CITY OF SAMMAMISH

WASHINGTON
ORDINANCE NO. 02020-497

AN ORDINANCE OF THE CITY OF SAMMAMISH,

WASHINGTON, AMENDING THE LAND USE VOLUMES I

AND II OF THE SAMMAMISH COMPREHENSIVE PLAN,

THE TOWN CENTER SUBAREA PLAN, AND

SAMMAMISH MUNICIPAL CODE 21B.25.040 PROVIDING

FOR SEVERABILITY, AND ESTABLISHING AN
EFFECTIVE DATE

WHEREAS, the City of Sammamish City Council adopted an updated Comprehensive
Plan on October 13, 2015 by Ordinance 02015-396, in accordance with RCW 36.70A.130; and

WHEREAS, the Washington State Growth Management Act (GMA) requires internal

consistency among Comprehensive Plan elements and applicable regional plans; and

WHEREAS, to ensure that Comprehensive Plans remain relevant and up to date, the
GMA requires each jurisdiction to establish procedures whereby amendments to the Plan are
considered by the City Council (RCW 36.70A.130[2]), and limits adoption of these amendments

to once each year unless an emergency or other defined exception exists; and

WHEREAS, the City of Sammamish established a procedure for amending the
Comprehensive Plan in Chapters 24.15 and 24.25 SMC; and

WHEREAS, these procedures were repealed and replaced with Title 24A SMC through
Ordinance No. 2019-483 which became effective on June 1, 2019; and

WHEREAS, the applicants submitted a docket request for a Site-Specific Land Use Map

Amendment application in 2017 for consideration as part of the 2018 docket; and



WHEREAS, the request for a Site-Specific Land Use Map Amendment application was
docketed by the City Council on December 5, 2017 through Resolution R2017-761; and

WHEREAS, the applicants completed a Preapplication Conference on November 8,
2018; and

WHEREAS, the applicants submitted a Site-Specific Land Use Map Amendment and
Zone Reclassification application (application number ZONR2019-00061) for parcel
1241100042 to the City on March 4, 2019; and

WHEREAS, the applicant submitted a complete application under the former Title 24
SMC, and thus the substantive approval criteria of the former Title 24 are being applied to
evaluate the application for approval, while Title 24A SMC controls the processing of the

application; and

WHEREAS, on September 19, 2019, the Planning Commission held a public hearing and
considered public comment on the proposed Site-Specific Land Use Map Amendment

application and made a recommendation of approval to the City Council; and

WHEREAS, on September 23, 2019, the City submitted the proposed
Comprehensive Plan amendments to the Land Use Element and the Town Center Plan to

the Washington State Department of Commerce in accordance with RCW 36.70A.106; and

WHEREAS, an environmental review of the proposed Comprehensive Plan
amendments to the Housing Element was conducted in accordance with the requirements

of SEPA, including review of a complete SEPA checklist; and

WHEREAS, on June 25, 2019 a SEPA threshold DNS was issued for the proposed

Site-Specific Land Use Map Amendment application and no appeals were filed; and



WHEREAS, the City Council considered the proposed Site-Specific Land Use Map
Amendment application during a public hearing and considered public comment on November 4,
2019; and

WHEREAS, the City Council found the application to meet the criteria of SMC
24.15.040 and SMC 24.25.050 and voted to grant provisional approval of the proposed Site-
Specific Land Use Map Amendment application with a designation of TC-B; and

WHEREAS, seven Comprehensive Plan amendment applications were docketed on
December 5, 2017 by Resolution R2017-761 and three Comprehensive Plan amendment
applications were docketed on December 4, 2018 by Resolution R2018-811; and

WHEREAS, a full legislative review of two items docketed through Resolution R2017-
761 and two items docketed through Resolution R2018-811 were completed in 2019 by the
Planning Commission and City Council, including proposals related to the Housing Element, the
Introduction, the Land Use Element, the Town Center Sub-Area Plan, and the Environment and

Conservation Element; and

WHEREAS, the City Council has assessed in accordance with RCW36.70A.130(2)(b)
the cumulative effect of the docketed Comprehensive Plan amendment proposals, including the
amendments to the Housing Element, the Introduction, the Land Use Element, and the
Environment and Conservation Element described separately in Ordinance 02020-496 and
adopted in conjunction and together with this ordinance as part of the City’s annual

Comprehensive Plan amendment process; and

WHEREAS, pursuant to SMC 24A.10.020(3), if a site-specific land use map amendment
would create an inconsistency with the currently applicable zoning map, the approval may be
granted only contingently while awaiting approval of an associated zone reclassification

application; and



WHEREAS, under SMC 20.05.020 Exhibit A, the required zone reclassification
application process is a Type 3 quasi-judicial decision rendered by the Hearing Examiner after an

open-record hearing, which open-record hearing has not yet occurred;

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF SAMMAMISH,
WASHINGTON, DO ORDAIN AS FOLLOWS:

Section 1. Contingent Approval. The Site-Specific Land Use Map Amendment
(ZONR2019-00061) proposing to change the Comprehensive Plan’s Future Land Use Map
designation from TC-E to TC-B, pursuant to SMC 24A.10.020(3)(f), is hereby approved
contingent on “the subsequent approval of a zone reclassification” as required by City Code.
Upon completion of the associated zone reclassification hearing by the Hearing Examiner, City
staff shall inform the City Council at a regular City Council meeting whether the contingency
has been satisfied.

a) If the Hearing Examiner approves the zone reclassification, and after the conclusion
of any appeals that may be filed, the City Clerk is authorized to add a notation to this
ordinance confirming that the continency was satisfied and referencing the Hearing
Examiner’s or reviewing court’s written decision of approval.1

b) If the Hearing Examiner or any subsequent reviewing court denies or otherwise
disapproves of the zone reclassification, this ordinance shall be rendered null and
void pursuant to SMC 24A.10.020(3). In such case the City Clerk is authorized to
add a notation to this ordinance stating that the contingency was not satisfied and
referencing the Hearing Examiner’s or reviewing court’s written decision of denial or
disapproval.

¢) Pursuant to SMC 24A.10.020(3)(i), this contingent approval shall be null and void if
the associated zone reclassification application is not received by the City within 90
days of the date of adoption of this ordinance or is not consistent with this contingent

approval.

Section 2. Land Use Volumes I and II and Town Center Subarea Plan Amended. If

the associated zone reclassification is approved by the Hearing Examiner or a reviewing court,

1. Contingency satisfied based on the Hearing Examiner approval of the subject zone reclassification by Decision dated June 8,
2020, attached



the Land Use volumes I and II, the Town Center Subarea Plan, and Sammamish Municipal Code

21B.25.040 will thereafter read as set forth in Attachment A.

Section 3. Severability. If any provision of this Ordinance or its application to any

person or circumstance is held invalid, the remainder of the Ordinance or the application of the

provision to other persons or circumstances is not affected.

Section 4. Effective Date. The Ordinance shall be published in the official newspaper of

the City, and shall take effect and be in full force five (5) days after the date of publication.

ADOPTED BY THE CITY COUNCIL AT A REGULAR MEETING THEREOF
ON THE 21ST DAY OF JANUARY 2020.

Ko e Mo

Mayor Karen Moran

Attest/Authenticated:

“Dplnce {pAneasr”

Melonie Anderson, City Clerk

Approved as to Form

Josda

Michael R. Kenyon, (7ty Attorney




Filed with the City Clerk:  January 1, 2020

Date Adopted: January 21, 2020
Date of Publication: January 24, 2020
Effective Date: January 29, 2020



RECEIVED

JUN 082020
BEFORE the HEARING EXAMINER for th
CITY of SAMMAMISH . CITY OF SAMMAMISH
DECISION !

FILE NUMBER: ZONR2019-00061
APPLICANTS: Frank & Maureen Santoni

2957 224" Place SE

Sammamish, WA 98075
TYPE OF CASE: Zone reclassification from TC-E to TC-B
STAFF RECOMMENDATION:  Approve
EXAMINER DECISION: GRANT
DATE OF DECISION: June 8, 2020

INTRODUCTION 2

Frank & Maureen Santoni (“Santoni” *) seek zone reclassification of a 2.39 acre site, owned by Santoni,
from Town Center - Reserve (“TC-E”) to Town Center - Mixed Residential (“TC-B”).

Santoni refiled a Zone Reclassification Application on January 29, 2020. * (Exhibit 7 °) The Sammamish
Department of Community Development (“Department”) deemed the application complete when filed.

(Exhibit 8) The Department issued a Notice of Application on February 13, 2020. (Exhibits 9; 10)

This written Decision memorializes and expands upon an oral Decision rendered on the record after completion of the
open record predecision hearing on June 5, 2020.

Any statement in this section deemed to be either a Finding of Fact or a Conclusion of Law is hereby adopted as such.
To simplify references, the Santonis will be referred to herein in the singular; no disrespect is intended to either of the
Santonis.

Santoni had initially filed a Zone Reclassification application along with a Comprehensive Plan Amendment application
on March 4, 2019. (Exhibit 11, PDF p. 5) Thus the 2019 file number.

Exhibit citations are provided for the reader’s benefit and indicate: 1) The source of a quote or specific fact; and/or 2)
The major document(s) upon which a stated fact is based. While the Examiner considers all relevant documents in the
record, typically only major documents are cited. The Examiner’s Decision is based upon all documents in the record.
Exhibits were made available to the Examiner electronically as PDF documents. Page number citations herein use the
PDF document page number without regard to original document page numbering.

A “Letter of Complete Application™ was issued on February 4, 2020. (Exhibit 8) Nothing in the letter suggests that
additional materials were submitted after January 29%. Therefore, the Examiner concludes that the application was
complete when filed on January 29" and that the Department documented that fact through the February 4™ letter. (See
also Exhibit 1, PDF p. 1, “Key Dates section.”)

c:\users\john galt\documents\exam\sammamish\docs\zonr2019-00061.doc



HEARING EXAMINER DECISION
RE: ZONR2019-00061 (Santoni)
June 8, 2020

Page 2 of 6

The subject property is located at 22828 SE 6™ Place, Sammamish. Its Assessor’s Parcel Number is 124110-
0042 (“Parcel 0042”). (Exhibits 1; 12)

The Sammamish Hearing Examiner (“Examiner”) viewed the subject property on May 23, 2020.

The Examiner held a remote open record hearing on June 5, 2020. The Department gave notice of the
hearing as required by the Sammamish Municipal Code (“SMC”). (Exhibit 19)

Subsection 20.05.100(1) SMC requires that decisions on zone reclassifications be issued within 120 net
review days after the application is found to be complete. The open record hearing was held on or about net
review day 116. (Testimony)

The following exhibits were entered into the hearing record during the hearing:
Exhibits 1 - 19:  As enumerated in Exhibit 1, the Departmental Staff Report

The action taken herein and the requirements, limitations and/or conditions imposed by this decision are, to
the best of the Examiner’s knowledge or belief, only such as are lawful and within the authority of the
Examiner to take pursuant to applicable law and policy.

FINDINGS OF FACT

1. On January 21, 2020, the City Council adopted Ordinance No. 02020-497 which became effective
on January 29, 2020. Ordinance No. 02020-497, inter alia, amended the Comprehensive Plan’s
Future Land Use Map designation of Parcel 0042 from TC-E to TC-B contingent on approval by the
Examiner of a zone reclassification of Parcel 0042 from TC-E to TC-B. (Exhibit 5, PDF p. 4, § 1)

2. The lengthy history of the Future Land Use Map change of Parcel 0042 is ably and thoroughly
explained in Exhibits 1 (PDF pp. 2 & 3) and 11 (PDF pp. 2 — 5). Repetition of that history is
unnecessary.

3. Parcel 0042 fronts on the cast side of 228" Avenue SE. Parcel 0042 is bordered on its north bya
parcel zoned TC-A (Mixed-Use) containing a 75-unit condominium development, on its east by
undeveloped land zoned TC-B, and on its south by land zoned TC-E containing a small residence
and a large church complex. (Exhibit 1, PDF p. 1, Fig. 1)

4, Sammamish’s State Environmental Policy Act (“SEPA”) Responsible Official issued a threshold

Determination of Nonsignificance (“DNS”) for the Santoni zone reclassification on May 5, 2020.
(Exhibit 14) The DNS was not appealed. (Testimony)

c:\users\john galt\documents\exam\sammamish\docs\zonr2019-00061.doc



HEARING EXAMINER DECISION
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5. No testimony or evidence was entered into the record by the general public either in support of or in
opposition to the application.

6. Santoni submitted an analysis of zone reclassification criteria compliance. (Exhibit 15) The
Department also performed a similar analysis which concludes that the requested zone
reclassification complies with all applicable criteria for approval. The Department recommends
approval. (Exhibit 1)

7. Any Conclusion of Law deemed to be a Finding of Fact is hereby adopted as such.

LEGAL FRAMEWORK ’

The Examiner is legally required to decide this case within the framework created by the following
principles:

Authority

A zone reclassification “consistent with the interim comprehensive plan” is a Type 3 land use application
which “may be considered by the examiner at any time.” [SMC 20.05.020, Exhibit A, Footnote 4] A Type 3
land use application requires an open record hearing before the Examiner. The Examiner makes a final
decision on the application which is subject to the right of reconsideration and appeal to Superior Court.
[SMC 20.05.020, 20.10.240, 20.10.250, and 20.10.260]

The Examiner’s decision may be to grant or deny the application or appeal, or the examiner
may grant the application or appeal with such conditions, modifications, and restrictions as
the Examiner finds necessary to make the application or appeal compatible with the
environment and carry out applicable state laws and regulations, including Chapter 43.21C
RCW and the regulations, policies, objectives, and goals of the interim comprehensive plan
or neighborhood plans, the development code, the subdivision code, and other official laws,
policies and objectives of the City of Sammamish.

[SMC 20.10.070(2)]

Review Criteria

“A zone reclassification shall be granted only if the applicant demonstrates that the proposal complies with
the criteria for approval specified in SMC 20.10.200 and 20.10.210 and is consistent with the comprehensive
plan.” [SMC 21A.110.060] The criteria for approval specified in SMC 20.10.200 are:

When the examiner renders a decision ..., he or she shall make and enter findings of fact and
conclusions from the record that support the decision, said findings and conclusions shall set
forth and demonstrate the manner in which the decision ... is consistent with, carries out, and

7 Any statement in this section deemed to be either a Finding of Fact or a Conclusion of Law is hereby adopted as such.

c:\users\john galt\documents\exam\sammamish\docs\zonr2019-00061.doc
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helps implement applicable state laws and regulations and the regulations, policies,
objectives, and goals of the interim comprehensive plan, the development code, and other
official laws, policies, and objectives of the City of Sammamish, and that the
recommendation or decision will not be unreasonably incompatible with or detrimental to
affected properties and the general public.

The criteria for approval specified in SMC 20.10.210 are:

When the examiner issues a decision regarding an application for a reclassification of
property or for a shoreline environment redesignation, the decision shall include additional
findings that support the conclusion that at least one of the following circumstances applies:

(1) The property is potentially zoned for the reclassification being requested and
conditions have been met that indicate the reclassification is appropriate; or

(2) The adopted interim comprehensive plan or zoning specifies that the property shall be
subsequently considered through an individual reclassification application; or

(3) The applicant has demonstrated with substantial evidence that:

(a) Since the last previous area zoning of the subject property, authorized public
improvements, permitted private development or other conditions or circumstances
affecting the subject property have undergone substantial and material change not
anticipated or contemplated in the plan or zoning;

(b) The impacts from the changed conditions or circumstances affect the subject
property in a manner and to a degree different than other properties in the vicinity such
that area rezoning is not appropriate; and

(c) The requested reclassification is required in the public interest.

Vested Rights

Sammamish has enacted a vested rights provision.

Applications for Type 1, 2, 3 and 4 land use decisions, except those that seek variance from
or exception to land use regulations and substantive and procedural SEPA decisions shall be
considered under the zoning and other land use control ordinances in effect on the date a
complete application is filed meeting all the requirements of this chapter. The department’s
issuance of a notice of complete application as provided in this chapter, or the failure of the
department to provide such a notice as provided in this chapter, shall cause an application to
be conclusively deemed to be vested as provided herein.

