipse
Land Division require covenants,
including
requirements for
standard language
in rental
agreements.
Shoreline permits
Shoreline permits.
Building permits.

Implementation
Time Frame

Land and Shoreline Use, Visual Quality, Light and Glare AA: All development
must be consistent with the standards and design guidelines in the PDO and PDA.
Visual/Light and Glare A: Utilize Mixed Use Design criteria to guide the
development on the project site.

Energy and Natural Resources B: All development shall comply with the
Washington State Energy Code.
Energy and Natural Resources C: Apply high-performance, energy-efficient
building design and construction standards for new construction on the project site.
Use of a nationally recognized system of standards such as LEED for new
construction as guidance at the site would create a record of measurable
efficiencies and mitigating actions.
Energy and Natural Resources D: To the extent set forth in the PDA or the
Development Agreement as amended, use sustainable building and development
practices. such as those found in the U.S. Green Building Council’s Leadership in
Energy and Environmental Design (LEED) system.
Energy and Natural Resources:. Sunlight is a renewable energy source that could
be put to limited use at the project site. Some limited, small-scale uses could be
developed as part of the project design considering recommendations from
programs such as LEED. The City encourages RC to include solar energy to meet
a portion of the energy demand for the development.

impacts to views and scenic vistas. Measures to protect views and scenic vistas
may include, but are not limited to: grouping large trees in clusters, selecting
species that grow to heights that allow views without requiring maintenance
pruning, and clustering evergreens. No above ground structures associated with the
rain gardens is allowed in the required buffers this does not include the end of
drainage pipes which daylight into the rain gardens.

Element of the Environment
And
Mitigation Measure
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DEIS 5.2.12.1

DEIS 4.6.5.4

All development

All Development on
Landfill and Eclipse

DEIS 4.6.4.4

All Areas of
development All Areas
of development

DEIS 5.1.8

DEIS 4.6.4.3

All Areas of
development All Areas
of development

All Development

DEIS 4.6.4.2

Where found in
EIS Documents

All development

Action Mitigation is
tied to

Resp. Party

RC

RC

RC

RC

RC

RC

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

PDO, land
division, building
permits

PDO, PDA

PDA and
Development
Agreement
Compliance
Encouraged to be
included in the
design stage
considerations
and
implemented by
developer

PDA Compliance

Building Permits

Implementation
Time Frame

All Development on
Landfill and on Eclipse

All Development on
Landfill and on Eclipse
All Development on
Landfill and on Eclipse

All Development on
Landfill and on Eclipse

All Development on
Landfill and on Eclipse
All Development on
Landfill and on Eclipse
All Development on
Landfill and on Eclipse
All Development on
Landfill and on Eclipse

Visual/Light and Glare B: Provide a streetscape design treatment for all streets,
intersections, and sidewalks within the project including street trees, planting areas,
special paving, lighting, signage, walls, fences, railings, and street furnishings.

Visual/Light and Glare C: Provide open spaces and plazas

Visual/Light and Glare D: Provide and implement a unified landscaping, lighting,
and signage plan.

Visual/Light and Glare E: Provide a continuous, well designed pedestrian way and
bike path at the River.

Visual/Light and Glare F: Protect views by shielding of all major roof top
mechanical equipment

Visual/Light and Glare G: Provide high quality and distinctive architectural design
for all project buildings and improvements.

Visual/Light and Glare H: Provide additional landscape on site similar to the
natural riparian environment.

Visual/Light and Glare I: Landscape to provide screening at parking areas to
minimize vehicle headlight impacts.

I-12

Action Mitigation is
tied to

Element of the Environment
And
Mitigation Measure

DEIS 5.2.12.1

DEIS 5.2.12.1

DEIS 5.2.12.1

DEIS 5.2.12.1

DEIS 5.2.12.1

DEIS 5.2.12.1

DEIS 5.2.12.1

DEIS 5.2.12.1

Where found in
EIS Documents

Resp. Party

RC

RC

RC

RC

RC

RC

RC

RC

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

PDO, land
division,
Comprehensive
Sign Plan (RPII),
building permits
PDO, land
division, building
permits
PDO, land
division,
Comprehensive
Sign Plan (RPII),
building permits
PDO, land
division, shoreline
substantial
development
permits, building
permits
PDO,
building
permits
PDO,
building
permits
PDO,
building
permits
PDO,
building
permits

