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September  2008

Dear Bellingham Residents: 

Today, the Port and City stand at the threshold of completing a master plan for 
the Waterfront District. Based on the visionary work of the citizen-led Waterfront 
Futures Group, our work together represents a once-in-a-lifetime opportunity to 
transform Bellingham into a true waterfront city. We are committed to ensuring 
we add value and vitality to downtown and surrounding neighborhoods.

The Port of Bellingham stepped forward four years ago to change the face of 
Bellingham’s waterfront by purchasing the Georgia-Pacific site.  On behalf of the  
community, Port officials assumed financial risk and responsibility for extensive 
environmental cleanup and, in partnership with the City of Bellingham, initiated 
redeveloping the site into a vibrant new waterfront neighborhood. 

This fall, Port and City officials are bringing to the public the results of extensive work during the past year, including 
reports detailing environmental impacts of waterfront redevelopment and options for street layouts, parks, historic 
preservation and more. These elements all will contribute to a final master plan. 

With this plan, I ask for your help.  I invite you to weigh in on options that will shape the look, feel and function of 
this new neighborhood for generations to come. 

SIGNIFICANT AREAS OF AGREEMENT
As representatives of the communities they serve, Port and City officials are aligned on many fundamental features 
of a master plan, including: 

Letter from the Mayor

Mayor of Bellingham

Commitment to using the “triple-bottom-line” approach to development, which balances economic, 
environmental and social values.
Commitment to developing at least 33 acres of public parks, trails and open spaces on the site.
Commitment to adopting mixed-use zoning that creates a vibrant neighborhood for living, working and 
playing.
Commitment to creating opportunities to host Western Washington University and the National Oceanic 
and Atmospheric Administration on the site.
Commitment to implementing innovative strategies to achieve sustainability, such as storm water 
management practices and by using LEED-ND criteria.

AREAS FOR COMMUNITY DISCUSSION
The City of Bellingham has unique community responsibilities that must be addressed in a final waterfront master 
plan. Our new waterfront neighborhood must:

Make financial good sense: As stewards of taxpayer dollars, we support plans and decisions that make the most 
financial sense for the people of the city of Bellingham. We must be able to build a great new neighborhood 
on the waterfront while still providing essential public services and improvements throughout the city.
Promote a healthy community: This new neighborhood must preserve and complement the health of our 
downtown business, arts and civic districts, and support the health and vitality of surrounding neighborhoods.



Honor our community’s needs: The new waterfront neighborhood will belong to all of us, not just some of us. 
All voices must be heard, and the best ideas applied to create the broadest benefit for the whole community.
Create a unique neighborhood: We want a neighborhood that looks and feels like Bellingham, not a generic urban 
development that could be located anywhere.

An area of considerable discussion is how our new waterfront neighborhood will connect to Bellingham’s downtown. 
The Port’s proposal, which has been extensively studied, includes a street grid that turns at an angle from the existing 
downtown street grid. Port and City officials have agreed to conduct further study of how the waterfront might be 
developed using the traditional street grid, so that new waterfront streets are built along the same lines and angles as 
Bellingham’s existing streets. This plan provides us all with an opportunity to study the differences.

WHY IS STREET DIRECTION IMPORTANT?
Why does the direction of the streets matter?  Because the location of the streets – together with parks and trails 
– will form the very fabric of this new neighborhood. Street locations will determine building locations: where 
buildings can and cannot be built, where historical structures must be torn down or where they might be renovated. 

Street locations also will establish  essential connections between downtown and the waterfront, and determine how 
and whether Bellingham Bay and the islands can be seen from the rest of downtown. The streets help determine how 
the neighborhood looks and feels. 

We want to make sure that both street patterns are equally and fully examined, so that our community can weigh 
the pros and cons of each and make wise, informed decisions about our new neighborhood.  I am asking for the 
community’s help with this step.  This document also offers other ideas, such as transportation-related strategies, 
ways to create great “people-places,” and a phasing plan to help make this work affordable for our community. 

I remain grateful to Port of Bellingham leaders and staff, who took the first step forward to secure this property for 
the communities they serve. I have every confidence that in the end, City and Port officials will adopt a plan that 
reflects our community’s deepest values, and seamlessly connects our past, present and future.

Sincerely,

Mayor Dan Pike
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Introduction
The purpose of this document is to present a preliminary plan, the Waterfront Connections Plan, that illustrates a 
traditional grid of streets and blocks that align with the adjacent downtown and neighborhood street network.  This 
traditional grid plan is in contrast to the “Rotated Grid” plan proposed by the Port. As these two plans are studied in the 
Supplemental Environmental Impact Statement (SEIS) and discussed and debated within the larger community, the best 
features of both will likely emerge and inform the development of a Waterfront Master Plan.

The Port proposal and the Waterfront Connections Plan have much in common, from a commitment to Triple Bottom 
Line principles to at least 33 acres of parks and open space. 

