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LAKE STEVENS CIVIC CENTER
08/18/21 - Final Preferred Concept

ALTERNATIVE 1

•
•
•
•
•
•
•
•

Shared Building Approach
Interconnected buildings with shared central space
1 Story Library, 2 Story City Building
South-facing plaza
Building faces Market Place Road
Maximizes views to the wetland at the west
Minimizes wetland buffer impacts
Drive-up library returns box near library (not attached to
library)

LAKE STEVENS CIVIC CENTER

ALTERNATIVE
ALTERNATIVE22

• Shared Building Approach
• 3 Story Building - shared components on the ground floor,
the Library primarily on the first floor, and the City offices
primarily on the second and third floor.
• Orientation favorable for solar power
• South-facing plaza
• Compact building footprint
• Walk-up library returns box near library (attached to library,
no drive access)
• Does not use the northern site, increasing development
potential
Final Preferred Concept

ALTERNATIVE 3

• Separate Building Approach
• 1 Story Library, 2 Story City Building surrounding shared
exterior space
• Shared parking and site utilities
• Shared central, east-facing plaza
• Projects could proceed at different schedules
• Drive-through library service point for drop-offs and
pickups integrated into building.

PREFERRED CONCEPT
Hybrid Alternative 4
•
•
•
•
•
•
•
•
•
•

Separate Building Approach
1 Story Library, 2 Story City Building
Shared Site Development
Shared Capacity for Town Hall and
Community Room to connect through outdoor
bridging plaza
South-facing Plaza
Maximizes views to the wetland at the west
Minimizes wetland buffer impacts
Provides exterior library spaces
Provides on-site parking and parallel street
parking
Provides drive-up library returns box near
library (not attached to library)

LAKE STEVENS CIVIC CENTER

Final Preferred Concept

PREFERRED CONCEPT

LAKE STEVENS CIVIC CENTER

Final Preferred Concept

CITY HALL

LIBRARY

SITE PLAN

LAKE STEVENS CIVIC CENTER

Final Preferred Concept

SITE FEATURES

Playful Pathways
Book Drop Location

CITY HALL

Stormwater

LIBRARY

PROVIDE

ROVIDE

Public Outdoor Spaces

SW TO PROVIDE
Lot Parking and Street Parking

UL PATHWAYS

ATER

PUBLIC OUTDOOR SPACE

LAKE STEVENS CIVIC CENTER
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SITE FEATURES

Public Outdoor Spaces

SW TO PROVIDE

PUBLIC OUTDOOR SPACE
LAKE STEVENS CIVIC CENTER

Final Preferred Concept

SITE FEATURES
Stormwater

SW TO PROVIDE

STORMWATER
LAKE STEVENS CIVIC CENTER

Final Preferred Concept

SITE FEATURES
Playful Pathways

SW TO PROVIDE

PLAYFUL PATHWAYS
LAKE STEVENS CIVIC CENTER
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SITE SECTIONS
Through the Plaza

LIBRARY

CITY HALL
CAFE

N
0’

15’

30’

CITY HALL CAFE
20’

FIRE LANE
EXISTING FOREST

0’

15’

30’

95’

PLAZA

BUFFER PLANTING

45’

1” = 30’
LAKE STEVENSSCALE:
CIVIC
CENTER

60’

Final Preferred Concept

19’

24’

19’

PARKING
STALL

DRIVE
LANE

PARKING
STALL

15’

BUFFER / EX.
SWALE SIDEWALK

99TH AVE NE

SITE SECTIONS

Through the Town Hall and Community Rooms

LIBRARY
COMMUNITY
ROOM

TOWN HALL
N
0’

15’

CITY HALL

30’

CITY HALL
TOWN HALL
EXISTING FOREST

LAKE STEVENS CIVIC CENTER

BUFFER PLANTING

COMMUNITY LIBRARY
ROOM
24’

INDOOR /
OUTDOOR

Final Preferred Concept

4’ 6’ 10’
20’

12’

STORY
TRAIL

DRIVE
LANE

19’

15’

PARKING BUFFER / EX.
STALL
SWALE SIDEWALK

99TH AVE NE

LEGEND

CIVIL UTILITY
CONCEPT PLAN

EXISTING
STORM
SEWER
WATER

EXISTING HYDRANT

DETENTION
VAULT, SIZE
AND TYPE TBD
(~10-15,000 CF)
LEVEL
SPREADER
OUTLET

FOUNDATION DRAIN,
DAYLIGHT TO DRAIN TO
WETLAND, TYP OF 2
EXISTING HYDRANT

CONVEYANCE SWALE

SS

SS MH, TYP OF 2

IE 353.66

SS
SS

EXISTING SEWER

8" SS

EXISTING POWER SERVICE

CONNECTION
LOCATION TBD IN
FUTURE PHASE

EXISTING GAS SERVICE

FDC
EXISTING WATER SERVICE

DOWNSPOUT
TIGHTLINE, TYP

W

W

W

W

W
W

W

CONNECTION
LOCATION TBD IN
FUTURE PHASE

W

W

W

W

W

W

W

W

W

W

EXISTING HYDRANT

WATER METER, TYP OF 3
FIRE LINE, TYP OF 3

FIRE LINE
SURFACE
STORMWATER
FEATURE, TYP

SD
SD
SD
SD
SD
SD
SD

SD

SD

SD

SD

SD

STORM DRAIN PIPE, TYP
EXISTING STORM DRAIN

FDC

TREATMENT VAULT, TYP
RELOCATE VAULT HATCH, LOCATION TBD

EXISTING HYDRANT
EXISTING DETENTION VAULT

CIVIL UTILITY CONCEPT PLAN
AUGUST 3, 2021
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Final Preferred Concept
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PROGRAM

LAKE STEVENS CIVIC CENTER

Final Preferred Concept

CIRCULATION

LAKE STEVENS CIVIC CENTER

Final Preferred Concept

PUBLIC SPACES

A cafe for the City Hall, Library and Public use.

LAKE STEVENS CIVIC CENTER

Gathering in the shared plaza.

Final Preferred Concept

LAKE STEVENS CIVIC CENTER

Final Preferred Concept

OUTDOOR LEARNING OPPORTUNITIES

An outdoor Story Telling space.

LAKE STEVENS CIVIC CENTER

The Learning Path and outdoor reading areas.

Final Preferred Concept

CITY HALL AND LIBRARY SYNERGY
COMMUNITY MEETINGS

INFORMAL GATHERINGS

Council Meetings are held in the Town Hall Room, while the
Library’s Community Room is free to reserve by the public for
events and programs.

The City’s Town Hall Room and the Library’s Community
Room can open up and create one large indoor-outdoor space
to host large community events or informal gatherings.

LAKE STEVENS CIVIC CENTER

Final Preferred Concept

LAKE STEVENS CIVIC CENTER
Public Engagement Event No.1 – Summary Report
January 25, 2021
Prepared by The Miller Hull Partnership, LLP

A20.0033.00

Lake Stevens Civic Center – Public Engagement Event No.1 Summary

INTRODUCTION
The City of Lake Stevens is exploring options to centralize and consolidate municipal services including
the Lake Stevens Library, City Hall and Permit Center, and Lake Stevens Sewer District into one
consolidated Civic Center campus adjacent to transportation lines and easily accessible to the City
Center. Currently, these City services are in undersized, portable and/or temporary buildings. The key
objectives of a new Lake Stevens Civic Center are to provide efficient and financially sustainable public
facilities that may reduce costs by sharing common building spaces and infrastructure between
agencies, deliver municipal and community services effectively to Lake Stevens residents, and maintain a
strong community identity. The City, Sewer District and Library have just begun exploring possible
design concepts. Your input on this survey during this initial exploratory phase will help us make sure
that these design ideas reflect community priorities.
The City and Library wants to be transparent and engaged with the public during this planning process
and ensure that the preferred alternative reflects an understanding of community priorities as well as
City and Library functional requirements and agency priorities. An online public survey was conducted to
gather initial reactions and feedback to inform the design concepts.
This survey was open for two weeks in December 2020. It was made available through a link on the City
webpage and publicized through the City’s Twitter and Facebook accounts, outreach clubs, and the
Chamber of Commerce. The library publicized the survey through Facebook (posting to the Local Lake
Stevens Facebook Page) and through the Friends of the Library. The survey received 416 responses.
Input gathered will be used to inform the design of the initial concepts.
Appendix A of this summary report includes the original survey content provided to the City to publicize
on their website. Appendix B includes a summary of survey responses. Appendix C includes all public
comments provided to open-ended questions in the survey.
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DEMOGRAPHICS
Table 1 records the demographic characteristics of survey respondents. As shown in Table 1, most
survey respondents are full time residents of Lake Stevens, 92 percent. 65 percent of survey responses
came from women. Nearly 70 percent of survey responses came from people under the age of 55. Only
14 percent of the 415 survey respondents who answered this question were age 65 or older. The survey
also reflects the high presence of young families in Lake Stevens, 65 percent of respondents have
children. The majority of respondents’ children’s age range is between 4 and 15 years of age, with more
than half of families with children under the age of 12. A minority of survey respondents said that they
work for the City of Lake Stevens or Sno-Isle Library Systems (less than 5%).

Table 1. Survey Respondents Demographics
n = 415
Female
271 65.30%
Male
102 24.58%
Gender nonconforming
7
Gender
1.69%
18 to 24
9
2.18%
25 to 34
62 14.94%
35 to 44
147 35.42%
45 to 54
77 18.55%
55 to 64
50 12.05%
65 and older
58 13.98%
Age
0 to 3
68
6.86%
4 to 7
104 25.06%
8 to 12
125 30.12%
13 to 15
85 20.48%
16 to 18
68 16.39%
Ages of children at home
No children
144 34.70%
Yes
383 92.29%
Full time resident of Lake
Stevens
No
26
6.27%
Yes
19
4.58%
Employee of the City or
Sewer District or Sno-Isle
No
389 93.73%
* ”Prefer not to answer” and no answer response percentages are not included in this table.
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GENERAL SUPPORT OR OPPOSITION
77 percent of survey respondents were aware of the proposed Lake Stevens Civic Center project that
will include the City Hall and Permit Center, Sewer District and Lake Stevens Library. As shown in Table 2
and Figure 1, 70 percent of respondents support the creation of a new Civic Campus or are neutral,
while 11 percent oppose it, and 19 percent are unsure. In their open comments, some people said that
they would need more information about the cost, design, and site to decide regarding their support.
Table 2. Support or Oppose
67.95%
Support
10.60%
Oppose
18.31%
I don't know

282
44
76

Figure 1. Support of Oppose

Project Support
80.00%
70.00%
60.00%
50.00%
40.00%
30.00%
20.00%
10.00%
0.00%
Support

Oppose

I don't know

*Non-responses not included in Figure 1 or Table 2.
The City and Sno-Isle are studying the possibility of including other uses on the site in order to offset the
costs of development and create a vibrant, mixed-use place for the community. Assuming the market
would support the following private uses, respondents were asked to select all potential mixed-uses that
they would support. 88 percent support small business such as a coffee shop or café, 54 percent support
office suites or professional services, and 25 percent support housing such townhouse or apartments
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Figure 2. Support for Mixed Uses (total responses)
400
350
300
250
200
150
100
50
0
Small Business

Office Suites

Housing

No Response

In the open-ended comments section, several themes emerged including concerns regarding the project
responding to the needs of a growing community and growing population with young families,
availability of meeting space, adequate space for the new library, costs, affordability and funding,
location, and traffic and parking. The following comments are a sampling of these concerns.
Refer to Appendix C for a complete list of comments. The following comments are a representative
sampling of these concerns.
-

-
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Anything to save at dollar, create a central location for people to visit, etc. is a good use of
tax dollars.
Don't overprice the library so it can't get enough support to pass. Let people see what their
taxes are going to be supporting rather than throwing a price tag out.
A hub where all of these services are accessible in one campus would serve our growing
community well
Library size, ample enough for our bourgeoning population, as large of a library as we can
get, with shared meeting spaces.
I envision a quiet, clean and relatively open community safe space for families and
community members
Our little town has exploded in population while our library has remained tiny. I’m hoping
that we can reflect the number of families with children in our plans. It’s nice to have some
areas where the kiddos aren’t expected to be silent. I also hope the library is large enough to
support our growing population in other ways including quiet study space and services for
those who otherwise can’t access technology.
Just make sure parking is on site and not in the nearby neighborhood. We live across the
street and parking is hard enough for those of us that own homes here
Efficient and conveniently reached from different points in the city. It might also lead to a
greater installation of sidewalks along 99th Ave SE and Chapel Hill down to the lakefront.
These areas are hazardous to walkers at the present time.

Lake Stevens Civic Center – Public Engagement Event No.1 Summary

VISITING CITY OFFICES
The majority of survey respondents said that they would not visit the City and Permit Center or Sewer
District in a typical year. Of those that do visit the City and Permit Center or Sewer District in person,
these visits are primarily short. In addition, 71 percent of respondents have not attended a City Council
meeting in the past year in person. Of those that do visit the City and Permit Center, over 80 percent of
these trips are brief, lasting between 0-15 minutes. Of those that do visit the Sewer District, over 93
percent of these trips are brief, lasting between 0-15 minutes.
71 percent or respondents indicated that they do not attend City Council meetings or other board
presentations in person. 20% of respondents attend one or two City Council meetings. Less than 10%
attend three or more meetings per year.
Table 3. City and Permit Center or Sewer District Visits in a Typical Year
City Hall and
Sewer
Permit Center
District
1.93%
2.65%
Yes, many times a year.
3.13%
4.82%
Yes, a few times a year.
10.12%
20.96%
Yes, but only once or twice ever.
80.48%
70.36%
Never.

Figure 3. City and Permit Center or Sewer District Visits in a Typical Year
90.00%
80.00%
70.00%
60.00%
50.00%
40.00%
30.00%
20.00%
10.00%
0.00%
At least once a year
City Hall and Permit Center
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Never
Sewer District
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Table 5. Typical Visit Lengths to City Hall and Permit Center or Sewer District
City Hall and
Sewer
Permit Center District
0 – 15 minutes
82.58%
92.74%
15 minutes – 1 hour
14.77%
6.84%
1 hour – 2 hours
1.89%
0%
2 – 4 hours
0%
0%
4 – 8 hours
0.38%
0%
*These percentages do not include non-response answers in their calculation.
The survey asked respondents select all possible modes of transportation they are likely to use most
often when visiting a new Civic Center located near Market Place and 99th Ave NE, the project site for
the new project. A vast majority noted that they would use their own personal vehicle (car, motorcycle,
scooter). Refer to Table 5 below.
Table 5. Transportation Methods
Bus
Rideshare
Personal Vehicle (car/motorcycle/scooter)
Carpool
Walk
Bicycle

4.81%
1.69%
86.99%
6.51%
20.96%
9.16%

VISITING LAKE STEVENS LIBRARY & SERVICE PRIORITIES
Over 90 percent of survey respondents said that they visit at least once or twice in a typical year. Over
65 percent of survey respondents indicated that they visit the library many times a year to many times a
month. Nearly 80 percent of visits are between 0 and 60 minutes. Nearly fifteen percent of visits are
between 1 and 8 hours in length.
Table 6.
Yes, many times a month.
31.08%
Yes, a few times a month.
20.24%
Yes, many times a year.
15.18%
Yes, a few times a year.
18.31%
Yes, but only once or twice ever.
7.23%
Never.
6.75%
*Non-response answers not included in this table.
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Figure 6
90.00%
80.00%
70.00%
60.00%
50.00%
40.00%
30.00%
20.00%
10.00%
0.00%
Many times a month to
many times a year

Only once or twice a year

Never

The survey asked what are the specific reasons people visit the current library:
Table 7. Reasons to visit current library
Browsing and pickup of specific library
materials
Library programs and events (including
children’s, book groups and civic events)
Access to computers/printer/scanner
Support for students
Internet/Wifi
Research, job search support or technology
assistance from library staff
*Non-responses not included in above table.

85.54%
49.64%
25.06%
19.28%
16.14%
15.66%

Many individuals note that they use the library for their children or to study and complete homework.
Write in reasons for why people visit the current library are listed below:
- Would spend more time at the new location
- Volunteer
- meetings, but we have to use the Museum community room.
- Friends of Library Book Sale
- Indoor play for kids
- Getting books
- Use study rooms
- Donate books to Friends of Library
- Use Marysville branch more because of better facility
- Books?
- A quiet place to be outside of my home where there is no pressure to buy anything
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-

kid loves it
Meet up with friends
Use of kids toys/ kid social interaction
FOL activities
Kids reading space
The location downtown
Homework
Children’s books

One question asked what space and services the respondents were most likely to use in a new library:
Table 8. Spaces mostly likely to use in a new library
Comfortable spaces for reading and visits
Study/Quiet space
Reservable free community meeting space
Collaborative work space

70.36%
47.95%
46.02%
31.33%

Note that two options intended to be included were not included in the response options. These
include:
-

Children/Family learning space
Space and equipment to design and build creative projects

However, fifty percent of the write in options noted that children’s areas are the spaces that would be
most used in a new library. A sampling of these comments is included in the following (a full list of
responses in included in Appendix A):
-
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Children’s library section and story time
Arts and craft spaces
A fun kid section with places for adults to sit and read to kids and for the kids to have a place
to hang out and play games and read
Children spaces with enrichment toys
Dedicated kid and children’s space
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Respondents were asked to rate the importance of several potential spaces and services in a new library
(Extremely Important, Very Important, Important, Somewhat Important, Not Important).
Table 9. Prioritization of Services and Space in a New Library.
Extremely
Very
Somewhat
Not
Important
Important Important
Important Important
Library programs and events (including
children's programs, book groups and civic
events)

52.05%

19.52%

13.49%

4.82%

5.54%

Comfortable spaces for learning, reading and
visiting

50.60%

23.86%

11.81%

6.27%

2.89%

Browsing and pickup of specific library
materials (books, DVDs, CDs, collections in
various languages

62.41%

18.80%

10.60%

3.37%

1.93%

37.11%
21.69%
28.92%
38.31%
50.60%

24.58%
19.28%
20.00%
23.61%
23.61%

21.20%
21.93%
22.65%
14.46%
12.53%

8.19%
21.93%
14.70%
8.43%
7.47%

4.34%
9.40%
8.43%
9.64%
6.51%

30.36%

21.69%

18.55%

11.08%

13.01%

Study/Quiet Space
Collaborative workspace
Reservable free community meeting space
Access to computers/printer/scanner
Internet/WiFi
Research, job search support or technology
assistance from library staff
*No answer responses not included in this table.

Although most respondents rated the potential spaces and services highly important to a new library,
four main priorities rated very to extremely important among 70 percent or respondents. These priority
spaces and services include:
-
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space for collections browsing or pickup of a specific item
access to the internet or wifi
comfortable spaces for learning, reading and visiting
library programs and events including children’s programs, book clubs, etc.
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Figure 7
Assistance from library staff
Internet/WiFi
Computers/printer/scanner
Reservable, free meeting space
Collarborative workspace
Study/Quiet Space
Browsing and Pickup
Comfortable Spaces
Library programs and events
0.00%
Not Important

10.00% 20.00% 30.00% 40.00% 50.00% 60.00% 70.00% 80.00% 90.00%
Somewhat Important

Important

Very- Extremely Important

In the open-ended comments specific to the library vision or additional feedback, a few themes
emerged:
-

50 individual comments focused on including spaces and programs for young families, young
children, pre-teens and teens.
42 individual comments focused on the need for a larger facility and more space
28 individual comments focused on a library needed as a service for the community and place
for community gathering, events or meeting space
14 individual comments focused on concern about cost and increased taxes to fund the library

A sampling of representative comments is included below:
-

-

-

-
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The library desperately needs more room. It currently has NO area that can be considered a
"quiet area" really, and people rely deeply on computers and printing and the help of the staff.
They need a meeting room for story-times and book clubs and other events SO BADLY. All of the
above is critical to the library.
A new, big library would be amazing!! Before COVID, we traveled to the Snohomish library once
a week (sometimes twice) for the children’s classes and to check out books. My children and I
love to browse for books, go to the classes, read books, and play with the puzzles and toys
provided for children. A new library would be so beneficial to children and adults of all ages!!
Perfect to grow our community.
A fiscally responsible, collaborative effort that provides multifunctional spaces to meet the
unique needs of the community.
We absolutely need a library in Lake Stevens that will accommodate our growing population.
We need a library that MANY people can use at the same time. One that has community space
and even space to showcase community projects, art, etc. We need a space that the community
can be proud of. The downtown area is fabulous, there needs to be something comparable in
the south end of town that is accessible to the community.
A welcoming and busy library, full of kiddos finding their new favorite book. I love the Sno-Isle
Libraries and hope that the Lake Stevens branch will have a more spacious set up and more
parking. Would love a library similar to Snohomish with great meeting rooms, comfy chairs,
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-

-

quiet places to study and a great children's area. Plus wonderful programs for both children
and adults.
Libraries are not all about the books it’s also a place for seniors who can have access to
computers or printers. May want to check out DVD. It’s also for having small rooms to meet in
for meetings. Can't do that in ours to small. Bigger space for pre-schoolers
Please try to reduce the final cost of building this library. Many of us are struggling financially
and paying more taxes to build a library is not a great idea.
The new library has been voted down twice.
Let us know the budget for the project. Hard to be [a proponent] for something without
knowing costs (taxes)

MEETING & EVENT SPACE
A new City Center could have spaces available for public use. Survey respondents were asked if they
personally, their business, or an organization they belong would want to use space in a new Civic Center
for an event or meeting. In addition, the survey asked if there was still a desire to use meeting space if it
cost money.
Table 10. Use of Meeting Space
Yes – very likely
25.06%
Maybe
42.41%
No – very unlikely
28.92%
No response
3.61%
Table 11. Would you use meeting space if you had to pay for it?
Yes
33.49%
Not sure
36.87%
No
17.59%
No Response
12.05%
73 percent of respondents were interested in indoor meeting space and 66 percent were interested in
outdoor meeting spaces with weather protection and shelter. Most events in civic meeting spaces will
be between 0-25 and 25-60 people, only 20 percent of respondents had the need for a meeting space
that accommodates between 50 and 100 people, and only 11 percent of events would be above 100
people. Most events would occur during weekends or evenings (non-business hours), however 15
percent indicated a need for meeting spaces during typical business hours.
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Types of usage for public meeting and event space include:
Table 12. Use of public meeting and event space (n=415)
Community event or festival
Private party or social gathering
Community meeting/Business meeting
Physical wellness (yoga, Pilates, stretching, etc.)
Classroom work

22
168
165
140
99

A sampling of write-in uses of the public event space or meeting space include:
-

Biblical Teaching
Boy and Girl Scout Events/Meetings
Condo Association Meetings/Home-Owners Association Meetings
Playgroup, bingo, aged care meetings
Outreach to those in need of work, support, etc.
Book discussion group
Class reunions
Book club meeting
Classes of all kinds
Movie nights/Performance
Possible birthday party
Political party meetings
Non-profit group meetings

Some comments regarding the support for a new meeting space specifically noted willingness to pay
rent specifically with regard to business use. However, affordability is also noted as a concern:
-
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The old community center was very affordable to rent, unlike the Mill. It would be wonderful if
the average citizen could afford to rent the space, instead of only the wealthy.
I’d love to have a rent workspace spot. Perhaps shared with a cafe. Very common in Seattle.
I think Lake Stevens should invest in setting up a rentable coworking space for local
entrepreneurs and for work from home employees. I’d pay a monthly fee to use a cowork space.
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DESIGN
Outdoor Space
Respondents rated five categories of outdoor features; this rating is summarized in Table 10. Outdoor
seating, reading and eating areas as well as incorporating educational or historical features were the
most popular category with 80 percent of respondents selecting these items as important to extremely
important. Additionally, 70 percent identified outdoor event accommodations as a high priority; many
write in comments reflected the desire for outdoor event accommodations. Outdoor classroom and
storytelling space and outdoor community meeting space were identified by over half of survey
respondents as desirable programs in a new Civic Center.
A sampling of outdoor event accommodations in the open-ended comment section included:
- Sitting and quiet space or place for kids
- Music or Performance Spaces
- Park for kids
- Small amphitheater for music
- place for families and organizations to meet
- An area for a movie night and musical performances.
- outdoor local beer and wine tasting
- Fair or markets
- Small amphitheater for outdoor concerts/plays/presentations
- Outdoor Music and Movies in Summer
- Concerts
- outdoor seating you can curl up in to read a book
- Small performance area for outdoor theater
- Farmer's market
- inclusive and open community events
For a full list, reference Appendix B.
Respondents were then asked to select specific features under each category that they were
interested in seeing at a new Civic Center. They could select as many features as they liked.
Support for the potential individual features is summarized below.
Table 13. Interest in Outdoor Space Elements

Outdoor seating, reading and eating areas
Outdoor fitness/active recreation
Public art, fountains, or water features
Outdoor event accommodations
Educational/historical features
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Important to
Extremely
Important

Somewhat
Important

Not Important

80.24%
57.86%
58.56%
68.19%
79.15%

9.64%
21.45%
21.93%
17.83%
17.59%

7.23%
17.83%
14.92%
9.88%
9.88%
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Table 14. Interest in outdoor elements – select all that apply.
Landscape and Garden Features:
Native / Habitat Planting
67.23%
Shade Trees
62.89%
Rain Garden / Stormwater Features
54.96%
Ornamental / Formal Garden
26.75%
Public Seating and Eating Areas:
Benches and Integrated seating (walls, boulders, logs)
82.89%
Covered Areas
67.23%
Picnic Tables
61.45%
Public Art or other Features:
Rainwater feature
55.66%
Public art (sculpture, murals, etc)
54.22%
Interactive water feature
41.20%
Traditional water feature (shallow pool or fountain)
30.84%

Building Design
Respondents asked about several sustainability issues and their importance.
Table 15. Building Sustainability and Design

Be energy efficient and water

Very
Somewhat
Slightly
Not
Important Important Important Important
66.99%
19.04%
6.02%
3.86%

Emphasize sustainable stormwater
management (e.g., rain gardens and pervious
pavement)

58.80%

21.93%

10.12%

4.82%

Use sustainable materials (regionally sourced,
natural, sustainably harvested, and/or
recycled)

58.07%

22.41%

8.67%

6.27%

Other suggestions for design-related issues (site, building, material, appearance, etc.) were solicited in
an open-ended question. A sample of the responses are included below (for a complete list of
responses, refer to Appendix C).
-

-
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Something that will stand the test of time. Nothing trendy.
It should capture the region in which we live by being welcoming and natural. Modern can be
sterile, and Lake Stevens is a hometown, not a high-rise city. The new community center does a
nice job of accomplishing a modern structure with a natural feel, at least on the outside.
The building and related spaces should be as environmentally friendly as possible.
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-

Sustainable materials but a design that is classic PNW- not anything too trendy or that will be
considered an eyesore in 20 years.
Needs to fit with history of town.

Regarding the centralization and collocation of the library, 44 of the 112 comments were supportive and
positive without concerns, 10 of the 112 comments were opposed to the plan and negative. Some felt
that the plan could be a positive benefit to the community but had concerns about the following issues,
a sampling of these comments is listed below:
-

-

-

-

-

-

-

There are no sidewalks or street lights to the South or East of this location and the sidewalks
to the West are overgrown with brambles. I would hope this project would provide a
continuous pathway and bike lane to 20th on the South and the lakefront to the East. You'll
also need to include a traffic signal with turn lanes in all 4 directions as well as multiple entry
and exit points as marketplace already backs up all the way from 99th to Hwy 9 in the
evenings
Make sure there is enough parking!
Make sure the bulk of the area is for the Library, don’t skimp on the Library size, ample
enough for our bourgeoning population, as large of a library as we can get, with shared
meeting spaces.
I’m concerned that having so many services in one place will make the center feel
overcrowded. Please be sure that the area can accommodate multiple events at the same
time. I like the library currently, as it is convenient to go any time of day without having to
avoid busy times.
Concerns of traffic when traffic can already be a mess at the intersection of SR9 and Market.
Will cause more traffic on 99th and also on Chapel Hill/Market. I don't think the
neighborhood can handle it. Probably can handle library but a combined civic campus would
overburden the area
I think it's a good idea. If you make it an inviting place to eat lunch in or just walk through, I
think members of the community would use the library more or look into city services that
they normally wouldn't. So, adding something like a pickleball court would draw people to
the area.
It's an okay idea, but I feel that so many services all together will deprioritize each one and
limit the size and scope of the most important of these - the library. Lake Stevens doesn't
need a fancy city hall or permit center. Those buildings should be functional and accessible,
while a library will see more visitors and do more active good for the community, and
therefore should be the focus. It should be both spacious and beautiful, large enough to
serve our growing community.
Budget.

See Appendix C for a summary of all write in responses.
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SUMMARY
Respondents were asked if they had any other comments about the City Hall and Permit Center, Lake
Stevens Sewer District, and Lake Stevens Library being centralized and co-located in one Civic Center
campus. 112 respondents chose to provide additional comments.
41 percent indicated general support, while 10 percent indicated general opposition. Some comments
had similar trends: 12 percent of the comments mentioned the library being their priority. 11 percent
indicated a concern about the new site, specifically noting a preference for a site closer to downtown or
where the current library is located. 10 percent of respondents had concerns about adequate parking,
the ability of the adjacent streets to the site having the capacity to serve increased traffic, and adequacy
of sidewalks for pedestrians to safely access the site. 7 percent of the comments mentioned a concern
with cost including an unknown budget, elevated taxes, concern with P3 funding/developer
involvement, and the past failed bond measures.
Respondents mentioned the library the most in the additional comments. 32 percent of the overall
comments were specifically related to the library, 8 percent related to the City Hall, and 4 percent to the
Sewer District. Comments mentioning the library generally indicated support of a new library.
Design related comments focused on the desire for an efficient yet beautiful building that is fitting of the
historical context and Lake Stevens community. Comments regarding the landscape design and building
design noted on the need for easily maintained, simple and sustainable solutions.
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Appendix A
Original Survey

Lake Stevens Civic Center – Public Engagement Event 1 – Online Survey
Intro:
The City of Lake Stevens is exploring options to centralize and consolidate municipal services including
the Lake Stevens Library, City Hall and Permit Center, and Lake Stevens Sewer District into one
consolidated Civic Center campus adjacent to transportation lines and easily accessible to the City
Center. Currently, these City services are in undersized, portable and/or temporary buildings. The key
objectives of a new Lake Stevens Civic Center are to provide efficient and financially sustainable public
facilities that may reduce costs by sharing common building spaces and infrastructure between
agencies, deliver municipal and community services effectively to Lake Stevens residents, and maintain a
strong community identity. The City, Sewer District and Library have just begun exploring possible
design concepts. Your input on this survey during this initial exploratory phase will help us make sure
that these design ideas reflect community priorities.
This survey is organized in 4 sections: Lake Stevens Civic Center, Library, Outdoor Features & Design, and
Demographics.
Civic Center
1.) Have you heard of the Civic Center project in Lake Stevens? If you need a little more information,
click here to visit the Civic Center planning webpage (opens in a new window leading to City Website
with information).
Yes
No
Don’t know
2.) Do you support or oppose the creation of a new Civic Center?
Strongly support
Moderately support
Neutral
Moderately opposed
Strongly opposed
I don’t know
3.) What are the reasons that you support a joint facility? Select all that apply.
Cost efficiency
Central Location
Public Private Partnership
Other:
4.) In a typical year, how often do you visit the City Hall and Permit Center or the Sewer District in
person?
Yes, many times a year.
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Yes, a few times a year.
Yes, but only once or twice ever.
Never.
5.) Which departments or offices do you visit? Select all that apply.
Mayor
City Administrator
City Clerk
Finance
Human Resources
Information Technology
Planning & Community Development
Public Works
Sewer District
6.) How long do you spend at the City Hall and Permit Center on a typical visit? Select all that apply.
0 – 15 minutes
15 minutes – 1 hour
1 hour – 2 hours
2 – 4 hours
4 – 8 hours
7.) How long do you spend at the Sewer District offices on a typical visit? Select all that apply.
0 – 15 minutes
15 minutes – 1 hour
1 hour – 2 hours
2 – 4 hours
4 – 8 hours
8.) How many City Council or other board meetings do you attend in person in a typical year?
None
1 to 2
3 to 6
More than 6
9.) How many City Council or board meetings do you stream online in a typical year?
None
1 to 2
3 to 6
More than 6
10.) The City and Sno-Isle are studying the possibility of including other uses on the site in order to offset
the costs of development and create a vibrant, mixed-use place for the community. Assuming the
market would support the following private uses, select all uses you support:
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Small business such as a coffee shop or café
Office suites or professional services
Housing such Townhouse or Apartments
11.) A new City Center could have spaces available for public use. Do you envision that you, your
organization or business would want to use space in a new Civic Center for an event or meeting?
Yes – very likely
Maybe
No – very unlikely
12.) What types of programming would you use the space for? Select all that apply.
Classroom work
Hands-on workshop
Community meeting
Business meeting
Multimedia presentation (video, audio, spoken word, etc.)
Physical wellness (yoga, Pilates, stretching, etc.)
Musical performance
Community event or festival
Private party or social gathering
Other (please describe):
13.) What type of space(s) would you be interested in using? Select all that apply.
Indoor
Outdoor, open air
Outdoor with weather protection (i.e., overhead shelter from rain/snow/sun)
14.) How many people would the space need to accommodate? If you are considering having different
types of events, select all that apply.
0-10
10-25
25-50
50-100
100-200
More than 200
15.) Would you want to hold events on a weekday, weekday evening, or weekend? Select all that apply.
Daytime during the week
Evening during the week
Weekend
Flexible depending on availability of the space
Not sure
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16.) How often would want to have an event/meeting in the space?
Weekly
Monthly
A few times per year
One time
Not sure
17.) If you had to pay to rent the space in the Civic Center, would you still use it?
Yes
Not sure
No
18.) What mode of transportation are you likely to use most often when visiting a new Civic Center
located near Market Place and 99th Ave NE? Select all that apply.
Bus
Rideshare
Car (drive alone)
Carpool
Walk
Bike
Motorcycle or scooter
Library
The following questions will focus on the Lake Stevens Library and potential future library:
19.) In a typical year, how often do you visit, or have you visited Lake Stevens Library?
Yes, many times a month.
Yes, a few times a month.
Yes, many times a year.
Yes, a few times a year.
Yes, but only once or twice ever.
Never.
20.) How long do you spend at Library on a typical visit? Select all that apply.
0 – 15 minutes
15 minutes – 1 hour
1 hour – 2 hours
2 – 4 hours
4 – 8 hours
21.) Why do you visit the library? Select all that apply.
• Library programs and events (including class, book groups and civic events)
• Children’s programs and events (including storytimes, craft classes and educational events)
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•
•
•
•
•
•
•
•

Support for students
Pickup of specific library materials (books, DVDs, CDs)
Browseable book, DVD and CD collections (including collections in Spanish, Russian, Korean
and others)
Access to computers
Access to a printer/scanner
Internet/Wifi
Research, job search support or technology assistance from library staff
Other (please list):

22.) What space would you use most at the library? Select all that apply
• Children/Family learning space Study/Quiet space
• Collaborative work space
• Reservable free community meeting space
• Comfortable spaces for reading and visits
• Space and equipment to design and build creative projects
• Other (please list):
23.) Please order the following from most important(top) to least important (bottom) services and
spaces you prioritize in a new library.
• Library programs and events (including class, book groups and civic events)
• Children’s programs and events (including storytimes, craft classes and educational events)
• Support for students
• Children/Family learning space
• Pickup of specific library materials (books, DVDs, CDs)
• Browseable book, DVD and CD collections (including collections in Spanish, Russian, Korean
and others)
• Study/Quiet space
• Collaborative work space
• Reservable free community meeting space
• Access to computers
• Access to a printer/scanner
• Internet/Wifi
• Comfortable spaces for reading and visits
• Space and equipment to design and build creative projects
• Research, job search support or technology assistance from library staff
24.) Please describe your vision or provide any additional input on a new Lake Stevens Library here.
Outdoor Features and Design
In addition to containing offices for City/Sewer District/Library staff members, a space for City Council,
possible court, Library space and public meeting space, the City Center could serve as indoor and/or
outdoor community-centered space. Over the next several questions, we’re going to ask you what
outdoor features and design you think would benefit the community.
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25.) First, please rank these categories of outdoor features in order of your priorities from 1 (highest
priority) to 5 (lowest priority).
Outdoor seating, reading and eating areas
Outdoor fitness/active recreation
Public art, fountains, or water features
Outdoor event accommodations
Educational/historical features
Next, we’ll ask you about options for features in all these categories. You can choose some, all, or none
and can suggest additional features.
26.) What landscaping and gardens features are you interested in seeing at a new Civic Center? Select
all that interest you (with images).
Ornamental / Formal Garden
Rain Garden / Stormwater Features
Native / Habitat Planting
Shade Trees
Grass Lawn
None
27.) Do you have any suggestions for landscape, garden, or park amenities?
28.) What types of public seating areas and/or eating areas are you interested in seeing at a new Civic
Center? Select all that interest you.
Benches
Integrated seating (walls, boulders, logs)
Picnic Tables
Moveable Seating
Covered Areas
Lawn Mounds
None
29.) Do you have other suggestions for public seating areas and/or eating areas?
30.) What types of public art, fountains, or water features are you interested in seeing at a new Civic
Center? Select all that interest you.
Rainwater feature
Traditional water feature (shallow pool or fountain)
Interactive water feature
Public art (sculpture, murals, etc)
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31.) Do you have other suggestions for public art, fountains, or water features?
32.) What types of outdoor event accommodations are you interested in seeing at a new Civic Center?
Select all that interest you.
Outdoor classroom / storytelling
Outdoor Community Meeting Space
Other:
33.) Do you have other suggestions for outdoor event accommodations?
34.) What types of other features are you interested in seeing at a new Civic Center? Select all that
interest you.
Bike Facilities
Unprogrammed open Plaza
Unprogrammed open lawn area
Overhead plaza lighting
35.) Do you have other suggestions for any other site/outdoor features?
36.) How important do you feel it is that a new Civic Center…?
Check one (Very important / Somewhat important / Slightly important / Not important)
- Be energy efficient
- Be water efficient
- Emphasize sustainable stormwater management (e.g., rain gardens and pervious pavement)
- Use sustainable materials (regionally sourced, natural, sustainably harvested, and/or
recycled)
- Use sustainable energy
37.) Do you have other suggestions for design-related issues (site, building, material, appearance, etc.)?
38.) Do you have any comments on the City Hall and Permit Center, Lake Stevens Sewer District, and
Lake Stevens Library being centralized and collocated in one Civic Center campus?
Demographics
The following optional questions will help us understand whether we have reached all types of residents
in Lake Stevens. Your responses are completely anonymous.
39.) Are you a full-time resident of Lake Stevens?
Yes
No
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40.) Do you work for the City or Sewer District?
Yes
No
41.) Do you work for Sno-Isle Libraries?
Yes
No
42.) Do you identify as
Female
Male
Gender nonconforming
Prefer not to answer
43.) What is your age range?
18 to 24
25 to 34
35 to 44
45 to 54
55 to 64
65 and older
Prefer not to answer
44.) What are the ages of children that currently live in your home? Select all that apply.
0-3
4-7
9-12
13-15
16-18
No children
Prefer not to answer
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Appendix B
Survey Response Summary

Lake Stevens Civic Center – Public Engagement Event 1 – Online Survey
Intro:
The City of Lake Stevens is exploring options to centralize and consolidate municipal services including
the Lake Stevens Library, City Hall and Permit Center, and Lake Stevens Sewer District into one
consolidated Civic Center campus adjacent to transportation lines and easily accessible to the City
Center. Currently, these City services are in undersized, portable and/or temporary buildings. The key
objectives of a new Lake Stevens Civic Center are to provide efficient and financially sustainable public
facilities that may reduce costs by sharing common building spaces and infrastructure between
agencies, deliver municipal and community services effectively to Lake Stevens residents, and maintain a
strong community identity. The City, Sewer District and Library have just begun exploring possible
design concepts. Your input on this survey during this initial exploratory phase will help us make sure
that these design ideas reflect community priorities.
This survey is organized in 4 sections: Lake Stevens Civic Center, Library, Outdoor Features & Design, and
Demographics.
Civic Center
1.) Have you heard of the Civic Center project in Lake Stevens? If you need a little more information,
click here to visit the Civic Center planning webpage (opens in a new window leading to City Website
with information).
76.14% - Yes
21.45 % - No
1.45% - Don’t know
0.96% - No response

2.) Do you support or oppose the creation of a new Civic Center?
67.95% - Support
10.60% - Opposed
18.31% - I don’t know
3.13% - No Response
3.) What are the reasons that you support a joint facility? Select all that apply.
Cost efficiency
Central Location
Public Private Partnership
(QUESTION NOT INCLUDED IN ONLINE SURVEY)
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4.) In a typical year, how often do you visit the City Hall and Permit Center or the Sewer District in
person?
2.65% - Yes, many times a year.
4.82% - Yes, a few times a year.
20.96% - Yes, but only once or twice ever.
70.36% - Never.
1.20% - No response
5.) In a typical year, how often do you visit the Sewer District in person?
1.93% - Yes, many times a year.
3.13% - Yes, a few times a year.
10.12% - Yes, but only once or twice ever.
80.48% - Never.
4.34% - No Response
5.) Which departments or offices do you visit? Select all that apply.
7.23% - Mayor/City Administrator
17.59% - City Clerk
2.41% - Finance
3.13% - Human Resources
4.34% - Information Technology
13.73% - Planning & Community Development
12.53% - Public Works/Sewer District
65.76% - No Response
6.) How long do you spend at the City Hall and Permit Center on a typical visit? Select all that apply.
52.53% - 0 – 15 minutes
9.40% - 15 minutes – 1 hour
1.20% - 1 hour – 2 hours
0% - 2 – 4 hours
0.24% - 4 – 8 hours
36.63% - No response
7.) How long do you spend at the Sewer District offices on a typical visit? Select all that apply.
52.29% - 0 – 15 minutes
3.86% - 15 minutes – 1 hour
43.86 – No response
8.) How many City Council or other board meetings do you attend in person in a typical year?
68.67% - None
18.80% - 1 to 2
4.58% - 3 to 6
4.82% - More than 6
3.13% - No response
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9.) How many City Council or board meetings do you stream online in a typical year?
None
1 to 2
3 to 6
More than 6
(QUESTION NOT INCLUDED IN ONLINE SURVEY)
10.) The City and Sno-Isle are studying the possibility of including other uses on the site in order to offset
the costs of development and create a vibrant, mixed-use place for the community. Assuming the
market would support the following private uses, select all uses you support:
(88% – 385) - Small business such as a coffee shop or café
(54% - 226) - Office suites or professional services
(25% - 102) - Housing such Townhouse or Apartments
(7% - 29) - No response
11.) A new City Center could have spaces available for public use. Do you envision that you, your
organization or business would want to use space in a new Civic Center for an event or meeting?
25.06% - Yes – very likely
42.41% - Maybe
28.92% - No – very unlikely
3.61% - No response
12.) What types of programming would you use the space for? Select all that apply.
(23.86% - 99) - Classroom work
Hands-on workshop (Not included in survey)
(39.76% - 165) - Community meeting/Business meeting
Multimedia presentation (video, audio, spoken word, etc.) (Not included in survey)
(33.73% - 140) - Physical wellness (yoga, Pilates, stretching, etc.)
(54.22% - 225) - Community event or festival
(40.48% - 168) - Private party or social gathering
Other (please describe):
- Would not use it
- Biblical Teaching
- Girl Scout Events/Meetings
- Eagle Scout Boards of Review
- Hoa meetings
- Scouts BSA
- None, it’s a waste of taxpayer money!
- Space available for Drug & Alcohol recovery meetings
- None, it’s not needed
- Condo Association Meetings
- Playgroup, bingo, aged care meetings
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-

-

I’d love to have a rent workspace spot. Perhaps shared with a cafe. Very common in
Seattle.
Outreach to those in need of work, support, etc.
Book discussion group
Teen center
Class reunions
None, it is a bad idea.
Ping Pong, Pickleball court
Library
Book club meeting
Classes of all kinds
Movie nights
Performance
sports
Possible birthday party
Political party meetings
The old community center was very affordable to rent, unlike the Mill. It would be
wonderful if the average citizen could afford to rent the space, instead of only the
wealthy.
Family friendly activities
non-profit group meetings

13.) What type of space(s) would you be interested in using? Select all that apply.
73.01% - Indoor
50.12% - Outdoor, open air
65.78% - Outdoor with weather protection (i.e., overhead shelter from rain/snow/sun)
15.66% - No Response
14.) How many people would the space need to accommodate? If you are considering having different
types of events, select all that apply.
49.12% - 0-25
39.28% - 26-50
21.44% - 51-100
10.84% - More than 100
21.20% - No Response
15.) Would you want to hold events on a weekday, weekday evening, or weekend? Select all that apply.
14.70% - Daytime during the week
31.57% - Evening during the week
36,87% - Weekend
35.90% - Flexible depending on availability of the space
22.89% - Not sure
17.83% - No Response
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16.) How often would want to have an event/meeting in the space?
Weekly (Not Included in Survey)
11.33% - Monthly
24.34% - A few times per year
7.95% - One time
38.31% - Not sure
18.07% - No Response
17.) If you had to pay to rent the space in the Civic Center, would you still use it?
33.49% - Yes
36.87% - Not sure
17.59% - No
12.05% - No Response
18.) What mode of transportation are you likely to use most often when visiting a new Civic Center
located near Market Place and 99th Ave NE? Select all that apply.
4.81% - Bus
1.69% - Rideshare
86.99% - Personal Vehicle Car (car/motorcycle/scooter, drive alone)
6.51% - Carpool
20.96% - Walk
9.16% - Bicycle
Library
The following questions will focus on the Lake Stevens Library and potential future library:
19.) In a typical year, how often do you visit, or have you visited Lake Stevens Library?
31.08% - Yes, many times a month.
20.24% - Yes, a few times a month.
15.18% - Yes, many times a year.
18.31% - Yes, a few times a year.
7.23% - Yes, but only once or twice ever.
6.75% -Never.
1.20% - No Response
20.) How long do you spend at Library on a typical visit? Select all that apply.
28.19% - 0 - 15 minutes
60% - 15 minutes – 1 hour
7.11% - 1 hour – 2 hours
4.10% - 2 – 4 hours
1.2% - 4 – 8 hours
5.06% - No Response
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21.) Why do you visit the library? Select all that apply.
49.64% - Library programs and events (including children’s, book groups and civic events)
19.28% - Support for students
85.54% - Browsing and pickup of specific library materials
25.06% - Access to computers/printer/scanner
16.14% - Internet/Wifi
15.66% - Research, job search support or technology assistance from library staff
3.00% - No Response
Other:
- Would spend more time at the new location
- 0Volunteer
- meetings, but we have to use the Museum community room.
- Friends of Library Book Sale
- Indoor play for kids
- I don’t. Library’s are irrelevant these days.
- Don’t use it
- Getting books
- Use study rooms
- Donate books to Friends of Library
- Use Marysville branch more because of better facility
- Books?
- A quiet place to be outside of my home where there is no pressure to buy anything
- kid loves it
- Meet up with friends
- Use of kids toys/ kid social interaction
- FOL activities
- Kids reading space
- The location downtown
- Homework
- Children’s books
22.) What space would you use most at the library? Select all that apply
Children/Family learning space (Not Included in Survey)
47.95% - Study/Quiet space
31.33% - Collaborative work space
46.02% - Reservable free community meeting space
70.36% - Comfortable spaces for reading and visits
Space and equipment to design and build creative projects (Not Included in Survey)
4.73% - No Response
Other:
- Children’s library section and story time
- Child area
- Material to check out
- Arts and craft spaces
- Friends of Library Book Sale
- Children's area
- Children’s Area
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-

Space for children
Kids area
The stacks
None due to COVID.
Children’s activity area
Computers/printer
I mostly come to check out DVDs
None, pickup books
Children's Area
A fun kid section with places for adults to sit and read to kids and for the kids to
have a place to hang out and play games and read.
pickup/drop-offs
Dedicated children’s space
Children’s area
none
There isn’t any space at the library to use. We need a bigger library.
Browsing collections
Kids activities
Children spaces with enrichment toys
Computers, printers
Kids section

23.) Please order the following from most important(top) to least important (bottom) services and
spaces you prioritize in a new library. (Extremely Important, Very Important, Important, Somewhat
Important, Not Important)
Extremely
Very
Somewhat
Not
Important
Important Important
Important Important
Library programs and events (including
children's programs, book groups and civic
events)

52.05%

19.52%

13.49%

4.82%

5.54%

Comfortable spaces for learning, reading and
visiting

50.60%

23.86%

11.81%

6.27%

2.89%

Browsing and pickup of specific library
materials (books, DVDs, CDs, collections in
various langauges

62.41%

18.80%

10.60%

3.37%

1.93%

37.11%
21.69%
28.92%
38.31%
50.60%

24.58%
19.28%
20.00%
23.61%
23.61%

21.20%
21.93%
22.65%
14.46%
12.53%

8.19%
21.93%
14.70%
8.43%
7.47%

4.34%
9.40%
8.43%
9.64%
6.51%

30.36%

21.69%

18.55%

11.08%

13.01%

Study/Quiet Space
Collarborative workspace
Reservable free community meeting space
Access to computers/printer/scanner
Internet/WiFi
Research, job search support or technology
assistance from library staff
*Non Responses not included in this table.
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24.) Please describe your vision or provide any additional input on a new Lake Stevens Library here.
See Appendix C for a summary of write in responses.
Outdoor Features and Design
In addition to containing offices for City/Sewer District/Library staff members, a space for City Council,
possible court, Library space and public meeting space, the City Center could serve as indoor and/or
outdoor community-centered space. Over the next several questions, we’re going to ask you what
outdoor features and design you think would benefit the community.
25.) How important are the categories of outdoor features:
Outdoor seating, reading and eating areas
138, 33.25%, Extremely Important
112, 26.99%, Very Important
83, 20.00%, Important
40, 9.64%, Somewhat Important
30, 7.23%, Not Important
12, 2.89%, No response
Outdoor fitness/active recreation
55, 13.25%, Extremely Important
77, 18.55%, Very Important
104, 26.06%, Important
89, 21.45%, Somewhat Important
74, 17.83%, Not Important
16, 3.85%, No Response
Public art, fountains, or water features
69, 16.63%, Extremely Important
81, 19.52%, Very Important
93, 22.41%, Important
91, 21.93%, Somewhat Important
62, 14.942%, Not Important
19, 4.58%, No Response
Outdoor event accommodations
91, 21.93%, Extremely Important
95, 22.89%, Very Important
97, 23.37%, Important
74, 17.83%, Somewhat Important
41, 9.88%, Not Important
17, 4.10%, No Response
Educational/historical features
82, 29.76%, Extremely Important
108, 26.02%, Very Important
97, 23.37%, Important
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73, 17.59%, Somewhat Important
41, 9.88%, Not Important
14, 3.37%, No Response
Next, we’ll ask you about options for features in all these categories. You can choose some, all, or none
and can suggest additional features.
26.) What landscaping and gardens features are you interested in seeing at a new Civic Center? Select
all that interest you (with images).
26.75% - Ornamental / Formal Garden
54.96% - Rain Garden / Stormwater Features
67.23% - Native / Habitat Planting
62.89% - Shade Trees
Grass Lawn (Not included in Survey)
4.82% -No Response
27.) Do you have any suggestions for landscape, garden, or park amenities?
See Appendix X for a summary of write in responses.
28.) What types of public seating areas and/or eating areas are you interested in seeing at a new Civic
Center? Select all that interest you.
82.89% - Benches and Integrated seating (walls, boulders, logs)
61.45% - Picnic Tables
Moveable Seating (Not included in Survey)
67.23% - Covered Areas
Lawn Mounds (Not included in Survey)
7.47% - No Response
29.) Do you have other suggestions for public seating areas and/or eating areas?
See Appendix X for a summary of write in responses.

30.) What types of public art, fountains, or water features are you interested in seeing at a new Civic
Center? Select all that interest you.
55.66% - Rainwater feature
30.84% - Traditional water feature (shallow pool or fountain)
41.20% - Interactive water feature
54.22% - Public art (sculpture, murals, etc)
12.53% - No Response
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31.) Do you have other suggestions for public art, fountains, or water features?
See Appendix X for a summary of write in responses.
32.) What types of outdoor event accommodations are you interested in seeing at a new Civic Center?
Select all that interest you.
54.22% - Outdoor classroom / storytelling
55.90% - Outdoor Community Meeting Space
23.37% - No Response
Other:
- picnic areas
- not sure
- No interest
- Sitting and quiet space or place for kids
- Music venues
- Theater
- Park for kids
- small amphitheater for music
- place for families and organizations to meet
- An area for a movie night and musical performances.
- Don’t care
- outdoor local beer and wine tasting with a consert
- I am a music teacher in LSSD and would love a space for my marimba band to
perform at
- Fair or markets
- Stage
- Music or dances
- Small amphitheater for outdoor concerts/plays/presentations
- Outdoor Music and Movies in Summer
- Concerts maybe?
- Aqua fest items and shows
- outdoor seating you can curl up in to read a book
- Farmers Markets
- Light stage for small musical groups
- Music entertainment
- Small performance area for outdoor theater?
- None.
- Concerts
- None at this time
- Farmer's market
- Summer movies,
- inclusive and open community events
- Cinema
- Fireworks on the lake we could gather and watch?
- Venue for performances
- Concerts, festivals
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33.) Do you have other suggestions for outdoor event accommodations?
See Appendix X for a summary of write in responses.
34.) What types of other features are you interested in seeing at a new Civic Center? Select all that
interest you.
41.93% - Bike Facilities
46.02% - Unprogrammed open Plaza
50.60% - Unprogrammed open lawn area
45.30% - Overhead plaza lighting
22.17% - No Response
35.) Do you have other suggestions for any other site/outdoor features?
See Appendix X for a summary of write in responses.
36.) How important do you feel it is that a new Civic Center…?
Very
Somewhat
Slightly
Not
Important Important Important Important
66.99%
19.04%
6.02%
3.86%

Be energy efficient and water
Emphasize sustainable stormwater
management (e.g., rain gardens and pervious
pavement)
Use sustainable materials (regionally sourced,
natural, sustainably harvested, and/or
recycled)
*Non-responses not included in this table.