[SMC 20.05.070(1)] Therefore, this application is vested to the development regulations as they existed on
January 29, 2020.

Standard of Review
The standard of review is preponderance of the evidence. The applicant has the burden of proof. [City of
Sammamish Hearing Examiner Rule of Procedure 316(a)]

c:\users\john galt\documents\exam\sammamish\docs\zonr2019-00061.doc
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Scope of Consideration
The Examiner has considered: all of the evidence and testimony; applicable adopted laws, ordinances, plans,
and policies; and the pleadings, positions, and arguments of the parties of record.

CONCLUSIONS OF LAW

1. The requested zone reclassification is consistent with the City’s current comprehensive plan. This
application is therefore properly within the Examiner’s jurisdiction.

2. There can be no question whatsoever that the requested zone reclassification complies with the
adopted Comprehensive Plan: The City Council amended the Future Land Use Map this past January
to designate Parcel 0042 TC-B, the precise zone which Santoni now asks the Examiner to approve.
The Santoni application complies with SMC 20.10.200.

3. A zone reclassification need comply with only one subsection of SMC 20.10.210 in order to comply
with SMC 20.10.210. The Santoni application complies with SMC 20.10.210(2): Ordinance No.
02020-497 “specifies that the property shall be subsequently considered through an individual
reclassification application” to fulfill the contingency of the Future Land Use Map designation
change of Parcel 0042 from TC-E to TC-B. The Santoni zone reclassification request fulfills the
stated contingency and thus complies with SMC 20.10.210.

4. Any Finding of Fact deemed to be a Conclusion of Law is hereby adopted as such.

DECISION
Based upon the preceding Findings of Fact and Conclusions of Law, and the testimony and evidence
submitted at the open record hearing, the Examiner GRANTS zone reclassification of Parcel 124110-0042,
the legal description of which is found in Exhibit 12, from TC-E to TC-B.

Decision issued June 8, 2020.

Galt
Hearing Examiner

ah S

c:\users\john galt\documents\exam\sammamish\docs\zonr2019-00061.doc



HEARING EXAMINER DECISION
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June 8, 2020
Page 6 of 6

HEARING PARTICIPANTS ®
Frank Santoni Maureen Santoni
Andrew Johnson

NOTICE of RIGHT of RECONSIDERATION

This Decision is final subject to the right of any party of record to file with the Examiner (in care of the City
of Sammamish, ATTN: Lita Hachey, 801 228™ Avenue SE, Sammamish, WA 98075) a written request for
reconsideration within 10 calendar days following the issuance of this Decision in accordance with the
procedures of SMC 20.10.260 and Hearing Examiner Rule of Procedure 504. Any request for
reconsideration shall specify the error which forms the basis of the request. See SMC 20.10.260 and Hearing
Examiner Rule of Procedure 504 for additional information and requirements regarding reconsideration.

A request for reconsideration is not a prerequisite to judicial review of this Decision. [SMC 20.10.260(3)]

NOTICE of RIGHT of JUDICIAL REVIEW

This Decision is final and conclusive subject to the right of review in Superior Court in accordance with the
procedures of Chapter 36.70C RCW, the Land Use Petition Act. See Chapter 36.70C RCW and SMC
20.10.250 for additional information and requirements regarding judicial review.

The following statement is provided pursuant to RCW 36.70B.130: “Affected property owners may request
a change in valuation for property tax purposes notwithstanding any program of revaluation.”

8 The official Parties of Record register is maintained by the City’s Hearing Clerk.

c:\users\john galt\documents\exam\sammamish\docs\zonr2019-00061.doc
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Goal LU.1

Goal LU.2

Goal LU.3

Goal LU.4

Goal LU.5

Goal LU.6

Goal LU.7

Goal LU.8

Goal LU.9

Goal LU.10

Goal LU.11

Build community character and identity on a Citywide basis to enhance the high
quality of family life established in Sammamish.

Preserve and enhance the natural features, quality, character and function of the
City’s residential neighborhoods.

Promote the four designated commercial/mixed use centers, including the existing
centers of Inglewood, Pine Lake, Klahanie and the Sammamish Commons/Town
Center to host a diversity of high quality places to live, work, shop and recreate.

Ensure that public facilities support and strengthen community character.

Provide for planned population and employment growth and maintain the City’s
suburban patterns.

Promote development design that maintains a harmonious relationship with the
natural environment.

Support a land use pattern that promotes community health and connectivity
within and between neighborhoods and active transportation routes consistent
with public safety needs.

Participate in inter-agency partnerships to address regional planning issues.
Encourage sustainable development.

Identify, protect, encourage and preserve historic, cultural and archaeological
resources.

Establish a community that maintains and enhances the quality of life for everyone
living and working within Sammamish.



blown in the breeze,

Am’?’% 06 niblon

for the new library

Introduction

The Land Use Element guides future use of land in Sammamish

and helps to ensure the City’s high quality of life and community
character. The Element includes policies that support compatibility
with natural features and environmental protection, encourage
community open spaces, foster a sense of community, reflect current
and historic character, and keep new growth context sensitive :
with existing development. It recognizes the auto-oriented legacy “Fourth on the Plateau” at
of historic development patterns, and sets policies fo continue Sammamish Commons
suburban patterns that are more walkable and promote good

human health. Lastly, it aims to be part of a coherent regional

whole by coordinating planning efforts with neighboring cities,

special districts, and King County.

Consistent with the Plan’s framework goals and emphasis on Please look for this icon
sustainability and healthy communities, land use policies promote for goals and policies
opportunities for sustainable development patterns, active that focus specifically on
transportation, access to healthy foods, and social connectedness. sustainability and healthy
communities.

The requirement for a Land Use Element in comprehensive plans

is one of the key components of the Growth Management Act
(GMA). The GMA requires cities to show how they will be able to
accommodate 20 years of growth through sufficient buildable land

07
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Sammamish Comprehensive Plan
Land Use Element

Amended January 2020

Varying land uses in
Sammanmish, including
the Farmer’s Market, local
businesses and a school.

SPARTAN

GYMNASIUM

that is zoned appropriately. In addition to containing growth and
avoiding sprawl, the Land Use Element also sets goals and policies
for the design and layout of cities. These provide the opportunity to
shape communities into more livable, healthy spaces. Regional and
county goals promote compact, walkable cities that make it easy to
use active fransportation and contribute to a sense of community.

The Land Use Element Background Information contains the
background data and analysis that provide the foundation for the
Land Use Element goals and policies.




Goal LU.1

Policy LU.1.1

Policy LU.1.2

Policy LU.1.3

Policy LU.1.4
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Build community character and identity
on a Citywide basis to enhance the
high quality of family life established in
Sammamish.

Establish land use policies and regulations that
promote a safe, healthy and engaged residential
community with a range of housing options,
safeguard the environment and foster a sense of
community.

Promote complementary and compatible
development and smooth transitions between
differing land uses.

Recognize and preserve the natural environment as
an important element of the City’s identity.

Where appropriate, develop design guidelines and
development regulations to support the following:

Compaitibility with natural site features
Retention of trees and native vegetation
Low impact development

Q 60 T Q

Development at a scale and character
appropriate to the site

Design that supports the human scale
Design that reflects community character

Q ™ o

Landscaping to enhance building and site
appearance and function

h Integrated and connected access for bicycles,
pedestrians and vehicles

i Balanced consideration of automobile and
pedestrian/bicycle mobility and safety

j Usable passive and active open space, including
community gathering places

k Cohesive design character that minimizes visual
clutter

| Sense of personal safety

Sammamish Comprehensive Plan
Land Use Element

Amended January 2020

For more information,
see the Current Zoning
Section in Volume
Il.LU, page LU.9.

For more information, see
the Natural Environment
Section in Volume

II.LU, page LU.4 and
Background Figure

LU-T on page LU.5.

Commercial landscaping



28

Sammamish Comprehensive Plan

Land Use Element
Amended January 2020

Renaissance Ridge
neighborhood gateway

Please see the Housing
Element for additional
housing and residential
neighborhood goals
and policies.

is the
grouping of buildings
on small lots within
a development site
in order fo preserve
sensitive natural features
and open space.

Goal LU.2

Policy LU.2.1

Policy LU.2.2

Policy LU.2.3

Policy LU.2.4

Policy LU.2.5

Policy LU.2.6

Policy LU.2.7

Preserve and enhance the natural
features, quality, character and function of
the City’s residential neighborhoods.

Promote a variety of housing types to meet all
housing needs.

Support design variety, such as variation in facade
and rooflines, flexible setback standards, excluding
the perimeter of developments, and other design
features in accordance with other applicable codes
to enhance neighborhood character.

Periodically review housing densities, lot dimensions
and sizes, building setbacks and height, impervious
surface limitations, access, parking and other
standards in the residential development standards.

Establish a program to acquire property for

public purposes consistent with the policies of this
comprehensive plan. This evaluation should include
consideration of the feasibility of both fee simple
acquisition and the acquisition of development
rights or easements, as well as identification of
potential funding sources, grants, and gifting
strategies. Priorities for acquisition may include:
protection of environmentally sensitive areas,
preservation of view corridors, preservation

of parcels that convey a unique sense of the
community’s character or historical tradition, parcels
to provide breaks in development patterns along
designated arterials, passive and active recreation
opportunities.

Promote clustering to preserve open space, retain
significant natural features and reduce surface
water runoff, where appropriate.

Where feasible, design stormwater facilities to
provide supplemental benefits, such as pollinator
and wildlife habitat, recreation, trails and
enhancement of community character.

Consider site and design measures in residential
areas to:

a Ensure that stormwater facilities enhance
neighborhood character, whenever possible

b Promote privacy



Policy LU.2.8

Policy LU.2.9

Goal LU.3

Policy LU.3.1
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¢ Preserve vegetation, protect the natural
environment and encourage planting of trees
and native vegetation

d Provide passive recreation, including trails where
appropriate

e Develop compatible services, recreation and
gathering places within walking/bicycling
distance of homes

Infill development should be encouraged in areas
which:

a Transition between single family residential and
other uses or densities

b Are served by an arterial street system with
sidewalks

¢ Have nearby pedestrian access to public transit
services

d Are located within one-quarter mile of a
neighborhood park or recreation area

Ensure non-residential uses—including but not
limited to schools, religious facilities, group
residences and similar uses—in residential zones
minimize impacts to existing uses and surrounding
single family residences. Such non-residential
uses should be compatible with the supporting
neighborhood to the extend authorized by law.

Promote the four designated commercial/
mixed use centers, including the existing
centers of Inglewood, Pine Lake, Klahanie
and the Sammamish Commons/Town
Center to host a diversity of high quality
places to live, work, shop and recreate.

Town Center and the designated Commercial
Centers should provide for a lively mix of activities,
such as:

Specialty retail and restaurants
Professional services
Pedestrian walkways and transit access

Q 6 T Q

Civic, community service, community gathering
and recreational uses

Sammamish Comprehensive Plan
Land Use Element

Amended January 2020

Pedestrian oriented
commercial development
in Sammamish
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Sammamish Comprehensive Plan
Land Use Element

Amended January 2020

Public art feature at
Sammamish Commons

Sammamish Commons

Enhanced landscaping
on 228th Ave SE

Policy LU.3.2

Policy LU.3.3

Policy LU.3.4
Policy LU.3.5

Policy LU.3.6

Goal LU.4

Policy LU.4.1

Policy LU.4.2

Develop subarea plans and design guidelines
for designated Community Centers/Commons fo
support long term compatibility and vitality.

Review and update performance standards to
ensure that new and expanding businesses restrict
adverse impacts including but not limited to: noise,
vibration, smoke, fumes, surface or ground water
pollution, air pollution, hazardous wastes and risk
of explosion.

Support education and training programs through
cooperative planning efforts with other agencies.

Foster public/private partnerships to implement
economic development programs and projects.

Consider adding an economic development element
to the Comprehensive Plan.

Ensure that public facilities support and
strengthen community character.

Create community landmarks and promote
identity through public art and public/semi-public
development.

Enhance the visual character and function of
stormwater management facilities through creative
features, such as fountains and ponds, and
innovative use of evolving technologies.



Policy LU.4.3

Policy LU.4.4

Goal LU.5

Policy LU.5.1

Policy LU.5.2

Policy LU.5.3

Goal LU.6

Policy LU.6.1

Policy LU.6.2

Policy LU.6.3
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Recognize that the character of public rights-of-way
play a role in determining community character.
Wherever feasible, incorporate streetscape
improvements, such as wayfinding signs, lighting,
public art, enhanced landscaping, including native
plantings, and street furniture to enhance community
character.

In order to promote dark skies, lighting should be
appropriate fo the task and located and shielded to
reduce light trespass on the surrounding area.

Provide for planned population and For more information,
employment growth and maintain the Ssee the .G"\’/Wlfh Targets
City’s suburban patterns. ection in Volume

ty P LU, page LU.7.
Designate the general distribution, location and
extent of the uses of land for housing, commerce,
recreation, open spaces, public utilities, public
facilities, and other land uses.

Through the future land use pattern, promote
a variety of housing, including affordable
opportunities, reduce external vehicle trips and

related traffic congestion patterns.
For more information,
Establish and maintain a Comprehensive Plan see the Land Use Map

Future Land Use Map, included as Figure LU-1. Section in Volume
Il.LU, page LU.9.

Promote development design that
maintains a harmonious relationship with
the natural environment.

Encourage design flexibility, such as lot clustering, Please see the

to preserve existing site features, including clusters Environment &

of trees, wetlands, streams, native topography and Conservation Element

similar features. for additional natural
environment policy

Maximize tree retention and assure replacement guidance.

where tree retention is not feasible.

Promote retention of existing landscaping and
native vegetation to the maximum extent practicable
in development.
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Residential Districts

The residential districts implement Comprehensive Plan policies for housing quality, diversity (such as
townhomes, cottage housing, apartments, duplex, and single-family detached), and affordability, and
efficient use of land, public services, and energy. The R-1 district should be applied in areas with, or

in proximity fo, lands with area-wide environmental constraints, wildlife corridors, or in established
neighborhoods of the same density. In the R-1 district, the primary uses are single detached dwellings
clustered as appropriate in relation to environmental constraints. The R-4 through R-8 districts, provide
for predominantly single detached dwelling units at varying densities. The R-12 through R-18 districts
allow for a mix of multifamily development at a variety of densities. Minimum residential densities should
be met in the TC-A and TC-B districts. In all residential districts, accessory uses and complementary
nonresidential uses may be allowed.

Neighborhood Business

The Neighborhood Business District provides small-scale, convenient, daily retail and personal services
for a limited service area, minimizes the impacts of commercial activities on nearby properties, and
provides for limited residential development not to exceed R-8 density.

Community Business

The Community Business District provides convenience and comparison retail and personal services for
local service areas serving neighborhoods that cannot be served conveniently by larger commercial
centers. Compared to the Neighborhood Business District, a wider range of uses are permitted, including
small-scale office and mixed-use developments.

Office

The Office District provides for pedestrian and transit-oriented, high-density-employment, office uses
together with the potential for complementary retail and urban-density residential development in certain
locations.

Town Center

The Town Center designations create a focused mixed-use center for the City, provide opportunity for
a variety of housing types and retail and office uses; provide for a comprehensive system of parks,
open spaces and trails; establish an efficient circulation system; provide community and civic facilities;
establish a distinctive design character; and promote sustainability, including an integrated stormwater
management system. The planned development pattern encourages the most intensive development in
core mixed-use development areas.
Designations within Town Center include the following:

» Town Center A—Commercial focus

» Town Centfer B—Residential focus

» Town Center C—Lower intensity residential

» Town Center D—Civic campus

» Town Center E—Reserve

The Town Center subarea plan and implementing development regulations provide additional guidance
for town center development.

Public Institution

This classification recognizes publicly owned facilities and sites that offer governmental, utility,
recreational, educational, and emergency response services to the community.




33

Sammamish Comprehensive Plan
Land Use Element
Amended January 2020

Figure LU-1
Future Land Use Map
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See the Transportation
and Parks/Open Space
Elements for goals and
policies addressing
walking and biking
circulation systems.

