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• Process Overview – How did we get here?

• Final SEIS Updates

• Next Steps

Purpose:

Information 

Questions & Comments

Meeting Agenda

Primary Topics
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Process Overview – How Did We Get Here?
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• Housing crisis

• Lack of development in existing Town Center Subarea

• Lack of diversity in housing being built

• Lack of affordability in housing being built

• State and regional emphasis on housing

• Update of Comprehensive Plan

• Focus on future growth in centers

• Start with Town Center Subarea 
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Process Overview – How Did We Get Here?

PSRC

Vision 2050

Countywide 

Planning 

Policies

Community 

Vision

2024 

Comprehensive 

Plan

Update Town 

Center Subarea 

Plan

Town Center 

Subarea Planning 

Update Process

Washington 

State 

Legislature

4

Ongoing 2020 2022/2023 2023 2024



of 36

State Law and Legislative Priorities

• Focus on housing

• Changes to State Law

• Requires cities plan for and 

accommodate diverse and 

affordable housing

• Sets broader framework for 

delivery of housing
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PSRC Vision 2050

• Plan for regional growth 

• Distributes expected 1.5 million 

population growth across 

regional cities and counties

• Sammamish included in Cities & 

Towns category 

• Aims to address regional 

housing crisis
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King County CPPs

• Break down regional growth at 

county-level

• Negotiated growth targets set for 

county urban geography groups

• MPPs established in Vision 2050 

are implemented thought CPPs 

though a county-specific context

• Sammamish growth target set at 

2,100 units of new housing by 2044
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Sammamish Community Vision

• Completed to guide 2024 

Comprehensive Plan update

• Established community priorities 

for update process

• Identified the need for a variety 

of housing at a range of incomes

• Prioritizes the Town Center as an 

option for housing, retail, 

services and amenities
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2024 Comprehensive Plan

• Based on 2,100-unit growth 

target

• Provides a vision and 

implementation plan for growth 

in the City

• Navigates the intertwined topics 

of capacty, growth targets, 

housing allocations, and 

implementation

• Focuses future growth in centers
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2024 Comprehensive Plan

Important Vocabulary

Land Capacity. Land capacity is a measure of how much future growth the City can accommodate under current zoning, 
adjusted with a market factor. 

Growth Target. Set through regional negotiation and embedded in the King County Countywide Planning Policies, 
Sammamish’s growth target for the 2024–2044 period is 2,100 housing units. This target is not a cap or a mandate - it’s a 
planning benchmark used to anticipate needs for infrastructure and services. Growth can vary above or below this 
number without violating policy. Amendments to the Town Center Plan to increase capacity does not change the City’s 
Growth Target.

Housing Allocation. Under State Law, Sammamish has also been assigned a housing allocation of 2,100 affordable 
units, with an emphasis on deeper affordability. Because the city primarily consists of large single-family homes serving 
high-income households, the goal is to expand housing diversity - primarily via mixed-use, mid-rise, and low-rise 
development in designated subareas. Increasing capacity in the Town Center does not change the City’s Housing 
Allocation, however it does increase the likelihood that we will see meaningful delivery of diverse and affordable housing 
types.

Implementation. This is where policy meets reality. While Sammamish’s 2024 Comprehensive Plan and updated zoning 
laws provide enough capacity showing policy compliance on paper, actual construction of affordable and diverse 
housing types depends on collaboration with developers. Subarea planning - focused planning for specific parts of the 
city - is essential to turn policy into on-the-ground results. Without it, goals outlined in the Vision Statement and 
Comprehensive Plan will remain theoretical.
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2024 Comprehensive Plan

As Sammamish has grown so has the 

number of local workforce jobs that 

support the population.

In 2020, ~6,000 workers commuted 

into the City daily for work.

The cost of housing in Sammamish 

and on the Eastside results in workers 

having to commute significant 

distances.
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2024 Comprehensive Plan

12

Many of the jobs in the City fall 

within the 40-60% AMI range. 

There is a need for local housing 

to support the City's workforce.
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State Housing Guidance/Direction 
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2025/2026 City Council Workplan
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Updating the Town Center 

Plan is part of implementing 

the 2024 Comprehensive Plan.

This work is central to success 

under City Council Goal 5: 

Housing.