58.80%

21.93%

10.12%

4.82%

58.07%

22.41%

8.67%

6.27%

37.) Do you have other suggestions for design-related issues (site, building, material, appearance, etc.)?
See Appendix X for a summary of write in responses.
38.) Do you have any comments on the City Hall and Permit Center, Lake Stevens Sewer District, and
Lake Stevens Library being centralized and collocated in one Civic Center campus?
See Appendix X for a summary of write in responses.
Demographics
The following optional questions will help us understand whether we have reached all types of residents
in Lake Stevens. Your responses are completely anonymous.
39.) Are you a full-time resident of Lake Stevens?
92.29% - Yes
6.27% - No
1.45% - No response
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40.) Do you work for the City or Sewer District or Sno-Isle Libraries?
4.58% - Yes
93.73% - No
1.69% - No response
41.) Do you identify as
65.30% - Female
24.58% - Male
1.69% - Gender nonconforming
6.99% - Prefer not to answer
42.) What is your age range?
2.18% - 18 to 24
14.94% - 25 to 34
35.52% - 35 to 44
18.55% - 45 to 54
12.05% - 55 to 64
13.98% - 65 and older
2.89% - Prefer not to answer
43.) What are the ages of children that currently live in your home? Select all that apply.
16.39% - 0-3
25.06% - 4-7
30.12% - 8-12
20.48% - 13-15
16.39% - 16-18
34.70% - No children
1.85% - Prefer not to answer
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Appendix C
Open-Ended Comments

Question 24
24.) Please describe your vision or provide any additional input on a new Lake Stevens
Library here.
Need bigger space for a public services
The library is incredibly ESSENTIAL. Please do not leave this community without a library. I
expect our city government to take this very seriously.
A larger indoor play area in the children's book section like mukilteo or monroe has
Teen center were they can study
We would like to have the dollar amount to build the Library
Big enough to handle better community events
I would answer these questions differently last year than I would today. I think you might
consider restructuring this survey given the COVID social distancing environment we find ourselves. I
think an early learning focused library and space for teens, as well as "Amazon store style" adult to go
items are so important.
Why are we entertaining anything to do with a library??? It has already been voted down
twice
I think every town needs a library. Books are so important.
The library desperately needs more room. It currently has NO area that can be considered a
"quiet area" really, and people rely deeply on computers and printing and the help of the staff. They
need a meeting room for storytimes and book clubs and other events SO BADLY. All of the above is
critical to the library.
Please try to reduce the final cost of building this library. Many of us are struggling financially
and paying more taxes to build a library is not a great idea.
We would love a spacious new library. It is such a good family activity for raining days.
Let's encourage people to read! Encourage kids to love the library. Make a great place that
the town can be proud of and people will want to utilize.
A new, big library would be amazing!! Before COVID, we traveled to the Snohomish library
once a week (sometimes twice) for the children’s classes and to check out books. My children and I
love to browse for books, go to the classes, read books, and play with the puzzles and toys provided
for children. A new library would be so beneficial to children and adults of all ages!! Perfect to grow
our community.
A fiscally responsible, collaborative effort,, that provides multifunctional spaces to meet the
unique needs of the community.
Waste of money. Haven't used a library since the internet was invented.
The library in Monroe or Snohomish are both very nice and something similar is very
important to our Lake Stevens community.
A warm and inviting children's space filled with books that promotes play, problem solving
and reading. Separate cozy spaces for adults and teens to read, collaborate or study
I’d love to see a space where children’s programs can be held, there are many different areas
to sit and browse and/or read, and ample parking outside.
Don't overprice the library so it can't get enough support to pass. Let people see what their
taxes are going to be supporting rather than throwing a price tag out. I will probably never use it
because I live in the north part and don't like going to that part of the lake. Would be nice to have a
satellite branch in the north. I imagine you are going to cut off a lot of people in that area. And please
don't have people fill out surveys and ask for feedback when you intend to ignore it and do whatever
you want. The citizens are tired of a few determining what the city will look like.
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Question 24
I would really like to see high quality architecture similar to the Snohomish library. Please
don't build anything ugly
I would like to see our library look similar to the upgraded libraries in Marysville and
Snohomish
We absolutely need a library in Lake Stevens!
I am not in favor of a P3 (Public Private Partnership) in this circumstance. These vehicles are
useful for projects where specialized experience or technology is needed and not otherwise available,
and when cities are staples for cash. The tradeoff is that the city would be forever renting, and not
owning anything. Much like renting a house vs buying, the equity (and profit) goes to the landlord
instead of adding to the cities assets. Rents go up. I see no benefit to this arrangement other than
the “downpayment” and it is not apparent that even that won’t be required. The city is blessed with
a talented team that could easily handle this project, and the city would be better off with simple
financing.
A meeting space where the group's noise does not interfere with other parts of the library.
Large enough to accommodate our bourgeoning population, ample, full sized, maybe a drive
through pick up lane for reserved materials
I prefer the library where it is located now, if it moves from downtown, I'm unlikely to go
there.
I dream of a library that doesn’t raise my taxes! "
(
'
&
%
$
#
Would be great to have a larger and more
Stylish space than what currently exists. One that would attract the younger generation.
A collaborative space with renewable energies for sustained usage
Drive thru hold pick ups please!!!! And partnership with Being Neighborly group to offer
lending libraries, which currently exist in LS. For items like tools, baby equipment and kitchen
supplies. Lets get creative and build a 21st century library. These are common services in other
systems!!!
We need more space! We should have more library materials available on hand for browsing.
Having a library like Snohomish would be wonderful!
I envision an inviting space for a diverse and growing community. I would like to see the
library expand to holding classes and community spaces for innovation, art and creativity. I envision a
space for community groups to be able to meet and use the library resources (ie knitting group).
Check out the Half Moon Bay, CA library - best library I’ve ever been to - they have a room where they
have special equipment that the community can use for their art or science project (i.e. laser cutter).
The new library should be exciting to go to, so I’m glad it’s not going to be in that old dreary building.
Green energy and solar
Lake Stevens needs something similar to what we have in Snohomish. That is a great library
with lots of options, great programs, and a tremendous benefit to the community.
A library is a vital resource for every community, not only for books, movies and music, but
also for employment resources, small-business resources, computer and internet access for those
who need it, after-school study space for students while their parents are still working. In "Our
Towns," James and Deborah Fallows examined how communities small and large survived the
recession of 2008-2009. They discovered that a strong library was central to the success of every
community they investigated in recovering their economy or reinventing themselves for the future.
How much will it affect my taxes
No need for new library. Do not raise taxes to be part of Sno Isle.
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Question 24
Outdoor sports area..example willis tucker park with volleyball courts and open space areas,
walking paths, SIDEWALKS..An all purpose faciltity
We love visiting the library and are avid readers, but the current space is very small and
cramped. We don’t visit for very long because there isn’t space to comfortably browse for books or
sit down to read without being very crowded/right next to others.
This was voted down a few times already, why keep trying?
What you have done downtown and north cove park looks amazing so we trust your
judgement
We absolutely need a library in Lake Stevens that will accommodate our growing population.
We need a library that MANY people can use at the same time. One that has community space and
even space to showcase community projects, art, etc. We need a space that the community can be
proud of. The downtown area is fabulous, there needs to be something comparable in the south end
of town that is accessible to the community.
Keep it downtown if you want my vote. I live near Granite Falls and can use their facility. I will
vote no if you move it.
The old library is woefully out of date and much too small to accommodate the patrons.
We never go to the Lake Stevens Library because Snohomish is so big and wonderful. More
programs for kids and helping people in this community get jobs.
That the space will be maximally utilized by the public for library and other community
purposes.
I answered all questions on this page as though our library were as good as the one in
Snohomish or Mukilteo. We deserve that. I never visit our little library currently, because it doesn't
have the amenities I need. I do want to make it clear that the library property and building should be
owned by Sno-Isle and/or the City of Lake Stevens, and I do NOT support the city or Sno-Isle renting
the property or space from a building developer.
I would like to see some community education classes in music, literacy, arts, general home
maintenance.
Layout and environment of the Snohomish library is a good model.
I would love that my tax dollars NOT be used for silly buildings that our beautiful city DO NOT
need.
Space for expansion of books.
Bigger than present.
Would love to see us build a modern, user-friendly space for library goers and community
meetings, with enough space to accommodate all the children, parents, grown-ups who come to
events. After visiting new city libraries in several California cities, our small Lake Stevens library is
barely functional and the space does not do our City justice. Sno-Isle, as an organization, is
phenomenal.
I like the idea of a big enough space to support programming and quiet reading/work. I do
like the space to have art inspiration and connection to the community. An outdoor space would also
be nice on sunny days.
Roof top seating
Big and Roomy with lots of selection and stuff to check out
I supported the library last time and my feelings haven’t changed. The reason I don’t visit the
library now is because it’s too small and doesn’t have any usable space. The Snohomish library is
much more functional.
Great meeting space to have in the community. It would be well loved and well used.
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Question 24
Please have a larger space for children’s programs. The Monroe library is our favorite because
of the kids play area. More story times.
Lots of activities for little kids/elementary school kids
I'm a writer who belongs to writing groups. In non-COVID times, it would be great to have the
opportunity to reserve a space for the group to meet (no more than 10), however I also value lectures
by authors and finding a quiet space to read/work. Easy parking is also important to me. A nearby
cafe would be really handy to grab a coffee or light refreshment.
A library should be an inviting place for multi-generations. There should be indoor and
outdoor spaces for gathering in a way that does not disrupt the folks studying and reading in the
library.
More space for books and a reading area would be nice.
BUILD A NEW BIGGER LIBRARY!!!!! Our kids need it!!!!
Keeping it in the North Cove area
Leave the library where it is. Stop trying to force the community to fund a new library so you
can capitalize on the land.
Encourage the library as the go to place for parents with young children. Have an inviting,
easily enclosed indoor space with soft play and run lots of activities like baby rhyme time, reading
books, colouring, music together etc.
Attract avid readers by ensuring there are plenty of copies of their favourite books - advertise new
and upcoming releases and get input on how many copies are needed.
Create a space for our older community that allows a book club or other events/games over a nice
cuppa and some cookies. Offer a free shuttle bus to encourage people to come together.
A modern state of the art facility
We live on the south side of Lake Stevens, and it easier and more pleasant to go to the
Snohomish Library instead of navigating around the lake to get to the Lake Stevens library. Wanted to
make clear that we while I marked we don't go the Lake Stevens library, it is solely because of location
and size.
I think a NEW library is insane. I don't approve what the city is doing.
2 story with space for adults or older students upstairs. Areas for little ones downstairs.
Often avoid old library because no where to really quietly read.
I think that we've needed a new library in Lake Stevens for years. The current one no longer
fits the needs of our still growing community. If it were a more comfortable space to hangout and
read with Free Wifi and possibly a coffee/cafe area, I would spend more time there than simply
running in a few times a month to pickup items that I'd placed on hold. I voted for a new library ages
ago and was sad to see that it didn't pass.
New library is not needed. Surrounding cities have library facilities we can use - Lake Stevens
doesn't need our own. Voters have spoken multiple times and turned down a new library.
I would love LS to have a huge space to house tons of books, a comfortable spot for reading, a
place for the kids to be entertained, and potentially a place for book clubs to meet! And have air
conditioning (I always feel bad for the librarians in the summer)!
Lots of space for students and adults alike to come study and use computers, etc. Community
events, especially for minority groups, those in poverty and single moms. It would be cool to have
workshops on financial planning, business setup, relationships, parenting, budgeting, etc.
Easy access
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Question 24
A welcoming and busy library, full of kiddos finding their new favorite book. I love the Sno-Isle
Libraries and hope that the Lake Stevens branch will have a more spacious set up and more parking.
Would like to see shared space that opens onto park, shore for town offices, library,
community space.
I was under the impression the people voted "no" on the Chapel Hill plan several years ago.
The people being all who are taxed for the library in this area, not just citizens of Lake Stevens proper.
Is my impression wrong that Lake Stevens just doesn't take "no" for an answer and our vote is not
necessary any longer?
Library users should be able to do, 1. Research, read magazines etc in reading rooms, 2. Craft
rooms, 3. Study rooms with Wi-Fi, 4. Internet study rooms for students to do school work, 5. A
librarian to do research for the public on historical items in snohomish county ( important historical
items in snohomish county)
Shame on the LS council's actions in forcing both the library and our towns museum out of
their current spaces without adequate replacement spaces just so you can build a parking lot. The
small town feel of historic down town Lake Stevens is being completely destroyed by the council
members and they refuse to listen to the complaints of the residents.
I would appreciate the opportunity to continue to pick up and drop off library materials in old
town Lake Stevens.
I envision a quiet, clean and relatively open community safe space for families and community
members to read and pick up materials. Use library services, study, and collaborate. A portion of the
library that would be more kid friendly for quiet reading and playtime and not disturb other guests.
Some larger rooms for story time, book clubs, or community meetings that are large enough to
accommodate the regular events and also larger special events that draw more people (guest
speakers and kids concerts).
I visit the library every month but online, no real need to go to the library unless there is a
research document which is only available in the library
Would love a library similar to Snohomish with great meeting rooms, comfy chairs, quiet
places to study and a great children's area. Plus wonderful programs for both children and adults.
Would love to see a social atmosphere, maybe outside area and indoor or attached coffee
shop (like Everett). Plenty of seating. A library app that sends bulletins of events, due dates for
returns, new offerings, etc.
Lots of study desks, comfortable chairs, more checkout areas, and bigger restrooms
Our library has long needed a bigger space. We’ve grown as a community and continue to do
so. Our library has not and it is a vital part of a great community
A safe, clean, and friendly environment to browse books and study/do work. A cafe would be
nice. Plenty of parking.
Keep the library as a part of the City’s core downtown. It’s services are far more valuable than
any “wedding” venue
I hope it will be larger than the current library.
Although our family does not currently use the library (rarely), we attended the preschool
program years ago, and I believe that a library is an integral part of a solid community.
I don't think the City should demolish the present Lake Stevens Library until a new permanent
location is established. The library is more important than establishing an attractive park-like setting
in downtown Lake Stevens.
Currently there are no study wifi spaces for any students or job seeking adults in the area that
are safe, affordable, and convenient.
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Question 24
Definitely need a larger library and love that it’s going to be at the Chapel Hill location!!
It is super necessary. Please find a way to get this done!
Similar to the Snohomish library
Events for senior groups: advance education, health classes and training, craft and hobby
classes, on going education, speakers. There are enough classes for kids but not enough for senior
citizens during the day.
A larger, well lighted, inviting, comfortable building with computers and printers and quiet
areas as well as areas for children's activities.
Fostering community events centered on learning.
Indoor/outdoor space for kids, coupled with a coffee bar, would make an amazing
combination!
A bright, airy space that offers programs for small children as well as access to computers/
printers/ WiFi for all age groups. A coffee bar inside or near would be a great addition for adults
looking to unwind with a drink and book.
Place where the community can embrace diversity and integrity.
A community space should be part of the library’s footprint not the city’s. They are more
community and objectively civic minded than local government.
A nice bright space that is modern, with both heating and cooling to.maintain a comfortable
temperature year round. Like the Snohomish Library.
Place to pick up and drop off items near old location/down town/old town/north cove park
would be ideal
Must be accessible for students and seniors.
I live by the high school and am super sad that the library is moving out of downtown. My kids
and I walk there often. We will likely use it a lot less if it relocates.
Spaciousness would be an amazing change. : )
Since the library is open week ends & evenings I'd like to see a place & system of/for
volunteers to assist

struggling students, especially in math.
With access to online books, I have been able to reserve and get my books without going to
the library. I feel there should be a librarian staffed to answe pr questions and to help navigate the
system. #1 importance would be to having space for children to explore books and for people who
cannot afford the internet to have access. Community programs would also be useful.
Sounds like the money gained by all the construction is burning a hole in the mayors pocket
and he wants to use it for a new office. I doubt we will see much of library but hopefully. Recommend
take a page from Chula Vista, CA and don't be quick to spend the money. Your just opened flood gate
on a lot of residences and will require a great deal of upkeep. Don't spend it all and then ask for more
taxes like every other crooked politician.
The library is such an important community service and has been a huge part of our family for
many years. Please don’t underestimate the impact library services have.
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Question 24
Our little town has exploded in population while our library has remained tiny. I’m hoping
that we can reflect the number of families with children in our plans. It’s nice to have some areas
where the kiddos aren’t expected to be silent. I also hope the library is large enough to
support our growing population in other ways including quiet study space and services for those who
otherwise can’t access technology. However, space isn’t the only important thing. We must also focus
on maintaining high quality library staff. One of their essential functions is assisting us in locating
**reliable information & sources ** — this is increasingly important in an internet age.
Comfortable reading areas and meeting space.
I think a larger library is needed due to the growth of the city. A library is a place to learn, get
help and connect with people and your community.
We desperately need better walkability in the surrounding areas to accommodate these
resources. There are no real sidewalks south on 99th Ave and the pedestrian pathways to the north
(especially the corner at 4th and 99th) frequently are "cut" by buses and traffic. These areas need
protection or enhancement to accommodate children and other citizen's nearby walking to the library
and civic center.
A library with a nice inviting aesthetic with a rustic Northwest look like the Mill that was
recently built downtown.
Lake Stevens has three times as many people as Snohomish yet their library is enormous
compared to Lake Stevens. Please consider prioritizing knowledge in this hillbilly town
I would love to have a local library that could accommodate events and programs similar to
the ones held in Snohomish and Monroe.
I access the sno-isle library online, however, I feel strongly that a library is vitally important to
a healthy community. I continue to vote to approve library funding and am excited to hear about this
collaborative effort to bring a new facility to Lake Stevens.
I like the idea of sharing space, ie meeting rooms/computers/printers etc with the Civic
Center
In our growing community, the library can serve as a hub for connection, communication and
support. Thinking ahead as we continue to grow for spaces for groups to gather would be a brilliant
move. We currently have very few options in Lake Stevens to gather with groups and build
community connections.
I use the library at least once a week for borrowing materials and printing documents for my
business. I can't imagine life without a local library. Thank you for the opportunity to provide opinions
about its future.
I really have no vision , just keep the employees there . They are very good to the people who
come in .
We need a larger library to accommodate the city that has grown so much over the years. A
new library has been rejected multiple times and it's very disappointing since it's a necessity, in my
opinion.
As accessible as possible
The library is great where it’s at. It should stay in the downtown area. If it has to grow, give
the entirety of the building to the amazing museum. It could expand then. The building is the last
historic building in Lake Stevens and needs to be preserved.
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Question 24
The library moving way over by target is a terrible idea. I will never use it. I’ll go to Marysville instead
as it’s closer.

We have not been using the library in Lake Stevens due to customer service issues. Two years
ago we went in and asked for help and the girl working told me and my 2 young daughters she was
too busy to help us and that we could just do whatever we needed to online.
Would love to see programs for kids
I just moved to Lake Stevens with my fiancé, we bought our first home. As we look to the
future (getting married and having children) I would love for there to be a great library to take our
future children to check out books, attend events/readings/story times, have an option for space to
host or attend community or private parties/festivals. Libraries are community hubs and Lake Stevens
deserves a proper one!
For a long time, the old Lake Stevens Library struggled to host community events due to a lack
of dedicated meeting room space. Providing such a space should be a high priority as Lake Stevens
continues to grow in population and density.
What I don't understand is that you acknowledge that the library may have to move to a
temporary location, when it's obvious that's a certainty; and while the big question for regular library
users is where, you say nothing more on this topic. We need to know more!
Larger inventory of on site books than current space provides. More Adult seating.
The new library should be spacious and have a specific floor plan to accommodate the
communities needs. For example, I was thinking of a similar design as the Snohomosh Library.
A welcoming and open community center for all.
Current building is TOO SMALL! Need more space for browsing, reading areas, computers,
and meeting space.
Keep it close to where it is located now
Virtual library, order online, pickup at library. The new library has been voted down twice.
Build sidewalk on 20th St N. , 117th and North Lake streets
Looking forward to having easy access to library & communal space. Especially hoping fir
children’s play area.
We need this!
A larger library than what Lake Stevens currently has. Something more like Marysville library
on Grove street.
More space
I would love a cozy place to read by the fire like in Snohomish, and rooms that activities can
be held like in Granite Falls and Snohomish. I would love a fun place for my child to read and play and
maybe next to a park or have a big lawn area to be able to read at when the weather is nice. I would
like a place maybe in the lobby with a coffee cart and some tables to be able to drink coffee and read
a book.
Forget the library and fix the roads.
I think it’s important to a community to have one.
Keep the library downtown. Do not remove/demolish it, nor the museum. Stop destroying the
little remaining history and charm left in Lk Stevens. Keep downtown viable— don’t turn this into a
parking lot.
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Question 24
A hub for community activity, the obvious library functions, but I think a larger scale place for
reading, studying (in groups and in solitude), community meetings, etc would be beneficial. I envision
nice reading spaces.
I strongly believe the library belongs in downtown and not by Target, a place devoid of any
character. I beg you to keep it downtown
We as a community MUST HAVE A LIBRARY!!
It is what community is all about for our young and old! Please take a second and think back to your
childhood and how precious your visits to the library were.
an inviting children's space to play and learn
I am open to different ideas. I am stringly opposed to tearing down the old building and
kicking the museum out! This building keeps some history in the town and should be able to stay for
that reason.
Policies in place to not attract homeless people. Libraries in many other cities are to a point
were you can’t even bring your families because the homeless are bathing and getting high in the
bathrooms. The libraries have the odor of the streets.
I love the Snohomish library, and would love for us to have a similar facility. A gas fireplace
would be lovely.
I would really like to see a facility and programming to engage 'tweens and teens. Meeting
rooms are great IF they are easily accessible, perhaps not at the far back of the library.
Streaming children's' story time guest lectures.
Lake Stevens is in desperate need of a new library space!! I visit the LS library to pick up
materials only, because the library is so small, they never have what I am looking for, and so I hav to
have it sent from another library. We my youngest was litter, we utilized the programs at the
Snohomish library, because they had more options, more space, and more parking. I would also love
for there to be spaces to hold meetings. Right now we have meetings at Starbucks, which is noisy.
Also, a place for students to be able to study.
A library should be a space for all. It is important to research libraries in other areas that are
thriving. We are new transplants to Lake Stevens and miss our vibrant library in our previous
community. I would love to volunteer to help a committee plan library events. Many children’s
programs for the families in our community are a must. Programs for kids, teens, and elderly are also
important. A yearly cultural festival with stations to learn about different cultures was a favorite at
our prior library. Please please create a space for all.
A new library to be built without raising taxes.
It would be great to have a space for kids to nurture a live of reading, programs to spark
interest, and space for those in the community who need tech resources. Due to available content, it
might be nice if there were a way to shield computer screens from public (kid) view. I have heard
some stories of kids seeing inappropriate content.
Having a library like downtown library would be ideal, private study rooms, many resources,
printing capability, common area for events storytime and teen engagement activities
An inviting space for parents and preschoolers to gather and create happy experiences for
early learners.
A safe and accommodating space for teens older learners to study.
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The Library in my opinion should be a place where people come to improve themselves and
gain access to resources that are taken for granted by a lot of us who have the means to have these
resources at home. Aside from providing resources like computer access, wifi access and access to
career building resources the library should be big and inviting and have a large capacity for browsing
books but also space enough for guests to grab a book off of a shelf then sit and read for a few hours.
This is a huge opportunity for the Lake Stevens community because a bigger library would spark more
community interest in going to the library and reading in general.
I would really like to see a library so big that it honestly feels like you could spend all day in there.
shared buildings with cities often comes with issues, prefer library own it's own building
Large space with large collection of diverse books with ample parking, many community room
options, maybe a small in library cafe. Has access via different modes of transportation.
It would be great to have a larger space to offer more programming, books, etc.
We need a larger, more updated library. lS is a rapidly growing town and we need to keep up
with the times.
I’m all in favor of a low cost library
We must retain a library! A town this size has no excuse for not retaining a public library. I
prefer a free-standing library building larger than the current space.
We just need lots more space so desperately, a separate area for children’s books and reading
circle/crafts, meeting room for special programs
Very large play space for young kids and babies that is separated from the quiet area of the
library. Separate rooms for program use. A quiet study area with a few computers, comfortable
chairs, and art. A resource desk for staff. Staff break room. Outdoor (covered) patio area and
playground. Community garden space. Outdoor amphitheater (small).
Hopefully it would be in a place close enough that the high schoolers can access it. It should
be somewhere walkable because so many students rely on it after school.
I love the Marysville and Granite Falls libraries and would like to see something similar for
Lake Stevens
I think something like the Snohomish library would be great. My main interest is children
activities/programs.
I would love to see collaboration with and hiring of Native American
designers/builders/artists. Snohomish county is named after the Snohomish Tribe that was forced
onto the Tulalip Reservation with several other local Tribes and they are not even Federally
Recognized as Snohomish people. It would be a good way to reconcile the wealth and prosperity
we’ve benefited from as Lake Stevens residents while they have suffered.
Space for teens to have quiet study time, space for children to explore and play, place for
adults to relax
I think that it is horrible that they are moving the library from downtown. The center they just
built downtown is a total waste of space and the library should declare mutiny and move in there. It's
bright, open and has the space needed. Lake Stevens would have done so much better by building the
community a library than a silly event center that stands vacant every time I drive by. So sad.
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Libraries are a cornerstone to creating a better society. As such, it is necessary to provide
services that lift up the most marginalized members of our community. Libraries should have
resources available (e.g. job search, internet access) that help support those with the greatest need. I
think libraries also need to have reservable, but free, community use space--this will help support
local non profits and grass roots organizations. I'd also love to see a library with a small café or coffee
cart. Usually, I just go to the library to pick up my books and then leave, but I'd love for the library to
be "hang-outable."
I think that every community needs a free and public library. It is an important cornerstone
and backbone of the community. This needs to be a major priority in the communities growth and
development planning.
We really enjoy the current location of the library and use it for a family walk of about 1 mile
each way with a destination to read and/or pick up/drop off books. We wouldn't be able to walk to
the new location and feel it's leave downtown Lake Stevens. We wouldn't visit the library as often if it
was off Chapel Hill. I feel like Lake Stevens is abandoning downtown Lake Stevens to move closer to
hwy 9. We bought our current house to be walking distance to downtown Lake Stevens and have
enjoyed it for the last 4.5 years but not a fan of this move.
Library needs to be expand with the ever expanding population of Lake Stevens.
For our family having a library for our kids to go to and check out books is very important.
Also the library programs for kids and meeting spaces would be really useful. Love the idea of adding
in a cafe or coffee shop.
Lake Stevens residents have asked for an updated but SMALL library for many, many years.
Sno-isle continues to try to push us into building and paying for a large library. The voters spoke loud
and clear during the last election that we do not want a huge, expensive library! The residents of lake
Stevens have asked for a library similar to the Granite Falls library. We don’t want a big one like
Snohomish. If COVID closures have shown us anything, it is that we do not need a large library
building! Many people only use E-books and online resources. No need to buy all those books and let
them sit on the shelves!
A place where my children and I can go to learn about community events, where we can meet
for study groups, where we can meet for community based planning and discussion. A place that is
inviting, safe, and accessible to all in the community.
I run the Snohomish County region of National Novel Writing Month and am always looking
for more free spaces to hold events for participants. A Lake Stevens library would be incredibly
beneficial to this effort, as Lake Stevens is fairly central to all Snohomish County.
We love the library! It's the single most important community fixture in Lake Stevens. I'd love
to see a building with lots of browsing space, community meeting rooms, and an outdoor space that
would draw families with young children.
I'm retired and love to read books. When the library was closed it was so sad.
Place for people to relax and read maybe in several areas.
Easy access, centrally located for many in the community, especially seniors, low income,
disadvantaged; large space to accommodate many users and programs running simultaneously; large
space to hold expanded book collection for browsing and checkout; light, bright, warm, clean and
inviting; safe and welcoming for all visitors
I was going to the Snohomish library twice a month and rarely the Lake Stevens library
because of the significant difference in the quality of the facility. Would love the Lake Stevens library
to be similar to the Snohomish library.
Sno isle asked for too much money. Why are you moving it away from its original location
and away from downtown? What is going where the current museum and library are?
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Libraries are not all about the books its also a place for seniors who can have access to
computers or printers. May want to check out DVD. Its also for having small rooms to meet in for
meetings. Can't do that in ours to small. Bigger space for pre schoolers
Look at the Snohomish library for an example
Library building that supports learners, readers. and people doing research of all ages. A
library's physical structure like the Snohomish Library building in Snohomish WA.
We need a new library. Current one is too small based on city growth.
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27.) Do you have any suggestions for landscape, garden, or park amenities?
I would love to see an educational element that informs the public about sustainability. Also,
public art is a must.
There should be a playground as this side of town does not have a public playground within
walking distance.
Keep it simple and low maintenance with low water needs.
Let us know the budget for the project. Hard to be for something without knowing costs
(taxes)
A public restroom
Keep costs down, plant native low water use plants and trees
Not sure who will take care of it, but somehow allow for individuals or groups to help
maintain various areas? Not sure how that might work, but could be nice for people to take
ownership and be involved in creating something beautiful.
A park for children with toys would be great!!! We live close to the designated area of the
community center and there are no parks for children within walking distance to it. Sidewalks are a
must as well, especially up Chapel Hill where people walk everyday. It is a very high foot and car
traffic area, especially on nice sunny days.
Simplicity and low environmental impact.
Native American theme with history of our city.
A courtyard space with a central artistic fountain that can double as seating would be a
primary feature, surrounded by formal gardens in structure but filled with native plants that have
educational/informational plaques for understanding our NW environment. These garden spaces
would have gentle nooks where benches or tables could be next to the shade. There would be a midpriced cafe near this central courtyard. And at one side some children's "play" area. This could
include a rock wall big or small and some sturdy metal/cement ect. statues the kids could climb
around on, salmon, bear, orca, eagles, etc.
Anything but what you did to North Cove. Tearing down trees and leaving no shade was
terrible. Feel like the city is tree cutting happy.
I would suggest nice landscaping and flowers, bulbs etc. We need interesting places to
explore
Greenery to help process CO2, greenery/trees to dampen road noise/street sounds; walking
paths, seating areas; though all open and safe
Native plants
Some covered area to shield people from the rain. Public restrooms for all to use.
Walking path through garden
An additional community garden for supporting our local food bank
Spray park or more play areas for kids
Love the rain garden idea, would be cool if there was some sort of Stoney/large pebble path
with moss in the gardens. Perhaps a waterfall feature.
Just ample open space
Educational gardens would benefit the community.
A little space for kids- not a playground per say, but maybe a wooden playhouse or hut.
Green, sustainable, free fruit from trees. Community gardens.
Playground. Splash pad.
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Incorporation of art and or Lake Stevens history features. Nature information and activities
for children.
Low maintenance.
Plants and trees for all seasons.
Picnic areas and walking paths would be appreciated by our family.
Meandering walkways with tucked away seating areas
benches, picnic tables, small amphitheater
Community garden
Stage.
Splash pad!
Some covered spaces with benches
Stop wasting taxpayer money on stupid pet projects!
Accessible walking paths
Well maintained and safe public restrooms
Plants native to the area, perhaps with labels and information about them.
Use small businesses.
Grassy areas and places that allow people to enjoy spending time.
None! Waste of money
Covered picnic area. Open space for kit flying.
Native plantings that are drought resistant and do not require additional water; shrubs that
bloom for color. Sculpture pieces for interest. A street level water feature that children can wade in.
Interactive features (textures of stone/concrete); Things for kids to climb and jump from (big
rocks/stones) would be cool too. Stepping stones through a shallow fountain or even just stepping
stones across a "Fake" fountain area. World map on the ground.
A coffee shop in the fall/winter or a ice cream shop in the summer
Gardening education would be cool
Splash pad for kids, large open area for play
Natural to our environment
Make it a showcase for the Snohomish Conservation District! Install rain catchment systems
that can be used as examples and plant with native plants. I would love to see that. It'd also be great
if they could host some of their educational panels there.
With so many native trees, an arboretum with signage for these trees would be wonderful.
Large grasses areas with fun pathways and stepping stones. Any statue / public art should
double as climbing equipment.
Bike trail
Art installation pieces that serve as art but also can be utilized for seating or tables. Things
that are nice to look at but functional too
Covered areas!
A covered play structure for kids would be nice
Self sustainable
Please have a park with play structures for kids. We have so few and they’re all small.
A community garden or small rose garden would be nice.
Park benches would be nice
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Maybe a community garden, or low cost landscaping, something that doesn't cost a lot of
money to maintain.
Ampitheater lawn for events sloping toward lake.
Keep it cost effective
Statue of the Issiac I. Stevens for which Lake Stevens was named for, and a plague stating
Locomtive is in the lake with the Lake Stevens journal articles (copies of course) put in a marker type
plaque at the entrance of the library. O the historical items of Lake Stevens as needed, maybe add an
expanded museum in one of the parcels.
Please keep children in mind
A somewhat large area for picnics and play.
Lots of trees with plenty of flowers
Look to the Arts Foundation for ideas. Also, use the rock in front of the library property in
some way.
Just have frequent benches available. It needs light and to deter illegal loitering and drug use.
Simple, lovely with easy upkeep. Cost effective.
Local artists to design and build with regard to the history of Lake Stevens. Not a hodgepodge
of various displays. It should all tie in to one theme. Easy care maintenance or an area a local
gardening group could adopt and work on.
Native plants with placards teaching about them. Features that children can play in/around.
keep the landscaping open to view so nothing /no one can hide. Especially SHARPS issues
need to be addressed
so close to being to Everett. I recommended getting a free consultation from law enforcement on
this topic.
If possible please put child play spaces as far away from seating for reading or garden spaces
Involve naturalists.
Please install LOW maintenance landscaping so it continues to look good 10 years later.
Seating for families and walkers. Dog friendly ( on leash of course)
How many parks do we have. Just don't build another skate park, keep the drugs on that side
of town.
Consisted a food forest of perennial edible plants (think apple trees & cherry trees
strawberries for ground cover, thornless blackberry and raspberry brambles). Let those that visit
enjoy the fruits, and allow volunteers to pick the fruit for our food bank. Those not enjoyed by
humans will nurture our local animals.
Unique and interesting trees, but with an eye to avoid creating an attractive nuisance for the
homeless to set up camp.
The Bend, Oregon riverfront area has nice winding paths, decorative basalt columns, and eyecatching plantings that make the area very welcoming
Please realize that you can inspire people of all ages by incorporating art, real ART into
landscaping, giving people something to admire and ponder. Other than that good luck in destroying
land and history to chase your silly vision into the ground
Outdoor space to read on nice days.
Anything fun for the kids to play on would be great, as well as shade for the summertime.
Similar to North Cove would be nice
I would love to see a pickleball court in Lake Stevens! Native/rain catchment gardens make
the most sense. Spokane, WA has done a lovely job revitalizing their riverfront area.
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I would take anything making it comfortable and calm .
Art that you think ahead on and that doesn’t get moved from roundabouts, where it’s
appreciated by many, to the mayor’s office, seen by few, because you didn’t realize wood would
weather.
A playground would be great, we don’t really have one in this area of town and being able to
walk to one would be nice
I don’t have any suggestions but I think any of these would be an amazing addition to our
community. I would LOVE to see more public art in community!
Prioritize plants that are native to the area.
Something that is natural but bright and cheerful, perhaps incorporating woodworking
(statues of owls, eagles, bears, etc.) to really create a space that reflects our geographic location of
being in the PNW.
Local artists
Definitely have a monkey puzzzle tree
Inclusion of art by local artists
Children’s play areas
A playground adjacent to the library would be SO wonderful.
Playground or other play areas
Community garden
Maintain whatever amenities are decided on. Usually, maintenance is the first budget cut
when money is tight.
Comfortable seating
Include grass areas.
Keep the library downtown. Do not remove/demolish it, nor the museum. Stop destroying the
little remaining history and charm left in Lk Stevens. Keep downtown viable— don’t turn this into a
parking lot.
Evergreen so it always looks nice—not leafy trees that look terrible when their leaves fall
color, things to climb on safely for the kids and attract interest, interactive features
Have covered seating available for rain or shade
Need big one not small
Comfortable places to sit, some in the sun and others in the shade. Outside access to a coffee
shop (i.e. a walk-up window).
Make it GREEN and sustainable
A Story Trail would be amazing! Look into what Oak Harbor did for theirs. You have a different
story each month. Along a trail are podiums with a page from the book. It’s amazing and a great way
to bring families to the space!
A space for people to enjoy and kiddos to run around and explore would be great
Water pad or fountain.
Playground toys for kids, plenty of seating and shade for parents watching their kids play.
Good bench/table placement for people to just sit and enjoy reading/people watching
landscaping should include native plants and fruit trees where the fruit is free for families to
pick and excess fruit is given to local food banks.
Native to reduce the need to water
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Play ground, water fountain that kids can play in, COVERED space for playing, labels on plants,
a community tea/herb garden.
Pine trees! Please! It's so sad that we don't have any more pine trees, everything looks so
depressing and manufactured.
Bike parking
Picnic area and/or lawn. Small kids play area would also be a bonus.
Community garden
Edible gardens! Native edible plants, shrubs and trees
Yes, zero scape - nothing that needs mowing. Make it like a native forest and let the kids run
in nature (not in roundup).
Minimal expense to maintain
Native plants & local artists.
The removal of shade trees at Lundeen and North Cove was a big mistake. Please include
shaded areas!
Local and indigenous art installations.
Clean, water conscious.
Keep it simple and historic in nature.
Use the Big Rock as part of the landscape! Its a icon that's been there forever a park would be
nice for little kids that live in the neighborhood and for us seniors who live next door for our
grandkids to play in the park
low maintenance to keep cost down
Use more glass
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29.) Do you have other suggestions for public seating areas and/or eating areas?
Budget???????
Covered outdoor kitchen/gathering areas would be nice. Maybe with outdoor heaters for
year round use.
Not sure why someone would use this space for eating...maybe I just can’t envision this.
Whatever it is, make it easy to keep clean, and difficult for people to steal or vandalize.
Nice grass area to eat a picnic on a blanket.
At least 6 feet apart.
See note above. Out front the cafe would be a large covered eating area, giving the current
pandemic and NW weather it will be a need moving forward.
A mix of intimate spaces and larger group areas.
Small 2 person seating (social distancing) as well as larger sized seating, covered please, small
benches along pathway through garden
Shade or cover possible so places are more three season and not just for summer.
Having benches is fine
Urban play mounds. Covered in artificial grass. Very popular.
I don't think we need public seating areas or eating areas with a large facility like Lundeen
Park available. We should prioritize facilities and services.
Fire pits or propane heaters, umbrellas or covered area.
Trash and recycling bins nearby to discourage litter.
Make sure there are enough garbage cans. Walking paths that are wide
Large firepit area that can be used for community events, scouting events etc. BBQ stations
It should be monitored/policed and not allowed to become like Seattle parks are currently. If
there is not a commitment to making it a pleasant place for young children to safely play then it
should not be built.... period!
Outdoor spaces for people to sit and reflect/meditate without feeling in the way.
Different level concrete or log bench seating for the differently abled, children and adults,
with seating and additional tables/seats; some in sun and some in shade.
Natural settings would be great - something with long term durability that doesn't look rusted
and cheap after a few years. "Nooks" for smaller groups or one person; open area for picnic blankets
in the summer.
Roof top garden/ eating area to view the lake
Year round usage is a must
Have available trash cans, recycling, and food waste receptacles. Ideally, have a nearby
restroom or station to wash hands.
Public gas BBQ facilities for summer would be great. Ensure there are lots of tables with
mixed seating and covered options. Don’t forget outside water fountains to refill water bottles or just
have a drink!
Tiered outer walls that provide ample seating for nice weather w some shade and almost
have a amphitheater affect for programs in the summer. But aesthetically pleasing too
I would like to make sure that any tables and amenities provided are also handicap accessible.
Firepits would be nice or outdoor heaters if possible
Not at this time
A snack bar would be good.
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Should not attract vagrants
Not a lot of reason to go to 'Old Town' unless a trip to the post office. Why not develop a
community center more accessible to the wider Lake Stevens community?
It would be lovely for the seating to be incorporated into the aesthetic design, rather than
just plopping benches down as an afterthought.
Undercover outdoor seating areas
Eating areas not necessary
Amphitheater to house musical entertainment.
Grassy spaces and a fire pit would be nice
Have enough staff support to empty the trash. If possible, have recycling options nearby. For
bonus points you could add a compost feature
If picnic tables are not covered, I’d suggest going for the metal perforated type (rubber or
plastic coated) instead of the standard wood picnic tables that get very wet.
Need covered areas for sun and rain - all structures should be of material difficult to destroy
and easy to maintain
Spaces that provide for year-round outdoor gathering would serve our community well
Even just a few small spots for gathering with a friend would be nice.
Umbrellas should be at every picnic table and garbage and recycle bins. A yard waste bin
would be helpful too.
Space for pop-ups & food trucks
Would love to see availability for things like taco truck/ mobile food services.
Keep the library downtown. Do not remove/demolish it, nor the museum. Stop destroying the
little remaining history and charm left in Lk Stevens. Keep downtown viable— don’t turn this into a
parking lot.
Colorful tables
Covered lawn area without furniture.
A space with overhead coverage, water fountains, and some picnic tables.
Trees to read under.
We live in the NW so a covered area would make it so it could be used year round
Maybe natural moss mounds that integrate the ground into a seating.
Food truck accessible
This doesnt need to be park, right, we have other areas for picnic tables and covered area.
I still think we should have pine trees lmao
Native American artists and designers
Circular eating or 'congregating' areas for ease of conversations and connection
Amphitheater
many options for seating readily available along sidewalks or pathways to provide resting
stops for seniors/disabled
How is this being funded? Do we have unlimited budget or champagne taste on a beer
budget. Nice suggestions but does city have the funds for these projects?
Picnic tables in areas under trees
would you keep these public seating areas and eating areas clean and maintain all the time?
More space
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31. Do you have other suggestions for public art, fountains, or water features?
Murals, cultural installations, children’s interactive activities.
Yes- a children's splash pad like you'd find at a park.
Splash fountains and misters are nice in summer.
Ask local artists (like Merrilee Moore) to donate art.
No, the sculptures and features of the North Lake park are great. A mix of historic and useful
features with the splash pad and fireball.
Native American theme, Cascade mountains.
Spray park fir kids would be great.
Lake focused, aquatic features, maybe a Blue Heron water feature/sculpture
Waterfall
No. Just concerned about civic center occupations
Art made with public. Or that can change. Interactive art.
Chahully Glass art
Murals would be great! Fountain to throw coins in would be fun!
Native American art. Or mill town era decor.
Incorporating Lake Stevens history and environmental habitat into features.
I like water sculptures but I don’t want the risk of a kid falling into one or in times of drought
people being critical of them.
No more eagles and rocks please. Maybe something that references the Rucker mill origins of
the town? I grew up here and would love to see history, especially since the museum has been
mothballed :-(
Dillon Works in Mukilteo has done nice work for downtown Everett. He'll have great ideas.
Perhaps something in keeping with the mountains and water of the area
I really like the public art in Everett and especially the ones by the company Dillon Works.
Engraved poetry (inspired by Arlington's publicly displayed haiku). Subject ideas: the history,
natural beauty, or character of Lake Stevens. You could hold a community contest and select a wining
selection or selections to engrave. Generally, I'm a big fan of encountering thought-provoking words,
even if it's just an interesting quote.
Wilmot Gateway Park in Woodinville and Bothell Landing's parks and recreation areas as
examples of overall park features
None, waste of money
Rather see money put towards benches, picnic tables, public art than water features and
fountains.
A ground level water feature that children can wade in.
Make a place for rotating art - how do we encourage artists to continue to create for years
after the initial installation of the library? Rain water feature that changes the feel when it's sunny to
provide more "seasonal" connection.
Statue of Thor because he is a Viking.
Incorporate native American history and art. Include a blessing ceremony
Splash pad
Brightwater (water treatment plant near Woodinville) has done a great job incorporating art,
design, and nature at their learning center building. We might look at buildings like that for
inspiration.
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Make it as kid-friendly as possible. Aim for joy, wonder, and education (rainwater catchment,
for example.) Incorporate history of the area by linking the art back to why we love Lake Stevens.
All should be multipurpose, like fountains that are splash pads for summer fun
Perhaps community garden
Would be nice to feature work by local artists and/or historical photos of Lake Stevens (like
the new Bartell's on 91st has done).
Nothing that costs too much to maintain.
Historical items about Lake Stevens
How about monuments celebrating our towns history since you are removing our museum
with no plans to replace their business that was built primarily by the residents and their donated
money and time.
Integrate public art with seating and pathways, in the manner of art at Magnusson
Park/NOAA
Modern art sculptures, more ferns, flowers, and lots of water fountains
See above comments.
Check out what EVCC did at their university center to make it more environmentally friendly
The lake should be adequate water feature... plus what’s already there
We have just built the park downtown. I don't feel we need to duplicate the interactive water
feature or include fitness features at the civic center. If you incorporate a coffee shop or cafe it would
be nice to have some outdoor seating with a quieter setting for reading or quiet visiting.
Water features only bring liability issues.
Would love to see indigenous art integrated!
Involve naturalists.
You spend money on a fountain is just going to piss people off.
Historically themed would be nice, like North Cove
Use local artists
No suggestions just would love to see something like this. The water feature at North Cove
Park is so beautiful and doubles as a little splash pad in the summer!
Use local artists to design water features that are unique and engaging.
Waste of money
Splash pad
Art from local artists would be awesome.
Feature art from local artists
Forget that crap and make the building functional, maintainable and long lasting. Stop
throwing away taxpayers dollars on feel good soon-to-be junk.
Keep the library downtown. Do not remove/demolish it, nor the museum. Stop destroying the
little remaining history and charm left in Lk Stevens. Keep downtown viable— don’t turn this into a
parking lot.
The Mill water feature has been a big hit, but I think we missed out on a greater success,
Bigger and Better! full tilt splash pad!
If we are going to do a water fountain. Let’s go big. Think Seattle center.
Different type of art
Should capture and celebrate the lake and mountain view of the community.
A wish statue fountain that can be used to collect coins for charitable use.
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All art and features would be appreciated.
Large space for graffiti artists to paint murals, water features that are more than just
decorative
I'd put more energy towards books and learning versus a water feature.
Lake-creatures, ie ducks, fish in a water feature?
Small child fishing pond
it should either be interactive or useful in rainy weather, anything else I find pointless.
Something my kids can play with and or something that provides service to the
environment/is environmentally conscious. Please again work with Native Designers and artists.
Reach out to the Snohomish and Tulalip Tribes. This was their traditional land.
Not necessary
I'd love to see public art by Native American artists. It would also be great if there is a way to
have a rotating display of local artists and/or students.
Pictures of old Lake Stevens
I am a local Lake Stevens artist and would contribute A piece of art for the interior of the
library. Www.cottonwoodcanopy.com
Has to be safe. Water feature in cove is just waiting for accident with kids running in and out
of it
water that shoots out of the ground, high over a walkway, into raised ramps so no one can fall
off while chasing the water. The County Office Building at 1600 Pacific Hwy, San Diego (Old Mayor's
Office)
drinking fountain
Use more glass
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33. Do you have other suggestions for outdoor event accommodations?
Walking path
How are you expecting anyone to answer these questions truthfully without letting the public
know the costs
Just covered gathering areas for families to gather, especially during covid.
Make an outdoor area that is covered and with heaters for events. Especially with the
pandemic right now, going forward, outdoor areas can be safely used a lot more but with the weather
we have, we do need it to be covered and heated.
Paved pathways, not earthen.
How about a small trail around the perimeter that is open to biking with some hills and
berms?
Young family focused
Use Lundeen Park!
Small concerts
We have talented kids and having a “Theater in the Park” would be nice.
Small venue area for outdoor summer movie nights type events..
Wall for projecting outdoor movies
Lawn area for picnicking, lounging, listening to music, "theater in the park"
Anytime we can be outside, we should!
We need live music space
Can we have concerts? It could tie in with library use. Go to library, have a picnic outside and
enjoy a concert. Our LSSD music need venues like this to have opportunities to perform.
Playground
It would be so cool if it was a meeting place with concerts in the park in the summer!
Having a summer reading time outdoors for kids or Shakespeare in the park or even just
having dog training, art or fitness classes in an outdoor space.
A small stage for community plays or performances.
It is cold and rainy the majority of the year so indoor would be a higher priority
Outdoor stage
Small ampetheater that accommodates seating on multiple levels.
Farmers market, bike trails
Would be great to have 4 season options
Sandbagging in the fall/winter/spring.
One multi-purpose area maybe with some built in simple benches - facing the same direction
for all the above.
No, we all ready have several parks.
Try to accommodate people from all walks of life and keep in mind those in wheel chairs
Outdoor movie showings.
Create more of an even ground for Aquafest that is more spread out and easier to get to.
Small music venues like open mic or talent shows, children’s musicians.
Stage for music
art & craft/food truck/music/movie/community festivals
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Question 33
Keep the library downtown. Do not remove/demolish it, nor the museum. Stop destroying the
little remaining history and charm left in Lk Stevens. Keep downtown viable— don’t turn this into a
parking lot.
amphitheater
Maybe a small stage area that can be transformed to a small clamshell for music.
It would be really nice to be able to use it for performances and movies nights etc.
Birthday/event rentals
Space and infrastructure to support outdoor concerts, movies, and other events requiring
audio amplification, screens, and internet access
It does rain here a lot. Need covered area if you want outdoor accommodations
free Pavilion
outdoor event accommodations should take into consideration the neighborhoods around
them so noise and traffic are kept to a minimum.
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Question 35
35.) Do you have other suggestions for any other site/outdoor features?
Budget
Same as above
Security cameras.
Just like flowers and trees are both beautiful and functional, art can be most attractive when
it also has those duel qualities, like doubling as a seating area or play equipment. I think this principal
will be very important for the civic center to be it's best and worth while public/private space.
Covered bike storage facility - so bikes can stay dry even on windy rainy days.
Nature conservancy area? Historical feature? Aquatic bird sanctuary/preserve?
No. Open space parking lots facing the fire station
Don't over build.
Free classes on yoga or tai chi for the community
Perhaps the large rock (glacial erratic) can be incorporated effectively into the natural and
learning environment.
Stage (outdoor)
Walking facilities
Walking path
Something unique to our town of Lake Stevens. Historical or re: the Lake itself as educational
features that help the community stay grounded to its history and significance.
Please make space for festivals/art shows/events.
Bike track around the premis of the property
Sidewalks, lighting, maybe a call box for help, if needed? If there's a view of the lake, benches
to sit and enjoy the space. I really like how Kirkland has incorporated their waterfront into their
downtown shopping area.
Ensure it’s well lit for night use
Please consider accomodations for the local wildlife
Indoor facitlity/gym: possible pool, running track, sport courts, mini golf, etc (family-focused,
but any age available).
Keep city functions separate from library functions. City should support library - library should
not support city business.
A wall that can be used to bounce balls off of would be great.
Security
Bikes racks so people can lock their bikes; solid outdoor lighting that can't be destroyed - solar
if possible. Consider solar for the entire site.
Yes, save the tax payers money. 54wq
Make something besides a concrete eyesore
Would love to see this in a rustic industrial style like The Mill downtown.
Not sure what "bike facilities" is, but simple bike racks would be nice.
Would love to see a bike park somewhere. Not necesarily here.
Keep the library downtown. Do not remove/demolish it, nor the museum. Stop destroying the
little remaining history and charm left in Lk Stevens. Keep downtown viable— don’t turn this into a
parking lot.
Make sure there are sidewalks. Currently no sidewalks on 99th between 20th SE and Market.
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Question 35
It would be fun to have a space for concerts, movies & storytelling. When I was younger we
used to go to storytelling festivals around Halloween and vendors had cider and apple cider donuts
for sale. It was such a great memory it would be fun to have something like that in Lake Stevens.
Open spaces are great for their flexibility of use and ability to accommodate larger events and
gatherings. Include ample access to electricity and internet to increase the flexibility (this can be
secured so it is only open to those with permission for planned events).
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Question 37
37.) Do you have other suggestions for design-related issues (site, building, material,
appearance, etc.)?
Northwest style
LEEDS energy efficient.
Budget
A traditional small town look. Not modern and ugly.
Something that will stand the test of time. Nothing trendy?
No, love the North Cove building, gorgeous!
Not a modernistic design. Nothing like the Seattle Library... Multi-story building, at least 5.
It should capture the region in which we live by being welcoming but and natural. Modern
can be sterile and Lake Stevens is a home town, not a high rise city. The new community center does
a nice job of accomplishing a modern structure with a natural feel, at least on the outside.
Lots of stone, brick and natural wood. No ugly concrete and please for the love of Pete, no
currogated metal.
LEED Platinum.
Eco-friendly, good ventilation system for allergens, minimal use of carpeting except in reading
areas, green/sustainable, Craftsman style
It would be great if it matched the building style of the mill, would love it if all of Lake Stevens
had that rustic yet stylish look.
Like the mill. Modern and renewable, nature themed
Local artists. Equity focused. Nothing named after old, dead white guys!!!!
Outdoor courtyard inside the library
Install solar panels for energy to power the facility.
Reclaimed or sustainable
Solar energy?
It would be nice if it showcased green energy. Lots of windows to reduce lighting costs. Solar
panels if they’re cost effective. Etc.
I would not want a modern designed building. They become “outdated” quickly stick with
traditional design.
ADA access to all areas important
The most recent Mill building would be a good example.
The building and related spaces should be as environmental friendly as possible.
No - just keep it within budget
Modern, up-scale, pnw-style -- lodgey, maybe? Something somewhat consistent with the
new Mill to help bring unity throughout the community.
Yes, we don’t need any new buildings.
Please ensure the building has some interesting design features. Simple sustainable materials
are best - concrete polished floors. Also, include variable levels and nooks, Also, consider big
windows.
The more natural, the better
Emphasize the beauty and the history of this unique place -- in particular, incorporating
materials and information used by the first peoples in this area, in addition to early pioneers. Large
photographs or murals of the area's history.
LEED certification.
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Question 37
Look up clever accessibility products like picnic benches that accommodate small children,
babies with in built highchair and wheelchair access.
I don't want it to be ugly. It would be nice to incorporate lots of windows for light and natural
stone and wood where possible. Heating lamps or gaspowered fire pit for outdoor plaza gathering
areas would be nice.
Modern, glass, corten steel. Old buildings were hideous.
Keep it simple. Don’t overdesign
Find the company that will do the best job for the best price.
I would like to see the civic center be nice, but not ridiculously expensive.
Rain water reclamation, solar power cells, solar exterior lights, etc. It should be a model of
sustainable energy and use.
Fits in with NW architecture
don't aim to spend extra millions on all the fancy expensive fluff... keep down the cost
whenever possible.
Lake / lumbering
Sustainable materials but a design that is classic PNW- not anything too trendy or that will be
considered an eyesore in 20 years.
Please let it have character. Something that isn't too modern, trendy or out of place.
Do not combine building functions with library. City just built a commercial center downtown
for these purposes.
The city did a beautiful job on the downtown park - just keep up the good work!
Those ideas sounds like a good way for people to make money off your city. Want to be green
don't tear down other facilities.
Again I think the landscaping should be built to give back to the community as food and
beauty.
Be environmentally friendly!
Not a big ugly grey box. Something with a little Pacific Northwest flair to it.
Modern rustic industrial look with a northwest feel (not the "pioneer town" look of the
current library). Cedar timbers, chunky black metal brackets connecting the timbers, etc.
Dont knock down attractive historic buildings to put up ugly ones
Green building is only a little more expensive up front, but pays dividends every month going
forward with lowered operating costs.
Consistency with the new building downtown
Have bins that allow community members to throw away their trash in terms of garbage,
recycle, and yard waste.
Incorporate similar design features that were used at "The Mill".
if we are to encourage people to bike and walk... need to provide bike rack to lock up bike
securely..
Keep the library downtown. Do not remove/demolish it, nor the museum. Stop destroying the
little remaining history and charm left in Lk Stevens. Keep downtown viable— don’t turn this into a
parking lot.
along the lines of the previous questions, the civic center should be a model of future
guidance with regards to solar power, storm water management, etc.
Use more glass for building
Classic northwest feel, avoiding an industrial look.
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Question 37
pine trees you monsters (I know I sound like I'm joking but I'm not)
Native American, represent the tribes that once lived here
Sticking with a pnw lake house feel or something to help tie the mill in with it.
Yes, keep the library downtown.
Similar to Snohomish library.
Needs to fit with history of town
You don't need to build a palace with money that is not yours
Use more glass and light
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Question 38
38.) Do you have any comments on the City Hall and Permit Center, Lake Stevens Sewer
District, and Lake Stevens Library being centralized and co-located in one Civic Center campus?
Please save our library!!!!!!! That is the most important aspect to me.
We are excited to see the library included in this work. Our community deserves continued
investment in civic spaces. Especially given what's occurred at north cove. Maybe the library could
move into the mill space? But I like having the library moving toward the west side of the lake.
Budget
I'm for whatever it takes to build a new hometown library.
I don't use city hall or the sewer district at all, so can't comment on that. But the library being
centralized would be fantastic.
We are really excited about the project and really hope it gets done. We love the location and
hope it can build strong city connection to Davies Beach and West Lake Stevens.
Wish they would keep the old Hawkins building, build a road in front of it, instead of through
it, and incorporate the original building as a feature into Downtown
Efficient and conveniently reached from different points in the city. It might also lead to a
greater installation of sidewalks along 99th Ave SE and Chapel Hill down to the lakefront. These areas
are hazardous to walkers at the present time.
There are no sidewalks or street lights to the South or East of this location and the sidewalks
to the West are overgrown with brambles. I would hope this project would provide a continuous
pathway and bike lane to 20th on the South and the lakefront to the East. You'll also need to include
a traffic signal with turn lanes in all 4 directions as well as multiple entry and exit points as
marketplace already backs up all the way from 99th to Hwy 9 in the evenings. Honestly I don't think
the plot of land is large enough for what is envisioned. No, I don't own the land on the Southeast
corner of the intersection but the city should consider its purchase if we desire to make this area the
new "face" of Lake Stevens. Maybe just as parking in the beginning but available for future
development.
Make sure there is enough parking!
Rather keep them where they are. More traffic and congestion to deal with in this area. But,
again, you never asked for citizen input on where they wanted it located.
A new, adequate sized, Senior Center is greatly needed in our community.
I love the idea as long as it's a beautiful campus with beautiful buildings and landscaping. No
hideous temp buildings like we have now, its embarrassing. Downtown Arlington and Snohomish
have great civic buildings. Traditional is my take. Brick, stone and shingles. No modernist ugly
buildings please.
Please just make sure we have a library.
Great idea. Several activities of these organizations overlap so having facilities that can be
used by all (eg: City Council/ Sewer District Commissioners meetings can use same room, which could
also be used as a training room for a wide range of internal departments as well as outside
organizations.
They should be centralized, but a P3 for this is a waste of assets for the benefit of developers.
I have been on the other side of the equation as a contractor on 130+ P3’s over decades, dozens of
which with municipalities. The city always gets the short end of the stick in projects like this, ending
up with rising costs and no offsetting assets.
It sounds like the best use of tax dollars!
It would be fantastic.
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Question 38
Make sure the bulk of the area is for the Library, don’t skimp on the Library size, ample
enough for our bourgeoning population, as large of a library as we can get, with shared meeting
spaces.
Great idea, strongly support.
No. Good idea
Reduce public facing elements of sewer district, city, etc. It should be minimal and austere.
Make the public spaces large and expansive. Nobody cares about city council, but libraries are for
everyone.
Just make sure parking is on site and not in the nearby neighborWe live across the street and
parking is hard enough for those of us that own homes here
Great idea. I worry about how much space for each. I would hate it to be too crammed. Also
ample parking is a must. Especially if you’re considering holding inside or outside events there
Anything to save at dollar, create a central location for people to visit, etc is a good use of
teas dollars.
The city's grown has been outward from the lake, especially to the west and south. Placing
the facility more toward the center of our entire community will serve us more efficiently in terms of
time, transportation and community access.
This should not be a priority at this time. Do not want a project to build new city office space
to increase taxes. Push this off a couple of years and focus on other important city priorities
Keep the library downtown. Having it downtown near the busses and near low income,
senior/ disabled living and bus stops is an asset. Removing it from that area will disenfranchise this
population.
Great idea to keep together.
City Hall needs to maintain a presence in "old" Lake Stevens...
I would like the library to stay near downtown Lake Stevens.
The building and land needs to be owned by the City and perhaps Sno-Isle Library Systems
and not a private company, which will end up wasting more taxpayer money than necessary on this
project.
Your survey doesn’t give options for “none of the above”
Love the idea
I love the idea and think the chapel hill property is the perfect place - provided sidewalks are
added for the full length of 99th.
Sounds like a great idea. I am especially interested in making sure the library has a new home.
I deal with the other offices online so far, but the library is somewhere that requires a personal visit.
Sounds great. Maybe add a clinic health nurse or similar so new parents can weigh their
babies or people can go for blood pressure checks and the like. Can double as a vaccine clinic!
I am strong supporter of this location and plan.
I think Lake Stevens should invest in setting up a rentable coworking space for local
entrepreneurs and for work from home employees. I’d pay a monthly fee to use a cowork space.
I think it's fine if it solves multiple problems and serves multiple purposes. I'd worry about
parking though. Would underground parking be an option.
These city offices are find where they are currently located and no need to build a new civic
center and raise taxes for this community.
It’s a good idea
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Question 38
Not sure what the large new building is but itshouldbe incorporated into civic, library shared
space
The new location chosen is not centralized. I will have to start using the Granite Falls library as
it will be closer than the new library. Trying to navigate the frontier village/market place area is
extremely difficult especially during the afternoon and I have very little confidence that the planned
road revisions will help at all.
Seems sensible
As the broad majority of the Lake Stevens community actually lives nearer to that site than
downtown, as there are senior living facilities within blocks of that space, as there are many young
families now living just across the street from that property, as there is public transportation available
nearby....this new Civic Center would provide more opportunities for more citizens to feel more
engaged in all things Lake Stevens.
I’m concerned that having so many services in one place will make the center feel
overcrowded. Please be sure that the area can accommodate multiple events at the same time. I like
the library currently, as it is convenient to go any time of day without having to avoid busy times.
I’d like this area to reflect Lake Stevens specifically and not look like any other city center. It would be
nice if local artists, architects, etc. would be involved in the design process. I would like to see the
history of Lake Stevens influence this creative project.
Large conifer trees should be part of the design; they aren’t only for stream side areas. It was
a shame to lose the few that were there for phase i
If it's going to waste money, don't do it; if it will actually help, and not waste taxpayer dollars,
then it might be a good idea.
Please build as soon as possible! Thank you!
concerns of traffic when traffic can already be a mess at the intersection of SR9 and Market.
Will cause more traffic on 99th and also on Chapel Hill/Market. I don't think the neighboorhood can
handle it. Probably can handle library but a combined civic campus would overburden the area
Decrease sewer district costs!
makes sense....
More convenient for people to utilize these facilities. How about including a post office with
this complex?
I think this is a fabulous idea! I like the new location, and i’m always excited for a bigger
better library space
I think it is fine, but PLEASE incorporate the museum and find a meaningful tribute to having
demolished one of the last original buildings to our community!!!!!
Yes. Strongly support keeping library separate from city business.
Please make sure to build a library!
I wish the library could stay in downtown.
This makes good sense; one stop shopping and combining resources. With the talent in each
of the three entities, each looking out for their own customers it's bound to be an excellent site. Can't
wait to use it.
Yes, this plan does not work well with the current pandemic.
Not really. If they’re together or around town makes no difference to me. I do prefer the
library to be walkable.... meaning being able to walk in sidewalks to and from the library to other
amenities like a cafe or the park.
Library is very important. Current one is too small!
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INTRODUCTION
The City of Lake Stevens is exploring options to centralize and consolidate municipal services including
the Lake Stevens Library, City Hall and Permit Center, and Lake Stevens Sewer District into one
consolidated Civic Center campus adjacent to transportation lines and easily accessible to the City
Center. Currently, these City services are in undersized, portable and/or temporary buildings. The key
objectives of a new Lake Stevens Civic Center are to provide efficient and financially sustainable public
facilities that may reduce costs by sharing common building spaces and infrastructure between
agencies, deliver municipal and community services effectively to Lake Stevens residents and maintain a
strong community identity.
The City and Library want to be transparent and engaged with the public during this planning process
and solicit public feedback. Two community engagements efforts were facilitated for this project. The
first public engagement effort focused on early outreach to the community to define community
objectives for the project and identify any early issues or concerns via an online survey. Public responses
were collected, summarized, and used to inform the development of three preliminary alternatives.
The second public engagement effort began with a virtual presentation of the three preliminary
alternatives to the public through a virtual online Community Meeting hosted by the City on April 8,
2021. The presentation was recorded and made available on
to the public on the City’s website for viewing
along with an online survey for the public to provide feedback. This effort focused on gathering
community opinions on the three alternatives via an online survey to understand if the concepts
presented incorporated input from the first community engagement effort and to solicit further public
comment prior to the City and Library selection of a preferred alternative for the consultant team to
further develop.
This survey was open for two weeks in April 2021. It was made available through a link on the City
webpage and publicized through the City’s Twitter and Facebook accounts, outreach clubs, and the
Chamber of Commerce. The library publicized the survey through Facebook (posting to the Local Lake
Stevens Facebook Page) and through the Friends of the Library. The survey received 301 responses.
Appendix A includes a summary of survey responses and Appendix B includes all public comments
provided to open-ended questions in the survey.
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DEMOGRAPHICS
Table 1 records the demographic characteristics of survey respondents. As shown in Table 1, most
survey respondents are full time residents of Lake Stevens, 93 percent. 68 percent of survey responses
came from women. 65 percent of survey responses came from people under the age of 55. The survey
also reflects the high presence of young families in Lake Stevens, 72 percent of respondents have
children. The majority of respondents’ children’s age range is between 0 and 12 years of age. A minority
of survey respondents said that they work for the City of Lake Stevens, Sewer District or Sno-Isle Library
Systems, approximately 5%.