Policy LU.6.4

Policy LU.6.5

Goal LU.7

Policy LU.7.1

Policy LU.7.2

Policy LU.7.3

Policy LU.7.4

Policy LU.7.5

Promote sustainable water management activities,
such as rain harvesting, rain gardens, and using

strategies such as infiltration that limit impervious

surfaces.

Use flexible development regulations, incentives
and open space acquisition (or low density zoning
where these measures are not adequate) to
protect floodplains, small sensitive lakes, riparian
corridors, high value wetlands and unstable slopes
from degradation and to encourage linking these
environmental features into a network of open
space, fish, wildlife and pollinator habitat.

Support a land use pattern that promotes
community health and connectivity within
and between neighborhoods and active
transportation routes consistent with
public safety needs.

Strive for a connected land use pattern that serves
the local community and reduces the need to drive.

Adopt land use designations where appropriate that
promote efficient transportation systems, including
road connections and connectivity between
neighborhoods, while preserving or enhancing

safe, active transport and the consideration of
walking and biking distances in the location of
residential, commercial and recreational uses.

Support land use choices that facilitate non-
motorized trips.

Integrate land use characteristics, such as
densities and key destinations, with planning
for road connections and connectivity between
neighborhoods, safe active transport trails,
bikeways and paths.

Encourage connectivity within a new development
and connectivity between a new development and
development outside of it by minimizing use of cul-
de-sacs.
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Policy LU.7.6  Promote neighborhood road connections and
connectivity while protecting and enhancing active
fransport:

a Seek opportunities to connect neighborhoods to
existing and planned road and trail systems

b Ensure that neighborhoods are connected and
accessible for all modes of travel

¢ Connect existing road ends with new
development, where appropriate

Policy LU.7.7  Support road connections and connectivity that
enhance safe walking and bicycling routes to
schools.

Policy LU.7.8  Provide opportunities for urban agriculture,
including community gardens.

Policy LU.7.9  Encourage opportunities for informal community
gathering through streetscape design and
landscape standards.

Policy LU.7.10 Encourage active civic engagement in the creation
of plans, regulations and development proposals.

Sammamish Comprehensive Plan
Land Use Element

Amended January 2020

Sammamish youth
walking and busing
home from school

Online communication
through

also promotes
community. Please see
the Utilities Element
for policies related to
telecommunication service
in Sammamish.
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Sammamish Farmer’s Market

Goal LU.8 Participate in inter-agency partnerships to
A e off e s address regional planning issues.
jurisdictions, special
purpose districts and Policy LU.8.1  Coordinate with the State of Washington, King
other organizations that County and neighboring cities in maintenance and
Sammamish commonly development of major arterials.
works with include:
o @yl Fedhies) Policy LU.8.2 Develop long-term plans in coordination with
e City of Issaquah neighboring special districts and general purpose
e King County governments; strive to achieve balance in
e King County Metro addressing differing needs.
’ Zﬁ?;/ound Regional Policy LU.8.3 Coordinate future planning and interlocal
0 Fediel Fie eid) agreements for annexation areas with appropriate
Rescue agencies.
e Lake Washington . L . .
School District Policy LU.8.4 Work with King County and neighboring
o Srsameliie Vel jurisdictions to study and accomplish adjustments to
School District the City’s portion of King County’s UGA boundary
e Issaquah School where appropriate, and include as part of
District Sammamish’s Potential Annexation Area (PAA).

e NE Sammamish Water
and Sewer District

e Sammamish Plateau
Water and Sewer
District

e Sound Transit

e Sound Cities
Association

e Association of
Washington Cities

Areas currently outside of the City’s UGA boundary
that should be studied for inclusion are listed below.
Ad(ditional areas may be identified in the future.

® Duthie Hill Road, consisting of approximately
48 acres bounded on three sides by the City of
Sammamish, but outside the City’s UGA

e Future areas to be determined within the
NE Sammamish Sewer and Water District,
Sammamish Plateau Sewer and Water District,
and/or the existing or expanded UGA

* Areas designated in the potential annexation
area map, Figure LU-2



Policy LU.8.5

Policy LU.8.6

Policy LU.8.7

Goal LU.9

Policy LU.9.1

Policy LU.9.2

Policy LU.9.3

Policy LU.9.4

Policy LU.9.5

Goal LU.10

Policy LU.10.1
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Consider annexations as designated in the potential
annexation area map, Figure LU-2.

Ensure that newly annexed lands are zoned in
accordance with the Sammamish Comprehensive
Plan Future Land Use Map and policies.

Continue to revise and update the Future Land Use
Map as potential annexation areas are designated
and annexed.

Encourage sustainable development.

Identify and adopt zoning code amendments to
allow distributed energy generation compatible with
surrounding uses and adopt incentives that promote
distributed generation.

Promote water conservation through a variety

of technologies, including smart meters, water
efficient fixtures, rainwater harvesting and re-use of
greywater.

Support green building practices and infrastructure
measures.

Support green development that maximizes
retention of a site’s natural contours and features
and consider alternatives to minimize grading cuts
and fills and leveling of lots.

Support urban agriculture and access to healthy

food.

Identify, protect, encourage and preserve
historic, cultural and archaeological
resources.

Preserve the community’s history and cultural roots
through identification, preservation, restoration and
adaptive re-use of buildings.

Policy LU.10.2 Support a transparent public review process

whenever changes to identified historically
significant buildings or properties are proposed.

Policy LU.10.3 Participate in regional efforts to identify and

preserve historic and cultural sites.

Policy LU.10.4 Support community cultural organizations and

events in the City.

Sammamish Comprehensive Plan

Land Use Element
Amended January 2020

Please see the Utilities
Element for additional
sustainable policies
related to utilities.

are
environmentally
responsible and resource-
efficient throughout a
building’s life-cycle.

For more information, see
the Historic Resources
Section in Volume

IL.LU, page LU.11 and
Background Figure

LU-4 on page LU.13.
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Figure LU-2
Potential Annexation Areas
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0 Goal LU.11 Establish a community that maintains and
S enhances the quality of life for everyone
living and working within Sammamish.

Policy LU.11.1 Provide attractive, high quality parks, recreational
areas and streetscapes throughout the City.

Policy LU.11.2 Encourage joint use and development of recreation
lands and facilities in accordance with the Park,
Recreation and Open Space (PRO) Comprehensive
Plan.
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Policy LU.11.3 Encourage parks, schools, churches, cultural centers
and other public and semi-public buildings to locate
on sites that give the community and neighborhoods
landmarks and an identity, without creating adverse
impacts on environmentally sensitive areas.

Policy LU.11.4 Encourage public and private community service
providers, including the City, to share or reuse
facilities that provide adequate shared parking,
consistent with city code, to reduce costs, conserve
land and provide convenience and amenity for
the public. Joint siting and shared use of facilities
should be encouraged for schools, community
centers, health facilities, cultural facilities, libraries,
swimming pools, other social facilities and
gathering places.

Policy LU.11.5 Encourage community cultural and historical
projects throughout the City to provide
beautification, education, and other social benefits.
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Background and Context

The Growth Management Act (GMA) requires that cities provide
a comprehensive plan with a Land Use Element to designate the
proposed categories (residential, commercial, etc.) and intensities
of uses of land. The GMA further specifies that the Land Use
Element be the foundation of a comprehensive plan. This process
of designating future land uses must account for future population
growth, and must be supported by adequate levels of public
facilities and services. In this respect, the Land Use Element is an
explicit statement of the ultimate vision for the City and determines
the capacity of the infrastructure necessary to serve the projected
land uses. Consistent with this legislative intent, the Washington
Administrative Code (WAC) identifies features of a land use
element as listed below. These features may be located in the land
use element or other elements of a comprehensive plan.

a Designation of the proposed general distribution, location and
extent of land for all projected uses

b Population densities, building infensities and estimates of future
population growth

c Provisions for protection of the quality and quantity of ground
water used for public water supplies

d Consideration of urban planning approaches to promote
physical activity

e Review of drainage, flooding and stormwater runoff and
guidance for discharges that pollute waters of the state.

' WAC 365-196-405.
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See Volume |, Land Use
Element Policy LU.1.3
on page 27.

ltem (d) is a new requirement since 2003; the remaining
requirements were considered in the City’s 2003 Comprehensive
Plan.

Similarly, the Puget Sound Regional Council Vision 2040 and King
County Countywide Planning Policies (CPPs) provide guidance that
were consulted as part of the Land Use Element rewrite.

Natural Environment

The natural features of the City of Sammamish influence land use.
For instance, steep slopes and wetlands limit development potential.
See Background Figure LU-1 for a map showing the City’s steep
slopes, wetlands and parks.

Existing Land Use

The City of Sammamish is 21.5 square miles, or 13,760 acres,
including land and water area.? Sammamish is a low density
residential community, with over one half of the area developed
with single family residences. In addition to single family residences,
primary land uses include vacant land, roads and open water.
Together these categories comprise over 90 percent of the city's
land area. Commercial, mixed uses and multifamily development
are the smallest land uses in the City, occupying about one percent
of land area, combined. These uses are clustered in three locations,
including Inglewood Plaza, Pine Lake Village and Lakeside Plaza.

The City has four existing Potential Annexation Areas (PAA) in its
unincorporated Urban Growth Area (UGA), shown in Figure LU-2
in the Land Use Element:

* Outlook—Located north of the Sahalee Country Club and Golf
Course generally between Sahalee Way NE and Evans Creek
Preserve. The area is an outlook and entrance for Evans Creek
Preserve.

o 244th South—Located east of 244th Avenue NE generally
between NE 19th Street and NE 8th Street. This area has a
range of low density residential development and open space.

e Soaring Eagle Park—Currently in use as parkland.

e Aldarra Unplatted—This area consists of the golf course and
open space.

2 City of Samammish, http://www.sammamish.us/about/Statistics.aspx.



Background Figure LU-1
Sammamish Natural Features

a2

Source: map created by Studio SMW using data provided
by the City of Sammamish in 2013.

The Washington State Department of Ecology’s 2010 land use GIS
dataset provides additional information about existing land uses in
Sammamish. Background Figure LU-2 on the following page shows
the existing land uses and the acreage for each, based on the
state’s data.

LU.5
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Parks
I Wetlands
M Steep Slopes
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Background Figure LU-2
Sammanmish Existing land Use and Acreage
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Population

The population of Sammamish increased by 34% from 2000-2010
(over 10,000 people), over three times the percent change in

King County’s population (see Background Table LU-1). Assuming
a constant growth rate, the City also grew annually at almost

three times the rate of King County overall. It should be noted that
annexations of unincorporated County areas account for some of

the City’s growth.

Background Table LU-1
City of Sammamish and King County Historic Population Growth Comparison

Sammamish 34,104 45,780 34% 3.0%
King County 1,737,034 1,931,249 1% 1.1%

Source: US Census (2000, 2010).

See Volume |, Land

Growth Targets Use Element Goal LU. 1
on page 27 and

The state sets targets for the amount of growth counties will supporting policies.

accommodate within the next twenty years, and counties and

cities work together to allocate that growth in a way that makes
sense. King County publishes the resulting growth targets as part

of the King County Countywide Planning Policies. Growth targets
adopted for the City of Sammamish are established for two time
frames. The 2006-2031 growth targets were adopted as part of the
King County Countywide Planning Policies and then subsequently
extended to the 2035 time horizon for use in the current planning

Background Table LU-2
Sammamish Growth Targets

Housing 4,000 Housing Units 4,640 Housing Units
Jobs 1,800 Jobs 2,088 Jobs

Sources: King County, 2013; City of Sammamish, 2014.

process (see Background Table LU-2).
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See Volume |, Land
Use Element Goal LU. 1
on page 27 and

supporting policies.

Land Capacity

Land capacity analysis is a tool for determining whether growth
targets can be met within a city using existing zoning designations.
In 2013, the City had available capacity for 5,120 housing

units. Of this total, Town Center provided 2,000 residential units
via zoning for higher density multifamily housing. The City of
Sammamish has adequate residential capacity to meet the 2035
residential growth target of 4,640 units.

Town Center allows for a total of 600,000 square feet of
commercial square footage. The City of Sammamish has adequate

commercial capacity, assuming existing Town Center zoning, to
meet the 2035 job target of 2,088 jobs.

Please see the excerpt of the 2014 King County Buildable Lands
Report attached at the end of this section for additional information.

2003 Comprehensive Plan and Other Land Use Policy Guidance

The City of Sammamish’s 2003 Comprehensive Plan, as amended,
provides land use policy guidance. The policies in the Land Use
Element reflect the following desired community attributes highlighted
in the Vision Statement and Vision Ideals provided in the Introduction:

* Maintenance of a small town atmosphere and suburban
development character

® Encouragement of community gathering spaces

® Respect for the character and integrity of existing
neighborhoods

* Relationship of the natural environment to urban development

® Responsive government services with respect to development
review

The City Council and Planning Commission also recently undertook
a visioning process that resulted in a working vision to provide
updated guidance for the comprehensive plan work.

The 2008 Sammamish Town Center Plan complements the

City’s 2003 Comprehensive Plan as amended and provides a
vision and policy guidance for the Town Center area. It supports
development of a Town Center that is a vibrant, urban, family-
friendly gathering place in a healthy natural setting. Town Center is
the only significant area in Sammamish for future commercial and
employment growth and has the capacity to provide a range of
cultural, shopping and dining options. Town Center also provides
significant capacity for residential development and could provide
alternative housing options for those who are not well-served by the
traditional single family residence.



Land Use Map

The City’s Comprehensive Plan Land Use Map shows the future
shape of the community and how its essential components will

be distributed (see Figure LU-1 in the Land Use Element). The
contingent land uses for the PAAs and the City portion of Soaring
Eagle Park are shown in the map inset. Contingent land uses for
the Klahanie and Duthie Hill areas will be established through

upcoming planning processes.

Land use designations, densities and intensities are as described

below:

LU.9

Residential 1 (R-1)
Residential 4 (R-4)
Residential 6 (R-6)
Residential 8 (R-8)
Residential 12 (R-12)
Residential 18 (R-18)
Town Center A

Town Center B

Town Center C

Town Center D

Town Center E
Neighborhood Business (NB)
Community Business (CB)
Office (O)

Public Institution

1 unit/acre
4 units/acre
6 units/acre
8 units/acre
12 units/acre
18 units/acre
40 units/acre
20 units/acre
8 units/acre
20 units/acre

1 unit/acre
8 units/acre
18 units/acre

18 units/acre

R-1
R-4
R-6
R-8
R-12
R-18
TCA
TCB
TCC
TCD
TCE
NB
CB

Current Zoning

According to the Sammamish Municipal Code, the City has ten

zoning designations, within which there are a number of sub-zones.

Sammamish Comprehensive Plan
Land Use Background Information
Amended January 2020

See Volume |, Land Use
Element Policy LU.5.3
on page 31.

See Volume I, Land Use
Element Policy LU. 1.1
on page 27.
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Background Table LU-3
Sammamish Zoning Designations

Urban Residential (R) Mixed-Use (TC-A)

*Note: sub-zones R-1 to R-18 *Note: sub-zones TC-A-1 to TC-A-5
Neighborhood Business (NB) Mixed Residential (TC-B)
Community Business (CB) Lower Intensity Residential (TC-C)
Office (O) Civic Campus (TC-D)

*Note: suffix to zone’s map symbol

Reserve (TC-E)
Sources: King County, 2013; City of Sammamish, 2014.

Half of these are specific to the Town Center area, and the other

half apply to the remainder of the community (Background Table
LU-3).

Within the urban residential (R) zoning designation, there are a
range of sub-zones that allow for different base densities of one
dwelling unit to eighteen dwelling units per net acre. The goal of
these zoning designations is to implement comprehensive plan
goals and policies for housing quality, diversity and affordability
and to effectively use urban land, public services and energy. The
R-1 through R-8 zones provide for a mix of predominantly single
family detached dwelling units. The R-12 through R-18 zones
provide for a mix of predominantly apartment and townhouse
dwelling units. Public uses such as parks and schools are permitted
in the residential zones.