However, the differences that distinguish the Waterfront Connections Plan include:

Consistent view corridors from downtown, across the site, to the water and from the Waterfront 
District into downtown,
Bridges and crossings connecting directly to the existing grid with a minimum need for the use 
of eminent domain,
A street network that embraces Bellingham and the iconic historic structures on the site,
A public link along the northwest edge of Whatcom Waterway, connecting Whatcom Creek to 
the Bay on both sides of the Waterway,
Building heights that respect views from downtown and surrounding neighborhoods, while 
supporting economically viable development,
A strategic plan for parking and transit that meets future demand through flexible 
transportation demand management,
A clearly defined phasing plan which links infrastructure and land use with off-site roadway 
capacities,
An urban reserve area, preserved for future development, beyond the planning period and 
probably near term absorption rates.

This plan builds on a level of infrastructure that honors the community’s priorities: Reinforce the inherent qualities of 
each place on the waterfront, restore the health of land and water, improve waterfront access, and promote a healthy and 
dynamic waterfront economy.  Using these guiding principles, the Waterfront Connections Plan embeds the Waterfront 
District within the City and fulfills the vision of connecting Bellingham to the Bay.

ConnectionsPlanWATERFRONTSEPTEMBER  2008 7



Planning Areas
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Planning Areas
This plan proposes the creation of five distinct areas which are fully integrated, yet may be planned and developed 
independently. These areas are distinguished by land uses and development phasing.

MARINE TRADES AREA is characterized by predominately marine-related and marine-dependent uses with mixed uses,
including housing along the southeast edge, utilizing the restoration of Whatcom Waterway as a public amenity and an
opportunity for more intense development.

DOWNTOWN WATERFRONT AREA is the focus area for first phase development with a strong emphasis on the historic district, 
the intensity of public access and parks along the shoreline, and the connections, both physical and visual, between 
downtown and the Waterfront District.

LOG POND AREA is planned to be placed into urban reserve status so that development is focused closer to the City and
phased with the infrastructure. This will provide time to assess the future of PSE’s generation plant. It is not assumed 
that the land in this area will not be used at all, but that uses would be relatively temporary and that structures and 
development would not preclude re-development in the future, particularly the layout of streets and building pads. This 
reserve may also be an opportunity site for one or more currently unknown major economic development activities for 
corporate headquarters, research and development or clean sustainable manufacturing.

SHIPPING TERMINAL will be maintained as described in the Port’s proposal and available for multiple marine-related indus-
tries and research facilities.

CORNWALL POINT will be available for development as described in the Port’s proposal.

ConnectionsPlanWATERFRONTSEPTEMBER  2008 9
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“Great Places” connect people to each other and to the natural world
Great Places are a community’s “living rooms,”  where we gather with our friends and our families.  Great Places blend  
nature, architecture, history, arts and events.  They are community reference points, hosting public celebrations and 
festivals.  And they offer spaces that are safe, comfortable –  and perhaps even comforting – to enjoy both in quiet, 
solitary contemplation and in the festive company of others. 
“Placemaking” is most successful and satisfying when a community is intentional and engaged in shaping public places.  
To start the placemaking conversation, the Waterfront Connections Plan identifies six potential Great Places, and 
imagines their potential uses.  Each provides opportunities to  acknowledge and honor our community’s unique history 
and culture – from our marine trades heritage and famed love of the outdoors, to the Native American cultures that 
shaped this landscape’s past and whose legacy shapes our present.

Granary Esplanade
The distinctive Granary building anchors the unique public space at the foot of Central. Parts, or all, of the Granary 
could potentially be restored, creating a striking landmark that preserves this historic structure. It could be renovated as 
a library, perhaps, or a hotel, or community building.  It could open to the waterway with roll-up doors that allow events 
to spill onto the pedestrian esplanade that overlies the intact original shoreline beneath.  

Whatcom Waterway Overlook
The Waterway promontory commands a sweeping view of the bay and distant mountains.  This Great Place presents an 
ideal opportunity for placement of an iconic structure, such as a sculpture or Native totem.

Historic District
The traditional street grid allows the optional preservation of the historic masonry structures that housed Georgia 
Pacific operations.  There are many creative possibilities for the reuse of these buildings.  For instance, Seattle’s Gasworks 
Park, and Atlanta’s Atlantic Station embed industrial artifacts in the landscape.  The University of Washington Tacoma 
campus converted a power plant into a library.  The Waterfront Connections Plan enhances the visual impact of some of 
these unique structures by surrounding them with green public places.  

Log Pond Park
The central public space for the redeveloped waterfront, Log Pond Park is a broad greensward and a sloping beach.  The 
grassy uplands portion is large enough to accommodate events, while the shoreline is both accessible and natural, with 
sand, rock, and beach logs. 

Cornwall Cove
This beach, nestled in the crook of Cornwall, offers unobstructed views of the bay and islands.  This serene, relatively 
protected site is ideal for beach-combing or for launching a kayak.   The zoning of the adjacent land allows the placement 
of an elementary school --  or other institution of learning -- that would be perfectly poised to incorporate the natural 
surroundings into an academic curriculum.