Table 1. Survey Respondents Demographics
n = 301
Female
204 67.66%
Male
67 22.26%
Gender nonconforming
3
Gender
1.00%
18 to 24
6
1.99%
25 to 34
48 15.95%
35 to 44
93 30.90%
45 to 54
44 14.62%
55 to 64
34 11.30%
65
and
older
54 17.94%
Age
0 to 3
61 14.32%
4 to 7
74 17.37%
8 to 12
81 19.01%
13 to 15
43 10.09%
16 to 18
48 11.27%
Ages of children at home
No children
99 23.24%
Yes
281 93.36%
Full time resident of Lake
Stevens
No
18
5.98%
Yes
5
1.66%
Employee of the City or
Sewer District
No
294 97.67%
Yes
11
3.65%
Employee of Sno-Isle
Libraries
No
287 95.35%
* ”Prefer not to answer” and no answer response percentages are not reflected in the above table.
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PRELIMINARY CONCEPTS
Respondents were asked to provide feedback on the 3 preliminary alternatives. Of the three preliminary
alternatives, 59.8% or respondents favored Alterative 3, 27.57% favorited Alterative 1, and 7.97%
favored Alterative 1. When asked to select their least preferred alternative, 68.44% of respondents
selected Alterative 2 as their least preferred, and 12.62% selected both 1 and 3 as their least preferred
alternative.

ALTERNATIVE 2

ALTERNATIVE 3

LIBRARY

SHARE

CITY

LIBRARY

ALTERNATIVE 1

CITY

LIBRARY/CITY 3 STORY
SHARE

Figure 1. Alternatives 1, 2, 3
See Table 2 for a full tabulation of responses. The alternatives ranked in order of most preferred to least
preferred Alternative 3, 1, and 2.
Table 2. Public Opinion of Preliminary Alternatives.

Alternative 1
Alternative 2
Alternative 3
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Really Like
it

Like It

Neutral

Don't Like it

Really Don't
like it

No
Response

25.91%
4.98%
53.82%

29.57%
7.97%
19.27%

15.95%
14.62%
9.63%

15.61%
26.58%
9.63%

9.63%
42.86%
5.32%

3.32%
2.99%
2.33%
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73% and 55% of respondents responded generally positively (“like it” or “really like it”) to 3 and 1,
respectively. 69% of respondents responded generally negatively (“don’t like it”, “really don’t like it”) to
Alternative 2. The difference in positive responses rate between Alternatives 3 and 1 was 18%.
Alternative 2 had a significantly lower positive response rate at 13%.
Open ended comments mirrored the trend of Alternative 3 receiving the most positive feedback,
followed by Alternative 1. Alternative 2 received a significant amount of negative comments in
comparison.
Table 3. Open Ended Comments

Alternative 1
Alternative 2
Alternative 3
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Generally Positive

Generally Negative

62%
22%
72%

34%
72%
25%
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Alternative 1

Figure 2. Preliminary Alternative – Option 1
Alternative 1 includes one shared facility between the City and the Library. A 2-story City Hall building
section is connected to a 1-story Library building section by a central space that houses shared facilities
such as lobby, public restrooms, customer counter and large multi-purpose meeting rooms. This option
provides an opportunity for a large, south facing gathering space, paired with a more intimate, covered
gathering space to the north of the building, creating a strong indoor/outdoor connection. A
“storytelling” trail weaves its way around the building through the wooded wetland buffer. Site
stormwater is shed, collected, and treated along the street frontage. Raised intersections within the
parking lot help slow vehicular traffic and increase pedestrian wayfinding and safety. The same number
of parking spaces are provided in each scheme to comply with City code as well as curb cuts on both
Market Place and 99th Ave NE.
When asked how much they liked or disliked the alternative, respondents indicated a generally positive
response to this alternative with 55.48% of responses indicating like/really like, 25.24% don’t like/really
don’t like, and 15.95% neutral. In the open comment sections, respondents identified aspects that they
liked about the alterative including low cost, low impact on wetlands, and inter-agency connection.
Respondents indicated that they had concerns about having one shared building that detracts from
library focus, the library size not being adequate, and a single-story library instead of a 2-story library.
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Refer to Appendix B for a complete list of public comments. The following comments are a
representative sampling of community input regarding this option.
-

-
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I like the shared space and the creation of a hub for activity that will be used. I especially like
the fact that this plan has the least amount of impact on the wetlands.
I like the multiple gathering points but I feel our town has already outgrown a single story
library.
I like the lower cost and lower impact on wetlands, with a large exterior public space.
I am worried that the City building will overwhelm the Library and eventually encroach into the
public space.
I like that the library and city are connected, yet it still feels like a campus.
I much prefer the concept of the Library having a separate building so that community events
and Library hours can happen without interference or conflicts with other City departments.
With the growth of the City, it isn't the time to downsize! Also, think the Library should be two
stories, not one. More computers and classrooms.
I like that you can walk between the City and the Library inside.
I like that it minimally impacts the wetlands, gives outdoor public spaces, is on the lower end
of the cost scale, and does not allow for much public development. I would like to keep this
space for civic functions.
Would rather have buildings be concentrated on one lot so other one could be sold to possibly off
set cost of project.
I think it is better for the Library to have its own meeting space to meet the communities' needs
and not have to share with City for getting meeting rooms.
I like the partnership elements of common space to create a more effective use of the facility and
space. Also, it incorporates the natural surrounding property elements.
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Alternative 2

Figure 3. Preliminary Alternative – Option 2
Alternative 2 includes one shared facility between the City and the Library. The building is 3-stories tall
and includes the Library on the ground floor and City Hall on the upper floors. The ground floor also
includes a common lobby. The project is sited completely on the southern parcel to accommodate
potential private development or sale of the northern parcel. While the site footprint is more compact
than the other options, there are still opportunities for a large, south facing gathering space in the front
of the building and more intimate gathering spaces within the wooded wetland buffer. Site stormwater
is shed, collected and treated along the north edge of the building, pairing rain gardens with pedestrian
pause points. Raised intersections within the parking lot help slow vehicular traffic and increase
pedestrian wayfinding and safety. The same number of parking spaces are provided in each scheme to
comply with City code as well as curb cuts on both Market Place and 99th Ave NE.
When asked how much they liked or disliked the alternative, respondents indicated a generally negative
response to this alternative with 12.95% of responses indicating like/really like, 69.44% don’t like/really
don’t like, and 14.62% neutral. In the open comment sections, respondents identified aspects that they
liked about the alterative including financing options, potential sale of north parcel, and inter-agency
sharing. Respondents indicated that they had concerns about having less outdoor space on a limited
footprint, the impact to the wetlands, a 3-story building, and a generally crowded and compact plan.
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Refer to Appendix B for a complete list of public comments. The following comments are a
representative sampling of community input regarding this option.
-

-

-

-

-

-
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I believe this plan has the potential to use creative financing (depending on an agreement with
Sno-Isle) that might allow for offsetting costs by allowing commercial buildings in the north
section. While it is a more compact solution, the additional level will actually be great for views
from the hill and possibly encourage commercial building at that height in the north section. I
could see a wonderful restaurant on a 3rd floor in that section with views of the lake, the
Cascades, and perhaps even views to the west.
While I like the idea of the Library and Civic Center sharing space, I do not like that there is less
space for outdoor activities/play and the uncertainty of what the upper property will be
developed into.
This design would be great if the Library didn't have any land to contribute to the project. Since
the Library does have land, let's use it.
I don't like the amount of impact that this plan would have on the wetlands and the smaller
amount of public space.
Really do not like the idea of a shared building. I feel it would be very disruptive to have people
needing City services coming and going in the same area as the Library. Having another entity
above the Library also hinders future expansion for the Library.
Maybe too much sharing. I can see City and Library events conflicting with noise issues being all
in the same building. I think philosophically the Library and City have different missions and
ideally that can be expressed by having somewhat separate spaces.
With the amount of growth the City is seeing so quickly, this doesn’t show a sufficient amount of
parking or entry/exit ways for traffic.
The building would be too tall for the neighborhood and everything would be too crowded.
Like the advantage of being able to gain private funding from the sale of adjacent property but
am leery of what would be allowed to go in there.
I do not like the idea of future development backed up onto the library campus. It should be a
community gathering place where patrons feel easy, not crowded by the needs of other
businesses.
This seems too jammed together and is mostly parking lot. The outdoor gather spaces don't
seem inviting and it doesn't make use of the full property. It seems like it wouldn't make
anything special out of the space.
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Alternative 3

Figure 4. Preliminary Alternative – Option 3
Alternative 3 includes two separate buildings, one 2-story building for the City and one 1-story building
for the Library. Both buildings will share site utilities, parking, and site design features such as outdoor
space and landscape. A large, central gathering space connects the two buildings and the site
stormwater is revealed within this amenity space. A smaller gathering space, connected to the Library to
the north, could serve as an indoor/outdoor connection for Library events. A book drop-off window is
included in this option as well. A “storytelling” trail weaves its way around the City building, through the
wooded wetland buffer. Vegetation serves as screening along the street frontage and a raised
intersection within the parking lot helps slow vehicular traffic and increase pedestrian wayfinding and
safety. The same number of parking spaces are provided in each scheme to comply with City code as
well as curb cuts on both Market Place and 99th Ave NE.
When asked how much they liked or disliked the alternative, respondents indicated a generally positive
response to this alternative with 73.09% of responses indicating like/really like, 14.95% don’t like/really
don’t like, and 9.63% neutral. In the open comment sections, respondents identified aspects that they
liked about the alterative including having distinct buildings for the separate agencies with outdoor
shared space, and the outdoor gathering space. Respondents indicated that they had concerns about
the higher cost of this option without inter-agency sharing, and impact that two separate buildings will
have on the wetlands and environment.
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Refer to Appendix B for a complete list of public comments. The following comments are a
representative sampling of community input regarding this option.
-

-

-

-
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I like how the rain garden and gathering place seem central to the plan. I also like that there is
screening between the road and the parking lot.
I don't mind the separate agency partnership but worry about the additional impact to
wetlands and higher cost overall.
The shared aspect of this design is really limited and it impacts wetlands while being the most
expensive plan put forth. I am really opposed to a highly expensive development that doesn't
utilize the opportunity to partner with the agency sharing the site.
Alternative 3 clearly separates and makes distinct each building. City Hall has it's place and a
short walk away is the beloved stand alone Lake Stevens Library.
The actual impact of this design would be greater in cost, which is not a good fit for Lake
Stevens. Plus there is less option for private development, not necessarily a good thing. Of
course, it would be the most expensive which is probably why it is more attractive!
Love the shared space here, I think it will look amazing and be utilized. This orientation
maximizes the site and lets each entity have the meeting space it needs.
The two buildings should have independent identities. They have completely different purposes
and should have completely separate spaces. The somewhat separated parking set up also helps
to achieve this sense. The outdoor gathering space is a very desirable feature to make the
library a magnet destination for young families, as it should be.
Having the library be in an entirely separate building is important for our community.
I would rather have the ability to share indoor spaces and also not duplicate the costs of
mechanical and other costs stemming from two buildings.
Visually like this best but the cost and environmental impact is too much.
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ADDITIONAL FEEDBACK
The survey asked respondents to provide additional feedback on various site design categories, these
included:
- parking, sidewalks, and traffic circulation
- building size, stories, footprint and location
- site design, site features, and landscape of the site
Question 11: Do you have any comments on parking, sidewalks, or traffic circulation?
Numerous comments related to Question 11 emphasized the need for sidewalks along the site
perimeter due to the high traffic volume and speed of cars at the busy intersection of Market Place and
99th Ave NE. Respondents noted concerns about parking quantity and if parking can accommodate larger
community events without the need to park in the adjacent neighborhood. Many comments mentioned
the desire for a drive-up book return.
Refer to Appendix B for a complete list of public comments. The following comments are a
representative sampling of community input regarding parking, sidewalks, and traffic circulation.
-

-

-

I'd like to see all parking and sidewalks be ADA compliant and accessible to everyone. Traffic
flow should be arranged to accommodate bicycles, pedestrians, etc with clear wayfinding and
safety in mind.
We need larger parking spaces. I can’t tell you how many times I’ve been blocked out of my
vehicle in a parking lot because the spaces are too small.
The more sidewalks, the better. This city has been behind on sidewalk development for decades.
I like the idea of buffers between the street and parking. Sidewalks are a necessity. I do share
the commenter's concern about parking for large events.
Parking signage needs to be easy to read and simple to understand. Ingress end egress
driveways need to be extra wide so cars entering and leaving can do so without fear of getting
too close to one another.
Library services should have a few dedicated 15 minute pick up stalls (most of the time we
order online and pick up).
I also really love the idea of figuring out how to create a link between the market/99 intersection
and Davies beach. This is a really unique feature that very few cities can offer.

Question 12: Do you have any comments on building size, stories, footprint, or location?
Responses to Question 12 demonstrated a differing in public opinion on issues such as ideal number of
stories, density of the proposed alternatives, and level of agency sharing. Most feedback noted the
importance to design a facility for the rapidly increasing Lake Stevens population and future-proof the
project as much as possible. A two-story library was mentioned multiple times as noted that the library
should be larger.
Refer to Appendix B for a complete list of public comments. The following comments are a
representative sampling of community input regarding building size, stories, footprint and location.
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-

Build for the future. We want this to last well beyond the date the loans are paid off.
Keep the building to 2 stories to fit with the rest of the neighborhood. Don't move the big rock,
incorporate it somehow into the design.
I believe we should be willing to go 3 stories on that hill and take advantage of the views. It will
block no open else and give the public the best views in town.
I feel like the library should be more of the focal point.
I like the single floor design best because everyone can more easily access services when they
are one floor, otherwise there will need to be elevators for ADA access to multiple floors.
I don't want it to feel like I am going to the county offices in Everett. I want it to feel like I'm
going to a park. Keep the library and the city offices separate.
The architecture of library should have a beautiful and welcoming aesthetic similar to the
libraries in Snohomish, Granite Falls and Marysville.
I support the building that least impacts our wetlands and carbon footprint.

Question 13: Do you have any comments on the site design, site features, or landscape of the site?
Regarding Question 13, many respondents noted their appreciation of the project’s design goal of
protecting the existing wetland, increasing tree canopy across the site, and incorporating the glacial
erratic. Public feedback indicated desire for an outdoor gathering space with seating that has weather
protection or is shaded by trees. Most feedback supports year-round, usable outdoor space that
incorporates the site stormwater as a feature/amenity, educational opportunities, and Pacific Northwest
native planting.
Refer to Appendix B for a complete list of public comments. The following comments are a
representative sampling of community input regarding site design, site features and landscape of the
site.
-

-

-
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Maximum care should be taken with the wetland, and we should take opportunities to use it as
an educational resource. Save the glacial erratic.
Open natural spaces and rain gardens are highly desirable features.
Any design that can include courtyard outdoor space for Library patrons to use is really
preferable. Having a courtyard that is accessible just for Library patrons would be nice in order to
keep it safe.
I think it's important to plant native varieties and stop using chemicals to maintain. Especially if
we hope to protect the health of our lake and any visitors who recreate on, in or around it.
Protect our fish.
Accessibility from all modes of transportation should be considered (i.e. let's not make it car
centric and have more parking than building). Bike lanes that feed into the library, sidewalks and
transit availability should all be in the picture.
Please consider working with Local Tribes to incorporate features, designs, and landscape that
honors the original culture of this region.
Love the trails on the west side near the wetland, educational features and interactive sites for
kids.
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SUMMARY

Figure 5. Preliminary Alternatives
A major observation from the second online survey is that respondents are divided into two general
positions of opinions on whether the City Hall and Library should share a facility or have two distinct
buildings. This decision has ramifications for the other project considerations that are also very
important to the community such as cost, building height, existing wetland protection and parking
configuration. Cost, wetland impacts, and adequate parking were occurring topics of open comments as
shown in Table 4.
Table 4. Open-Comment Focus Points
Alternative 1
Alternative 2
Alternative 3

Cost

Wetland

Parking

10%
14%
13%

18%
7%
11%

18%
10%
16%

Respondents also mentioned the Library specifically in numerous comments; they noted the importance
of the Library to Lake Stevens and indicated that there is a desire for a new library to be as large as
possible or be able to expand in the future to accommodate the rapidly increasing population; however,
there is also a desire to be cost effective and fiscally responsible with funding a new library. Many
comments demonstrated enthusiasm about opportunities for seamless indoor/outdoor events of
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various sizes and a drive-up book drop. Generous parking stalls and lane widths are desired as well as
many requests for as much parking as possible.
Respondents commented most positively on Alternative 3 indicating that they felt it allowed the Library
to operate independently from City Hall activities and the two-building site configuration resulted in a
more unified campus and pleasing parking layout.
Alternative 1 commentary mostly centered around the wetland protection. Respondents reacted
favorably to this design for it having the highest sensitivity to the wetland while also being cost
conscious. In all schemes, there were many favorable remarks about the stormwater as amenity
strategy and encouraged the design team to incorporate educational features and outdoor seating as
well. Responses also supported the prominent incorporation of the existing glacial erratic as well as
large shade trees.
Alternative 2 had the most negative commentary with many community members indicating that a
three-story building is too tall for Lake Stevens and that the site design of this option is too compact. A
few comments conveyed interest in the possible views that a three-story building would provide as well
as the potential for private development in the north parcel. Many respondents highlighted the benefits
of a shared building from streamlined maintenance, utility, and operations, but also encouraged the use
of both sites so that there is a better balance between parking lot and public green space. Overall,
limiting disturbance to the wetland and increasing access and space for the Library were points of
concern in many comments regarding Alternative 2.
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Appendix A
Survey Response Summary

Lake Stevens Civic Center – Public Engagement Event 2 – Online Survey
Intro:
The City of Lake Stevens is exploring options to centralize and consolidate municipal services including
the Lake Stevens Library, City Hall and Permit Center, and Lake Stevens Sewer District into one
consolidated Civic Center campus adjacent to transportation lines and easily accessible to the City
Center. Currently, these City services are in undersized, portable and/or temporary buildings. The key
objectives of a new Lake Stevens Civic Center are to provide efficient and financially sustainable public
facilities that may reduce costs by sharing common building spaces and infrastructure between
agencies, deliver municipal and community services effectively to Lake Stevens residents, and maintain a
strong community identity.
In December 2020, the City and Library issued a survey during the early exploratory phase of this
process to collect public input. Your feedback has helped inform the development of initial design
concepts. The purpose of this second survey is to solicit community feedback on three concept
alternative designs before a final preferred concept is developed.
Concept Alternatives
1.) What is your opinion on Alternative 1?
25.91% - Really like it
29.57% - Like it
15.95% - Neutral
15.61% - Don’t like it
9.63% - Really don’t like it
3.32% - No response
2.) The final preferred concept may be a combination of or incorporate different elements of the three
Alternatives discussed in this survey. Please provide any comments about what you specifically like or
dislike about Alternative 1.
Refer to Appendix B for a complete list of public comments.
3.) What is your opinion on about Alternative 2?
4.98% - Really like it
7.97% - Like it
14.62% - Neutral
26.58% - Don’t like it
42.86% - Really don’t like it
2.99% - No response
4.) The final preferred concept may be a combination of or incorporate different elements of the three
Alternatives discussed in this survey. Please provide any comments about what you specifically like or
dislike about Alternative 2.
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Refer to Appendix B for a complete list of public comments.
5.) What is your opinion on about Alternative 3?
53.82% - Really like it
19.27% - Like it
9.63% - Neutral
9.63% - Don’t like it
5.32% - Really don’t like it
2.33% - No response
6.) The final preferred concept may be a combination of or incorporate different elements of the three
Alternatives discussed in this survey. Please provide any comments about what you specifically like or
dislike about Alternative 3.
Refer to Appendix B for a complete list of public comments.
7.) Out of the three alternatives, which do you like most?
27.57% - 1
7.97% - 2
59.80% - 3
4.65% - No response
8.) If you would like, please explain your reasoning to the previous question.
Refer to Appendix B for a complete list of public comments.
9.) Out of the three alternatives, which do you like least?
12.62% - 1
68.44% - 2
12.62% - 3
6.31% - No response
10.) If you would like, please explain your reasoning to the previous question.
Refer to Appendix B for a complete list of public comments.
11.) Do you have any comments on parking, sidewalks, or traffic circulation?
Refer to Appendix B for a complete list of public comments.
12.) Do you have any comments on building size, stories, footprint or location?
Refer to Appendix B for a complete list of public comments.
13.) Do you have any comments on the site design, site features, or landscape of the site?
Refer to Appendix B for a complete list of public comments.
14.) Is there anything else you would like us to know?
Refer to Appendix B for a complete list of public comments.
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Demographics
The following optional questions will help us understand whether we have reached all types of residents
in Lake Stevens. Your responses are completely anonymous.
15.) Are you a full-time resident of Lake Stevens?
93.36% - Yes
5.98% - No
0.66% - No response
16.) Do you work for the City or Sewer District?
1.66% - Yes
97.67% - No
0.66% - No response
17.) Do you work for Sno-Isle Libraries?
3.65% - Yes
95.35% - No
1.00% - No response
18.) Do you identify as:
67.77% - Female
22.26% - Male
1.00% - Gender nonconforming
8.31% - Prefer not to answer
0.66% - No response
19.) What is your age range?
1.99% - 18 to 24
15.85% - 25 to 34
30.90% - 35 to 44
14.62% - 45 to 54
11.30% - 55 to 64
17.94% - 65 and older
6.64% - Prefer not to answer
0.66% - No response
20.) What are the ages of children that currently live in your home? Select all that apply.
13.32% - 0-3
17.37% - 4-7
19.01% - 8-12
10.09% - 13-15
11.27% - 16-18
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23.24% - No children
4.69% - Prefer not to answer
1.17% - No response

The Miller Hull Partnership, LLP

Lake Stevens Civic Center

Public Engagement Survey No.2

Lake Stevens Civic Center – Public Engagement Event No.1
No.2 Summary

Appendix B
Open-Ended Comments

Question 2
The final preferred concept may be a combination of or incorporate different elements of the three Alternatives
discussed in this survey. Please provide any comments about what you specifically li...
I like the efficient use of space, especially the shared open and common areas. It has less impact on the wetland. It
offers an opportunity to develop the north part of the tract and provide economic savings to the community. After
the library failed to pass previous referendums, we need to be as economical as possible while still providing this
absolutely necessary community resource.
This plan takes best advantage of the space already owned by the library and the city. My concern is with financing
and ultimate ownership. I believe that the city should have ownership of the entire structure and host Sno-Isle as
the service provider. The city has a better incentive structure to control costs and look for creative financing.
I'd prefer to have a rain garden.
I liked the walking path and the amount of outdoor play/learn opportunities.
I like that the Library building a separate but connected. There seems to be sufficient parking.
I like the shared space and the creation of a hub for activity that will be used. I especially like the fact that this plan
has the least amount of impact on the wetlands.
stop wasting the people's money on these projects that are not needed.
I like the lower cost and lower impact on wetlands, with a large exterior public space.
I like that the library and city are connected, yet it still feels like a campus.
I like the footprint but don’t like the shared space.
I prefer alternative 1, less impact on wetlands and less cost.
Less environmental.impact.
The library is still only 1 story which we had in the old location. I say build for the future development of the city
not what we have now.
I like it the alternative I because the City and the library buildings are separated. I like that the library is on the 99th
Ave NE road and the City is on the Market Pl road. I don't like that the city and the library are using the same
entrance.
What size would the library be? As large as the Snohomish branch or bigger, I hope!
I appreciate the sensitivity to wetlands and value more exterior space for the citizens of Lake Stevens to enjoy. I
would prefer the costs to remain low and private development to be kept to a minimum.
there was a lack of parking
I like the way the 2 buildings are connected on one campus. Like the space surrounding the buildings.
I think there is a serious lack of parking.
I like that it spreads out the buildings so that people who live on 1st place NE aren't looking at a 3 story build down
the street. Parking is spaced out and the shared area between the 2 buildings is nice if the weather is bad.
I like that you can walk between the city and the library inside.
City related building should be on Market Pl as pictured
Too spread out and too much space taken up by parking.
I like the play area, but would want to make sure that there is security to keep it from being vandalized. Possibly
move some of it to the inside?
I like the lower cost and impact on wetlands.
inadequate parking and will bring even more traffic to the area that already has too much.
Do not increase our taxes again, please. Enough is enough.
less environmental impact
Lake Stevens residents have voted against this several times yet you continue to push the issue; What part of NO
don't you understand.
I like the shared aspect of this design as well as the low impact on wetlands. It appears the exterior public space is
very generous and yet the cost is low which is so important right now with city taxes going up every year.
Ok not the best
Good use of space and utilization of area
I like the multiple entrances and parking and sharing the costs. I don’t like that it doesn’t include an option for
private rentals or a co-working rental space.
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Question 2
I like that it had a shared space between them and that you could drive up to the library box. It is also important to
have minimal impact on the wetlands.
Sprawl and more land needed.
Alternative 1 gives me a hope of a Civic Center combination that I could support and astounds me that this could
possibly happen. It has the best outdoor area for learning, meeting, and wandering. I like the way that agencies
can be so near to each other, and by the amounts of meeting spaces inside and outside. This is the least expensive
to include so much (which truly amazes me). I could easily see myself enjoying this space in many ways!
I like the connection of the two spaces and low impact on the environment. I also like less privatized building
opportunities
Alternative 1: The two buildings are not distinct enough for my taste. I prefer more separation & inclusion of plants
along a walking area to and from each structure. This alternative also features the City Hall "out front" with at least
a third of library behind and obscured by the City Hall. As much as those that work in City Hall want 'it" to be the
"gem" for most in Lake Stevens, the opposite is true....the library is the gem and needs to highlighted. A
I like the shared space, which has the city and library sharing responsibilities for the building. I like the lower
impact on wetlands. I like the closeness to Market Place.
The flow seems nice, the gathering space is in a nice location. Parking seems ok, but maybe less than the other two
options? Tough to tell.
I like that the buildings would be connected for collaborative reasons & create more space within the campus for
patrons to gather.
like design.
Like:
Lowest Wetland impact
Low cost
Large exterior public space
Shared Spaces between City and Library are more efficient
It looks like alternative 1 has the least environmental impact for the least amount of money. I like the idea of
'Shared Partnership', i.e., shared space. What ever we can do to decrease impact to our wetlands is an important
consideration particularly considering the massive losses of wetlands and forests our county has experienced.
I like that the wetlands see less impact and that there is more public space.
Having the shared space is wonderful. Being able to combine city business with library learning and fun would be
idea. And the city would be getting more bang for their buck! Can't say enough about all the GREEN SPACES and
gather spaces and the learn/play spaces!!
Shared space between the library and city hall.
Large views to the wetland at the west.
Like the ideas of KEEPING all the land for City expansion and events. With the growth of the city, it isn't the time to
downsize! Also, think the Library should be two stories, not one. More computers and class rooms.
South facing plaza and Market Place road. Maximizes views of wetlands. Less impact to wetlands. Large exterior
public space.
I like the lower impact on already strained natural resources. Our NGPA's and wetlands need to be a higher
priority and this design allows the least impacts. I love the common area and the idea of the library being entirely
separated to keep noise and confusion to a minimum.
Minimal impact to wetland, large exterior public spaces.
It is the lowest cost alternative. It separates the library from city services. It provides outdoor space and it is the
least impactful to the natural environment. The play/learn area next to a parking lot would be a terrible place to
hang out/put kids
I like that the cost is lower and the wetland impacts are less.
Like outdoor spaces! Drive through library drop off is important. Parking! Economies of scale!
Parking and easier access to library
The smallest amount of wetland impact. That is critical for me.
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Question 2
I like that this has a shared footprint and less impact on wetlands.
Parking seems very chopped up
Too close in proximity to city administration facilities.
Need parking. Need outdoor space. Keep development & congestion prevalent in lake stevens to a minimum.
Traffic & density in LS getting out of control.
I do like the separate building concept, I do not like the shared area
Love the shared space between the buildings and the separate book drop off. Only concern is that it could be
tricky to share some of the small meeting spaces between the two entity functions. Don't want it to turn into a
booking nightmare where city and library are competing for space for small meetings.
Like: Connected or shared space to reduce the footprint.
Like: Multiple entrances from the road.
Like: Lots of outdoor space.
Best use of space, love the green areas along the NGPA
I like that big rock that’s at the house. With this plan, what’s happening to that big rock? Is that house being torn
down?
Like how the library and the city are separated.
both areas need 2 stories for the reason stated below.
Like the shared space
As a limited mobility person I like the parking is around the specific buildings - so there is potentially the ablity to
park near where I want to go and not walk a long distance.
I like shared agency space and minimal wetland impact
I live across the street from this project on the south side of the location by the fire station. I like the design of the
building with a gather space to enter. I think parking looks sufficient and needs of both library and city flow
together well.i also like that size of the entity is not too large and incorporates the wetlands and open space
Do not like this design. Putting too much into a small area with much larger venues expected.
Feels like a poor and bland use of space.
I really like the shared building section and idea. I also like the use of outdoor space along the wetland and the
gathering area in between the building and SE corner.
I like the multiple gathering points but I feel our townhouse already outgrown a single story library. The concept
does leave room for growth without significant construction.
No
More parking and outdoor spaces
One has many alternatives for outside area use.
The dispersed parking and closely connected buildings is not ideal.
See comment on #3
I like the outdoor designs a lot. I also like that perhaps with the shared entrance there could be a community
meeting room that's available even if the library isn't open?
Good use of available land. Good relation between the city and library buildings. Parking might not be enough.
It's ok, but I don't see any reason to combine the city and library buildings.
I love all the gathering areas.
Why not do a 2 story library and more usable outdoor space. Maybe with fitness equipment.
I like that the library is a separate building and the outside area.
Do we really need this when Granite Falls and Marysville both have nice libraries?
It seems like a pretty well laid out design.
Given the local buildings I feel like 2 stories of the maximum it should be. I appreciate that the one story is closer
to housing that way it builds up it's not just a big tall building right next to houses
Why is the library smaller?
I like the shared space and how it connects the two
The green area can offer some flexibility on how people can spend their spend outdoors. It’s pleasant to the eyes
and offers more options for members in the community.
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Question 2
Keeping the library 1 story helps with accessibility. I like the gathering spaces and shared space allotments.
Like the low profile of the buildings and the green space
Some shared area
I lole the gathering spaces and that the city building and library are separate with separate parking.
With this plan the library is undersized to meet the needs of Lake Stevens residents.
Don’t like the library and city hall mixed
It’s fine but I prefer option 3
Prefer buildings separated
I think that the buildings should be separate like in alternative 3.
I like the Separate spaces with shared outdoor space
I am worried that the city building will overwhelm the library and eventually encroach into the public space. This
option also doesn't allow for future growth (which I think will be needed sooner rather than later).
I don't prefer the connection of the buildings.
There is problems in the concept that it doesn’t seem to address all the issues that face the library.
I like that there is a shared space between both buildings.
I like the large gathering space outside and the large shared space inside. I like the smaller gathering space for, say,
children’s storytime. I like the views the library would have of the wetlands and potential for opening walls out to
it. I like the drive-up drop-box.
I don’t like parking north of the library, then having to walk around to the south entrance.
It's not terrible or great.
I dont like the gathering area looking out onto the parking when it could look into the green space on the other
side. I do like the large gathering area idea though. I like the paths. I think it could be denser and possibly add
some other businesses or even nice apartments.
I like the shared space section.
Don’t like they’re connected
A shared entrance doesn’t seem as approachable for everyone.
I like the shared spaces both indoors and outdoors. The whole space has a nice welcoming feel to it. It doesn’t
look like the entire north end of the lot is used. Would there be a possibility of small retail such as a coffee shop in
that space?
I don't feel like option 1 provides enough outdoor community space.
I don't love the idea of sharing a space with the city building. I think it is better for the library to have it's own
meeting space to meet the communities' needs and not have to share with city for getting meeting rooms.
I like the concept of two different buildings with a shared area. The outdoor area is a really nice place to walk with
small children and enjoy the grounds. If the shared area is meeting room space, the library and the city share, I
would not be in favor of this plan.
I don’t like that the library and city hall are connected, I feel the community would be best served with them
unattached.
Like: Shared building seems like a smart design choice rather than spreading the buildings out. Drive-up drop off
box is great. Best wetland sensitivity and lowest cost.
Dislike: Parking lot shape seems weird and the focal point. No solar? That's a huge missed opportunity in that wideopen lot.
It seems like too much parking lot that has a weird layout. The gather area behind the connected buildings seems
too difficult to get to and is unlikely to be used. The outdoor spaces don't seem as inviting as Alternative 3.
Don't like the 3 stories in this neighborhood
Good to have a drive thru drop-off for library. A raised pedestrian walkway providing from the south was
mentioned. This seems flawed.
I liked the concept of a footbridge for pedestrians from Market Place. I think a shared concept is more likely to
gain voter support in the event Bond Financing is sought.
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Question 2
How many employees would be working here? How much parking space will be required for both them and
people visiting this site? Has this been evaluated? Also, why are you relocating the sewer district offices to this
location after just refurbishing the current offices on Vernon Road?
This is a nice blend of the advantages on alts 2 and 3. It leaves land for natural landscape with a lower
maintenance cost, but still provides trails to access. By keeping the buildings connected, it allows reasonable
flexibility for future needs.
The government and the library should be separated. If there were demonstrations the library could be involved,
and that is not the purpose of a public lending library.
I like that the city building is two stories and would also like to see the library be two stories. This plan appears to
incorporate as much parking as possible, which is very important considering the impact on the residential area
right across the street. this concept appears to have an adequate gathering space.
Play area is too close to parking lot
shared space
Library needs to be at least as large as the Snohomish library! Lake Stevens has way more people and it is
continually growing.
I like that it minimally impacts the wetlands, gives outdoor public spaces, is on the lower end of the cost scale, and
does not allow for much public development. I would like to keep this space for civic functions.
I like the partnership elements of common space to create a more effective use of the facility and space. Also, it
incorporates the natural surrounding property elements.
Feels packed in, and not a complex. Parking issues, too? I do like that it provides more green areas.
I like the site design approach. The gathering area appears to create a welcoming approach to both library and city
hall, visible from street.
I like the spread out parking, gathering space, and shared entry.
I don’t like the buildings being attached to each other.
O
I much prefer the concept of the Library having a separate building so that community events and Library hours
can happen without interference or conflicts with other city departments.
Looks great
I like the arrangement. I’m hoping the library will be similar in size to the one in Snohomish.
I like the connected feel of the two buildings, the outdoor (but covered!) meeting/gathering space and feel the
parking would be adequate.
Separate buildings for the library. Single story library is more accessible. I like the outside spaces and gather areas.
Good use of space.
Like the lower impact on wetlands, amount of shared space but concerned about number of parking spaces.
Potential problem for public events (minimal parking available in area.)
Like: Shared building, big gather plaza, less wetland impact, west side greenbelt
Dislike: Designated city employee parking?
Like drive up drop box for library returns.Would rather have buildings be concentrated on one lot so other one
could be sold to possibly off set cost of project? Would still like the library to stays in downtown Lake Stevens, like
many people.
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The final preferred concept may be a combination of or incorporate different elements of the three Alternatives
discussed in this survey. Please provide any comments about what you specifically li...2
It is workable, although not as desirable and likely more costly than Alternative 1. Alternative 1 has a greener
concept and seems to offer a better idea of common indoor and outdoor areas. Alternative 2 does hide the
parking behind the building, which is a plus.
I believe this plan has the potential to use creative financing (depending on an agreement with Sno-Isle) that might
allow for offsetting costs by allowing commercial buildings in the north section. While it is a more compact
solution, the additional level will actually be great for views from the hill and possibly encourage commercial
building at that height in the north section. I could see a wonderful restaurant on a 3rd floor in that section with
views of the lake, the Cascades, and perhaps even views to the west.
I'd prefer to have separate city and library buildings, and a rain garden.
While I like the idea of the library and civic center sharing space, I do not like that there is less space for outdoor
activities/play and the uncertainty of what the upper property will be developed into. I also don't like that this
option doesn't have a drive up option for library drop off.
Appears cost-cutting and small.
I’m not quite sure what the tract of land behind would be, That’s why I am neutral on it....The three-story building
concepts seems pretty cool but I like the idea of one story buildings.
I don't like the amount of impact that this plan would have on the wetlands and the smaller amount of public
space. Private development is something I care nothing about, so the fact that there is greater potential with this
plan means absolutely nothing to me.
Too tall for the surrounding area, won't fit with existing structures. Oddly shaped and not as much green.
stop wasting my money on this. tax government instead of the people.
I like the moderate cost and high potential for private development.
It looks cramped.
Hate that it’s shared and three stories high. Will ruin Lake Stevens.
Don’t like it, too big of an impact on wetlands and also more expensive build.
Really do not like the idea of a shared building. I feel it would be very disruptive to have people needing city
services coming and going in the same area as the library. Having another entity above the library also hinders
future expansion for the library. Look at all the houses and condos, town houses and apartments being added right
now. Will this building be sufficient to handle this huge influx of community members now and until this new
building is finally paid off?
I don't like the Alternative 2 because the Library and the City buildings are way too close to each other, the
entrance to the building is too close to the bus stop and both buildings are on the Market PL.
I'm opposed to more impacts to wetlands, less exterior public space, slightly higher costs and too much focus on
private development.
I don't like the lack of scenery in this design.
Too cramped. I don’t think 30 years from now the city will be happy they saved 1 million by sacrificing the property
to housing. Should be used as a park, outdoor space. Something for the community.
Also, I question if selling to housing falls within the spirit of the agreement the city/library made with the owner of
the land when it was purchased.
Too close to market place road and if you are studying or wanting quiet Market Place isn't the road to get it on. If
the library sits at an angle to market place (like in #1) then you will have a buffer from the fire department sounds
and the loud cars that have to rev their engines at the corner.
Everything facing Market Pl. Much better/compact
This seems like a better use of space. Although, the library should get more room.
I like that there is use of less land, which can be for further use.
I think this is the best use of space.
Will bring more traffic to the area which is already inundated with traffic.
3 stories ...not. Elevators, problems
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Lake Stevens residents have voted against this several times yet you continue to push the issue; What part of NO
don't you understand.
Again the shared aspect of this design is advantageous but it appears to impact wetlands to a greater degree. Both
the cost and private development potential are high and unless the private development mitigates taxes required
to build this design I don't like it.
Ok
Building is too tall for area
I liked that this had an option for private development to help recoup costs. And I’m hopeful a private opportunity
might be for office co-working rental units.
I like that it has potential for solar but it has no drive up box for the library and the buffer is smaller.
less building cost and less waste of land
Too crowded
This seems to squish everything together which may make it more compact. I don't think that is better. I see
wetlands being impacted more. Mitigating smaller portions to the other side of the buildings does not make up
for loss in a whole wetland ecosystem.
Environmental impact is a huge no as well as privatized building options.
Alternative 2: This takes Alternative 1 and amplifies it's shortcomings. This option is only a last resort if it provides
massive cost savings. But I think investing a little more now in Alternative 3 will pay huge dividends in the form of
charm, image and community support in the years to come.
Maybe too much sharing. I can see city and library events conflicting with noise issues being all in the same
building. I think philosophically the library and city have different missions and ideally that can be expressed by
having somewhat separate spaces.
I like this one as well, but it feels a little "cramped." Probably just because its stacked on top of each other, but it
makes you think the library will be smaller than alternatives 1 and 3. Looks like an efficient use of space though,
but makes me wonder what would the secondary property be used for?
With the amount of growth the city is seeing so quickly, this doesn’t look show a sufficient amount of parking or
entry/exit ways for traffic.
Dislike
Private Development potential (No more franchises!)
Wetland impact high
Greatest negative impact to wetlands, more cost, do not care about more development on the north side.
It most impacts the wetlands, which I don't like. I understand the financial effect of keeping some land open for
private development potential.
This design would be great if the library didn't have any land to contribute to the project. Since the library does
have land, let's use it.
No to 3 story building
A plan to sell the library property to a private developer - such a short-sighted horrible idea.
Absolutely NOT!!! Keep the land!!!
3 story building layout not ideal for the location.
I don't like the idea of sharing a building as it causes confusion and interference among the services available.
Libraries need to maintain the peaceful and quiet mindset and that would be harder if combined with other
services
Impact to wetlands high. 3 story seems out of place.
I don’t like having to enter the city building to access the library. Looks like the most environmentally impactful
option in order to maybe sell the library parcel for $$. It’s cramped exterior space as a result. If the second parcel
were to be used as an exterior open space, it would be better. Rain gardens between parking areas will become
walking paths to the buildings
I don't like the higher wetland impacts.
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Looks like this option does not displace home owners, or doors the library have rentals?
A three story building seems out of place and I don’t like that there is high potential for private businesses there as
well.
Easier access to library in/put not updated 3 stories
Like the advantage of being able to gain private funding from the sale of adjacent property but am leery of what
would be allowed to go in there. Do NOT support housing for that property.
Seems too big city feel to have a 3 story structure. Less homey and welcoming to the library.
Too much private development.
Everything is to compacted and do not like the sharing of the building a all.
This project is an investment into civic space for the future. Reducing the footprint to a smaller area gives the
perception that these important civic functions shall be squeezed into a tight space in order to maximize future
development potential; i.e. that money is more important than a nice quality civic space for the community.
Don't like: Multiple story building will look out of place in that neighborhood. Will look too "corporate".
Don't like: Less entrances from the road.
Like: Opportunity to sell extra space and recover some $
I don't like that the focus is on future development and not using all available land as in alternative 1. Seems like a
big parking lot.
I like that it’s just 1 building and that it looks like that house will be left there with the big rock.
Like that it has a lot of parking. What's going to happen to the back part of the lot?
What purpose is served by not using more than 1/3 of the ground?
parking is too far - you assume people have the ability to navigate and walk a long far from the destination parking
lot. not all of us can get approved for disabled parking by our doctors.
don't like 3 story building or wetland impact
Really compact and large. More of a design we would see where Land is at premium. A little to big 3 stories for a
tinier neighborhood would be larger than any building around
Too much for area involved. Parking for staff, employees, residents on a work day will be full. Case in hand
current city hall facilities. Add events and there will be no parking at all.
All 3 sites do not show housing in this area - low income housing, large homes with postage size property and no
parking on streets. Streets should be called alleys as only driveways allow for parking.
I like it because it leaves options for the other space...but that might depend on what that space was used for in
the future.
I do like the shared building concept. I don’t like that their isn’t as much outdoor space.
I like that this option gives room for growth. The plan meets our current needs but leaves a parcel that could lead
to room for an additional structure if necessary. If the needs of the city grow, a library could later be built next
door, allowing the city offices to expand to the lower level.
Dont like the 3 story prefer single or double in the area like other buildings
This plan seems disruptive to the day-to-day operations of the library.
3
A three story bldg would be unsightly there, and there are very few places for the public to use outside
...too scrunched together.
Nice that’s it’s more compact, but the outdoor areas seem to be compromised.
How would the rest of the property be utilized?
Save the big rock
It feels claustrophobic and uninspiring.
not crazy about a 3-story building and prefer stand alone facilities for the library.
I like the fiscal responsibility this option has. It could be a good compliment to the city/library to have some extra
retail/office/residential adjacent to the property to give it even more of a Civic Center feel.
The building would be too tall for the neighborhood and everything would be too crowded.
I don’t like this design to it all being one building.
I think disabled people will struggle to use a library that has 3 stories.
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I appreciate the way the space is being used. It’ll feel more like. A community shared space.
Three stories is too tall for that neighborhood.
City building and library have separate purposes and should be separate. One building probably means shared
common space and shared conference rooms. Who would control scheduling?
I don't like the multi level.
Too crowded. More housing ? No.
I don’t like the idea of a 3 story building since nothing else in downtown is that tall.
This design doesn't seem to be a god use of the available footprint. Gathering space is too small. 3 stories poses
accessibility issues for the library in particular. I would suggest 2 elevators for a multi-story library.
I don’t like 3 stories and the space reserved for another building. Prefer more open space for people and a lower
profile building in this residential adjacent neighborhood.
Doesn't fit with community.
Three stories would be more difficult to navigate. Also there is less outdoor gathering space.
This is the worst idea. 1. the library is undersized to meet the needs of Lake Stevens residents. 2. It was said in the
meeting that no developer was interested currently to develop mixed use on that parcel leaving only more high
density residential. Which would create a larger parking problem. 3. is does not take into account the wetlands
issue on the properties.
Don’t like the 3 stories
I hate this and do not in any way want a three story building on that property. Aesthetically it would be awful, and
I have zero interest in a strip mall filling the rest of the space. This is definitely my least favorite of the three
choices.
Prefer buildings separated
I really don't like this. Thinking about our BIPOC and other marginalized communities, making this a joint building
may keep people from utilizing the library due to distrust of government officials. I also think having them separate
so the only foot traffic in and out of each building is for the purpose in that building would be beneficial.
Not a fan of the layout and shared building.
I don’t like the single building.
This is a terrible idea and completely undercuts the strengths of a library as a community gathering place). I don't
understand why this is even an option.
I do not like this one at all. It feels like a wasted use of space.
Multi level buildings are problematic for any community space. The maintenance, the sustainably and cost to run
are all greater.
Multiple stories would not be a good option for many reasons such as looking completely out of place, hard access
for those with disabilities, too dominating in the space
Accessibility issues
I don’t like the smaller gather space, and that both gather spaces are near the parking lot and street. I don’t like
the idea of a 3-story building. I don’t like that the library on the first level would see more parking lot than
wetland, and that the wetland area that the library sees is so small. I don’t want to see commercial development
next door, even if it saves money; this is meant to be a public space. (A cafe inside would be fine though.)
Not terrible or great
I really like the density bit not having a plan for the other lot is a miss and will make people think this idea offers
less space. We could create a park in the open lot or active it with apartments above storefronts. I like that the
parking is not spread all over
I don’t like that the library will be given only one floor. I think it’s important to have space to be able to expand
into. Also not enough parking. And I don’t want too much development right there or else there won’t be enough
parking which will make the residential neighbourhoods targets for street parking.
3 stories is too tall for the area
I do not like the idea of future development backed up onto the library campus. It should be a community
gathering place where patrons feel easy, not crowded by the needs of other businesses.
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Do not want a 3 story building in Lake Stevens
3 stories is not appealing. It feels like city and library should be separate.
The ability to sell the north lot is tempting, but over all I don’t feel that this concept is as welcoming. A three story
building is kind of over powering. I do like the outdoor spaces in the buffer zone.
I think a three story building that is shared with the city is not what the community needs. Also, we aren't making
the most of the outdoor space for the community as then anyone could snatch the land up. There is limited
outdoor gathering space in this option and again sharing meeting rooms is not in the best interest for the library
patrons.
This plan is definitely not my favorite. It is great the library would be on floor 1 and the grounds like thoughtful.
Alternative 2 seems to have the most space for available parking to accommodate everyone.
I don’t like that the library and city hall are connected, I feel the community would be best served with them
unattached.
Like: Solar, yes! In theory, a 3 story building should be more cost effective than a 1 or 2 story building. Maybe if the
excess lot is sold or leased that would be a cost saving that isn't included here?
Dislike: Walk-up library returns box not as handy, but not a deal-breaker. Could look out of place next to the
residential neighborhoods across the street.
This seems too jammed together and is mostly parking lot. The outdoor gather spaces don't seem inviting and it
doesn't make use of the full property. It seems like it wouldn't make anything special out of the space.
Don't like the 2-3 stories
Seems to be minimal cost advantage to a high density building design with loss of open space. Design seems
cramped.
This is an interesting approach to generate dollars for the project. I'd like to know more about the revenue from
the library parcel and how it is distributed into project scope.
By having a 3 story building you would have more room for parking.
A single three-story structure will be lowest cost to build, maintain and will be most energy efficient. It also
provides good flexibility for shifting space between the various entities who all face an uncertain future when it
comes to need. Most businesses are already experiencing a reduced need/desire for office space and public
offices will have the same options. Our library already has a fantastic online presence which serves most busy
adults well, but there is still value in libraries for children and seniors (glad it is located on first floor.) Lake Stevens
will continue to grow and the added flexibility will extend the ability of the project to meet all future needs. The
extra land can be sold or leased with a requirement for added (public-accessible) natural greenspace.
The library and city government/politics are too closely related. The library should be a separate entity.
Since the property is owned by the city and the library, I would like to see the whole area used for these two
entities.
Least accessible to people that have a potential fear of law enforcement
I like the partnership but limited parking and 3 story building will stand out in this neighborhood.
Neutral
I do not like the three-story concept. The cost is appealing. But we lose different gathering spaces, which limits the
potential, and the parking is not nearly as user friendly as Alternative 1.
I don't like this design because it forces the entire complex into a small area. With the potential of this design,
there's very little control of development on the adjacent property to the north. Whatever ends up there could
dwarf the Civic Center and detract from the the intended open space and flow for visitors and employees alike in
addition to the integration of the facility with the surrounding natural elements.
Now it’s REALLY compact. And a 3 story building next to the residential just doesn’t “fit.”
Library should have its own building
There could be advantages to 3 story building; lower cost, shared entry, use less land. Since cost will always be a
factor, this alternative should be given signficant consideration, if it does offer financial advantages.
I don’t like the 3 stories, and I’d also prefer to see some separation between the library and the city building.
Libraries should be up and open. In the shadow of the city hall is a bad idea. Really don't like this one at all!
I prefer to maximize the outdoor space for gathering that is in the other options.
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Too close to the city business and I don't like the layout at all.
Really don't like grouped parking and gathering space near parking lot.
The idea of putting the library on the ground floor with the City and likely the Sewer District on the upper 2 floors
is appealing to me. We are in a different era once we entered the pandemic. Office space of the future is in
question. The library of the future is unknown. Therefore, having all three units in one building is very appealing
providing a larger footprint to attract other potential businesses or possibly a new Senior Center.
I think the city and library building should be separate.
A three story building feels tall for quaint Lake Stevens. I prefer the other options that are at most two stories.
I personally like how much bigger the library would be with this option.
O
Small and cramped, don't like.
Good use of space but I don’t know if I like three stories.
Do not want a 3 story building. And it costs a lot more.
This doesn't feel like there would be enough space for each of the entities, nor anyone else that might want to
rent/lease space in the building. Also feels like it might be very office building looking, not very aesthetically
pleasing.
I like that it looks like more parking. 3 story building in this area will be out of place. Wasting space in the other lots
however also bonus that there’s room to grow when needed.
Like the option for selling the parcel IF it's zoned/designated for multi-family, affordable housing. Very much in
keeping with the area and much needed in Lake Stevens. Also like the amount of parking, miss the larger shared
gathering space though.
Like: Top parcel sold for money to help build our project. Developer builds multi-family housing - NOT big
residential homes.
Dislike: compact-crowded building space. Three story building. Our population has taken off with more to come.
Must have adequate parking space for library & civic evening activities/events.
Don't like the elimination of drive up drop box for library returns. My family uses it regularly and it would be
inconvenient. Like possibility of solar power. Would rather have buildings be concentrated on one lot so other one
could be sold to possibly off set cost of project? Would still like the library to stays in downtown Lake Stevens, like
many people.
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The final preferred concept may be a combination of or incorporate different elements of the three
Alternatives discussed in this survey. Please provide any comments about what you specifically li...3
In a perfect world, I would like a separate library building. However, this alternative is too costly and not as
community oriented. It also eliminates the cost savings from selling off the northern piece for multifamily
housing.
This keeps the buildings separate and will most likely push financing to be done by the city and Sno-Isle
separately with little room for creative ways to offset the costs. This will force a library bond election that will fail
and delay the project further.
I like the separate buildings and the rain garden!
I liked the rain garden idea, it doesn't seem beneficial to have the buildings separate though.
Love the open courtyard and detached buildings.
What seems like a court date in the center is a really cool concept. Although it looks like less parking so I’m not
sure if this is a good one.
I like that this has less impact on the wetlands and a greater amount of public space than alternative 2.
smaller government!!!!!!!!!!!!!!!!!!!!!
I like the large exterior public space.
I like how the rain garden and gathering place seem central to the plan. I also like that there is screening between
the road and the parking lot.
This is a great design but I’d like to see more parking.
Don’t like it, more impact on wetlands and cost more to build.
Visually last le this best but the cost and environmental impact is too much
I think this is the best option I believe. There is room for expanding down the road. Let’s just remember that no
matter what option is chosen, when designing the parking lot there are a lot of people who drive LARGE vehicles.
My older full size SUV does not fit in a space for a small car. There is not enough parking for those of us that drive
larger vehicles. And I have kids in car seats which requires extra space to get them in and out. Thank you
I really like the Alternative 3 because the city and the library building, the entrances are completely separated
from each other. I also like that the city is on the Market PL rd. and the Library is on the 99th AVE . The library
usually have library programs going on all year, especially during the summer, give them more space and
separate from the city building is make more sense for the community.
Like the drive-thru drop off area. Would like library twice the size of City Hall bldg.
I don't mind the separate agency partnership but worry about the additional impact to wetlands and higher cost
overall.
Great use of outdoor space. Seems like lots of space for multiple uses.
Would like to see a connected building with shared costs.
I like the layout of the buildings and parking looks ample.
The lay out seems the most functional, I like all the outdoor space.
Too much gather space?
Seems like a better use of space than 1. Although, if the city building was added as 2nd and 3rd stories to the
library, there would be more room for more park/green space.
I don’t think that this is the best use of the space.
Lake Stevens residents have voted against this several times yet you continue to push the issue; What part of NO
don't you understand.
The shared aspect of this design is really limited and it impacts wetlands while being the most expensive plan put
forth. I am really opposed to a highly expensive development that doesn't utilize the opportunity to partner with
the agency sharing the site. It also doesn't offer much of an opportunity to provide private development potential
which might be advantageous in mitigating costs which appear to be high.
Better
Why spend so much more for community buildings. Better to split the costs in a shared design. Although I’ll admit
that I’ve never been in a sewer office or permit office.
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I love the gathering spaces in it.
Even more sprawl and loose any cost savings by combining buildings
Best option!
This site costs the most, but seems to provide the least in terms of inclusiveness. However, if Alternative 1 were
not available, this would reluctantly choose as next choice.
Similar to 1 above. I’d be happy with 1 or 3. I like the rainwater feature here too
Alternative 3 clearly separates and makes distinct each building. City Hall has it's place and a short walk away is
the beloved stand alone Lake Stevens Library. Lots of plants, nature, green space needs to draw in visitors from
the street to the parking to front door of each building. By far the best option in my opinion.
Two separate buildings is very traditional but I have fears that it would lead to two separate funding campaigns,
two separate maintenance plans, less support from the city for the library overall. This may seem cynical, but
having lived in Lake Stevens for almost 20 years, and seen its citizens shoot down funding for the library building
over and over, I worry that with separate buildings the projects may get unequal treatment.
This one seems to have a nice flow, similar to the first option. The gathering space splitting the two buildings
seems nice, but maybe it equates to square footage loss in both the library and city offices? Parking looks good,
although appears to be less than option 1? That might make me prefer alternative one over this if thats the case,
always nice to have plenty of parking.
The parking/entry ways looks more accessible. Seems like both buildings would be more distant from each other.
Dislikes
Wetland impact
High cost
Separate buildings
Again - more negative impact on wetlands, no shared space, more cost.
The actual impact of this design would be greater in cost, which is not a good fit for Lake Stevens. Plus there is
less option for private development, not necessarily a good thing. Of course, it would be the most expensive
which is probably why it is more attractive!
The whole idea of the library buying land next to the city owned land was a joint venture project. A way for both
the city and Sno-isle Library to serve the community of Lake Stevens in a "better" way. Having the buildings
separate would not be conducive to a "one-stop-shop" concept.
Like:
A drive-through service point at the library - great service for families and seniors!!!
A large shared plaza!
If the library decides on the levy, this plan would work with the levy timeline.
The access to wetland is incorporated with minimal impact to it.
Dislike:
The city hall's 2 story height will make the plaza very dark and shady.
Idea:
Can you make the city hall building west-facing, N-S length, as Alternataive 1 does?
Space could be used better, saving for future expansion. Too spread out.
East facing plaza. Large exterior public space.
the building layout and gathering spaces are fine but this design sacrifices wetlands and I think they need to be a
priority on any new construction to keep our lake and trees and wildlife. This is why it is so beautiful here and we
need to keep it that way.
Large public spaces. Less impact to wetlands
Like the separate buildings. But too much wetland impact for that preference to be more than Alt 1. Not as
pleasant of use of space as Alt 1
I don't like the higher wetland impacts and the higher cost.
Library offset to easier access- consider more parking to the side and behind- I’m not sure you understand how
busy it will be once moved and bigger - ask the library staff what will work-involve those who are actually doing
the job and know the clientele please - they know the public and our needs
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Wetlands impact and less community "share" potential.
Seems welcoming and the outdoor landscaping seems beautiful. Like that there are 3 entrances to the parking lot.
The library is not large enough.
I like that it has separate buildings, if the city ever gets picketed protestors they will be separate from the Library
so should have no impact to the people who work in the library or want to go to the library, the green spaces
around the building are very nice.
Love the shared space here, I think it will look amazing and be utilized. It's an even better gathering space than
that in Alternative 1. This orientation maximizes the site and lets each entity have the meeting space it needs.
This option also provides the opportunity for future expansion of either building if needed due to growth.
Like: Drive up/ drop off area at library to assist handicap and elderly.
Like: Lots of "Gather" and outdoor areas.
Like: Multiple entrances from the road
I like it better than #2 but if I recall in reading through the details this one had a larger impact on the NGPA and
was more expensive
I like the courtyard. I don’t like that it looks like that big rock by the house is going away.
I like distinct differences between City and Library. Also is there discussion on Senior Center integration.
Like that they are separated. Used a lot of the available space.
If anything, both areas should be 2 stories. Libraries are always expanding and the space would eventually be
used and there would be a lot less costs to open the 2nd floor without having to remodel or rebuild.
I like the parking choices on this one the buildings seem very far apart though please provide benches to rest on!
nice looking campus and low cost
I like this one it is similar to option one. I like the size of the buildings and I appreciate the open face design of the
gathering place in the middle. Very close to option one.
This concept makes the most sense allowing for future expansion, and allowing for every day flow of both vehicle
and pedestrian traffic without interference with each other. Again, parking is a major concern in this heavily
dense population. I can see these parking lots being used for resident parking. The fire station parking lot is full
not allowing for parking in lot but on the street. Was there any consideration given to purchasing additional
parking across the street on either the NE or SE corners? Intending for more coffee shops, or the like as
additional revenue should not be considered as long range usage can't be counted for permanent income.
I like the idea of trails and interpretive areas...but...I also wish that there wD more to it. I'm just not excited
about a library and city buildings. I had hoped for something more to hub the community.
I think the large gathering space in between the buildings could be cool. I just don’t think it is necessary to have
two totally separate buildings.
I like the gathering space in between buildings and how the parking lots are connected for flow between
buildings.
Like the double entrance for parking
Best of the available options. Library needs to be on ground floor.
This seems the best to me.
3
Less parking, but similar outdoor pace to option 1
Lots of cool outdoor space, city and library buildings are disconnected and parking seems to be a fair compromise.
Better use of out door space with conservation of the surrounding wetlands!
I like the library being it's own building would be more compliant with grant money
Drive trough drop off an essential especially for us older folks
Would like to include a mail drop off.
I love this one, especially the outdoor spaces.
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Prefer the library to be a stand alone facility and not shared building space with City offices. Shared Gather
spaces ok.
This option is nice if the project has to be done in phases: the city may be able to raise funds to move forward
before the library (or vice versa) and this plan could allow for development at separate times.
I prefer there to be separation between the city and library buildings. I also like that there would be screening at
the corner.
I love the drop box, parking and thoughtfulness.
My favorite choice due to the layout of the library building and the outside spaces.
I like this parking design best. Access is easier to both buildings
I prefer where there is in from the two stories down to the one story versus two stories next to regular housing.
Library should be bigger. Why not two stories? Needs community space to run activities, classes, and meetings.
Nice separation with out door space.
I like the parking lot and having a gathering area between the two spaces.
There seems to be less green area provided or at least for people to gather, relax, read, etc.
I like the large gatherings spaces and overall use of space in this design, which takes advantage of the available
footprint. I prefer a 1-story library. Green space seems to be largest in this design / sketch, which is a priority for
me.
Like the lower profile buildings and amount of green space
Best use of available space. Not too crowed.
Again I like the outdoor gathering spaces and the separation of the library and the city buildings
Alternative 3 is the only viable option. It gives the city what it needs and the library the ability to decide it's size
and scope. It is the best fit for an expanding Lake Stevens.
This makes the most sense
This is the best option by far.
Having the library be in an entirely separate building is important for our community.
Love the buildings separated by gathering space as wells as the plant learn and rain garden areas
The green space between the buildings and well as having them separate I think is the best option. This is how I
see the future for all people of Lake Stevens.
The best part of option 3 is the separation of city government from the public library building.
Seems like a more open outdoor layout than option 1. I like all the green space around and between the buildings.
The library is it's own building and we can keep as much greenspace as possible.
I love all of the outdoor spaces and the separate entrances and separate buildings
Yes! The extra space to gather and learn is definitely worth the slight additional cost. This provides REAL options
for the library in terms of growth. The other two do not.
I like the separation of the two buildings. I really like the courtyard space between the two buildings.
It gives each building the required space without having to sacrifice services for either of these!
concept sketch
I feel like this design concept is the most equitable for all of our communities citizens. We use the library weekly
with our family and feel like overall this is by far the best design and option.
I like the flow and all the garden space but I don't see it being used much and prefer option 1
Best for accessibility and equitable opportunities.
I feel like this just looks nicer and has more room to grow, you could always add another floor to the library if
necessary one day.
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I love the large gathering space with a rain garden in the middle, and that it’s sheltered from Market Pl. traffic by
the City building. I like the smaller gather space for library use. I love that both buildings have views/access to
the wetland. I like that the drop-off can also be used for pickup by the disabled and haggard moms. I like that it
has a lower cost/sq ft, even though it costs a little more. I like that the library is offset the most from both streets
for less distraction and quite reading.
One thing I hadn’t considered that was presented in the meeting was that the City building would cast some
shadow on the library and gathering spaces. That’s a concern. We need to maximize natural light in the library
and to warm us when outside.
This is the best alternative for the Lake Stevens Community. It encompasses the best features for use.
Not a big fan of how spread out the parking is but like all the green space and how much flow and position of the
gathering area. I like the water features but I would like this all in a multi story building to increase the park size
and decrease the parking and building footprint
Love the rain garden between the two buildings! Appreciate more parking. Feels like a better use of the space.
Best option for equity.
Great space and concept
The two buildings should have independent identities. They have completely different purposes and should have
completely separate spaces. The somewhat separated parking set up also helps to achieve this sense. The
outdoor gathering space is a very desirable feature to make the library a magnet destination for young families,
as it should be.
I like the open gathering areas in the center and distance between buildings. It creates a town center vibe and
will be a great place for snacks on trips to library
Separation of the buildings and common area in between
This blocks off the library so it's hard to see when coming upon it.
Love the separate buildings to make them approachable for everyone. I think aesthetically it will be more
appealing too and make that area look so nice with more garden space and outdoor space.
I would rather have the ability to share indoor spaces and also not duplicate the costs of mechanical and other
costs stemming from two buildings.
I think this plan optimizes the land in the best way and I love a separate library and city building. Based on the
Lake Stevens Allies for BIPOC Diversity, Equity, Inclusion and Access recommendations submitted last month, I
feel that that this alternative gives our community the best opportunity to see those recommendations realized.
It also allows for the Library flexibility to create a library that fits the needs/wants of the citizens. I also like that it
won't allow for future developers to crowd this space.
I appreciate the use of the land. It would be a great place to meet friends, a short walk, enjoy the library, and
plenty of parking.
I like that there at three main gathering areas so it can be multi-functional.
I feel this design will best serve the community. I don’t think anyone wants to visit the library and city hall at the
same time. That’s gives it a totally different vibe.
Like: The shared gather space between the buildings feels right; too bad it doesn't line up with 1st Pl NE. Two
separate buildings have the best chance of looking cool w/northwest character.
Dislike: More expensive; seems wasteful to separate the buildings; worst wetland sensitivity of the 3 options.
The gather spaces between the 2 building could be made super inviting to draw you into the buildings AS WELL
AS the outdoor spaces behind them. It has a lot better flow (car and foot traffic) and many more opportunities for
interesting walking paths and architectural features that play off each other from each building.
Keeps getting bigger
Feels more open and accessible
I think the library and city services should be in separate buildings.
I like the increased outdoor space. Why not have the 1-story library be the southern building and the 2-story City
space be Northern structure. This would seem to be more appealing and help minimize shadows in the open
space.
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I like this concept in general form, I just don't believe our community would support a bond measure of two
seperate and defined buildings. A partnership is my preferred choice.
Parking issue.
This seems like it will allow the best library--especially space for kids
I like that there are separate buildings/ entrances. The missions of each operation (city admin and library) are so
fundamentally different and could conflict at times, I believe they should stand alone.
Alt 3 is certainly seems lovely in concept, but the outdoor space between the buildings will require a lot of
maintenance to avoid the typical half-maintained appearance we see in other campus settings. Natural
landscape (habitat for birds, frogs, etc.) is much less viable in a space like that. What happens if the library needs
a little less space and the city needs a little more space in ten years?
I like the library to be a separate building from the City government/political building. I like the separate parking,
too. There is still room for a small coffee stand, but coffee drinking in the library should be in a limited area.
This concept provides more public gathering space as well as separate buildings which could be an advantage. My
biggest concern with all of the concepts is that parking be considered since there is a residential area to the east
of the project. If adequate parking is not provided, the residents' parking WILL be impacted. I like the appearance
of this concept.
The integration of nature and play space is beautiful!
Will blend in better with the neighborhood lots of parking!
Like the drive-thru drop off. Don’t need space for private development.
Indifferent
I do not like the separate buildings, as I think they are an inefficient use of space and won't allow for collaborative
management.
I don't like the separate buildings. The initial concept was to have the library close to the corner. This design is the
farthest from this idea.
Separate areas for business and library. Library has ability to grow and/or be renovated in years ahead, and the
same is for the city offices. Parking spread out and some “room” between the different uses of the full building
complex.
Like the separation of city space and library
Looks like neither building gives a welcoming face to Market Street and the gathering area seems to create a
boundary (DMZ) between library and city hall.
This is the one! Expanded and comfortable. Doesn't seem jammed together. Buildings have their own identity
and independence. This seems to fit form and function and matches the vibe of Lake Stevens that those of us
that have lived here for over 30 years can really appreciate. Gotta be 3!
I like the idea of the library separate from the city business. Also I like that they have their own gathering places
instead of one gathering place that is always tied up and the other place can't use it. I think the library would
feel good being separate from all the activity of the city business. It would have it's own library sort of energy
like a library should have. Quite and calm.
Love the gathering space between the two buildings
This is the least favorite of the three proposals.
Best takes advantage of the space.
I think this is a great design.
I like the separate buildings with convenient parking for each, and ample room to gather outside.
I like the park space and water features in this one.
O
The library has its own building, that is again the most important feature.
Independent library
I really like the buildings spread out more.
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These feel like they could be two separate projects, should one party find funding before the other. That does
lead to a feeling of separation, not a unified 'Civic Campus'. There is also the fear that one party NOT be able to
find funding, and then this would be half completed for who knows how long...
Good focus on community and gathering areas, excellent use of space. The turn around drive at the library is
excellent. Separate building for library.
Much prefer the shared aspect to #1 and #2.
Like: Greenbelt, maximum parking, two story city building, gather plaza
Dislike: entrance locations
Like drive up drop box for library returns. Would rather have buildings be concentrated on one lot so other one
could be sold to possibly off set cost of project? Would still like the library to stays in downtown Lake Stevens,
like many people.
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If you would like, please explain your reasoning to the previous question.
See my answers to the specific alternatives.
I believe this plan has the potential to use creative financing (depending on an agreement with Sno-Isle) that
might allow for offsetting costs by allowing commercial buildings in the north section. While it is a more compact
solution, the additional level will actually be great for views from the hill and possibly encourage commercial
building at that height in the north section. I could see a wonderful restaurant on a 3rd floor in that section with
views of the lake, the Cascades, and perhaps even views to the west.
I like the separate buildings and the rain garden!
Alternative three uses all the space so the community has lots of outdoor areas.
I liked the way the property was utilized and the space was shared.
I like how its spread out and the court yard in between the two buildings!
Need a huge library!!!!!
Less impact on the wetlands but buildings are not together. I think the library should be separate.
It is least disruptive to the wetlands and has more room for public space
One level on for the library
none of the above
Alternative 1 has both the lowest cost and lowest impact on the wetlands. Both of these objectives are
important to me. They also have plenty of space for expansion if needed.
Has the most gathering space. Allows for separate but shared facilities.
Out of all three options, alternative 1 is the better option in regards to price and impact to the wetlands.
It’s very accessible, and potentially allows room for expansion by adding additional stories
It seems like to best option of the 3
I appreciate the sensitivity to wetlands and value more exterior space for the citizens of Lake Stevens to enjoy. I
would prefer the costs to remain low and private development to be kept to a minimum.
I LOVE the potential nature design and the buildings their own space.
The design, traffic flow, not having to leave the building and having covered areas and private gathering areas are
nice. #1 gives you an area away from street view to gather but still be outside.
It impacts the wetlands the least.
Like that it is using less space, but there is not the play area the is in #1.
I think number two has the best option and best use of the space.
Having the spaces separate from one another
like the design and less environmental impact but parking may not be adequate.
Less negative effects on wetlands that have already been filled with Target and Community Transit. If we don’t
stop building on wetlands, we will effectively poison the lake we live around. It’s already bad enough that the city
currently uses an oxygenating system to prevent the lake from turning into a pool of muck. Upland wetland
riparian areas give drain water a place to be filtered by organic matter before being released into our watershed.
Everything should be done to assure that our local wetlands are preserved and cared for properly. Go ask the
stream center in Mill Creek for advice. They know what they are doing. Thank you.
Lake Stevens residents have voted against this several times yet you continue to push the issue; What part of NO
don't you understand.
For the reasons stated above.
Seems like it allows for a more spacious and easier to access library.
Because I like separation of the two buildings because it gives space for community to walk around
I like the library being separated from the city services. It will also be important to have ample parking. We
normally walk to the library where it is currently located.
More spread out
Share the costs and allow for private development.
less sprawl and lost cost of constructions with a single building. Sharing of building resources better and could
probably be made energy efficient easily
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I have already answered this in my choices above (particularly for Alternative 1).
Those that go to City Hall typically a not focused on also visiting the library. Therefore the dynamic and vibe of
each building will be very different and not necessarily cohesive. Not to imply City Hall visitors are in a poor mood
but they tend to be task oriented, ie get in /get out/get on with their day. Library patrons tend to be either
helping children (often in tow) and/or looking for quiet adult focus time to find their knowledge source (book,
tape, etc). Different buildings with very different clientele need to be separate and distinct to allow for this
natural divergence of culture, climate and rational for why a person visits each (city hall vs. library).
Good balance of shared investment in the project, lower impact on wetlands, good public facing buildings.
I think the flow is nice, and the gathering space in between the two is nice. If building square footage and parking
is affected by the more "spread out" approach, I might lean towards alternative 1 instead. Alternative 2 might
actually be the nicest, but is the least appealing in the "top down" view we have above. A 3D model and square
footage/parking breakdown details would likely be needed to show everyone what the reality of alternative 2 is.
Just my two cents though.
children using library more protected from human traffic/safer
You get more bang for your buck option #1 (bigger building for less cost and least amount of wetland impact).
Already answered for each individual alternative.
Using all the space means we have truly built a civic center. But I trust the opinions of our community and hope
that, with enough input, we will truly get something that is wanted by the majority of our community.
Having the shared space is wonderful. Being able to combine city business with library learning and fun would be
idea. And the city would be getting more bang for their buck! Can't say enough about all the GREEN SPACES and
gather spaces and the learn/play spaces!!
A drive-through service point at the library - great service for families and seniors!!!
A large shared plaza!
If the library decides on the levy, this plan would work with the levy timeline.
The access to wetland is incorporated with minimal impact to it.
one building seems most economical and takes up the least space for other things
Keep the land & utilize it effectively covering events, daily gatherings, and business & learning.
Facing Market street and south facing plaza. Large public exterior public space with minimal impact to wetlands.
Least impact to wetlands and a lot of outdoor space
Smaller footprint.
It seemed to incorporate lower cost, less impact to wetlands and not allow for private businesses.
See above
Least amount of wetland impact.
I think it is an excellent idea to be able to share area/areas with the City and Library. Benefits both. I am
concerned about the total size of the library! Please consider increasing the square footage.
I like that it has separate buildings, if the city ever gets picketed protestors they will be separate from the Library
so should have no impact to the people who work in the library or want to go to the library, the green spaces
around the building are very nice.
It is my preferred option as it provides a lot of outdoor space for the public and reduces any potential conflict
with shared meeting spaces between the library and city. At first I was set on Alternative 1 since it was lower cost
but the cost difference really isn't much in the grand scheme of things and this provides everything needed in a
proper civic space so why shoot ourselves in the foot to save a few dollars.
Unless that big rock is going to stay where it is, I like alternative 2. If the rock will stay regardless, I like option 3.
Distinct differences between buildings and their uses.
i like the layout.
Shared and gathering spaces
For a mobility limited person it seems like the easiest to navigate
I like that the library is separate and single story but still has a shared area.
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Alternative 1 and Alternative 3 were very close for me. I live across the street south facing and I can see the site
out of my townhome window. I have a young family that will utilize these services so this decision is important.
Ultimately, Alternative 1 appears to be a little more wetland sharing and less expensive overall for what I see to
be similar designs. I do like either option
2 separate facilities makes more sense for long range planning, allowing both facilities to run independently of
each other.
I think alternative 1 is a good mix of building shared space and creative outdoor space usage.
This plan allows for growth of our community by reserving a parcel. I’m worried about a one story library meeting
the needs of our growing community, but by combining both services into one building, we leave room for future
growth.
City customers and Library customers do not have to share common space.
Described in comments on each.
Better use of out door space with conservation of the surrounding wetlands!
I like the library being it's own building would be more compliant with grant money
Drive trough drop off an essential especially for us older folks
Would like to include a mail drop off.
It feels most inspiring and beautiful
Prefer a 1-story stand alone library.
Separate building so they can set specific hours and run on their own schedules. Safer.
Need more space for comprehensive library comparable to Lake Stevens’ growth
I like having the two buildings separate.
The spacing of #3 is aesthetically pleasing.
More relaxed. Less busyness.
I like the two separate low profile buildings linked by green space
Better utilization of existing space. More open outside areas.
I prefer to have both buildings separate, if possible.
I like the prominence of the library and having it be separate from the city building.
Alternative three gives the library independence to choose what it needs based on the citizens of Lake Stevens.
See above
As a mother of young children, I think having the library very separate from business offices would make me
more comfortable bringing my exuberant, energetic, wild Bunch to utilize services.
I also believe, this arrangement would make the library more accessible to all members of our area including our
BIPOC community members.
I would hate to see people who need library services avoid going in because they have to walk through our police
department too. It may not feel great, but whether we like it or not, to ensure the most access possible to both
organizations, I think having separate buildings is the best idea. Also, having separate buildings means if either
organization deals with growing pains in the future, it will be easier to update one building rather than two.
Better layout and maximum outdoor green space.
Alternative 3 is the only one that can truly express the community's stated vision for a library.
Separate buildings just makes sense from a safety and security stand point!
I feel that the Alternative 3 provides the best option and access for the growing community. I think separate
buildings meet the divergent needs of each building, and provides quality outdoor gathering points for customers
that will serve the community well.
It seems the most equitable !
For all the reasons I explained above.
Best features.
Alternative two is denser and makes more sense in terms of preserving more open space or adding additional
housing on top of businesses. I think that would provide the most activation of the space.
I feel it should be equitable for all community members in design.