Implementation
Time Frame

All Development on
Landfill and on Eclipse
All Development on
Landfill and on Eclipse

Visual/Light and Glare L: Limit heights of lighting in parking lots and streets

Visual/Light and Glare M: Use of muting devices, construction materials and
window sizes of larger structures will be incorporated to reduce glare

Parks and Recreation B: Not applicable to Landfill
Parks and Recreation C: Extend a gravel trail from the Simpson Pad to 36th
Street

Parks and Recreation A: A new “Central Gathering Place” of at least 1½ acres
would be integrated into the mixed-use commercial development on the
Landfill/Tire Fire site. Amenities in the Central Gathering Place will include
lighting, seating, drinking fountains, weather shelters, a water feature and wayfinding signage. Restrooms will be provided for the public space of the Central
Gathering Place or in businesses abutting the Central Gathering Place.
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(Mitigation has been
completed)

Development on the
Landfill Site

Landfill Site (Third
Phase )

Development on the

All Development on
Landfill and on Eclipse

Visual/Light and Glare K: Downcast lighting and shielded lighting will be utilized
to minimize light spill.

Visual/Light and Glare N through Y: Not applicable to Landfill

Action Mitigation is
tied to

Element of the Environment
And
Mitigation Measure

DEIS 5.3.4

DEIS 5.3.4

DEIS 5.2.12.1

DEIS 5.2.12.1

DEIS 5.2.12.1

Where found in
EIS Documents

Resp. Party

RC

RC

RC

RC

RC

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

Prior to
occupancy
of first 250,000
SF
of retail space on
landfill Pad.
(This
requirement
waived if City
begins
construction
of permanent trail

PDA

PDO,
building
permits
PDO,
building
permits

PDO,
building
permits

Implementation
Time Frame

Providing proper road signage and warnings, such as “Truck Access,”
“Equipment on Road” or “Road Crossings.”





When slow or oversized wide loads are being hauled, using advance
signage and traffic diversion equipment to improve traffic safety.
Transportation B: Pacific Avenue at I-5 Northbound Off-ramp. It would be
feasible to install a signal at this intersection. Approximately 18.2 percent of the
2030 traffic volumes through the intersection could be attributable to the Project.
RC shall pay a 18.2 percent proportionate share of this improvement.
Transportation C: 52nd Street at 2nd Avenue. The installation of a signal would
improve the intersection to an acceptable LOS. 4.7 percent of the traffic’s pm
peak hour trips going through the signal could be attributable to the Project. RC
shall pay 4.7 percent of the cost of this signal.
Transportation D: Not applicable to Landfill
Transportation E: Transportation mitigation fees per EMC 18.40

Providing advanced notice to adjacent landowners and businesses prior to
construction to help minimize access disruptions.



Historical and Cultural Resources A: Not applicable to Landfill
Transportation A: A traffic management plan shall be created prior to
construction of any development that will outline steps for minimizing traffic
impacts during construction activities, including:

Parks and Recreation D: Not applicable to Landfill

Element of the Environment
And
Mitigation Measure

DEIS 5.5.18.10

DEIS 5.5.18.11

All Development

All Development
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DEIS 5.5.18.1

DEIS5.5.17

Where found in
EIS Documents

All Development

Any Construction

Action Mitigation is
tied to

Resp. Party

RC

RC

RC

Responsible
party doing the
work / project

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

Issuance of
Building Permits

PDO, Issuance of
Building permits

PDO, Issuance of
Building permits

Development
Permits

prior to RC
beginning gravel
trail.)

Implementation
Time Frame

All Development

All Development

All Development

Public Services and Utilities B: Develop streets, sidewalks, walkways, bicycle and
pedestrian paths and public spaces designed to promote public safety and visibility
for residents, employees, site visitors and police.

Public Services and Utilities C: Design all parking areas and public spaces with
specially designed non-glare security lighting to provide for security.