Cornwall Point and Boardwalk
This vast green space is a substantial natural area linked to Boulevard Park by an overwater boardwalk.  A restored 
Cornwall Point beach would serve a water filtration function, and provide vital landside habitat and shoreline habitat. 

ConnectionsPlanWATERFRONTSEPTEMBER  2008 11
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LOG POND PARK

HISTORIC DISTRICT

GRANARY ESPLANADE

WHATCOM WATERWAY OVERLOOK

CORNWALL COVE AND CORNWALL POINT AND BOARDWALK
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Historic Properties
One of the Waterfront Connection Plan’s key differences 
is a goal to not preclude the preservation of the historic 
properties in the Waterfront District. In the supplemental 
EIS now underway, the Port proposal assumes the potential 
demolition of all buildings. This plan assumes the possible 
restoration of all historic structures. 

“Studies have shown that preserved historic districts 
tend to appreciate more quickly than unprotected areas; 
historic tourism is one of the fastest growing economic 
sectors throughout the United States; and most 
importantly, people hunger for authentic and unique 
areas that tell a story about who we are.

“Georgia Pacific’s historic industrial buildings are an 
important part of our community, tangibly providing 
a regional history that will never occur again.” – 
letter to Mayor Pike from the Historic Bellingham 
Commission June 24, 2008.

BARKING AND CHIPPING PLANT

BOARD MILL

HIGH DENSITY TANKS

BOILER HOUSE

SCREEN ROOM

DIGESTER BUILDING

PULP STORAGE

ALCOHOL PLANT

GRANARY BUILDING

The Granary Building 
The Granary Building “creates a distinct silhouette in downtown Bellingham’s skyline and is 
architecturally notable as an agricultural building form coexisting within an urban/industrial 
working waterfront setting.”  
– Washington Trust for Historic Preservation

The Puget Sound Pulp and Timber Company Historic District
The pulp mill district buildings were constructed between 1937 and 1948 and are of 
significant historical value.  Built as a campus, these brick structures complement the 
historic buildings in the downtown and provide a distinct visual connection between 
downtown and Bellingham Bay.

The designation of a historic district supports the adaptive reuse of many of the brick 
structures that are structurally sound, designed to respond to views, and maintain a design 
consistency.  The original layout of the site reinforces the City’s existing grid pattern and 
preserves the authenticity of the site as the rest of the Waterfront redevelops.

High Density Tanks: 
The preservation of the High Density Tanks creates a potential for storage of stormwater 
captured on-site. This water can be reused to meet the irrigation needs of the surrounding 
parks and open space.

ConnectionsPlanWATERFRONTSEPTEMBER  2008 15
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Green Structure/Open Space
The Waterfront District is defined by its parks and open spaces.  The Waterfront Connection Plan closely 
resembles the Port’s proposal except for a few key differences.

Marine Trades Area: 10.6 Acres
There will be an additional 20’ wide public promenade along the northwest edge of Whatcom Waterway, accessible from 
both Roeder and the Marine Causeway.  The Waterfront Connections Plan moves the Boat launch Area from the end of 
C Street to the end of Hilton Avenue, providing fewer interruptions along the public trail system and providing a more 
protected launch area for trailer-able boats.

Downtown Waterfront: 6.7 Acres
The Waterfront Connections Plan provides a more generous park along the southeast edge of Whatcom Waterway in 
conjunction with the traditional grid.  This provides a stronger separation between private development and public park 
space.  The interior park blocks are removed in exchange for open space around the historic buildings, supporting the 
heritage of the industrial waterfront.

Log Pond Area: 6.7 Acres
The Waterfront Connections Plan reflects park and open space similar to that shown in the Port’s proposal except for a 
more centralized open space that may be privately developed in lieu of park blocks.

Cornwall Point: 10.3 Acres
Park and open spaces in the Cornwall Point Area will be maintained according to the Port’s proposal.

Total: 34.3 Acres

Existing Parks Trails

Publicly Developed 
Parks

Privately Developed 
Parks

L E G E N D
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Multi-Modal Street Network
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Multi-Modal Street Type Designation System
Streets are one of the most important differences in the Waterfront Connections Plan.  By making clear cost-efficient 
connections to the downtown street network, the Waterfront Connections Plan provides clarity of wayfinding, inherent 
view protection on existing corridors, and practical infrastructure decisions.

The project area’s streets are broadly categorized into three functions for roadways – arterial streets, collector streets, and 
local streets – which are part of the traditional classification system used by federal, state, and local agencies. Alleys and 
mid-block connections are part of this system. 

These street classifications are intended to accommodate acceptable levels of roadway volume-to-capacity, and intersec-
tion delay-based, level of service (LOS).  It responds to the square footage of development, built in several phases along 
with site infrastructure, including the primary street network.

• Arterial: 3 lanes (one lane each way with a center turn lane/median)
• Collector: 2 lanes (one lane each way)
• Local: 2 lanes (one lane each way)

All streets will accommodate cyclists in either a designated bike lane, or, on slower speed streets in a generous shared 
lane with vehicles.