The Miller Hull Partnership, LLP

Lake Stevens Civic Center

Public Engagement Survey No. 2

Question 8

Best option for equity, with ample parking and a nice outdoor garden as a shared space. Lake Stevens needs
more shared gardens. Library needs its own building and to not be limited to part of a building so it has flexibility
I like the gathering space.
Separate purposes, separate buildings, separate spaces. I hate the idea of conflating the library with government
offices.
I think it is important to keep the areas separate between city and library. I would hate to have peoples
perceptions of the city to interfere with their library engagement.
Alternative 1 will meet the needs of the city and the library and at the same time give the community meeting
and event space. I like the way the site looks with this design.
see above
See above.
It seems more sustainable to me to have a shared building space rather than separate spaces.
Good flow and more opportunity for interesting architecture.
I like how there is more nature elements added. And 1 level. The configuration looks better for the flow of that
street. Considering it's in a neighborhood. Also is a busy intersection. Never like when there is just a concrete
building and no trees added back.
The library needs to be a separate building
Seems to have the best fit into the available land, although I am concerned about the comments that the open
space would be in shade, hence suggestion to consider flipping the buildings.
Parking along 99th is an issue as the development across the street has no street parking for the residents thus
they are required to park on 99th. This is an issue. The property on the southeast corner of Market and 99th is
not developed. Is it available? Could solve parking issue.
The other two seem like they will be too constricted by the city building
See answer to #6.
As stated above: A single three-story structure will be lowest cost to build, maintain and will be most energy
efficient. It also provides good flexibility for shifting space between the various entities who all face an uncertain
future when it comes to need. Most businesses are already experiencing a reduced need/desire for office space
and public offices will have the same options. Our library already has a fantastic online presence which serves
most busy adults well, but there is still value in libraries for children and seniors (glad it is located on first floor.)
Lake Stevens will continue to grow and the added flexibility will extend the ability of the project to meet all future
needs. The extra land can be sold or leased with a requirement for added (public-accessible) natural greenspace.
2 seems too compact, and 3 send to have less parking and we would get rained on walking between the buildings.
I like the buildings separated because one is for governmental/political purposes and the library should not be
associated with the government. The library is for learning and research.
Nice, large separate space for the library.
greater separation of the two businesses
Alternative 3 provides more public gathering space as well as separate buildings which could be an advantage.
My biggest concern with all of the concepts is that parking be considered since there is a residential area to the
east of the project. If adequate parking is not provided, the residents' parking WILL be impacted. I like the
appearance of this concept.
Separate buildings and space.
It is the best balance of space, impact, and usage out of the three.
I don`t care for the idea of cutting down the trees to erect buildings that block the view of the lake.
I like the partnership elements of common space to create a more effective use of the facility and space. Also, it
incorporates the natural surrounding property elements. It also costs the least.
I like the fact that the two buildings city and library are separate from each other.
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An actual Lake Stevens “Complex”feel to it. More one-story style fits the area. Elevators not needed (would be
added expense in the long run). Separate areas for business and library. Library has ability to grow and/or be
renovated in years ahead, and the same is for the city offices. Parking spread out and some “room” between the
different uses of the full building complex. Much better feel.
I like the separation of city space and library
The library and city hall should be separate. Allows for possible growth for both
Brings city hall and library together into a welcoming complex. There is tremendous value in having a place of
learning and thoughtfulness (library) together with place of government.
I like the division between the 2 buildings. I like the garden area.
I like the idea of the library separate from the city business. Also I like that they have their own gathering places
instead of one gathering place that is always tied up and the other place can't use it. I think the library would
feel good being separate from all the activity of the city business. It would have it's own library sort of energy
like a library should have. Quite and calm.
I shared my thoughts on the Alternative 2 site. The Civic Center could incorporate so much more with allied
businesses, additional resources such as a Civic Center and so much more with sufficient parking, abundant
meeting space for the foreseeable future.
lower profile
The library is slightly smaller than I’d like but it has more outdoor spaces and doesn’t impose on the nature and
other buildings nearby.
O
There is no "shared" connected space in number 3 that could make extended library hours complicated.
better separation for library
I like the arrangement the most.
Feels like a true 'Civic Campus' involving all entities residing on the property.
I like the use of space, keeping library separate, turn around in the parking lot
I like having the library separate from city services.
Addressing wetland concerns should be a huge priority, but am torn by the lack of parking. REALLY like the social
/ community interaction possibilities with the shared spaces.
Central, shared space, large greenbelt, gathering spaces
Like possibility of solar power. Would rather have buildings be concentrated on one lot so other one could be
sold to possibly off set cost of project?

The Miller Hull Partnership, LLP

Lake Stevens Civic Center

Public Engagement Survey No. 2

Question 10
If you would like, please explain your reasoning to the previous question.
See my answer for Alternative 3.
This keeps the buildings separate and will most likely push financing to be done by the city and Sno-Isle
separately with little room for creative ways to offset the costs. This will force a library bond election that will fail
and delay the project further.
I'd prefer to have separate city and library buildings, and a rain garden.
Dislike the idea of housing next door. Businesses would be better.
Just not a good layout all crammed together!
Too small of library
As I stated in the earlier area. A three-story building just seems too packed.
I don't like the buildings being together.
It is most disruptive to the wetlands, and places potential private development above ecological and community
engagement.
The library would be on an upper level
really none of the above. Stop stealing from people.
The cost is highest with a fairly high wetland impact.
Too compact, less gathering space.
The biggest impact on wetlands and most expensive to build.
This design is potentially very ugly. Three story structures are large enough to dominate the surroundings, and
unless very carefully done, can be eyesores
I don’t think a large multi store building aligns with the feel of Lake Stevens. It also limits the future growth of
both the city offices and the library
When I go to the library, I just want to be at a library. I don’t want to be near any other city-related services.
I'm opposed to more impacts to wetlands, less exterior public space, slightly higher costs and too much focus on
private development.
It is small and lacks room for outdoor scenery. Mukilteo library has a beautiful trail, and I would like something
similar to be able to enjoy a trip to the library and walk the grounds with some beautiful nature stroll
Don’t want to see the property sold to save a minimal amount t of money. Don’t think it is in the best interest of
the community.
3 story building right on a busy corner with all the noise doesn't make sense to me. Also would be out of
character for the neighborhood.
It's mostly parking lot
Too spread out
I don’t like the impact on the wetlands or price.
I don't lilke having the spaces squashed one on top of the other. I also think shared meeting spaces are recipes
for scheduling disasters.
It harms the wetland areas, ruins our local watershed, and isn’t beneficial for wildlife living in the lake.
Lake Stevens residents have voted against this several times yet you continue to push the issue; What part of NO
don't you understand.
Looks like it has the least square footage for the actual building.
Because it to crammed together it won’t look right for the community
Many kids will be frequenting the library and do not need to be in the same building as city services.
Do not need a three story building here.
Why not share the expenses??
the combined "shared" space is a joke. If the goal is to have a separate library and city building do it.
See above for Alternative 2.
See above.
All of the rational above applies here.
Separate buildings may lead to unequal support
See above. I think its probably just how it compares in top down visual representation versus the other two.
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Option #2 has the most wetland impact, and a three story building in that neighborhood is an eyesore. Also, this
option has the highest potential for private development which allows for even more of the franchises Frontier
Village has been inundated with.
Don't care about saving space for future development. Vote against future developing of the land.
This design seems to put civic center on the back burner over the opportunity for private development.
No feeling of a shared space between the city and library.
A plan to sell the library property to a private developer - such a short-sighted horrible idea.
NO to selling some of the land.
Concerned about the private development statement, not sure what that means.
The building seems huge and would be out of place in that neighborhood.
See above
Most wetland impact.
Do not like the 3 story building. Everything in that area is lower to the ground (no more than 2 story homes).
A three story building sounds awful!! Everything crowded together. I'm very concerned about the development
of the land just to the north. If apartments are built, there will be a huge parking problem!! People from those
apartments will be parking cars in the city/library area as well as the street.
I do not think that a local government building should be shared with a Library to me it is kind of a Chaurch and
Sate thing
Doesn't allow ample outdoor public gathering space and squeezes everything into small area. Concerned that it
would not allow for future expansion if needed.
Too tight. Too small. 3 story building will look out of place.
I don’t like that from Market you’ll only see the sides of the buildings. With the other options the frontage is on
Market, and I like that.
I don't want three stories.
It doesn't fully use the space
wasting the land
Alternative two places the parking WAY OUT there with a lot of walking - also allows for people to "park in back"
and do less desirable things.
I'm not a fan of combining everything into one building with multiple levels. I also think this will add to traffic
build-up as all are entering one building.
Putting 10 lbs of manure into a 5 lb bag. Too close - crammed in - doesn't flow for me.
I would prefer to use both lots, hopefully providing more usable outside area. I am not sure this would happen
with the second lot being sold.
I prefer the multiple smaller gathering spots of plan 1 compared to plan 3.
Both 1 and 2 the least
City customers having to pass through library space to get to city offices.
Too condensed, it would be nice if the library can be a dedicated building
Too much togetherness
Cramped, feels oppressive
I like library separate, less disruption bringing kids in and out.
3 stories
Too much crammed into one area.
Too small
Too much jammed into small space.
Three stories is too much for this residential adjacent building. Also I think the city should prioritize providing
green space in this neighborhood.
3 story building doesn't fit with my community
I really dislike the idea of having both the library and the city in the same building with a homogeneous look.
Option 1 and 3 are more preferred by my family.
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It purposefully undersizes the library and prioritizes the city building, which, according to the first survey, over
80% of the respondents never use. The Library, according to the survey, gets over 80% usage.
No plant learn/rain garden environmentally thoughtful areas.
Don't like the 3 story shared building. Feels too cramped.
Alternative 2 is a complete non-starter. The restrictions on the library would make it a waste of money. There is
no room to grow, it doesn't inspire, and constant city traffic makes the building completely transactional instead
of transformative.
Operationally more expensive and doesn’t provide the library with adequate space.
It has the least access for all of our community and I believe would be a huge eyesore.
3 stories is not ok
Not room to grow, other space will be filled up by something else.
It’s 3 stories, minimal access to wetland, and don’t like a lot of commercial development next door, even if it
would “support” a civic center, like a cafe.
I think it's not as dense a 2nd dont like the gathering area facing parking.
Not enough parking, and garden space outside could be bigger. Library does not have its own separate space.
Three stories is nuts. This is where people LIVE
Nobody wants to visit a library in an office complex. I imagine fitting all of your build purposes into one design
may save money. I believe a real investment should be made to create a library that the community can grow
into for decades. In this instance saving tax dollars is not appealing. The library is part of our community’s
educational infrastructure, helping students, preschoolers, seniors and job seekers. We should invest in it
accordingly.
I don’t like the spaces being combined and it seems like the least functional layout
There are no three story building in town and it would be odd.
Two separate buildings removes part of the idea of shared facilities. Basically we would be sharing the location
and not fully using the potential of the site.
Three stories is really not accessible and may limit the library's ability to keep all public shared space on one level.
Trying to imagine someone in a wheelchair always having to go upstairs for certain things that would be shared
between buildings.
Way to compact. No room to breathe. Not enough space for areas of interest.
Not enough trees and nature
Don’t like 2 library needs to be a separate building.
Nice layout but my concern is parking.
I'm concerned about the cross traffic with the city building
I think a tall building there would be out of place.
See comments for Alt 3 above.
Not that I don't like it, but there always has to be a 3rd place. If I was working there for the city, I wouldn't enjoy
that many stairs (because let's face it, elevators in small buildings are slow).
The library and the city government are too closely connected.
Don't like the 3 floors.
Don't really like the library lumped in with the city/sewer. It should be it's own separate building.
don't like the shared entrance
I understand the need for income-producing renters but am not in favor of splitting up the property that is
already owned by the city and the library. I would like the see the whole area devoted just to these two entities.
Our City is growing and we need to plan for the future as well as the present.
Stacked single building
I think the visual design of the second one to be most unappealing, with its three stories. I prefer to keep the
buildings lower and preserve sight lines.
Lack of partnership between agencies is glaringly emphasized with the third design option. Also, it costs more.
The city and library should be separate buildings.
Way to packed. Don’t like the 3 stories. Yuck.
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I don’t like city hall being shared with library. Possible for city to push library out if there is a lot of growth. Library
should have own space
It looks like a forced fit of the two functions.
Stacked and crammed together. Libraries should have a freedom to them.
I don’t like the 3 story aspect, I like the more spread out features in Alt 3 & 1.
No further comments needed on this question from me.
Doesn't look as inviting.
O
Library patrons feel uncomfortable walking into or past other city departments. City departments and the SnoIsle Library system will have different future growth milestones, having all of them in one building will limit future
expansion of all services including the library.
more stories
I don’t really like the three stories although it would cut down on costs.
Feels too much like a downtown Seattle type building.
Seem less accessible for those with physical challenges
The disconnectedness between the two buildings feels uninspiring compared to the communal areas in #1 and #2.
Understand north parcel would be sold to generate money to help with project construction. Too crowded, tight.
Would rather have buildings be concentrated on one lot so other one could be sold to possibly off set cost of
project?

The Miller Hull Partnership, LLP

Lake Stevens Civic Center

Public Engagement Survey No. 2

Question 11
Do you have any comments on parking, sidewalks, or traffic circulation?
I like the idea of buffers between the street and parking. Sidewalks are a necessity. I do share the commenter's
concern about parking for large events.
Parking is going to be a problem. I do wonder if the lot property diagonally across from it might be for sale and
used as a parking lot.
Alternative 3 has a drive up book return. That’s helpful for families.
Sidewalks would be great as the walking areas near that stop sign are hazardous
Hope it slows the traffic down on 99th been a big problem with cars going 45-50 when's its 25 on this road!
Safe walking to park and ride
Will there be sidewalks added to chapel hill for the increased pedestrians walking up to the library?
I would assume that a roundabout would make more sense with such a high traffic area. I’m concerned about
adequate parking. As a mom of two it’s important to be able to park closer so everybody can get in quickly.
Sidewalks are a given and there should we walk ability for the neighborhoods in the surrounding area. They really
shouldn’t be any barriers for families to be able to access education and library services.
We need more sidewalks and public transportation and less consideration for cars in every aspect. It would be
great to make this a pedestrians only area and really turn it into useable public space.
No
none are needed
No.
Suggest sidewalks along both Marketplace and 99th as well as clear pathways from sidewalk to building(s).
Ideally, there would be a walking route that does not cross traffic.
Needs much more parking.
Most incorporate sidewalks for the safety of pedestrians.
STOP WITH THE MICRO ROUNDABOUTS!!! They are dangerous and people don’t understand how to drive in the
small roundabouts.
As far as parking, stop building parking lots for micro and compact cars. This is, or used to be, a country town. We
drive big SUV’s and trucks. I don’t visit businesses if my vehicle won’t fit in the parking spaces. I have an older full
size SUV and kids in car seats. We need larger parking spaces. I can’t tell you how many times I’ve been blocked
out of my vehicle in a parking lot because the spaces are to small and some one parks next to me to close to the
line.
More open outdoor space for private reading areas.
I'd like to see all parking and sidewalks be ADA compliant and accessible to everyone. Traffic flow should be
arranged to accommodate bicycles, pedestrians, etc with clear wayfinding and safety in mind.
number 1 needs more parking
NA
Definitely need to consider more parking spaces.
Will a sidewalk be completed all the way down 99th on that side? Currently there are no sidewalks around the
bend of 99th until you get to Target. It would be nice to have a continuous waking path around the curve.
Circulate traffic toward Market Pl essential, but need better times traffic signal at Market Pl/SR-9 intersection.
Also, is there really a need for the bike lanes on Market Pl between 91st and 99th? I don’t think I’ve ever seen a
cyclist use it in the ten years I’ve live in the area
No
This area already has more traffic than it can handle.
It does not appear as though there will be adequate parking.
The more sidewalks, the better. This city has been behind on sidewalk development for decades. It’s never busy
enough at a library and city center to warrant more than a couple dozen parking spots a block away from an
empty Target parking lot.
Just what we need in this area, more traffic congestion.
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There needs to be sidewalks on Chapel Hill from the new city buildings to Davies Beach. Cars fly up and down
that Hill. It’s not safe. A sidewalk would help keep kids and pedestrians safe going to the new center or beach. I
live off 103rd AVE NE right in between the new center to be built and Davies Beach. So I see first hand how badly
it’s needed to keep all safer.
I can't tell if there are going to be sidewalks or not. I am in favor of sidewalks. Traffic access looks to be best in
alternative 1. Both the other alternatives offered have less access to parking lots.
Sidewalks are basically non-existent at this location and that should improve. It looks like parking and access will
be much better from current location; however four way stop at this crossing will likely need to be rethought
with added traffic. Current accessibility of transit (i.e. right next to bus stop) is actually quite nice.
No
There needs to be able parking and multiple entrances and exits. Angled parking is preferred.
Really concerned with parking and especially increased traffic on 99th and Market and there is going to have to
be a traffic light at intersections of Market and 99th.
Hope it’s handled well. That area needs better sidewalks already
be prepared to build more parking as the library is closer to a larger portion of the city population so there will be
more use of the facility due to location and modernization.
Need sidewalk down Chapel Hill, and around corner of 99th and 4th.
I think that the question about parking, and as there was no answer given at the time, am interested in hearing
what the plans for this are (other than showing where parking places are included in the design). I am wondering
how much thought has gone/will go into looking at how paking is already used in that area?
I am also curious to see the final ideas about how this will be funded.
Please assure that the intersection is "traffic controlled". It is already a very busy corner. Make certain that there
is adequate off street parking to handle large crowds. Many residents already use on street parking along 99th
because the subdivision has no on street parking.
Parking signage needs to be easy to read and simple to understand. Plants near street, on side of parking area
and along walkways needs to draw in the visitor. Studies have shown bringing nature into areas where we work
live and play is essential for optimal emotional and mental health. In terms of traffic, ingress end egress
driveways need to be extra wide so cars entering and leaving can do so without fear getting to close to one
another. An entry turn lane using off street land could place those entering out of regular through traffic. Same
for those exiting (maybe using south end of parking for exit & north for entering.
Looks well designed
Seems like there is not enough parking in all three options.
Just to make sure that there is plenty, especially if there are any plans for library events, city center events, etc.
Supportive of more sidewalks and roundabouts. No parking garages.
Prefer parking layouts in Alt. 1 & 3 - appears to give easier access to buildings.
Certainly, traffic at this intersection (already a busy one) will increase. Maybe, down the road, a roundabout?
Otherwise, it seems that all designs include the ability to get to site on foot, by car or bus and by bicycle.
As was mentioned in the presentation, parking for large events may be an issue. Everyday business and library
going should be fine.
Make sure to have plenty parking for users and staff at the city hall and library.
Provide enough parking while also ensuring traffic flow for least congestion to citizens using the roads to and
from the Civic Center. Sidewalks important.
hopeful for a new roundabout at 99th and Chapel Hill Roundabouts work and are much less expensive then lights
Concerned about traffic Market Place approaching Highway 9 and through the local neighborhoods.
It does look tight for parking for both staff and 93,000 library patrons. Library services should have a few
dedicated 15 minute pick up stalls (most of the time we order online and pick up). It would be annoying to drive
the lot and not find parking for a quick pick up. There should also be electric charging stations for those who stay
longer

The Miller Hull Partnership, LLP

Lake Stevens Civic Center

Public Engagement Survey No. 2

Question 11
Please provide bike lanes and bike racks! It'd be great if Lake Stevens was more bike friendly.
No
Please make sure there is enough. Most new developments in Lake Stevens don’t allow for enough parking.
Keep things walkable while still providing good traffic flow & uncontested parking.
See above
Concern about overflow customers/patrons parking in "neighborhood" spots which are already at a premium.
Especially if/when community events are held.
Street parking could be a problem when having events. During normal usage it would probably be workable.
Need parking & library drive drop off. Please no crazy traffic designs like Frontier Village. So dangerous!
None
Alternatives 1 and 3 allow good traffic circulation. Alternative 2 doesn't have drive-up book drop-off which is a
necessity I believe. Does the parking account for both employee parking and event/community meeting parking?
If rooms are rented out for meetings at the same time as business hours, there needs to be adequate parking.
Would almost like to see a parking garage so that more of the site could be devoted to building and gathering
space or possible future building expansion.
The more parking and circulation the better.
This should be a centerpiece for our city. Do it right.
Would love to see sidewalks extended along 99th to make walking to the library easier
I think it would be nice to have designated parking for just the library, and to have an entrance on both Market
and 99th. Maybe no left turn out of the parking lot onto Market, because I could see that getting really backed
up.
Make sure there's plenty of parking for both the city and library.
parking spaces to accommodate regular vehicles and not so crowded to bang doors on either side of the cars.
HAVE BENCHES along the walk ways for people who cant walk the distances you are requiring. My ability to
move between parking and building and building to building is limited by where I can stop to rest/lean/sit. It
annoys me but I look at all destinations with these thoughts.
Having adequate parking is a must and also making the car spaces large enough to enter/exit vehicles
comfortably. Having the separate buildings may ease congestion as people will likely only be going to one or the
other.
No.
This area is densely populated and parking is a premium. We don't need more homes/condos/apartments to add
to the congestion. You talk about a green belt with trees, water, tables, benches etc. as a place for gathering but
it will be more like cramming all this into a small area. Sidewalks have been needed in the 14 years we have lived
here but this area has been ignored. Now that a Civic Center is a possibility you are offering promises. I have my
doubts.
Maybe put in a roundabout at that convergence of roads.
I would love for the whole area to increase pedestrian access and safety. I also really love the idea of figuring out
how to create a link between the market/99 intersection and Davies beach. This is a really unique feature that
very few cities can offer.
No
Ensure adequate parking.
Be aware of not only the current population, but of future growth. Be mindful of having enough parking space.
#2 parking seems jammed together.
Parking should be ample and close to the entrances. The deeper a lot the harder to avoid misuse.
Handicap parking close to both buildings
Being mindful of which spaces might be prone to ice, designing around that if possible for safety.
Parking seems limited in all three options. Could there be an opportunity for below ground parking or raise the
(city) building a level for additional parking options?
I would prefer that any changes not make it difficult to turn left onto Market from 99th coming from the south.
That is my main route out of my neighborhood.
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Plan 3 seems easiest for parking and building access
Yes there needs to be an appropriate amount of disabled spaces
We need sidewalks and close parking that is safe for young kids to walk into the library
Put thought into more parking. Accommodate neighbors.
I like the examples with smaller spread our parking lots instead of one big parking lot. It feels more appropriate
and people-friendly.
Please include side walk areas. Perhaps parking on property kitty-corner.
Adequate parking based on building size should be considered along with wide sidewalks for biking/ pedestrian.
Bus access is important.
Sidewalks down 99th towards 20th have absolutely got to become a priority for the city of you want to do this.
We’ve needed them for the 20 years I’ve lived here and this complex will only make the need greater.
And I think you should get rid of those awful flashing stop signs, or make them motion operated or something.
They’re absolutely horrible just to drive past, I can’t even imagine how intrusive they are to the people who live
near them.
Wide enough sidewalks for strollers and wheelchairs with ramps. Possibly parking for disabled veterans and
families with young children/car seats Close to the entrance of the library.
Traffic circles keep traffic moving a lot better than stoplights. Would love to avoid stoplights if possible.
We need to have a better handle on traffic and parking. Better bus routes to and from the city center would be
preferable. I dont want to have to drive and take up parking space. Once you reach the town center it's easy to
walk. Better to just take a bus than drive.
None, looks good
Please ensure accessible walkways and a drive-through book drop (this is essential for parents!)
In a combined building parking will be the biggest issue with people from the city and library fighting for spaces
during high traffic and program times.
Entrance and exits at both streets and not just one way please
One community member brought up that, for large events, there isn’t nearly enough parking. That’s a good
point. In the summer, the library has programs that attract 100’s of kids. As far as the farmer’s market, I think
that should be kept downtown at North Cove, not at the civic center.
Insure accessibility.
Alternative 2 had too dense of parking. I would love to see a parking garage underground instead of surface
parking. Sidewalks and paths should have lots of landscaping. Beautiful signature roundabout with landscaping at
market and 99
Hopefully sidewalks on the south side of Chapel Hill (99th SE) get sidewalks, or at least a decent space for walking!
Needs to have enough parking without being a huge lot so that people don’t have to look for street parking in the
residential neighbourhoods. Sidewalks are a must.
Keep the parking as far North as possible. Keep the lights from shining in my house on the buildings.
I like the separated parking design in drawing #3
The bulk of the parking should be closest to the library.
The 4 way stop has flashing stop lights at all times. Maybe cross walk lights that just turned on when a pedestrian
needed to cross instead?
I would want to increase lighting in this area as well to promote citizen safety while crossing the street, entering
and exiting the library space after sunset.
Would the 4-way stop become a round-about? We are already outgrowing our roadways.
Only that the parking lot seems to be too much the focus on option 1. Maybe it's my imagination. I assume the
parking lots can't be behind the building out of site because they would be too close to the wetlands for runoff?
Too bad; I bet the residential neighborhoods would prefer the parking lot lights farther away from them.
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Parking seems too big - current library has much smaller parking which seems sufficient. Not sure you need more
than 1 entrance per street.
Sidewalks would be good. Busy area. Possible round about.
I like 3 because parking is not in a lot but around the complex
Assuming the library wants a drive-up drop-off for books, it seems like a nice thing to have available. The location
of the site at 99th Ave seems to preclude pedestrian traffic and parking would need to be ample to support
planned uses.
Parking, see above. Would be nice to have sidewalks all around the city where they have not been installed.
Traffic will also increase with this facility being located here.
Would really appreciate a drive-through book drop--it helps SO much!
Not sure if there will be much interest in outdoor "markets" at this location.
They look fine.
I hope which ever plan is approved, there will be lots of parking & sidewalks.
space for outdoor activities for the library would be nice.
See my above comments.
Parking is needed
While I am able-bodied and can walk from a distant parking space, not everyone can do so. Also, we hope our
youth will use the library, and asking them to walk in multilane parking lots can be dangerous.
There are no banks or drug stores downtown. There are senior citizens living downtown and have no access to
drugstores or banking. Money would be better spent providing a bus service that accomidates everyone living
around the lake. People walking on 20th should be provided with benches where they can rest awhile when
walking.
No. Other than to ensure ample bicycle parking with locking capability.
The current 4way stop (which will, of course, start to pile up traffic) could be a roundabout; please not another
traffic light.
The design of this civic complex should leverage the site as a place where citizens can not only carry out business
with city, but to also, meet, visit, mingle and use library resources. The functions at city hall and library should
be viewed as simbiotic, not distincly separate.
Overflow parking area would be nice for somewhere nearby/reasonable walking distance, please include as much
accessibility/sidewalks/ramps as possible to be inclusive to all community members of LS.
Parking, sidewalks and traffic circulation is key in this development. You are directly north of the Fire Station,
and west of a major relatively new neighborhood. Sidewalks are key in this area as I walk the area when my wife
is at Physical Therapy.
O
Please plan for people who bike, walk, and roll! Not just cars! Put the infrastructure in place for pedestrians and
people who bike so everyone can have safe access throughout the city via active transportation.
Lake Stevens is a large community, extra parking is essential to providing access to all community members.
no
Traffic circulation will be an issue.
There is concern for parking at all three sites. Perhaps a way to create an underground parking garage or a lot
adjacent to this campus for parking.
We need more parking not less. The turn around is great in #3.
Obviously the more parking, the better.
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Do you have any comments on building size, stories, footprint, or location?
I like the green footprint of Alternative 1 with regard to its impact on the wetland and the desire even to extend
the tree canopy if possible. The location is ideal for the growing Lake Stevens community. It is accessible to the
huge growth we have experienced on the west side, and to the annexed parcels on the south side. The current
downtown has serious issues regarding traffic growth and is not especially accessible to much of the community.
A one story library is ideal when dealing with seniors, people with disabilities and school children. The location
near the transit enter and public transportation also is a plus.
I believe we should be willing to go 3 stories on that hill and take advantage of the views. It will block no open
else and give the public the best views in town. The location is great and the footprint is what is possible.
Nope I like the location! I live next door at the Glenwood Apt. It will be nice to have something built on this
property to keep the homeless from living in the woods.
The location is so much better because you don’t have to drive around the entire lake to get there.
Not really.
No
none of this needed
I like the space usage of alternative 1 without going really high.
I don’t like anything over two stories and feel like the library should be more of the focal point.
Try not to have too big of a footprint on the location.
Please be conscious of environmental impact.
Build for the future. Stop and look at how many new houses, condos, town houses, and apartments now, then
build for what will be added in the next 10 years. We want this to last well beyond the date the loans are paid off.
I prefer the library located is facing the 99th Ave NE road and the City is on the Market Pl road.
We need a large library with lots of books and educational materials. Definitely want it in Chapel Hill area. The
sooner the better!
i prefer one or two stories and using green materials.
NA
Really believe the library should be more than 14-18,000 square feet. We get one chance for this. Please, do it
right!
Keep the building to 2 stories to fit with the rest of the neighborhood. Don't move the big rock, incorporate it
somehow into the design.
Alt 2 is right sized
Library should have the most space.
Use the space wisely. Not so spread out.
I think going up is a great space saving option.
A two-story city building makes more sense to save room since services can more easily be differentiated - one
floor for sewer district the other for city business. The library needs to be a single story for ease of use by both
staff and the public. The library should have larger square footage than the city given it will have more people
coming in on a daily basis.
Quit filling swamps and building on them.
I like the single floor design best because everyone can more easily access services when they are one floor,
otherwise there will need to be elevators for ADA access to multiple floors.
It seems like Alternative 3 would be ideal with an eye towards potentially two stories for the library down the
line: with current city growth, future-proofing seems wise.
Non
I would have preferred the city center to stay in or near it current location.
No more than 2 stories
I’d like the library to have ample space. Look at marysville and snohomish libraries, ours should be spacious like
that. Also, please allow room to grow or room for a third party to use units or even an entire floor.
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You are taking the core of the "downtown" from Lake Stevens. If the goal is to move it towards the population
center then well done. If the goal is to watch the historical center decline then well done.
I prefer that you use both lots.
I would suggest we look at other cites of comparable size around the country that have built a city hall and/or
library in the last decade and survey them as to how they selected the size, etc of their facilities and now 10 years
later does it still seem about the right size for their needs. Location, just south of the new "The Mill" facility.
Approve of these design decisions
I think the location is excellent. But I'm going to be biased, as I live on the south end of lake stevens.
The three story option in #2 is too much and the two separate buildings in option #3 seems inefficient for costs of
building, operating, etc.
Not really other than I support building up as apposed to spreading out.
This location is central to the greatest majority of Lake Stevens citizens. I understand the desire to take advantage
of the vista of the lake and the Cascades. Makes perfect sense not to take advantage of that.
No 3 story building
More meeting rooms/space for public use.
Library needs to have more space to grow. Make it a two story building, at least. Too small.
No more than 2 stories. Important to have large exterior public space.
Yes, prefer the smaller footprint as long as there are elevators for access.
No more than 2 stories please.
Take advantage of the views. If multi story buildings allow for public rooftop spaces.
Location is a done deal from what I understand-you already bought the land right?
I love the location because it is close to me and I will be able to walk there. It also seems to be more easily
accessible to more of Lake Stevens citizens.
Really hate the 3 story option. Where are people going to park when have farmer's markets etc.
I think the 1 story concept fits for what we need the location to me seems to abandon our true heart of the city in
a way and not sure if that is the right thing to do as the core Lake Stevens is down town.
Is the Sewer District sharing the building with the city? If so, I am concerned even a two story building may not
accommodate future growth of both agencies. This city is rapidly growing and the city is short staffed as is, this
campus should be designed to make sure there is enough space for growth of employees by all agencies for at
least 30+ years or the life of the buildings.
Spread things out. Make use of the space.
I don't want it to feel like I am going to the county offices in Everett. I want it to feel like I'm going to a park.
Keep the library and the city offices separate.
I think this is a perfect location. We're missing something like this over on this side of town. I would love to be
able to walk to the library.
No
Most emphasis should be placed on City Hall, library will need more open desk space.
no
The library seems small. Why aren't we using the designated library property near target?
just think about limited and no mobility people please.
I think the location is a pretty good one that is easily accessible and easy to navigate. It won't be competing for
parking/traffic with people trying to access multiple attractions.
No
A good location if additional municipal parking can be had. A 2 story City Hall would offer a break up from all the
one story facilities
I like the thought of having three stories for these. But I would like more space for recreation activities there too.
I like the ideas of flexible design. Rooms that can be turned into larger spaces or outdoor spaces.
No
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No 3 stories
Doesn’t matter those decisions have already been made.
The library needs to be big enough for a collection size that fits the community AND staff needs.
Prioritize outdoor space for beautification and fair weather / multipurpose use.
Better use of out door space with conservation of the surrounding wetlands!
I like the library being it's own building would be more compliant with grant money
Drive trough drop off an essential especially for us older folks
Would like to include a mail drop off.
Save the rock!
Please use universal design so they're accessible to all, and have gender neutral bathrooms.
A three story building would be too tall for the neighborhood.
The larger the space the better for the library. Love the cafe space !
I don’t thin 3 stories is cost efficient
Library should be bigger (more stories, and indoor community spaces)
Why no plan for a two story library?
I love the location. It’s close to Target, which is awesome.
No
Prefer one or two story buildings
Community is growing. Library needs to be bigger.
The Lake Stevens Library should be at least 20k square feet in order to be adequate sized for the needs of our
community. Multiple libraries within the SNO ISLE system are that sized with smaller populations. This would
give our library the premiere opportunity to host a wide range of events and activities that would decrease traffic
from families leaving LS to pursue these opportunities elsewhere.
I love that location for a city center/library. I think it’s perfect. I voted for it last time and will vote for it again this
time. Just don’t pick option 2.
Possibly if there are better sustainably sound options for landscape management and making the buildings as
sustainable as possible. Powering by solar panels would be a great edition to the center.
Love the locations!
I think a taller building (at least 2 stories) would be nice to take advantage of lake/mountain views. It also allows
better separation of zones for different age groups.
The library should have more dedicated space then city departments! It serves all citizens young and old. The city
facility only is people who use city functions.
Minimal height location, parking in the back of the buildings for a cleaner look maybe?
In Alternative 3, you mentioned that the 2-story City building would cast some shadow on the gathering space
and library. Would it be possible to switch the 2, with the City to the north and the library along Market?
I don’t like the idea of 3 stories, as it would cast a large shadow most of the year and might look foreboding and
out-of-place.
No
I think we should build as densely as possible and add housing on top. The views would be amazing and it would
increase the activation of the public spaces and discourage homeless
You are going to do what you want. Please keep the ingress and egress as far from the terrible 4 way stop as
possible. People go WAY to fast.
3 stories is too tall
The architecture of library should have a beautiful and welcoming aesthetic similar to the libraries in Snohomish,
Granite Falls and Marysville. The city office spaces do not need to be on par with the library in this way.
I don't feel that Lake Stevens is a city that should have a 3 story building
They seem to be similar in square footage. The library probably isn’t as big as it should be, but having worked on
the last two campaigns, I would rather have smaller and actually get it built.
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I like the idea of Alternative 2 to alleviate the building footprint which hopefully opens up the land for other uses.
However, in the rendering there is a large open space which is not labeled. I hope that that unlabeled section in
Alternative 2 would be used for public access of the land (walking path, outdoor seating areas, etc.).
Please make the library a priority. Our community and our children deserve it!
Make the buildings cool looking with modern pacific northwest style (think big beams, inviting lodge features, yet
fresh).
Keep it one level. Easy access for parking for the library. Would be nice to have a drive thru drop box for returns.
The 99th Ave location splits city services away from downtown. I have concerns that the city will regret doing this.
See above.
Would love to see a two-story or maybe a roof deck on a one-story library
See comments above
That is fine.
Still wish the library could have stayed downtown but that is because it is closer for me but this location is pretty
centralized and if we could have a library comparable to Snohomish, Marysville, or Granite Falls that would be
great!!
There were some comments at the public hearing that the size of the library doesn't compare to Snohomish and
Marysville. As I've stated above, our City is growing and we need to plan for the future and a larger library will
help to meet the need.
Lake Stevens needs a much larger library due to the continuing increase in population!
No
I support the building that least impacts our wetlands and carbon footprint.
commented in #11, just in case anyone cares
See answer to #11
Accessibility is key! The more ways we can travel there (ie walking, biking, skating, etc) would be so great to see!
Lots of sidewalks, pedestrian walkways, biking lane, etc.
Disabled parking!! More!!!
Alternative 2 footprint is the best one that I see available for the City of Lake Stevens, the Sewer District and the
Library.
O
Library size needs to be as big as possible. There is always another Library service that can use more interior
space.
I like the location.
I think the buildings could each be an additional level up and not impact the beauty of the designs. This would
allow for more corporate/private space for long term leasing to other entities that fit the 'Civic Campus' moniker
(Chamber, licensing, new post office?, etc).
3 stories in this area is out of place and this is mostly residential even though there is retail. Being taller than
target seems off and visually not pleasing. I like the outdoor areas. Location is better than where the library is
now.
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Do you have any comments on the site design, site features, or landscape of the site?
I especially like the landscape concepts of Alternative 1. Maximum care should be taken with the wetland, and we
should take opportunities to use it as an educational resource. Save the glacial erratic.
Looks great and in keeping with the existing structures while taking the city ump a notch in quality and look.
Open natural spaces and rain gardens are highly desirable features.
Landscaping sounds excellent.
I would appreciate if there was at least a small outdoor playground. Perhaps one that was more natural scaped to
go with the rest of the design.
Looks awesome!
Any design that can include courtyard outdoor space for Library patrons to use is really preferable. Having a
courtyard that is accessible just for Library patrons would be nice in order to keep it safe.
It would be great if concerted effort were to go into planting primarily native plants that can help to sustain
wildlife and that would need less water/tending to maintain. An area for a community garden would be very cool.
No
none of these waste of money projects are needed.
I like the rain water gardens.
I’d like to see more land used for community space - a fenced toddler playground would be amazing!
Preserve as much of the natural environment as possible, especially the trees. Would love to have a bigger library
then the current one we have now.
Not really
I think it's important to plant native varieties and stop using chemicals to maintain. Especially if we hope to protect
the health of our lake and any visitors who recreate on, in or around it.
NA
use native plants, maybe have a learning garden of sorts? I would like to see an area where groups can meet.
Make sure to consider the nearby residents in the Chapel Hill/Chapel Ridge area.
Urban sprawl is likely to continue affecting Snohomish County. We should prevent long sprawls by building up.
nope
I like all the design options.
Protect our fish.
I regret that the library will be moved out of the center of Lake Stevens because it is very accessible to walking for
several neighborhoods right now where it's located. I hope you will have shade trees planted so people can sit
outside when the weather permits. Since we lost all trees and a shady spot to enjoy the waterfront by The Mill
development it would be nice to consider that in this development.
Accessibility from all modes of transportation should be considered (i.e. let's not make it car centric and have
more parking than building). Bike lanes that feed into the library, sidewalks and transit availability should all be in
the picture.
No
It is important to me that this area have places to for friends and families to gather inside and outside. I would love
to see the library be a community hub.
Need it to be wooded and landscape to blend in
Please have a library drop box that I can drive up to. That is an amazing feature to have when you have a carfull of
kids. Even have a drive up window to return them would be ok too.
Insure there is outside park space and it is not just utilitarian
The intermix of wetland and human civic center intensely interests me. Humans can exist within their ecosystems
and need to see themselves as interacting with such systems, not conquering. Frank Loyd Wright has shown that
this is possible. One example that has been around for over 60 years is the Civic Center for Marin County in
California. This was an new idea when this Civic Center was built. I am encouraged by how so many years later,
this can be even further and better accomplished.
Please consider working with Local Tribes to incorporate features, designs, and landscape that honors the original
culture of this region.

