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Doug McIntyre

From: Paul Stickney <stick@seanet.com>
Sent: Friday, July 31, 2020 4:10 PM
To: EIS
Subject: EIS Scoping Comment (Part 2 of 2)
Attachments: DNS Remarks.pdf; CC Book Emails All and E.pdf

[CAUTION ‐ EXTERNAL EMAIL] 

Attached is an EIS Scoping Comment ‐ Part 2 of 2. 
 
 
EIS Scoping Team,  
 
In this emails I am attaching two compilations: 
> DNS Remarks 
> ”All & E” ‐ City Council Emails 
 
These documents speak to alleviating housing imbalances in 
Sammamish. These were written in November and December 
of 2016 during the GHMG compliance remand on the Housing  
Element of the Sammamish Comprehensive plan.  
 
Information here supports making Enrich & Sustain one of the 
alternatives the City incorporates into its non‐project SEPA EIS. 
 
Regards, 
 
Paul Stickney 
425‐417‐4556 
stick@seanet.com 
 
 
 
 
 
 

   

  Please be aware that email communications with members of the City Council, City Commissioners, or 
City staff are public records and are subject to disclosure upon request.  

   







From: Paul Stickney stick@seanet.com
Subject: Critical Crossroads - Housing Balance

Date: November 7, 2016 at 2:57 PM
To: Sammamish City Council citycouncil@sammamish.us
Cc: Lyman Howard lhoward@sammamish.us, Jessi Bon jbon@sammamish.us, Jeff Thomas JThomas@sammamish.us,

Melonie Anderson manderson@sammamish.us, Lita Hachey lhachey@sammamish.us, Dick Birgh rbirgh@comcast.net

Esteemed Council Members,

This email pertains to New Business Item #3 on the Agenda of your 11.8.16 meeting:

    “Discussion:  Comp Plan Amendments - Housing Element”

In your Council packet for this meeting, City Staff and Consultants have provided you 
the City’s suggested remedies for dealing with the GMHB Final Decision and Order.

Attached to this email are three pdf’s from Dick Birgh and me:

PDF 1  - Executive Overview on Housing Balance (with Highlights)
PDF 2 - “Achieving” - Compilation Notebook
PDF 3  - Suggested Alternative Remedies (with Highlights)

PDF’s 1 and 2 outline the matters in question and much contextual information.

PDF 3 suggests alternative remedies, that not only deal with the GMHB Final 
Decision and Order, they also address methods to cure long-standing unmet
fundamental issues of our residential bedroom community - Housing Balance
and Housing Affordability - for those living and working within Sammamish.

We invite each of you to email, call or meet with us, so we can answer
any questions you have, and to discuss the benefits that Housing Balance 
and Housing Affordability will bring to Sammamish now, for decades and
generations to come.

Best Regards,

Paul Stickney
425-417-4556

Dick Birgh
425-996-8641
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An Executive Overview 
Critical Crossroads - Housing Balance Dependent Outcomes 

In a Nutshell ... Sammamish is at a Critical Crossroads whether to attain Housing Balance and Housing 
Affordability for all households from within our Community-- or not. 

Housing Balance -When housing supply meets Housing Affordability for all 
economic and demographic groups within Sammamish. 

Housing Affordability -When housing is available at 30% or less of any household income. 

Attaining Housing Balance and Housing Affordability in Sammamish ... 
Sammamish has a significant oversupply of larger homes at higher prices, and a serious undersupply of 
smaller and multi-family homes -- about 30% to 40% out of balance. Remedying these deficiencies will 
have major, enduring benefits across three platforms - Social, Environmental and Transportation. 

With respect to housing, all cities in King County are responsible for preserving their existing 
neighborhood character, taking their fair share of regional growth, and meeting both the economic and 
demographic housing needs and wants of all those living and working within their city. 

Housing Affordability applies to all economic income levels and demographic groups within our 
community. Affordable Housing is a small subset of Housing Affordability, where subsidies are needed. It 
is important to recognize the distinction between market demand and internal needs. 

Housing Balance and Housing Affordability are ONLY about meeting our internal housing needs from 
within the City- they are NOT about meeting larger market demands generated from outside the City. 

When Sammamish incorporated in 1999, the City inherited significant housing deficiencies, because King 
County applied its housing policies over a much larger area. This issue has not been remedied over the 
last 15 years, and our housing deficiencies have increased and grown further out of balance. 

To attain Housing Balance and Housing Affordability, smaller and multi-family housing supply must 
increase in our Town Center in order to meet needs and wants from: 

>Unplanned Changes (Job adjustments, relationships, medical, etc.) 

>Those working, but not living here (Teachers, firefighters, services, others) 

> Internal Economic and Demographic housing "gap" deficiencies. 

>Cycle of Life and Aging in Place. (Kids, grandkids; relatives; empty nesters, seniors) 

The appropriate time and place, to meet past and present deficient housing needs and wants, is right now 
in our Town Center. Then in the future, meet projected deficiencies in our other Centers. Doing this will 
help protect our highly valued assets of neighborhood character and trees in 97% of our City! 

The number of residential units, currently planned for in the Town Center Plan, is far too low, because 
past and present economic and demographic needs and wants were not factored into its planning. 

With pivotal pre-applications for development looming in the Town Center right now, the opportunity to 
optimally increase housing supply in order to attain Housing Affordability and Housing Balance is NOW 
and it cannot be squandered. Not only would it be an expensive fiasco to redo our Town Center (TCZ) in 
the future, we cannot further delay meeting considerable, long-standing, housing shortfalls. 

Three Beneficial Outcomes that Accompany Housing Balance: 
• Vast one-time revenues to remedy significant deficiencies (i.e. existing roads and stormwater 

systems) and enable community desires (i.e. the "Emerald Necklace", open-space acquisitions). 

• Replacing non-renewable revenue sources with renewable ones - limit property tax hikes. 

• Long-term Vision 97/3 - Housing options to stay in the City as situations change. 

And ... Housing Balance, Housing Affordability and the three beneficial outcomes can all be attained in 
Sammamish through optimized housing supply increases in our Town Center, without increasing 
traffic beyond what has been already thoroughly planned for! 

Paul Stickney and Richard Birgh. November 2016 

paul
Highlight

paul
Highlight

paul
Highlight

paul
Highlight

paul
Highlight

paul
Highlight

paul
Highlight

paul
Highlight

paul
Highlight

paul
Highlight

paul
Highlight













Local and Regional Need to Meet Housing For All
The success of the Puget Sound region lies in focusing growth into central 
places within its cities with a mix of uses and activities. The regional growth 
strategy implemented by Puget Sound Regional Council and King County 
has asked cities to focus housing growth in local centers for a myriad 
of reasons. Housing must meet all growth targets and economic and 
demographic needs essential for both the region and local jurisdictions to 
strive for housing inclusiveness and sustainability. The Sammamish Town 
Center has been designated by city residents as logical place to grow and 
provide more housing for the city in a cost-efficienct manner.

Doing More—City Leadership and Policy Must Lead the Way for 
Equitable, Balanced and Sustainable Housing
As the region and individual cities grapple with growth and change, there 
is a growing impetus for community leaders to do more to meet these 
challenges. King County Planning Policies to local jurisdictions have asked 
cities to take a long, hard, and honest look at their housing needs and 
policies. The Countywide Planning Policies provide a framework for all jurisdictions “to plan for and promote 
a range of affordable, accessible, and healthy housing choices for current and future residents, and that the 
housing needs of all economic and demographic groups are met within all jurisdictions.”

“Show Your Work” on Housing 
Comprehensive plan policies and development regulations, informed by housing needs analyses that 
identify supply, demand, and deficient or surplus housing gaps for all economic and demographic groups, 
create opportunities for a variety of housing types. The balance between policies and housing needs also 
increases the likelihood of having healthy communities that can support a transportation system with a variety 
of transportation modes, such as: less car use through internalization, local transit options, bike lanes, and 
pedestrian pathways.

PSRC requires local jurisdictions planning under GMA to “show-your-work” in the housing element and 
related sections of the local comprehensive plan—such provisions outline existing measures in place as well 
as new commitments and anticipated actions to increase housing diversity and the supply of housing to meet 
the needs of households at all income levels, as well as demographic groups. 

HOUSING IN SAMMAMISH
Rethinking Stewardship and Community Legacy
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2012 (2013 Update) 

 
Adopted December 3, 2012 

Update adopted November 4, 2013 
 
 

 
 
 
 
 

King County Department of Permitting and Environmental Review 
35030 SE Douglas St., Suite 210 

Snoqualmie, WA  98065-9266 
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The Housing Needs Assessment in the 2003 Sammamish Comprehensive Plan had more complete and conclusive numbers 
overall than the Housing Needs Analysis in the 2015 Sammamish Comprehensive Plan, which did not determine housing supply, 
need, or gaps for all of the economic and demographic groups within Sammamish.



Sammamish is a Regional Anomaly on 
Housing
For a city its size and stature in the region, 
Sammamish has one of the smallest 
proportion of non single-family housing 
options in the Puget Sound. Less than 10% 
of the housing is anything but a single-
family home. In comparison, the typical 
city over 15,000 people are between 25% 
to 50% of their housing stock in structures 
that accommodate more than one housing 
unit. This picture demonstrates how 
regional policy guidance has directed 
the vast majority of cities to provide 
more housing diversity balanced to the 
specific housing needs from within their 
community.

Sammamish is Not Keeping Pace with 
Changing Housing Needs
Sammamish inherited a housing supply 
typical of rural county housing policies 
since its inception as a city from King 
County in 1999. The characteristics of this 
supply has changed little after the GMA 
of 1990 and the creation of its Urban 
Growth area. Over the last 15 years, the 
housing supply has grown even further out 
of balance relative to the growing needs 
of the community and region. Based 
on needs from within the community 
from 2000 to 2015, the supply of larger 
single-family homes has increased while 
the supply of smaller, rental, and senior 
housing options has not changed. 

Given the legacy of housing in the area, the recently adopted comprehensive plan should provide stronger 
remedies for deficiencies from over 40 years of inherited King County polices and the growing demand 
for more housing options. In addition, best housing practices from State, Regional, and County codes and 
policies require cities to contemplate housing needs for all residents at various stages of their lives (families, 
singles, older persons, etc.)
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Housing Policy Impacts Community 
Success and Livability
The region is one of the fastest growing 
metropolitan areas in the nation. It has 
experienced increased demand for 
housing that has outpaced supply growth, 
creating an expensive shortage that has 
especially hurt low and middle-income 
households, first-time homebuyers, and 
residents looking to downsize. Housing 
affordability and its broad impacts 
are even more significant issues in 
Sammamish, where the median value of a 
home in 2016 was approximately $730,000, 
over $275,000 more than the median home 
price in the King County. Median home 
prices in Sammamish are substantially 
above those in King County and they 
exceed the steep price increases seen in 
the County overall.