The primary project objective 

is to encourage diverse and 

affordable housing types.
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Process Overview – How Did We Get Here?
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Process Overview – Town Center Planning Process

Town Center Subarea Plan

Plan & Code 

Audit

Environmental 

Review (SEIS)
Plan UpdateSEIS Scoping Code Update

The Town Center 

Subarea is an existing 

subarea that was 

established in 2008.
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Process Overview – Town Center Planning Process
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Understanding your 2024 Comprehensive Plan

What is a Subarea Plan?

Why is it important to implementation of the Comprehensive Plan?

Why start with the existing 2008 Town Center Subarea Plan?
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Town Center Plan Process Overview

• Existing code and plan deficiencies are barriers to 

desired outcomes

• Existing code does not allow densities to achieve 

plan’s goals

• Low-rise and mid-rise building types infeasible

• Current plan and code are misaligned

• Code creates permit barriers and unnecessary 

complexity

• No affordable housing incentives remain

Plan & Code Audit Environmental Review (SEIS) Plan UpdateSEIS Scoping Code Update
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Town Center Plan Process Overview

• Optional public process to hear from community 

about areas of concern

• 200+ comments received and analyzed

• Key areas of concern:

• Traffic and Transportation Impacts

• School and Public Services Capacity

• Environmental and Stormwater Concerns

• Height and Aesthetic Considerations

Plan & Code Audit Environmental Review (SEIS) Plan UpdateSEIS Scoping Code Update
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What is not proposed to change?

City-wide Codes and Standards do not change:

• Comprehensive Plan Adopted Levels of Service.

• Critical Areas Regulations.

• Stormwater Regulations and Standards.

• Clearing and Grading Regulations.

• Building Regulations.

• Traffic Concurrency Requirements.

• School Concurrency Requirements.

• Water and Sewer Concurrency Requirements.
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Town Center Plan Process Overview

• Purpose is to understand the environmental 

impacts of proposed project

• Supplements the findings of the original EIS 

conducted in 2007

• Presents alternatives to be studied

Plan & Code Audit Environmental Review (SEIS) Plan UpdateSEIS Scoping Code Update
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Final SEIS Updates

Overview

• Decision-making tool

• Purpose of the FSEIS is to respond to 

comments and update any information, 

analysis, and mitigation. 

• Selection of preferred alternative is not 

required.

Plan & Code Audit Environmental Review (SEIS) Plan UpdateSEIS Scoping Code Update
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Final SEIS Updates

Preferred Alternative

• DSEIS Action Alternative adopted as the 

FSEIS Preferred Alternative by City Council.

• Clarified that the City will pursue an infill 

exemption for residential projects, still need 

more detailed analyses for commercial.

• Transportation Update: Includes mitigation 

analysis for 212th Ave SE & SE 8th St

• Minor clarifications and updates

Plan & Code Audit Environmental Review (SEIS) Plan UpdateSEIS Scoping Code Update
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Final SEIS Updates

Comments & Responses

• DSEIS Comment themes identified, and 

responses provided. Themes include:

• Aesthetics & Building Height

• Noise

• Affordable Housing

• Traffic & Roads

• Transit Needs

• Parking

• Ecology & Wildlife

• Stormwater

• School Capacity

• Emergency Services & 

Evacuation

• Lake Washington School District Response

• No other public agencies provided formal comment

Plan & Code Audit Environmental Review (SEIS) Plan UpdateSEIS Scoping Code Update

24



of 36

Transportation

25
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Transportation

Issaquah Traffic Modeling 

Results Referenced In 

Public Comment

• Based on 2017 Data

• Behavior/Patterns 

Different

• Network Improvements 

Implemented

• Not comparable to 

Sammamish TMP (2023 

Data)

Source: https://www.issaquahwa.gov/DocumentCenter/View/7364/MAP_Appendicies?bidId=
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Transportation

WSDOT SR 202 Traffic 

Modeling Results Referenced 

In Public Comment

• Based on 2018 Data

• Behavior/Patterns Different

• Network Improvements 

Implemented

• Not comparable to 

Sammamish TMP (2023 

Data)
Source: https://wsdot.wa.gov/sites/default/files/2021-03/SR202-report-CorridorStudy-Final%20Report%20%282019%29.pdf
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Transportation

Network 

Improvements 

Example

2019>2023
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Transportation

Traffic Modeling Results

• No LOS failures for any 

intersections in Town 

Center under Action Alt.