The Miller Hull Partnership, LLP

Lake Stevens Civic Center

Public Engagement Survey No. 2

Question 13

It needs to be classic Northwest & very inviting. Understanding that like it or not these structures will be "The"
image buildings for Lake Stevens for years to come. Be bold, use lots of glass, dark brown wood and black steel
mixed with plants. Walkways need to something durable other than boring concrete. Add color and texture
maybe with salmon swimming like at Sea-Tac Airport. Open air walkways with plenty of higher up roofed coverings
will leave an open air feeling but with out getting drenched going from car to building 8 months of the year.
I hadn’t considered the wetlands area as a feature, so I’m glad to see that featured. I like the option for solar
panels, that’s smart.
A little bit of covering for the outdoor spaces might be nice. Not all of it obviously, but some since it rains so much
around here.
The more trees, shrubs, nature, the better!
Have all landscape plants be plants NATIVE to Puget Sound not like most of the plants around the project in town
next to the current library. Although some of the plants there are native, most are non-native ornamentals.
Love the rain gardens, areas for kids to explore and learn, the places where there can be community events, etc.
Not impressed with Architectural design. What about having other Architects submit designs for competition? This
will be here for years and it needs to withstand time. Landscape design appears relative to area and is nice.
Buildout similar design to the Mill at North Cove incorporating similar design concepts and elements to help unify
Lake Stevens. Would also like to have seen this when considering updating the Frontier Village shopping Center the lack of unity in design and scheme of store fronts and buildings makes everything feel pieced together and not
part of a whole vibe that Lake Stevens is striving for. Would be amazing to see each of the neighborhoods of Lake
Stevens (North Cove, Civic Center, Frontier Village have an updated continuous and similar design.
No
Pacific NW landscaping. Easy maintenance.
Make library to meet the needs of the GROWING community
I am happy to see the attention to the wetlands issues, as well as incorporating the natural surroundings into
public and shared areas. Love the idea of moving the "rock" to a prominent spot.
I like the Alternate 3 concept it has great use of the property it also has great green areas, parking seems that it
will work well also
Love the trails on the west side near the wetland, educational features and interactive sites for kids.
Really like the proposed sketches
Keep the big rock if at all possible. It’s cool and unique. You could even add signage to the rock, and fun lighting.
Make it a focal point.
no
I really like the green awareness, the shared spaces and the learning concepts. Well thought out.
less bushes, less landscaping for people to junk up with trash
I love incorporating outside seating areas as well as learning/play spaces. The community could really benefit from
having ample space to engage everyone in whatever activities that would be going on.
(Story time, kids classes, community classes, etc..)
I would like to see night time parking lot lights with renewable energies if possible
Why do you have to put in a park atmosphere? Again, where are the people going to park? Solar panels with all
the trees currently in this area and more to be planted??? What is the ROI with solar panels?
I got excited hearing about the goal of creating designs that allows for multiple season usage. I also like all the
planned trees and enhancing the wetland.
No
More green space and gardens to walk around and enjoy the better
Yes, it is not a work of art. Let’s cut out a few million.
In option 1, you should be able to enter from more than one side of the shared space at least, and it would be nice
if the library had a second entrance at the other end
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Your apparent design for the grounds seems creative and lovely.
Make it nice I especially like the outdoor feel of the Monroe and Mukilteo spaces
Really love the rain gardens and play & learns.
No stairs
I like the idea of the water features and plants👍👍👍👍👍👍👍👍
Gathering space and green space should be maximized. Please consider how part of the outdoor gathering space
can be covered.
Please include green space for people and make it pedestrian and bike friendly
The architects and Landscape architects did an amazing job bringing a combination of PNW feel and style to the
design process, while creating moments to pause and reflect throughout the exterior plans.
Usable outdoor space would be nice. A gazebo, grassy areas with trees and benches to sit and read. Maybe a small
botanical garden.
Incorporate plants local to the region and their lushootseed names. Edible plant life would be great to teach
ethical foraging too.
Preferably a play area easily accessible from the library but not in front of any office buildings.
Keeping a good riparian buffer between the city center and the lake is essential to keeping it healthy. Planting fruit
trees, native plant landscapes and preferably using the least amount of pesticides as possible.
None
I would love to see a roof deck! This would help provide additional flex space in our nice summer months.
No
Edible landscaping! And signs to promote what it is. Berries, herbs, etc
Love use of the glacial erratic as a key focal point! Love the use of rain gardens! Love the ideas presented at the
beginning incorporating water, wetland, education, and art around the outside!
Native plants
Make the landscaping epic with lots of beautiful flowering trees, blue giant sequoias and dense plantings. Go for a
mill creek town center or u village style landscaping. Something residents will be proud of. In terms of design, I
love the Snohomish library style.
Love the rain gardens!!!!!!! The bigger the better!! Lake Stevens needs more public cultivated green space.
Community garden is nice but out of the way and not nearby to other businesses.
Looks like a lot of money was spent on something the voters denied.
I like the open space depicted in drawing #3. The campus landscaping should be inviting, bonus point for being
educational. There should be sufficient hardscaping for people to gather outside. Benches would be lovely.
Landscape should include native plants only to promote the right insects and eco system
It would be great to have this be a park or nice outdoor gathering space as well.
I like the outdoor designs. Didn’t realize that so much of the lot needed to be a buffer zone. Putting it to
educational and just enjoyment use is nice.
-Exterior charging and wifi capabilities for when facilities are closed
-Drive through pick up and drop off for all weather and ease of use
-Book lockers for after hours pick up option
-Community garden/edible food planting being highest consideration in landscape design to help community
members with food insecurity; Use Lushootseed words to highlight indigenous plants as an opportunity as well
considering it either was or is an endangered language that is actively being revived here in the Salish sea (Puget
Sound) region.
- Include a land acknowledgement external display to give awareness (consult with local Snohomish Tulalip tribe
and maybe invite them to participate in a ceremony upon opening
-
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The Bend Oregon riverfront plantings give it a great Northwest feel.
Lots of nature would be great to add back in. Trees and landscaping
3 is the best looking.
Not at the moment.
Leave as much site natural as possible, but include trails.
No
I'm excited about the plan, and believe it will be a wonderful addition to the city.
Please integrate the indigenous culture of the land as much as possible
No
I like the rain garden and think it makes sense in our climate.
It was my understanding months ago that the library was going to have a prominent place more towards the
southeast of the property. None of these designs indicate this intention. I'd like to know what changed.
Check out designs like Machias Elementary with low water ideas and water containment. Monies put into a quality
landscape system NOW would pay off in the long run.
Very important to make sure the site design is welcoming to all, very approachable, and few visible barriers from
road to entry ways
Food trucks and other local vendors being able to set up somewhere easily and safely (covered potentially?) would
be great to see. Offering a constant flow of exposure for our local and/or nearby businesses to maybe rotate out?
The Farmer’s Market is such a great hit, would love to see more of that small business love year around. Vendor
events & new annual festivities would definitely bring us out often.
Nice landscaping. FLOWERS!!
No comments on the design but a well landscaped, well maintained to something worthwhile for our area.
O
Plan the site for future building expansion. Plan both city building and Library building structures for future
expansion.
I appreciate the attention to nature and the pathways and learning stops around the property.
No
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Is there anything else you would like us to know?
Books such as Our Towns and Palaces for the People make clear the importance of a well-functioning library to
the success of a community. They are vital resources to citizens of all ages and to local businesses. It is not just
about books, but also about internet access, audio books, films, employment resources, entrepreneurial
resources, a place for our children after school, etc. In Our Towns, the writers found that every community from
a few hundred people to Columbus, Ohio, that was able to regroup after the 2008 recession did so, in part,
because of their library.
I REALLY want the city to be in charge of the entire financing portion of this. As I said above, the city and its
elected officers have the incentive structure (we can vote them out) to keep the costs lower and find creative
ways to finance projects. The current mayor and council are pushing the right way on this and I trust them more
than I trust Sno-Isle.
Is the Police Station still going to be built there as the original plan?
A library is such an important feature in any city.
The current library has been a lifeline during the pandemic. I think the Marysville public library is such a
wonderful example of what the library can be. It has so many different areas to use and beautiful outdoor space
for walking around.
N/A
No
who wants this stuff, certainly not the people that will be forced to pay for it
I would prefer a building with more stories if that would give us more space for the individual departments. Give
us the social distancing we require.
I am disappointed to see the library moved farther away and forcing me to drive through the congested city to
get there. I know there are improvements being made to hwy 9, but I hate roundabouts, I’ve been cut off and
nearly ran into in all of the roundabouts in Lake Stevens multiple times.
Certainly don’t want any private developers on site or too close.
This community has grown exponentially in the 30 years I've been a resident. I hope that city leaders make an
effort to maintain the charm and unique beauty of Lake Stevens. It would be unfortunate if we sold out to the
highest bidder and became just another city with all the same storefronts and offerings every surrounding
community has. The traffic continues to be a concern as we have more families and cars traveling to/from.
Efficient and mindful planning will be important.
NA
Please make sure there is a cafe. This was a high interest I saw in the comments.
nope
Lake Stevens residents have voted against this several times yet you continue to push the issue; What part of
NO don't you understand.
Let's give Lake Stevens a library to be proud of!
When is Costco getting built. Because I heard last year they are going build this April 2021 of this year so when
are they going build to the Costco in Lake Stevens
Really happy for use of land as living in Chapel Hill it is a eye sore currently.
I’d love to see a co-working rental space be included for all the entrepreneurs and work from home employees.
It would be a huge benefit for the community.
Need drivers to obey the speed limit!!!
This needs to happen. Start with the end in mind. As I said, be bold and survey other cities of similar size, You're
not going to satisfy everyone. That's OK and to be expected but don't let the perfect get in the way of seeing
this through to 100% completion and "The Grand Opening/Dedication Ceremony".
Excited to see this project get started!
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Even though I have a preference, I hope ONE of these options occurs! I grew up going to the library in the cities
where I grew up, I loved summer reading programs, etc. I have a 5yr old and 1yr old, would love for them to
have similar experiences with reading as I did. The current old library downtown really isnt that for for us to
drive, but the location kind of stinks, its small, parking isnt great etc. I would love to see the city of lake stevens
get a nice big upgrade to match the growing population and all the families that keep moving here!
There is not enough information given here to make a choice on any of the alternatives. How big would the
library be in each case? Would one alternative have more space for book shelves and computer terminals and
meeting rooms than another? How much outdoor gathering space do you really need for a library in our
climate? It's great that you are looking for input, but a decision on a library involves more than just choosing a
site plan.
We like the style that's been done to help preserve the small town charm and personality of the old Downtown
and think that would be nice to have carried over into this space as well.
Nope
How can i help to make this happen?
The cost = tax hike will be a big concern for the residents of Lake Stevens.
Where is the museum????
Thank you for listening! Please hold on to all the land for our city's future needs.
Looking forward to completion!
Talk to the staff !!
After 2 failed attempts to fund a library I am just hoping that funding will be available to make this happen.
none
Will City Council meetings or community meetings be held here? If so, ensure the indoor spaces and parking can
accommodate them.
No
thank you
I am excited to support this project!
The Sewer District just took over the whole building next to Hawkeyes after it was remodeled inside and out.
Does the city own this facility? If so why would the sewer district need to be put in the City Hall? Wouldn't
offices for DPW, Recreation or parks make more sense to be housed in City Hall. You talk about a Farmers
Market but don't you have one now for North Cove? How many farmers markets and events (arts & crafts /
festivals) can this city support? Again the parking comes into play with such activities. You talk about walkers to
and from the lake on Chapel Hill. Have any of you walked up or down Chapel Hill? How about biking it? Not an
easy task. Sounds good just not easy or practical. Wouldn't it be nice to have more bike trails to access both
downtown (North Cove) and the proposed Civic Center????? Again, looking into the future not just four years.
r
t
Thanks for creating these great alternatives to show the ways this space could be used.
No
You seem responsible and diligent. Thank you
I believe the cost to the taxpayers should be presented as what will it cost per household. A lot of work is going
into this presentation but only a small portion of taxpayers are aware of this and cost will play a large part into
getting this voted in
It would be nice to have a space for meeting rooms .
I have been to the Hershey Pennsylvania public library and although it's ok I think too much money was spent on
the facade. I like the NW exteriors but not the wasted space in the interior with high ceilings.
Snohomish has an odd parking arrangement.
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Hope to see this start to come together soon!
Please think about how much is being spent to put this plan into action. And if we take the cheaper route to.
Build it's only going to cost the taxpayers more to maintain it down the line. I would rather have a higher cost to
build something more sustainable and it pays it self off over the years, than to pay less now and it costs more
and more to repair/maintain.
No
Alternative 2 truly makes no sense.
The library would be best as a separate building. That is why option 3 is best.
The community could benefit from a great library! My family has been considering moving to the area and the
two most important things are schools and a good library
Give us a BIG library
Is there any reason besides cost that the library can’t have a smaller 2nd story? It would allow a smaller
footprint and increased shelf space, plus possibly provide a lake view and areas for quiet.
Please make it really nice and a point of pride for the city. Lake Stevens should be the pride of Snohomish
county. It starts with the built environment being very high quality
Build this somewhere else.
Which one costs the tax payers more? Which one is more expensive?
Thanks for all of your work.
Keep in mind its in a neighborhood that is busy with lots of children and people walking and running. Dogs , etc.
So it's quite now and adding this will make it more busy and loud. So adding in as much nature to keep it
peaceful and pleasing to look at.
Also adding a mail box drop would be nice. Since the post office is all the way on the other side of the lake. And
would be wonderful to have a mail drop here as well
We so need a library. What a great place to meet and have a nice quiet place to work and study. I’m so looking
forward to it.
How are any of the Alternatives to be funded?
My main concern is the impact that moving city and library services would have on the current downtown area.
It seems unwise to me to move these services from the downtown area. Would be better to sell these lots and
build downtown as originally planned.
See above.
Avoid a "green roof" if at all possible. Put the money to work on the ground. Consider incorporating solar into
the south side of the building and visible to public (possible entry canopy) with energy metering visible to public.
Will the library be a city funded capital building project or a sno-isle capital building project? What is the
estimated use for the library? Voters have already declined to pass a library capital bond twice, not sure if the
added cost is worth it.
I appreciate the chance to comment. I am an avid user of the Sno-Isle Library system.
No
I would rather keep the library/museum where they are now, preserving Lake Stevens history and keeping the
library in the heart of the city.
This project is not necessary at this point. Current city facilities can accommodate existing needs. The voters
voted down a Sno Isle library already and this entire project is being forced upon us. I do not support this
project at this time.
Thank you for seeking input from the citizens/residents and visitors of Lake Stevens. I am a long time resident of
the community (33+ years) and have seen much change--from small town to exponentially larger bedroom
community.
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PLEASE listen to the comments provided with this survey, and not just make it lip service for builders to come in
and just make money.
Love this idea/concept and looking forward to having a library that truly serves our community and all of the
diversity that exists here and in the world. Would love to see the library host reading events, writing expos,
spelling bees, etc to encourage our youth to engage and learn!
Provide enough parking. Especially disabled.
Can the grounds have a park appearance?
How will the Civic Center be financed and what is the timetable.
O
This site needs to forward plan for the next 80 to 100 years. Lake Stevens is growing and may well exceed any
projected growth estimates of the next 40 years.
is anything going on with an enhanced senior center?
I have lived in areas with multiple library remodels and new locations. I drive to Snohomish because there isn’t
anything close to that. Hopefully we see that coming to lake Stevens!
I think you have presented an exceptional mix of conceptual site features, site design and landscaping. I really
like the three page list of words used to visualize the project i.e. green building, modern, plaza, simple design
features, nature planning, cafe (library), lots of windows, etc.
Like possibility of solar power. Would rather have buildings be concentrated on one lot so other one could be
sold to possibly off set cost of project?
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OVERVIEW OF DELIVERY OPTIONS
There are multiple ways in which public agencies and the private sector can build a project.
Below is an overview of the traditional and P3 delivery methods available to public agencies.

Traditional Method
Design-Bid-Build (DBB): The traditional method for public agencies stems from a
competitive process in which contractors take a completed set of construction documents
and provide a cost for construction, according to bids received from subcontractors for the
different building elements. More often than not, the lowest responsible bidder wins. This is
the traditional method with most public entities and has been known to give rise to
adversarial relationships among and between participants, resulting in financial change
orders that increase project costs.

Public Agency

Contractor

Architect/Engineer

Key Elements:
•
•
•
•
•
•
•
•
•
•

Traditional delivery method in which public agencies procure construction.
Project is designed by architect/engineer and produces construction documents and
public agency solicits bids based on construction documents.
Contractor reviews construction documents and submits bid.
Public agency accepts lowest responsive bid.
Well established and commonly understood contract law.
Contractor bid only to what is shown in the drawings and specifications.
Change orders are common occurrence.
Public agency is forced to act as intermediary between the architect/engineer and
developer/contractor.
Usually the longest delivery method.
Public agency assumes risk for errors, omissions, and change orders in the
construction documents.
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State of Washington Alternative Public Works Contracting Procedures
•
•
•

Design- Build
Progressive Design Build
General Contractor/Construction Manager (GC/CM)

RCW 39.10 authorizes Alternative Public Works Contracting Procedures and regulates

Design-Build (DB), Progressive-Design-Build (PDB), and General Contractor/Construction
Manager (GC/CM) for all public agencies in Washington State except the Washington State
Department of Transportation (WSDOT).
The Capital Projects Advisory Review Board (CPARB) was established by the Washington
State Legislature in 2005. CPARB reviews alternative public works procedures and projects
and provides guidance to state policymakers to enhance public works contracting methods.
The 2007 legislative session created the Project Review Committee (PRC) to work under
CPARB. The PRC is responsible to review and approve public body certification and project
approval applications for the utilization of DB, PDB, and GC/CM delivery methods of
construction.
DB & PDB are specifically authorized in RCW’S 39.10.300, 39.10.320 and 39.10.330. State
law limits the use of the design-build for public work projects with a total cost over $2 million
(public agencies may use design-build for parking garages regardless of cost). DB and PDB
requires the public agency to determine one or more of the following:
•
•
•

Design-build is critical to developing a methodology for highly specialized
construction.
There are opportunities for greater innovation or efficiencies between the designer
and the builder.
There will be significant savings in project delivery time.

Subject to the process in RCW 39.10.270 or 39.10.280, public bodies may utilize the GC/CM
procedure for public works projects where at least one of the following is met:
•
•
•
•
•
•

Implementation of the project involves complex scheduling, phasing, or coordination.
The project involves construction at an occupied facility which must continue to
operate during construction.
The involvement of the general contractor/construction manager during the design
stage is critical to the success of the project.
The project encompasses a complex or technical work environment.
The project requires specialized work on a building that has historic significance; or
The project is, and the public body elects to procure the project as, a heavy civil
construction project.
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The DB, PDB, and GC/CM delivery methods first require the public agency to provide its
qualifications, an organizational chart for the project, and resumes indicating the relevant
experience of individuals assigned to manage the job to the State’s PRC.
The public agency’s project management team must be independent of the design-build team.
RCW 39.10.280(c) and (d) allow an public agency to engage a consultant to manage the
process.
Summary:
•
•
•
•
•

Authorized by state RCW 39.10.
First authorized in 1991.
RCW sunsets in 2021 if not re-authorized.
Public agencies must receive approval from the Capital Projects Advisory Review
Board Project Review Committee in order to deliver projects using alternative project
delivery.
Each delivery method has specific requirements that must be met.

Project Review Committee (PRC)
•

Members are 30 industry professionals appointed by the Capital Projects Advisory
Board (CPARB).

•

PRC alternative delivery project review process:
o
o
o
o

•

Project team submits and presents application to the PRC.
PRC reviews applications submitted and presentations made.
Determine if project meets requirements of RCW 39.10.
Determine if public body has necessary experience or qualified team of
consultants.

Application process takes about 45 – 60 days.

Design- Build (DB) & Progressive Design Build (PDB).
The DB method provides value by integrating design with construction, providing a single
design-builder as the responsible entity, as opposed to the multiple contracts used in the
traditional DBB project delivery approach. DB allows public agencies to focus on what is
best for a particular project, whether it is the project approach provided by the designbuilder, qualifications, cost, or some combination. The design package is usually developed
based on parameters from the public agency, but typically without including the public
agency’s input in the design process. The method can be successful when it’s guaranteed a
project won’t change after the design-build entity is selected, but it can also be inefficient
and costly if the project scope changes.
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To address these challenges, public agencies are turning to PDB. Using this method, the
public agency selects a team based on the qualifications of the DB team as opposed to
developing a design package, allowing the public agency to be more invested in the project
right away by being a part of the design process. There is still one contract, like in the
traditional DB approach, but the public agency has input in the design/pre-construction
phase and the ability to control crucial decisions of scope, schedule and cost. The term
progressive derives from the fact that scope and cost are agreed upon through a series of
steps taken jointly by the public agency and the design-build team rather than upfront when
the team is selected as in the traditional DB approach. PDB encourages heightened levels of
collaboration between the public agency, designer and builder as the design is developed in
a step-by-step progression collaboratively.

Public Agency

Contractor

Architect/Engineer

Note: Shown above is a common organizational relationship for a Progressive Design Build
(PDB) approach with a contractor led process. A developer can also lead the process with the
contractor providing support under the PDB approach. Under a Design Build approach, a
developer is usually not involved and depending on the needs of the design build project, it can
also be led by the architect/engineer.
DB Key Elements
•
•
•
•
•

Public agency selects the contractor-led DB team based on qualifications, design
solution, and guaranteed cost proposal.
DB team finalizes design with public agency.
Off-ramp: the public agency can elect not to award the construction contract and take
the work out to bid.
DB team assumes risk for errors and omissions in the construction documents.
DB is more efficient, collaborative and promotes innovation in design process as
compared DBB.
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PDB Key Elements
Same key elements as DB with some key differences:
•

•
•
•
•
•

Public agency selects contractor-led (or developer) DB team based primarily on
qualifications with no design or drawings provide up-front. The term progressive
derives from the fact that scope and cost are agreed upon through a series of steps
taken jointly by the public agency and the design-build team rather than upfront
when the team is selected as in the traditional DB approach.
Public agency has input on any preferred specialty contractors or use of local
expertise when project is awarded or during design.
DB team negotiates design and pre-development/construction services contract.
DB team works with public agency to develop program, design requirements and
refine cost and schedule expectations leading to either a fixed price or Guaranteed
Maximum Price (GMP).
DB team enters into design and construction contract with public agency based on
GMP.
Increased collaboration and flexibility over traditional DB delivery approach. The
public agency and the entire design-build team are all working together seamlessly
and making decisions based on the best interests of the project, and not solely what
was presented during the traditional DB process.

Finance and Operation Elements
DB & PDB delivery models can also include a finance and operations/maintenance element.
Design-Build-Finance or Progressive-Design-Build-Finance (DBF/PDBF) are set up when the
private partner or development team also provides the necessary up-front capital (via equity
and/or taxable debt financing) for the project and is generally repaid by the public agency
over time or with installments via taxes or fees. Design-Build-Finance-Operate-Maintain or
Progressive-Design-Build-Operate-Maintain (DBFOM/PDBFOM) are established when the
private partner also agrees to carry out the operations and maintenance responsibilities for
the project. These costs are also passed along to the public agency.
General Contractor/Construction Manager (GC/CM)
Under the GC/CM method, the public agency contracts with an architect/engineer firm for
design, as is the case under the traditional method. During the design process, the owner
also retains the services of a GC/CM through a preconstruction services contract. The GC/CM
acts as the general contractor for the project, and the early procurement during the design
phase allows for the GC/CM to provide value engineering, constructability reviews, and cost
estimating services as the project is being designed. The GC/CM is selected based on best
value, including qualifications, experience, approach, and fees, but not based on a bid for
constructing the project. After the design has sufficiently progressed, the owner negotiates
a fixed price or Guaranteed Maximum Price (GMP) with the GC/CM.
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Public Agency

Contractor

Architect/Engineer

Key Elements
•
•
•
•
•

Architect/Engineer is selected and does preliminary design work with public agency.
Contractor is selected based on qualifications and cost (early in design) and serves as
the general contractor for the project.
Contractor provides preconstruction services, which can include: Cost estimating,
design review, value analysis, constructability input, scheduling, and phasing.
Architect/engineer designs all aspects of the building and produces construction
documents, similar to design-bid-build.
GC/CM manages the bidding process:
•
•

Mechanical and electrical subcontractors can be selected based on
qualifications, similar to the GC/CM process ($3M minimum scope).
All other subcontractors are publicly bid by the GC/CM and are selected based
on lowest responsive bidder.

•

GC/CM negotiates fixed price or guaranteed maximum price (GMP) with public
agency and can self- perform up to 30% of the work.

•

Off-ramp: the owner can elect not to award the construction contract and take the
work out to bid.
Public agency assumes risk for errors and omissions in the drawings, similar to
design-bid-build.
Requires greater involvement by public agency than DB and PDB delivery approaches.

•
•

IRS 63-20 Project Delivery
A tax exempt variation of the PDBFOM model is where a non-profit entity issues tax exempt
debt on behalf of the public agency and then contracts directly with the private development
team to design and build the project with the collaboration of the public agency. This
approach is a public-private development using a build-to-suit, lease-to-own delivery
method financed under what is called 63-20 tax-exempt debt. The 63-20 approach is named
6

after the IRS Revenue Ruling 63-20, which allows a non-profit to issue tax-exempt bonds on
behalf of local governments so long as those bond proceeds are used to construct capital
facilities for governmental use. A 63-20 delivery approach can be used when the public
entity own the property (utilizing the below Lease-Lease back statute) or if the non-profit
entity owns the property.
In a typical 63-20 delivery approach, a nonprofit facilitating entity enters into a lease and
development agreement with the public agency, under which the nonprofit is contractually
obligated to deliver the completed project to the public agency on time and within budget.
The nonprofit accomplishes this by contracting with the developer of the design build team,
who is similarly obligated to deliver the completed project to the nonprofit on time and
within budget for subsequent delivery to the public agency. The facility is financed through
tax exempt bonds that are issued by the nonprofit. The security for the financing is initially
the developers contractual obligation to deliver the project and, after successful project
completion, the public agency’s agreement to make lease payments on the completed project.
Under a 63-20 financing model, the nonprofit issues the full amount of bonds up front,
including estimated bond interest incurred during construction. When the bonds are paid
off, the building must be conveyed to the public agency. The public agency is not responsible
for any lease payments or construction costs until the project is completed and the facility is
ready for occupancy.
63-20s have been used by King County, the University of Washington, the State of
Washington, and some municipal governments to name a few. The City of Bothell built its
City Hall in 2015 with a 63-20 delivery approach. The City of Bothell cited the following
benefits for this approach:
•
•
•
•

Believed to produce a superior product at less cost (e.g., 15-25%) and in less time.
Facility is built based upon a guaranteed maximum price, severely limiting change
orders typically experienced with design-bid-build approach.
Construction risk is with development team.
Delayed payment – In a typical design-bid-build process, the City would pay progress
payments to a contractor based upon completion of work. Under a 63-20 approach,
no lease payment is due until building is finished.

63-20s are complex and do require additional upfront involvement by the public agency with
additional legal fees and a fee for the non-profit to facilitate the process (e.g., 1 percent of the
total cost) than the other delivery methods. Additionally, financing costs are usually higher
(e.g., 5 to 20 basis points in today market) than what the public agency can obtain if it directly
issued its own tax exempt debt.
A significant advantage of 63-20 over the other delivery methods is it’s delivery approach
most closely mirrors the delivery and construction of facilities completed by the private
sector. DB/PDB and GC/CM all improve collaboration among the various parties, but are
also public led approaches requiring more public agency involvement. The public agency
may be unfamiliar with the delivery approach and the public agency’s decision timeframe is
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typically slower than what is achieved by the private sector. The old adage that time is
money is especially relevant in the construction industry in which delays can and do lead to
more expensive construction. Additionally, the 63-20 PDB delivery approach does not
require any application or approval by the Project Review Committee of the State’s Capital
Project’s Advisory Review Board and the public agency has no contractual relationship with
the development team as the development contract is between the 63-20 non-profit entity
and the development team, further limiting the public entity’s risk for financial overruns.
Included in the Appendices is additional information about the 63-20 delivery approach
from the Public Facilities Group, and the National Development Counsel, two leading
practitioners and non-profit entities of the 63-20 Progressive Design Build for public entities.
Lease – Leaseback
Cities or towns can construct buildings for its use on city/town owned property by means of
a lease-leaseback transaction under RCW 35.42. This statute provides that the leaseback to
a city/town “Shall contain terms as agreed upon between the parties,” and sets forth four
required provisions at RCW 35.42.070(1)-(4):
1. No part of the cost of construction of the building shall ever be or become an
obligation of the city or town;
2. The city or town shall have a prior right to occupy any or all of the building upon
payment of rent as agreed upon by the parties, which rent shall not exceed prevailing
rates for comparable space;
3. During the time that all or any portion of the building is not required for occupancy
by the city or town, the lessee of the land may rent the unneeded portion to suitable
tenants approved by the city or town; and,
4. Upon the expiration of the lease, all city or town buildings and improvements on the
land shall become the property of the city.
The city or town may exercise an option for an early buy-out of the lease. In addition to the
foregoing, the lease-leaseback statute requires that the lease arrangement be made
“pursuant to a call for bids upon terms most advantageous to the city - RCW 35.42.080.
Because this statutory language does not require that the lease arrangement be made with
the lowest responsible bidder, it expressly differs in this respect from the conventional
public bid process.
However, different than a project delivered under 63-20, construction costs and risk will fall
to the developer of the project who is responsible for any construction financing and
construction costs increases and overruns. The developer’s cost of equity and taxable
construction cost financing will be more expensive than what a public agency or 63-20 nonprofit entity can obtain with tax exempt financing.
The Lease-Leaseback statute only applies to cities and towns. Library Districts are not
included in the legislation.
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Delivery Methods: Key Benefits | Drawbacks | Execution
Traditional PW
Method
Benefits

63-20/LeaseLeaseback

Well known method
of Design–Bid–Build
model.

Approach mirrors
private sector delivery
method.

Approach mirrors
private sector
delivery method.

Commonly
understood contract
law.

Fixed Price/ Guaranteed
Price

Fixed Price/
Guaranteed Price

Collaborative process.

Collaborative
process.

No “Lease” payments
until project is finished.
Lease payments based
on tax exempt debt.
Drawbacks

Change orders
common increasing
cost from initial low
bid.

Complex deal structure
requiring additional
involvement and legal
fees.

Usually longest
delivery method.

Non-profit fee &
potential increase in
financing costs.
Usually requires
sufficiently sized project
($20M+-) to create
construction savings.

Execution

Private/LeaseLeaseback

Comply with Public
Works Bidding Laws.
Straight forward
based on lowest
responsive bid.

Team to be selected
“pursuant to a call for
bids upon terms most
advantageous” RCW
35.42.080.
Selection of non-profit
based on RFQ/RFP.

Alternative PW
Methods – RCW
39.10
Collaborative.
Fixed Price/
Guaranteed Price.

No “Lease” payments
until project is
finished.
Complicated deal
structure (less than
63-20).
Developer’s cost of
construction more
expensive with
taxable financing
resulting in higher
lease rate. A option
to purchase the
building by public
agency at occupancy
may be possible with
tax exempt financing
to lower long-term
payments but would
add multiple
financing costs.
Team to be selected
“pursuant to a call for
bids upon terms
most
advantageous” RCW
35.42.080.

Requires State
Board Approval

Specific biding
procedure &
projects require
approval by the
State’s Capital
Projects Advisory
Review Board – 4560 day process.
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Attached Reference Material
I.
II.
III.
IV.
V.

Design Build Institute of America: Progressive Design Build Primer.
Pacifica Law Group: Fifty Years of 63-20 Financing.
High Spitzer: Downtown Development and Redevelopment: Challenges and
Opportunities in Public/Private Partnerships.
Public Facilities Group: 8 Steps: 63-20 Progressive Design Build.
National Development Council (NDC): The American Model: Design and Delivery.
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Progressive Design-build
Progressive Design-Build

Design-Build Procured with a Progressive Design & Price
A DESIGN-BUILD DONE RIGHT TM PRIMER

Background
Design-build has been used in the private sector for
decades, particularly in the industrial and process
industries (often known as EPC or engineeringprocurement-construction). In executing their designbuild projects, private sector owners typically contract
with their design-builders early in the project’s life. They
not only want to take full advantage of the designbuilder’s expertise, but also want to work collaboratively
with the design-builder to develop a design that meets
the project’s goals. Recognizing the benefits of having
the best team working on their behalf, private sector
owners typically select their design-builders primarily
on qualifications. While most private sector owners
ultimately expect their design-builders to provide price,
schedule and performance commitments, they defer
obtaining these commitments until after the design has
been sufficiently defined — enhancing the opportunity
for collaboration, teamwork and the likelihood of
project success. Once the parties have negotiated and
agreed upon the commercial terms of their relationship,

the owner can be more assured that the design-builder’s
commitments will be honored — the design-builder’s
continuum of involvement creates ownership and leads
to reliable commitments. The concept here is that the
design-builder helps create it and will therefore support
it. This effort essentially aligns expectations up front
before executing the work of design and construction,
thus significantly reducing the misaligned expectations
for scope, cost and schedule between the owner and
design-builder.
Although public sector owners have embraced designbuild since the late 1990s, they often approach their
design-build relationships differently than most private
sector owners. Public sector owners oftentimes require
that a final project price be established at the time
the design-builder is selected, demonstrating how
they will meet the owner’s requirements within the
established budget.

Design-Build Project Delivery
In reviewing this primer keep in mind that “project
delivery” is a comprehensive process including
planning, programming, design, construction
and consideration of operations and maintenance
required to execute and complete a building facility
or other type of project. When choosing design-build
project delivery, an owner can choose from among
various approaches for “procurement” and “contracting”
as outlined on page 5. Design-build utilizing a
“progressive” procurement and contracting approach is
the basis of this primer.
Regardless of the design-build approach selected,
industry studies have shown that projects delivered
through design-build perform far better in terms of cost,
quality and schedule than those using design-bid-build
and construction management at-risk. Throughout this
primer you’ll see reference to the term Design-Build
2

Done Right™. This refers to design-build performed
according to DBIA Best Practices, regardless of the
procurement or contract approach.

Photo credit: Veterans Memorial Bridge in Martin County, Florida
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What is Progressive Design-Build?
One application of design-build delivery is via a
stepped, or progressive process (commonly referred
to as Progressive Design-Build or PDB). PDB uses
a qualifications-based or best value selection,
followed by a process whereby the owner then
“progresses” towards a design and contract price
with the team (thus the term “Progressive”).
While procurement laws vary for public owners, some
have the flexibility to implement a PDB procurement
approach that essentially replicates that used by private
sector owners. PDB core features include the following:
l

l

l

The design-builder is retained by the owner early in
the life of the project and, in some cases, before the
design has been developed at all.
The design-builder is generally selected primarily,
if not exclusively, on qualifications and the designbuilder’s final project cost/price and schedule
commitment is not established as part of the selection
process.
The design-builder delivers the project in two distinct
phases with: (a) Phase One including budget level

design development, preconstruction services and the
negotiation of a firm contract price (either lump sum
or guaranteed maximum price) for Phase Two; and (b)
Phase Two including final design, construction and
commissioning.
Phase One Services are also called Preliminary or
Preconstruction Services. The design-builder first
collaborates with the owner and its consultants to create
or confirm the project’s basis of design, programming
requirements and then advances that design. Design
and other project decisions are based on cost, schedule,
quality, operability, life cycle and other considerations,
with the design-builder providing ongoing, transparent
cost estimates to ensure that the owner’s budgetary
requirements are being achieved. At the point in time
where the design has been advanced to an appropriate
level of definition that aligns with the owner’s
requirements, the design-builder will provide a formal
commercial proposal (including the overall contract
price) for Phase Two services. The proposal is often
established when the design is approximately 40 to 60
percent complete, but it can occur anytime (including as
3
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late as 90 to 100 percent design completion), depending
on the amount of control the owner desires to maintain
over the design definition.
Phase Two Services are also called Final Design and
Construction Services. Once the owner and designbuilder agree upon commercial terms (including the
project’s price and schedule), the design-builder will
complete the design and construction of the facility
in accordance with those commercial terms. The
design-builder will also be responsible for any testing,
commissioning, and other services that have been
agreed upon.

“bright line” between Phase One and Phase Two Services,
the pragmatics of expediting project schedules often
require that some Phase Two work be started before the
commercial proposal has been agreed upon. As a result,
many PDB projects allow the design-builder to proceed
on “early work” packages for discrete elements of the
physical work (e.g., procurement of long lead items,
demolition or site work) before Phase Two authorization.

If, for any reason, the parties cannot reach agreement
on the Phase Two commercial terms, then the owner
may consider an “off-ramp” option — where it can use
the design and move forward with the project through
another contract strategy.
As discussed more later, a PDB relationship can be
established with the parties entering into two separate
contracts for each phase of work or a single contract that
covers both phases. Also, while there appears to be a

Terminial 2, San Francisco International Airport

Why Would an Owner Choose PDB?
Owners with flexibility as it relates to procurement laws
may find the following value-added with PDB:
l

Streamlines and simplifies the procurement process,
which encourages competition and has a schedule
benefit to the project — benefiting both the owner
and the design-builder.

l

Enables the owner to provide substantial input on
the design and buyout decisions, as it collaborates
with design-builder during design development and
buyout (excluding key trade partners).

l

Lessens pressure from the owner in terms of the time
required to review and act upon design submittals, as
this is typically being done during Phase One, before
the contract’s commercial terms (including contract
price and schedule) have been guaranteed by the
design-builder.

l

Shortens the overall project schedule with a quicker
procurement process and opportunity to use early
work packages in phasing the work.

l

GMP offers the owner transparency into the designbuilder’s proposal cost (including the pricing for risk
and contingencies) and the ultimate cost for final
design and construction.
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l

Offers the owner an “off-ramp” should the owner fail to
accept the design-builder’s price or other commercial
terms.

l

Provides a collaborative way to establish “single point
of responsibility” and eliminate an owner’s Spearin
Doctrine liability risk.

While all the above attributes can be important, PDB is
an excellent option when an owner wants to use designbuild but remain actively involved in the design decisions.

“One application of design-build
delivery is via a stepped, or progressive
process (commonly referred to as
Progressive Design-Build or PDB). PDB
uses a qualifications-based or best value
selection, followed by a process whereby
the owner then ‘progresses’ towards a
contract price with the team (thus the
term ‘Progressive’).”

Progressive Design-Build

Potential Obstacles to PDB?
Despite the positive attributes, there are several reasons
that a public owner may not be interested in, or even
able to use, PDB. Among these reasons are the following:
l

l

Restrictive procurement regulations. If the public
authority has the ability to use qualifications-based
selection (QBS), PDB can be an optimal choice.
However, if the procurement regulations only allow
for the typical two-phase best value source selection
process, PDB may not be permissable.
Awarding without full competition on the overall
design-build contract price. PDB calls for the
owner to select the design-builder largely on the
basis of qualifications, without the benefit of price
competition on the overall design-build contract
price. Some owners find awarding a construction
contract without full price competition to be
politically impractical, and prefer to have price

factored into the selection process. They may also
feel uncomfortable in negotiating the commercial
terms of the arrangement.
l

Exercising the “off-ramp”. Owners may be
uncomfortable in exercising the “off-ramp” in
the event the parties cannot reach commercial
agreement on the design-builder’s proposal.

l

Subcontractor procurement challenges.
Procurement regulations may require subcontractors
to be procured competitively. This can limit
collaboration and deprive the project of valuable
subcontractor input during the design process.

l

Lack of interest in changing approaches. Owners
may feel that the best value design-build process
works well and that there is no reason to try
something different.

The PDB Procurement Process

5

Progressive Design-Build

The PDB Procurement Process
As with any variation of design-build, when an owner
decides to use PDB, it should have a single fundamental
procurement objective — select the right team, using
a process that is as streamlined and simple as possible
based upon applicable regulations. Who is the right
team?
l

The team that will work well and collaboratively with
the owner.

l

The team that offers the best chance to meet the
owner’s project goals and required outcomes.

l

The team that the owner believes is trustworthy, fair,
qualified and transparent.

In accomplishing this objective, an owner will either use
pure QBS processes or best value selection processes,
typically by looking at what is prescribed by its
procurement regulations.
QBS is based solely on non-price selection factors,
such as qualifications and past performance of the
team members, key trade partners and key personnel,
project approach and creativity. No price information
is evaluated whatsoever. Under QBS, some owners
may ask for price information on items like the Phase
One compensation or the design-builder’s fee. This
information will be in a separate submission from the
qualifications/technical proposal, but unlike a best
value procurement, it will not be evaluated as part of
the selection process. Instead, the owner will open this
submission only after determining the winning designbuilder, and will use this information for negotiating the
contract with that design-build entity.

There are several procurement decisions an owner
needs to make, regardless of whether using QBS or best
value selection. One is whether to conduct a one-step
or two-step selection process. One-step can be quite
efficient for QBS, particularly if there is little technical
information being asked of the proposers. One-step
is not appropriate if the deliverables required from
proposers are substantial.
Two-step is more typical for QBS on complicated
projects or best value selection, as proposers will
be spending time and resources to respond with
more detailed technical proposals and owners must
thoroughly evaluate these proposals. The two-step
process contemplates the development of a shortlist
(typically the three most highly qualified teams), largely
based on corporate qualifications and past performance,
key trade partners and resumés of key personnel. The
second step contemplates the submission of technical
proposals, with the proposal focusing on what the
owner needs to meet its objective of selecting the right
team. Proprietary one-on-one meetings are often used
in two-step processes. It is an excellent way to have
confidential discussions about ideas developed by the
proposers and get a sense of how proposers interact
within their team, as well as with the owner’s team.
Whether the owner uses a one-step or two-step process,
there is a strong benefit in the owner conducting formal
interviews. After all, because the point of all integrated
design-build project delivery is to get the right team on
board, the owner should have an ability to assess how
that team presents itself.

Best value selection chooses the design-builder based
on both non-price and price factors. Because the entire
design-build contract price is not under consideration,
the types of price factors are limited — such as the
Phase One compensation and design-builder’s fee noted
above. Because these are relatively small dollar values
in relation to the ultimate design-build contract price,
the weighting for the price factors is generally quite low
(e.g., 5 to 20 percent or treated as a trade-off and not
weighted at all as with the federal model) in comparison
to the non-price factors.

Photo credit: Champion Petfoods Kentucky DogStar® Kitchens in Auburn, Kentucky
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Contract Issues Unique to PDB
There are some important differences with PDB
contracts. The first difference is the form of contract.
Some owners will start their contractual relationship
with the design-builder with a Phase One Agreement
which, as the name indicates, just covers the Phase
One Services. They find that this streamlines getting
the design-builder under contract. Such owners
are comfortable with developing and negotiating
another contract, for Phase Two Services, as part of the
commercial proposal process. Other owners prefer to
have a single design-build contract that addresses both
Phase One and Phase Two Services and is signed at
the start of their relationship with the design-builder.
Among other benefits, this approach can make it easier
to execute early work packages, as the terms and
conditions related to procurement and construction are
already covered by the contract. For example, DBIA’s
Document No. 545, Progressive Design-Build for Water/
Wastewater Projects, uses a single design-build contract
approach.
Regardless of which approach is used, the parties are
advised to focus on the preliminary services part of the
relationship, as elements of that work go to the heart
of the PDB relationship. Topics that are commonly
addressed include:
l

l

Scope of Phase One work, including cost
modeling. The contract (often through an exhibit)
will specifically state what work the design-builder
will perform for Phase One, including the extent and
frequency of cost estimating and modeling.
Ability of the design-builder to use and rely
upon owner-furnished information. Because
the design-builder is getting involved early in the
design process, there is a question as to how to
treat information obtained by the owner before
the design-builder was involved (like geotechnical
reports and technology decisions). Working
collaboratively, most owners and design-builders
make informed decisions about the cost-benefit of
having the design-builder validate previously done
studies and then treat findings appropriately in the
contract.

l

Early work packages. The contract should address
the processes for developing and authorizing
early work packages. This includes procuring
subcontractors, evaluating self-performance of the
design-builder and determining how to proceed if
the owner exercises the “off-ramp.”

l

Design-builder self-performance. The contract
will address the applicability of self-performance,
particularly in relation to subcontractor procurement
requirements.

l

Subcontractor and vendor procurement and their
involvement in Phase One. The contract should
address how (and when) subcontractors and vendors
will be procured and the owner’s role in that process.
This may be heavily influenced by statute. Likewise,
the parties need to address the role that these parties
may play in Phase One and how this relates, if at all,
to their involvement in Phase Two.

l

Commercial proposal. This important element of
Phase One should be thoroughly addressed in the
contract, particularly in terms of the form of the
proposal and information that the design-builder is
to submit.

l

Off-ramp. The option for an owner to consider an
“off-ramp” should be clearly addressed, including the
rights of the owner to use Phase One information
for subsequent procurements associated with the
project.

Finally, the parties need to determine the process for
obtaining performance and payment bonds from the
design-builder. Work and prices are being established
a number of different times — Phase One, early work
packages and Phase Two. Often the bond will be
provided once construction starts, although some
owners will require a bond at the contract inception
(Phase One) and have the penal sum increased as work
is added. Parties should consult with legal counsel and
bonding consultants on the best way to approach.
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“DESIGN-BUILD DONE RIGHT™” AND CERTIFICATION
Certification provides the only measureable standard by which to judge an individual’s understanding of
"design-build done right.”
DBIA certification in design-build project delivery educates owners as well as designers and builders on teamcentered approaches to design and construction. Owners want successfully executed design-build projects
and are looking for a demonstration of both relevant continuing education and experience — both of which
can be gained through DBIA certification.

DBIA offers two types of Cer tification.
DESIGN-BUILD
PROFESSIONAL

Attaining the DBIATM requires from two to six years of hands-on
experience of pre and post-award design-build. Credential holders
who display “DBIA” after their names come from traditional design and
construction backgrounds; they are private or public sector architects,
engineers and construction professionals. Some attorneys and academic
practitioners who specialize in design and construction generally and
design-build specifically may also fulfill the DBIA™ requirements.
Unlike the DBIATM credential, obtaining the Assoc. DBIATM does not require
hands-on field experience. Instead, this credential is focused on three
key types of individuals who possess a different type of experience: (1)
pre-award professionals focusing on critical aspects of the design-build
process such as business development and acquisition/procurement;
(2) seasoned professionals who are new to design-build project delivery,
but not new to the design and construction industry; and (3) emerging
professionals such as recent college graduates with relevant educational
background in the AEC industry.

For more information, visit w ww.dbia.org/
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Preparing to Implement PDB:
Helpful Tips
As with design-build, an owner should carefully consider
what it needs to make the PDB process successful. A few
suggestions are as follows:
1. Assess the appropriateness of PDB for the project.
Owners should gain a full understanding of PDB and
conduct a proactive/objective assessment of the
characteristics of its project and determine if PDB is
the appropriate delivery method for its project.
2. Understand procurement limitations. While some
public sector owners have a clear ability to use QBS,
most public sector owners are required to consider
price within the source selection process. Likewise,
many owners are required to comply with statutes
that address subcontractor procurement. It is critical
for the owner to fully appreciate its procurement
opportunities and limitations in formulating a
procurement plan, and engage experienced in-house
or outside legal counsel to facilitate.
3. Have a strong cost estimator on your design-build
team. Conceptual cost estimating is an important
and difficult skill. The owner needs to ensure that
the design-builder has competent resources in
this regard, allowing seamless evaluation of the

reasonableness of the design-builder’s cost modeling
and price proposal.
4. Make an early decision on subcontractor
procurement and design-builder selfperformance. These issues can be major factors in
determining whether organizations are interested
in competing. Moreover, if the owner decides that
it wants to have most, if not all, subcontractors
competitively procured, this issue could influence the
ability to obtain collaboration and design innovation,
given that subcontractors are often the repository of
such knowledge.
5. Ensure that your team is willing and able to
collaborate and trust. While any form of designbuild requires collaboration, flexibility and trust,
these factors are often the very essence of why an
owner has chosen PDB. The owner’s team members
should understand the importance of collaboration,
and senior management needs to ensure that
collaboration and integration is supported and
carried out throughout performance of the project
delivery process.