Delivering Housing to Meet All Needs 
from Within the Community
Not only is the region already growing 
in number of people and households, 
significant changing demographics will 
impact the nature of the housing that 
they will need. It is important to note 
that the greatest shift in demand will 
come from housing ownership to housing 
rentership. Regulatory policies that allow 
for multifamily developments or other 
increases in the City’s housing supply 
will generate a local increase in housing 
options and housing affordability.
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Demographics Matter
Changes in housing needs over the past 15 years and for the 
next 20 years in Sammamish are being driven by:

• Aging baby boomers and active seniors looking to shift 
their housing needs.

• Growing demand from ethnic households and their unique 
needs.

• New-to-the-market millennials who are forming households 
later in life that have Sammamish roots.

• Fewer Gen-X households needing homes compared to 
their baby-boomer parents.

• Increasing numbers of 1 and 2 person households in 
Sammamish.



Create More Housing that is Affordable: Permitting more multifamily developments 
will help ensure that future residents of Sammamish are not restricted to exclusive, 
high-priced homeownership options. Sammamish’s zoning regulations that determine its 
supply of housing need to reflect an increase in housing that meets significant deficient 
internal housing needs. Doing this will achieve the Sammamish Comprehensive Plan 2015 
Vision statement of “housing affordability through balanced sustainable housing.”

Better Fiscal Position: When development is located within existing urban centers (like 
Sammamish Town Center), there are significant opportunities to leverage existing service 
and infrastructure capacity. These economies of scale present a significant opportunity 
for cities that can attract targeted housing development to markedly bend the fiscal 
sustainability curve in their favor.

Address Climate Change: Multifamily developments also concentrate population 
densities, which help mitigate urban sprawl and promote complete, compact, and 
connected communities. Concentrating optimal multi-family housing within the Town 
Center will lessen overall car trips through internalization and convenience, while also 
improving the efficiency of mass-transit services. As global climate change becomes 
an even more significant issue, the decreases in natural resource consumption and 
greenhouse gas and particulate emissions resulting from increased population densities 
will be vital for the future of our planet.

Better Support for Local Businesses: More households also create larger consumer 
populations, which benefits local businesses. This presents an opportunity to maximize 
the economic health of Sammamish’s town center businesses, offers expedience and 
time savings to citizens, and also creates long term substantial and ongoing revenue 
surpluses for the City of Sammamish. 

Compact, Low Impact Development: Mixing residences and other buildings in 
pedestrian- and transit-friendly places offers many benefits outlined above, but also 
fosters the emergence of vibrant, walkable communities that take advantage of existing 
investments in transportation infrastructure; efficient water use management and best 
stormwater run-off practices; healthy living options; and inclusiveness.

Creating Optimal, Balanced, Sustainable Housing
Sammamish is known across the region for its efforts on natural environment stewardship. However, 
better stewardship over housing policy may be the greatest legacy that current leaders leave to future 
generations of residents. There is an increasing body of knowledge that points to failures in local 
housing policy as a main driver such as social challenges like wealth inequality, and declining economic 
mobility. Creating strategies that embrace balancing housing supply with needs and wants from within 
the community will drive a host of long-term benefits for the City and its citizens:

ECONorthwest









 

1001 4th Avenue | Suite 4120 | Seattle, WA 98154 | (206) 576-4220 | Fax (206) 576-4225 

www.fehrandpeers.com 

MEMORANDUM 

 

Date: September 22, 2015 

To: Paul Stickney 

From: Chris Breiland and Sarah Keenan 

Subject: Analysis of Sammamish Town Center Trip Generation Rates and the Ability to 

Meet Additional Economic and Demographic Housing Needs Without 

Resulting in Additional Traffic Generation and Traffic Impacts 

SE15-0388 

This memorandum summarizes our review and analysis of the trip generation assumptions and 

observations that we have made in Sammamish. The goal of this memorandum is to provide insight 

to whether the trip generation estimates made by David Evans and Associates as part of the Town 

Center EIS accurately reflect a “suburban center” like that proposed for Town Center. The risk of 

overstating trip generation in Town Center is that it limits development opportunities in the City to 

provide housing to meet the economic and demographic needs of Sammamish residents. This 

memorandum does not call into question the total number of vehicle trips identified in the SEPA 

document, as that is fundamental to the City’s level of service policy. In this document, we explore 

whether additional development could be accommodated under the vehicle “trip cap” identified in 

the EIS by taking a more in-depth evaluation of the following factors:  

 Trip generation rates based on a variety of residential and commercial land use categories1 

 Urban form and location factors—the “Ds2” 

o Density of development 

                                                      

1 The Institute of Transportation Engineers (ITE) Trip Generation Manual has many different land use categories 

that transportation professionals have been collecting trip generation data on for many years. Land use 

categories can include both specific and generalized uses; for example, the manual has trip generation rates 

for “apartments,” “condominium/townhome,” “senior housing” “mid-rise apartments,” and “high-rise 

condominiums” just to name a few. 
2 As we note later in this document, not all of the “D” factors are relevant to Sammamish. Fehr & Peers has a 

tool to identify the major and minor factors based on where the city is located in the region and the 

transportation networks around the city. The “Ds” are explained in page 2 of this memo. 



  

September 22, 2015 

Page 2 of 15 

o Diversity of land uses (residential, retail, office, etc.) 

o Design of the pedestrian, bicycle, local roadway system 

o Distance to major employment centers 

o Distance/accessibility to transit 

o Demographics of residents (household size, income) 

o Driving preferences (including whether people own a car) 

 Comparisons of different types of developments in Town Center 

o Relative proportions of 1-2 story housing and 3-7 story housing 

o Senior housing versus all-age housing 

o Balancing retail and office/commercial uses 

o High-intensity retail (e.g., grocery stores that generate a lot of car trips) versus 

smaller-scale retail 

Summary of DEA Trip Generation Results 

As a first step of this analysis, Fehr & Peers reviewed the trip generation assumptions used by David 

Evans and Associates (DEA) in the Town Center EIS, as documented in a table emailed by Jeff Brauns 

to Paul Stickney on January 29, 2014. This table is provided below: 
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Further review indicates that the total trips above were reduced by 24 percent to account for 

“internalization” within the Town Center (e.g., vehicle trips that begin and end in Town Center and 

therefore do not add to traffic outside of the area). Additionally, DEA quantified the number of 

Town Center trips that remain within the City (51 percent) and those that are external to the City 

(24 percent). These findings are outlined in the following figure taken from the FEIS and Impact Fee 

Study. 

 

Based on our professional review, the internalization results (24 percent) are reasonable for an area 

like Sammamish Town Center, however, there is no documentation on how the internalization rate 
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was calculated. A review of the intra-Sammamish trip results indicates that this is reasonable based 

on travel model information summarized in a December 19, 2007 memorandum from DEA entitled 

Sammamish Town Center Traffic Redistribution Effects. 

To confirm the reasonableness of the overall trip generation and internalization calculations, we 

reviewed the ITE Trip Generation Manual and applied Fehr & Peers’ MXD+3 trip generation model, 

as documented in the following section. 

ITE Trip Generation Land Use Category Review 

Table 1 summarizes the following land use categories DEA used to calculate the trip generation for 

Town Center. 

Table 1- Town Center Trip Generation Rates and Land Use Categories 

Land Use Code Description PM Peak Hour Trip Rate 

210 Single family home 1.01 per unit 

231 Low-rise condominium 0.78 per unit 

220 Apartment 0.62 per unit 

N/A Retail 6.81 per 1,000 sq. ft. 

710 Office 1.49 per 1,000 sq. ft. 

As noted in the DEA documentation, “a broad average” of ITE rates was used to estimate retail trip 

generation. 

ITE’s recommended practice is to use locally-collected and validated trip generation data, 

supplemented, if needed, with the national data in the Trip Generation Manual. Land Use Codes 

210, 220, and 710 are commonly used around the region to estimate trips for generic land uses 

where there is no locally available data to use.  

Multifamily Trip Generation Rates 

The application of land use code 231 is unusual. Typically ITE code 230 (condominium/townhome) 

would be used to represent a generic condominium development. A review of the Trip Generation 

Manual shows that the trip generation rate for ITE code 231 was based on five samples. In contrast, 

                                                      

3 Fehr and Peers MXD+ analysis and process is further explained on pages 7 and 8. 
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the trip rate for ITE code 230, with a PM peak hour trip rate of 0.52, is based on more than 340 

samples and has half the standard deviation in the sample as compared to code 231.  

Given the difference in trip generation rates between land use code 230 and 231, and ITE’s 

recommendation to collect locally valid data, Fehr & Peers performed a trip generation count at 

the Saffron Apartments at 22850 NE 8th Street. Saffron was chosen because it is a mid-rise 

multifamily development in a mixed use development, typical of what is expected in Town Center. 

To obtain the trip generation count, Fehr & Peers contacted Saffron management and obtained 

permission to place a traffic counter at the entrance to the residential garage and collected two-

days’ worth of trip generation data at the complex. The trip generation results are summarized in 

the table below. 

Table 2- Saffron Trip Generation Rate Results 

Date PM Peak Hour Observed Trip Count 

Wed. April 22 24 

Thurs. April 23 29 

Average 27 

Apartment Units Occupied Total Units 

Studio 40 41 

One Bedroom 30 30 

Two Bedroom 27 27 

Total 97 98 

PM Peak Hour Trip Generation Rate Per Dwelling Unit 

Wed. April 22 0.24 

Thurs. April 23 0.30 

Average 0.28 

As shown in Table 2, the Saffron trip generation rates are much lower than either land use code 220 

or 231. While we cannot know for certain (since ITE does not collect demographic data when 

performing trip generation counts), it is likely that the characteristics of the people living in the 

Saffron are different than the average apartment/condo in the US. Specifically, we assume that 

there are fewer families with children and more singles or two-person households without children 

living in Saffron than a typical US multifamily home. 
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A closer examination of other ITE trip generation rates suggests that the following land use 

categories are closer to the observed rate from Saffron: 

 Code 223: Mid-rise apartment4 – 0.39 PM peak hour trips per dwelling unit 

 Code 232: High-rise condominium5 – 0.38 PM peak hour trips per dwelling unit 

While still higher than the Saffron observation, the above rates are based on 12 observations and 

we feel that these better represent likely trip generation rates for multifamily development in Town 

Center. Additionally, when considering the potential trip generation rate reduction/internalization 

of a location like Town Center (or even the mixed use area where Saffron is located), the 223/232 

rates are comparable to Saffron.6 The list below summarizes how Saffron’s trip generation rate 

compares to other ITE multifamily land use categories. 