The purpose of the neighborhood business (NB) zone is to provide
convenient daily retail and personal services for a limited service
area and to provide for some residential development. Allowed uses
include retail or personal services that can serve the everyday needs
of a surrounding urban residential area. This zone also allows for
mixed use developments that provide housing and retail services,
and for townhouse developments as a sole use in certain cases.

The purpose of the community business (CB) zone is to provide

retail and personal services for local service areas that exceed the
daily convenience needs of adjacent neighborhoods but that cannot
be served conveniently by larger activity centers. Allowed uses
include small-scale offices; a wider range of the retail, professional,
governmental and personal services than are found in neighborhood
business areas; and mixed use housing and retail/service
developments. Commercial uses with extensive outdoor storage or
auto related and industrial uses are not allowed in this zone.
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The purpose of the office (O) zone is to provide for pedestrian and
transit-oriented high-density employment uses together with limited
complementary retail and urban residential development. This zone
provides for higher building heights and floor area ratios, lower
ratios of required parking to building floor area and excludes
auto-oriented, outdoor or other retail sales and services that do

not provide for the daily convenience needs of on-site and nearby
employees or residents.

Town Center zoning designations reflect the Town Center Plan.

The purpose of the mixed use (TC-A) zone is to develop a core
mixed use area and smaller mixed use centers that are vibrant

and walkable. Sub-zone TC-A-1 provides for uses that support a
core mixed use area. Sub-zones TC-A-2 through TC-A-5 provide for
uses that support smaller mixed use centers. The mixed residential
(TC-B) zone provides for areas with a mixture of housing types that
support the desired activities of adjacent mixed use zones, and
also to provide opportunities for commercial development in certain
cases. The lower intensity residential (TC-C) zone provides areas of
predominately single detached dwelling units and cottage housing
that buffer existing residential communities from more intensively
developed Town Center zones. The civic campus (TC-D) zone
provides for open space, recreational, civic uses and residential
uses that serve the entire City. The reserve zone (TC-E) allows
current uses to remain while preserving the opportunity for future
development.

Background Figure LU-3 on the following page shows the City’s

zoning designations and total acreage for each of them. It also
shows the contingent zoning designations for the City’s four PAAs.

Avoiding Unconstitutional Takings

The City does not contemplate any condemnation proceedings and
adopts and implements policies in a manner and method designed
to avoid inverse and regulatory takings situations.

Historic Resources

The City of Sammamish contains the Ray Brandes house, a Frank See Volume I, Land Use
Lloyd Wright designed building that is on the US National Register Element Goal LU.10
of Historic Places, and the Reard Freed farmhouse, a community on page 37 and

landmark register building. These two buildings, along with other supporting policies.

landmarks and buildings identified in the 2012 King County
Historic Resource inventory are shown in Background Figure LU-4,
Historic Resources.
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. The Planning Process

Figure 1. Early City Council Town
Center visioning workshop.

Figure 2. March 2006 open house.

The Sammamish Town Center Plan is the result of the
planning process called for in the city’s Comprehensive
Plan to create a new “heart of the city.” The
Comprehensive Plan and initial vision for the future Town
Center was prepared by the City’s Planning Advisory
Board and adopted by the City Council in 2003, and was
itself a product of numerous community discussions,
environmental analysis, and direction from the goals
contained in the Washington Growth Management Act.

This plan has been informed by a continuation of those
public discussions, Sammamish Town Center Committee
meetings, and Planning Commission and City Council
briefings. The plan will guide development in the 240-acre
Town Center Study Area in the center of Sammamish.
(See Figure 5 on page 3.)

The Town Center planning process ensures that urban
growth anticipated in Sammamish will occur in a way that
contributes to the natural character and quality of life in
Sammamish. The future Town Center described in this
plan will be a place to direct a meaningful portion of the
city’s anticipated residential and commercial growth. It will
integrate compatible land uses together while minimizing
impacts to established neighborhoods.

The City initiated the Town Center planning process in
August 2004 by establishing a 20-member citizen Task
Force to help guide and advise the City Council as it
developed a vision for the “Special Study Area,” which was
to become the future Town Center Study Area. In January
2005, the Task Force made their final recommendations as
the City continued to solicit public input and feedback.

In March 2006, the City Council adopted a resolution that
established a Town Center Vision Statement, which calls
for a Town Center that balances both urban and natural
characteristics, and creates a vibrant sense of place where
Sammamish residents can gather to live, work, and play.

Sammamish Town Center Plan
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|. The Planning Process

The resolution also supported a continued public
participation process and appointed the nine members of
the Sammamish Town Center Committee to help advise
City staff and consultants as they moved forward with
developing this Town Center Plan.

After the adoption of the Town Center Vision Statement,
the City continued to employ a number of strategies to
involve and gather input from many interested parties.
These strategies included the maintenance of a project
web site, property owner’s forums, public open houses, a
visual preference survey, attendance at a Sammamish
Youth Board meeting, property owner and citywide
surveys, community bus tours, a design charette, and a
series of public discussion forums.

Figure 3. June 2006 Town Center
design charrette.

With this public input and extensive analysis of market
conditions, infrastructure needs, and design options, City
staff and consultants were able to develop four Town
Center alternatives. The alternatives included a range of
development intensities, and reflected different land use
emphases. They were then refined and approved by the
City Council for evaluation in the Draft Environmental
Impact Statement (DEIS). The environmental analysis, a
market study, and public input were considered by the

_ _ = ) Figure 4. Preliminary alternatives
Town Center Committee, Planning Commission, and City open house, July 2006.

Council as they developed the Preferred Town Center
Alternative.

In April 2007, the City Council adopted the Preferred Town
Center Alternative — which called for a balance of civic and
community amenities, retail and office opportunities,
residential choices, and environmental functions and
values in the future Town Center. The City Council also
directed the planning team to move forward with drafting
the Sammamish Town Center Plan. During winter and
spring, 2008, the Planning Commission reviewed the draft
plan and submitted recommendations to the City Council.
The Council amended and adopted this plan in June 2008.

This plan includes:

* A description of the Town Center objectives that further
describes the City Council’s Vision Statement, a
summary of the public involvement process and input

Page 2 MAKERS architecture and urban design
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I. The Planning Process

received, and a description of the Preferred Town
Center Alternative.

* An overview of the Town Center Plan concept and the
principal planning ideas and elements.

* A description of each Town Center Plan element, and
the recommended actions for land use, transportation,
parks and open space, environmental management,
urban design, and housing.

* A summary of the recommended implementation plan
that describes a general phasing strategy for
development and investments required to support the
recommended actions.

City of Sammamish
Town Center Plan

LEGEND

Town Center
Sub-Area

1

200 400 BOO Feet

Figure 5. Town Center study area.
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ll. Objectives

This chapter includes the City Council’s adopted Vision
Statement for the Town Center, a summary of public input
received throughout the planning process, and a
description of the Preferred Alternative, as adopted by the
City Council.

Vision Statement: Urban and
Natural

The Sammamish Town Center is a vibrant, urban, family-
friendly gathering place in a healthy natural setting. The
city’s sense of community reflects a balance between its
natural and urban characteristics.

The Town Center is urban in that it:

* Welcomes city residents and visitors seeking a
unique place to live, work, learn, create, and play.

» Offers a unique sense of place reflected on its
building forms, development patterns, and public
realm which are oriented to take advantage of the
city’s topography and natural assets, preserve
scenic views and enhance view sheds.

* |s fully integrated and synergistically complements
the public parks and open spaces being developed
as part of the Sammamish Commons.

* |s a central gathering place that increases social
interaction and enhances art and cultural
opportunities by providing for those functions, open
spaces, and facilities such as a performing arts
center and theaters, that bring people together.

» Offers the range of commercial, recreational,
cultural, educational, and personal services and
activities that provide local citizens what they need
for a full life, and that reflects and incorporates the

Sammamish Town Center Plan Page 5



Il. Objectives

increasingly rich mixture of cultures of Sammamish’s
residents.

Fosters education for all community members, and
supports knowledge workers and businesses as well
as a lively arts community.

Features well-designed mixed-use development,
compatible with surrounding neighborhoods.

Offers a variety of housing types integrated
throughout the Center.

Is linked to the region with excellent transit service
and bikeways and to the rest of the city with
pedestrian trails.

Offers an economically vibrantly center providing
opportunities for activities and interactions during the
evening and no matter what the weather.

Is eminently walkable, with accessible sidewalks,
trails, and pathways.

The Town Center’s natural setting is preserved and
enhanced by:

Focusing new development away from natural
resources and critical areas.

Incorporating natural resources, view corridors, and
sensitive site characteristics as amenities and
design elements that reflect the distinctive character
of the Town Center.

Featuring a hierarchy of interconnected public and
private open spaces, ranging from an active
centralized plaza or town square to less formal
gathering areas, quiet residential courts, and natural
open spaces with native vegetation.

Employing a variety of environmental enhancement
and low-impact development techniques to improve
ecological functions, such as protections for ground
water and surface water hydrology and wildlife
habitat.

Featuring new buildings and structures that, while
urban in their function, reflect a “Northwest
character,” human scale, and welcoming aspect.

Page 6
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(‘*

cekibh
R city of Town Center Planning Project

Plan YOUR Town Center!

4

here isaas, setivities, of developsment ypeslstyles that you DO NOT want 10 see in

Do you have any othar concerns of suggeslions regarding the Town Cester Plan? Do
yols have any SugREstions on hew you weuld She 1S BAFEIRats in this planing

Figure 6. Town Center youth survey
form.

Recognizing that this vision represents an ambitious
challenge, the City is prepared to take concerted action
toward its goals by:

* Fostering a public understanding and consensus for
concerted action through a participatory planning process.

* Pursuing a strategic, fiscally responsible, multifaceted
plan identifying public and private actions to undertake
over time.

» Establishing development regulations that direct new
growth to meet public objectives in an orderly and
environmentally friendly manner.

* Constructing the necessary capital improvements and
“green infrastructure” to frame and support the Town
Center’s growth.

* Engaging property owners and developers in partnerships
that produce superior new development and meet both
public and private objectives.

* Integrating Town Center development efforts with other
City activities in a way that equitably benefits all
Sammamish residents.

Public Input Summary

Public involvement was a critical component of the Town
Center planning process and City staff recognized how
essential public participation was to the success of the
project.

The goals of the project’s public involvement strategy and
efforts were as follows:

* Inform the public about the need and vision of the
project and the issues relevant to the decision.

* Allow plenty of opportunities for the public to provide
feedback and to be a part of the project planning
process.

* Provide various public involvement activities that
appeal to a wide range of audiences to maximize
public participation.

* Help build and reinforce positive City relationships with
stakeholders, interest groups and Sammamish
residents.

Sammamish Town Center Plan
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The project team employed a number of strategies to
involve as many interested parties as possible. The
following public involvement and communication activities
have been completed:

¢ Maintenance of a Public Comment Database

¢ Maintenance of a Town Center Web site

* Property Owners Forum Meetings — March 2006 to
present (7 total)

« Town Center Committee Meetings — March 2006 to Figure 7. As part of the housing
tour, participants visit a cottage

present (10 total) development in Kirkland.

* Environmental Impact Statement (EIS) Scoping Open
House — March 28, 2006

* Visual Preference Survey — March 2006

* Youth Board Meeting — April 27, 2006

* Town Center Bus Tour — June 2, 2006

* Design Charrette — June 24, 2006

* Preliminary Alternatives Open House — July 13, 2006
* Property Owners Survey — August 2006

* Citywide Level of Service Survey — September 2006
* Housing Bus Tour — October 20, 2006

* Draft Environmental Impact Statement Open House -
February 1, 2007

* Public Workshop (to provide comments on the
Sammamish Town Center Committee
recommendations) - February 27, 2007

¢ Public Facilities Bus Tour — March 23, 2007
» Affordable Housing Discussion Forum - June 14, 2007

* Environment and Sustainability Discussion Forum -
June 26, 2007

* Civic Facilities Discussion Forum - July 23, 2007

* Design Guidelines Discussion Forum - July 24, 2007

In-depth summaries from specific events, including, at
times, anonymous but verbatim comments from
participants, have been available by request or were
posted on the Town Center web site during the planning
process.
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Areas of Consensus

While there has been a great diversity of opinion, there are
some clear areas of consensus among participants:

e Sammamish may be a “bedroom community,” but it
needs a “living room,” too. People want the Town
Center to be a community gathering place with a
variety of activities and services. There is wide
agreement about having a Town Center core area
near the Sammamish Commons. There is also wide
acceptance of mixed-use development in the Town
Center.

* The Town Center should serve local needs, and do
not intend it to be a regional retail destination.
There was no support for big box stores or the vast
tracts of surface parking that usually accompany
them. However, they would like the Town Center to

Figure 9. People want plenty of offer facility amenities not currently available

open space and landscaping within nearby.
the Town Center.

* Traffic should move as smoothly and reliably as
possible. This may mean limiting businesses
fronting on major arterials like 228" Avenue SE,
more connecting roads, or other strategies.

* Pedestrian and bicycle access is a high priority.
A bike and pedestrian network should be provided
within the future Town Center and should also
connect to external locations. Safer pedestrian
access should be a priority.

* Adverse impacts should be minimized, and
mitigated in regard to the surrounding environment,

L | . particularly with fish and wildlife, wetlands, and
Figure 8. People want the Town water quality.
Center to be a community gathering . i .
space with a variety of activities. * People want parking to be easily accessible,

adequate and—most importantly—concealed.

* People want plenty of open space and landscaping
within the Town Center to preserve the natural
character of the area. Landscaping and green belts
should also be designed to soften the impacts of
Town Center development to the existing
surrounding communities.

Sammamish Town Center Plan Page 9
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The Message

The message is, “Do it right,” by developing and
implementing design guidelines, making appropriate
infrastructure investments, realistic economic strategies,
and plenty of buffers for those who are hoping for a slower
pace of growth.

The Preferred Alternative

The map below and text on the following pages was
adopted by the City Council on April 17, 2007 and forms
the basis for the plan’s concept, strategies, policies, and
recommended actions. Itis included as documentation of
the Council’s direction and as a summary of the
alternatives evaluation outcome.
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Figure 10. Adopted Town Center planning concept
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Preferred Alternative Description

Role Within the City

The Sammamish Town Center is the heart of
the city. As a vibrant, family-friendly, urban
gathering place to live, work and play in a
healthy, natural setting, the Town Center
offers a unique sense of place that promotes
social interaction and enhances
Sammamish’s quality of life.

Four-Legged Stool

The Town Center will include a variety of civic
and community benefits (recreational, cultural
and educational activities), retail and office
opportunities (shopping and businesses),
residential choices (4-6 story multi-family,
townhouse, cottages) and environmental
functions and values (low-impact
development and other techniques) for
Sammamish residents. These are the four
legs of the stool, and all are important for a
successful Town Center:

e A Variety of Civic and Community
Facilities, Such As:
- Library

- Active recreation facilities (sports courts
and/or fields)

- Public open spaces and interactive water
feature

- Community Center, including teen/youth
and senior facilities

- Aquatic center

- Arts and cultural facilities and
opportunities (galleries, community
theater)

- Farmers market
- Connected trail system

- Opportunities for higher education
services

- Post office

e Retail and Office

- Arange of 200,000 to 400,000 square
feet with flexibility as to the mix

e Residential

- Arange of 1300 to 2000 units
- Avariety of housing types

e Environmental

- Low-Impact Development (LID)
- Transfer of Development Right (TDR)

- Protect and enhance Town Center
ecology

Core and Neighborhood Mixed-use Areas

The Town Center will include a core mixed-
use area (CMU) on the west side of 228"
Avenue, north of the Sammamish
Commons, with development intensities
gradually decreasing towards the
surrounding neighborhoods. The plan map
will follow a “wedding cake” approach,
concentrating civic and mixed-use buildings
around a centralized plaza or green space,
low and medium intensity multi-family uses
ringing the core area, and townhouses and
cottages transitioning to nearby
neighborhoods.

The Town Center also includes three
neighborhood-scale mixed-use areas (NMU):
one north of City Hall in the southwest
quadrant and one in both the northeast and
southeast quadrants. Residential units would
be planned around the neighborhood core
and transition outward following the same
“wedding cake” approach followed in the core
area.