Public Services and Utilities D: To the extent required in the PDA or in the
Development Agreement, as amended, use sustainable building and development
practices such as LEED program. Programs like LEED provide guidance on
measures These are intended to reduce impacts on utility systems and providers,
including, but not limited to: a) Design and construction of green buildings; b)
Energy efficiency in buildings; c) Water efficiency in buildings to “reduce
environmental impacts of water consumption;” d) Heat island reduction to reduce
impacts to the natural environment and reduce required energy for cooling; e)
Infrastructure energy efficiency, reducing energy consumption of common public
amenities such as street lighting, lift stations, etc.; f) Storm water management to
reduce loss of soil, sedimentation of storm water, and prevent air pollution from
dust and particulate matter; g) Construction waste management, recycling
construction waste where feasible; and h) Incorporation of neighborhood
standards.
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All Development

Action Mitigation is
tied to

Public Services and Utilities A: Construct a well-designed internal street system
that provides fast and efficient police, fire and emergency vehicle access to all
areas of the project site.

Element of the Environment
And
Mitigation Measure

DEIS 5.6.5.1

DEIS 5.6.5.1

DEIS 5.6.5.1

DEIS 5.6.5.1

Where found in
EIS Documents

Resp. Party

RC

RC

RC

RC

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

PDO,
Subdivisions
and/or Binding
Site Plan
approvals
PDO,
Subdivisions
and/or Binding
Site Plan
approvals
PDO,
Subdivisions
and/or Binding
Site Plan
approvals
PDA and
Development
Agreement
Compliance

Implementation
Time Frame

DEIS 5.6.6

All Development,
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DEIS 5.6.6

All Development

DEIS 5.6.5.1

All Development

Public Services and Utilities K: Provide a Master Plan, PDO Zone and
Development Agreement consistent with the policies of the Comprehensive Plan
and provisions of the Land Use Code.
Public Services and Utilities L: Meet or exceed open space and recreation
requirements of the Multiple Family Zone and design guideline section of the
City’s Land Use code, and meet or exceed the open space requirements of the

DEIS 5.6.5.1

Development on
Landfill

DEIS 5.6.6

DEIS 5.6.5.1

All Development

All Development

DEIS 5.6.5.1

DEIS 5.6.5.1

All Development

All Development

DEIS 5.6.5.1

Where found in
EIS Documents

All Development

Action Mitigation is
tied to

Public Services and Utilities J: Comply with the City’s Land Use Code and
related development regulations

Public Services and Utilities G: Coordinate with the PUD to provide needed
electrical system upgrades and new facilities adequate to serve each phase of the
project, and to maintain existing electrical service to the area.
Public Services and Utilities H: Coordinate with all utility service providers
regarding the location of proposed structures, utilities and site grading during the
construction of each phase of redevelopment.
Public Services and Utilities I: Comply with requirements of the Consent Decree
for all activities on the Landfill/Tire Fire site, including methods for installation of
all utilities and services.
Public Services and Utilities I: Use best management practices to mitigate water
quality impacts during construction.

Public Services and Utilities E: Provide a looped water distribution system and
fire hydrants throughout the project site to provide adequate fire flow, and provide
adequate fire flow for each development phase as the project is built out.
Public Services and Utilities F: Provide a storm water conveyance system with
adequate capacity throughout the project site, and as part of each phase of site
redevelopment

Element of the Environment
And
Mitigation Measure

Resp. Party

RC

RC

RC

RC

RC

RC

RC

RC

RC

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

Building Permits
and PDO
adoption

Prior to and
during
construction
Shoreline Permits,
Building Permits,
Land Division.
Prior to
construction
Prior to
construction

PDO,
Subdivisions
and/or Binding
Site Plan
approvals
Prior to
construction of
buildings
Prior to
construction of
buildings
Prior to
construction

Land Division,
Building Permits

Implementation
Time Frame

Public Services and Utilities M: Coordinate school mitigation fees with the Everett
School District:
Public Services and Utilities N: Meet or exceed the City’s multi-family residence
design guideline and standards. The project will meet the neighborhood design
standards’ emphasis on crime prevention through design.
Public Services and Utilities O: To the extent required in the PDA or in the
Development Agreement, as amended, use sustainable building and development
practices such as the LEED system intended to provide high-quality design for a
livable environment, including but not limited to: a) Compact development
promoting livability and pedestrian traffic; b) Design of buildings to shape walk
able streets; c) Pedestrian-oriented streets; and d) Open Community, ensuring that
streets, sidewalks and public spaces are available for public use and not enclosed
within a gated enclave.
Public Services and Utilities P: Comply with City of Everett Building and Fire
Codes
Public Services and Utilities Q: Comply with City of Everett Utility system
standards and applicable connection fees.
Public Services and Utilities R: Obtain Ecology Section 401 Water Quality
Certification and general or individual National Pollutant Discharge Elimination
System (NPDES) storm water construction permit(s).
Public Services and Utilities S: During construction, implement security measures
such as site lighting, fencing, on-site surveillance, etc. to reduce potential criminal
activity.
 Environmental Health and Hazardous Waste A: Follow Provisions of
Consent Decree and Cleanup Action Plan (CAP) with approval by the
Department of Ecology and the City of Everett

City’s Land Division Ordinance for any proposed land division. Design concepts
will be included in the proposed PDO.