Saffron Trip Generation Rates Compared to ITE Categories 

 64 percent lower than ITE code 231 (the rate used in the DEA analysis for Town Center) 

 55 percent lower than ITE code 220 (the most commonly used multifamily trip generation 

rate) 

 46 percent lower than ITE code 230 (commonly used trip generation rate for condos and 

townhomes) 

 26 percent lower than ITE codes 223/232 (the ITE codes that are closest to Saffron) 

Senior Housing Trip Generation Rates 

Given the strong demographic trend toward aging in place (in other words, aging within the same 

community) and the transition of the large baby-boomer generation into the senior age category, 

it is reasonable to assume that Sammamish could see a significant increase in demand for senior 

housing in the coming years. As noted by the Trip Generation Manual, senior housing has distinctly 

different trip generation rates compared to all-age housing. Senior households tend to be smaller, 

have lower auto ownership rates, and tend to have less overall auto travel compared to other 

residential land use categories. The majority of senior housing developments in the Puget Sound 

Region are attached senior housing units that have a mix of assisted and independent living 

                                                      

4 Buildings with 3-10 floors 
5 Buildings with more than 3 floors (there is no mid-rise condominium category) 
6 As identified on page x, the expected trip reduction/internalization rate for an area like Town Center is 

between 20-40%, which is then deducted from these “base” or “raw” trip generation rates from ITE. 
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residents. ITE has land use code 252, which covers this category. ITE code 252 has a PM peak hour 

trip generation rate of 0.25 trips per dwelling unit. 

Retail Trip Generation Rates 

General retail trip generation is typically evaluated using ITE land use category 820 (Shopping 

Center), which has a PM peak hour trip generation rate of 3.71 trips per 1,000 square feet of floor 

space. Fehr & Peers research over the past 30 years has indicated that the trip generation rates for 

land use code 820 is accurate for retail strip centers that contain a mix of retailers. The DEA trip 

generation rate for retail is assumed to be 84 percent higher than the generic ITE category. This 

high trip generation rate would suggest that high-trip rate uses like grocery stores or restaurants 

are expected to constitute a large proportion of the land uses in Town Center.  

To replicate the DEA trip generation rate, 40 percent of the land use in the Town Center or 160,000 

square feet, would need to be a high-generation use like a supermarket. The upcoming 

Metropolitan Market project is likely to be in the 30,000-50,000 square foot range. Given the 

proximity of existing grocery stores just north and south of Town Center, it is unlikely that Town 

Center will have the high retail trip rate suggested in the DEA analysis. In summary, we find the 

retail trip generation rate assumption to be unrealistically high for Town Center and would 

recommend that a rate closer to the standard shopping center rate be used.  

For the purposes of this memorandum, we are allocating the 400,000 square footage of commercial 

use in the Town Center plan as follows- 65,000 square feet to High Generation Retail ITE land use 

code 850 and 335,000 square feet to Shopping Center ITE land use code 820. 

Trip Generation Rate Conclusions 

Overall, our review of trip generation rates indicates that the assumptions used in the DEA analysis 

are higher than would be used in traffic studies for similar developments in surrounding 

communities. Based on a localized trip generation observation for multifamily uses and a more 

realistic assumption for retail uses, it is our opinion that the Town Center SEPA analysis overstates 

vehicle trip generation rates. 

Fehr & Peers MXD+ Analysis Results 

In addition to getting the trip generation rates correct, it is important to account for urban form 

and location characteristics that further influence how people travel. As described earlier, DEA 
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performed an “internalization” analysis which is a simplistic way to account for urban form and 

location characteristics. The purpose of this section is to compare DEA’s internalization rate to the 

output of Fehr & Peers MXD+ model, which is a tool that was specifically developed to estimate 

the degree that auto trips are reduced due to urban form and location characteristics. MXD+ was 

developed in conjunction with the ITE and the US Environmental Protection Agency (EPA) to better 

estimate the vehicle trip generation of mixed-use developments in both urban and suburban 

settings. From 2010 to 2012, Fehr & Peers studied over 260 suburban mixed-use projects to 

determine and develop the MXD+ tool. In addition, we are continuing to monitor dozens of projects 

in order to validate and improve upon the MXD+ tool.  More detailed documentation and peer-

reviewed journal articles are available upon request. 

MXD+ starts with standard ITE trip generation rates and provides a reduction factor based on the 

following characteristics: 

 Land use density of the study area, both internal and external to the development 

 Diversity of land uses, both internal and external to the development 

 Design of the pedestrian/bicycle network as measured by the number of intersections per 

acre (an industry-standard approach for measuring active transportation access—more 

intersections are related to more walking/biking routes) 

 Amount of transit service immediately near the development area 

 Household characteristics (household size, average car ownership) as reported by the US 

Census Bureau 

 Proximity to major employment destinations (i.e., a “gravity” model measurement of how 

close the development is to major employment centers like Redmond, Bellevue, and 

Seattle) 

The land use scenario analyzed as part of the Town Center EIS was input into MXD+ and the results 

are presented in Table 3.  
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Table 3- Unadjusted ITE PM Peak Hour Trip Generation Results 

Land Use 

ITE Land 
Use 

Code 
Units/Square 

Feet 

Trips 

Fehr & Peers 
Results  

DEA Results 

Single Family 210 100 dwellings 101 101 

Condo/Apartment 223/232 600 228 1,330* 

Townhome 230 700 364 

Senior Housing 252 600 150 

Residential Total Units/Trip 
Generation 

2,000 843 1,431 

Shopping Center 820 335,000 1,243 
N/A – a 

blended rate 
was used 

High-Generation 
Retail (restaurant, 
grocery, drug store) 

850 65,000 616 

Retail Total Square Footage/Trip 
Generation 

400,000 1,859 2,703 

Office 710 197,000 294 294 

Total Raw Trip Generation 2,996 4,428 

Internalization/MXD+ Reduction Rate 21% 24% 

Total Trip Generation (trips leaving Town Center) 2,373 3,360 

* DEA assumed a mix of 950 apartments and 950 condos (ITE Codes 220 and 231) 

Based on the urban form characteristics of the Town Center, MXD+ estimates a 21 percent 

reduction from the raw ITE rates, resulting in 2,373 new PM peak hour trips being generated. Note 

that the MXD+ trip internalization/reduction rate is somewhat lower than DEA’s reduction, however 

the DEA analysis assumed much higher base trip generation rates, as noted above (48 percent 

higher than the trip rates we used for this analysis). The final results after internalization show that 

the DEA trip generation total is higher by 42 percent. 

The 21 percent reduction is on the low-end of mixed-use center trip generation reductions as 

calculated by MXD+. For example, typical internalization reductions range from 20-40 percent for 

suburban mixed-use centers. The reason behind the relatively low 21 percent trip generation 

reduction stems from the lower densities of Town Center compared to other suburban town centers 

(e.g. a considerable proportion of Town Center is devoted to open space—not a common feature 
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of other town centers). Table 4 shows the results of Fehr & Peers validation of the MXD+ tool in 

two other high-income suburban town center areas with little transit service. 

Table 4 - Observed Trip Generation Results from Other Suburban Town Centers 

Name Location 

Relative Difference 
in Observed Rates to 

ITE Rates 

The Villages Irvine, CA -18% 

Rio Vista Station Village San Diego, CA -30% 

As shown, the Sammamish Town Center would be in between the two centers identified above. The 

Irvine example, is a very large residential area with not as much in the way of retail or civic uses as 

Town Center, and thus has a relatively low internalization rate despite high densities. The San Diego 

site has a mix of use that is closer to Town Center, but has higher densities and thus a higher trip 

internalization/reduction rate. The bottom line is that while Town Center has a somewhat lower trip 

internalization rate than other mixed use centers, a 20 percent internalization/reduction rate is still 

substantial and confirms that the overall strategy of creating a mixed use, connected center that 

provides a more environmentally sustainable choice of housing and retail for future Sammamish 

residents. 

Other Trends Influencing Trip Generation 

In addition to the factors considered by MXD+, there are other trends that will have a tendency to 

reduce long-term trip generation in Sammamish. Fehr & Peers has prepared a series of research 

papers on the long-term trends that may affect vehicle travel, two of which we would like to focus 

on for Sammamish: 

 Telecommuting: Telecommuting removes vehicles from the road during the peak travel 

times since people work from home. As shown in the chart on the following page, the share 

of people telecommuting is increasing across King County and even faster in Sammamish. 

Sammamish is home to many workers in the “Management, business, science, and arts 

occupations,” which according to the Census Bureau, is the group of industries most likely 

to telecommute. Sammamish has an unusually high proportion of workers who 

telecommute and there is no indication that this will change over the coming years. 
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 Internet shopping: As people increasingly shop for items online, fewer trips are made to 

traditional retailers. Delivery trucks are much more efficient at delivering goods to people’s 

homes than individual vehicles and many deliveries are made outside of the congested PM 

peak hour. High income communities like Sammamish tend to do more shopping online 

than other communities. Fehr & Peers research suggests that internet shopping could 

reduce vehicle travel in the 2-5 percent range over the coming years. 

While both of these trends suggest that standard ITE trip generation rates may be high for 

Sammamish, we did not take these into account for our analysis. We point out these trends to 

emphasize that there are many factors that have the potential to impact future trip generation, and 

most of the trends are for fewer trips per capita. The amount of vehicle-miles generated per capita 

in the United States and Washington State peaked in 2004 and has been lower ever since. These 

trends tend to make the trip generation rates used in the original Town Center EIS look even more 

unrealistic. 
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Trip Generation: Range of Scenarios 

The trip generation results presented in Table 3 reflect a land use concept that is similar to what 

was evaluated in the Town Center EIS, but with more appropriate multifamily and retail trip 

generation rates. However, given the economic and demographic housing needs in Sammamish 

and typical ratios of retail/office in other Eastside communities, we explored several other land use 

scenarios to understand their implications on trip generation. Note that all scenarios have the same 

number of total dwelling units and same amount of retail/office development. The scenarios are 

described below: 

1. Baseline: Assumes a balanced mix of housing types as shown in Table 3, above. 

2. Balanced Commercial: Ratio of retail-to-office equal to that seen in downtown Mercer Island. 

This scenario has the same housing assumptions as the baseline, but assumes less retail 

and more office space is developed, matching the ratio currently in place in downtown 

Mercer Island, which is 65% office and 35% retail. 