A Word About
Design-Build Done Right™
As discussed above, the principles of Design-Build Done
Right™ apply to all variations of design-build, including
PDB. PDB is another “tool in the toolbox” for owners, and,
consistent with Design-Build Done Right™ principles, the
owner needs to make an informed decision as to which
approach is most appropriate for its needs.

Design-Build Done Right™ teaming philosophies of
integration and collaboration, as well as environments
based on trust and flexibility — characterized by
integrity and honest communication and mutual
respect for and appreciation of diverse perspectives and
ideas, are also critical to design-build success.

Regardless of which approach is used, experience
shows that project success is predicated on the parties
using the principles expressed in Design-Build Done
Right™ such as: (a) selecting the most qualified team;
(b) letting the design-builder use its ingenuity and
experience to develop design solutions; (c) weighting
price significantly less important than non-price
factors; and (d) seeking best value solutions, such as
energy efficiency, durability, sustainability and ease of
maintenance.

Stated simply, if a project team can operate in accordance
with Design-Build Done Right™ values, there is a
significantly improved likelihood of superior project
outcomes under design-build of any variation, including
PDB.
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DBIA endorses all variations of design-build when
done according to best practices and not on a pure
low-bid basis. The approach selected depends on the
application and needs of the owner.

Progressive Design-Build

Additional Resources
DBIA Manual of Practice
DBIA Standard Form of Contracts
DBIA Universally Applicable Best Practices
DBIA Sector Specific Best Practices
Choosing A Project Delivery Method
DBIA Position Statements
...and much more
Can be found at dbia.org
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MISSION:
DBIA promotes the value of design-build project delivery and teaches the effective integration of design and
construction services to ensure success for owners and design and construction practitioners.

VISION:
DBIA will be the industry’s preeminent resource for leadership, education, objective expertise and best practices
for the successful integrated delivery of capital projects.

VALUES:
• Excellence in integrated design-build project delivery, producing high value outcomes.
• An environment of trust characterized by integrity and honest communication.
• Mutual respect for and appreciation of diverse perspectives and ideas.
• A commitment to innovation and creativity to drive quality, value and sustainability.
• Professionalism, fairness and the highest level of ethical behavior.
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Fifty Years of 63-20 Financing:
Revisiting an Alternative Development Tool
for Washington State Agencies and Municipalities
Introduction. Nonprofit corporations may issue tax-exempt bonds “on behalf” of state and
municipal entities by following the requirements outlined in Revenue Procedure 82-26 of the
U.S. Treasury (the “Revenue Procedure”). These bonds are commonly called “63-20 bonds”, a
reference to Revenue Ruling 63-20, which is an early ruling updated by the Revenue Procedure.
63-20 bonds have financed public buildings on behalf of Washington state agencies, counties,
and cities. Projects have included administrative, student housing, research and other facilities.
These entities have used 63-20 bonds to achieve capital project objectives, while preserving the
benefits of tax-exempt financing and maintaining governmental control of the facility.
Specifically, governmental entities have employed 63-20 bonds to shift construction and other
risks to a private development team and to have more flexibility (than may be available under
traditional public bidding requirements) to select a private development team well positioned
to assume these risks
Really an Alternative Development Tool. 63-20 bonds traditionally have been viewed as a taxexempt financing tool. That conventional analysis misses the point. 63-20 bonds do not offer
advantages from a narrow tax-exempt financing perspective. 1 The entities on whose behalf
these bonds are issued generally can access tax-exempt financing directly. 2 So the question
really is not whether 63-20 bonds can provide the benefit of tax-exempt financing, but whether
the structure can deliver other benefits by transferring the financing, development, and
potentially operation of the facility to a private development team managed by the nonprofit
issuer. In other words, 63-20 bonds should be considered an alternative development tool
rather than an alternative financing tool.
Overview of a Typical 63-20 Financing. In a typical 63-20 financing, a nonprofit corporation
issues bonds to finance the development of a facility “on behalf” of a state or municipal entity.
The bond proceeds are applied to pay for the acquisition, construction and equipping of the
facility. Under the Revenue Procedure, 63-20 bond proceeds must be used for the acquisition
1

Some of the early benefits of 63-20 financings are no longer applicable. Specifically, governmental entities may
not be able to use 63-20 financing to complete “off balance sheet” financings from an accounting and ratings
agency perspective.
2
There may be additional benefits to a state agency in entering into a financing lease rather than issuing state debt
to finance the facility. An obligation to pay rent, subject to appropriation, is not a debt of the state agency for the
purposes of constitutional and statutory limitations on state debt. In Department of Ecology v. State Finance
Committee, 116 Wn.2d 246, 804 P.2d 1241 (1991), the Washington Supreme Court held that a state financing lease
subject to appropriation did not constitute debt under Article VIII, Section 1 of the state constitution.

2

or construction of real or personal property, to fund a reasonably required reserve fund, and to
pay costs of issuance. Notably, proceeds may not be used for working capital.
The bonds are repaid from net revenues of the facility and, if the governmental entity is the
lessee of the facility, from lease payments sized to cover debt service on the bonds. Under the
Revenue Procedure, the governmental entity must have a beneficial interest in the nonprofit
corporation during the term of the bonds. There are a number of ways to meet this
requirement, including by providing the governmental entity with the right to obtain
unencumbered fee title to the project by defeasing the bonds and by providing the
governmental entity with the exclusive option to purchase the project in the event the
nonprofit defaults on its bond obligations. Under the Revenue Procedure, title to the property
must transfer to the governmental entity when the bonds are retired without consideration.3
Additional requirements apply to 63-20 bonds issued for refunding purposes including a
limitation on the circumstances under which 63-20 bonds can be advance refunded or the
maturity of the bonds extended.
Evaluating Potential Benefits. 63-20 bonds may make sense when a private approach to
developing a governmental facility is likely to provide significant benefits compared to a
traditional public approach. These benefits may be most apparent for facilities that:
•
•

•

Are time-sensitive, requiring for example an expedited schedule compared to a
traditional public work;
Are cost-sensitive or require price certainty for annual budgeting or other purposes
(that is, requiring a shift of all or a portion of the risk of project cost overruns from the
governmental entity to the nonprofit issuer and its private development team); or
Otherwise require specialized development skills, knowledge or approaches.

An analysis of the potential benefits of 63-20 bonds, therefore, should focus on challenges and
opportunities presented by the procurement, development and operation of a particular facility
and the ability of the nonprofit issuer, together with its development team, to address these
challenges and achieve these objectives.
Flexible Procurement. To this end, the nonprofit issuer may have more flexibility to assemble
the development team than is available under traditional public works procurement
approaches.

3

The Revenue Procedure further requires that the governmental entity adopt a resolution stating that it will
accept title to the property, and approving the nonprofit issuer and the bonds.

3

•

In AGO 2008 No. 10, the Washington Attorney General opined that a facility financed
through a properly structured 63-20 approach does not constitute a “public work”
subject to the competitive bidding requirements of chapter 39.04 RCW. The Attorney
General opinion noted that, “for purposes of determining whether a project is a ‘public
work,’ there are two factors to consider: (1) whether the project is executed at the cost
of the public entity; or (2) whether the project is subject to lien.” The operative factor in
determining whether a 63-20 project is a public work is whether the project is executed
at the cost of the governmental entity. 4 In a 63-20 financing, the facility may be
executed at the cost of the nonprofit issuer, rather than the governmental entity. The
nonprofit issuer funds the project with its own bond proceeds and, depending on the
terms of any lease between the nonprofit issuer and the governmental entity, may bear
all of the construction and completion risk.

•

Cities and certain counties have statutory authority to enter into lease financings under
chapter 35.42 RCW that, combined with 63-20 financing, can also result in a more
flexible procurement methodology. Under RCW 35.42.080, lease-financed projects may
be procured “upon terms most advantageous” to the city or county. Under this
authority the city or county can request proposals from nonprofit issuers and
development teams to finance a facility for lease to the city or county.

Summary. 63-20 financing may offer an opportunity to combine tax-exempt financing with a
private development approach to a public project. Marrying the public financing option with
the private development approach requires careful attention to the “deal” between the
governmental entity and the private development team. The deal will be reflected in the
terms of the lease or use agreement between the nonprofit issuer and the governmental entity,
and the terms of the development agreement between the nonprofit issuer and the developer.
These documents allocate the upsides and risks of procuring, financing, owning, designing,
constructing, operating, maintaining and equipping the facility, both in the ordinary course and
in extraordinary circumstances such as a force majeure event.
An optimal allocation of these responsibilities would assign each responsibility to the party best
able to manage the risk for the overall benefit of the project, would tie functions together
where synergies can be achieved (say, through a tightly integrated approach to design,
construction, operation and maintenance) and would create an alignment of incentives
4

Even if the project is not a “public work” subject to bidding requirements under chapter 39.04 RCW, prevailing
wage requirements will apply if 50% or more of the project will be acquired or leased by the governmental entity.
See RCW 39.04.260.
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between the governmental entity and private development team. Among the questions to
consider:
•
•

•

How will construction risk be allocated?
How will risk mitigation tools – including subordinated developer fees, builder’s risk
insurance, a guaranteed maximum price construction contract, liquidated damages and
developer guarantees – be used?
How will savings be rewarded and shared?

The process of negotiating the deal between the governmental entity and the private
development team can be instrumental in identifying potential upsides and risks on the frontend and in making a deliberate decision to accept or shift these upsides and risks.
In summary, 63-20 financings offer Washington state and municipal entities an alternative
development approach, and may be an option for projects that can benefit from a negotiated
transfer of financing, development and/or operational responsibility to the nonprofit issuer.
Questions and More Information. Please call any of our public finance or public-private
transaction attorneys if you have questions about 63-20 financings or the specific requirements
to be addressed. Contact information is provided below.
“Mac” McCullough
Deanna Gregory
Gerald B. Johnson
Faith Li Pettis
Stacey Lewis
Jay Reich
Jon Jurich

Edward.Mccullough@pacificalawgroup.com
Deanna.Gregory@pacificalawgroup.com
Gerry.Johnson@pacificalawgroup.com
Faith.Pettis@pacificalawgroup.com
Stacey.Lewis@pacificalawgroup.com
Jay.Reich@pacificalawgroup.com
Jon.Jurich@pacificalawgroup.com

206.245.1727
206.245.1716
206-245.1700
206.245.1715
206.245.1714
206.245.1723
206.245.1717

A Note: This publication is for informational purposes and does not provide legal advice. It is not
intended to be used or relied upon as legal advice in connection with any particular situation or facts.
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Downtown Development and Redevelopment:
Chatlenges and Opportunities in "Public/Private Partnerships"
Washington State Association of Municipal Attorneys
Fall Conference, 2006
By Hugh D. Spitzer
Foster Pepper PLLC.
Local Government off,icials - both elected and staff - continue to ask about ways that
public and private sector cooperation might improve their downtown areas. But cooperative
ventures between public and private entities often face legal challenges that must be recognized
and overcome. This paper reviews aî afiay of legal const¡aints on public-private cooperative
mechanisms permitted under Washington law, and then suggests some approaches to making
public-private cooperation work effectively. As noted below under "Tips for Successful PublicPrivate Partnerships," the most important thing for public officials considering public-private
ventures is to know why they want to enter into a public-private venture, what the public will
gain from the arrangement and how the cooperative undertaking

rl

will

be carried out.

Constraints on Public-Private Arranqements

A

number

of

recurring legal constraints affect many public-private cooperative

arrangements. The key challenges are summarized below.
a

Statutory Constraints. Although cities have broad police powers and do not need
express authority to engage in activities to protect public health and safefy, other
governmental and proprietary activities require express or implied statutory authority.
Elected officials often assume that because a particular activity might be "good for the
city'' or "good for the public," there must be authority somewhere for the city to
undertake the activity. Yet on occasion the requisite authority simply does not exist. For
example, city officials are often eager to engage in economic development activities, but
statutory authority for city involvement in economic development is very weak.
RCW 35.21.703. Ports, in contrast, have express authority to develop industrial parks
and international trade centers, both good examples of public-private partnerships. RCW

53.08.020 and RCW 53.29.020. But cities have no such explicit powers. Therefore, it is
important to check for adequate statutory authority before proceeding with any specific
type of public-private cooperative arrangement.

,l

,*.Hugh Spitzer is a public finance lawyer at Foster Pepper PLLC and often represents local govemments in
turer$oVelÏrfir€ntal
and public-private contract negotiations. He is an Afhliate Professor at the University of
washington
School of law, where he teaches locaì govemment law and state constihrtional law. Portions of this
Paper'¡vs¡s presented
to a V/SAMA conference in2002.
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to be rented or sold for private use, the project does not

constitute public use.

96 Wn.2d at 627-28. Tlte LIlestlake case involved city condemnation of property
for a
private shopping mall to be located next to a public pârk and a museum.
In the earlier
Hogue case, the court refused to allow the Port of Seaitle to condemn property
in order to
assemble it and re-sell it for purely economic development purposes.
Clearly, the
Washington Supreme Court would have ruled differently tñan the'U.S. Srrpr.-.
Court in
Kelo v' New London, 125 S.Ct. 2655 (2005). The Washington Court provided
some
leeway in state v. Evans, t36wn.2d g11 (199g), where it held that
when a
condemnation of a full parcel of property was necessary for convention
center expansion,
the sale of air rights above the publicly-developed portion did not violate
the rule against
the exercise of eminent domain for private develoiment purposes. Note
also that in the
context of community renewal projects under Chapter jS.Af nCW, properties
may be
condemned in order to be assembled and resold to other private sector
å.uãlop.rr. Miller
v' Tacoma,6l Wn.2d 374 (1963). But there must be a true public-health-and-safety
basis
to a community renewal program in order to justi$r the use of eminent domain
in this

manner.
o

No Compromise of Police Powers. Governments cannot contract away their
regulatory
authority. See, e.g... Hudson county water co. v. Mccarter,20gu.s.i+q (rq0a).
For
example, no matter how cooperative a city is with a private entity,
the city iovernment
cannot agree to waive land use or other regulatory requirements or to
appiy-regulations
differently to a specific private party. This is often
iuzrling to businåss p"oil", who
sometimes assume that if they have a contract with "the City," that governmental
body
should be able to do anything to make the project work just ih" *uy"u
private .o*purry
would. At best, the city can attempt to sìreámline the regulatory pro".r, to move
a
project along - as long as the law continues to be applied coniistentþ.'

a

Labor and Civil Service. Union contracts and Civil Service practices may prevent
certain types of privatization or public-private cooperation. Cities
may find it difficult to

DO

transfer, to a private partner, goverïìmental activitiès that traditionally
been performed by

civil service employees. wash. Fed. of state Employees v. state, g6 wn.
App. 1 (lgg7).
Cities must also observe the traditional rule that èxisting bargaining
unit woik cannot be
contracted out in violation of the terms of a labor ugr.J*.tri
and Ihe contracting out of
bargaining work and other circumstances is still'subject to consultation
with union
representatives. Johansen v. D.S.H.^S., 9l Wn. epp. Zf Z jtglS).
a

,ù

Federal Tax Constraints. Federal tax law governing the tax
exemption on municipal
bonds place some constraints on the transfei of use
ãf bon¿-nnanced facilities to the
private sector. one set of rules governs "change
of use" from public to private pu{poses,
and such an action may_force the redemption oi
defeasance of bonds o, tih" application of
proceeds of a sale ofpublic property to public
uses in accordance with detailed IRS rules.
Treas' Regs. $$ r.r4l-2@) ui¿i. rut-ú. More
important are the..management contract,,
rules, which constrain the long-term lease
of public bond-financed propõty to the private
sector or entrusting such property to private
sector management õn â continuing basis.

503t6861.2
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leases or management contracts
These fairly intricate rules govern both the length of such
partner can be compensated for its
and constrain the methods úy which the privatã sector
involvement in the project' Rev' Proc' 97-13'

Public-Private Mechanisms Under Washineton Law

still many useful tools
Despite the constitutional and statutory constraints, there are
in a cooperative
together
work
to
available to governments and private sector entities that desire
manner. Those include the following:

¡

(water and sewers) and
Developer Reimbursement Areas (Latecomers). RCW 35'91
to enter into an
RCW 35.72 (streets and roads). This statute authorizes a city
private entity
which
arrangement with the owner or developer of properby, under
-that
to the city,
over
handed
are
constructs public improvements with ltt o*tt funds and
easements. The improvements need to be consistent with city
together *ith uppropriate
'din".
the work is not done "at the cost of the city," it is not considered a
spãcificationr.
puuti" work subject to bidding. After a hearing, a reimbursement area is established, and
15 years must reimburse,
äny other prop"rty owner whã develops within that area within
through the city, the entity that originally constructed the improvements'

o

LID preformation Expense Reimbursements. RCW 35.43'184 allows a city to enter
into a contract with a property owner under which the private person carries out
be financed
may
engineering and other pielimináry activities for a_ proje.t th-at
-later
LID, the property
thrãugh a local improvåment district. If the city decides to form an

its assessment' This
owner is reimbursr¿ to, its early work or receives a credit against
engineering on
preliminary
mechanism permits the private sector to take the risk of
proceed, and does not
projects wheie the local g-ou.**"nt is not yet sure that it wishes to
desiretousepublicfundsforexploratoryengineeringwork.

o

agreements
l)eveloper Agreements. RCW 36.708.170-.210 authorizes development
typically
are
agreements
These
property.
between a corînty or city and the developer of
t.1'O
RCW
thought of in the context of the zoning and permit'p.o".", but
l]K
servlces'
p.ouId* thata"development agreement may obiigate aparty to fund orprovide
for significant
infrastructure, or other facilities," and this can provide the legat basiì
that a city or
public investments in infrastructure that will aid a private dev-elopment
countY sees as being beneficial.

o
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39'10 RCW
Design/Build and General Contractor Construction Manager' Chapter (and eatlier)
more
provides two distinct construction management methods thaî shift
the,i*itfr:
state,
the
to
responsibility to the private sector. fnis is available only
hrlest univãrsities, iâtg. counties, ports and public utility districts' Ï.?,1Ï )Ïirå"^"n
design/bltto
districts, and cities with a population of more than 70,000. The
itlt'it",
p,tT,Ï""i"^
takes
that
process
competitive
complicâted
fairþ
a
involves
rárt
involved
architecture/enginóering/cãnstruction teãms. The government
llil
- ttttit
runners up for sutr¡v "f
-^dc
based oo pr.-.îtublishãd criteria, but has to reimburse the
procesÞ
cãnstruction
and
costs. Once construction beings, the comprerrion oiih" design
4

@ FOSTER

PÊPPEß""

r

ì,r0

is seen as reducing costs and bringing overall efficiency. The general
contractor/construction manager process permits the selection of a construction manager
that will oversee a complex project for the local government. There is public works
bidding for the major contracts on the job, but the construction manager guarantees a
maximum allowable construction cost. This is something like traditional public works
bidding, but provides more flexible delegation of management responsibilities to a skilled
private sector entity.
a

Water Quality Joint Development Act and Solid Waste Service Provider
Arrangements. Chapter 70.150 RCW (Water Quality Joint Development Act) and RCW
35.2I.156 (solid waste service contracts) establish similar processes under which cities
may contract with private entities for any of the design, construction, operation and./or
ownership of governmental facilities. These are true "public-private partnership"
stafutes. The solid waste statute is used frequently, but mosi local governmànt officiãls
are unaware of the flexibility permitted under the Water Quality Joint Development Act.
Both of these statutes allow for the facilities concerned to be designed and constructed
outside the traditional public works process, and/or fully operated and owned by the
private sector. The process is not available for construction of free standing solid waste
transfer stations.

o

Lease-Purchase Acquisition of Facilities. Chapter 35.42 RCW contains two separate
statutes that permit cities to acquire buildings and certain other facilities on a leasepurchase basis. These statutes are poorly drafted and difficult to use, but the bottom line
is that if a city already owns the parcel or property concerned, the "lessor" who develops
the building will have to be picked through a process that resembles public works
bidding. On the other hand, if the private sector entity owns the parcel of property
concerned, public works bidding is not required. The City can negotiate with the
property developer, who will undertake to build a facility with city specifîcations and rent
some or all of it to the City on a long-term basis. Under state law, if 50% or more of a
facility is constructed for lease to a govemmental entity, prevailing wage laws apply.
RCW 39.04.260. Sometimes the arrangements involve financing leases under which the
city builds equity as lease payments are made. In other instances, the parties arrange a
true lease under which the city retains an option to purchase later at fair market value.
The key to these lease-purchase anangements is that construction period risk falls on the
private developer who is responsible for cost oveffuns and for delivering a final product
consistent with city specifications. One of the best known (and financially most
successful) examples of this is the Pacific Place Garage in downtown Seattle, where the
City of Seattle lease-purchased an underground parking garage condominium unit that
was built as part of a major retail development on top of the garage. An excellent
(and approval) of that transaction is provided in an April 10, 1998, Attorney
1ummary
General's Memorandum from Mary Jo Diazto Jan Jutte of the State Auditor's Offlrce.

a

63'20 Financings. *63-20" projects are a vanation of the lease-purchase transaction
described above. IRS Revenue Ruling 63-20 allows nonprofit corpôrations to issue taxexempt bonds on behalf of governments so long as the bond proceeds are used to
construct capital facilities for governmental use. In a typical 63-20 transaction, the
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commonly advocated for utilities,

{\

for major transportation facilities (such as toll

highways) and parks..

Community Renewal. Substitute House Bill2357 (Chapter2l8, Laws

of

2002)
provided a comprehensive update and rewrite of Washington's 1950's-era urban renewal
law. The statute, at Chapter 35.81 RCW, is renamed the "Community Renewal Law,"
and a number of new tools are added to make redevelopment work more effectively on a
public-private cooperative basis. One of the most important aspects of this statute is a
change that allows community renewal agencies to purchase property within community
renewal areas with a specific developer in mind. The developer is selected through a
competitive process. One of the biggest problems with the old urban renewal law is that
the government agency was required to buy or condemn large pieces of land, not
knowing whether the private sector had any interest in purchasing the assembled parcels.
In several notable cases (e.g., Seattle's Yesler-Atlantic Urban Renewal Project) large
blocks of land lay undeveloped for decades. The revised statute permits cities, through
their community renewal agencies, to work closely with the private sector in the
redevelopment of blighted areas. Note that the purchase of property for resale to a preselected developer may be upheld by the courts only in the context of activities to remove
blight that presents a true hazard to public health and safety. (See, the discussion of
Lassila v. lilenatchee, Miller v. Tacoma and In re Seattle, above.) The new community
renewal statute also makes it easier, in the context of community renewal projects for
governments to make loans and payments to private sector businesses to encourage them
to stay or relocate in formerly blighted areas. Housing authorities may serve as
community renewal agencies with the fuIl array of powers granted to other community
renewal agencies. And cities may provide technical assistance and job retention funds to
assist businesses in designated community renewal areas.

a

f)l

Tips for Successful Public-Private Partnerships
Given the array of possible public-private cooperative arrangements and the equally large
number of constraints, some words to the wise may be in order.
a

Know What You Want to Doo and Why. There are a bewildering array of types of
public-private partnerships. Elected officials often talk about "pnvatizing" government
operations or "cooperating" with the private sector without being clear in their own
minds just what type of arangement they want, or why. Before seeking private sector
help or involvement, think through the purpose of the arrangement, the variety of choices
and zero in on the approach that you think most likely to succeed.

a

Don't Always Assume the Private Sector is More Cost-Effective. It is often assumed
that the private sector is more efficient than the public sector, and this assumption is
taken as a verity by many in the construction field. However, the empirical research to
support this assumption is not as complete as one would like. It is worth taking the time
to carefully think through the allocation of public and private tasks to make sure that a
proposed arrangement will work as well as possible in each circumstance. Interestingly,
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organizations. Te the most cost-efficient
research suggests that private non-profit
ú"ìn itrã puUtic and for-profit sectors' Nonprofit
providers of many ,;lJ;;beating "ri.
orientation with some of the entrepreneurial
organizations ofter-have' a puUti,
The
Ro*an Maranda, "Governments or Markets?
characteristics of the private sector.
Nonprofit
in Governmental and
privatization of Municipal services" 8 Research
;ðontracting Out: A Solution With Limits"
Accounting235-64 Ogga);Rowan fyfu*n¿i
Turbulent Times' 197-2ll (1992)'
in(Jrban Innovatioi: Creative Strategies fo'r

public and private sector people often attribute negative
Understand the other Guy.
servants sometimes assume that for-profit
motives to each other. Long time publiå
o"ty in making money' Conversely' private
enterprises and their leaders aie interest"à
mostly care about job security and that
sector personnel urrrrrrr" that public "-ftoy""t
ít n-9æ-1táte itself' These attitudes' while
"government u,rr.urr",u"/; "*i"' 1"1iniv
fne fact is that public and private sector
naiïe, do exist and they do drive behavior'
they are- diffEqnt motives' The fact that the
players are driven uv pósitive motives, bui
ttt"lubüc side any less "public" in its
two sectors choose to work together Oo.r,totããt"
one cannot expect public section employees
mission, or the priuate side le-ss "private."
approaches which' in the name of
or elected officials'tå make decisions or to take intèrests' Correspondingly' those in
,.effîciency,,' might be seen as harming community
in ways that are likely to result in
the for-profit sector cannot be expected to act
beg+ on a public-private arrangement'
substantial economic losses. wherrnegotiations
respeõtive missions' goals' concerns and
the parties should be u.ry op.n uUoyi their
and pubtic sectors have different world view
ground rules. Becairr" rttor. in the p¡t"t"
nËgotiations can be like intemational
and speak different languages, contract g,iach
side needs to understand what the
negotiations. l,rrt iif." inteäaiionaf U"iô"i"i"
to real success'

a

can lead
other side needs ur¿ *untt; a thorough understanding

much of
'When
structuring a public-private parbrership'
Keep an Eye On Risk Shifting.
titfti' ti is faii for eaóh side to share risk'
the negotiating wiii focus on .rit o ,uf.", *ttut
the
that sometimes the transfer of risks to
but public sector players should remember
the
those risks on to consumers (i'e''
private sector *ilíi.áã irre private p6;;1" ;ass
assume
to
for the government
public). th"r"to.", it may sometimes'make ,oor" ,""t"
i.ttuií risks in order to hold down costs of service'

a

cooperative ventures fall apart
Bring Along Your Own Folks. Some public-pl¡ate Entrenched opponentsof such
oi tott'
to
because of internal sabotage on either
make succe" -""h more difficult
can'i¿"''
comfany
government.or
a
within
cooperation
them
personn"i arr¿ work to have
attain. Therefore, educate and involve yo'r own

a

invested in the success ofthe project

a

orivate
go into negotiations with the
Think Through the Deal Points First. Don't
^"0
abíe to
:?.ãtwant
sector without a solid idea of what risks vo**
"rd"n*"i;äî;f';1t
*ttæyou
of
through
project, ;;J
T$^iåd-g
Írig\t
staff you are willing to devote to a
"
gã"', it"^u*ã"i"[ *n"" yl:
¡.. it. saying
ts
deal.
public side to get out of a

the
wind up if you don't know where you're
being handled through a competitiv. proã.r,

ñ;: ir1ãt"ttio";iul;ú"
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fully draft the contract or lease it plans to enter into with a prospective partner. Then,
p.opor.., should be required to àccept the proposed contract or to propose explicit

proposer should
alternative language. However, if alternative language is proposed, the
if it were to go
receive
be required to state the increase in compensation that it would
along with the original public-proposed language. That way, the public body can
.orn[ur. various private sector ptopos.ts on an apples-to-apples basis' The more time
and preparation tlat is taken in details of a proposed arrangement Þ[orc negotiations
will be
commence, the easier the negotiations will bè and the more likely the outcome
successful from the viewpoint of both parties'

public-private projects can be very successful, but it is always important to think through
to
why the public entity d"rir.r to work with the private sector, to identifu the desired outcomes,
land
legal
the
of
aware
selåct thl public-prívate cooperative mechanism carefully and to be
real success.
mines that;till exiit. If tho.*ìhingr are carefully kept in mind, a project can be a
1
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8 STEPS:

63-20 PROGRESSIVE DESIGN BUILD
Public Facilities Group (PFG) is a nationally recognized not-for-profit organization that works to
maximize public sector benefits when using Public-Private Partnerships (P3). We encourage the
use of the 63-20 Progressive Design Build (63-20 PDB) approach for delivering public
infrastructure projects.
A 63-20 PDB blends tax-exempt financing (typically 63-20 lease revenue bonds) incurred by a
single-member not-for-profit special purpose entity (SPE) with private project development and
delivery. It also encourages the use of private facility management and maintenance in order to
maximize the public sector’s benefit and minimize costs. It offers private guarantees of both cost
and schedule, transparent and predictable rent payments, and it includes built-in safeguards
which allow the public to secure ultimate project control if desired.

(206) 849-6260 | 1414 Fourth Avenue, Seattle, WA 98101 | publicfaclitiesgroup.org

Step 1: Selecting the Not-for-Profit Partner

Public
Agency

RFQ/RFP

Public Facilities
Group

Selection of the not-for-profit partner is typically done through a RFQ and should be governed by local
procurement requirements. The use of a RFP process may not always be necessary since the not-for-profit
has no direct contractual relationship with the public agency until the project is designed, the lease
agreement has been signed, and the bonds have been issued.
The not-for-profit partner is tasked with creating and staffing a single member not-for-profit special
purpose entity (SPE). The SPE will incur the project’s debt through a 63-20 or a 501(c)(3) bond sale. In
addition to borrowing the bond proceeds, the SPE will own the facility on behalf of the public agency during
the term of the debt, and it will manage the asset until the debt is retired. At debt retirement, ownership of
the project will transfer to the public agency at no cost and without encumbrance. The not–for-profit
partner must have skills and experience in:
•
•
•
•

Bond finance
Structuring and overseeing complex real estate development
Tax-exempt bonds and bond compliance
Asset management

The not-for-profit earns a small fee paid from bond proceeds for its work. It is not paid a consulting fee by
the public agency.

1414 Fourth Avenue, Seattle WA 98101 |
www.publicfacilitiesgroup.org | © 2019 Public Facilities Group

Step 2: Selecting the Private Development Team

Public Facilities
Group

Public
Agency
RFQ/RFP

Architect

Developer
Development Team

General
Contractor

A RFQ / RFP process is commonly used to select the best team for each project. The purpose of the RFQ is
to reduce the candidate pool to the 3 or 4 teams most qualified to move forward to the more detailed RFP.
The RFP:
•
•
•

•

•

Specifies the team members and identifies the individuals within each specific team member to be
assigned to the project along with that individual’s level of experience with similar projects.
Inquires how the proposed teams will create the greatest public value.
Requires the teams to bid all soft costs, including all team fees and overhead costs, and to size all
needed contingencies. These bids are based on an estimated per square foot hard cost and will be
adjusted if the final design results in a higher or lower hard cost.
Includes two contracts: A Predevelopment Agreement to address the design and pricing phase of the
project and a Development Agreement that obligates the Team to guarantee both the final price and
the timeline once the design and costs are established. The RFP asks the Development Team to
comment on and accept these agreements.
Asks for financial information from all team members.

The RFP does not ask for renderings. Renderings provided in RFPs have little relationship to the final
project design and too often become a distraction for the selection committee.

1414 Fourth Avenue, Seattle WA 98101 |
www.publicfacilitiesgroup.org | © 2019 Public Facilities Group

Step 3: Design and Predevelopment
Public
Agency

Developer

Public Facilities
Group

Development Team

Architect
General
Contractor

Using the Pre-Development Agreement from the RFP, the public agency can either contract directly with
the development team or indirectly with the development team through the SPE. It is in this predevelopment period that the building will be designed and priced to meet both the public agency’s
occupancy needs and its cost constraints. In responding to the RFP, teams are required to provide detailed
costs and a timeline for their pre-development services. The goal of the pre-development phase is
threefold:
•
•
•

To advance the design of the facility to a stage where the public agency can both approve the design
and accept its cost. This normally occurs either during or at completion of Design Development.
To establish the developer’s guaranteed price (the GMP - Guaranteed Maximum Price).
To complete all project entitlements.

1414 Fourth Avenue, Seattle WA 98101 |
www.publicfacilitiesgroup.org | © 2019 Public Facilities Group

Step 4: Financing Contracts and Bond Sale
Public
Agency

Developer

Public Facilities
Group
Special
Purpose
Entity
Development Team

Architect

General
Contractor

Simultaneously with pre-development, the finance team works on the financing documents. The finance
team includes the public agency and its counsel, the SPE and its counsel, the developer and its counsel, the
underwriter and its counsel, the bond counsel, and the bond trustee. The financing documents include the
ground and facility leases, the final development agreement, the architect agreement, the general
construction contract, other construction documents, the preliminary official statement, the official
statement, the indenture of trust, the bond purchase agreement, and all other related closing documents.
Once the Developer has completed sufficient design work to produce a GMP, has secured all of the necessary
entitlements, and when the SPE and the public agency have finalized the leases and finance documents, the
bonds can be priced and the Bond Purchase Agreement can be signed by the SPE and the underwriter.
The actual bond closing occurs two to three weeks following pricing which is when all leases, contracts and
finance documents will be signed. The bonds will be funded and the SPE will give the developer a notice to
proceed.

1414 Fourth Avenue, Seattle WA 98101 |
www.publicfacilitiesgroup.org | © 2019 Public Facilities Group

Step 5 & 6: Construction and Construction
Completion
Public
Agency

Public Facilities
Group

Lease

Special
Purpose
Entity

Developer

Development Team

Architect

General
Contractor
Sub Contractors

Construction

The Developer is responsible for overseeing
construction. It is the Developer that guarantees
the project will be built according to the plans and
specifications and will be completed at or below
the Guaranteed Maximum Price. The SPE then
contracts with an independent construction
inspector to verify that the project budget remains
“in balance” and that there are sufficient funds to
complete construction. If the project is ever “out
of balance”, the Developer is required to
contribute sufficient funds to return it to balance.

Construction Completion

When the project is finished a Certificate of
Completion will be issued. At this time the leases
will become effective, rent will commence and the
public agency can take occupancy. Once the all
items on the punch list have been completed and
the facility has been inspected and approved by
the public agency and the SPE, then a notice of
Final Acceptance will be issued by the SPE. All
construction retainage will be released upon final
acceptance. If there are project savings, the
agreed upon percentage of those savings will be
awarded to the development team.

1414 Fourth Avenue, Seattle WA 98101 |
www.publicfacilitiesgroup.org | © 2019 Public Facilities Group

Step 7: Operations and Maintenance and O&M
Renewal
Public
Agency

Lease

Public Facilities
Group

Special
Purpose
Entity

Private Property
Management
Operations and Maintenance (O&M)

During the latter half of construction, the SPE along with the public agency will issue a RFP for property
management services. The selected property manager will be responsible for operating and maintaining the
building. The public agency will specify its desired level of property management services in the RFP. The
SPE, together with the public agency, will evaluate and select a property manager. Once the selection is
made, the SPE will negotiate and enter into the property management agreement.

O&M Renewal

The Private Management Agreements are normally 3 to 5 years in term and will be renewed or rebid
depending on the efficiency and quality of the services provided. This is standard practice in the operations
and maintenance of privately developed and privately used facilities and is appropriately applied in a 63-20
Progressive Design-Build.
The Benefits to this approach over standard DBFOM operations and management agreements:

•
•
•
•
•

Short term O&M is consistent with tax exempt finance rules
Shorter term and renegotiations keeps pricing competitive
Fluctuations in market costs are incorporated into the operations and management over the long term
The risk of losing the contract keeps the private O&M team motivated to perform
Public Agency has more control over the management of their building

1414 Fourth Avenue, Seattle WA 98101 |
www.publicfacilitiesgroup.org | © 2019 Public Facilities Group

Unique Public Safeguards
Public
Agency

Lease

Special
Purpose
Entity

Our approach to a 63-20 Progressive DesignBuild grants the public agency the right to replace
PFG as the sole member of the SPE and thereby
take control of the SPE. This right can be
exercised at any time the public agency needs or
desires to do so.

Private Property
Management

Step 8: Transfer of Ownership
Public Agency

Ownership

The public agency has the right to retire the
project’s debt at any time, either through bond
refinancing or bond defeasance. When the debt is
retired the project’s fee title transfers from the
SPE to the public agency at no cost and without
encumbrance.

Facility

1414 Fourth Avenue, Seattle WA 98101 |
www.publicfacilitiesgroup.org | © 2019 Public Facilities Group

The American Model™: Design and Delivery

The American Model ™: Our Approach to Public-Private Partnerships
The definition of Public-Private-Partnership runs the gamut from privatization of public assets to public assistance (i.e.
Subsidies) of private development. There is potential for a symbiotic relationship between the public and private sectors,
a partnership based on fair allocation of risks and rewards coupled with a balanced assignment of tasks to those best
equipped to accomplish them. In our experience, the proper balance and alignment of these activities differs in every
project. With few exceptions, there are two general rules that should be considered in structuring a fair public-private
partnership:

1 - Public debt structures are less costly than private debt structures
Tax-exempt debt is less costly than taxable debt. Tax-exempt debt operates on a
longer term, has a fixed rate and a low cost. Frequently, it provides 100% of the
financing needs of a project and alleviates the need for costly equity.
Taxable debt usually requires that a portion of the project be funded with equity.
Equity is much more costly than either tax-exempt or taxable debt and can
dramatically increase a project’s total cost. Public facilities do not have market rate
tenants to pay the higher returns that financing with equity demands. Thus, public
debt structures are nearly always better suited for public facilities.

2 - Private development is more efficient than the public development
process
For more information on NDC HEDC Public-Private Partnerships please visit our
website at www.ndcppp.org

NDConline.org
Headquarters
24 Whitehall Street, Suite 710
New York, NY 10004
(212) 682-1106

Washington, DC Office
1100 H Street NW, Suite 1200
Washington, D.C 20005
(202) 400-3680

Seattle Office
1218 Third Ave, Suite 1403
Seattle, WA 98101
(206) 254-2800

Unlike roads or sidewalks, city halls or municipal office building projects are
undertaken once every few decades. When it comes time for a public entity to
embark on a construction project, it is generally as concerned with consensus,
procedure, and public perception as it is with outcome. In the private sector
such concerns, while not totally absent, are clearly secondary to the primary
goal of a cost efficient project delivery. In order to accomplish this goal, the
private sector focuses on an achievable task and must efficiently accomplish
that task.

American Model ™
Over $2.5 Billion in Total
Development
37 Projects Across the
Country
Every Project Completed
on Time and On Budget
26 Years of Experience
3.4 million Square Feet
of Usable Development
Space

© 2016 National Development Council
© 2016 National Development Council

How can we use the
advantages of
The American Model™?

UW Medicine South
Lake Union Biomedical
Facility Phase 3

NDC’s approach to public-private partnerships blends
tax-exempt debt with private development expertise.
To do so we set up a not-for-profit owner/issuer of taxexempt bonds, hire a private developer, architect and
general contractor and charge them with developing the
facility. This development team is under contract to take
construction and delivery risk. They are given the tools
to do so, including incentives to build efficiently and to
strict quality standards.
After construction is complete, the facility is leased to the
governmental client and then transferred to the client
at no cost when the debt is retired. Rent, dictated by
the lease, is set at the debt service plus operating costs.
There is no operating profit nor disposition profit since
the development team is not required to bring equity to
the structure or take on operating risk. The development
team earns a development fee commensurate with the
development risk they take on and nothing more.

Our Projects
Our portfolio of almost 40 buildings meets a broad range of needs and includes government office buildings,
biomedical research facilities, student housing, medical facilities, laboratory space, parking facilities, city halls,
data centers, and infrastructure projects.
Center for Urban Waters,
City of Tacoma, WA

Yonkers Public Library,
City of Yonkers, NY

Five Steps
Step 1: Selection of the not-for-profit
It is critical to select a not-for-profit with the skills and experience necessary to oversee a complex real estate
project and to issue debt and be responsible for tax-exempt bond compliance. The not-for-profit should not be
paid directly by the governmental client. Their duties are to finance and own the facility and they should receive
a small fee of the bond proceeds. Even though the not-for-profit is selected by the governmental client, they issue
and own the bonds and so their fee is a project cost not a consultant cost.
How the not-for-profit is selected should be governed by local requirements. It is most often done by RFQ, but
this may not be necessary since there is no contractual relationship with the local government until the facility is
designed and the government signs a lease.
Step 2: Selection of the Development Team
The development team consists of a Developer, General Contractor and an Architect. The selection process
involves an RFQ, followed by an RFP. The RFQ process asks for team members, their qualifications, and their
experience. It does not ask for design concepts or costs. Its goal is to select the 2 or 3 (never more) most qualified
teams to do the job.
The RFP process should be more refined, however, it is still designed to elicit information on just 5 basic issues.
1. Who will work on the project and what is their experience?
2. Why the proposed team is the best choice and what ideas do they have to create value?
3. The RFP provides the not-for-profit’s Development Agreement that obligates the team
to deliver the project on budget and on schedule and asks if they will accept it.
4. Asks the team to provide an estimated hard cost per square foot budget and to bid all
fees and soft costs.
5. It asks for financial information.
The RFP process does not ask for design! Too often, selection committees are distracted by concept drawings
that will have little relationship to the final design and neglect the more important selection criteria. Design
comes in the Pre-development step.
Step 3: Pre-Development
The governmental agency contracts for pre-development services through the not-for-profit or directly with the
development team. If contracted through the not-for-profit, this is the first contract between the not-for-profit
and the governmental agency. This contract covers out of pocket costs. It does not include profit. Its goal is to
fund the design and entitlement work to the point of establishing a Guaranteed Maximum Price. It should not
include full costs because it is important that the team design to the governmental agency’s wants and to its cost
parameters.
Step 4: Contracts
During the later stages of Pre-Development, the financing team, which includes the not-for-profit, the underwriter,
underwriter’s council, bond counsel, trustee, and governmental entity (tenant), drafts the financing documents,
the lease and other real estate documents.
Step 5: Bond Sale, Construction Occupancy and Management
Once built, the facility is owned by the not-for-profit and leased to the government at cost. Whenever the debt is
retired, the facility is transferred to the governmental tenant at no cost.

© 2016 National Development Council

LSCC City Hall, Sewer District, and Municipal Court Space Needs
Summary

The Space Needs assessment began with analyzing and updating the Maker’s 2018
City of Lake Stevens Program which had defined the size for three stand‐alone
buildings— the City Hall, the Police Station and a combined Council Chambers and
Municipal Court facility. We have incorporated several updates to the Maker’s
Program per changes directed by the city. The Police department building has been
removed from this facility plan. The City Hall, Council Chambers and Municipal
Court facility have been combined into one building. Lastly, for the City Hall’s space
needs the Public Works department has been removed from the facility and the
Sewer District offices have been added to it.
We were unable to interview the Sewer District office to understand and discuss
their current operations and needs. The RFP referenced 3,700 SF for the Sewer
District which includes their offices, workstations, and boardroom. We are
assuming the boardroom will share space with the Council Chamber (yet we do not
know the existing size of this room) and the Sewer District offices are
approximately the same size as the Public Works department number of 2,385 SF
for offices and workstations. So for now, we are using the size of the Public Works
department as a placeholder for the Sewer District department (not including the
boardroom) in the space needs study.
We have a couple of observations that will reduce the overall size of the combined
City Hall, Council Chambers and Municipal Court building from the 2018 study
projected gross area.
Grossing Factor:
The Makers Program used a slightly larger grossing factor of 1.5 to calculate the
internal circulation in the building (defined as Useable Area on the detailed
spreadsheet). In other municipal programming efforts that we have successfully led,
we have used a lower multiplier of 1.35 to calculate circulation. Multipliers in space
needs studies are adjusted based on a facility’s percentage of enclosed rooms
(offices/support spaces) versus open office workstations.
For buildings that have a mix of 50/50 or higher, of enclosed offices/support
spaces to open office workstations, a lower multiplier has worked well. In an
office that is primarily comprised of open office and contains fewer enclosed
support spaces a higher multiplier is typically used (these layouts require more
circulation in the building). The Makers Program lists many enclosed support
spaces (20) and private offices (18) along with open workstations (25). This mix
of spaces, in our experience, would benefit from using the lower multiplier of

1.35. This change in grossing factors will only effect the building circulation which
could reduce the building by almost 3,000 square feet.
Other recommendations:
In addition to the building circulation reduction, a couple of other spaces were
identified for potential reduction and redundancy that could reduce the size of the
building. Area may be reduced in the building through departments sharing
workrooms/production areas and studying the file storage requirements for each
department. Currently, 9‐11% of the building square footage is allocated to file
storage. Future file storage may be reduced or located off site resulting in building
area savings. None of these recommendations have been built into the proposed
building area included in the report at this time. A more in depth analysis and
interview process to determine City department operations and functions is
required to understand plans for future file storage approach and space planning.
A café or retail space has also been discussed as a potential part of the civic center
program. The specific size of this community space has not been determined
however, we have generally heard it might be about 2,500‐3,000 square feet in size.
This program has not been included in the space needs study.
Conclusion:
Based on these high level assumptions, we believe the building could be reduced by
3,000 square feet (based on a grossing factor reduction) and potentially more
(based on other recommendations). Before we can further refine and confirm the
space needs of this building, a thorough space needs analysis with department and
staff interviews must be conducted to understand present staff versus future
growth, area requirements, shared spaces, office practices (storage, work rooms,
break rooms, specific department needs, and file storage requirements) and hopes
and dreams for the office layout.
At this stage, in lieu of further investigations into detailed space needs, we can
provide a space needs estimate of 18,735 SF that reflects a reduction in grossing
factor and the one for one replacement of the Public Works department with the
Sewer District.
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Lake Stevens City Hall Space Needs
Miller Hull/Studio 8x3

Lake Stevens Civic Center City Hall
Municipal Court Summary

Gross
Area

City Hall
General City Hall
Admin Finance
Community Development
IT
Parks
Sewer District

Council/Court Program/Boardroom
Total Space Need

1/11/2021

5,073
2,91
2,877
809
73
2,0 3
1 ,211
,52
18,735
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Lake Stevens City Hall Space Needs
Miller Hull/Studio 8x3

Department

ty

Position

Maker s Grossing Factors defined on page 8, Terminology
Maker s Grossing Factors most likely used

S

ssin

Useable
Area

Gross
Area

1. ‐ 1. 7

1.25

1.50

1.25

Gross Area
SF
reduction

Space Standard

act s

City Hall
ene al City Hall
Building Lobby

1.0

33

18

Public Restoom

1.0

53

8

Breakroom

1.0

580

725

Breakroom/Coffee Prep

1.0

50

3

S pp t Spaces

Conference Room, ‐

.0

1202

1503

Conference Room, 8‐10

2.0

802

1003

Copy/Workroom/Mailroom

1.0

33

18

Personal Accommodation Room

1.0

82

103

Server Room
Staff Restroom

1.0
1.0

2 0
5 1

300
7

tal Space Need

and
d in

ssin

act s applied

inance

Administrator

1.0

1 0

175

Private Office

City Clerk

1.0

1 0

175

Private Office

Finance Director

1.0

1 0

175

Private Office

Human Resources Director

1.0

1 0

175

Private Office

Mayor

1.0

1 0

175

Private Office

Accountant

1.0

80

100

Workstation

Senior Accountant

1.0

80

100

Workstation

1.0

80

100

Workstation

1.0

80

100

Workstation

1.0

80

100

Workstation

Accountant ‐ Growth

1.0

80

100

Workstation

Accountant ‐ Growth

1.0

80

100

Workstation

Accountant ‐ Growth

1.0

80

100

Workstation

Accountant ‐ Growth

1.0

80

100

Workstation

Human Resources Tech ‐ Growth

1.0

80

100

Workstation

Passport Supervisor

1.0

80

100

Workstation

Deputy Clerk ‐ Growth

1.0

0

50

Shared or Hotel Ws

Customer Service ‐ Growth

1.0

0

50

Shared or Hotel Ws

Office Assistant (2

.5 positions)

Human Resources Project Assistant
Sta

pansi n

mergency Manager ‐ Growth

1/11/2021

1

Lake Stevens City Hall Space Needs
Miller Hull/Studio 8x3

Department

ty

Position

Useable
Area

Gross
Area

Gross Area
SF
reduction

Space Standard

Customer Service ‐ Growth

1.0

30

38

Shared or Hotel Ws

Customer Service ‐ Growth

1.0

30

38

Shared or Hotel Ws

S pp t Spaces
Customer Service Counter

Lobby

1.0

99

12

Department Production Area

1.0

188

235

Files, Active (lateral)

30.0

220

275

Files, Long Term Storage

1.0

331

1

Phone Room

1.0

82

103

Public Records Request Workstation

1.0

0

75

tal Space Need

and
C

ssin

act s applied

nity evel p ent
Community Development Director

1.0

1 0

175

Private Office

Building Official
Permit Supervisor
Principal Planner
Assistant Planner
Associate Planner
Permit Specialist
Plans xaminer
Senior Planner
Building Inspector

1.0
1.0
1.0
1.0
1.0
2.0
1.0
2.0
1.0

107
107
107
80
80
200
100
1 0
30

13
13
13
100
100
250
125
200
38

Private Office
Private Office
Private Office
Workstation
Workstation
Workstation
Workstation
Workstation
Shared or Hotel Ws

Sta
pansi n
Administrative Assistant ‐ Growth
Assistant Planner ‐ Growth
ng Plan Reviewer ‐ Growth
Code nforcement ‐ Growth

1.0
1.0
1.0
1.0

80
80
100
30

100
100
125
38

Workstation
Workstation
Workstation
Shared or Hotel Ws

S pp t Spaces
Customer Service Counter

Lobby

1.0

29

370

Department Production Area

1.0

188

235

Files, Active (lateral)

2 .0

173

21

Files, Long Term Storage

1.0

331

1

Files, Oversized Storage

1.0

39

9

Phone Room

1.0

82

103

Work/Layout Area with monitor, 2‐

1.0

8

105

Work/Layout Area, 2‐

1.0

70

88

tal Space Need

and

1/11/2021

ssin

act s applied
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Lake Stevens City Hall Space Needs
Miller Hull/Studio 8x3

Department

ty

Position

Useable
Area

Gross
Area

Gross Area
SF
reduction

Space Standard

IT Manager

1.0

1 0

175

Private Office

Help Desk

1.0

100

125

Priv Office, Shared

Systems ngineer and Network/Security Analyst

1.0

107

13

Priv Office, Shared

1.0

107

13

Priv Office, Shared

251

31

Sta

pansi n

Applications/GIS Analyst ‐ Growth
S pp t Spaces
Files, Active (lateral)
Staging

.0

Work Bench

1.0

55

tal Space Need

and

ssin

act s applied

a ks
Parks Coordinator

1.0

80

100

Workstation

Marketing/Tourism Coordinator

1.0

80

100

Workstation

1.0

1 0

175

Private Office

1.0

80

100

Workstation

Sta
Parks

pansi n
Rec Manager ‐ Growth

Recreation Coordinator ‐ Growth
S pp t Spaces
Files, Active (lateral)

.0

Files, Long Term Storage

1.0

55
1

18

tal Space Need

and
Se e

ssin

act s applied

ist ict

General Manager

1.0

1 0

175

Private Office

Assistant General Manager

1.0

1 0

175

Private Office

Total Staff: 13 In Main Office
S pp t Spaces
tal Space Need

and

1/11/2021

ssin

act s applied
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Lake Stevens City Hall Space Needs
Miller Hull/Studio 8x3

Department

ty

Position

Useable
Area

Gross
Area

1500

1875

Gross Area
SF
reduction

Space Standard

Council Chambers and Municipal Court
Council Chambers/Courtroom/Boardroom

1.0

udge s Chambers

1.0

1 0

175

Private Office

Prosecution Office

1.0

107

13

Private Office

Public Defender Office

1.0

107

13

Private Office

Court Administrator
Clerk/Cashier

1.0
2.0

1 0
1 0

175
200

Private Office
Workstation

Building Lobby

1.0

251

31

Court Records/Copy/Workroom/Mailroom

1.0

251

31

S pp t Spaces

Customer Service Counter

1.0

197

ury/Witness, Breakout Room, 8 coffee bar

Lobby

1.0

8

585

ury/Witness Room, Restroom

1.0

7

8

Metal Detector

1.0

100

125

Public Restroom

1.0

53

Server Room

1.0

1 7

tal Space Need

and
ake s

tal

and

1/11/2021

ildin
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ssin

ssin
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Sno-Isle Libraries
Lake Stevens Space Needs Study
March 10, 2021
Prepared by Studio 8x3 and The Miller Hull Partnership, LLP

71 Columbia Street
6th Floor
Seattle, WA 98104
www.millerhull.com

Introduction
The City of Lake Stevens (the City) is exploring options to centralize and consolidate municipal
services including the Lake Stevens City Hall, Sewer District and Sno-Isle Library in Lake Stevens
(the Library) into one consolidated Civic Center campus adjacent to transportation lines and easily
accessible to the City Center. Currently, these City services are in undersized, portable and/or
temporary buildings. The key objectives of a new Lake Stevens Civic Center are to provide efficient
and financially sustainable public facilities that may reduce costs by sharing common building
spaces and infrastructure between agencies, deliver municipal and community services effectively
to the residents of Lake Stevens, and maintain a strong community identity.
This Space Needs Report for a new Lake Stevens Library as part of the Sno-Isle Library System
focuses on identifying spaces that respond to the needs of the community and establishing the
appropriate size of these spaces considering functional requirements and cost minimization.
Internal to Sno-Isle Libraries, we interviewed Sno-Isle Directors, Sno-Isle District District Manager
and Lake Stevens Library Manager. However, a main focus of this conceptual phase of work was to
conduct rigorous public outreach to solicit community input. Public comment was solicited through a
public survey released in conjunction with the City of Lake Stevens in December 2020, and two
well-attended Sno-Isle hosted, virtual public meetings to discuss the resident’s needs for the future
library in February 2021. The virtual public meetings focused on gaining input from the community
on the role a new library could provide in the community, and spaces or programs that would inspire
them to come to the Sno-Isle Library in Lake Stevens.
The intent of this report is to provide a space needs recommendation that can be used by Sno-Isle
Libraries whether or not a new Lake Stevens Library is built as part of a future Lake Stevens Civic
Center or as a standalone building.
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Public Input
In order to best understand the needs of the community and gather input on spaces and services
for the potential new Lake Stevens Library, we conducted two virtual public open houses and
several focused interviews with many external stakeholders including:

⋅
⋅
⋅
⋅
⋅
⋅
⋅
⋅
⋅

Washington State Representatives April Berg and John Lovick
Lake Stevens Mayor Brett Gailey
Snohomish County Councilmembers Sam Low
Lake Stevens City Councilmember Mary Dickinson
Lake Stevens school district administrators and educators
Sno-Isle Board of Trustees
Lake Stevens Library board members
Friends of the Library Board members
Community Foundation of Snohomish County CEO Karri Matau

The feedback from the public and the external stakeholders for the potential new Sno-Isle Library in
Lake Stevens fell into 8 common categories:

⋅
⋅
⋅
⋅
⋅
⋅
⋅
⋅

An equity-driven community resource center and central hub for all ages.
Diverse community involvement is key for a stronger and more viable project.
Given the geographic challenge of the city of Lake Stevens being built around a lake, the
new library location is seen as central to the city and near the quick growing communities.
A strong desire to include outside services and spaces.
Strong support for children’s early learning space.
Enthusiasm for all library spaces to have multiple uses and be highly flexible so they can
easily expand and shrink as needed for programs and events.
An inspiring wish list of spaces and programs.
Easy access to pick up and drop off of materials.