All streets will have sidewalks, street trees, landscaping, and street parking.

Curb cuts will be minimized to provide a high quality pedestrian environment.

In the next phase, this functional classification system will be augmented with several street typologies to address a 
street’s relationship to adjacent land uses, and level of multi-modal accommodation.  These could include: Main Street, 
Mixed-Use Streets, Residential Streets and Commercial Streets. These typologies will allow the City to more precisely 
characterize a street – or segment of a street – using terms such as “mixed-use arterial” or “residential collector.” 

Note that there are alternatives for connecting Central Ave to Roeder on either side of a preserved and/or renovated 
Granary Building.  This would allow the City flexibility in making this important connection either via the existing over-
water structure or in the future, connecting on the southeast side of the Granary and maintaining the northwest side for 
non-motorized users and public open space.

Collector

Arterial Local

L E G E N D
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Multi-Modal Street Network
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Arterial Streets 
Arterials will carry the highest capacity of traffic in the Waterfront District.  They will accommodate delivery 
trucks and transit, provide wide sidewalks, parking, and bike lanes.  Arterials will have two drive lanes and a 
center turn lane that can be landscaped between channelized left turns.  Arterials will have on-street parking 
but that may be removed for transit stops.  All intersections will have pedestrian bulb-outs to provide shorter 
crossings, street furniture, and pedestrian-scaled lighting.



Multi-Modal Street Network
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Collector Streets
Collector Streets will serve the highest intensity retail and mixed land uses and are designed to promote walk-
ing, bicycling, and transit within an attractive landscaped corridor. On-street parking is provided to serve adja-
cent retail land uses. An amenity zone with trees and street lights is required, along with wide sidewalks, street 
furniture (benches, trash receptacles, etc.), to accommodate outdoor cafes, plazas and other public spaces. 
 



Multi-Modal Street Network
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Local Streets
These streets balance transportation choices without sacrificing auto mobility. Local streets emphasize walking, 
bicycling and access over auto mobility. The objective is to slow vehicular traffic to improve safety and acces-
sibility for other modes. Local streets may have curb bulb-outs at intersections as well as potential mid-block 
crossings.

Relationship of Streets to Stormwater
Because virtually all of the stormwater will not be infiltrated into the ground, the street network provides a 
great opportunity to build a stormwater system which serves to not only convey stormwater but also to create 
habitat and a public amenity. The streets described in this section may be modified to include surface stormwa-
ter amenities in the next generation of planning.



Views
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1st Draft Views of The Grid 
Selected DEIS Views 

Waterfront Connect ions Plan 
September, 2008 

DEIS View 1 - From Bellw ether Park 

Waterfront Connections Plan 
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DEIS View 2 - From Broadway Overlook Near Eldridge 
Waterfront Connections Plan 

DEIS View 4- From Maritime Heritage Park (top of steps) 
WaterfrontConnections Plan 
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Views
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DEIS View 5 - From Docks 
Waterfront Connections Plan 

DEIS View 7- From Parking Plaza Roof (Holly/Comm.) 

Waterfront Connections Plan 
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DEIS View 11- From WWU Viking Union Building 

Waterfront Connections Plan 



Trails and Bike Trails
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EXAMPLE OF A MULTI-MODAL TRAIL ALONG WATERFRONT EDGE. 

ON-STREET BIKE LANES, WHERE CYCLISTS ARE AN INTEGRATED PART OF TRAFFIC. 

BIKE TRAIL ALONG RAILROAD RIGHT-OF-WAY

Bike Trails Off-
site

Multi-Modal 
Trails

Bike Trails 
On-site

L E G E N D

Bike routes on the waterfront have to serve the needs of all bikers.  
People who commute to work by bike need access to a protected high-
speed bike corridor, such as the proposed bike trail along the railroad 
right-of-way.  
Those who want to bike down to the waterfront neighborhood to meet 
their friends for a latte and scone need convenient access.   
Lastly, future cyclists need safe paths to learn on -- and to be able to 
accompany Mom and Dad on their Saturday morning shoreline jog.

In communities across the world, there is a growing need and 
responsibility to provide options that give people the opportunity 
to bike—to bike more often, to bike to more places, and to feel 
safe while doing so. The benefits of riding a bicycle—whether for 
utilitarian or recreational purposes—can be expressed in terms 
of improved environmental and personal health, reduced traffic 
congestion, enhanced quality of life, economic rewards, as well as 
others. 
-US Department of Transportation
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Zoning
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• LEED Certification
• Adaptive Re-use of 

Structure
• Sustainability Bonus

Heavy Industrial
INTENT: The character of this district should remain industrial, focusing on marine dependent, or marine related uses 
based on SMA. Manufacturing, assembly, warehouse and waste-management activities shall be the principal uses. Office 
space is limited to accessory uses. Adaptive reuse of existing buildings is encouraged. 