• 212th and 8th fails under 

both Action and No 

Action Alts.

• Modeling included 

additional pipeline 

development without 

LOS failures

29
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Transportation Planning: Travel Demand Models

30

• Often referred to as the travel demand forecast model

• Used in comprehensive plan development and long-range planning efforts

• A tool utilized to predict future travel patterns and traffic volumes

• Inputs include land use, existing travel patterns, transportation network

• Baseline model, reflecting existing traffic conditions, is developed which is the foundation 

for future travel demand modeling

• Often utilized in long-range planning efforts

• Corridor Studies/Plans

• Subarea Plans

• Utilized in conjunction with operational analysis

• Different than traffic operational analysis tools
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Sammamish Travel Demand Model 
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• Developed in 2023 - 2024 for Transportation Master Plan & Comprehensive Plan by 
City’s Traffic Engineering Team, several transportation and traffic engineering 
consulting firms

• Follows and applies state and national industry standards and best practices

• Meticulously updated, calibrated, and validated:

• Calibrated incorporating:

• Baseline land use

• Street network (intersection geometry and control, road characteristics)

• Actual trip generation rates surveyed from 23 developments in addition to rates included in 
the Institute of Transportation Engineers Trip Generation Manual

• Traffic counts

• Validated: Compared model’s output traffic volume with actual traffic volume

• Accuracy Measurement: the “goodness of fit” (how well a statistical model matches 
observed data)

• Statistic of 0.98; acceptable values are at least 0.88
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Transportation Planning – Travel Demand Model vs. 
Operational Analysis Tools

32

Travel Demand Forecast Model Traffic Operational Analysis Tools

Often Referred to 
As

• Future travel demand model

• Travel demand forecast model

• Operational Analysis tools

• LOS analysis Tools

Purpose To forecast future travel patterns and evaluate the effects of 

growth, land use changes, and transportation projects on road 

network 

To analyze the level of service at critical intersections

Focus Long-term planning, particularly evaluating major infrastructure 

projects and land use changes.

System performance optimization; daily operations, 

monitor performance, and determine required mitigations 

to maintain acceptable LOS

Analysis 

Timeframe

20+ years. Not specific to a year. The analysis is done based on 

input volume for a specific timeframe; existing analysis is 

based on traffic counts, future analysis is based on travel 

demand model volumes for specific future year.

Methodologies Often utilized for an entire jurisdiction or region. Evaluation  is 

looked at holistically and at an aggregate level (i.e. 

transportation analysis zones).

Often utilized to monitor current performance of critical 

intersections and support near-term projects. Evaluation 

or analysis is very granular – often at an individual 

intersection, driveway, or vehicle.

Tools Visum (widely used nationally and internationally) Synchro and Sidra (widely used and well-established 

operational analysis tools in the industry) 

Examples Sammamish Transportation Master Plan Sammamish Transportation Master Plan 
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Town Center Plan Process Overview

• Plan’s goals and policies to be refined to 

reflect community feedback and City 

Council Direction

• List of ‘Things to get right’ (highlights)

• Diverse and Affordable Housing

• Traffic & Transportation

• School Capacity

• Public Safety & Emergency Preparedness

• Sustainability

• Utility Infrastructure

Plan & Code Audit Environmental Review (SEIS) Plan UpdateSEIS Scoping Code Update
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Town Center Plan Process Overview

• Code implements the goals and policies of 

the plan

• Sets specific standards for zones

• Establishes specific affordability 

requirements 

• Form-based approach to provide flexibility, 

simplify permitting, and move away from 

unit counts

Plan & Code Audit Environmental Review (SEIS) Plan UpdateSEIS Scoping Code Update
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Updated Meeting List  
1. Town Center Subarea Plan

Planning Commission Review – Sept 18, 2025

Planning Commission Review

City Council Check-In

Planning Commission Final Review

Planning Commission Public Hearing

City Council Review

City Council Final Review

City Council Public Hearing

2. Town Center Code

Planning Commission Review

Planning Commission Review

City Council Check-In

Planning Commission Final Review

Planning Commission Public Hearing

City Council Review

City Council Final Review

City Council Public Hearing
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Next Steps

Final SEIS Noticing & Release (9/12)

Updated Town Center Plan Draft (Planning Commission 9/18 meeting)

Updated Town Center Code (Resume in Winter 2026)
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