3. Senior Housing Focused: 50 percent of dwelling units are reserved for seniors. Same 

commercial mix as Scenario 2 but with 1,000 senior dwelling units, 500 townhomes, and 

500 mid-rise apartments. 

4. Mid-Range Internalization: Same as Scenario 2 but with a 30 percent internalization/MXD+ 

trip reduction. Assumes a 30 percent internalization/MXD+ trip generation reduction, 

consistent with the mid-range of other suburban mixed-use areas researched by Fehr & 

Peers.  

5. High-Range Internalization: Scenario 2 with a 40 percent internalization/MXD+ trip 

reduction. Assumes a 40 percent internalization/MXD+ trip generation reduction, 

consistent with the high-range of other suburban mixed-use areas researched by Fehr & 

Peers. 

The chart below summarizes the results of the different scenarios and also includes a reference to 

the PM peak hour trip generation identified in the Town Center EIS: 
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* From DEA “adjusted trips;” see red highlighted column on page 3  

Using the revised trip generation rates described above and the MXD+ tool to account for 

internalized trips within Town Center, it is clear that all the scenarios described above should 

produce substantially fewer PM peak hour vehicle trips than was assumed in the Town Center EIS.
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Table 5 summarizes the number of residential dwelling units assumed for the original Scenario Comparison Graph, as well the additional 

residential dwelling units that can be accommodated under the original Town Center EIS assumed PM peak hour trip generation total. In 

other words, our analysis evaluates the potential to accommodate additional multifamily housing units without generating more trips 

than was originally identified in the EIS. 

Table 5 – Summary of Residential Dwelling Units Assumed 

Scenario 
Housing Unit Mix Assumed for Scenario 

Comparison* 
Additional Housing Units  Total Housing Units** 

 
Single 
Family 

Mid-
Rise 

Condo 

Town-
house 

Senior 
Housing 

Total 
Single 
Family 

Mid-
Rise 

Condo 

Town-
house 

Senior 
Housing 

Total 
Single 
Family 

Mid-
Rise 

Condo 

Town-
house 

Senior 
Housing 

Total 

1 100 600 700 600 2,000 0 1,150 1,350 1,150 3,650 100 1,750 2,050 1,750 5,650 

2 100 600 700 600 2,000 0 1,175 1,350 1,175 3,700 100 1,775 2,050 1,775 5,700 

3 0 500 500 1,000 2,000 0 1,275 1,500 1,275 4,050 0 1,775 2,000 2,275 6,050 

4 100 600 700 600 2,000 0 1,900 2,200 1,900 6,000 100 2,500 2,900 2,500 8,000 

5 100 600 700 600 2,000 0 2,500 3,000 2,500 8,000 100 3,100 3,700 3,100 10,000 

* The Town Center EIS planned for 100 single family homes and 1900 multifamily homes.  To be consistent in this memorandum, 2,000 housing units were assumed and 

allocated to the four different housing categories.  

** Total housing units that can be accommodated without exceeding PM Peak Hour trip threshold identified in the Town Center EIS. 

The results summarized above suggest that Sammamish should change the present residential constraint from number of units to PM 

peak car trips, adjusted for internalization. Depending on what projects can best satisfy internal housing needs, the mix of land uses and 

types of residential units provided could vary and have a range of trip generation outcomes. As shown in Table 5, up to 10,000 dwelling 

units can be supported in Town Center without additional traffic impacts in the City; this includes 2,000 units originally planned for and 

8,000 additional units. To ease implementation of the trip cap, Sammamish could monitor Town Center trip generation over time to 

understand the traffic dynamics of the area over time so that the trip rates can be fine-tuned to meet economic and demographic 

housing needs while protecting existing residents from traffic beyond the SEPA threshold. This type of trip cap monitoring is commonly 

used for corporate/university campuses and other subarea plans across the country. 
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Conclusions and Recommendations 

Several important conclusions can be drawn from our analysis of Town Center: 

 The distinct demographic characteristics of Sammamish residents who are likely to live in 

multifamily developments in the Town Center combined with the mix of retail and office 

uses in Town Center result in a substantial reduction in vehicle trip generation rates 

compared to raw ITE averages for suburban areas. 

 The trip generation rates assumed in the original DEA analysis are high and are not 

supported by local data. We recommend using ITE land use category 223 or 232 for 

multifamily developments in Town Center based on our traffic count observations at 

Saffron, which are significantly lower than standard ITE rates. We also recommend the use 

of standard ITE land use codes for retail uses to represent retail development as the 

blended rate assumed in the EIS is unrealistically high when considering the nearby grocery 

stores north and south of Town Center. 

 Ongoing trends in an aging population, increasing telecommuting, and increasing internet 

shopping will likely result in slightly lower per-capita vehicle trip generation in the future 

years. These further reductions have not been factored in to the five scenarios in this 

memorandum. 

 There is likely to be a range of potential vehicle trip generation outcomes in Town Center 

depending on how development progresses and market forces impact land use demand. 

To provide developers with the greatest amount of flexibility to meet economic and 

demographic housing needs while protecting existing residents from excessive traffic 

congestion, we suggest the City adopt a trip cap and associated monitoring program for 

Town Center. This would shift the focus of the EIS transportation evaluation from an 

arbitrary limit on dwelling units/square feet to vehicle trips, which would allow a significant 

number of housing units to be built to meet economic and demographic needs without 

increasing PM peak vehicle trips beyond the SEPA threshold. 

 There is strong and compelling evidence that the Town Center can support additional 

housing units, from a low of 3,650 to a high of 8,000, over and above the 2,000 units 

originally planned for (total units from 5,650 to 10,000) without generating additional traffic 

beyond which was identified in the EIS. 





From: Paul Stickney stick@seanet.com
Subject: Suggested Alternative Remedies to Recommend.

Date: October 26, 2016 at 5:22 PM
To: Planning Commission PlanningCommission@sammamish.us
Cc: Lyman Howard lhoward@sammamish.us, Jessi Bon jbon@sammamish.us, Jeff Thomas JThomas@sammamish.us,

Richard Birgh rbirgh@comcast.net

Dear Planning Commissioners,

Below is a “cut and paste” from the pdf attached called “Alternative
Remedy Solutions”. Also there are five attachments too, which are
referenced in the email below.

Two Fundamentals:

Fundamental One. The staff/consultant position is to focus on the
three lowest AMI Categories of housing need. Our position is to
focus on ALL housing needs from within the City, and then
context the three lowest categories relative to their part of all 
internal economic and demographic needs and wants. 

Fundamental Two.  The staff/consultant position is to mainly focus 
on housing element policy only.  Our position is to focus on the
entire 2015 Comp plan, relative to optimally meeting Economic and
Demographic Housing Needs and Wants. This also would include
changes to the Town Center Plan, development regulations and 
zoning in the Town Center and other Centers. 

Respectfully Submitted,

Paul Stickney and Richard Birgh.

———————————————————————————

      Suggested Alternative Remedies, that will Both Satisfy the
   GMHB Order and be for the Betterment of the General Welfare
of Current and Future Sammamish Households, for the Planning 
   Commission to Consider Recommending to the City Council
 
The foundational purposes are to attain optimized Housing Balance in Sammamish 
and meet the Sammamish Vision statement of “Housing Affordability through 
Balanced Sustainable Housing”.  Recommend the City Council take these requisite 
steps by appropriate Resolutions and/or Ordinances and/or Planning Programs:

 
• 1) Suspend adoption of the proposed ordinance to amend the Housing Element at this 
time, and place this thoughtful work it in the “parking lot” for now.

• 2) Make immediate Town Center changes, using Chapter 24 (Attachment A, two pages) 
and/or other toolkit tools.  See the yellow highlights on first two pages of this four-page 
document.  (Attachment B)

• 3) Decide to carry out a “Housing Balance Master Plan” with a suitable timeline to
compliment and coincide with the “Transportation Master Plan” - as these two plans
are symbiotic, with mutually beneficial relationships. (Attachment C)

• 4) Have past, present, future, and cycle-of-life economic and demographic “Housing 
Needs Analyses” done to determine deficient or surplus supply gaps for every category. 
(Attachment D)

•  5) Carry out pertinent tasks listed in the two-page “Housing Affordability P’s and Q’s” 
(Attachment E)

•  6) Conduct statistically valid surveys, informed by Housing Needs Analyses supply 
gap results, and other P’s and Q’s findings, to obtain meaningful housing “preferences 
and wants” of Sammamish residents now, and throughout their cycle-of-life.
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Suggested	Alternative	Remedies,	that	will	Both	Satisfy	the		
GMHB	Order	and	be	for	the	Betterment	of	the	General	Welfare		
of	Current	and	Future	Sammamish	Households,	for	the	Planning	
Commission	to	Consider	Recommending	to	the	City	Council	

	
The	foundational	purposes	are	to	attain	optimized	Housing	Balance	in	Sammamish		
and	meet	the	Sammamish	Vision	statement	of	“Housing	Affordability	through		
Balanced	Sustainable	Housing”.		Recommend	the	City	Council	take	these	requisite		
steps	by	appropriate	Resolutions	and/or	Ordinances	and/or	Planning	Programs:	
	
•	1)	Suspend	adoption	of	the	proposed	ordinance	to	amend	the	Housing	Element	at	this		
time,	and	place	this	thoughtful	work	it	in	the	“parking	lot”	for	now.		
•	2)	Make	immediate	Town	Center	changes,	using	Chapter	24	(Attachment	A,	two	pages)		
and/or	other	toolkit	tools.		See	the	yellow	highlights	on	first	two	pages	of	this	four-page		
document.		(Attachment	B)	
•	3)	Decide	to	carry	out	a	“Housing	Balance	Master	Plan”	with	a	suitable	timeline	to	
compliment	and	coincide	with	the	“Transportation	Master	Plan”	-	as	these	two	plans	
are	symbiotic,	with	mutually	beneficial	relationships.	(Attachment	C)	
•	4)	Have	past,	present,	future,	and	cycle-of-life	economic	and	demographic	“Housing		
Needs	Analyses”	done	to	determine	deficient	or	surplus	supply	gaps	for	every	category.	
(Attachment	D)	

•		5)	Carry	out	pertinent	tasks	listed	in	the	two-page	“Housing	Affordability	P’s	and	Q’s”	
(Attachment	E)	
•		6)	Conduct	statistically	valid	surveys,	informed	by	Housing	Needs	Analyses	supply		
gap	results,	and	other	P’s	and	Q’s	findings,	to	obtain	meaningful	housing	“preferences		
and	wants”	of	Sammamish	residents	now,	and	throughout	their	cycle-of-life.		
•		7)	Having	been	informed	by	all	housing	supply	gap	results,	informed	survey	outcomes,	
other	P’s	and	Q’s	findings,	and	the	Housing	Element	work	(#1	above)	on	the	3	lowest	AMI	
income	categories	-	make	appropriate	changes	to	the	goals	and	policies	throughout	the	2015	
Comprehensive	Plan,	the	Town	Center	Plan,	related	development	regulations	and	zoning.	