Light Industrial
INTENT: Light Industrial Zone should be industrial in character with uses such as assembly, warehouse and storage with 
limits on light, noise, fumes, and operating hours, with a potential limit on contiguous floor plate size. Office space and 
retail is limited to accessory uses only. Residential live/work artist or cottage industry units allowed.  Adaptive reuse of 
existing buildings is encouraged.  Marine-dependent or marine -elated uses based on SMA.

Mixed-Use Commercial
INTENT: This district shall have an emphasis on commercial development over housing and other services, although such 
alternative uses are encouraged to bring activity during evening hours. The Mixed-Use Commercial District should be 
served by multiple forms of transportation, such as bus, automobile, bicycling and walking. Adaptive reuse of existing 
structures is encouraged wherever possible to preserve Bellingham Waterfront District’s historic quality, character, and 
industrial heritage.

Mixed-Use Residential
INTENT: Bellingham’s Waterfront District accommodates and encourages a variety of residential forms, as well as ad-
ditional uses.  It provides housing for a range of types of households, as well as varying incomes. This area should be 
served by different forms of transportation, including bus transit, biking and walking. Public open space will be within 
walking distance, taking the form of plazas, parks, trails, waterfront esplanades, and boulevards. The historic industrial 
structures must be preserved through adaptive reuse wherever possible to highlight this unique character and heritage of 
Bellingham’s Waterfront.

Institutional Overlay Zone
INTENT: This district is intended to accommodate institutions and civic uses that provide educational, public assembly, 
performing arts, exhibits, and conference functions. The Institutional area should be served by multiple forms of trans-
portation, such as bus, bicycling and walking to reduce automotive use. Adaptive reuse of existing structures is encour-
aged wherever possible to preserve Bellingham Waterfront District’s historic quality, character, and industrial heritage.

Potential Bonuses:
• Land Use Bonuses
• No Single-Use
• FAR Bonus for Smaller Retail 
• TDR Lake Whatcom Watershed 

Urban Reserve Heavy Industrial

Mixed Use 
Commercial

Mixed-Use
Residential 

• Acquisition Spaces
• Community Meeting Space
• Public Amenity Bonuses
• Public Open Space

• Outdoor Public Art
• “Hill-Climb Assist”
• Affordability Bonuses
• Work Force Housing

L E G E N D

Light Industrial

Institutional 
Overlay Zone
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Phase 1

P R O P E R T Y  D E V E L O P M E N T

S T R E E T  N E T W O R K  D E V E L O P M E N T

  PHASE 1

CUMULATIVE TOTAL 3,658,650 GSF

Downtown Waterfront Area 2,001,650 GSF

Cornwall Point
Marine Trades Area
Shipping Terminal Area

367,000 GSF
600,000 GSF
690,000 GSF

PHASE 1 TOTAL 3,658,650 GSF

PHASE 1
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PHASING
The phasing is designed to be simple and straightforward.  Directly related to transportation and development opportu-
nities, phasing is also designed to be flexible and responsive to any changes in these elements.

Phase  1
North of the Waterway. Preliminary traffic studies indicate that up to 600,000 square feet of development can be accom-
modated north of the waterway with limited on and off site traffic improvements.

Marine Trades Area: Phase 1 begins with three improved streets in the Marine Trades Area; Hilton Avenue, F Street, 
and C Street*, as well as a cross connection at Maple Street.  These allow access to the new Clean Ocean Marina, a 
new boat ramp near the end of Hilton Avenue, and new open space and trails that connect Broadway overlook to 
Whatcom Waterway and Roeder Avenue.  This will provide versatile connections for up to 600,000 gross square feet 
of additional development.

South of the Waterway. Preliminary traffic studies indicate that up to 1,600,000 square feet of development can be ac-
commodated south of the waterway with three connection points to the site: Central, Cornwall and Wharf.

Downtown Waterfront Area:  Phase 1 provides an early connector at Central Avenue.  Central Avenue currently 
accesses the site via an overwater structure on the northwest side of the Granary Building. Under this plan, this 
access may be continued from this point into the site or, it may shift to the south side of the Granary. Under the 
Port’s plan access is provided by the demolition of the Granary and the construction of road over land which the 
granary is now located. In addition, this location, along the Whatcom Waterway presents a great opportunity 
for habitat enhancement. There are multiple conflicting interests at work in the area of Central Avenue including 
vehicular access, bike and pedestrian access, habitat restoration and historic preservation. A concentrated and 
inclusive study, beyond the scope of this plan is needed to seek a mutually beneficial outcome.
In any event, Central Avenue is needed and will be a fundamental connection to site which under this plan will 
connect to the existing Cornwall via an improved Laurel Street.  An additional block of Maple and Bay would 
provide access to the Historic District and a view corridor from Central Avenue and the water to the iconic ceramic 
tanks.  These access points, in combination with zoning and height restrictions, would allow a total of 2,001,650 gsf 
in development potential.
Railroad Relocation and Reconstruction of Cornwall Bridge. The relocation of the railroad, which currently runs 
through the site, must be relocated to maximize development opportunities and values. Under this plan, the railroad 
would be relocated and the Cornwall Bridge reconstructed in the first Phase prior to or concurrently with the first 
development.
Shipping Terminal Area:  Phase 1 would continue to maintain existing access to the Shipping Terminal Area, new 
tenants, including perhaps NOAA, would be accommodated as needed.  This maintains the assumed gsf of 690,000 
for shipping terminal development, the same as in the Port’s proposal.
Cornwall Point Area:  Phase 1 would contribute an improved street to access the Cornwall Point Area via an 
extension of Cornwall Avenue allowing a full build-out potential of 367,000 gsf.