Element of the Environment
And
Mitigation Measure

RC

DEIS 5.6.6

DEIS 5.6.6
DEIS 5.6.6
DEIS 5.6.6
DEIS 5.6.7
DEIS 5.7.2.1,
5.7.3.1

All Development
All Development
All Development
All Development
Development on
Landfill Development
on Landfill
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RC

DEIS 5.6.6.

Responsible
party doing the
work / project

RC

RC

RC

RC

RC

Resp. Party

DEIS 5.6.6.

Where found in
EIS Documents

Residential
Development
Multi-Family
Residential
Development
All Development

Action Mitigation is
tied to

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

Reviewed by and
approved by the
Washington State
Department of

During
construction

Prior to
construction
Prior to
construction

Building Permits

PDO Building
Permits
Building Permits
and PDO
adoptions
Building Permits
and PDO
adoption

Implementation
Time Frame

Environmental Health and Hazardous Waste G: Work in areas with known
contamination shall be conducted under the guidelines of a site-specific health and
safety plan that describes specific precautions and monitoring requirements.
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Demolition of
structures
(applies to Landfill,
Port,
Newland)
Any work where there
is contaminated
material.
For development on the
Landfill, this mitigation
measure is satisfied
through compliance
with the Consent
Decree and other
applicable laws.
Any work where there
is contaminated
material. For
development on the
Landfill, this mitigation
measure is satisfied
through compliance
with the Consent
Decree and other
applicable laws.
Any work where there
is contaminated
material.
For development on the
Landfill, this mitigation

Environmental Health and Hazardous Waste D: Work plans shall be generated
to address potential hazardous materials in existing structures that will be
demolished. The plans should include instructions on proper handing and
disposition of hazardous materials, dust control and spill prevention in accordance
with federal, state and local requirements.
Environmental Health and Hazardous Waste E: Storm water controls may be
needed to prevent spreading potentially contaminated soils, as well as to minimize
sediment from entering surface waters. A Storm water Pollution Prevention Plan
shall address, as necessary, the specific areas that contain known contaminants

Environmental Health and Hazardous Waste F: Soil work impacts can be
minimized by following a site-specific soil management plan. The plan shall
describe soil handling in areas that are known or suspected to contain contaminants.
The plan shall include instructions for minimizing dust, capturing liquid runoff, and
establishing appropriate health and safety monitoring to ensure worker protection.
Alternatives for disposition of contaminated media shall also be incorporated into
the plan.

Action Mitigation is
tied to

Element of the Environment
And
Mitigation Measure

DEIS 5.7.4.1

Responsible
party doing the
work / project

Responsible
party doing the
work / project

Responsible
party doing the
work / project

DEIS 5.7.4.1

DEIS 5.7.4.1

Responsible
party doing the
work / project

Resp. Party

DEIS 5.7.4.1

Where found in
EIS Documents

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

Prior to
development
permits

Prior to
development
permits

Prior to
development
permits

Ecology
Prior to
demolition
permits

Implementation
Time Frame

Environmental Health and Hazardous Waste J: Provide sufficient training and
oversight so potential unknown hazards are recognized in the field during
construction.

Environmental Health and Hazardous Waste I: Implement health and safety
monitoring, dust control and storm water controls as outlined in the associated
plans.

Environmental Health and Hazardous Waste H: Clean up contaminated areas
prior to full construction, or minimize or eliminate exposure pathways in
contaminated areas through designs such as building slabs or other covers to reduce
potential exposures and cross contamination.