	
Documents	and	Compilations	given	to	the	Planning	Commission,	and	the	City,		
that	support	the	above	seven	suggested	recommendations	to	the	City	Council:	

	
“Achieving”	-	Compilation	Book	with	five	sections.	

“Housing	Legacy	and	Stewardship”			-	2-page	document	
“IS	about	Balance,	NOT	about	Growth”		-	1-page	document	

“Irreducible	Indispensables”			-	2-page	document	
“Narrative	–	Housing	Balance	for	Sammamish	-	2-page	document	

“KCCPP	Housing	Policy	Remarks”	–	10-page	document	
“PSRC	Housing	Policy	Remarks”	–	3-page	document	

“Commerce	Housing	Policy	Remarks”	–	15-page	document	
“Wash	Housing	Needs	Assessment	Remarks”	–	12-page	document	

“Holistic	Components”	–	1	page	document	
“PACKETS	A-X”		-	Compilation	USB	Flash	Drive	with	24	packets.	

	
Respectfully	Submitted	to	the	City	of	Sammamish	by	Paul	Stickney	and	Richard	Birgh					-	October	2016	
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12/27/15, 6:14 PMChapter 24.15 SAMMAMISH COMPREHENSIVE PLAN

Page 2 of 5http://www.codepublishing.com/wa/sammamish/html/sammamish24/Sammamish2415.html#24.15

(4) Northeast Sammamish sewer and water district water plan;

(5) Issaquah School District capital facilities plan;

(6) Lake Washington School District capital facilities plan;

(7) Snoqualmie Valley School District capital facilities plan. (Ord. O2010-291 § 1; Ord. O2003-132 § 15)

24.15.030 Maps adopted by reference.

The following maps are adopted by reference:

(1) City of Sammamish comprehensive plan future land use map;

(2) City of Sammamish zoning map. (Ord. O2003-132 § 15)

24.15.040 Procedures to amend comprehensive plan.

(1) The City shall consider amendments to the comprehensive plan on an annual basis, in accordance with
administrative procedures and timelines established by the City manager or his designee and approved by
the City council; provided, that:

(a) The City may consider certain amendments on a more frequent basis in accordance with the
provisions of the Washington State Growth Management Act (RCW 36.70A.130) including:

(i) Initial adoption of a subarea plan;

(ii) The adoption or amendment of a shoreline master program under the procedures set forth in
Chapter 90.58 RCW;

(iii) The amendment of the capital facilities element of the comprehensive plan that occurs
concurrently with the adoption or amendment of the city budget; and

(iv) Amendments or revisions to the City’s comprehensive plan when an emergency exists or to
resolve, if appropriate, an appeal of the comprehensive plan filed with the Growth Management
Hearings Board or with the court.

(b) Applications for the first annual review shall be accepted no sooner than one year from the effective
date of the comprehensive plan.

(c) The City shall, every seventh year from the effective date of the comprehensive plan, initiate an
update of the comprehensive plan, including such revisions as may be required to the City’s growth and
housing affordability targets.

(2) Applications to amend the comprehensive plan or a rezone request associated with a comprehensive
plan amendment shall be reviewed by the City planning commission based upon the following information:

(a) A detailed statement of what is proposed to be changed and why;
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12/27/15, 6:16 PMChapter 24.25 PROCEDURES FOR AMENDMENT OF COMPREHENSIVE …AN OR OF DEVELOPMENT REGULATIONS -- PUBLIC PARTICIPATION

Page 1 of 11http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25

Chapter 24.25
PROCEDURES FOR AMENDMENT OF COMPREHENSIVE PLAN OR OF

DEVELOPMENT REGULATIONS – PUBLIC PARTICIPATION

Sections:
24.25.010    Effective date.
24.25.020    Purpose.
24.25.030    General procedures.
24.25.040    Site-specific land use map amendment initiation and classification.
24.25.050    Site-specific land use map amendments.
24.25.060    Seven-year cycle process.
24.25.070    Annual cycle process.
24.25.080    Subarea plan procedures.
24.25.090    Development regulations preparation.
24.25.100    Description of amendments.
24.25.110    Notice of public hearing for comprehensive plan amendments and development regulations.
24.25.120    Notice of public hearing for area zoning.
24.25.130    Amendment process following the conclusion of the public review and comment period.
24.25.140    Provision for receipt, review of and response to the docket.
24.25.150    Provision for notice of intent to amend, and post-adoption notice.
24.25.160    Public participation program – Basic elements.

24.25.010 Effective date.

This chapter shall become effective on June 11, 1998. (Ord. O99-29 § 1)

24.25.020 Purpose.

The purpose of this chapter is to establish the procedures and review criteria for amending the City’s
comprehensive plan and development regulations and providing for public participation. Amendments to the
comprehensive plan are the means by which the City may modify its 20-year plan for land use, development
or growth policies in response to changing City needs or circumstances. All plan and development regulation
amendments will be reviewed in accordance with the State Growth Management Act (GMA) and other
applicable state laws, the countywide planning policies, the adopted City of Sammamish comprehensive
plan, and applicable capital facilities plans. All plan and development regulation amendments will be
afforded appropriate public review pursuant to the provisions of this section. (Ord. O99-29 § 1)

24.25.030 General procedures.

(1) The City of Sammamish comprehensive plan shall be amended no more than once a year, except that it
may be amended more frequently to address:

(a) Emergencies;

(b) An appeal of the plan filed with the Central Puget Sound Growth Management Hearings Board or

http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.010
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.020
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.030
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.040
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.050
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.060
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.070
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.080
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.090
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.100
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.110
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.120
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.130
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.140
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.150
http://www.codepublishing.com/wa/sammamish/html/Sammamish24/Sammamish2425.html#24.25.160
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Civically	prepared	and	presented	to	the	City	Council	by	Paul	Stickney	and	Richard	Birgh,	06-16	

												 					Proposed		“Necessary	Steps”		within	the	Time	Frame:	
	

Before	the	End	of	July,	2016:	

• Further	amend	partial	gross	density	to	“enhanced”	full	gross	density	in	the	Town	Center.		

• Change	the	cap	constraint	method	in	the	Town	Center	from	“units”	to	“PM	peak	car	trips”.	

• Comply	with	the	2012,	7-0	Council	approved	SE	quadrant	docket,	and	work/move	forward	
on	those	items	and	placeholders.		Commit	to	making	final	decisions	by	the	end	of	2016.		

• Reduce	critical	area	buffers	in	the	Town	Center	to	those	needed	only	for	water	quality.	

• Give	“thumbs	up”	for	Staff	to	start	working	on	the	process	to	add	a	“Centers	Element”	and	an	
“Economic	Development	Element”	to	the	Comprehensive	Plan.		

• Make	modifications	administratively	and	to	development	regulations,	accordingly.	

• Additional	Steps:	
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Civically	prepared	and	presented	to	the	City	Council	by	Paul	Stickney	and	Richard	Birgh,	06-16	

												 					Proposed		“Necessary	Steps”		within	the	Time	Frame:	
	

From	August	2016	through	December	2016	

• Lessen	the	current	aspirational	and	unwarranted	storm	water	standards	in	the	Inglewood	
Basin	portion	of	the	Town	Center	to	“Basic	Level	2”	flow	control.	(NOT	“Enhanced	Level	3”).	

• Set	the	preliminary	“nexus	of	proportionality”	for	public-private	infrastructure	cost	sharing.	

• Make	positive,	long	overdue	decisions	on	the	2012	SE	quadrant	docket	&	placeholders,	
which	will	include	residential	base-density	zoning	increases	in	the	SE	Quadrant.	

• Initiate	the	“Housing	Affordability	P’s	and	Q’s”	process.	

• Adopt	policies,	stating	that	wildlife	habitat	and/or	wildlife	corridors	for	mammals	are	not	
necessary	within	the	Town	Center	or	in	other	Centers	in	Sammamish.	

• Develop	traffic	“internalization”	code	for	the	Town	Center	relative	to	allowed	PM	peak	trips.	

• In	September	2016,	by	City	sponsored	docketing,	set	in	motion	the	process	to	add	a	“Centers	
Element”	and	an	“Economic	Development	Element”	to	the	Comprehensive	Plan.	

• Make	further	modifications	administratively	and	accordingly,	to	development	regulations.	

• Additional	Steps:	
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Civically	prepared	and	presented	to	the	City	Council	by	Paul	Stickney	and	Richard	Birgh,	06-16	

												 					Proposed		“Necessary	Steps”		within	the	Time	Frame:	
	

During	2017	and	2018:	

• Complete	the	“Housing	Affordability	P’s	and	Q’s”	process.	

• Work	on,	then	finish	the	“Centers	Element”	to	the	Comp	Plan,	which	will	have	“distinctly	
different”	policies,	tailored	to	3%	of	the	City	as	compared	to	the	other	97%	of	the	City.	

• Produce	and	complete	the	“Economic	Development	Element”	of	the	Comp	Plan.	

• Decide	the	“sweet	spot”	number	of	multi-family	homes	for	the	Town	Center.	(2%	of	City.)	

• Resolve	the	long	term,	future	“sweet	spot”	number	of	multi-family	homes	for	the	other	three	
Centers	in	Sammamish	as	they	redevelop	in	future	decades.		(1%	of	the	City.)	