Sammamish Town Center Plan
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Residential Choices

The Town Center will contain a variety of
housing choices including multi-family
buildings, townhouses, and cottages. Multi-
family and townhouse development will
provide amenities, trails and open space
throughout the center, achieve lower impact
development, provide activity around the
Commons and core, and provide for greater
housing type options and affordability. A key
aspect of this would be strong site planning
standards and a review process that would
ensure that public objectives for open space,
environmental quality, trails, access,
walkability, and parking impact reduction are
achieved.

Generally the residential land use
configuration will:

* Allow 4-6 story multi-family residences
around the CMU area; and 3-5 story multi-
family residences in the northeast and
southeast quadrants (as a part of the NMU)
and on the west side of 228" Avenue SE
just north of City Hall.

* Allow town house or cottage development in
most other areas.

* Retain single-family uses on the outer
northwest quadrant of the Town Center
planning area and along the western margin
to better transition higher intensity uses to
existing single-family areas.

* The Town Center will accommodate a
meaningful portion of Sammamish’s
reasonably anticipated population and
employment growth, consistent with the
Washington’s Growth Management Act and
regional goals.

Infrastructure and Street Connections

The following infrastructure, street
connections and improvements are important:

* A park or public open space in each quadrant.

* A central open space or public green within
the mixed-use core area.

* Street connection in the northeast quadrant
from E Main Street to the Eastside Catholic
High School Drive.

» Street connection in the southeast quadrant
from SE 8" to SE 4™ Streets.

» Street connection in the northwest quadrant
from the 228" Avenue SE/E Main Street
intersection to the core area.

* Re-grade of SE 4" Street west of 228"
Avenue to enhance access and visibility to
the core mixed-use area.

* Improvements to intersection(s), with safe
pedestrian crossings.

* High-speed communication and data
networks and other related infrastructure for
business and personal uses.

Pedestrian Network

The plan will include a comprehensive
pedestrian network of sidewalks, pathways
and trails. The plan should describe the
public and private responsibilities, illustrate
the general alignment of the network, and
describe connections to surrounding areas.

* Town Center uses and natural areas should
be connected with an extensive trail system
for pedestrians and bicycles.

» Pedestrian safety should be a priority,
especially in crossing 228™ Avenue SE.

e The Town Center should be eminently
walkable with accessible sidewalks, trails,
and pathways. The core area should
emphasize the “park once” and walk
approach, with centralized, structured
parking, and convenient and attractive
pedestrian connections creating a viable
“street scene.”

Page 12
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Environmental

The plan will include actions to protect and
enhance environmental functions and values,
including:
* Monitoring the ecological viability of aquatic
systems.

e Measures to maintain and enhance
ecological systems including priority areas
for conservation and restoration, a
mitigation banking program, and
educational activities.

* Low-Impact Development strategies.
Design and Development Standards

The plan will establish design and
development standards that will require
planning of circulation routes, parking
requirements, size, scale, location, street
orientation, and visual character of new
development to meet public policy objectives
and integrate development with nearby
areas.

Transfer of Development Rights (TDR)

The plan should incorporate a TDR system to
use market forces to better protect ecological
resources and open space with public
benefits.

Affordable Housing

The plan should incorporate an affordable
housing strategy to achieve and maintain
affordability for persons at 80 percent and
below of median income for a range of 10 to
20 percent of new units.

Transportation

The Final EIS (FEIS) will analyze the PM
peak traffic impacts of the Preferred
Alternative and identify feasible and cost-
effective mitigation measures.
Recommended Policies

* Activities and development should be

focused in a core area near the Sammamish

Commons and in neighborhood-scale areas
in the northeast and southeast quadrants.

Development intensity in the Town Center
should emphasize the “wedding cake”
approach, with multi-story mixed-use in the
core area and transitioning towards
surrounding uses at the Town Center
perimeter. The plan should be developed
and refined in coordination with affected
landowners to maximize compatibility.

New development should be located and
designed to reduce impacts to residential
neighborhoods adjacent to the Town
Center.

Town Center retail uses should primarily
serve Sammamish residents and not act as
a regional destination. A mid-sized grocery
store and a theater are acceptable, but “big
box” retailers are not.

Civic facilities are critical to the vibrancy of
the Town Center and should be included in
early planning.

Access to 228" Avenue SE should be
limited to the existing signalized
intersections.

Usable open space should be a priority for
each quadrant of the Town Center.

An affordable housing strategy with
implementation measures and incentives
should be part of Town Center
development.

Parking impacts should be minimized (by
centralizing it) as much as possible and by
using structured or underground facilities.

A shuttle system to service and link Town
Center uses to other key areas should be
investigated.

New development should be focused away
from natural resources and critical areas
with adequate mitigation.

Sammamish Town Center Plan
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Office space development should take into
account the needs of local businesses,
including home-based businesses and
entrepreneurs, and should consider flex-
tech spaces and fiber communication and
data networks.

The plan should include an implementation
strategy that provides a sense of confidence
that the policy goals of the plan will be
followed.

The City should encourage green building
techniques, low-impact development
techniques and other mechanisms to
minimize environmental impacts.

The plan should take special note of
sensitive drainage basin issues for Ebright
Creek and George Davis Creek.

Recognizing that market dynamics create
new development, the implementation
strategy, including development regulations,
should be written to afford a reasonable
degree of flexibility while addressing
important public policy issues.

The implementation strategy should address
transition strategies such as landscape
buffers and setbacks to mitigate impacts for
noise and light on current residents and
landowners within the planning area.

Public view corridors should be identified
and protected through site design and
building location and height.

The financial effects (costs and revenues) of
the plan should be studied and appropriate
strategies for minimizing impacts to
taxpayers identified.

Future transit and transit partnerships
should be considered in the plan.

Transportation impacts of Town Center
development should be addressed through
a variety of strategies, including:

- Greater connectivity of roadways within, to
and from the Town Center.

- Trip reduction through bicycle/pedestrian
access.

- Transportation demand management
through measures such as timing of
school days, shuttle service, carpool
access, etc.

- Roadway and intersection improvements
inside and outside the Town Center.

- Other measures as may be identified.

The conceptual map may be used to guide
the subarea land use plan. However, a
flexible approach for locations of mixed-use
and civic facilities should be allowed,
including areas shown for multi-story
residential and institutional uses.

Page 14
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[ll. Plan Concept

This section describes the plan’s fundamental concepts
that translate the Council’s vision into implementable
actions and link them together in an organized
framework. As noted above, the vision calls for the
integration of urban and natural qualities. To accomplish
this challenging goal, the plan incorporates the following
conceptual directions:

* Focus mixed-use development into village centers.
The plan envisions village type centers in each of the
four quadrants. The villages in the northeast and
southeast quadrants are primarily neighborhood
oriented providing local services and opportunity for
offices. A larger “core” mixed-use development area is
centralized within the western quadrants of the Town
Center and focused near SE 4™ Street around an open
space spine and encircled with multi-family residences.
The city’s most intense development (up to 6 stories) is
encouraged in this primary mixed-use “core.” Two
smaller mixed-use areas are located north and south of
City Hall. Land use intensity steps down substantially
from the core mixed-use area much like a wedding
cake so that land uses and design treatments on the
perimeter of the Town Center are compatible with
surrounding single-family neighborhoods.

* A variety of housing types. To encourage a diversity
of housing to meet the needs of current and future
residents, the plan calls for a mix of multi-family,
townhouse, cottage housing, and single-family units.
These will provide housing choices, allow for affordable
housing initiatives, reduce impacts and support desired
commercial uses.
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Town Center Planning Concept

Town Center character derived from
architecture combined with a
predominance of landscaped and

natural open space. New streets to improve area-wide circulation
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Figure 11. Concept map to be used with the color legend in Figure 12 on opposite page.
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Proposed Town Center Use Types

Medium scale Mixed-Use (4 - 6 story)
- Increased density can provide more public amenities
- Typically can provide structured parking for

residential and retail
- Provides "Eyes on Street” for safety
- Includes offices

Neighborhood Mixed-use (3 - 5 story)
- Structured parking for residential
- May still need surface parking for retail and office
- Upper level residential adds "eyes” on the street
and adds to market for retail
- Includes offices

Civic and Institutional
- Public Buildings clustered around Sammamish
Commons
- Establish a distinctive public building character

Low Intensity - Single Family or
Cottage Housing

- In scale with surrounding uses

- Lower density = less available for public open space

- Cottage housing = higher density and lower cost
Than regular single family homes

Low Intensity - Town Houses

- Higher density & more public amenities than SF

- More affordable than SF

- Good transitional use between single family and
commercial / mixed - use areas

Medium Density
(3 -4 Stories)
- Higher density = more public amenities and open
space
- Includes structured parking
- Facilitates regional storm water management

Figure 12. lllustrated legend for the concept map (Figure 11) on the previous page.
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Create a comprehensive system of parks, open
space, and trails. Building on the Sammamish
Commons and protected stream and wetland corridors,
the plan includes a system of parks, open spaces,
trails, and natural areas that provide a wide variety of
recreational opportunities. Pedestrian and bicycle links
and environmental enhancements will serve the Town
Center and the city as a whole. Trail construction is an
especially critical aspect of this element to physically
connect the various quadrants within the center, and
enhancement of forested corridors and views will
likewise connect the center visually.

Employ an integrated strategy to managing storm
water and enhance the ecology. The Town Center
offers the city’s best opportunity to “do it right” in terms
of environmentally sensitive development and
comprehensive ecological enhancement. To be
effective, environmental management and ecological
enhancement activities must be combined in a
comprehensive strategy that integrates, low-impact
development (LID) techniques to more closely emulate
the natural hydrology. This includes reduced building
footprints and provisions for stream corridor
enhancements and regional storm water facilities. The
City may consider a comprehensive sustainability
strategy to address a range of environmental issues,
such as energy use, greenhouse gas generation, and
green building opportunities.

Construct an efficient circulation system. Several
roadway improvements facilitate vehicle, pedestrian,
and bicycle movement. Some recommended
improvements are necessary to improve circulation
around and within the Town Center while other roads
primarily provide access to new development and will
be paid for by the property owners. Although road
construction is kept to a minimum to reduce costs and
minimize impacts, the roadway system will emphasize
pedestrian and bicycle travel and promote transit use.

Provide important community and civic facilities.
Public facilities accommodating recreation, senior,
youth and community activities, library and educational
resources, social services and other civic functions are
clustered around the Commons for greater access,
shared use of parking and other infrastructure and the
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synergy that results from a mix of activities. This
strategy makes maximum use of the City’s investment
in the Commons and will help to energize that open
space. Some of the facilities may be developed
through partnerships with public and private
organizations.

* Establish a distinctive design character. The
envisioned design character emphasizes integration
with the natural rolling and wooded landscape and new
buildings that exhibit an intimate scale, inviting
architectural character, high quality construction and
integration with the Town Center’s natural setting.
Beyond the Town Center’s physical image, the town
center’s physical character will reinforce the larger
city’s identity of a progressive community supporting an
active lifestyle and an intimate relationship to the
natural environment.

* Sustainability. Development of the Sammamish
Town Center is an opportunity to encourage that the
health, diversity, and productivity of the environment is
maintained and enhanced for the benefit of future
generations. The Town Center should be developed
using ecologically sustainable building and
development practices, including, but not limited to,
Low Impact Development, Green Building and/or LEED
techniques and certification process, and others. To
address climate change, the City should consider
mechanisms to ensure that effective carbon reduction
and elimination strategies are incorporated into
development design, construction, and operations.
Specific strategies shall be developed, evaluated, and
adopted to implement the objectives of this policy.

Additionally, quality design and multiple venues for
performances and civic and educational activities will
enhance the social and cultural lives of residents. Public
art and amenities will further enhance the community’s
sense of place and design quality.

The following chapters discuss land use, circulation, parks
open space and trails, environmental management, and
design elements in further detail. These individual
elements are configured to work together, and to a large
extent, it is impossible to discuss one element without
mentioning objectives from other elements. For example,

Sammamish Town Center Plan
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the parks, open space and trails recommendations are
intimately connected to environmental management and
restoration goals. An indication of the efficiency and
viability of a plan is the degree to which individual
measures address multiple objectives and to which the
various elements are inter-related.

Many of the recommendations call for more planning or
analytical work. While most subarea plans require further
analysis and detailed planning work for their
implementation, this plan includes requirements for master
planning and design for the mixed-use centers, trail
systems, and environmental systems. These are
particularly important for successful Town Center
redevelopment because of the complexity of and
opportunities posed by ecological systems, the constraints
imposed by the road network and topography, the
configuration of individual land ownership patterns, and the
diversity of public facilities desired. Achieving the City’s
vision will take a sophisticated, strategic approach and
sustained, coordinated actions.

Small scale development on Town Protected and Connector roads

Center perimeter and next to Western enhanced North east providing multiple
existing neighborhoods mixed-use node wooded areas mixed-use node routes through center

Critical Area Bu/fer

Critical Area

Cresk
& Creek bed ~—Park Area

Z"Green Spine” open space/ L ad Ebright =N i east mixed-use node
water quality facility north of commons  Creek watershed vegetated corridors

Figure 13. Sammamish Town Center concept visualization (view looking northward).
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Figure 14. Type of development
envisioned for the core mixed-use
center.

Ty

e 4 I
Figure 15. Type of development
envisioned for neighborhood mixed-
use centers, although architecture
styles may vary.

This chapter describes the elements that make up the
Town Center Plan. The elements include Land Use,
Transportation, Open Space, Trails, and Public
Facilities, Natural Systems, Design, and Housing. Each
element includes a discussion of the overarching objective;
relevant conditions, challenges, and opportunities;
strategy; goals and policies; and recommended
implementation actions.

Land Use
Objectives

The Sammamish Town Center Vision Statement calls for a
Town Center that is a gathering place for social interaction,
with well designed mixed-use development, cultural and
recreational opportunities, and a variety of housing types
within a walkable, pleasantly landscaped setting. These
objectives support the City’'s Comprehensive Plan goals
encouraging land use patterns that promote walkability and
diversity and reinforce a sense of community.

Conditions, Challenges, and
Opportunities

Current land uses are dominated by sparsely developed
residential lots and former agricultural lands. The
numerous, individual property ownerships present a
challenge to successful Town Center development, so
implementation schemes must provide measures to ensure
that new development is coordinated to provide efficient
circulation and infrastructure, use compatibility, and design
consistency. Additionally, to reflect timing preferences of
individual landowners, the land use development strategy
must be flexible. The Town Center needs a cohesive
development pattern even if some properties remain
undeveloped in the short term.

Sammamish Town Center Plan
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The planning area is surrounded by wooded steep
slopes and single-family residences. For this reason,
the City Council has endorsed a “wedding cake” land
use configuration, with more concentrated land use
intensities on the plateau north of the Sammamish
Commons tapering down to low-rise development at the
perimeter of the district.

This plan is intended, despite these challenges and
constraints, to meet the community’s vision and
objectives.

Strategy

Envisioned Land Use Pattern

The Town Center’s land use development pattern
consists of a core mixed-use center on the level plateau
north and south of SE 4" Street and four smaller
neighborhood mixed-use nodes in the southwest,
northeast, and southeast quadrants. All five mixed-use
areas include pedestrian-oriented retail on the ground
floor, residential and office uses, and structured parking.
Adjacent to each of these centers will be multi-family
buildings of three to five stories, with ample open space.
Lower intensity townhouses and single-family residences
will be developed around much of the Town Center’s
perimeter. An area generally along SE 8" Street allows
current uses to remain while preserving the opportunity
for future development.

Civic uses—City Hall, the library, and perhaps a non-
profit entity—will be located around the Sammamish
Commons, with a small amount of retail services located
near the 228™ Avenue SE/SE 8" Street intersection and
other facilities located just north of the Commons.

Mixed-use areas west of 228" Avenue SE will emphasize
retail-oriented commercial that supports and creates active
people-friendly streetscapes and community gathering
areas. Mixed-use areas east of 228" Avenue SE will
emphasize office-oriented commercial with complementary

LI the Lake Washington School District decides to build a school on its
site in the northeast quadrant, then that node will need to be
reconfigured.