Element of the Environment
And
Mitigation Measure
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measure is satisfied
through compliance
with the Consent
Decree and other
applicable laws.
Any work where there
is contaminated
material.
For development on the
Landfill, this mitigation
measure is satisfied
through compliance
with the Consent
Decree and other
applicable laws.
Any work where there
is contaminated
material. For
development on the
Landfill, this mitigation
measure is satisfied
through compliance
with the Consent
Decree and other
applicable laws.
Any work where there
is contaminated
material. For
development on the
Landfill, this mitigation
measure is satisfied

Action Mitigation is
tied to

DEIS 5.7.4.1

DEIS 5.7.4.1

DEIS 5.7.4.1

Where found in
EIS Documents

Resp. Party

Responsible
party doing the
work / project

Responsible
party doing the
work / project

Responsible
party doing the
work / project

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

Prior to
development
permits

Prior to
development
permits

Prior to
development
permits

Implementation
Time Frame

Noise AA: All construction activities must be in compliance with Chapter 20.08
EMC - Noise Control. Noise Measures A to G shall be implemented as necessary
to ensure compliance with the standards.
Noise A: Minimize construction noise with properly sized and maintained
mufflers, engine intake silencers, engine enclosures, and turning off equipment
when not in use
Noise B: Stationary construction equipment should be located away from sensitive
receiving properties where possible. Where this is infeasible, or where noise
impacts would still be likely to occur, portable noise barriers should be placed
around equipment with the opening directed away from any sensitive receiving
property. These measures are especially effective for engines used in pumps,
compressors, welding machines, etc., that operate continuously and contribute to
high, steady background noise levels.
Noise D: Minimize backing during construction (to minimize back-up alarms)

Environmental Health and Hazardous Waste JK: Implement measures spelled
out in the soil management plan if suspect material is encountered.

Element of the Environment
And
Mitigation Measure

DEIS 5.8.2.3

DEIS 5.8.2.3

Any Construction

Any Construction
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DEIS 5.8.2.3

DEIS 5.7.4.1

Where found in
EIS Documents

Any Construction

through compliance
with the Consent
Decree and other
applicable laws.
Any work where there
is
contaminated material.
For development of the
Landfill, this mitigation
measure is satisfied
through compliance
with the Consent
Decree and other
applicable laws.

Action Mitigation is
tied to

Resp. Party

Responsible
party doing the
work / project

Responsible
party doing the
work / project
Responsible
party doing the
work / project

Responsible
party doing the
work / project

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

During
construction

During
construction

During
construction

Prior to
development
permits

Implementation
Time Frame

Noise E: Substituting hydraulic or electric models for impact tools such as jack
hammers, rock drills and pavement breakers would also reduce construction noise
where feasible. Electric pumps could be specified if pumps are required.
Noise F: Pile driving will likely be the most intrusive and annoying source of
construction noise at the affected receivers. If possible, impact pile-driving should
be minimized in favor of less noisy pile installation methods. If impact pile
driving is required, the potential for noise impacts should be minimized by strict
adherence to daytime only (or more stringent limits), especially when pile driving
is within 500 feet of sensitive receivers. Pile driving noise may also be reduced
using sound-absorbing barriers or other means.
Noise G: A noise control “hotline” could be established to allow neighbors
affected by noise to contact the City or the construction contractor to ask questions
or to complain about particularly noisy activities.
Noise F: For those residential units where outdoor noise levels would exceed 65Ldn and no mitigation is feasible to reduce the exterior sound levels, noise
reduction for the interior space would be required to comply with the City's
noise policy for residential developments. A study by an acoustical engineer
must show the building construction techniques necessary to ensure that interior
noise levels will not exceed 45 Ldn. All necessary techniques must be
incorporated into the building permit applications. Noise levels in required
outdoor recreation spaces shall not exceed 65 Ldn.

Element of the Environment
And
Mitigation Measure

DEIS 5.8.2.3

DEIS 5.8.2.3
DEIS 5.8.2.3

Any pile driving
activity

All development
Residential
Construction on south
end of landfill and
Eclipse Mill site if
commercial buildings
are not located between
the railroad and the
residential buildings.
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DEIS 5.8.2.3

Where found in
EIS Documents

Any Construction

Action Mitigation is
tied to

Resp. Party

Responsible
party doing the
work / project
RC

Responsible
party doing the
work / project
Responsible
party doing the
work / project

EVERETT RIVERFRONT REDEVELOPMENT (LANDFILL)
FEIS MITIGATION REQUIRED

ATTACHMENT I
SECOND AMENDMENT TO DEVELOPMENT AGREEMENT

Building Permits

During
construction

During
construction

During
construction

Implementation
Time Frame