• Determine	final	“nexus	of	proportionality”	for	public-private	infrastructure	cost	sharing.	

• Amend	the	other	elements	in	the	Comp	Plan	to	be	internally	consistent	with	the	added	
“Centers	Element”	and	“Economic	Development	Element”.	

• Develop	broad	spectrum,	involvement	programs	and	solutions	to	achieve	housing	
affordability	for	all;	and	to	provide	subsidies	and/or	other	assistance	to	address	economic	
segments	and	demographic	groups	with	AMI’s	at	100%,	or	below.		

• Increase	the	base-residential	zoning	in	the	Town	Center	and	in	the	other	Centers.		

• Alter	development	regulations	accordingly,	to	support	and	promote	implementation	of	the	
new	Comprehensive	Plan	Elements	and	Centers	zoning	increases.	

• Additional	Steps:	

	 	



Civically	prepared	and	presented	to	the	City	Council	by	Paul	Stickney	and	Richard	Birgh,	06-16	

												 					Proposed		“Necessary	Steps”		within	the	Time	Frame:	
	

From	2019	through	the	next	major	update	of	the	Comp	Plan:	

• Periodically,	monitor	and	measure	PM	peak	trips,	generated	from	compact	residential	and	
mixed	use	developments.	

• After	receiving	2020	Census	information,	bring	the	housing	needs	analyses	up	to	date	and	
consider	appropriate	policy	and	regulatory	modifications.		

• Factor-	in	annual	updates	on	single-family	development	and	remaining	Citywide,	buildable	
lands	capacity.	

• Analyze	annual	updates	on	multi-family	development,	relative	to	specific	numeric	targets,	
set	to	meet	deficient	economic	segment	gaps	and	demographic	group	gaps.	

• Conduct	regular	statistically	valid	surveys,	in	order	to	update	community	sentiments	
regarding	smaller,	rental	and	senior	housing;	jobs;	retail	and	services	in	Sammamish.	

• Evaluate	and	adjust,	as	appropriate,	private-built	environment	policies	and	regulations.			

• Additional	Steps:	
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Economic	and	Demographic	Housing	Needs	Analyses	
	

For	each	of	the	economic	and	demographic	categories	listed	below,	determine	the	
most	up-to-date	existing	housing	Supply	(#	of	homes)	available	in	Sammamish;	the	
most	current	existing	Need	(#	of	households)	living	or	working	in	Sammamish;	and	
the	Gap	status	(“Surplus	Gap”	–	where	Supply	exceeds	Need,	or	“Deficient	Gap”	-	
where	Need	exceeds	Supply).	Make	a	list	of	the	magnitude	of	each	gap	individually,		
of	all	surplus	gaps	cumulatively	and	of	all	deficient	gaps	cumulatively.		
	
	
	 	 			Economic	Housing	Need	Categories	
								0-30	AMI	Home	Ownership	 	 							0-30	AMI	Rentals	
					30-50	AMI	Home	Ownership	 	 					30-50	AMI	Rentals	
					50-80	AMI	Home	Ownership	 	 					50-80	AMI	Rentals	
		80-100	AMI	Home	Ownership	 	 		80-100	AMI	Rentals	
100-120	AMI	Home	Ownership	 	 100-120	AMI	Rentals	
120-150	AMI	Home	Ownership	 	 120-150	AMI	Rentals	
150-180	AMI	Home	Ownership	 	 150-180	AMI	Rentals	
180-210	AMI	Home	Ownership	 	 180-210	AMI	Rentals		
210-240	AMI	Home	Ownership	 	 210-240	AMI	Rentals		
240-270	AMI	Home	Ownership	 	 240-270	AMI	Rentals		
270-300	AMI	Home	Ownership	 	 270-300	AMI	Rentals		
300-330	AMI	Home	Ownership	 	 300-330	AMI	Rentals		
330-360	AMI	Home	Ownership	 	 330-360	AMI	Rentals		
360-390	AMI	Home	Ownership	 	 360-390	AMI	Rentals		
							390+	AMI	Home	Ownership	 	 						390+	AMI	Rentals	
									(Other	AMI	Categories,	as	appropriate,	for	Sammamish)	
	
	
	 	 Demographic	Housing	Need	Categories	
-Rollover	of	Households	from	1990-2014	
-Rollover	of		Future	Households,	in	Reoccurring	15-20	Year	Cycles	
-Those	Working	in	Sammamish,	Not	Living	Here	
-Changes	in	Ethnicity	
-Cost	Burdened	Households	
-Severely	Cost	Burdened	Households	
-1-2	Person	Households	
-Seniors	55	plus,	and	Increasing	35	to	55	Year	Olds	
-Special	Needs	Housing	
-Cycle	of	Life	and	Aging	in	Place	
-Unplanned/Unexpected	Circumstances	
-Desire	to	Rent	vs.	Own	
						(Other	Demographic	Groups,	as	appropriate,	for	Sammamish)	
	
	
Presented	to	the	City	of	Sammamish	by	Richard	Birgh	and	Paul	Stickney	on	10.20.16	
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Housing	Affordability	P’s	and	Q’s	
	

Refined	and	complete	objectivity,	and	fully	informed	community	
consensus,	are	missing	from	current	Sammamish	multi-family	housing	
policies	and	the	Town	Center	Plan.		Therefore,	they	are	not	meeting	

economic	and	demographic	needs	and	wants	from	“Within	the	Community”,	
nor	realizing	the	Sammamish	Vision	Statement	to	meet		

“Housing	Affordability	through	Balanced	Sustainable	Housing”	

	

Below	is	a	suggested	process	to	determine	complete	and	refined	objectivity	and	fully	
informed	community	consensus.		With	this	information	in	hand,	re-evaluate	and	then	
make	appropriate	changes	to	multi-family	housing	policies	and	the	Town	Center	plan;	
add	a	Centers	Element	and	Economic	Development	Element	to	the	Comp	Plan;	and	alter	
all	relevant	zoning	and	development	regulations.	

	

A.		Perform	complete	“Housing	Needs	Analyses”	to	determine	the	supply,	need	and	exact	
surplus	or	deficient	gap	for	every	economic	segment	and	every	demographic	group	from	
within	the	City	of	Sammamish.	

B.			Tally	the	number	of	lots	in	single-family	short	plats	and	subdivisions,	which	have	received	
final	plat	approval	in	Sammamish,	since	those	listed	in	the	“2012	King	County	Buildable	Lands	
Report”.	

C.		List	the	number	of	lots	in	all	short	plats	and	subdivisions,	which	are	presently	in	all	the	
various	development	pipelines	in	Sammamish,	but	do	not	yet,	have	final	plat	approval.		

D.		Determine	the	forecasted	2035	residential	single-family	home	built-out	number,	based	on	
remaining	buildable	vacant	and	re-development	lands	in	the	City,	which	are	not	under	
subdivision	or	short	plat	application	at	this	time.		Create	a	map	showing	these	locations.	

E.		Ascertain	Past	>	Present	>	20	Year	Comp	Plan	Horizon	>	80+	year	“Cycle	of	Life”	trend	
analyses	and	forecasting	projections	relating	to	the	magnitude	of	each	economic	segment	
housing	gap	and	each	demographic	group	housing	gap	from	within	the	community	

F.		Compare	Sammamish	to		“Larger	Residential	Peer	Cities”	for	the	size	of	their	smaller,	
rental	and	senior	multi-family	housing	supply,	relative	to	their	detached	single-family	home	
supply.	Also	compare	the	number	of	housing	units	per	capita.		

G.		Gather	“Peer	City”	realities,	policies,	reasoning,	experiences	and	lessons	learned	about	their	
Downtown	and	Centers,	in	relation	to	their	multi-family	housing	supply	and	housing	
affordability.		

	 	 	 	 	 	 	 	 	 	 	 											Page	1	of	2	
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H.		Adhere	to	RCW’s,	WAC’s	and	Department	of	Commerce	on	meeting	the	housing	needs	for	
all	economic	segments	within	our	community.	

I.		Assure	compliance	with	PSRC	and	KC	housing	policies	and	best	available	practices,	which	
require	every	jurisdiction	in	King	County	to	meet	all	economic	housing	needs	and	all	
demographic	housing	needs.	

J.		Conduct	in	depth	discussions	regarding	the	housing	affordability	crisis	in	the	Puget	Sound	
region	and	in	Sammamish.	

K.		Seek	unbiased,	impartial	and	objective	professional/technical	evaluations,	critiques	and	
recommendations	regarding	the	appropriate	level	of	smaller,	rental	and	senior	multi-family	
housing	in	Sammamish,	based	on	all	the	foundational	work	findings	from	A	through	J	above.	

L.		After	being	completely	informed	with	the	results	from	A	through	K	above,	conduct	a	
“Statistically	Valid”	survey	to	determine	the	Sammamish	citizens’	“wants	and	preferences”	for	
smaller,	rental	and	senior	multi-family	housing,	based	on	perspectives	that	include		“Cycle	of	
Life	Housing”,		“Housing	Affordability”	and	“Balanced	Sustainable	Housing”.	

M.		With	the	discovery	from	A,	B,	C,	D,	E,	F,	G,	H,	I,	J,	K	and	L	above,	determine	the	true	and	
exact	current	housing	gaps,	and	the	best	possible	projection	of	future	housing	gaps,	for	every	
economic	segment	and	every	demographic	group.	

N.		Carry	out	comprehensive		“Pro	and	Con”	examinations	for	meeting	the	range	of	internal	
housing	needs	and	wants	from	a	low	point	of	“no	change	of	how	things	stand”	to	a	high	point	of		
“meeting	all	needs	and	wants	for	those	living	and	working	in	Sammamish”.	

O.		Oversee	a	far-reaching,	wide-ranging	and	fully	informed	public	participation	program	to	
weigh	in	on	determining	the	optimal	“sweet-spot”	number	for	increasing	smaller,	rental	and	
senior	multifamily	housing	in	order	to	achieve	the	overwhelming	benefits	of	long-term		
“Housing	Affordability	through	Balanced	Sustainable	Housing”	in	Sammamish.	

P.		Having	attained	all	the	objective	information	garnered	above,	balance	it	appropriately	with	
“Community	Vision”,	“Character”,	“Identity”,	“Small	Town	Feel”,	“Natural”,	“Wooded”	and	fully	
informed	“Community	Public	Input”.		Then,	the	City	Council	deliberates	and	votes	to	make	
changes	to	the	“Scale”,	“Vetting”,	“Cap”	and	“Control”	for	the	Town	Center;	revises	multi-family	
housing	policies;	creates	Centers	policies;	originates	Economic	Development	polices;	modifies	
all	other	elements	in	the	Comp	Plan	so	they	are	internally	consistent;	and	amends	all	zoning	
and	related	development	regulations	to	support	and	enable	Comp	Plan	modifications.		