Figure 16. Example of type and
relative intensity envisioned for
multi-family housing.

development.

Figure 18. Example of cottage
housing.
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localized retail to support the office uses. The
development regulations will address specific ways to
accomplish these goals to ensure a specific and
appropriate mix of uses.

All areas of Town Center would permit public schools or
civic structures for public benefit after the required review
for such projects. Civic uses on the west side of 228"
must be complementary to the retail core as determined by
development regulations and approval process.

Four mixed-use nodes
Church

Figure 19. The envisioned Town Center land use pattern features four mixed-use nodes surrounded by
multi-family residences, with low-density residential on the periphery (view looking south).
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Regulatory Measures

As noted earlier, development of the Town Center to fit the
community’s vision is complicated by the area’s numerous,
relatively small property ownerships. Creating a cohesive
Town Center is much simpler if a single or small number of
entities can design and construct the whole development.
Coordinated planning will be necessary to, at a minimum:

1. Construct an efficient roadway system.

2. Coordinate storm water management through an
integrated regional system.

3. Integrate trails, open spaces, and pedestrian-
oriented areas.

4. Locate higher intensity uses to minimize impacts
and maximize compatibility.

Therefore, the implementation and regulatory framework
requires master planning in each of the mixed-use nodes.
Master planning will be accomplished in conjunction with
the City and may be initiated by a single, large property
owner or a coalition of

owners of several smaller
properties. A group of

\ (o} property owners may
P submit an application to
c \ B the City to undertake a
master plan.
I_‘ A-2
B
A-1
B %
c|B A-1 B
R
B
Z Figure 21. Town Center
I zones. See Table A-1in
D A-4 B | Appendix 1 for zone-specific
regulatory guidance.

Sammamish
Town Center Zones

A-5 69 o0z a0 reer

Sammamish Town Center Plan

Page 25



V. Plan Elements

As Table A-1 in Appendix 1 indicates, developers of
properties in the mixed-use nodes must master plan the
zone prior to any redevelopment. Owners of any of the
adjacent B zone properties would be encouraged to be
included in the master planning so that they can more

actively participate in the design process and receive some

of the benefits accruing to master planned A zone
properties.

Each resulting master plan will essentially result in an
agreement in which the City and property owners agree to
a development layout indicating:

Amounts and locations of proposed land uses.
Roads and connections to activities.
Open space and pedestrian connections.

Surface water management facilities and practices.

Maximum height and bulk of buildings.
Landscape concept or guidelines.
Architectural concept or guidelines.

The master plan will also include a process for amending
the development plan to allow some flexibility as
development proceeds.

Table A-1 also identifies the base and maximum residential

densities and commercial development allocations for
various zones within the Town Center. These allocations
address several planning objectives:

* This adopted plan establishes an upper limit for

development in the Town Center of 2,000 dwelling units

and 600,000 square feet of commercial development.
This means that the maximum build-out allowed outright
by zoning should remain within these limits. However,
the implementation of a Transfer of Development Rights

program could exceed these allocations. (See the third

item under the “Recommended Implementation Actions”
on page 33.)

* This plan attempts, as much as possible, to allocate
development capacity equitably to all property owners
and to allow as much development flexibility as
possible consistent with the City’s vision for the Town
Center. Many property owners around the planning
area perimeter preferred less intense development.
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At the same time, most participants in the planning
process stated a preference for a “wedding cake”
configuration, with more intense development in the
mixed-use nodes and lower intensity development at
the Town Center’s edges, especially in areas adjacent
to single-family neighborhoods.

* Developers and planners participating in the
Developers’ Forum noted that areas with greater
concentrations of both commercial and residential
activity will be necessary to successfully create the
envisioned mixed-use centers. Therefore, the City may
create a regulatory mechanism to allow greater
develop-ment intensities in the mixed-use nodes for
project proposals that meet or exceed the City's
expectations for high-quality and achieving public
objectives.

The solution to these challenges is to establish a base
residential density and commercial development allocation
for each zone that results in allocating about 80 percent of
the total development. The remaining 20 percent of the
development would be allocated as an incentive for
proposals consistent with specified criteria. Thus, the total
number of dwelling units developed if the base allocations
were built out would be approximately 1,656 dwelling units.
Developers could apply for a portion of the remaining
dwelling units (approximately 344), up to the maximum
density limits indicated in Appendix 1.

Similarly, if all properties were built to the base allocations
shown in Appendix 1, there would be 470,000 square feet
of commercial buildings and 130,000 square feet of
capacity to provide as an incentive for exemplary
development.

Figures 22 and 23 graphically illustrates the how the base
and maximum densities and commercial square footage
can be used to allow for concentrated growth while limiting
total development to the Council’s caps and providing all
property owners attractive development opportunities.

Tables A-1 and A-2 in Appendix 1 describe regulatory
directions based on the policies and analysis in this
section.

Sammamish Town Center Plan
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Dwelling units per gross developable acre
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Figure 22. lllustrating base and maximum residential development allocations for the Town Center
zones. Note the pool of 344 dwelling units available for distribution as bonus units.
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Figure 23. lllustrating the base commercial area allocations by zone and the pool of additional
commercial area available for bonuses.
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In implementing this regulatory approach to development
allocation, the following directions are recommended:

* Residential densities are based on a “gross buildable”
land area that includes property used for new roads,
open space, and other public and private
improvements but not critical areas and their buffers.
This is because roadways will be built on some
properties, and it is not intended that road construction
should limit the allowable development that a property
owner would otherwise have.

* If a property owner does not develop to the full
development allocation, then the City should add that
unused capacity to the pool of allowable dwelling units
and square footage of commercial development offered
as incentives to other property owners and developers.
This will help ensure that the Town Center’s
development capacity is not wasted and that there is
sufficient intensity to provide a multi-faceted,
pedestrian-oriented mixed-use center.

* The City should periodically re-evaluate the
development caps. It may be that the desirability of
development in the Town Center and opportunities to
mitigate potential impacts would make more intense
development advantageous from a public standpoint.
For example, the City might re-evaluate the caps when
actual development reaches approximately one-third of
the current maximum development cap. During the
plan’s review process, the City might also explore the
benefits of raising the 600,000 square foot commercial
development cap, provided that relevant issues and
impacts can be addressed. It appears that the traffic
impacts are less for commercial development than for
new residential units, and commercial development is
desirable from a tax revenue and local employment
perspective.

* E zone designation could only be changed through
future amendment to the Comprehensive Plan.
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Goals and Policies

Goal LU-1: Promote Town Center development design
that maintains a harmonious relationship to the natural
surroundings, exhibits an intimate scale, welcoming
character, and sense of place.

LU-1.1 New development should be located and
designed to reduce impacts to residential
neighborhoods adjacent to the Town Center.

LU-1.2  Access to 228" Avenue SE should be limited to
the existing signalized intersections.

LU-1.3 Parking impacts should be minimized (by '
centralizing it) as much as possible and by Figure 24. Participants, Committee,

using structured or underground facilities. Commission, and Council agreed
_ o that access from 228" Avenue SE
LU-1.4 Design guidelines should ensure that new should be restricted.

development is characterized by human scale,
integration with the surrounding landscape, and
quality design.

LU-1.5 Landscaping and natural area retention should
be an essential part of new development.

LU-1.6 Utilize multiple integrated measures of the
preferred storm water management techniques
as the standard within the Town Center.

Goal LU-2: Establish aland use pattern, with central
gathering places, that increases social interaction,
encourages walkability, diversity, and creativity, and
enhances cultural opportunities.

LU-2.1 Mixed-use activities and development should
be focused in a core area north of the
Sammamish Commons and in neighborhood-
scale mixed-use nodes in the southwest,
northeast, and southeast quadrants.

LU-2.2 Mixed-use areas on the east side of 228"
Avenue SE should emphasize office-oriented
commercial with complementary localized retall
to support the office uses. The development
regulations should address specific ways to
accomplish these goals to ensure a specific and
appropriate mix of uses.
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LU-2.3

LU-2.4

LU-2.5

LU-2.6

Mixed-use areas west of 228" Avenue SE
should emphasize retail-oriented commercial that
supports and creates active people-friendly
streetscapes and community gathering areas.

All areas of Town Center should permit public
schools or civic structures for public benefit after
the required review for such projects. Civic uses
on the west side of 228" Avenue SE should be
complementary to the retail core as determined
by development regulations and approval
process.

Development intensity in the Town Center should
emphasize the “wedding cake” approach, with
multi-story mixed-use in the core area and
transitioning towards surrounding uses at the
Town Center perimeter. Each master plan should
be developed and refined in coordination with
affected landowners to maximize compatibility.

A central gathering place should be provided in
each mixed-use node.

All of the mixed-use nodes should be
interconnected with an well-planned system of
sidewalks, trails, and pathways.

Opportunities for art and cultural activities should
be provided in the core mixed-use node north of
the Sammamish Commons and, to a lesser
extent, in the neighborhood mixed-use nodes.

Goal LU-3: Accommodate in the Town Center a full
range of commercial, recreational, cultural, and
educational services that provide Sammamish citizens
what they need for a full life.

LU-3.1

LU-3.2

Town Center retail uses should primarily serve
Sammamish residents and not act as a regional
destination. A mid-sized grocery store and a
theater are acceptable, but “big box” retailers
are not appropriate.

If the Lake Washington School District decides to
develop a school site on its property in the Town
Center, then this use should be allowed and
integrated with that neighborhood mixed-use
center in the northeast sector.

Sammamish Town Center Plan
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LU-3.3 Public facilities and amenities should be priority
uses, with public services and amenities located
primarily adjacent to or near the Sammamish
Commons.

Goal LU-4: Encourage employment and business
development opportunities in the Town Center.

LU-4.1 Office space development should take into
account the needs of local businesses,
including home-based businesses and
entrepreneurs, and should consider flex-tech
spaces and include sufficient fiber
communication and data networks.

LU-4.2 Allow space for businesses and services
opportunities, such as medical offices or
institutional facilities.

Goal LU-5: Develop aregulatory program and other
implementation measures that are timely, flexible,
predictable, fair to all and that result in superior
development.

LU-5.1 The plan should include an implementation
strategy that provides a sense of confidence
that the policy goals of the plan will be followed.

LU-5.2 Recognizing that market dynamics create new
development, the implementation strategy,
including development regulations, should be
written to afford a reasonable degree of flexibility
while addressing important public policy issues.

LU-5.3 The implementation strategy should address
transition strategies such as landscape buffers
and setbacks to mitigate impacts for noise and
light on current residents and landowners within
the planning area.

LU-5.4 The regulatory system for directing new
development should include a master planning
process for the mixed-use nodes that
encourages property owners and the City to
work together for mutual benefits.

LU-5.5 Design guidelines should be established to
direct new development in a way that is
consistent with the Town Center Plan and the
Council’s vision.
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LU-5.6 Encourage land assembly through property

owner cooperation and other regulatory and
programmatic means.

Recommended Implementation
Actions

1. Adopt implementing regulations.

Craft zoning, development standards, and design
guidelines that address land uses, development
intensity, site and building design, and incentives to
achieve the goals of the plan, and designed to be
supported by the market and utilize land efficiently.

Establish a mixed-use node master plan process.
The process should establish a master plan for each
mixed-use node area (identified as A zones in

Figure 21) and should identify the procedures,
responsibilities, review and approval process, contents,
and timelines for each master plan.

Explore Transfer of Development Rights (TDR)
program provisions. Explore provisions for a TDR
program allowing residential density transfers from
Sammamish properties outside of the Town Center to
sites within the Town Center. Such transfers would
allow developments in the Town Center to exceed the
residential allocation or commercial square footage
allocation since they would be reducing residential
density in other parts of the city.

Sammamish Town Center Plan
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Transportation
Objectives

Transportation improvements are a critical element of
the Town Center Plan. They are intended to provide
safe, efficient, and attractive connections to Town
Center uses and amenities and minimize congestion
impacts within the Town Center and in surrounding
areas. The plan also promotes bicycle and pedestrian
access, both as a means of transportation and
recreation, and provides for development that is
conducive to walking, biking, and transit use.

Conditions, Challenges, and
Opportunities

Pedestrian and Bicycle Access

The sidewalks along 228" Avenue and SE 8" Street
and pathways through the City Hall complex and new
Sammamish Commons are the only designated
pedestrian areas currently in the Town Center. The
12-foot wide sidewalk on the east side of 228™ Avenue
SE is intended to function as a combined bicycle and
pedestrian trail. SE 8" Street also includes bicycle
lanes (connecting with neighborhoods to the east).

Topography, the incomplete street grid, and the
separation of uses pose substantial challenges for
bicycle and pedestrian access for getting both to and
around in the Town Center. 228™ Avenue SE, itself,
can be a formidable pedestrian barrier due to its traffic
volume and width. Nevertheless, the Town Center’s
terrain offers tremendous opportunities for a
recreational trail system that can be planned and
developed in conjunction with new Town Center
development. This could be a combination of soft
surface nature trails along the various wetland buffers
to urban multi-use trails connecting developments.
The topography allows many opportunities for trail
configurations that run parallel to the slopes. The
street grid discussed above provides opportunities for
bicycle and pedestrian traffic within bicycle lanes,
shared lanes, and wide sidewalks.

Figure 25. Off-street trails are a
high priority for the Town Center.
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Figure 26. 228" Avenue is the city
and Town Center’s primary north-
south circulation spine.

Compact and coordinated mixed-use development
emphasized in the Vision Statement also provides an
opportunity to reduce vehicular trips by locating uses close
to one another and encouraging walking and bicycling.
Transit Use

King County Metro provides all of the transit service to the
City of Sammamish. Sound Transit constructed a park and
ride at the commercial center south of the Town Center
area. There are three routes that currently provide service
along 228™ Avenue and, as a result, would serve the Town
Center. While the plan will likely provide enough
development to justify increased transit access, frequency,
and service, the challenge will be getting transit off 228"
Avenue to the designated mixed-use areas. Again, with
compact and coordinated mixed-use development, the
areas can be designed conducive to transit use if and
when it becomes available.

Vehicular Access

The primary elements of the Town Center’s current
circulation network include 228™ Avenue SE (functioning
as the central north-south spine) and three east-west
streets (E Main Street and SE 4" and SE 8" Streets).
Planning carefully for the 228" Avenue corridor is
necessary for the Town Center’s development and
success.

¢ Northeast and Southeast Quadrants

E Main Street and SE 8" frame the northern and
southern boundaries, respectively, east of 228"
Avenue SE. E Main Street is a substandard local
roadway that only provides access to a few houses and
ends before reaching the eastern boundary of the
Town Center. With a signalized intersection at 228"
Avenue, E Main Street provides a good opportunity to
access development in the northeastern quadrant of
the Town Center. SE 8" Street is a designated minor
arterial and separates Skyline High School from the
Town Center and connects with neighborhoods to the
east. While SE 4™ Street currently ends just east of
228" Avenue SE, Eastside Catholic High School’s
private driveway offers an opportunity to extend the
street to serve eastern portions of the Town Center.

Sammamish Town Center Plan
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¢ Northwest and Southwest Quadrants
SE 4™ Street is the primary access road for most of the
Town Center property west of 228" Avenue. The two-
lane roadway (designated “collector”) connects
neighborhoods to the west with the Town Center.
Distinct challenges for development of the western
quadrants include the steep hill off 228™ Avenue and a
substandard, indirect route to neighborhoods to the
west of the Town Center (via 218" Avenue SE and SE

b

th o
8" Street). Figure 27. The steep hill on SE 4"
Street will need to be graded to
A series of small private roadways currently provide accommodate Town Center uses
access to many of the existing homes in the Town Center. and activities.

Most, if not all, will be insufficient to serve the desired
Town Center development. Topography and the
fragmented pattern of property ownership will pose
significant challenges to the development of a connected
local roadway system. Topography could make the
roadways more expensive, require routes that do not
correspond with land ownership patterns, create visibility
challenges, and present bicycle and pedestrian access
challenges. Atthe same time, the topography will likely
help keep speeds lower and create a roadway system that
will be unique to the Town Center.