Below is a list of comments for each category by the public and external stakeholders that were
mentioned most frequently. A complete set of notes for each public meeting are provided in the
appendix.
Community resource center:
- access to resources for diverse community groups, equity driven
- free community meeting and gathering spaces
- a future looking community library
- a community center where people can come together and interact
- diversity is represented in staff and art work
- libraries even the playing field
- vibrant space for community gathering
- important for library to retain its individual identity
- a hub for all ages
- a central hub for gathering, working, sharing, and learning via access to the outstanding
3

Sno-Isle selection of books and other materials
- guaranteeing services for all regardless of income or background
- a safe place for school age kids
- a safe welcoming place where any member of the community can go
- centralized place of collaboration, celebration, to experience shared exposure to new cultures,
art, and education
- the space that holds the heart of the community
- a place where I feel like I belong
- a welcoming space and a place with casual community meeting spaces where we can interact
with members of society that we don't often mix with - the elderly, people from different
socioeconomic statuses
Community Involvement:
- everyone is involved and the community is coming together to help
- a whole bunch of people, the community is engaged in the process
- “one community around the lake”
- a multi-partnered project
- an opportunity to reach out to stakeholders and partner with other community organizations.
We lower the cost by having community partnerships and taking the time to build coalitions with
the KIAWANIS, Allies for BIPOC, student groups, businesses, and seniors.
- to think beyond the traditional model of fundraising and build coalitions and partnerships to
share costs
- a lot of different community groups coming together in support of a library
- people understand the library is more than just a place to pick up books. Our community
knows all of the things that Sno-Isle can offer and does to make a better place.
Accessibility (location): challenge of community built around a lake
- new location is central to the city with quick growing communities
- being in a location that students are able to get to
- easy to get in and out of while doing other activities around town
- transit is nearby
- walkable, bike access
Outside services and events:
- learn and play spaces for kids
- small amphitheater for music/concerts, plays, large library events and movies
- community garden
- all weather gathering space
- a park, open space
- a covered area outside might be helpful in winter
Strong children’s component:
- early learning resource for the community
- community has a higher child per capita than in adjacent communities
- child and family friendly
- diversity of programs and activities for children
- an imaginative play area for children
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Flexible and Multi-Use spaces:
- creative indoor and outdoor space planning so large events can flow out of the building
- multi-purpose everything
- modular furniture
- spaces that can evolve
- spaces that can easily expand and shrink
- mobile stacks where needed to expand or open up space
- doing more with less
Inspiring spaces/programs:
- small business start-ups
- creative ‘makers’ space designed to be able to get messy and dirty without a fine
- paint parties
- after school hang out for kids
- senior resources
- wifi/internet resource
- plenty of browseable and good selection of books, dynamic space to display books
- digital resources
- activities for teenagers
- new author and lecture series, these could also be virtual events
- includes a small café inside
- fireplace and lots of comfy seating
- kitchen—farm to table cooking and art events
- dedicated quiet spaces
- space for hosting classes, parties or events
- gardening education programs
- professional working spaces for when the work from home situation is difficult
- small business incubator space
- features artwork and local artists/local artists of different cultures
- a quiet place to read, study, or work that's outside the home. I live with four other people,
and a quiet atmosphere is precious!
- many art programs have been taken out of schools so, include a place for arts education
for all ages.
Easy access (materials):
- lockers to pick up holds and after hour access
- adequate parking
- stroller parking
- drive up and drive through book drop off and pick up for parents and seniors on the go
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Comparisons
Sno-Isle Libraries encompasses 21 libraries across Snohomish and Island counties and serve
a collective population of 770,000 and growing (source: 2019 US Census Bureau and Sno-Isle
Libraries Capital Facilities Plan 2016-2025). Library customers visit libraries for several
reasons: borrowing books, using technology like computers or network connectivity, attending
programs for children, teenagers and adults, searching for jobs and using the library’s free
community spaces to study, collaborate, gather and meet.
In 2016, Sno-Isle Libraries documented existing use and growing demands for their libraries in
the Sno-Isle Libraries Capital Facilities Plan 2016-2025. The Capital Facilities Plan addresses
how Sno-Isle Libraries will meet anticipated capital facilities needs across the library district
from 2016 to 2025 and was based on library data collected from the 21 libraries and public
input from 2 surveys.
Out of the 21 libraries in the Sno-Isle system, 4 libraries are identified as peer libraries for the
sake of this report. Peer libraries include libraries that are in neighboring or adjacent
communities to Lake Stevens, serve a similar demographic, and/or were identified in public
survey as libraries that Lake Stevens residents visit in place of the Lake Stevens Library.
These libraries include Monroe Library, Mukilteo Library, Granite Falls and Snohomish Library.
The Capital Facilities Plan included data about each library including size, population served,
growth projected, etc. In addition to the data in the Capital Facilities Plan, Sno-Isle Libraries
provided additional data including monthly visits and circulation volumes for the sake of this
report.
Compared against its peer libraries, the Lake Stevens community (based on Capital Facilities
Plan population projections for 2025) demonstrates a significant demand for a larger facility.
Of the 5 libraries (the current Lake Stevens Library and the 4 identified peer libraries), the
current Lake Stevens library has 2nd largest service population for the smallest building area.
Additionally, the four peer libraries trend together when population is plotted against building
size and annual circulation of collection materials. Lake Stevens is an outlier with population
to annual circulation ratio far below that of the peer libraries. This suggestion that while
libraries’ circulation is closely linked with population size, Lake Stevens library deviates greatly
from the trend; the circulation of materials in Lake Stevens is far below that of comparably
sized populations, and this is likely linked to the inadequate size of the current Lake Stevens
Library. In other words, the small size of the current Lake Stevens library hinders its
community from accessing and using library collection materials.
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Figure 1. Population vs. Size (sf)

Figure 2. Population vs. Annual Circulation
Another metric identified by the Capital Facilities Plan is PPI Serviced, or number of people
serviced per square foot of library building area (as a metric of population density). PPI
Serviced numbers were provided for the current facilities for years 2016 and 2025. The
average PPI Serviced numbers for all 21 Sno-Isle Libraries are 5 (2016) and 6 (2025). The
numbers for the peer libraries are lower than the average. Lake Stevens the highest PPI
Serviced Ratio for 2016 and 2025 for all peer libraries at 16.6 and 19.1 respectively and is
second only to the Mill Creek Community Library when assessing all Sno-Isle Libraries.
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Figure 3. Population Serviced per SF vs. Size of Library
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Space Needs
We recommend a range of space for the new library to be between 14,500 and 17,700 square feet.
This area is further defined in the Space Needs Tables located at the end of this report.
Creative, modular, flexible solutions were identified as a strong desire for the new library and
became the organizing structure for the Sno-Isle Lake Stevens Library Space Needs Assessment.
In order to respond to the multitude of community needs and provide a cost-effective, space
savings approach, multi-use building spaces were identified for the entire building. These highly
versatile spaces will allow the same room to be used throughout the day in a variety of ways and by
different groups of people. The multi-use spaces comprising the building have been defined as:
The Hearth Room - A Multi-Use Public Meeting, Group Creative Space for all ages and
Reading Room
12-13% of the total gross building area (1,900 – 2,120 SF)
This space is a feature space for the library that has numerous functions and can be used
throughout the day for different purposes. This is a large multi-purpose room and includes a
kitchen, storage rooms for furniture, and activity storage. This room would be used for large group
meetings and creative art, craft, maker, or cooking programs for children, teens and adults, storytime, and other library events. This multipurpose meeting room will be available to the public to
reserve at no cost. The public meeting room will have sliding glass doors; during very large events
these glass doors can be opened up to main area of the library for overflow space, and possibly
opened up to an outside covered space. When the room is not in use by groups or for collaborative
activities it could be changed into a quiet reading room. This public meeting room might also have a
fireplace that could be a focus for the room when adapted into a cozy place to read or study. It is
essential that the design of this multipurpose room include flexible storage, furniture and partition
considerations.
Small Meeting Rooms
3-4% (485 – 670 SF)
Small Meeting Rooms and mobile pods for Small Group Collaborative Work, Individual Study or
Quiet Rooms. These spaces would be used for small group meetings, collaborative spaces to
design and build creative projects, tutoring spaces or research rooms.
Children's Area and Collections
14-18% of the total gross building area (2,090 – 3,100 SF)
Another highlight of the new library would be the Children's Area and Collections space. This area
will include creative and fun ‘play and learning’ elements for kids, adult and kid sized furniture and
short mobile stacks. This area will be large enough to easily accommodate 100 people (adults and
children).
Collections, Reading and Work Areas
17% of the total gross building area (2,500 – 3,000 SF)
This portion of the library will contain the browseable book, DVD and CD collections and
comfortable spaces for reading and visits, Internet-wifi will be provided in this area for people to
bring and use their own devices. This area will also have the ability to open up to outdoor reading
and work spaces.

9

Teen Space and Collections
6% of the total gross building area (800 – 1,000 SF)
In addition to teen focused collections, this space will also have internet-wifi available with flexible
seating and table space for teens to bring and use their own devices.
Library Service Hub
15-16% of the total gross building area (2,275 – 2,600 SF)
This area will have an information desk or modular service points for checking out computers,
supporting students, assisting with research projects and job search support, or for picking up
specific materials. The hub would also contain a sizeable computer area with internet-wifi and a
copy area with a printer and scanner.
Lobby
8-9% of the total gross building area (1,250 – 1,475 SF)
This spaces includes the main entry and lobby, restrooms, display space as well as a space for the
Friends of the Library to facilitate book sales.
Staff and Library Support Space
12-13% of the total gross building area (1,900 – 2,200 SF)
This area includes space for back of house library functions that are separate from public library
areas. This space will have exterior access for daily deliveries and the book drop. The majority of
this space will be an open processing space and office area with work spaces and desks.
Building Support Space
8-9% of the total gross building area (1,300 – 1,500 SF)
Building service space in the facility includes functional requirements for the operations of a building
including electrical, mechanical and server rooms.
When compared against the peer libraries, the new proposed Lake Stevens Library (an average of
14,500 and 17,700 square feet proposed building areas is plotted below), trends similarly
considering population (projected for 2025) vs building size.

Figure 4. Population vs. Size (sf)
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Shared Spaces
Three alternatives for building and site layout will be developed based on the Library Space Needs
and the City Space Needs. These three alternatives will each encompass a different sharing
scenario: minimum, moderate, and maximum. Based on conversations with the City and the
Library, three scenarios were developed that contemplate different approaches and all meet the
basic functional and operations requirements of each agency. Refer to the Shared Space Scenario
Table at the end of this report.
Minimum Sharing Scenario
The Library and City have separate buildings that don’t share any building area. The City and
Library will share all site elements including parking, utilities, site amenities, and stormwater
management.
Moderate Sharing Scenario
This scenario includes the City and Library sharing the public lobby and entry vestibule, a
breakroom and kitchen for both agency’s staff, two small meeting rooms available for use by City
Staff, Library Staff, or public use by Library patrons, and a catering kitchen that serves the town hall
and hearth room. This concept includes the Hearth Room and Townhall room as separate rooms
that share a kitchen space only and are not required to join together in one large room. The City
and Library will share all site elements including parking, utilities, site amenities, and stormwater
management.
Maximum Sharing Scenario
This scenario includes the City and Library sharing the public lobby and entry vestibule, a
breakroom and kitchen for both agency’s staff, one small meeting room available for use by City
Staff, Library Staff, or public use by Library patrons, and a catering kitchen that serves the town hall
and hearth room. This concept includes the Hearth Room and Townhall room as separate rooms
that are adjacent to each other and have the capability for the rooms to be joined into an extra-large
meeting space for either City or Library to use to facilitate very large events. The Hearth Room and
Townhall Room will share a common, movable partition wall and a kitchen space. In this scenario,
the Hearth Room and Town Hall room may each be reduced by 200-300 feet since there is the
ability to combine rooms for especially large events. The City and Library will share all site elements
including parking, utilities, site amenities, and stormwater management.
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Space Needs Tables

Sno‐Isle Library ‐ Lake Stevens Space Needs
Miller Hull/Studio 8x3

Sno‐Isle Library ‐ Lake Stevens
Space Needs Assessment

Gross Area Range

Possible Shared Building Spaces with City Hall
ntry Lobby and Support Spaces

1,250

1, 75

1,905

2,120

85

70

2,090

3,105

2,500

3,000

800

1,000

2,275

2,595

1,900

2,200

1,300

1,500

1 ,505

17,

Library Multi‐Use Building Spaces
Public Meeting, Group Creative Space for Children, Teens
and Adults and Reading Room
Small Meeting Rooms ‐ Small Group Collaborative Work,
Individual Study or uiet Rooms
Children s Area and Collections
Collections, Reading and Work Areas
Teen Space and Collections
Library Service Hub
Staff spaces
Building Support

Total Space Need Range

3/9/2021

5

Sno‐Isle Library ‐ Lake Stevens Space Needs
Miller Hull/Studio 8x3

Sno‐Isle Library ‐ Lake Stevens
Space Needs Assessment

xterior Spaces
A well maintained, interactive and usable outdoor space that can be converted for
event use.
Play and Learn space for children
Interactive and educational spaces that promote learning, engagement, and active play
Covered outdoor meeting space ‐ permanent or temporary shelter
Accomodates large events and story time
Landscape and public seating that honors all body types and abilities
Outdoor sink
Provide wifi, data, and electricity outside
Contact free curbside pickup
Pickup window or self‐service lockers
Covered exterior stroller parking and bike parking
Delivery access to workroom

3/9/2021

Sno‐Isle Library ‐ Lake Stevens
Miller Hull/Studio 8x3

Space Needs Assessment
Library and Building
Multi‐Use Building Spaces Support Spaces

Room Data Details, Library Services

Gross Area Range

ntry Lobby and Support
Spaces
ntry Lobby

Restrooms

Includes after hour pick‐up lockers
Flexible space for display and exhibit
Friend s of Library book sales
Gender neutral
anitorial closet

20

720

30

755

1275

1 00

270
3 0

3 0
3 0

Public Meeting, Group
Creative Space for
Children, Teens and Adults
and Reading Room
Large Public Meeting Room

Library programs and events (including class,
book groups and civic events) 150 people
Meeting Room can open up to the rest of the
library for very large meetings large events
(150 ‐500 people) and be able to be used all
day long.
Also, adjacent exterior for indoor / outdoor
space
Reservable free community meeting space
‐access to room when the library is closed
Fireplace
Modular meeting room space (i.e. one large
room that can be separated into 2 smaller
rooms).

itchen
Storage Rooms

Storage room for furniture

Activity Room and
Collaborative work space

A flexible activity space for all ages that
accomodates up to 25 people.
Children’s and teen programs and events
(including storytimes, craft classes and
educational events)
‐with sink (available in kitchen)
Community spaces for collaborative project
spaces (8‐12)
Space and equipment to design and build
creative projects. Art classes.

3/9/2021

Storage Closets

Storage cabinets for children and teen s
programs

Reading Room for
Study/ uiet spaces

Useable space when no public meetings or
activities scheduled.

1

Sno‐Isle Library ‐ Lake Stevens
Miller Hull/Studio 8x3
Library and Building
Multi‐Use Building Spaces Support Spaces

Room Data Details, Library Services

Gross Area Range

Collaborative work space

Small group space to design and build
creative projects

180

3 5

Study/ uiet spaces

Community spaces for small meetings ( ‐ )
and tutoring rooms
305

305

2000

3000

90

105

Small Meeting Rooms‐
Collaborative Work and
Study/ uiet Rooms

1‐2 enclosed rooms and 2‐3 flexible study
pods
Research project rooms
Children s Area and
Collections
Children/Family learning
space

Accomodates 100 people (adults and
children)
‐specialized/age appropriate story time, 2
early learning storytime sessions daily,
days a week

Collections
Family restroom

‐play/learning elements in open space
‐digital storytime
‐exhibits
Shorter stacks that can be seen over
Adult and kid sized furniture
Children s toilet

Collections, Reading and
Work Areas
Collections

Browseable book, D D and CD collections
(including collections in Spanish, Russian,
orean and others)
‐flexibility built into the stacks for the future

Reading areas

Work area

Comfortable spaces for reading and visits,
accommodate 150 chairs
Internet‐Wifi, Flexible seating/table space for
people to bring and use their own devices.
Includes outdoor spaces where it is
comfortable to use wifi, including after hours
Ample storage

3/9/2021
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Sno‐Isle Library ‐ Lake Stevens
Miller Hull/Studio 8x3
Library and Building
Multi‐Use Building Spaces Support Spaces

Room Data Details, Library Services

Gross Area Range

Concierge station near entry and modular
service points

755

905

1,370

1510

150

180

Internet‐Wifi, Flexible seating/table space for
teens to bring and use their own devices.

800

1000

Access to deliveries‐ 1x a day, open
processing space, open office area with
shared and designated work spaces.

910

1,210

3
97
378
151

3
97
378
151

300

375

20
280
300

75
350
300

Library Service Hub
Information Desk

Support for students
Pickup of specific library materials (books,
D Ds, CDs)
Checking out laptops to customers
Computer area

Self check out
Access to computers
Internet/Wifi
Research, job search support or technology
assistance from library staff

Copy Area

Access to a printer/scanner

Storage

Ample room for furniture and items for
lending

Teen Space and Collections
Teen space
Collections
Work and reading areas

Staff spaces

Workroom

Bookdrop
‐access to bookdrop
Offices
2‐3 manager offices
Restroom
Break room
Phone and Wellness room

Building Support
lectrical
Mechanical
Server
Storage Room

Total Space Need Range

3/9/2021

lectrical/Generator
Server/IDF

1 ,505

17,

5

3

LSCC - CITY AND LIBRARY - SHARED SPACE SCENARIOS (BUILDING AREA)

Agency

Library

City

Room

Area (SF)

Hearth Room - Large Multi-use Meeting Room 1653

Town hall Room - Large Multi-use Meeting
Room

1995

Total Area
(SF)

Share

Notes

Share Kitchen Space

This is the Library's large multi-use meeting room, creative space, reading room with hearth. Includes a
flexible space that can accommodate large public meetings, activities space, creative space for children,
teens, and adults, and becomes a quiet reading room for library patrons when not programmed, storage
and kitchen space. This space should accommodate messy activities (such as painting, arts and crafts,
food service), provide durable finishes and be flexible with movable furniture and partitions. Reservable
at no cost to the public. Scenario 1: Reduce size of Hearth Room and Town Hall Room and allow the two
separate rooms to be adjacent/combined for maximum capacity events and share kitchen/coffee space
with City. Scenario 2: Share kitchen/coffee space only with City.

Share Kitchen Space

Library

Lobby and Entry Vestibule

890

Shared

City

Lobby, Entry Vestibule and Customer Service
Desk

1472

Shared

Library

Break Room

378

Shared

City

Break Room

788

Shared

Library

Small Meeting Rooms - Public

485

Partially shared

City

Small Meeting Rooms - Private

1503

Partially shared

Scenario 1: Max Sharing
Library and City to share multi-use meeting room kitchen and have capability to
join multi-use rooms, some small meeting room space, staff kitchen/breakroom
space, and lobby/entry space.
Scenario 2: Moderate Sharing
Library and City to share kitchen between separate multi-use meeting room space,
some small meeting rooms, staff kitchen/break room space, and lobby space.

Scenario 3: No Building Sharing
Share site utilities and amenities only.

The Miller Hull Partnership, LLP

This is the City's large multi-use meeting room shared by the City, Municipal Court, and Sewer District.
This large meeting room has three functions (City Council Meetings, Municipal Court, and Sewer District
Board Room). May be rented for business use by private citizens and organizations. Scenario 1: Reduce
size of Hearth Room and Town Hall Room and allow the two separate rooms to be adjacent/combined
for maximum capacity events and share kitchen/coffee space with City. Scenario 2: Share kitchen/coffee
space only with Library.
Includes space for Friends of Library book sales, display space and pickup-lockers. Library to confirm on
whether or not to retain Friends of Library space. Note: Library customer service desk to remain within
library space, not in lobby.
Includes Council Chambers/Municipal Court Customer Service Counter and Lobby and "Building Lobby",
Community Development Customer Service Counter and Lobby, Admin and Finance Customer Service
Counter and Lobby, and General City Hall Lobby.
Includes kitchenette. Recommend that both agencies share 500 SF kitchen and breakroom for
maximum space savings scenario.
Includes Breakroom and Coffee prep area. Recommend that both agencies share 500 SF kitchen and
breakroom for maximum space savings scenario.
Community spaces for 2 enclosed rooms for small meetings (6 people or less) and 2-3 mobile tutoring
rooms/study pods. For public use. Scenario 1: Library to retain open space for 2-3 mobile study pods
for Library use only, and share 2 enclosed small meeting rooms with City. Scenario 2: Library to retain
open space for 2-3 mobile study pods and one small meeting room for Library use only, and share 1
enclosed small meeting room with City. Note: Shared scenario 1 will will result in building area increase
for library.
(4) Small Conference rooms (4-6 pp). Intended use for staff. Scenario 1: City to retain 2 small
conference rooms for City use only, and share 2 enclosed small meeting rooms with Library. Scenario 2:
City to retain 3 small conference rooms for City use only, and share 1 enclosed small meeting rooms
with Library.
Total Building Area Savings (SF):

3648

SCENARIO 1 - MAX
Total Area
Total Area
shared
saved

615

420

SCENARIO 2 - MODERATE
Total Area
Total Area
shared
saved

315

1500

862

1500

862

1166

500

666

500

666

1988

662

662

331

331

1979

Note: All Scenarios Share
Parking (estimated 108 stalls per code/use/current SF estimate).
Site Utilities
Site Development/Landscape
Storm water Management
Co-located building spaces in Scenarios 1-2
Restrooms
Mechanical/Electrical/Server Space

SCENARIO 3 - NONE

120

2362

2610

3/8/2021

City and Library functions
in separate buildings. No
shared building space.
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Appendix
Sno-Isle Libraries Community Meeting Notes

Sno-Isle Libraries – Lake Stevens
Virtual Public Open House - Meeting Notes – 6:00pm February 4, 2021
1. What do you need or what does your family need from the new Lake Stevens library?
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.
k.
l.
m.
n.
o.
p.
q.
r.

Printing
A place to meet and gather as a small group for study and school
Access to books
Ability to pick up and drop off books in old town
Easily accessible by food
Access to internet and computers
Small business spaces that can be closed off but have the ability to take
meetings
Easy to get in and out of while doing other activities around town
Outdoor space for gathering
Community meeting space
Internet access for students without wifi
book lockers for after-hours pickup option
Small and medium size libraries like Monroe has - multiple size rooms that
accommodate 2-4 ppl or 8-10 ppl
More meetings for ppl less than 10.
Barrier free design
Bigger children's area
Meeting space is very important - we are lacking in Lake Stevens overall. Designated
place for teen
Family bathrooms close to kids’ areas

2. How can a new Lake Stevens library help address these needs?
a. Tables with 4 chairs - lots of seating in case we can't accommodate closed

meeting
b. Guaranteeing services for all regardless of income or background
c. Offering services - would love makerspace specifically designed to get messy

and dirty without fine. Paint parties. Having space for people to create freely
without fear.
d. Making sure all spaces are flexible and can change in size - one big grand
meeting room that can be broken out
i. Space for hosting classes or parties or events - the Mill doesn't fulfill need
because of design restrictions (we need a space specifically designed
for kids and adults)
e. Thoughtful and efficient design with community input at various stages. This could
come in the form of virtual meetings with whiteboard access (WebEx) or IRL
stakeholder meetings in neighborhoods and senior housing. These should have
sticky note input options on printed designs. The meetings should be widely
advertised in local papers.
f. Library - Tot Time

g. Painting parties or painting classes - as mom of young kids - need opportunities to
get out of the house with kids for activities
h. Welcoming authors and speakers into a new meeting space, public lecture space, a
place for the community to gather and grow into being a larger city--these could
also be virtual, so technology that is not accessible or affordable to the average
person can make this possible
3. What role could the new Lake Stevens library provide in your community?
a. Community meeting and resource gathering place
b. Browsing a wide variety of material with varying points of view
c. Library is a community hub and not having one in our community is a

d.
e.
f.

g.

h.
i.
j.
k.

l.

m.

community issue - if people leave our community to go to another library, they
may also take their money to those other communities rather than spending
money within lake stevens (shopping/eating out, other things)
An Imaginative play area for children that also are not necessarily noise free that
allow children to learn/play with caregivers
I think the library can take a leadership role while being a meeting place for all,
offering free programming, being a safe place for school age kids.
Evening the playing field so that folks can get training in start-up small businesses
via the amazing programs you offer. Providing a safe place for kids to come when
mom and/or dad are stuck in traffic after school.
Centralized place of collaboration, celebration, to experience shared exposure to
new cultures and art, education. Can serve and educate to bring ppl together if it is
built correctly with equity in mind
A central hub for gathering, working, sharing, and learning via access to the
outstanding Sno-isle selection of books and other materials.
I think the library can take a leadership role while being a meeting place for all,
offering free programming, being a safe place for school age kids.
It could be the space that holds the heart of the community.
We used to live in Anacortes, in Anacortes had community room and gathering
room and toddler time a few times a week. It was a big enough room for adults with
kids. I'm still friends with people I've met at the library. The most important is a
community for secular gathering and community building. A place to build
community connection.
I would love to echo what Stephanie and Kari just said. The library is not just a
building for books but a hub for the city to learn, grow, and experience culture and
community
A hub for life-long learning, especially for those who are outside the normal
education modes - for example, home schooling and those who don’t go the college
route.

4. What value does a new library in Lake Stevens add?
a. Space
b. Supports free education and personal development for all.
c. Lake Stevens areas for BIPOC - library that is accessible and can aid those with low-

income or managing a tight budget. A mixing place for others to gather and mix

2

d.
e.
f.
g.
h.
i.
j.
k.
l.

m.
n.

o.
p.
q.

together, provide new access and ideas and value to people who may not be able to
afford it otherwise. Will enrich the lives of all
Personally, I would never live in a city without a library nearby! :)
How about a couple professional office spaces to provide for the times when work
from home atmosphere is difficult?
Exploration of different subjects. The experience of looking through books in person
really improves exploration of different subjects and authors.
Access to technology and education.
Community garden can be a great opportunity for community at large to come
together and to educate about where our food comes from
Exploration of different subjects. The experience of looking through books in person
really improves exploration of different subjects and authors.
Libraries are as important as all essential services.
Gardening education programs! If planting fruit trees they could help with people
who are food insecure.
Library is the pillar of the city. These ideas are fantastic but this is for a city of
38,000k people. If we put a $17M bond together it won't pass like it did the last
time. How much do we want to pay, we haven't heard anything from Sno-Isle on the
anticipated cost right now.
Professional working spaces for when the work from home situation is difficult
Having a new library in Lake Stevens says that our city values providing services to
the entire community. Not just serving the needs of a bedroom community or little
town.
investing into our community will pay for itself in the benefits to our community
small business incubator space!
I agree with having work spaces -- it will be valuable to students, as well.

5. As a “Third place” to go, places where people spend time between home (‘first’ place) and work
(‘second’ place) or school & home, what do you look for or prioritize in a Third place in Lake
Stevens?
a. Wifi, seating, being open during those "third place" transition times
b. Some place where I don’t' have to pay to play to get into - as someone who is

c.

d.
e.
f.
g.
h.

3

watching their budget, a place that I can go where I don't have to buy something but
still have opportunity to mix and connect. No money barrier for entry.
As someone with lower income without a lot of access to things in their home or
work, a place where I can feel accepted, like I'm a part of something bigger than
myself. I'm Latina and very proud of my heritage - I want to go to a place where my
identify is reflected in the things around me as well as seeing other cultures.
Whether this is through the art on the walls, the staff, the events. A place of
learning, a place of love and safety and acceptance.
Quiet study space. Hobby meeting rooms.
A place where I feel like belong.
All weather gathering space
We mentioned a safe place for kids. Where else is a child surrounded by people who
can guide them in them the right direction and offer them support along the way.
Opportunity to reach out to stakeholders and partner with other community
organizations. We lower the cost by having community partnerships and taking the

time to build coalitions with the KIAWANIS, Allies for BIPOC, student groups,
businesses, seniors. We need to think beyond the traditional model of fundraising
and build coalitions and partnerships to share.
6. What features and spaces or programs would make you excited or inspired to come to the new
Lake Stevens library?
safe parking and lighting
arts - a chance to be creative and exposed to new ideas, concepts, and cultures
events, interior and exterior,
small business incubator space
comfortable place to sit and read
programs (speakers, music, cultural events, author readings, speakers, display)
gathering spaces (meeting spaces, study spaces)
well lit, walkable, bike access
equity driven
feature local artists
roomy and welcoming in all languages
local tribal art respecting indigenous land and history
collaboration
open space - park
bandshell for musical events
spaces for job fairs and teach-ins
outdoor covered spaces, charging stations
book locker for after hours
coffee shop
stroller parking
wellness room / mothers' room / gender neutral accessible restrooms
books
7. From this list we’ve just generated, what would be the top 3 priorities for the Lake Stevens
community?
a. When we're thinking about priorities, it is important for us to understand the

b.
c.
d.
e.
f.
g.
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criteria we are using to assess. Out of all the many things, it's hard to pick the
three prioritizations since a lot of these can be grouped together and still
accomplished. Is there a way to group and prioritize?
Some of these are design elements and some are programming elements,
these must be separated. Need design and programming priorities.
resource books, fast internet, lots of art
1)Good selection of books, 2) Comfortable place to sit and read, 3) Equity driven
space to gather and develop community
1. printing, 2. gathering spaces, 3. comfortable place to sit and read.
1, building space, 2 target audience low income and children
Books are still incredibly important - need space for lots of physical books in
additional to electronic resources

h. I agree about the books being a huge priority. We need a BIG selection of books for

browsing. I absolutely could not agree more with that.
groupings of list:
meeting/gathering spaces
exterior spaces
children's space
collection/books
8. What does success look like for this Lake Stevens project?
Transparency of everything that is going on from design to costs
Lots of people coming to the library!
Foot traffic
always busy, all ages
We're always looking at decisions and priorities through the lens of diversity,
inclusion, equity and access.
f. Before the library is built - it means a lot of different community groups coming
together in support of a library. Varied community groups coming together before
we can have a new library in lake stevens. Outpouring of people - and passionate
during vote time.
g. Community groups that support project. Needs to be something everyone in
community is aware of. The more that people understand the library is more than
just a place to pick up books. Our community knowing all the things that Sno-isle
can offer and does to make a better place.
h. One community around the library
i. Getting community behind the idea--yes, the library is more than rows of books and
we need those other things the library offers. Exactly.
j. Community is more than rows of books - a lot of services to offer
k. This needs to be something that the city or Sno-Isle owns, from a financial
perspective. Individual builders and landowners shouldn't be profiting on the backs
of the taxpayers renting space from them.
a.
b.
c.
d.
e.

9. Is there anything we missed talking about today or that you would like us to know about the new
Lake Stevens library?
1.
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Is there anything we missed talking about today or that you would like us to know
about the new Lake Stevens library?
a. It would be good to know where to go to find out what the major milestones
are that are coming up. What is the road map for getting to the library.. What
are the decisions? Community needs clear line of sight to ensure
community's voice is heard and involved.
b. Important that going forward we understand how much space we're talking
about. Is it 23,000 SF like Marysville and Snohomish, or is it 15,000 like
Mukilteo or like 2500 like we currently have? Rightsizing the building and
letting people know how much actual area the lot is - this information should
be public. The public needs to know size and real dollar figures so we can
right-size our expectations going forward.
c. More than public -- widely publicized through community planning.

d. Project Manager on this project. Are they going to be present at future meetings?
e. we need to know how the senior community members input will be solicited since
f.
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zoom is not accessible to many
What is the next step?

Sno-Isle Libraries – Lake Stevens
Virtual Public Open House - Meeting Notes – 10:00am February 9, 2021
1. What do you need or what does your family need from the new Lake Stevens library?
a. Somewhere where seniors can go who have limited or no internet access and
knowledge and have help. Counterspace for computers and people available
to help
b. exterior charging and wifi capabilities for after-hours use!
c. Something my family needs is a place where we can interact with members
of society that we don't often mix with - the elderly, people from different
socioeconomic statuses, how can the library be the heart of our community
and not just a transactional place for getting books and resources. We need a
welcoming space and places with casual community meeting spaces,
whether it is outdoors or indoors. Some very flexible spaces that are open to
the community without prior reservation or planning.
d. Book lockers for after-hours pick up!
e. Ample space and materials for browsing. The physical environment matters.
It’s a pleasure to spend time wandering between shelves. My family would
benefit from a larger building size and collection size.
f. Average age of Lake Stevens is 35. That means we have lots of kids! The
more services available to children, the better. I love the idea of a kids and
seniors’ events or read along. The transit being so nearby and ADA
accessible means that Seniors should feel welcome, too.
g. Drive up and drive through book drop off and pick up for parents and seniors
on the go. For anyone to drive
h. Yes, it would be very nice to not have to unstrap two kids from car seats!
i. Areas to spend time: nooks with comfortable seating, meeting rooms, tables
for students to study, perhaps a presentation/theater space.

2. How can a new Lake Stevens library help address these needs?
a. We don't need as many books as we used to since we use a lot of things digitally now.
b. Sno-Isle system has beautiful libraries - just take the best from each one. Monroe has
a wonderful library that isn't huge. Mukilteo has a beautiful library. The architects don't
need to go out and try to reinvent everything.
c. Monroe is big and beautiful!
d. As a biracial family we would like to have diverse resources available. In Sno-Isle
resources can be passed around but there are other way diversity can be included.
Would love to see rotating art feature that features local artists of different cultures to
introduce the community to different perspectives - I'd love to think about how we
increase diversity in the library space.
e. Lots of art!
f. Lots of art that showcases different ethnicities
g. Through its design and collaboration with the other partners: the city, sewer district,
etc. to create a welcoming space with multiple uses.
h. Yes! Helen, I agree opening the library space to rotating art or ethnic spotlights.
i. I know thousands of people who want the hard copy of books. I hate reading online.

j. Younger kids, in particular, really need hard copy books as well
k. I like a hard copy as well.
3. What role could the new Lake Stevens library provide in your community?
a. Library is centric to everything Lake Stevens is - I envision it as a an inclusive space.
Not a Taj Mahal. Age Diverse.
b. Place to meet.... for anything and everyone.
c. Agreed! Need an inclusive meeting place.
d. This whole covid situation has helped us to realize that our needs have changed.
Every child has a zoom book. I love reading - I can read digitally or a hard copy. We
can be more creative in our community by using the resources we have - we are too
big to add more. There are 13 libraries in our communities that are underutilized in our
schools - we should be using community center, district meeting office, school libraries
- let's be creative with resources that we have instead of building new space.
e. There aren’t many public spaces that are truly open to everyone. Especially indoor.
f. I agree with Mary, not a Taj Mahal. Something that reflects our town.
g. Library is a gathering place - we should not have people need to leave to other places.
We need a place where people can go and stay in Lake Stevens that is free, especially
considering one car families
h. A big space which can be divided into smaller spaces.
i. I think a physical library is very important, even in smaller communities, as both a
place to access resources and for people to gather. Libraries also provide important
social services that are needed in LS, so that people don’t need to leave town (and for
people who aren’t able to easily leave town!).
j. Yes! Lots of craft and art classes!
k. Places to meet in the community aren't free - the Mill the school board, you have to
pay for all of them and we don't have enough funds to teach and pay for meeting
space. I belong to a group that teacher students. These buildings are not free and are
a burden.
l. easy access parking
m. I was raised by a single mother and we would not have been to go to a library outside
of this town. If we decide not to a build a library in Lake Stevens, we'll be preventing a
lot of our community from using the resources of this library. There is a lot of research
that shows that libraries are community resilience educators and we need to think
about how libraries can be used for entire community.
n. I think it would also be useful to offer telecommuting space, a small cubical perhaps
that could be reserved hourly for those who aren't going into the office but who don't
have adequate space at home.
o. Each of our elementary, middle school and high school also each have beautiful
libraries in each school.
p. Concerned with taxing people unduly - this is for every solitary resident in our
community. Yes, we are reaching out and helping some people, but we're impacting
every family. Every single family will be taxed whether or not they use the library.
Libraries are important - however we are taxing people every household that will
impact everyone.
q. Yes, but due to safety concerns not everyone is allowed in those buildings.
r. Room for storage for the Friends of the Library where books and supplies can be
stored and sorted.
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4. What value does a new library in Lake Stevens add?
a. The library serves as an important role for young children being school ready. Beings
school ready is not just academical skills so can’t be taught digitally easily. Live, inperson services are important links for developing children.
b. It is a safe place. Does not to be palatial. Not like Snohomish with wasted space and
20' ceiling. Elderly, kids, teenagers. I can go in and sit down and no one will harass
me.
c. a place for everyone in the community to gather.
d. We are a rapidly growing community—primarily young families with children. A new
library can help address early (and ongoing) development and learning needs.
e. Yes. While still providing socialization for all members of our community
f. Can also provide some services residents might not have at home - online access,
printing, etc.
g. A new library can provide pride in the community and connectedness with a gathering
place for all.
h. A place where community members can access additional help navigating technology-especially in COVID times!--for free.
i. A new library would show the community there’s more than just Target to find
something to do with your family on a rainy day. This may sound flippant, but I see it
as a up-leveling in culture.
j. A library can offer free services for community members who need it - I understand we
pay for it. There are a lot of companies that offer services as a premium, but a library is
free to those who need it in my moment. It is paid through taxes, but available for all
and to those who need it.
k. It evens the playing field for everyone. Some don’t have wifi at home, this offers that to
them. Yes, a safe place! Plus, Sno-Isle offers free services to help small businesses
get started. About the taxes….first we need to go to as many sources outside of taxing
the citizens, businesses, service organizations, folks with deep pockets. Once we get
that started, then we turn to the citizens and ask for their support.
l. Not flippant. True. The library is a complement to the park on rainy days (and think
about how often our parks are used!)
5. As a “Third place” to go, places where people spend time between home (‘first’ place) and work
(‘second’ place) or school & home, what do you look for or prioritize in a Third place in Lake
Stevens?
a. An experience that cannot be gained at the first or second place. Interaction with
people outside of my immediate family, to the diverse community. Access to resources
that we have outside of our home with experiential hands on learning. Many others
have talked about safety, a safe welcoming place where any member of the
community can go.
b. A quiet place to read, study, or work that's outside the home. I live with four other
people, and a quiet atmosphere is precious!
c. A SAFE place. Where kids can go, alone, and where people can go if they need
information, like where we go to dry out, to report abuse, etc.
d. As an artist and small business owner who works from home, I need a place that is
visually stimulating for inspiration whether that is planting, or a beautiful interior and
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art, or book covers to draw inspiration from. Not another grey cinderblock building. A
place to go to be visually and educationally stimulated.
e. This speaks to my comment about shopping spaces. There are ample commercialbased third places in Lake Stevens. We are getting more and more outdoor third
places like parks. There are not enough civil, public or art-based hubs in our
community.
f. That point on abuse is critical! I work on combatting gender-based violence and
libraries are key infrastructure for reporting mechanisms.
6. What features and spaces or programs would make you excited or inspired to come to the new
Lake Stevens library?
a. Outdoor features to take advantage of our LONG summer days!
b. I think we've answered this question several times can you tell me what the tax is.
i.
Here's info on our budget and funding process: https://www.snoisle.org/budget-and-funding/
ii.
The operational levy covers Snohomish and Island counties, with the exception
of the cities of Everett and Woodway. Lynn - we can get you more details on
specifics after the meeting.
iii.
The tax rate questions: According to the 2021 Sno-Isle Budget Executive
Summary, the rate is $0.428/$1k of assessed value. It cannot be higher than
$0.50/$1k per state law. The 2021 rate is down from $0.44/$1k in 2020.
iv.
Question: When the Lake Stevens library was incorporated into the Sno-Isle
library system, we were told that the cost in taxes would be the same, but
actually we are taxed twice now and I don't understand it. So instead of
$300/year for library on our taxes it is $600.
c. I hope that the building will look more like the granite falls building than a modern
seattle building.
d. More programs for adults! Learn to paint, learn to knit, learn to write a book, etc.
e. Kid-specific spaces with hands on learning
f. A covered area outside might be helpful in winter.
g. Love that, Candace! Maybe around a fire pit?
h. Equity in programs - art programs.
i. A maker space for messy crafts.
j. Language learning! What if four people came together to learn a language and
practiced around the table?
k. More multigenerational learning and programs and events
l. Opportunities to volunteer either for the library (youth or adults) or to volunteer to share
skills.
m. Public spaces for book clubs to meet
n. I agree that space for programs is critical!
7. From this list we’ve just generated, what would be the top 3 priorities for the Lake Stevens
community?
a.
b.
c.
d.
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Library Space, Community space, outdoor space
The overall theme seems to be dedicated community space is the number one.
technology stations, welcoming reading areas, "to go" area
Flexible community gathering space and equity/inclusion in programming/design

e. I think most people want a new library, but we don't want to be taxed out of Lake
Stevens
f. I agree with community and inclusion as priorities, also social services that libraries
provide
g. Community gathering, presentation/theater space
h. But the city IS growing. I like multi-generational, sharing for all ages, learning
languages, etc.
i. Many art programs have been taken out of schools. So, a place for arts education for
all ages.
8. What does success look like for this Lake Stevens project?
a. I building that is designed for all ages. With barrier free design.
b. Success is most of the town showing up for the ribbon cutting.
c. Many hands made it happen. The community came together and recognized that we’re
all in this together.
d. Success is people seeing their voice and input in the final product.
e. Making a lasting impact on the community.
f. In Lake Stevens we just revitalized downtown, we're concerned about opening up
more space for children when the spaces we're already paying for are not accessible.
This is the 3rd or 4th year and it hasn't passed. At what point will the community
realize that we aren't ready for or want to pay for a library.
9. Is there anything we missed talking about today or that you would like us to know about the new
Lake Stevens library?
a. I personally think it would be amazing to see the new library by the Mill and have the
outdoor reading space by the lake, where a lot of the gatherings are.
b. Agreed. Ideally, I would like to see a new library located near to where it is now.
c. The pandemic has highlighted isolation for a lot of people and it seems strange to plan
for a library when a lot of community resources aren't open right now. However, the
planning for a library is long term and a library won't be built immediately. There are
very diverse needs that the library is meeting. There are hotspots and laptops flying off
the shelf at the library. Can someone provide a timeline so we can understand what is
happening?
d. A new building will take a long time to build; ideally, it will be finished by the time the
pandemic ends.
e. I really hope that Sno-Isle will really listen... voters have said so many times
throughout the years that we do not want a huge library and we can't pay for it.
f. The city is growing and changing rapidly and desire for a community space / library
might be very different from even a year ago.
g. A lot of people are concerned about the library not passing - but the community is
growing. A lot of this growth is by 99th and market. There are lots of schools and
children and seniors living in this area. People are not happy that we keep asking for a
library
h. We need to look into more grants.
i. Absolutely! Grants are crucial. I believe pursuit of grants is one of the reasons the
mayor is now full-time.
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j.
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The library has been voted down twice. This is the time to think out of the box from
previous years and be completely cost conscious, especially when our property taxes
are raising yet again.
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Introduction
Population growth in the City of Lake Stevens has led to
demand for new and improved municipal services. In
response to this demand, the City, Sno-Isle Libraries, and
Lake Stevens Sewer District are exploring the potential for
a private-public partnership to build a multi-agency civic
campus on city-owned properties in the Chapel Hill area.
The vision for the joint civic center is to become more
than a place to conduct City business; the civic center will
be a source of pride and community identification. It will
include safe, efficient, customer-friendly spaces for City
administrative functions, Sewer District offices, and a
world-class community library.
Toward this end, Leland Consulting Group (LCG) and Main
Street Property Group (MSPG) have prepared a market
analysis and land value analysis for commercial and
residential development for publicly-owned surplus land
at the Civic Center site. Understanding the market value
of various types of development will allow the city to
compare land use options and develop a land use
program that best supports their objectives.
The following document seeks to address the following questions:
•
•
•

What types of commercial or residential development are feasible for the site?
Could the City/Library District sell properties on the site for private development, and if so, for
how much?
Could the City/Library District lease properties on the site to commercial tenants, and if so, for
how much?
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Site Location
The subject of this market analysis are four parcels totaling 4.1 acres located at the northwest corner of
Market Place and 99th Avenue Northeast in the Chapel Hill area of Lake Stevens. Two of the parcels are
owned by the City of Lake Stevens and two are owned by the Sno-Isle Library District.
The site is centrally located within the City of Lake Stevens, as seen in the following map. Nearly the
entirety of Lake Stevens is located within three miles of the subject, as well as a number of growing
communities. Parts of the cities of Everett, Marysville, Snohomish, and the census-designated
communities of Fobes Hill, Bunk Foss, Lochsloy, Lake Cassidy, and Machias are located within five miles
of the subject. The subject site is at the periphery of the growing Seattle Metropolitan Area, about 29
miles northeast of downtown Seattle.

Figure 1. Site Location
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Site Characteristics
The subject site consists of two undeveloped parcels totaling 2.8 acres owned by the City of Lake
Stevens and two parcels totaling 1.3 acres that are owned by the Sno-Isle Library District and that are
currently the site of two single family homes. The site is bordered on the south by Market Place, an
east-west two-lane road, and on the east by 99th Avenue Northeast, a north-south two-lane road. On
the north and west, the site is bordered by wooded parcels owned by the Drainage Improvement
District #8. The site is located in an area transitioning from single-family homes to the west and south
to high-intensity commercial uses to the west. The site is currently zoned for Public/Semi-Public use.

Figure 2. Subject Site
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Demographics
Population and Households
Lake Stevens and the surrounding communities have been characterized by population growth. Since
2000, Lake Stevens has added an average of approximately 675 new residents per year. Within three
miles of the Chapel Hill Civic Center site, Lake Stevens and the surrounding areas have added a total of
nearly 1,100 additional residents on average each year over the last 20 years.
Growth is expected to continue in upcoming years, with the population increasing by 1.4 percent
annually within the Sno-Isle Library District, and by 1.8 percent within the three-mile catchment area.
ESRI projections show that the three-mile catchment area is expected to add approximately 1,665 new
households between 2020 and 2025, while the library district is expected to add about 24,290
additional households.

Household Composition
Lake Stevens is characterized by a high proportion of households with children – 44 percent, compared
to 34 percent in the Sno-Isle Library District. A quarter of households are made up of married couples
without children at home. One fifth of households are composed of a single person. The least common
household types are unmarried couples, roommates, and unmarried family members without children
(12 percent).
In light of the data regarding household composition, it is not surprising that a large proportion of the
Lake Stevens population is composed of residents under 18 years of age. Children and teenagers make
up about one quarter of the Lake Stevens population.

Income
Lake Stevens is characterized by a high median household income of $96,000. High-earning households
(more than $100,000 yearly) make up 48 percent of households.
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Real Estate Context
Lake Stevens has undergone considerable growth and transformation over the past 20 years. A series of
annexations quadrupled the size of the city from 1,500 acres in 2002 to nearly 6,000 acres in 2020. The
area including the subject site was annexed in 2007.

Commercial, Multifamily, and Townhome Development
The majority of Lake Steven’s commercial growth, particularly retail development, has taken place near
the intersection of Highway 9 and Highway 204, approximately a half-mile northwest of the subject. The
following map shows the location of commercial development (multifamily, retail, office, and industrial)
in Lake Stevens since 2000. This includes a 195-unit apartment property that will open in February 2021
(Park on 20th) and planned developments, which include Soper Hill, a mixed-use development
incorporating residential, retail, and commercial development, Lake Drive Apartments (48 units), and
The Farmhouses at Roxburghe townhome development (112 units).
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Figure 3. Location of Commercial, Multifamily, and Townhome Development Since 2000

The map below gives a more detailed look at development in the vicinity of the subject site over the
past twenty years. Most of the development has been single- or multi-tenant retail buildings,
freestanding pad retail, and multitenant office buildings. For the most part, these businesses serve the
daily needs of Lake Stevens residents and mostly draw upon the local market.
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Figure 4. Development in Vicinity of Subject
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The following chart gives greater detail regarding commercial development over the past 20 years. For
the most part, development occurred in two main phases, from 2000 to 2006 and then projects that are
currently underway that will be completed in 2021 to 2022.
The majority of retail development over the last twenty years took place from 2000 to 2003, with a small
amount of additional development added sporadically since then. The bulk of office development
occurred from 2001 to 2006. The time period from 2007 to 2020 was very quiet, with the exception of
the large-scale military rental housing development at the city’s eastern edge, Constitution Park.
Two projects that are underway will add a considerable amount of new multifamily development to
Lake Stevens are included on the graph below. Park on 20th will add 195 units and Soper Hill will add
an estimated 215,000 square feet of multifamily or senior housing units. Soper Hill will also include
about 25,000 square feet of office space and 33,000 square feet of space marketed for retail or office
use. Lake Drive Apartments, a 48-unit multifamily development in planning stages, is not included on
the graph since details regarding estimated size and development timeline were unknown in January
2021.
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Figure 5. Timeline and Square Feet of Commercial and Multifamily Development Since 2000 (Costar, LCG, 2020)
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Residential Development
Since 2000, Lake Stevens has added just over 3,200 new units of single family housing, according to the
U.S. Department of Housing and Urban Development. The majority of new single family housing
construction has taken place since 2007. Overall, since 2000, the number of housing units in Lake
Stevens has increased by 63 percent, while the number of households has increased at roughly the
same rate, 64 percent. However, as the population continues to grow in Lake Stevens, there will be
continued need to add new housing units. Projections made by ESRI indicate that Lake Stevens is
projected to grow by about 3,300 residents over the next five years. Taking average household size into
consideration, population growth will generate demand for about 1,150 new housing units. Therefore,
the 12 to 40 housing units that could be accommodated at the subject (see Land Value Analysis for a
full explanation) will represent between 1 percent and 3 percent of the city’s total demand for housing
units.
It’s also worthy to note that since 2000, Lake Stevens has added only two rental developments, Senior
Terrace, which offers 26 units of senior rental housing, and Constitution Park, a military family housing
community. Given that renters make up over 22 percent of Lake Stevens households, the small number
of new multifamily units developments completed over the past two decades (both of which are
targeted for specific groups) may indicate pent-up demand for rental housing. The development of Park
on 20th, a 195-unit apartment building that will open in February 2021, will help to meet this demand,
as will the proposed 48-unit Lake Drive Apartments that may be developed in 2021 or 2022, but there is
reason to believe that there will also be sufficient demand for a small-scale multifamily or attached
single family housing project at the subject location.
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Feasible Development Types for Civic Center Site
Preliminary site plans indicate that about 1 acre, and potentially as much as 1.5 acres, of the subject site
could accommodate private development. It should be noted that the site is currently zoned as a
“Public/Semi Public District,” which is designed to accommodate “public and semi-public uses, such as
schools, government services and facilities, public utilities, community facilities, parks, etc., on publicly
owned land.” (Ord. 501, Sec. 6, 1995) Therefore, any private development will require zoning approval.
LCG identified feasible development types based on neighboring land uses and site characteristics.
Feasible development types included two types of residential development – apartments and
townhomes – that are considered appropriate due to the site’s location within an area transitioning
from lower density, detached single family development to intense commerce development. Two types
of commercial development, retail and/or office, were also considered feasible, given the site’s location
adjacent to a commercial district and the proximity of existing retail and office development.
Two types of development were considered infeasible. Detached single family was ruled out because it
lacked sufficient density for this location. Industrial use was ruled out as it was incompatible with
neighboring uses as well as impossible to accommodate within a small footprint.

Land Value Analysis
Methodology
Three broad types of revenue generation strategies were considered:
Option A: Sell surplus land at the Civic Center Site to a private developer on a fee-simple basis,
generating revenue as a lump sum.
Option B: Partner with a private entity to develop leasable space, generating ongoing revenue.
Option C: Combine elements of Options A and B, selling a portion of the site and developing
additional leasable space.
In order to estimate revenue generation from Options A (and combined Option C), LCG and MSPG
identified comparable land sale transactions in and near Lake Stevens to form the basis of value
estimates for each of the feasible land use types (apartments, townhomes, retail, and office). In order to
estimate revenue generation from Options B (and C), LCG and MSPG collected lease rates for retail and
office tenants.
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Land Value Estimations
Apartment Development Land Value Estimation
Two scenarios were developed based on the size of the site (one acre) and “low” and “high” density
scenarios. The “low density” scenario of 24 units per acre is based on the density of Park on 20th, an
under-construction apartment project about 1.25 miles southeast of the subject that will accommodate
195 units on an 8.1-acre site in six four-story buildings.1 Another apartment project in planning stages,
Lake Drive Apartments, will accommodate 48 acres in one building on a 2.3-acre site, for unit density of
20.9 units per acre. In both cases, parking is provided on surface lots.
A “high density” scenario of 40 units per acre approximates LCG’s estimate of the densest project that
could be feasibly built by private developers in Lake Stevens today. LCG estimates lease revenue of
$2.10 per square foot of rentable apartment space, which is sufficient to support 3 and 4 story
apartment buildings with surface or tuck under parking, the most prevalent model of rental housing
development in this part of Snohomish County. However, these rents will not enable denser and more
expensive apartment buildings that require structured parking. Denser apartment or mixed-use projects
(e.g., those with 5 stories of wood frame residential over 1 story of concrete structured parking podium)
could increase the number of residential units but are not feasible in Lake Stevens under current rental
rate/market conditions.
It is possible that more density, and thus more total units and land value, could be achieved by
combining residential development above the Library, and/or by sharing parking with the Library or City
Hall. However, such options can be complicated and should be studied further with the design team
during the site design phase of this work.
Likewise, current zoning would not permit the densities discussed in this “high density” scenario.
However, LCG’s understanding is that the zoning for the site could be changed to Mixed Use
Neighborhood (MUN) or another appropriate mixed use zone. Since this zoning designation has no
maximum density, the maximum achievable density will be limited by market and physical constraints
such as parking and stormwater management. Ultimately, the value of the site depends on market
conditions, zoning, amount of buildable land, and other factors. Assuming rezoning can be
accomplished and apartment development at a density of 40 units per acre, the value should be near
the high end.
The following table lists the sale price of land in nearby communities intended for apartment
development, divided by the number of apartments that were later developed on the site. It also lists
the value derived from a residual land value analysis conducted by MSPG. Based on this comparison of

1

According to Chapter 14.48 Density and Dimensional Regulations, 14.48.085 (3), “for the multifamily residential zoning
district, the minimum density is 15 units per acre.” No maximum density is given. See
https://www.codepublishing.com/WA/LakeStevens/html/LakeStevens14/LakeStevens1448.html Likewise, 14.36.025 Mixed Use
Districts lists a minimum of 15 units per acre with no stated maximum density. See
https://www.codepublishing.com/WA/LakeStevens/html/LakeStevens14/LakeStevens1436.html#14.36.025
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land values, LCG and MSPG estimated that the subject’s value as a site for multifamily housing would be
approximately $28,000 per unit in the low density scenario and 10 percent higher in the high density
scenario, at approximately $30,800 per unit.
Figure 6. Comparable Apartment Sales
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The four assumptions underlying the apartment land value estimations are listed below, as is the
probable range of land value if the site is designated for apartment development.
Figure 7. Apartment Land Value Estimate

Low Density Scenario
Size of Site
Value per Unit
Number of Units
Land Value

High Density Scenario

1 acre
$28,000

$30,800

24

40

$660,000

$1,232,000

Townhome Development Land Value Estimation
Two scenarios were developed based on the size of the site (one acre) and “low” and “high” density
scenarios. The “low density” scenario of 12 units per acre is based on R8-R12 zoning, which permits up
to 12 units/acre for attached single family homes.2 A “high density” scenario of 22 units per acre is
based on development densities observed elsewhere by LCG and MSPG. It is anticipated that the value
of the site will fall between the two values calculated here. For reference, the Farmhouses at Roxburghe
as currently planned, will have 11.2 units per acre on a 10-acre site, with lot sizes generally ranging from
about 1,100 square feet to 2,200 square feet.
The following table lists the sale price of land in Lake Stevens intended for townhome development,
divided by the number of townhomes that were later developed on the site. It also lists the appraised
value of the “Morris property” located across from the subject at the southeast corner of the Chapel Hill
Road and 99th Avenue Southeast intersection. Based on this comparison of land values, LCG and MSPG
estimated that the subject’s value as a site for townhome development would be approximately $45,900
per unit in the low density scenario and 10 percent higher in the high density scenario, at approximately
$50,490 per unit.
Figure 8. Comparable Townhome Sales and Appraisal Values

2

See Table 14.48-I: Residential Density and Dimensional Standards.
https://www.codepublishing.com/WA/LakeStevens/html/LakeStevens14/LakeStevens1448.html
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The four assumptions underlying the townhome land value estimations are listed below, as is the
probable range of land value if the site is designated for apartment development.
Figure 9. Townhome Land Value Estimate

Low Density Scenario
Size of Site

1 acre

Value per Unit
Number of Units
Land Value

High Density Scenario

$45,900

$50,490

12

22

$550,800

$1,110,780

Retail and/or Office Development Land Value Estimation
Two scenarios were developed based on the size of the site (one acre) and “raw land” and
“development ready” scenarios. It is anticipated that the value of the site will fall between the two
values calculated here.
The following table lists the sale price of land in Lake Stevens intended for retail and/or office
development. Based on the sales of comparable sites, LCG and MSPG estimate that the subject’s value
as a site for retail and/or office development would be between $20 and $30 per square foot. The
former figure represents the value if sold as raw land, and the latter figure assumes that the City or
Library make some infrastructure investments and sell the area as an improved pad site.
Figure 10. Comparable Retail and Office Sales

The four assumptions underlying the townhome land value estimations are listed below, as is the
probable range of land value if the site is designated for apartment development.
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Figure 11. Retail and Office Land Value Estimate

Raw Land
Scenario
Size of Site

Development Ready
Scenario
1 acre

Value per Square Foot
Number of Units
Land Value

$20

$30

43,560

43,560

$871,800

$1,308,300

Land Value Estimate Summary
Based on a rezone to a mixed use neighborhood, the higher densities (and therefore higher values) are
the more likely outcome. Of the two land use types (residential and commercial), LCG recommends
residential development for the surplus portion of the site. Therefore, at the maximum densities
described in prior sections (40 units per acre for apartments and 22 units per acre for townhomes), LCG
estimates that one acre of surplus land at the subject site would be valued roughly at between $1.1 and
$1.2 million.
Figure 12. Land Value Estimation Summary

Development Type

Low Range

High Range

Apartments

$660,000

$1,232,000

Townhomes

$550,800

$1,110,780

Retail / Office

$871,800

$1,308,300
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Lease Rate Estimation
In order to estimate the revenue generation potential of creating a leased space within the subject
development, LCG collected current lease rates for available retail and office properties in and around
Lake Stevens. The following tables list lease rates collected by LCG.
Figure 13. Comparable Retail Space Lease Rates, Triple Net Rents

Figure 14. Comparable Office Space Lease Rates, Gross or Modified Gross Rents

Address

Asking
Rent per
Sq Ft

Parpia Plaza
Parpia Plaza
Lake Stevens Prof. Building
Lake Stevens Station #2
LCG/ MSPG Estimate

$
$
$
$
$

16
18
19
21
19
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Based on asking lease rates at comparable sites, LCG and MSPG estimated that leasable retail space at
the subject site would rent for approximately $26 per square foot (NNN), while leasable office space
would rent for approximately $19 per square foot. Annual lease revenues are calculated below for
2,500 and 5,000 square feet of leasable space.
Figure 15. Retail and Office Annual Lease Revenue Generation Estimate

Development Type

2,500 Sq. Ft.