Q.		Based	on	sensible	compromise	between	unabridged	objectivity	and	subjectivity,	
Sammamish	will	have	set	in	motion	the	process	and	will	be	on	the	right	track	to	achieve	its	
vision	of	meeting	“Housing	Affordability	through	Balanced	Sustainable	Housing”.		Further,	
these	crucial	legacy	and	stewardship	decisions	will	be	supported	and	backed	by	community	
consensus	with	near	complete	unanimity.	

Civically	prepared	and	presented	to	the	City	Council	by	Paul	Stickney	&	Richard	Birgh,	06-16	
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From: Richard Birgh rbirgh@comcast.net
Subject: Public Comment, November 8, 2016

Date: November 8, 2016 at 2:56 PM
To: Sammamish City Council citycouncil@sammamish.us
Cc: Lyman Howard lhoward@sammamish.us, jbon@sammamish.us, Jeffery Thomas JThomas@sammamish.us,

Melonie Anderson, C.M.C. manderson@sammamish.us, lhachey@sammamish.us

Dear Council Members 
City of Sammamish

My name is Dick Birgh and I live on my property at 442 228th Ave SE in Sammamish.

I moved to Sammamish in 1968 with my wife and two children.  We built our home in 1971, the one that became known in Sweden as the 
Issaquah Hilton.   My wife and I raised our son and daughter here, and the family was always quite active in the community.  The kids and 
their “4H-Kickapoo” friends used to ride down 228th Avenue to Saddlier’s, THE Country Store on the Plateau, tie their horses at the hitching 
post and go in and buy ice cream from Mrs. Saddlier.   And, if there were more than three cars on 228th at any given time, it was considered 
rush hour.

My wife and daughter were both avid horse lovers and, since Mr. Freed’s water district – in which we became charter members - was having 
water supply problems back in 1970, we dug a man-made pond in the intermittent stream in our valley to water our horses.

Our farm pond was not only great for watering the horses, it has also served as an extraordinary storm water pond ever since.  It is functional 
and beautiful, just like what is called for in the City’s new Storm Water Comprehensive Plan – and it has never flooded, not even once, since 
we built it!

But, let’s fast-forward and address matters at hand.

Housing Balance and Housing Affordability matter in Sammamish.  I watched King County throw too much big housing on to the Plateau from 
the 1960’s to the 1990’s without adequate infrastructure.   I 
and several of my neighbors supported the incorporation in 1999, with its two major founding concepts: Local Control and Responsible 
Growth.

Here is the rub:  Responsible Growth is not to have housing policies that minimize all housing in Sammamish.  We have an over-supply of 
larger, higher priced homes, and an under-supply of smaller, more affordable multi-family condos and rentals.  We are out of balance by 30 to 
40 percent - and those are big numbers.

Now is the time for you to remedy the City’s long-standing deficiencies in smaller housing.

 I truly encourage you to do the right thing:  In order to achieve Housing Balance in Sammamish, adopt the seven straightforward 
recommendations that Paul Stickney and I have suggested.   By following those suggestions, you will not only comply with the GMHB order, 
but it will be of great benefit for all Sammamish households, and those who work here, not only now, but for decades and yes, generations to 
come. 

Unfortunately, considering my mature age, it will probably be too late for me to enjoy the beautiful senior housing project overlooking my man-
made pond and the trails at the back of my property, something that I, and even one or two of you that I know, have envisioned. 

In closing, remember two quotes from the movie “Star Trek the Next Generation”:
             Resistance is Futile,    - and, seriously  -     Make it So!!!

Sincerely,

Dick	Birgh																																																																																				Public	Comment,	November	8,	2016
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From: Paul Stickney stick@seanet.com
Subject: Disneyland Analogy. Comprehensive Recap on Housing Balance - Public Hearing Comment. 3-page pdf attached.

Date: November 15, 2016 at 2:02 PM
To: Sammamish City Council citycouncil@sammamish.us
Cc: Lyman Howard lhoward@sammamish.us, Jessi Bon jbon@sammamish.us, Jeff Thomas JThomas@sammamish.us,

Doug McIntyre DMcIntyre@sammamish.us, David Goodman DGoodman@sammamish.us, Melonie Anderson
manderson@sammamish.us, Lita Hachey lhachey@sammamish.us, Dick Birgh rbirgh@comcast.net

Esteemed Council Members,

Attached is a three page Public Comment document from Dick Birgh 
and myself on the important and timely issue of long term Housing 
Balance  -  for tonights public hearing on the Ordinance to amend 
the Housing Element of the Comprehensive Plan. 

This document has the most impact when heard verbally.  Since it is
about a 15 minute verbal presentation, we are emailing it you as it
is too long for a verbal public comment at the hearing.  

Please print out a copy of this, hen read it out load to yourself, or
to others It will be FAR MORE EFFECTIVE, if you are willing to 
consider doing this?!

I believe you will find this document very easy to read, it is clear, 
important, material and enjoyable from the “seat-grabbing” 
beginning to the “punch line” ending :)

Sincerely,

Paul Stickney
425-417-4556
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Public	Hearing	Comment	by	Paul	Stickney	and	Richard	Birgh	on	11.15.16	
	
An	analogy,	get	ready	for	the	Indiana	Jones	Adventure	and	Space	Mountain,	both	fun,	but	you	
don’t	see	everything	the	first	time	through	on	these	rides.		Use	these	comments,	together		
with	the	“Achieving”	compilation	notebook,	the	three	booklets	and	USB	drive	-		to	see	it	all.		
	
Fasten	your	seat	belt	and	Buckle	Up	…..	it’s	time	for	Housing	Balance	in	Sammamish!	
	
Housing	supply	is	out	of	balance	with	needs	and	wants	within	Sammamish.	We	have	far	too	
many	larger	homes	and	far	too	few	smaller	ones.	We’re	about	30%	to	40%	out	of	balance.	
	
There	are	tremendous	positives,	and	only	minuscule	negatives,	if	any	at	all,	by	Optimal	
increases	in	smaller	housing	in	our	Town	Center	right	now,	and	other	Centers	in	the	future,		
-	so	housing	is	available	for	everyone	living	and	working	here	at	prices	they	can	afford.	
	
The	GMA,	State,	regional	and	county	policies	say	cities	must	do	four	things	for	housing:	
Preserve	existing	neighborhood	character;	meet	regional	Growth	Targets;	provide	housing		
for	all	economic	groups;	and	provide	housing	for	all	demographic	categories	(ED	Groups).	
	
The	2015	Comp	Plan	fully	deals	with	Housing	Character	and	the	regional	Growth	Target.	
	
The	2015	Comp	plan	does	not	fully	deal	with	housing	for	all	ED	Groups	within	the	City.		
	
The	GMHB	has	ruled	that	the	city	needs	to	remedy	ALL	economic	housing	needs	and	reduce	
sprawl.	This	is	the	golden	opportunity	to	attain	Housing	Balance	and	Housing	Affordability	
in	Sammamish	in	our	Centers,	and	to	help	reduce	more	citywide	sprawl.					
	
Housing	Affordability	–	is	when	housing	is	available	at	30%	of	household	income.	
	
Housing	Balance	-		is	when	housing	supply	meets	housing	affordability	for	all	within	the	City.	
	
Now	is	the	time	to	introduce	the	second	800lb	Gorilla	-	“Housing	Growth”.			But,	“Housing	
Growth”	is	not	the	real	issue.			How	can	we	possibly	say	this??!!	
	
We	have	had	“growth”	in	our	Parks,	Open	Space,	Road	Improvements,	Civic	Buildings	and	City	
Personnel	–	yet	these	are	all	deemed	as	positive.			What	are	these	really?	-	positive	increases.		
	
When	it	comes	to	housing	in	Sammamish,	it	is	really	about	negative	versus	positive	increases.		
	
Increasing	suburban	sprawl	of	more	large	houses	throughout	the	city,	of	which	we	already	have	
a	significant	over	supply,	with	low	net	tax	benefits	to	the	City,	straining	infrastructure	and	more	
traffic	congestion	-	are	negative	housing	increases.			
	
But,	increasing	smaller	compact	housing	in	our	Centers,	to	Optimize	major	housing	shortfalls	
and	provide	massive	social,	environmental	and	transportation	benefits,	big	tax	surpluses	and	
without	increasing	traffic	beyond	what	is	already	planned	for	-	are	positive	housing	increases.	
	
It’s	not	about	housing	growth,	it’s	about	negative	or	positive	housing	increases.		
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Why	is	Sammamish	so	far	out	of	balance	when	it	comes	to	housing?		First,	It’s	because	when	we	
incorporated	in	1999	we	inherited	over	40	years	of	King	County	housing	policy	that	planned	
over	a	much	larger	area.	Second,	over	the	last	15+	years	since	we	incorporated,	our	housing	
supply	has	grown	further	out	of	balance	-	virtually	all	being	big	and	expensive	homes.		
	
So,	what’s	the	right	amount	of	positive	supply	increase	needed	for	smaller	and	multifamily	
homes	in	the	Town	Center	(TC)	now,	and	other	Centers	in	the	future,	to	attain	Housing	Balance?		
There	is	a	wide	range	of	outcome	for	multi-family	housing		-		in	three	groupings:	
	 Too	Few			 -	long	term	generational	negative	effects	for	the	city	
	 Optimal		 -	long	term	generational	positive	effects	for	the	city	
	 Too	Many	 -	long	term	generational	negative	effects	for	the	city	
	
There	are	two	general	indicators	and	one	precise	methodology	to	gauge	the	Optimal	range.		The	
Optimal	range	is	a	pretty	wide	number	and	we	are	proposing	the	lower	1/3	of	this	range.		
	
First	General	Indicator	-	Peer	City	smaller	multifamily	housing	(MF)	to	single	family	housing	
percentages.	As	of	the	end	of	2012	…Bellevue,	Kirkland,	Issaquah	and	Redmond	were	40%		
to	50%	MF.			Mercer	Island,	Mill	Creek	and	Klahanie	before	annexation	were	23%	to	35%		
MF.		(And	…	these	have	gone	up	the	last	4	years,	and	will	continue	to	go	up,	substantially.)	
	