* In Phase I two critical off-site improvements are needed: C Street will require improvements prior to Central Avenue’s full utiliza-
tion and traffic improvements will be required at the intersection of Wharf Street and N State Street. These improvements  will be 
completed prior to or concurrently with street development in the Waterfront District

Note:  Phase 1 provides more developable land than the identified transportation system can support.  This means that even though 
there are 3.6 million square feet in potential development, only 2.9 million square feet would actually be allowed to be built with the 
current road configuration under Phase I. The benefit of providing more land available on site that can be supported by the off site 
road network is that there will be choice and opportunity to flex with market demands and developer interest. Details of how this 
limited transportation capacity will be allocated will be defined in the development regulations and planned action ordinance.
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Phase 2
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Phase 2  

Marine Trades Area: Phase 2 would add connector streets to the grid including Chestnut Street. This would provide 
connections sufficient to allow and additional 400,000 gsf additional development within the area for a full build out 
of 1,000,000 gsf.
Downtown Waterfront Area:  Phase 2  adds a fourth connection from the site to the existing Downtown street 
network, with a new ramp at Bay Street. This would allow direct access into the site, and complete a physical and 
visual relationship between the Historic District and Downtown. 

These connections will provide the transportation network needed to support the additional 1,095,000 gsf of development.

PHASE 1

PHASE 2

PHASE 1

PHASE 2

3,658,650 GSF

4,753,650 GSF

Downtown Waterfront Area 695,000 GSF

Marine Trades Area 400,000 GSF

PHASE 2 TOTAL 1,095,000 GSF

CUMULATIVE TOTAL

P R O P E R T Y  D E V E L O P M E N T

S T R E E T  N E T W O R K  D E V E L O P M E N T
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Phase 3

SEPTEMBER  2008ConnectionsPlanWATERFRONT38

' 
1 
-~ I 

I 
l 



PHASE 3

PHASE 1
PHASE 2

S T R E E T  N E T W O R K  D E V E L O P M E N T

6,368,650 GSF

Log Pond Area 1,615,000 GSF

PHASE 2 TOTAL 1,615,000 GSF

PHASE 3

CUMULATIVE TOTAL

1,095,000 GSF

3,658,650 GSFPHASE 1

PHASE 2

P R O P E R T Y  D E V E L O P M E N T

Phase 3  

Log Pond Area:  This phase would provide the street network to support the development of the Urban Reserve 
Zone, a total of 1,615,000 gsf in additional future development. This will require one additional egress/ingress 
point. Additional infrastructure might be required to support the log pond area, depending on the trip rates and 
absorption in Phases 1 and 2.
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Cost and Phasing
Waterfront Connections Proposal (WCP) Cost Estimates (millions)

PLANNING 
ELEMENT

2006 FRAME-
WORK PLAN
6.0 MSF

2008 PORT 
PROPOSAL
6.0 MSF

2008
WCP PHASE 1 + 
PHASE 2  
4.8 MSF

WCP
PHASE 1
3.7 MSF

WCP
PHASE 2
1.1 MSF

WCP
PHASE 3
1.6 MSF

Roads and 
Bridges

$119 $99 $64 $49 $15 TBD

Utilities $22 $40 $28 $23 $5 TBD

Parks and Trails $56 $59 $54 $30 $24 TBD

TOTAL $197 $1981 $146 $102 $44 TBD2

RR relocation included (up to 
$5 only)

Not
included

included ($12) included ($12) n/a n/a

1 Port Proposal V1.0,  June 10, 2008, page 104
2 Preliminary studies suggest WCP Phase 3 Total < $17  

Notes:  Sales tax not shown / Square foot density represents total densities: existing 2008 density + new development  / Costs include 
a multiplier of 1.835 x construction cost / Costs are in 2008 dollars / RR relocation cost of $12 million included in Waterfront Con-
nections Plan Phase 1 Roads and Bridges / Costs based on KPFF unit costs, Transpo cost estimates, DEA cost estimates
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Phasing and Delivery

While the cost estimates above are critical for long-term planning, they do not adequately speak to the first 
steps to take on a project of this magnitude.  Moreover, these are enormous density targets for a community 
of our size, and will not be met for decades. The City believes that Phase 1 will be best and most successfully 
implemented if it is further broken down into manageable, fiscally conservative steps.  As such, the City 
proposes the following Step One:

1Element details:

Improvements to C Street
Improvements to Wharf  / State
Connect Central to Cornwall by Laurel
Build connection at Roeder
Improvements to Hilton

2Cost of RR relocation + Cornwall Bridge = $26 million

STEP ONE

Elements* Cost Delivers… Benefits
C Street, Central, Cornwall, 
Wharf, Hilton

$33 -36
Includes: Roads ($13-16), Utili-
ties ($13), Parks ($7)

RR relocation: not included2

2.9  MSF

2.1 MSF 
S of Waterway

0.8 MSF 
N of Waterway

prudent

term (within 5-7 years)



Next Steps
COMMUNITY COLLABORATION TIMELINE

WATERFRONT REDEVELOPMENT  PROJECT:  PROPOSED TIMELINE

EIS PROCESS (PORT OF BELLINGHAM  LEAD AGENCY)

DEFINE TRADITIONAL 
STREET GRID (WATERFRONT 

CONNECTIONS PLAN): 
SEPTEMBER 2008

COMMUNITY COLLABORATION SERIES
 (Board and Commissions)

October 28 and 29

PUBLIC OPEN HOUSE
November 13 and 17

PUBLIC DEVELOPMENT AUTHORITY INPUT

MASTER PLAN
RECOMMENDATIONS
DECEMBER 1, 2008

MASTER PLAN
RECOMMENDATIONS
DECEMBER 1, 2008

(PORT COMMISSION AND 
MAYOR)

CONCEPTUAL 
MASTER PLAN

DECEMBER 1, 2008
(PORT /CITY 

AGREEMENT)

Final Master Plan• 
Development • 
Regulations
Development • 
Agreement
Planned Action • 
Ordinance

(PORT /CITY AGREEMENT)

PLANNING
COMMISSION

CITY
COUNCIL

PROJECT 
DELIVERY

SUPPLEMENTAL DRAFT EIS
RELEASED
FALL 2008

FINAL EIS REPORT
RELEASED

SUPPLEMENTAL DRAFT EIS
30-DAY PUBLIC COMMENT 

PERIOD
FALL 2008
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MEMORANDUM 

To: 

From: 

Mike Stoner 7 
Tim Stew~ LJ Fll E 

Re: Proposed SEIS Assumptions August l&, 2008 

Date: August 25, 2008 

The purpose of this memorandum is to respond to your request for confirmation of the 
propos~ assumptions for the Supplemental Environmental Impact Statement (SEIS) that 
you provided to Sati and I at our meeting with you and Sylvia on August i 8'h. 

There arc 14 Project Elements containing assumptions which will be used it1 the 
preparation of the SEIS. The elements, with the Port's propost:d assumption to be used in 
tht: rotated grid and our comments and/or suggestions regarding modifications for the 
traditional grid are as follows: 

1. Building Square Feet in 2026: Port: 6 Million Square Feet (MSF) total with 1.69 
MSF North of the Waterway. No change or comment. 

2. 2026 Mix of Uses. Port: 3.3 MSF Johs, 2.1 MSF Housing, .4 MSF 
Goods/Services. No change or comment. 

3. Building Square feet in 2016. Port: 2.7 MSF Total, 1.3 MSF Nortl1 of Waterway. 
City Comment: TRANS PO has indicated that a total of 2.2 MSF (.6 nort11 of the 
waterway and 1.6 south of the waterway) could be accommodated with the 
existing three connections to the site (Central, Comwall and Whart). We believe 
this constraitll should establish the limits on the first phase of development. Since 
the sms will only consider two phases (2016 and 2026) we believe lhe 2016 
Buildi.11g Squart: Fet:t should be established by this limit and suggest 2.2 MSF be 
used for the study of both grids. 

4. 2016 Mix of Uses. Port: 1.5 MSF Jobs, 1.0 MSF Housing, . I MSF 
Goods/Services. City Comment: consistent with 113 we suggest: 1.20 MSP Jobs, I 
MSF housing (North: .4 MSF Jobs, .2 Housing; South: .8 Jobs, .8 Housing). 

5. Floor to A1·ea Ratio CFAR). Port: 3-5 Downtown, 2-4 other areas. City 
Comment: Based upon an analysis of the land area to build-out at 6 MSF, these 
ratios are very high. Examples: the Marine Trades area contains 5 l .35 acres of 
land and a proposal for 1.69 MSF ol' development, which yields a Gross FAR of 
.75. The gross FAR for the entire site, afier reduction for parks (33 acres), yields 
an FAR ol' .93. And the Net P'AR for the entire site, after deductions for parks and 
an allowance for mads (ai 33%) yields <m FAR of only 1.39. If an F/\R of 5 were 
applied to the gross land area of"Do'>l~1town" 4.9 MSF would result, yet the 
planned development is only for 1.27 MSF. Our planning must be internally 
consistent. We suggest that if FAR is used an assumption input for the SEIS, it 

---~· 
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must be calibrated with more realistic ratios of land area and building area. FAR 
is typically used as a regulatory constraint and the City will expect to utilize FAR 
as part of the code package for the Waterfront District. Our preference would be 
to utilized lotaJ development size as measured in SF for all assum,ptions and not 
deal with FAR as an input into the SEIS. 