5,000 Sq. Ft.

Retail

$65,000

$130,000

Office

$47,500

$95,000

Leasable Space Summary
Of the two commercial development types, retail is identified as the most feasible and profitable given
the subject’s location, Civic Center function, and possibility of adjacent residential use. More detail is
given in the following section.
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LCG Recommendations – Civic Center Site
Based on surrounding land use patterns, City goals, and the outcome of the land value analysis, LCG
recommends Option C, a mix of selling surplus land to a private developer as well as developing (either
directly or indirectly) a leasable commercial space. To do so, LCG recommends that the site be rezoned
to a Mixed Use Neighborhood (MUN) or other similar designation.
Specifically, LCG recommends a site plan similar to that shown in the diagram below. The northern
portion of the site should be sold to a developer for residential development, either townhomes at a
density approaching 22 units per acre or apartments at a density of about 40 units per acre. Based on
expected population growth in Lake Stevens, there is more than sufficient demand for housing at this
location. The site is attractive based on nearby amenities, including the Civic Center, retail, and lake.
Adding adjacent residential development to the Civic Center site creates a mixed-use activity node and
will contribute to the City’s vitality. At the site’s southern edge, LCG recommends creating a leased retail
space, specifically a 2,500 to 5,000 square foot café, that is visible from Market Place and shares parking
with the Civic Center. The café will serve visitors and employees of the Civic Center, residents of nearby
housing, and members of the Lake Stevens community.

Figure 16. Highest and Best Use - Civic Center Site
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LCG Recommendations – Morris Property
Though the focus of this report has been on determining the highest and best use for the Civic Center
site, there is a second site located diagonally across from the Civic Center site. The “Morris Property,” as
it’s known, is a 2.6 acre vacant site with frontage along Chapel Hill Road and 99th Avenue Southeast that
is potentially available to develop in coordination with the Civic Center site. In doing so, there are
opportunities to create a larger, more vibrant and more cohesive Civic Center activity node while also
coordinating infrastructure improvements and site designs.
Based on the land value and leasable space analysis conducted for the Civic Center site, LCG developed
recommendations for the highest and best use of this property if it is available for development. At
present, the property is zoned “R8-R12,” which allows for up to 12 units per acre. If desired, LCG
recommends a potential zoning change to “Mixed Use Neighborhood,” to better complement Civic
Center development and to create a more urban, “four-corner” development at this intersection.
Additionally, there may be an opportunity for a small-scale commercial development at this corner
similar in scale to that across the street (2,500 to 5,000 square feet).

Figure 17. Highest and Best Use - Morris Property
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LCG Recommendations – Implementation Examples
There are a number of communities that have developed
combined-use spaces similar to the model described for
the Civic Center site. These examples combine several
civic functions within a single civic node, or integrate
library or other public space with residential and/or
commercial uses. These examples are listed below and
may serve as templates for future Civic Center
development:
The Hangar at Town Square – Kenmore, Washington

Figure 18. The Hollywood Library in Portland on

The Hangar at Town Square is a 4,600 square foot
the ground floor of an apartment building, where
it shares space with a coffee shop.
community gathering space in downtown Kenmore that
opened in 2017. The space features indoor meeting
areas, a 24,000 square foot outdoor town square, and a café and small bakery.
Hollywood Library – Portland, Oregon
Hollywood Library opened in 2002 and features a 13,000 square foot library space, 815 square feet of
ground floor retail space that currently hosts a coffee shop, and 47 mixed-income apartments on upper
floors.
Sellwood-Moreland Library – Portland, Oregon
In 2002, the Sellwood-Moreland Library relocated to a 4,375 square foot leased ground-floor space
within a mixed-use building incorporating the library, commercial space, and 16 condominium units.
Hillsboro Civic Center – Hillsboro, Oregon
The Hillsboro Civic Center is a 168,400 square foot mixed-use development in downtown Hillsboro
completed in 2005 that functions as a centralized governmental center and includes retail space, 120
residential units, and public plazas. A 20,000 square foot library space was also planned and
constructed, but is being slated for future non-library civic use.
Burien Library and City Hall – Burien, Washington
The 58,000 square foot combined Burien Library and City Hall is part of a six-parcel Town Square
development. It opened in 2009 and features a coffee lounge in the lobby.
Other Projects
In addition to the projects listed above, the cities of Leavenworth, Darrington, and Oak Harbor,
Washington, have also built civic buildings that incorporate a library and city hall and can serve as
templates for the proposed Civic Center.
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Chapel Hill Civic Center Project, Lake Stevens

Demographic Analysis
Date

September 2, 2021

To

Chy Ross, District Manager, Sno-Isle Libraries

From

Brian Vanneman and Jill Mead, Leland Consulting Group

cc

Bob Stowe, Stowe Development & Strategies

Introduction
Sno-Isle Libraries’ 2016-2025 Capital Facilities Plan identifies the need for a new, larger library facility for the Lake
Stevens Community. In October 2020, Leland Consulting Group conducted a demographic analysis as part of a larger
Library Space Needs Assessment Report that would guide planning of the facility and provide insights in the needs of
library clientele.

Methodology
Leland Consulting Group chose six geographies of interest to understand and compare sociodemographic and
economic characteristics:
•
•
•
•
•
•

The immediate catchment area, defined as households within a one-mile radius of the Chapel Hill Civic Center site,
A broader catchment area, defined as households within a three-mile radius of the Chapel Hill Civic Center site,
encompassing nearly the entire city and parts of surrounding communities,
A five-mile radius, which includes a portion of the cities of Everett, Marysville, Snohomish, and the censusdesignated communities of Fobes Hill, Bunk Foss, Lochsloy, Lake Cassidy, and Machias,
The city of Lake Stevens,
Snohomish County,
And the Sno-Isle Library District, which is made up of Snohomish and Island Counties.

Demographic indicators were collected using ESRI Business Analyst, a subscription service that provides historic and
current year estimates and five-year projections of demographic data. Business Analyst data is based on data collected
from the U.S. Census and other official data sources and can be analyzed for official areas of interest, such as cities and
counties, as well as user-defined geographies such as the catchment areas used within this analysis.
A map of the one-, three-, and five-mile radii and the city of Lake Stevens is shown on the following page.

610 SW Alder Street, Suite 1200, Portland, Oregon 97205 | 503.222.1600

Figure 1. Geographies of Interest
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Demographic Analysis
Population and Households
Since 2000, all geographies of interest have experienced population growth, particularly Lake Stevens, which added
approximately 675 new residents on average over the past two decades. Likewise, the communities within the threemile radius outside of Lake Stevens added an additional 415 residents each year, bringing the total to nearly 1,100
additional residents each year within three miles of the Chapel Hill Civic Center site.
Growth is expected to continue in upcoming years, with the population increasing by 1.4 percent annually within the
Sno-Isle Library District, and by 1.8 percent within the three-mile catchment area. ESRI projections show that the threemile catchment area is expected to add approximately 1,665 new households between 2020 and 2025, while the library
district is expected to add about 24,290 additional households.

Figure 2. Population and Households

Source: ESRI Business Analyst, US Census
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Household Composition and Age
Lake Stevens and the three-mile catchment area are characterized by a high proportion of households with children – 44
percent in both cases. Married couples with children make up about three-quarters of these households, while the
remaining quarter are other family households, such as single parents or grandparents with children. The second most
common household type is married couples without children at home, which accounts for about one quarter of
households within Lake Stevens. The third most common household type is single-person households, making up
about one fifth of households. The least common household types are unmarried couples, roommates, and unmarried
family members without children.
Figure 3. Household Composition

Source: ESRI Business Analyst, US Census

In light of the data regarding household composition, it is not surprising that a large proportion of the Lake Stevens
population is composed of residents under 18 years of age. Children and teenagers make up about one quarter of the
Lake Stevens and three-mile catchment area population. The second and third largest groups are made up of residents
between the ages of 25 and 34, and between 35 and 44, many of whom are likely parenting the under-18 residents.
Residents over the age of 65 make up a relatively smaller proportion of the population but as the large Baby Boomer
generation ages, this age group is expected to grow nationwide.
Figure 4. Population by Age

Source: ESRI Business Analyst, US Census
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Employment and Households by Income
The largest proportion of Lake Stevens residents are employed in the manufacturing sector (17 percent), and 11 percent
of residents are employed in the retail trade and health care industries. About 15,400 residents of Lake Stevens leave
the city each day to work in other communities, while an additional 1,000 residents work in the city. About 4,000
residents of other communities commute to Lake Stevens each day to work, and the largest proportion of these workers
are employed in educational services (29 percent), followed by retail (15 percent), and accommodation and food
services (12 percent). Snohomish County and the Library District have very similar percentages because Snohomish
County accounts for more than 90% of the population of the two counties
Figure 5. Lake Stevens Residents & Workers by Industry

Lake Stevens and the three-mile catchment area have a large proportion of high-earning households. Over half of
households in the three-mile radius have household incomes of $100,000 or more, and the median household income is
$101,000.
Figure 6. Households by Income
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Tapestry Segments
Tapestry Segments are a classification system developed by ESRI that divides residential areas in the United States into
67 neighborhood types that have common socioeconomic and demographic characteristics. Tapestry Segments provide
a way to look at multiple demographic variables at once, such as household income, family type and size, and home
ownership, and understand the characteristics of a particular place.
The most common type of household in Lake Stevens is called “Up and Coming Families.” About 32 percent of
households fall into this category. According to ESRI, these households consist largely of younger families with children
living in suburban environments. Many households have two working parents and are in the process of establishing
careers, paying off mortgages and student loans, and saving for retirement. The second most common group is called
“Middleburg,” and they account for nearly 19 percent of households. The third most common group is “Soccer Moms,”
who account for a little over 17 percent of households. More information about all three groups can be found in the
Appendix.
Figure 7. Top Three Tapestry Segments by Geography
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Attachments
Socio-economic summary of Top three tapestry segments for the City of Lake Stevens.
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LifeMode Group: Ethnic Enclaves

Up and Coming Families

7A

Households: 2,901,200
Average Household Size: 3.12
Median Age: 31.4
Median Household Income: $72,000

WHO ARE WE?

OUR NEIGHBORHOOD

SOCIOECONOMIC TRAITS

Up and Coming Families is a market in transition—residents
are younger and more mobile and ethnically diverse than
the previous generation. They are ambitious, working hard
to get ahead, and willing to take some risks to achieve their
goals. The recession has impacted their financial well-being,
but they are optimistic. Their homes are new; their families
are young. And this is one of the fastest-growing markets
in the country.

• New suburban periphery: new families
in new housing subdivisions.

• Education: 67% have some college
education or degree(s).

• Building began in the housing boom
of the 2000s and continues in this
fast-growing market.

• Hard-working labor force with a
participation rate of 71% (Index 114)
and low unemployment at 4.6% (Index 84).

• Single-family homes with a median value
of $194,400 and a lower vacancy rate.

• Most households (61%) have 2 or
more workers.

• The price of affordable housing:
longer commute times (Index 217).

• Careful shoppers, aware of prices, willing
to shop around for the best deals and open
to influence by others’ opinions.
• Seek the latest and best in technology.
• Young families still feathering the nest
and establishing their style.

TAPESTRY

TM

SEGMENTATION
esri.com/tapestry

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
Consumer preferences are estimated from data by GfK MRI.
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SEGMENTATION
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AGE BY SEX (Esri data)

RACE AND ETHNICITY (Esri data)

INCOME AND NET WORTH

Median Age: 31.4 US: 38.2

The Diversity Index summarizes racial and ethnic diversity. The index
shows the likelihood that two persons, chosen at random from the
same area, belong to different race or ethnic groups. The index
ranges from 0 (no diversity) to 100 (complete diversity).

Net worth measures total household assets (homes, vehicles,
investments,
etc.) less any debts, secured (e.g., mortgages)
$122,700
or unsecured (credit cards). Household income and
net worth
are estimated by Esri.
$93,300

Indicates US
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AVERAGE HOUSEHOLD BUDGET INDEX

OCCUPATION BY$56,100
EARNINGS

The index compares the average amount spent in this market’s household budgets for
housing, food, apparel, etc., to the average amount spent by all US households. An index
of 100 is average. An index of 120 shows that average spending by consumers in this market
is 20 percent above the national average. Consumer expenditures are estimated by Esri.

The five occupations with the highest number of workers in the market are displayed
by median earnings. Data from the Census Bureau’s American Community Survey.
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LifeMode Group: Ethnic Enclaves

TAPESTRY

Up and Coming Families

MARKET PROFILE

TM

SEGMENTATION
esri.com/tapestry

HOUSING

(Consumer preferences are estimated from data by GfK MRI)

Median home value is displayed for markets that are primarily
owner occupied; average rent is shown for renter-occupied markets.
Tenure and home value are estimated by Esri. Housing
type and average
Chart Title
rent are from the Census Bureau’s American Community Survey.

• Rely on the Internet for entertainment, information, shopping, and banking.
• Prefer imported SUVs or compact cars, late models.
• Carry debt from credit card balances to student loans and mortgages, but also
maintain retirement plans and make charitable contributions.
• Busy with work and family; use home and landscaping services to save time.
• Find leisure in family activities, movies at home, trips to theme parks or the zoo,
and sports; from golfing, weight lifting, to taking a jog or run.

Own
73.9%

Typical Housing:

Home
Ownership
US Percentage:
62.7% Own
37.3% Rent

Rent
26.1%

Single Family

Median Value:
$194,400
US Median: $207,300
Own

Rent

POPULATION CHARACTERISTICS

ESRI INDEXES

Total population, average annual population change since Census 2010, and average
density (population per square mile) are displayed for the market relative to the size
and change among all Tapestry markets. Data estimated by Esri.

Esri developed three indexes to display average household wealth, socioeconomic status,
and housing affordability for the market relative to US standards.
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LifeMode Group: Ethnic Enclaves

TAPESTRY

Up and Coming Families

SEGMENTATION
esri.com/tapestry

SEGMENT DENSITY
This map illustrates the density and
distribution of the Up and Coming Families
Tapestry Segment by households.
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Copyright © 2020 Esri. All rights reserved. Esri, the Esri globe logo, Tapestry, @esri.com, and esri.com are trademarks, service marks,
or registered marks of Esri in the United States, the European Community, or certain other jurisdictions. Other companies and
products or services mentioned herein may be trademarks, service marks, or registered marks of their respective mark owners.
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LifeMode Group: Family Landscapes

4C

Middleburg
Households: 3,511,200

Average Household Size: 2.75
Median Age: 36.1
Median Household Income: $59,800

WHO ARE WE?

OUR NEIGHBORHOOD

SOCIOECONOMIC TRAITS

Middleburg neighborhoods transformed from the easy
pace of country living to semirural subdivisions in the last
decade, when the housing boom reached out. Residents
are conservative, family-oriented consumers. Still more
country than rock and roll, they are thrifty but willing to
carry some debt and are already investing in their futures.
They rely on their smartphones and mobile devices to stay
in touch and pride themselves on their expertise. They
prefer to buy American and travel in the US. This market
is younger but growing in size and assets.

• Semirural locales within metropolitan areas.

• Education: 65% with a high school diploma
or some college.

• Neighborhoods changed rapidly in the
previous decade with the addition of
new single-family homes.

• Unemployment rate lower at 4.7%
(Index 86).

• Include a number of mobile homes
(Index 150).

• Labor force participation typical of a
younger population at 66.7% (Index 107).

• Affordable housing, median value of
$175,000 (Index 84) with a low vacancy rate.

• Traditional values are the norm here—
faith, country, and family.

• Young couples, many with children;
average household size is 2.75.

• Prefer to buy American and for a
good price.
• Comfortable with the latest in technology,
for convenience (online banking or saving
money on landlines) and entertainment.

TAPESTRY

TM

SEGMENTATION
esri.com/tapestry

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
Consumer preferences are estimated from data by GfK MRI.

LifeMode Group: Family Landscapes

TAPESTRY
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4C
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SEGMENTATION
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AGE BY SEX (Esri data)

RACE AND ETHNICITY (Esri data)

INCOME AND NET WORTH

Median Age: 36.1 US: 38.2

The Diversity Index summarizes racial and ethnic diversity. The index
shows the likelihood that two persons, chosen at random from the
same area, belong to different race or ethnic groups. The index
ranges from 0 (no diversity) to 100 (complete diversity).

Net worth measures total household assets (homes, vehicles,
investments,
etc.) less any debts, secured (e.g., mortgages)
$115,300
or unsecured (credit cards). Household income and
net worth
are estimated by Esri.
$93,300

Indicates US
Chart Title

Age by Sex -Male
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AVERAGE HOUSEHOLD BUDGET INDEX

OCCUPATION BY$56,100
EARNINGS

The index compares the average amount spent in this market’s household budgets for
housing, food, apparel, etc., to the average amount spent by all US households. An index
of 100 is average. An index of 120 shows that average spending by consumers in this market
is 20 percent above the national average. Consumer expenditures are estimated by Esri.

The five occupations with the highest number of workers in the market are displayed
by median earnings. Data from the Census Bureau’s American Community Survey.
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LifeMode Group: Family Landscapes

TAPESTRY

Middleburg

MARKET PROFILE

TM

SEGMENTATION
esri.com/tapestry

HOUSING

(Consumer preferences are estimated from data by GfK MRI)

Median home value is displayed for markets that are primarily
owner occupied; average rent is shown for renter-occupied markets.
Tenure and home value are estimated by Esri. Housing
type and average
Chart Title
rent are from the Census Bureau’s American Community Survey.

• Residents are partial to domestic vehicles; they like to drive trucks, SUVs, or motorcycles.
• Entertainment is primarily family-oriented, TV and movie rentals or theme parks
and family restaurants.
• Spending priorities also focus on family (children’s toys and apparel) or home DIY projects.
• Sports include hunting, fishing, bowling, and baseball.
• TV and magazines provide entertainment and information.
• Media preferences include country and Christian channels.

Own
73.4%

Typical Housing:

Home
Ownership
US Percentage:
62.7% Own
37.3% Rent

Rent
26.6%

Single Family

Median Value:
$175,000
US Median: $207,300
Own

Rent

POPULATION CHARACTERISTICS

ESRI INDEXES

Total population, average annual population change since Census 2010, and average
density (population per square mile) are displayed for the market relative to the size
and change among all Tapestry markets. Data estimated by Esri.

Esri developed three indexes to display average household wealth, socioeconomic status,
and housing affordability for the market relative to US standards.
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TAPESTRY

Middleburg

SEGMENTATION
esri.com/tapestry

SEGMENT DENSITY
This map illustrates the density and
distribution of the Middleburg
Tapestry Segment by households.
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LifeMode Group: Family Landscapes

Soccer Moms

4A

Households: 3,541,300
Average Household Size: 2.97
Median Age: 37.0
Median Household Income: $90,500

WHO ARE WE?

OUR NEIGHBORHOOD

SOCIOECONOMIC TRAITS

Soccer Moms is an affluent, family-oriented market
with a country flavor. Residents are partial to new housing
away from the bustle of the city but close enough to
commute to professional job centers. Life in this suburban
wilderness offsets the hectic pace of two working parents
with growing children. They favor time-saving devices,
like banking online or housekeeping services, and
family-oriented pursuits.

• Soccer Moms residents prefer the suburban
periphery of metropolitan areas.

• Education: 40.5% college graduates; more
than 72% with some college education.

• Predominantly single family, homes are in
newer neighborhoods, 34% built in the
1990s (Index 236), 31% built since 2000.

• Low unemployment at 3.8%; high labor
force participation rate at 71%; 2 out of 3
households include 2+ workers (Index 124).

• Owner-occupied homes have high rate of
mortgages at 68% (Index 164), and low rate
vacancy at 4%.

• Connected, with a host of wireless devices
from iPods to tablets—anything that
enables convenience, like banking,
paying bills, or even shopping online.

• Median home value is $257,400.
• Most households are married couples
with children; average household size is 2.97.
• Most households have 2 or 3 vehicles;
long travel time to work including a
disproportionate number commuting
from a different county (Index 132).

TAPESTRY

• Well insured and invested in a range of
funds, from savings accounts or bonds
to stocks.
• Carry a higher level of debt, including
first (Index 149) and second mortgages
(Index 154) and auto loans (Index 149).

TM

SEGMENTATION
esri.com/tapestry

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
Consumer preferences are estimated from data by GfK MRI.
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AGE BY SEX (Esri data)

RACE AND ETHNICITY (Esri data)

INCOME AND NET WORTH

Median Age: 37.0 US: 38.2

The Diversity Index summarizes racial and ethnic diversity. The index
shows the likelihood that two persons, chosen at random from the
same area, belong to different race or ethnic groups. The index
ranges from 0 (no diversity) to 100 (complete diversity).

Net worth measures total household assets (homes, vehicles,
investments, etc.)
less any debts, secured (e.g., mortgages)
$284,500
or unsecured (credit cards). Household income and
net worth
are estimated by Esri.
$93,300

Indicates US
Chart Title

Age by Sex -Male
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Female Age 80-84 Male Age 80-84

Median Household Income

Female Age 75-79 Male Age 75-79

Hispanic*

Female Age 70-74 Male Age 70-74
Female Age 65-69 Male Age 65-69
Female Age 60-64 Male Age 60-64

$90,500

Multiple

Female Age 55-59 Male Age 55-59

Esri Median HH Income

$56,100

Female Age 50-54 Male Age 50-54

Other

Female Age 45-49 Male Age 45-49
Female Age 40-44 Male Age 40-44

0

Asian and
Pac. Islander
American
Indian

Female Age 35-39 Male Age 35-39
Female Age 30-34 Male Age 30-34
Female Age 25-29 Male Age 25-29
Female Age 20-24 Male Age 20-24

$0

$100K
$100,000

$200K
$200,000

$300K
$300,000

Series2

$400K
$400,000

$500K
$500,000

$600K+

$400K

$500K

$600K+

$600,000

Series1

Median Net Worth

Female Age 15-19 Male Age 15-19

$284,500

Black

Female Age 10-14 Male Age 10-14
Female Age 5-9 Male Age 5-9

Esri Median Net Worth

White

Female Age 0-4 Male Age 0-4
4.5%

4.0%

3.5%

3.0%

2.5%

2.0%

1.5%

1.0%

0.5%

0.00.%0%

0.5%

1.0%

1.5%

8%

2.0%

2.5%

3.0%

3.5%

4.0%

4.5%

$93,300

Series2 Series1

Series2 Series1

4%

0

4%

Male

0

8%

Female

20%
US Average.

40%

60%

80%

0

*Hispanic Can Be of Any Race.

$100K

$200K

$300K

US Median.

$90,500
Esri Median HH Income

AVERAGE HOUSEHOLD BUDGET INDEX

OCCUPATION BY$56,100
EARNINGS

The index compares the average amount spent in this market’s household budgets for
housing, food, apparel, etc., to the average amount spent by all US households. An index
of 100 is average. An index of 120 shows that average spending by consumers in this market
is 20 percent above the national average. Consumer expenditures are estimated by Esri.

The five occupations with the highest number of workers in the market are displayed
by median earnings. Data from the Census Bureau’s American Community Survey.

127

Food

128

Apparel & Services

128

Health Care

129

Entertainment &
Recreation

132

Education

132

Pensions &
Social Security

50

100

$400,000

$500,000

$600,000

$140,000

$100,000
$80,000
$60,000

$20,000
0

134
0

$300,000

Series1

$40,000

141

Other

$200,000

$120,000

134

Transportation

$100,000

Series2

Median Earnings

Housing

$0

150

200,000
200

250

300

350

400,000

20

600,000

Workers (Age 16+)

6 800,000

4A

LifeMode Group: Family Landscapes

TAPESTRY

Soccer Moms

MARKET PROFILE

TM

SEGMENTATION
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HOUSING

(Consumer preferences are estimated from data by GfK MRI)

• Most households own at least 2 vehicles; the most popular types are minivans and SUVs.
• Family-oriented purchases and activities dominate, like 4+ televisions (Index 154), movie
purchases or rentals, children’s apparel and toys, and visits to theme parks or zoos.

Median home value is displayed for markets that are primarily
owner occupied; average rent is shown for renter-occupied markets.
Tenure and home value are estimated by Esri. Housing
type and average
Chart Title
rent are from the Census Bureau’s American Community Survey.

• Outdoor activities and sports are characteristic of life in the suburban periphery. They
attend sporting events, as well as participate in them like bicycling, jogging,
golfing, and boating.
• Home maintenance services are frequently contracted, but these families also like their
gardens and own the tools for minor upkeep, like lawn mowers, trimmers, and blowers.

Own
84.9%

Typical Housing:

Home
Ownership
US Percentage:
62.7% Own
37.3% Rent

Rent
15.1%

Single Family

Median Value:
$257,400
US Median: $207,300
Own

Rent

POPULATION CHARACTERISTICS

ESRI INDEXES

Total population, average annual population change since Census 2010, and average
density (population per square mile) are displayed for the market relative to the size
and change among all Tapestry markets. Data estimated by Esri.

Esri developed three indexes to display average household wealth, socioeconomic status,
and housing affordability for the market relative to US standards.
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SEGMENT DENSITY
This map illustrates the density and
distribution of the Soccer Moms
Tapestry Segment by households.
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Lake Stevens Civic Center
MAINSTREET PROPERTY GROUP

Preferred Option
CURRENT ESTIMATE

Construction Values as of: March 25, 2021

System
Qty

UniFormat System Level 2

A1
A2
A4
A6
A9
B1
B2
B3
C1
C2
D1
D2
D3
D4
D5
D6
D7
E1
E2
F1
F2
F3
G1
G2
G3
G4
G5
Z1.A
Z1.B
Z1.C
Z3

Foundations
Basement Construction
Slabs on Grade
Water & Gas Mitigation
Substructure Related Activities
Superstructure
encl ratio-->
Exterior Enclosure
Roofing
Interior Construction
Interior Finishes
Conveying
Plumbing
HVAC
Fire Protection
Electrical Systems
Communications
Electronic Safety & Security
Equipment
Furnishings
Special Construction
Facility Remediation
Building Demolition
Site Preparation
Site Improvements
Site Civil / Mechanical Utilities
Site Electrical Utilities
Site Communications
Logistics (Subcontractor Bid Packages)
Temp Site Services (GenCap)
General Conditions
Proposed Café

1.1670

System
Unit Price

25,450 sf

$

12.33

$

0 cf

$

-

$

-

25,450 sf

$

8.78

$

223,365

25,450 sf

$

1.04

$

26,420

0 cf

$

-

$

-

54,570 sf

$

23.38

$

1,275,985
2,521,418

40,635 vsf

$

62.05

$

$

30.25

$

1,367,280

34,820 gsf

$

32.38

$

1,127,584

$

550,945

15.82

$

$54,431.01

$

108,868

34,820 gsf

$

10.46

$

364,350

34,820 gsf

$

41.91

$

1,459,460

34,820 gsf

$

4.53

$

157,808

34,820 gsf

$

39.38

$

1,371,265

34,820 gsf

$

7.80

$

271,659

34,820 gsf

$

5.05

$

175,678

34,820 gsf

$

1.50

$

52,391

34,820 gsf

$

5.26

$

183,149

34,820 gsf

-

2 stop

$

-

$

0 sf

$

-

$

-

6,000 sf

$

5.75

$

34,500

169,500 sf

$

1.23

$

207,648

144,050 sf

$

4.09

$

589,583

144,050 sf

$

3.73

$

536,784

144,050 sf

$

1.76

$

254,000

144,050 sf

$

0.07

$

10,000

231,450 gsf

$

1.39

$

322,260

231,450 gsf

$

4.24

$

982,252

231,450 gsf

$

4.73

$

1,095,254

1,500 gsf

$

183.79

$

275,678

Subtotal Direct Construction Price

$ 15,859,465
excluded

0.000%

$

0.000%

$

-

3.000%

$

475,784

Subtotal
Design/Engineering
Contractor Design Phase Services
Bldg Permits/Plan Check Fees
Testing/Inspection

by Owner

0.000%

$

-

separate proposal

0.000%

$

-

by Owner

0.000%

$

-

by Owner

0.000%

$

-

$ 16,335,249
excluded

0.000%

$

-

1.580%

$

258,097

0.000%

$

-

$

163,352

0.000%
not required

1.000%

Subtotal

$ 16,756,698

GenCap Fee

4.000%

TOTAL CONSTRUCTION COST
Washington State Sales Tax (WSST)

-

$ 16,335,249

Subtotal
Subcontractor Default Insurance
Contractor's Liability Insurances / B&O Taxes
Builder's Risk Insurances
State and City B&O Taxes
Payment/Performance Bond (not req'd)

313,881

45,200 sf
34,820 gsf

Cost Escalation
Estimating/Design Contingency
Construction Contingency

Total
Price

$

670,268

$ 17,426,966
please add (if req'd)

9.000%

excluded

City of Lake Stevens: City Hall Preferred Alternative
Updated: September 9, 2021

Soft Cost Summary Per Development and Construction Design Phase
Schematic Design (SD)
Design Development (DD)
Construction Documents (CD)
Construction Administration (CA)
Total Soft Cost Budget

$548,413
$730,753
$1,172,306
$1,026,123
$3,477,594

Includes permit submittal fees
Includes impact fees

Notes
Does not include traffic impact fees
Does not include any financing assumptions
Does not include Hard Cost
All budget items are estimates

Full Soft Cost Budget From Project Inception -> Building Completion
% of Consultant Cost per
Design / Construction Phase
Line Item Category
Architectural
Construction Drawings
Schematic Design
Design Development
Construction Documents
Construction Administration
Interior Design
Landscape Design
Engineering
Civil Design
Structural
Mechanical
Electrical
Plumbing
Fire Systems
Low Voltage
Waterproofing
LEED
Other Consultants
Acoustical
Traffic
Geotechnical
Phase I Environmental Assessment
Critical Areas (Wetland)
Surveying
Soils Testing during construction
Concrete Testing during construction
Smoke Control
Building Commissioning
Preconstruction
Street Lighting / Overhead Utility Coord
Legal
Insurance
Builder's Risk Insurance
Marketing
Building Signage
Branding / Logo
Construction Signage / Banners
Ground Breaking Event
Website Update
Contingency
Contingency
Project Management
Development Fee
Developer Overhead During SD & DD
Developer Overhead During CD & CA
Permit Fees
Permit, Impact and Mitigation Fees
Total Soft Cost Budget

Estimated Cost

SD

$1,360,000
20%
Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch
$20,000
$20,000
$35,000
$55,000

DD

CD

CA

Notes

25%

40%

15% Miller Hull
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee

25%
25%
10%
10%

65%
65%
60%
15%

10%
10%
30% Estimate
75% Estimate

50%
20%
20%
20%
10%
10%

10%

20%

70%

15%

30%

25%

25%

25%
25%
25%

30% Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
100% Estimate
100% Estimate
10% Estimate
100% Estimate
25% Estimate
75% Approximately 120' LF of overhead lines that could be undergrounded
25% Estimate

$75,000

5%

95% Estimate

$55,000
$5,000
$7,500
$3,500
$5,500

25%

10%
10%
25%
25%
25%

90%
90%
75%
75%
50%

$10,000
$12,500
$18,000
$8,500
$15,000
$12,000
$8,500
$12,500
$8,500
$10,000
$135,000
$55,000
$25,000

10%
80%
80%
80%
80%
90%

10%

This is not included in the GMP
Estimate
Estimate
Estimate
Estimate

$150,000

10%

25%

50%

15% To be further determined as actual bids are secured

$850,000
$104,825
$200,000

15%
50%

25%
50%

30%
50%

30% Per Stowe DRAFT Pre-Development Agreement ROM Estimate
Per agreement, this does not include OH for CDs or CA
50%

30%

68% Removed - Traffic impact fee due to public benefit. See Permit and Mitigation Fee Tab

$200,769
$3,477,594

2%

Soft Cost Budget From Project Inception -> 100% Schematic Design
Line Item Category
Architectural
Construction Drawings
Schematic Design
Design Development
Construction Documents
Construction Administration
Interior Design

Estimated Cost

Notes

$272,000
Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch

Miller Hull
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee

Landscape Design
Engineering
Civil Design
Structural
Mechanical
Electrical
Plumbing
Fire Systems
Low Voltage
Waterproofing
LEED
Other Consultants
Acoustical
Traffic
Geotechnical
Phase I Environmental Assessment
Critical Areas (Wetland)
Surveying
Soils Testing during construction
Concrete Testing during construction
Smoke Control
Building Commissioning
Preconstruction
Street Lighting / Overhead Utility Coord
Legal
Insurance
Builder's Risk Insurance
Marketing
Building Signage
Branding / Logo
Construction Signage / Banners
Ground Breaking Event
Website Update
Contingency
Contingency
Project Management
Development Fee
Developer Overhead During SD & DD
Developer Overhead During CD & CA
Permit Fees
Permit, Impact and Mitigation Fees
Total Schematic Design Budget

Included in Arch

Carried by Miller Hull and included in their fee

Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch
$0
$0
$0
$0

Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee

$1,000
$10,000
$14,400
$6,800
$12,000
$10,800
$0
$0
$0
$0
$20,250
$0
$6,250

Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Approximately 120' LF of overhead lines that could be undergrounded
Estimate

$0

Estimate

$0
$0
$0
$0
$0

This is not included in the GMP
Estimate
Estimate
Estimate
Estimate

$15,000

To be further determined as actual bids are secured

$127,500
$52,413
$0

Per Stowe DRAFT Pre-Development Agreement ROM Estimate

$0
$548,413

See Permit and Mitigation Fee Tab

Soft Cost Budget From Schematic Design-> 100% Design Development
Line Item Category
Architectural
Construction Drawings
Schematic Design
Design Development
Construction Documents
Construction Administration
Interior Design
Landscape Design
Engineering
Civil Design
Structural
Mechanical
Electrical
Plumbing
Fire Systems
Low Voltage
Waterproofing
LEED
Other Consultants
Acoustical
Traffic
Geotechnical
Phase I Environmental Assessment
Critical Areas (Wetland)
Surveying
Soils Testing during construction
Concrete Testing during construction
Smoke Control
Building Commissioning
Preconstruction
Street Lighting / Overhead Utility Coord
Legal
Insurance
Builder's Risk Insurance
Marketing
Building Signage
Branding / Logo
Construction Signage / Banners
Ground Breaking Event
Website Update

Estimated Cost

Notes

$340,000
Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch

Miller Hull
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee

Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch
$5,000
$5,000
$3,500
$5,500

Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee

$5,000
$2,500
$3,600
$1,700
$1,500
$1,200
$0
$0
$1,700
$0
$40,500
$0
$6,250
$0
$0
$0
$0
$0
$1,375

Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Approximately 120' LF of overhead lines that could be undergrounded
Estimate
Estimate
This is not included in the GMP
Estimate
Estimate
Estimate
Estimate

Contingency
Contingency
Project Management
Development Fee
Developer Overhead During SD & DD
Developer Overhead During CD & CA
Permit Fees
Permit, Impact and Mitigation Fees
Total Design Development Fees

$37,500

To be further determined as actual bids are secured

$212,500
$52,413
$0

Per Stowe DRAFT Pre-Development Agreement ROM Estimate

$4,015
$730,753

See Permit and Mitigation Fee Tab

Soft Cost Budget From Design Development -> 100% Construction Documents
Line Item Category
Architectural
Construction Drawings
Schematic Design
Design Development
Construction Documents
Construction Administration
Interior Design
Landscape Design
Engineering
Civil Design
Structural
Mechanical
Electrical
Plumbing
Fire Systems
Low Voltage
Waterproofing
LEED
Other Consultants
Acoustical
Traffic
Geotechnical
Phase I Environmental Assessment
Critical Areas (Wetland)
Surveying
Soils Testing during construction
Concrete Testing during construction
Smoke Control
Building Commissioning
Preconstruction
Street Lighting / Overhead Utility Coord
Legal
Insurance
Builder's Risk Insurance
Marketing
Building Signage
Branding / Logo
Construction Signage / Banners
Ground Breaking Event
Website Update
Contingency
Contingency
Project Management
Development Fee
Developer Overhead During SD & DD
Developer Overhead During CD & CA
Permit Fees
Permit, Impact and Mitigation Fees
Total Design Development Fees

Estimated Cost

Notes

$544,000
Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch

Miller Hull
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee

Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch
$13,000
$13,000
$21,000
$8,250

Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee

Estimate
Estimate

$1,000
$0
$0
$0
$1,500
$0
$0
$0
$5,950
$0
$33,750
$13,750
$6,250

Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Approximately 120' LF of overhead lines that could be undergrounded
Estimate

$3,750

Estimate

$5,500
$500
$1,875
$875
$1,375

This is not included in the GMP
Estimate
Estimate
Estimate
Estimate

$75,000

To be further determined as actual bids are secured

$255,000
$6,750
$100,000

Per Stowe DRAFT Pre-Development Agreement ROM Estimate
Per the agreement, this will be established after DD

$60,231
$1,172,306

See Permit and Mitigation Fee Tab

Soft Cost Budget From 100% Construction Documents -> 100% Building Completion
Line Item Category
Architectural
Construction Drawings
Schematic Design
Design Development
Construction Documents
Construction Administration
Interior Design
Landscape Design
Engineering
Civil Design
Structural
Mechanical
Electrical
Plumbing
Fire Systems
Low Voltage
Waterproofing
LEED

Estimated Cost

Notes

$204,000
Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch

Miller Hull
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee

Included in Arch
Included in Arch
Included in Arch
Included in Arch
Included in Arch
$2,000
$2,000
$10,500
$41,250

Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee
Carried by Miller Hull and included in their fee

Estimate
Estimate

Other Consultants
Acoustical
Traffic
Geotechnical
Phase I Environmental Assessment
Critical Areas (Wetland)
Surveying
Soils Testing during construction
Concrete Testing during construction
Smoke Control
Building Commissioning
Preconstruction
Street Lighting / Overhead Utility Coord
Legal
Insurance
Builder's Risk Insurance
Marketing
Building Signage
Branding / Logo
Construction Signage / Banners
Ground Breaking Event
Website Update
Contingency
Contingency
Project Management
Development Fee
Developer Overhead During SD & DD
Developer Overhead During CD & CA
Permit Fees
Permit, Impact and Mitigation Fees
Total Design Development Fees

$3,000
$0
$0
$0
$0
$0
$8,500
$12,500
$850
$10,000
$33,750
$41,250
$6,250

Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
Approximately 120' LF of overhead lines that could be undergrounded
Estimate

$71,250

Estimate

$49,500
$4,500
$5,625
$2,625
$2,750

This is not included in the GMP
Estimate
Estimate
Estimate
Estimate

$22,500

To be further determined as actual bids are secured

$255,000
$0
$100,000

Per Stowe DRAFT Pre-Development Agreement ROM Estimate
Per the agreement, this will be established after DD

$136,523
$1,026,123

See Permit and Mitigation Fee Tab

TECHNICAL MEMORANDUM
Date:

August 4, 2021

To:

Claire Rennhack, AIA, PE, ENV SP

Copy to:

Mike Jobes, AIA; Clayton Beaudoin, PLA, ASLA, LEED AP; Emily van Geldern, PLA,
ASLA; Marisa Mangum, LEED AP

From:

Meghan Feller, PE; Eliza Spear, PWS; Katie Wingrove, PE: Herrera Environmental
Consultants, Inc.

Subject:

Lake Stevens Civic Center – Existing Conditions, Conceptual Civil Engineering, and
Environmentally Critical Areas Narrative

The proposed Lake Stevens Civic Center (LSCC) project site is located at the northwest corner of
Market Place and 99th Ave NE in the City of Lake Stevens, Snohomish County, and is comprised
of the following parcels currently owned by the City of Lake Stevens and Sno-Isle Libraries:

● 00493400500403 (City of Lake Stevens)
● 00493400500302 (City of Lake Stevens)
● 00493400500303 (Sno-Isle Intercounty Rural Library District)
● 00493400500301 (Sno-Isle Intercounty Rural Library District)
The City of Lake Stevens-owned parcels are cleared and have some partially constructed site
improvements that were constructed as part of the Chapel Rock Center project (City of Lake
Stevens Building Permit BP2009.272) that was halted during construction. These improvements
are described below. There are no existing buildings on these parcels.

The LSCC project site is adjacent to several Snohomish County-owned parcels largely occupied
by wetlands. A 2017 Wetland Delineation report (Perteet 2017) shows the wetland and
associated environment critical areas buffers extending into the LSCC project site.
The following describes the existing site conditions and a description of the civil and
environmental permitting aspects of the proposed conceptual design.

2200 Sixth Avenue | Suite 1100 | Seattle, Washington | 98121 | p 206 441 9080 | f 206 441 9108
SEATTLE, WA | PORTLAND, OR | MISSOULA, MT | OLYMPIA, WA | BELLINGHAM, WA

mf—20-07397-000_lscc_narrative_20210804.docx

The Sno-Isle Libraries parcels were purchased in 2016. Existing structures on these parcels
include two, one-story, single-family residences with detached garages.

Technical Memorandum (continued)

Lake Stevens Civic Center
Conceptual Civil Engineering and Environmentally Critical Areas Narrative

ENVIRONMENTAL CRITICAL AREAS
The project site is partially encumbered by an existing wetland and associated buffer. Herrera
was provided a Wetland Delineation report (Perteet 2017) that described the delineation of the
boundary of Wetland A adjacent to the site. The wetland was characterized at the time as
containing a multi-strata forested vegetation community with valuable structure and habitat
features. The vegetation community includes black cottonwood (Populus balsamifera), red alder
(Alnus rubra), paper birch (Betula papyrifera), salmonberry (Rubus spectabilis), hardhack (Spiraea
douglasii), willows (Salix spp.), skunk cabbage (Lysichiton americanus), creeping buttercup
(Ranunculus repens), and slough sedge (Carex obnupta).
Perteet biologists rated the wetland as a Category II wetland according to the Washington
Department of Ecology Wetland Rating System for Western Washington (Hruby 2014) with a
habitat score of 7. Based on the wetland rating and habitat score, the required buffer width for
Wetland A would be 110 feet or 150 feet per Lake Stevens Municipal Code (LSMC) 14.88.830b.
A 110-foot buffer would be required in the event the buffer is vegetated with a native plant
community appropriate for the ecoregion. If the buffer is to be unvegetated, sparsely vegetated,
or vegetated with invasive species that do not perform needed functions, the non-mitigated
buffer would need to be widened to the 150-foot width (LSMC 14.88.830b).
The results of the 2017 delineation are usable for permit applications up to 5 years from the
date of the delineation. It is likely that another delineation will be required prior to construction
of the proposed development, which may result in changes to the assumptions described here.

Compensatory Mitigation
Impacts to wetland buffers must be avoided and minimized to the greatest extent possible.
Mitigation for unavoidable impacts to the wetland buffer will be required at a 1:1 ratio of square
feet for any activities which impair existing buffer functions. Mitigation requirements for impacts
to wetland buffers are described in further detail in LSMC 14.88.840.
Opportunities for onsite mitigation exist and include buffer creation, restoration, and
enhancement. Based on coordination with the City in the early design stage (personal
communications, Kim Faust) it is anticipated that buffer creation, restoration, and enhancement
activities are likely to be accepted by the City as compensation for buffer impacts at a 1:1 ratio
of square feet. Approval of a compensatory mitigation plan will be subject to City review and
approval.
Offsite mitigation may be required to fully compensate for impacts in the event there are
insufficient on-site opportunities to compensate for buffer impacts. Offsite mitigation options
may include participation in an in-lieu fee program or the purchase of mitigation banking
credits. Buffer reduction is not permitted for Category II wetlands per LSMC 14.88.830f. Buffer

August 2021
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Technical Memorandum (continued)

Lake Stevens Civic Center
Conceptual Civil Engineering and Environmentally Critical Areas Narrative

averaging may be used to adjust the buffer width and must comply with LSMC 14.88.830d and
may not reduce the buffer width by greater than 25 percent in any portion of the buffer.
Due to significant implications of buffer assumptions for the proposed site, Herrera
recommends an early consultation with city regulators to discuss the selected mitigation
strategy.

UTILITIES
A Civil Utility Concept Plan for the site is included in Attachment B.

Stormwater
The City of Lake Stevens code adopts the Stormwater Management Manual for Western
Washington (SWMMWW) for stormwater requirements. This project exceeds thresholds for
Redevelopment and will add more than 5,000 square feet or more of new hard surfaces,
therefore all Minimum Requirements (MR) apply to the new and replaced hard surfaces and
converted vegetation areas. The following key minimum requirements are relevant for early
consideration as part of site layout due to potential constraints:

● MR5: On-Site Stormwater Management. The project must meet the LID Performance

Standard or utilize the List Approach for compliance. Project approach to satisfying MR5
requirements, including stormwater best management practices (BMPs), will be
developed during a future phase.

● MR6: Runoff Treatment. Phosphorus treatment is required because the project is within

the Lake Stevens Watershed. The Lake Stevens Phosphorus Management Plan was
published in 2013 and the lake received alum treatment in 2017, therefore BMP selection
must consider phosphorus treatment requirements. Enhanced treatment is also required
because the project discharges directly to a wetland. BMP options are available to
provide both phosphorus treatment and enhanced treatment, including bioretention and
certain manufactured treatment devices. Specific treatment BMPs will be identified and
sized during a future phase. The utility concept currently shows several treatment vaults
to satisfy this requirement. The application of traditional bioretention on this site is
constrained due to the shallow groundwater on site (see Subsurface Conditions) and the
phosphorus sensitivity of the receiving water. However, Ecology recently released
Guidance on using new high performance bioretention soil mixes (Ecology 2021) which
can be used to meet MR6 in phosphorus sensitive watersheds.

● MR7: Flow Control. Lake Stevens is not considered a flow control exempt water body;
thus, this project will be required to provide flow control. To meet the Flow Control
Performance Standard, stormwater discharges are required to match developed
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Technical Memorandum (continued)

Lake Stevens Civic Center
Conceptual Civil Engineering and Environmentally Critical Areas Narrative

discharge durations to pre-developed durations for the range of pre-developed
discharge rates from 50 percent of the 2-year peak flow up to the full 50-year peak flow.
The existing stormwater vault on the site (see Existing Infrastructure) will contribute to
meeting flow control requirements. Depending on the extent of new impervious surfaces
proposed on site, and site grading approach, some additional flow control measures may
be required to fully achieve the flow control requirement. The utility concept reserves
space for an approximately 10,000 to 15,000 cubic foot vault at the north end of the site.

● MR8: Wetland Protection. The downstream wetlands trigger this requirement for this

project and is a significant site constraint (see discussion of Environmentally Critical
Areas for specific considerations related to wetland impacts). Because the wetland is
rated Category II, hydroperiod protection is also required. The existing stormwater vault
on the site (see Existing Infrastructure) will contribute to meeting wetland protection
requirements but will likely require modifications to the outlet control structure as the
vault was designed to meet flow control (MR7) requirements only. Depending on the
extent of new impervious surfaces proposed on site, some additional wetland protection
measures may be required to fully achieve the flow control requirement. The additional
vault at the north end of the site would serve to meet this requirement.

Existing Infrastructure
Some stormwater infrastructure was constructed at the site as part of the Chapel Rock Center
project in 2012, including catch basins and conveyance to a below grade treatment vault
upstream of a below grade detention vault. The existing below grade concrete detention vault is
108 feet long and 80 feet wide, with a total depth of approximately 7 feet and live storage depth
of approximately 5 feet. The total volume of the vault is approximately 60,500 cubic feet (cf).
According to the Chapel Rock development stormwater report (SDE 2009a), the existing vault
design is sized for a contributing area of 1.89 acres. The approximate construction value of the
existing vault is conservatively estimated to be approximately $25 per cubic foot based on other
similar projects. Based on this, the value of the existing vault is at least $1.5 million and it is
recommended to incorporate this existing vault into the design for the project.
The existing below grade treatment vault is an 8x16 Contech Stormfilter designed with 16 ZPG
cartridges. Contech also stated that current sizing for their systems would allow more cartridges
to fit in a vault of similar size, if needed.

Downstream Conditions
Stormwater on the site generally drains west along the gradual slope of the property (1 to
2 percent) towards the adjacent wetland. Runoff collected in onsite storm drains is directed to
the treatment device and then stored in the vault prior to discharging to the onsite wetland
through a dispersion structure in the southwestern corner of the site. There are two primary flow
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Technical Memorandum (continued)

Lake Stevens Civic Center
Conceptual Civil Engineering and Environmentally Critical Areas Narrative

paths exiting the site, both generally flowing towards Lake Stevens; wetlands are mapped
downstream for both flow path scenarios.
1. Downstream of Wetland A, flow travels south via the culvert under Market Place into an
unmapped open channel.
2. Runoff from the frontage improvements (constructed in 2012) flows into a catch basin at
the driveway cut on the east side of the site and enters a piped system that flows south
and east.
Prior to reaching Lake Stevens, both flow paths appear to flow through mapped wetlands, based
on the National Wetland Inventory (NWI) and Snohomish County GIS. For this reason,
requirements for wetland protection are applicable for both downstream flow scenarios.

Subsurface Conditions
According to the 2009 geotechnical report submitted by Terra Associates, Inc., the site has till
soils and low infiltration potential with an anticipated infiltration rate of 0.2 inches per hour or
less. Shallow groundwater is also present at the site. Test pit locations and groundwater depth
are shown on the Existing Conditions Base map (see Attachment A). Shallow groundwater and
poor infiltration may limit application of infiltration- based best management practices (BMPs)
such as bioretention and pervious pavement to meet flow control requirements. However, these
approaches may still be feasible to meet water quality treatment requirements.

Water
Per Snohomish County Public Utilities Department (SnoPUD) approved plans for a water main
extension, dated July 22, 2011, an 8-inch ductile iron water main was installed as part of the
Chapel Rock Center project at each of the two existing driveway cuts. These mains appear to
extend into the property a short distance (less than 20 feet). Ownership of the water mains were
never transferred to SnoPUD following halted construction in 2012.
Fire hydrant assemblies are present at both driveway entrances to the Lake Stevens parcels.
A 4-inch ductile iron fire supply line connects to the water main at the east driveway cut. Based
on Google Street View observations, approved plans from SnoPUD, a 4-inch ductile iron fire
supply line, post indicator valve, fire department connection, and double check valve assembly
are present on-site and connect to the 8-inch water main at the site’s eastern driveway cut.
Any additional hydrants and fire service connections will be determined during design of the
structures pursuant to Lake Stevens Municipal Code (LSMC), Chapter 14.84 (Fire Code). SnoPUD
reported via email on March 2, 2021 that pressure available at the site is approximately 60 psi.
Fire flow testing was not completed as part of this preliminary evaluation. See Figure 1.
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Standard domestic 1-inch service connections with Reduced Pressure Principle Backflow
Assemblies (RPBA) were installed at both driveway cuts on the Lake Stevens parcels, including
two services at the east entrance and one at the south entrance. Relocation of service
connections may be required if driveway entrances are relocated or other changes to the site
layout.

Figure 1. Google Street View Image of Existing Fire Supply Infrastructure.

Sewer
The site is located within the Lake Steven Sewer District (LSSD). A 6 inch to 8 inch sanitary sewer
main and easement is mapped in the northeast corner of the Lake Stevens parcels (per Lake
Stevens Sewer District Map, dated 2/19/2020). Two new gravity side sewers will connect to the
existing sewer main within the parcel footprint (no anticipated impacts to the public right-ofway).
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Gas
Based on utility locate markings observed in Google Street View, and observed infrastructure on
site, there is a 2-inch gas service connection, located on the north side of the existing eastern
driveway cut as shown in Figure 2. Gas main appears to terminate just north of service
connection. Should either building require natural gas, the service connections would be at this
location.

Figure 2. Google Street View Image of Gas Service Connection.
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Power
Based on Google Street View observations and observed infrastructure on site, existing power
service connection is located on the north side of the existing eastern driveway cut as shown in
Figure 3. Utility trench locations on site will be determined during the next phase.

Figure 3. Google Street View Image of Site Power Service Connection.

SITE ACCESS & FRONTAGE IMPROVEMENTS
Current access to the site is via four driveway curb cuts – two commercial driveway entrances on
the City of Lake Stevens-owned southern parcels, built as part of the previously planned Chapel
Rock Center development, and two residential driveway curb cuts on the Sno-Isle Librariesowned northern parcels.
As part of the Chapel Rock Center project, frontage improvements were installed along the Lake
Stevens parcels, including a parking lane, new curb and gutter, storm drainage improvements,
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and pedestrian facilities (sidewalks, curb ramps). The project team will coordinate with the City
during a future phase of design on required frontage improvements for the northern Libraryowned parcels.

FIRE ACCESS
Per city fire code (Chapter 14.84), fire apparatus access shall have an unobstructed drivable
width of 20 feet (minimum) and is required to extend to within 150 feet of all portions of the
exterior walls of the building(s). Additionally, fire access roads in excess of 150 feet in length
must include an approved area for turning around fire apparatus. The configuration of the Fire
apparatus access is subject to the approval of the Fire Marshal and exceptions to the 150-foot
requirement may be allowed in certain circumstances per LSMC.

NEXT STEPS
During the next phase of work, the project team anticipates the following next steps to inform
the civil and environmental portions of the design.

● Update wetland delineation and rating to confirm the location and size of the wetland
buffer.

● Site survey, including topo to inform site grading, confirm utility service connections
(e.g., sewer elevations), confirm wetland boundary, etc.

● Develop site grading strategy and refine drainage plan.
● Confirm stormwater detention volume requirements and water quality treatment needs.
● Finalize strategy for satisfying Department of Ecology Stormwater Minimum
Requirements.

● Coordinate with Fire Marshal on fire access, hydrant spacing and locations, fire flow,
location of FDCs and PIVs, addressing for buildings, etc.

● Request fire flow testing by SnoPUD.
● Coordination with City environmental staff on wetland buffer mitigation requirements,
assuming there are no direct wetland impacts.

● Create a mitigation plan which describes avoidance and minimization of impacts in
addition to the mitigation strategy for unavoidable impacts to wetland buffers.

● Preparation of a SEPA Checklist.
● Preparation of required permit applications to comply with local environmental

regulations. State and federal permits are not anticipated to be necessary for this project.
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Existing Conditions Site Plan
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ATTACHMENT B
Civil Utility Concept Plan
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