Parking for existing uses in the Town Center Plan is
provided by off-street parking lots and individual
garages. The new City Hall features underground
parking. The increase in development intensity desired
as part of the plan will require substantial parking. Much
of this will need to be within and underneath structures.
While this is more expensive, it provides for more
compact, walkable development, and the reduced
impervious areas provide substantial environmental Figure 28. Large surface parking
benefits. The new roadways needed for the Town lots are not part of the vision for the
Center’s development also provide a good opportunity Town Center.
for on-street parking.
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Strategy

The Town Center Plan’s transportation strategy
emphasizes a combination of compact and coordinated
development with a broad range of street improvements,
new street configurations, and trails to provide a safe,
efficient, and attractive circulation system. Below is a
summary of the overarching strategy for the various
elements related to circulation.

Roads designed to | SE BTH ST

accommodate transit
use and stops at key 2 L
locations ! |

I

Structured Parking

Figure 29. Key transportation elements (view looking west).
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Vehicular Access

Based on the intensity and configuration of development
planned for the Town Center, a range of vehicular
improvements will be necessary to serve the development
and to mitigate congestion impacts to the city’s roadway
network. This includes substantial improvements to existing
roads (particularly SE 4™ Street) and the creation of new
roads. In order to relieve pressure on 228" Avenue, new
“connector roads” will be needed to serve development in
the northwest, northeast, and southeast quadrants.
Additional local access roads will also be needed to serve
new development and provide for a connected circulation
system. A limited number of off-site street improvements
may also be needed to mitigate impacts from Town Center
development. These improvements, together with a
connected system of trails, will allow Town Center residents
and visitors a variety of choices in how to get around the
area.

Parking

Parking will be accommodated by a combination of off- and
on-street parking spaces/lots. Compact and coordinated
mixed-use development will provide opportunities for
shared parking facilities. Such facilities may be shared
between public and private uses — and between different
private uses. Due to the level of density anticipated in the
Town Center and to environmental and aesthetic concerns,
most of the required off-street parking will be underground
or within structures.

Non-Motorized Transportation

As safe, efficient, and attractive pedestrian and bicycle
access is one of the top priorities for the Town Center’s
development, the plan calls for an extensive and
connected network of streets and trails. Walking and
bicycling are among the most promising means of travel:
friendliest to the environment, healthiest for individuals,
and cheapest for society. Sidewalks will be provided on all
public streets, with the widest sidewalks in the mixed-use
areas. Bicycle lanes are recommended for SE 4™ Street
and key connector streets. Crossing improvements at all
the signalized intersections along 228" Avenue SE are
important, particularly at SE 4" Street.

Figure 30. Town Center
development should provide for a
hierarchy of trails, from urbanized

pathways within developments
(above) to nature trails (below).
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Transit-Oriented
Development

Transit-oriented development
(also called TOD) refers to
pedestrian-friendly land
development activities that are
built within easy walking distance
of a major transit station. TODs
generally include a compact mix
of different land uses that are
oriented to public walkways and
automobile parking is minimized
to promote pedestrian activity.

The plan provides for a hierarchy of trails to connect the
land uses and amenities of the Town Center with
surrounding uses. These trails are intended to serve both
transportation and recreational functions.

A critical element of non-motorized transportation strategy
involves the compact and coordinated nature of
development. The Town Center’s configuration with
mixed-use nodes will reduce walking distances between
uses and amenities and reduce the dependency on
automobiles.

Transit

The Town Center’s configuration with compact mixed-use
nodes will be built to accommodate viable transit use. The
street grid will be designed to accommodate transit access
and the mixed-use nodes will be designed to provide for
transit stops at key locations. The land use mix and
intensity in these mixed-use areas are intended to provide
sufficient pedestrian activity to support transit use.
Coordination with King County/METRO and Sound Transit
will also be needed to provide desired transit service.

Transportation Demand Management (TDM)

TDM refers to a variety of strategies that reduce
congestion on our transportation corridors. TDM
emphasizes commute options, including the use of
carpools, vanpools, buses, bicycling, walking, compressed
or varied work hours, or working from home. These
strategies will be particularly critical in Sammamish given
the constraints of the city and region’s roadway network
and the cost to add capacity to the roadway network.

Transportation Demand Management

Transportation-demand management, or TDM, succinctly is described as being "the art of influencing
traveler behavior for the purpose of reducing or redistributing travel demand." The primary purpose of
TDM is to reduce the number of vehicles using highway facilities while providing a wide variety of
mobility options for those who wish to travel. Although the acronym "TDM" has been in use only since
the mid-1980s, the concept of demand management first appeared during World War I, when drivers
were urged to carpool and conserve gasoline. In 1974 the concept became institutionalized as part of
the transportation management system (TMS) requirement promoted by join planning regulations set
by the Federal Highway Administration and the Urban Mass Transportation Administration (now the

Federal Transit Administration).

Sammamish Town Center Plan
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Goals and Policies

Streets

Goal T-1: Establish and maintain a connected
hierarchy of streets that accommodates desired Town
Center land uses and human activities.

T-1.1

T-1.2

T-1.3

T-1.4

T-1.5

Upgrade SE 4™ Street and Eastside Catholic
High School’s private access road as the
primary east-west roadway connection within
the Town Center.

Develop new connector roads that serve new
development in the northwest, northeast, and
southeast quadrants and reduce pressure on
existing roadways.

Develop a connected system of local access
roads that serve planned Town Center
development.

Enhance westerly roadway connections to and
from the Town Center via SE 4" Street, 218"
Avenue SE, 217" Avenue NE, and SE 8"
Street.

Enhance easterly roadway connections to and
from the Town Center via an extension of 232"
Avenue SE.

Goal T-2: Provide transportation facilities that create a
unique character for the Town Center.

T-2.1

T-2.2

T-2.3

Design and configure Town Center roadways to
protect environmentally critical areas.

Utilize the minimum required street widths to
obtain the desired level-of-service (LOS)
standards for the street.

Establish street design standards to create
distinctive streetscape, lighting, crosswalk,
landscaping, and street furniture design.

Sammamish Town Center Plan
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Goal T-3: Provide for Town Center circulation while
addressing safety and minimizing impacts to
surrounding neighborhoods.

T-3.1 Provide for a safe and convenient network of
roadways to serve Town Center development.

T-3.2 Limit the placement of buildings or other
development features that inhibit the desired
connectivity of the Town Center circulation
network.

T-3.3 Minimize new access points off of 228" Avenue.

T-3.4 Establish speed limits appropriate for the
design of each roadway.

T-3.5 Incorporate traffic calming road design into the
standards for the Town Center.

Goal T-4: Minimize transportation impacts on the
natural environment, air quality, noise quality, and fuel
consumption.

T-4.1 Conduct Transportation Demand Management
activities.
T-4.2 Design and construct roadways to minimize

impervious area.

T-4.3 Emphasize low-impact development techniques
in the design and construction of streets.

Non-Motorized Transportation

Goal T-5: Create an attractive, safe, and convenient
road and trail network that promotes walking,
bicycling, and other non-motorized forms of
transportation.

T-5.1 Develop a connected street/sidewalk and tralil
system. (See also the Open Space, Trails,
and Public Facilities element on page 53.)

T-5.2 Establish streetscape design standards to
encourage pedestrian and bicycle use.

T-5.3 Provide pedestrian street crossing
improvements on all 228" Avenue SE
intersections. In addition to crosswalk
improvements, explore the feasibility of a
pedestrian overpass at SE 4" Street.
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Parking
Goal T-6:

Provide parking in the Town Center

appropriate to accommodate desired uses.

T-6.1

T-6.2

Goal T-7:

Provide for minimum parking requirements for
Town Center land uses.

Adopt standards to provide for shared parking
between non-residential uses.

Minimize the impacts of parking facilities on

the Town Center’s visual environment.

T-7.1

T-7.2

T-7.3

Transit
Goal T-8:

Adopt regulations to emphasize structured
parking over surface parking.

Adopt design guidelines that seek to locate and
design parking facilities to minimize visual
impacts on the pedestrian environment.

Configure land uses and development to
encourage forms of non-motorized
transportation and transit use, thus reducing the
need for vehicular parking.

Promote the use of transit and the

expansion of transit service to serve Town Center
development.

T-8.1

T-8.2

T-8.3

Provide for compact mixed-use centers that can
effectively be served by transit.

Design collectors and arterials to accommodate
transit use.

Work with local transit agencies to enhance
transit service to and within the Town Center.

Sammamish Town Center Plan
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Recommended Implementation Actions

Vehicular Access

1. Improve SE 4" Street. This will be the primary access
for most residents and visitors to the Town Center’s core
and, thus, the street warrants top priority. The cross-
section will be designed to City standards and include
bike lanes, curb, gutter, sidewalk, and landscaping. The
improvements will require additional right-of-way and
include a boulevard configuration with a center
median/turn lane and wide planting strips. The design
will need to also accommodate traffic control, such as a
roundabout or traffic signal, at the main access point(s)
in the core mixed-use area. Also, substantial grading
will be needed on the slopes between 228™ Avenue and
the core mixed-use area to the west to enhance access,
visibility, and safety. Widening of this corridor should
also include improvements at the following intersections:

a) SE 4" Street/228" Avenue SE. The intersection of
228" Avenue SE/SE 4™ Street is anticipated to
operate at an acceptable level with the plan, but
gueuing impacts are expected on the west
approach. Eastbound queuing at the west
approach can be mitigated through the addition of
an eastbound right-turn lane to accommodate
eastbound SE 4" Street traffic heading south on
228" Avenue SE.

b) SE 4" Street/218"™ Avenue SE. The widening of SE
4™ Street should extend to 218" Avenue SE to the
west to provide for an additional westbound turn lane
at this intersection. In addition, the traffic volumes at
this intersection are forecasted to warrant additional
traffic control. This would include making the
intersection all-way stop controlled or installing a
roundabout or traffic signal.

2. Convert Eastside Catholic’s access road to a public
street. While this road was originally intended to just
access Eastside Catholic High School, it will become the
primary access point to the development in the
northeast and southeast quadrants. Thus, this link is
expected to facilitate a substantial amount of vehicular,
bicycle, pedestrian, and bus traffic. The plan calls for
converting this road to a public street (the extension of
SE 4™ Street), acquiring a 72-foot right-of-way, making
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lane configuration changes, and adding a bicycle lane,
planting strip, and sidewalk improvements.

Develop connector roads. These roads will serve the
northwest, southeast, and southwest quadrants and
are intended to provide better circulation within the
Town Center as development occurs in these
guadrants. They are intended to reduce pressure on
228™ Avenue and SE 4™ Street by providing more
options to move about the area. Due to the cost,
configuration, ownership pattern, and phased nature of
such developments, these roads are likely to be built in
phases parallel to development activity in the Town
Center. While the exact location and configuration of
these roads may vary, the connection points shown in
Figure 32 are the most desirable locations, provided
they are designed to meet City requirements.

Extend 232" Avenue SE southeasterly. While this
connection is intended primarily to serve new
development to the east of the Town Center, it will
provide more circulation options for uses within the
Town Center and thus reduce pressure on both 228"
Avenue and SE 4" Street.

Develop local access roads. Additional public and
private streets will be necessary to facilitate the planned
Town Center development. While the configuration of
local access roads shown in Figure 32 is only an
example, it was designed to fit with the topography and
provide appropriate connections to the arterial and
connector streets. The cross-sections in Figure 33
illustrate desirable roadway configurations of these
streets.

Install a traffic signal at the future intersection of SE
8" Street/southeast connector road. This access
point is located on the slope of SE 8" Street, and future
consideration should be given to improving sight
distances along this corridor. If a traffic signal is
installed, special design considerations would be
needed to accommodate adequate sight distances and
intersection design. A roundabout at this location is less
than ideal given the existing grades along SE 8" Street.

Sammamish Town Center Plan
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Conceptual Sammamish Town Center

Streets Layout

W
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Legend

Colored lines refer to street
cross sections shown next page

# Indicate to right-of-way widths
for specific street

— Streets outlined in black refer to
connector streets where the City
may participate in construction
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Note: Street alignments and cross
sections are conceptual only and may
be significantly revised during master
planning
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Figure 32. Conceptual Sammamish Town Center street layout.
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Figure 33. Conceptual Sammamish Town Center street cross-sections.
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Parking

7.

10.

11.

12.

13.

Adopt parking standards emphasizing structured
parking. Specifically, at least 80 percent of all off-
street parking spaces for new development shall be
within or underneath a structure.

Adopt parking location and design standards.
Parking structures and surface lots shall be located
and designed to minimize impacts on the pedestrian
environment. Design guidelines will also address way-
finding signage.

Provide on-street parking. Provide on-street parking
on all designated pedestrian-oriented and mixed-use
streets.

Adopt shared-parking standards. Development
standards that provided for shared parking amongst
commercial uses should be adopted.

Implement parking management in the mixed-use
nodes. A parking management strategy/program for
employers in the mixed-use nodes should be
developed and implemented.

Establish minimum and maximum parking
requirements. The minimum requirements are set to
provide flexibility to encouraged desired development,
yet provide a base level of parking needed to sustain
the Town Center’'s uses. The maximum level is set to
minimize visual and environmental impacts of
excessively large parking facilities on the Town Center.

Explore options for a public parking garage.
Explore options of a public/private parking garage in
the mixed-use core area to facilitate park use and retalil
activity.

Non-Motorized Transportation

14.

Construct sidewalks on all Town Center streets. All
Town center streets should be provided with
comfortable and attractive sidewalks. Figure 33
provides appropriate sidewalk widths for the various
streets in the Town Center. Sidewalks will be designed
to contribute to the character of the Town Center and
include pedestrian amenities, including landscaping,
seating, and other street furniture.
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15. Construct primary trails. Refine the proposed trail
system plan outlined in this document and prepare a
proposal to construct primary trails.

16. Construct on-street bicycle facilities. Facilities
identified in this plan include a combination of bike
lanes and shared auto/bike lanes on new and
enhanced Town Center roadways.

17. Construct a pedestrian overpass over 228" Avenue
SE. A pedestrian overpass of 228" Avenue SE should
be constructed at SE 4" Street. The design of the
overpass should take advantage of topography east
and west of 228" Avenue SE to minimize the gradient
for pedestrians.

Transit

18. Design roads to accommodate transit use. Design
of connector roads and key local access roads should
include provisions for an adequate turning radius and
planning for transit stops and pullouts at key locations.

19. Coordinate transit with King County/Metro and
Sound Transit. Increasing transit service on existing
routes serving the Town Center and adjusting existing
and/or creating new transit routes to effectively serve
the mixed-use nodes in the Town Center should be
coordinated with King County/Metro and Sound
Transit.

20. Coordinate transit with local high schools.
Continue the coordination with local high schools to
maximize transit use by students.

21. Explore options for a circulator bus route. A
circulator bus route connecting the Town Center, the
high schools, and other commercial centers on the
228" Avenue corridor would be an asset.
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Recommended Mitigation Actions

Below are recommended actions to mitigate the off-site
impacts of the planned development within the Town
Center. At this stage of the planning process, potential
improvements have been identified but the feasibility and
cost analyses have not been completed. In general,
mitigating impacts to roadway and intersection segments
can either be done through completing improvements that
add capacity, through measures that reduce demand, or
through adopting new policies that allow for higher levels
of congestion.

1. Improve 212" Avenue SE/SE 8™ Street intersection.
This intersection will require separated turn lanes for
the south and east approaches of the intersection.

This would provide a dedicated northbound right-turn
lane and separated westbound left- and right-turn
lanes. This would improve intersection operations to
LOS C. It may be desirable to provide turn lanes for all
approaches and make this intersection an all-way stop-
controlled intersection to be consistent with the 212"
Avenue SE/SE 20™ Street intersection to the south.

2. Enhance SE Duthie Hill Road. The Comprehensive
Plan has identified the following widening project that
would provide enough capacity to mitigate impacts for
a segment of SE Duthie Hill Road east of Beaver Lake
Road (CP #18: Widen to three 11' lanes, a 6'
sidewalk, 5' planter strip and 5' bike lane on the east
side only; construct 8' shoulder on west side).