6. Maximum Building Height. Port: 100-200 feet. City Comment: As with the 
F/\.R, this appears higher than needed to attain 6 MSF. Preliminary studies of the 
Traditional Grid indicate that all of the 6 MSF can be accommodated across the 
entire site within a height at or below 75 '. We propose a height limit of 75' except 
within the Shoreline jurisdiction where we propose 50' . However, we anticipate 
that there will as many as six sites for taJI buildjngs in excess of 120' included in 
the Master Plan. The impact of these taller structures wi ll be studied under the 
Port's alternative. The actual delineation of these sites will occur during the next 
evolution of the Master Plan as view analysis is conducted during community 
review. 

7. Acres of Parks: Port: 33 acres. No change or comments. 
8. Road Construction Phasing: See attached maps. Phase 1 Improvement are 

shown in Dark Blue; Phase ll improvements in Light Blue. Phase l includes the 
relocation of the Rai lroad and Lhe reconstruction of the Cornwall Bridge and 
alternative locations for Central. Off-site improvements for Phase J include both 
improvements to C Street and Traffic Improvements to the Wharf/State 
intetsection. Total development for P11a~e 1 wil l be 2.2 MSF with 600,000 SF 
no11h of the Waterway and l.2 MSP south of the Waterway. 

9. Street Elevation and Construction Technique: Port: 6-1 O' fill. City: 3-10 feet 
of fill for the traditional grid. 

10. OLD GP Building Status: Port: Assume potential demolition of all bui ldings. 
City: J\sswne the potential retention of all historic properties. 

11 . Stormwater Strategy: Port: LID Techniques. City: LID and LEED ND. 
12. Acres Impervious: Port: Per DEIS Alternative 2. City: I 00% impervious for the 

traditional grid. 
13. View Corridors. P.ort: Streets, parks and limited height view corridors. City 

Comment: For the study of the traditional grid , we suggest a base height of 75' 
wilh opportunities fo r 5-6 taller buildings, likely along the base of the bluff, with 
specific sites to be determined as an outcome of view analysis. 

14. Shoreline Height/Setbacks. No change or comment. 

1l1ank you for the opportuni ty to provide input. Please give me a call at 360.778.8358 if 
you have any questions. 

Cc: Mayor Pike 
Sati Mookherjee 
Joan Hoisington 
Dick McKinley 
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restoring the health of land and water • connecting our history to our future • con-

necting downtown and the waterfront • connecting people and the natural world

• views • reinforcing the inherent qualities of each place • connecting neighbor-

hoods and the waterfront • Triple Bottom Line - economic, environmental, social 

• improving waterfront access • financial good sense • feels like Bellingham •

innovative sustainability strategies • parks, trails and open space • walkability •

broadest benefit for the whole community • promoting a healthy and dynamic wa-

terfront economy • restoring the health of land and water • connecting our history 

to our future • connecting downtown and the waterfront • connecting people and 

the natural world • views • reinforcing the inherent qualities of each place • con-

necting neighborhoods and the waterfront • Triple Bottom Line - economic, envi-

ronmental, social • improving waterfront access • financial good sense • feels like

Bellingham • innovative sustainability strategies • parks, trails and open space •

walkability • broadest benefit for the whole community • promoting a healthy and 

dynamic waterfront economy • restoring the health of land and water • connecting

our history to our future • connecting downtown and the waterfront • connecting

people and the natural world • views • reinforcing the inherent qualities of each 

place • connecting neighborhoods and the waterfront • Triple Bottom Line - eco-

nomic, environmental, social • improving waterfront access • financial good sense

• feels like Bellingham • innovative susta and

open space • walkability • broadest benef ing 

a healthy and dynamic waterfront economy ater 

• connecting our history to our future • connecting downtown and the waterfront 

• connecting people and the natural world ual-

ities of each place • connecting neighborh tom

Line - economic, environmental, social • improving waterfront access • financial

good sense • feels like Bellingham • innovative sustainability strategies • parks,

trails and open space • walkability • broadest benefit for the whole community •

aaaiiiinnnaabbbbiiiilllliiiittttyy ssttttrraatttteegggiiiieess •• ppaarrkkkkss, ttttrraaiiiillllsss aa

ffiit for the whole community • promootttt

•• restoring the health of land and wwaaaa

oooonnecting downtown and the waterfrrrr

•• views • reinforcing the inherent qquuu

oooooods and the waterfront • Triple Bottttt

Produced by:
 The City of Bellingham - Mayor’s Office

& LMN Architects

Back Cover Photos: 
Evening at the Harbor

Photo by Kim Friberg, Essence of Bellingham 2008 
   

Whatcom Creek Healing Pole
City of Bellingham 2007

The Bellingham Public Market on Cornwall Avenue 
Historical Photo provided by Whatcom Museum, #1996.10.7318
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