3. Upgrade the 218™ Avenue SE/SE 8" Street
Corridor. This corridor, the main corridor west of the
Town Center, is comprised of two-lane roads with
minimal to no shoulders. The corridor is not built to
current City standards given the lack of shoulders and
pedestrian facilities. This roadway currently has a
relatively low volume with capacity to accommodate
the additional traffic from the Town Center, but with the
increase in vehicular traffic, consideration should be
given to improving pedestrian and bicycle safety along
this roadway. This could include providing paved
shoulders, sidewalks or pedestrian paths, and bicycle
lanes to allow the safe and efficient mobility for
pedestrian and bicycle travel. The specific area of
interest is illustrated in Figure 34.
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4. Conduct TDM activities. Investing in and promoting a
variety of strategies for commute options will help to
mitigate the Town Center’s impacts on 228" Avenue
and other relevant off-site transportation corridors. The
City’s Transportation Demand Management (TDM)
strategy will emphasize the State’'s Commute Trip
Reduction program.
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Figure 34. Recommended transportation mitigation measures.
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Open Space, Trails, and Public
Facilities
Objectives

The City’s vision for its Town Center emphasizes
establishing a hierarchy of interconnected public and
private open spaces, ranging from an active central plaza
to less formal gathering areas, quiet residential courts, and
natural open spaces. Additionally, participants in the
planning process expressed a high-priority desire for public
recreational and community facilities, such as a swimming
pool, gymnasium, performing arts center, and community
center. Protecting and enhancing natural resources, view
corridors, and other amenities within the open space
network is a third objective.

Finally, parks, trails, and recreational facilities are key to
enhancing human health. Walkability, in particular, is a
proven means to fight cardiovascular disease and
childhood obesity, and this plan’s emphasis on trails and
sidewalks will result in a healthier community.

Conditions, Challenges, and Opportunities

In 1999, the City began purchasing land area for the
Sammamish Commons, thereby securing the central
amenity around which the Town Center will be built. The
construction of the City Hall, with its plaza, view corridors,
and recreational amenities (including a skateboard park,
climbing wall, basketball court, picnic area, and playground),
adds activity and access to the Commons’ eastern edge,
but access from the north is difficult.

Because the area has very little level land, there are few
opportunities for sports fields. This need must be
addressed in other locations and through cooperative
agreements with the local schools.

The Town Center area is also endowed with wooded stream
channels, wetlands, and their buffers that crisscross the
area and serve as wildlife corridors. The perimeters of the
required buffer areas provide excellent opportunities for foot
trails. The challenge will be to fully utilize these resources,
develop the hierarchy of smaller open spaces noted in the
vision statement, and link the areas with trails connecting to
the larger citywide trail system.

Sammamish Town Center Plan
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Parks, Open Space and Trails
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Figure 35. Town Center open space strategy.
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Strategy

The Town Center’'s dominant, identity-giving characteristic
will be its constellation of parks, open spaces, natural
areas, gathering places, gardens, and trails.

The park, trail, and open space system will not only
provide recreational opportunities for city residents, it will
also play an important ecological role, serve as an
excellent setting for public facilities, provide gathering
places, enhance the Town Center’s livability, and connect
and unify the center with the rest of the city. Rather than
being seen as only a recreational and visual amenity, the
open space system envisioned by planning participants
serves as an important structural, form-giving element,
organizing development, providing access, and
maintaining the watershed’s ecological processes. The
system consists of the elements described below and
illustrated in the map in Figure 35.

Sammamish Commons

The City has already acquired the “jewel in the crown” of
its open space system. This plan recommends gradual
enhancement of the complex to adapt to emerging needs
and opportunities. These items might include:

B Additional Storm Water Treatment Facilities and
Ecological Restoration

A small pond at a bench in the northern slope and a
series of measures along the Ebright Creek drainage
may be appropriate, if further study confirms their
feasibility and benefit.

Figure 36. Sammanmish B Enhancements to the City Hall Plaza

Commons. Plazas such as this one are most successful when they
achieve a strong sense of place with “active edges”
that spill human activity onto the plazas. Heavily
frequented retail shops, such as cafes, concessions, or
galleries, and entrances to public buildings serve as
active edges. Parking areas and dead walls adjacent
to the plaza should be avoided. The plaza should also
have a defined entry rather than spilling into the
parking lot. The current restroom partially
accomplishes this objective. The unique opportunity
for this plaza, however, is the panoramic vista to the
west. Unfortunately, there is no strong visual and

Figure 37. City Hall plaza.
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pedestrian connection between the plaza and the
Commons. This could be remedied by a series of
landscaped terraces from the plaza to the Commons,
perhaps with an ADA switchback route, if feasible. The
terraces would expand seating for fireworks without
making the plaza too large at non-event times.

“Green Spine” Northern Extension of the Commons

A linear open space—or spine—about 60 feet to 120 feet
wide extending north of the Commons for at least two
blocks north of SE 4™ Street is recommended to provide an
organizing structure for new development, add a visual and
recreational amenity, and treat storm water runoff. This
spine might vary in size and character from block to block
but would provide an attractive setting for residences, public
facilities, and many businesses, especially those benefiting
from an open space amenity, such as restaurants, cafes,
galleries, and salons. The green spine would be especially
important for its role in managing the mixed-use core’s
storm water through a spectrum of rain gardens, dry wells,
and other facilities. Figure 38 illustrates some of the ways
the spine might be utilized to handle storm water. Refer to
the Natural Systems section on page 62 for a discussion of
this function. The green spine could also serve as a public
gathering space or setting for fairs, sales, and other events
if partially paved with permeable pavers. A destination park
is envisioned at the north

end of the green spine. o
TARRA B ATNE

= A WS ST e
,—/&L, SR Ry x T -

Figure 38. Green
spine.
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Figure 40. Residential open space
examples.

Plazas and Open Spaces in the Northeast and
Southeast Quadrants

While the Town Center’s western half will be well served
with parks and open spaces, the eastern quadrants will
require smaller plazas, greens, or squares to serve the
clusters of mixed-use development. These should be
developed and maintained as part of the mixed-use
centers and may range from one-third acre to one acre in
size, depending upon the village center’s configuration and
needs. The northeast quadrant’s central open space
should be connected to the George Davis stream corridor
buffer to the southwest for better exposure and access.
Both open spaces must meet the criteria for “pedestrian
open spaces” in the Town Center Guidelines. Figure 39
provides some examples of the types of open spaces
envisioned in these quadrants.

Residential Courts, Greens, and Gardens

Multi-family and townhouse development in all areas
should include common open space as described in the
Town Center Design Guidelines. The Crime Prevention
Through Environmental Design (CPTED) guidelines are
particularly applicable. These should be connected,
wherever feasible, to internal and public pathways. Open
spaces may be a combination of active recreation, passive
recreation, and natural areas and will ideally provide storm
water management and other ecological functions as well.
Figure 40 provides examples of the types of open spaces
that the design guidelines are intended to produce.

Trails and Pedestrian Walkways

The City of Sammamish has developed an ambitious
citywide trail plan but, other than the sidewalks on SE 228"
Avenue, there are virtually no pedestrian walkways in the
Town Center vicinity. The development of the Town Center
offers a once-in-a-generation opportunity to develop critical
pedestrian and bicycle links that will benefit the whole city.
As indicated in Figure 35, three different types of pedestrian
and bicycle facilities are recommended:

* Primary Trails. This includes both major City-
developed off-street trails that connect different areas
in the Town Center and primary trails extending to
other parts of the city. These should be all-weather
surfaced to provide excellent access for those with

Sammamish Town Center Plan
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limited mobility. In some segments, pedestrian lighting
should be considered.

* Secondary Trails. Constructed as part of private
development, these trails provide connections primarily
for those living, working, or visiting the development,
although they will be accessible to the general public.
The location and design of trails in mixed-use areas
should be identified in the master plans for these areas.

* Streets with Sidewalks and Bicycle Lanes. Streets
so indicated in Figure 35 would include relatively wide
sidewalks (8 to 12 feet wide), bicycle lanes, and
substantial street trees separating vehicular traffic from
pedestrians. Generally, streets so designated connect
other citywide bicycle/pedestrian routes or provide
convenient non-motorized circulation within the center.

Many of the off-street trails follow wetland or stream channel
buffers. The City should obtain easements or purchase
these buffers outright for trail development. (See the
Natural Systems section on page 58.)

Civic Facilities

Many residents clearly stated a desire to see a full range of
public facilities, including swimming pool, recreation center,
teen center, community center, farmers market, and
performing arts center. Many of these could be located
around the Sammamish Commons to add activity to the
open space. The area between SE 4™ Street and the
Commons would be particularly attractive for civic facilities.

Natural Areas

The Town Center site includes large vegetated corridors
along streams and wetlands that are important for wildlife
corridors, visual quality, and stream corridor ecology.
These corridors are protected through the City’s Critical
Areas Ordinance. It may be useful to acquire easements
and/or land for trail construction, storm water management
facilities, environmental enhancement, and consistent long-
term stewardship of these critical areas. For example,
reforestation of portions of the Ebright Creek and George
Davis Creek corridors would increase habitat connectivity
and improve water quality. And, such sites might serve as
mitigation banks.

Figure 41. Example of a primary
trail.

Figure 42. Envisioned character of
streets not in mixed-use centers
with bicycle lanes and walks.
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Enhanced vegetation corridors with trails

- Commons
Crossing Improvements

Smaller open spaces as part of Green Spine
development

Privately developed open space in
mixed-use nodes

Figure 43. The Town Center features an integrated system of large open spaces, urban plazas, smaller
courts and gardens, and natural corridors, all connected by a trail system (view looking southeast).
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Goals and Policies

Goal 0OS-1: Create a hierarchy of interconnected
public and private open spaces, ranging from an active
centralized plaza or town square to less formal
gathering areas, quiet residential courts, and natural
open spaces

0S-1.1  Usable open space should be a priority for each
guadrant of the Town Center.

0S-1.2  The City should complete the development of
Sammamish Commons to serve as the primary
civic focus for the city.

0S-1.3 Master plans for each of the mixed-use nodes
(see Land Use element) should include a
publicly accessible open space that meets the
City’s design guidelines.

0S-1.4  Avariety of small open spaces should be
developed as part of private development to
serve local needs.

Goal 0S-2: Construct a network of trails and pathways
in the Town Center that connects sections of the city’s
trail system.

0S-2.1  Multi-purpose trails, pathways, and sidewalks
connecting to the citywide trail system should be
developed. (See also the Transportation
element.)

0S-2.2  The City may need to acquire land or access
rights in wetland buffer areas to accommodate the
trails and to allow for the environmental
enhancement and consistent long-term
stewardship of those areas.

Goal 0S-3: Construct a set of high-quality public service
and recreational facilities to serve city residents.

0S-3.1  Civic facilities are critical to the vibrancy of the
Town Center and should be included in early
planning.

0S-3.2 Public facilities such as community and teen
centers, swimming pools, libraries, performing arts
centers, and recreation centers should be located
adjacent to or near the Sammamish Commons.
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Recommended Implementation
Actions

1.

Refine the trail plan. Refine the proposed trail system
plan outlined in this document and prepare a proposal
to fund and construct primary trails.

Adopt design standards for trails and sidewalks.
Adopt the design standards requiring trails and
sidewalks and ensure that these facilities are
addressed in the mixed-use center master plans.

Purchase land and begin planning the green spine.
Because the green spine may be valuable as a storm
water facility as well as a recreational and visual
amenity, its planning should wait for the storm water
management basin master planning described in
Recommended Action 1 of the Natural Systems
section.

Continue civic complex master planning. As the
library and, perhaps, other facilities are developed,
ensure that the City Hall plaza is an inviting facility with
spatial definition and active edges. Explore
opportunities to better connect the plaza to the
Commons, perhaps through a series of terraces, and
consider concessions to serve nearby activities.

Plan for civic facilities to ring the Commons.
Consider purchase of land, especially on the north
side, for facilities such as a swimming pool,
gymnasium, or teen and community centers.

Acquire easements and/or land area for key
wetlands, stream corridors, and buffers. Portions of
wetlands, stream corridors, and buffers should be
acquired for trails, ecological enhancement, and
consistent long-term stewardship. It may be possible
to use enhancement activities as mitigation for impacts
on other lands.

Sammamish Town Center Plan
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Natural Systems
Objectives

The City of Sammamish’s Comprehensive Plan states that
the City’s vision is to maintain a “harmonious relationship
between the natural environment and future urban
development.” The goals from the Environment and
Conservation chapter of the City’s Comprehensive Plan
also clearly support the protection and enhancement of the
city’s natural systems, including the surface water and
groundwater system, natural and environmentally critical
areas, diversity of species and habitat, open space, trees,
vegetation, natural terrain, wetlands, and drainage.

The Town Center Plan is consistent with these goals and
vision. The vision statements for the center prioritize
implementation of “a variety of environmental enhancement
and low-impact development techniques to improve
ecological functions, such as surface water hydrology and
wildlife habitat.” Concentrated growth will create a walkable
community while preserving surrounding natural areas.

Conditions, Challenges, and
Opportunities

The proposed development of the Sammamish Town
Center presents a unique opportunity for focusing growth
while also protecting natural areas. The plan includes a
high-density, mixed-use center that is surrounded by multi-
family and single-family residential development, which
acts to both concentrate development impacts and reduce
development impacts to the rest of the city and its
remaining critical areas. This strategy is consistent with
regional and statewide growth management goals.

On a site-specific scale, the proposed Town Center
development and accompanying increases in density pose
a number of challenges for protection of surrounding
natural systems. With these challenges, however, come a
variety of opportunities to reduce the environmental
impacts of development on the environment through a
number of targeted strategies.

Existing natural systems in the study area will be discussed
in two general categories: hydrologic (or water) systems and

Page 62 MAKERS architecture and urban design

0541_rpt_adopted.doc - 9/16/08



IV. Plan Elements

vegetation, habitat, and wildlife. While these two categories
are inter-connected in many ways, it helps to analyze the
challenges and opportunities facing the natural systems by
narrowing the focus into two general topics.

Water

The Sammamish Town Center study area is located within
the East Lake Sammamish watershed, which is within
Water Resource Inventory Area (WRIA) 8. The U.S.
Department of Agriculture, Soil Conservation Service (SCS)
in the Soil Survey of King County Area, Washington (SCS,
1973) describes much of this area as being underlain by
glacial till (Qvt) soils that have limited infiltration capacity.
(See the Draft Environmental Impact Statement (DEIS) for
additional details regarding soil types).

As described in the DEIS Water Resources section,
seventy-three percent of the study area drains north to the
Inglewood Basin via tributaries to George Davis Creek.
Historically, this creek has been described to have high
nutrient and bacteria levels due to livestock access to the
headwaters, but also has historically sustained coho
salmon, cutthroat trout, and rainbow trout. Surrounding
this creek are alluvial soils that are underlain by permeable
recessional glacial outwash (Qvr) materials that have a
high infiltration capacity. These soils provide a large
volume of water storage, which acts to moderate flooding
throughout this basin.

Twenty-seven percent of the study area drains south and
west to the Thompson Sub-basin. In this area, water flows
from the planning area to a large wetland system, known as
East Lake Sammamish Wetland 61, which forms the
headwaters of Ebright Creek. The lower reaches of Ebright
Creek have been identified as providing key salmonid
habitat ecosystem functions. According to a study
performed by the Washington State Department of Fisheries
in 1975 (Williams et al., 1975) and a King County inventory
in 1990 (King County, 1990), species historically reported to
utilize this creek include Chinook salmon, sockeye salmon,
coho salmon, kokanee salmon (spawning only), cutthroat
trout, and rainbow trout. This sub-basin does not have the
same alluvial soils as the Inglewood Basin and, therefore,
does not have the same infiltration or water storage
capacity. This sub-basin is more susceptible to increased
peak flows due to urban development.

Sammamish Town Center Plan
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Vegetation, Habitat, and Wildlife

Vegetation within the town center study area consists of
upland forest, wetland plant communities, agricultural
vegetation, and urban landscaping. Vegetation
communities contribute valuable ecolog