Before	the	Klahanie	annexation	Sammamish	was	6%	MF,	with	Klahanie	we	are	10%,	and	the	
lower	third	of	the	Optimal	MF	housing	%’s	for	Sammamish	will	be	from	24%	to	32MF	%.	
	
Second	General	Indicator	–	the		Gross	Residential	Units	per	Acre	in	our	Town	Center	(TC).	
Newer	Peer	City	urban	growth	in	their	downtowns,	and	other	centers	from	2000	forward,		
are	from	a	lower	side	of	50	units	per	gross	acre	(GA)	to	a	higher	side	of	well	over	100	per	GA.	
	
Currently	our	Town	Center	Plan	is	about	8.5	per	(GA).		The	lower	third	of	the	Optimal	MF	
housing	numbers	for	the	TC	will	be	from	25	units	per	GA	to	40	per	GA.		(A	fun	fact,	we	have	
much	more	open	space	in	our	Town	Center	than	any	other	eastside	Peer	City	too.)	
	
	
The	precise	methodology	to	determine	the	Optimal	number	of	smaller	and	multifamily	homes	for	
Sammamish	is	to	apply	needs	analyses	gap	findings	and	survey	wants	results	to	“the	Whole”.		
	
Perform	housing	needs	analyses	to	determine	the	supply,	need	and	GAP	for	all	ED	Groups	
(about	40	groups).		Then,	informed	with	all	these	gap	results,	conduct	statistically	valid	surveys	
to	determine	the	housing	“wants	and	preferences”	of	those	living	and	working	within	the	City.		
	
What’s	“the	Whole”	and	how	does	it	work?	It	begins	with	single	family	housing	in	Sammamish,	
where	we	have	about	21,000	single	family	homes	now,	and	will	have	about	25,000	at	build	out.		
Then,	add	in	existing	multifamily	housing,	where	we	have	about	2,000	units.	These	numbers	
include	Klahanie.		Lastly,	gap	and	survey	results	need	to	be	mixed	in.		
	
But	there	is	a	BIG	problem.		Sammamish	has	never	chosen	to	do	housing	gap	studies	or	
statistically	valid	surveys	on	housing	wants.		So,	how	did	Dick	and	I	get	“close”?		We	studied	
four	bodies	of	work	to	piece	together	our	ball	park	numbers.	(2003	Comp	Plan	appendices;		
2013	ARCH	work	done	on	Housing;	2014	Community	Profile	and	awesome	work	by	the	State		
of	Washington,	Department	of	Commerce,	Puget	Sound	Regional	Council	&	King	County.)	
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The	Optimal	range	of	smaller	and	multi-family	homes	based	on	“the	Whole”	is	very	wide,		
and	is	broken	down	below	into	three	groupings:	

Lower	1/3	of	the	Optimal	range	 -						from			8,000	to	12,000	multifamily	homes.	
Middle	1/3	of	the	Optimal	range	 -					from	12,000	to	16,000	multifamily	homes	
	Upper	1/3	of	the	Optimal	range	 	-					from	16,000	to	20,000	multifamily	homes.	

	
Below	8,000	and	over	20,000	will	be	negative	to	the	city,	between	8,000	and	20,000	will	be	
positive	for	the	city.		After	much	study	and	work	on	this	topic	and	balancing	housing	needs	
and	wants	with	community	character	–	our	recommendation	is	the	lower	third	of	the	
Optimal	range	for	multi-family	housing.	
	
We	have	2,000	MF	homes	in	Sammamish	now,	and	2,000	more	homes	planned	in	our	Town	
Center.	This	means	that	we	need	to	add	between	4,000	and	8,000	more	units	to	our	Centers	to	
attain	the	lower	1/3	of	the	Optimal	range	of	smaller	multifamily	within	the	City.		
	
Because	we’ve	had	such	significant	smaller	housing	deficiencies	for	so	long,	(over	the	last	50+	
years)	it	is	imperative	we	put	the	majority	of	the	4,000	to	8,000	more	multi-family	units	in	the	
Town	Center	immediately	to	remedy	our	past	and	present	smaller	housing	shortfalls.	
	
Besides	enormous	monthly	dollar	savings	that	Housing	Affordability	and	Housing	Balance	will	
bring	for	thousands	of	households	living	&	working	in	Sammamish,	there	are	terrific	benefits		
on	three	platforms,	with	long	term	consequences	-	Social,	Environmental	and	Transportation.	
	
As	well	as	the	terrific	benefits	above,	Sammamish	will	gain	three	other	major	outcomes:	
		>	VAST	one-time	revenues	to	cure	other	deficiencies	and	enable	other	desires	…	citywide.	
		>	Replace	non-renewable	revenues	for	20%	or	more	of	our	budget,	with	renewable	revenues.	
		>	Peace	of	mind	for	residents,	knowing	there	are	housing	options	to	stay	as	situations	change.		
	
Now,	to	the	pressing	matter	at	hand	–	Whether	TO	attain	Housing	Affordability	and	Housing	
Balance	for	Sammamish,	or	NOT.		
	
The	“3	and	P”	approach	proposed	by	the	City	Staff	and	Consultant	only	deals	with	the	lowest	
three	economic	categories	-	at	the	policy	level.		This	neither	achieves	all	the	benefits	herein,	
Housing	Affordability	or	Housing	Balance	for	all	-	nor	does	it	comply	with	the	GMHB	order.	
	
The	seven	part		“All	and	E”	alternative	remedies	we	are	proposing	(Email	6)	do	both,	as	they	
deal	with	ALL	40+	economic	and	demographic	categories	throughout	the	ENTIRE	Comp	Plan,	
the	Town	Center	Plan,	development	regulations,	zoning	and	the	future	zoning	map.		And	…	this	
can	be	done	without	increasing	traffic	beyond	what	has	been	thoroughly	planned	for.			
	
Please,	thoughtfully	contemplate	our	11.7.16	email,	the	“Achieving”	compilation	notebook,	the	
three	booklets	and	the	USB	drive.		Dick	and	I	strongly	encourage	and	invite	you	to	email,	call	
and/or	meet	with	us	for	more	detailed	discussions	about	Housing	Balance	for	Sammamish.		The	
stakes	are	IMMENSE	for	the	City	and	Citizens	of	Sammamish,	and	can	all	be	summed	up	simply:	
	
“This	helps	everyone	and	hurts	no	one”.	
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From: Richard Birgh rbirgh@comcast.net
Subject: Optimized Housing Balance in Sammamish is a serious matter.

Date: November 15, 2016 at 2:52 PM
To: Sammamish City Council citycouncil@sammamish.us
Cc: Paul Stickney stick@seanet.com

Dear Council Members,

In formulating the public comments that Paul just sent you from us today, he has shown more decorum than I can muster.

If you truly care about what is the long term best for Sammamish and it’s Citizens, take the time to read out loud to yourselves - and others -
that three-page document.  That should help you fully glean the depth and importance of this matter.

When it comes to “Legacy and Stewardship of Housing Balance for Sammamish”, you have been about as transparent as an underground
cavern with a power failure.  Judging from the long standing pattern of the Council’s actions, or sometimes rather lack thereof, regarding this
crucial issue, I can only assume some obscure, political agenda, rather than a Council acting on fully informed opinions and wishes of it’s
constituents. 

Whatever your reasons are for resisting Optimized Housing Balance, they must be reconsidered in light of the above-mentioned comments,
our previous email of November 7th and the “Achieving” compilation book, the three booklets and all the pertinent information culled in the
USB drive that Paul delivered to you on the 8th of this month.  I urge each one of you to finally take the time necessary to seriously study and
understand this material and then meet with Paul and me for serious, meaningful and transparent dialog.

We are helping the City, not hurting it.  Everybody will be much better off with Optimized Housing Balance in Sammamish.  It is a long-term
legacy issue of great importance.  It has no downsides, only awesome upsides.

Sincerely Yours,

Dick Birgh.
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From: Paul Stickney stick@seanet.com
Subject: Fwd: Needs Analysis to determine Housing Affordability/Balance for ALL!

Date: November 14, 2016 at 2:58 PM
To: Dick Birgh rbirgh@comcast.net

Begin forwarded message:

From: marywictor@comcast.net
Subject: Needs Analysis to determine Housing Affordability/Balance for ALL!
Date: November 14, 2016 at 2:33:41 PM PST
To: citycouncil@sammamish.us, lhoward@sammamish.us, jbon@sammamish.us, jthomas@sammamish.us, 
manderson@sammamish.us
Cc: lhachey@sammamish.us, dMcIntyre@sammamish.us, dGoodman@sammamish.us, tmueller@sammamish.us

Dear Honorable City Council & City Staff,   (cc: Planning Commission via Tammy 
Mueller)

Re: Housing Element & GMHB -- input for Public Hearing 11/15/2016 ~ Ordinance: 
Amending the Housing Element...

“Affordable Housing” and “Housing Affordability”—the former is a very small subset of 
the latter. Sammamish has way too many big homes, and far too few smaller 
residences. Please see the updated brief “Teeter-Totter balance” images Powerpoint  I 
created and initially gave at 10/27/2016 Planning Commission meeting. I agree with 
and support the 7-part approach offered by Paul Stickney and Richard Birgh.
 
Town Center is happening! As an analogy, it’s like a train or locomotive coming to town. 
But what “cargo” should it bring? What is the best “content” for it to carry in its box 
cars? Developers are “placing-their-orders” and contracts are in the process of being 
signed! Since Town Center is here to stay, it would be tragedy not to have it meet our 
needs. Town Center 2 (TC2) would be a debacle!
 
Simply put, there are just NOT enough residential units being planned for Town Center, 
but it does have the capability to include far more. How much more and of what? By 
requesting immediately that “Economic and Demographic Needs Analyses” be done, 
Sammamish has the golden opportunity to determine what our needs and wants are 
from within our community… and chance to adjust the Supply to Optimally meet 
housing needs for ALL levels not just the lowest three categories. The 2015 
Comprehensive Plan failed—and data on housing for ALL is needed!
 
There are so many benefits for the City, neighborhoods, citizens, and residents old and 
new. Doing Needs Analyses right now is really smart, makes sense, and is desperately 
needed! I hope my input will help you “see” this.
 
Please click thru my attached brief and visual Powerpoint. Then study Stickney/Birgh… 
For you now, for us later, and for our children, jobs, local employment and services—
and the health and wealth of the City. Make Town Center be all it can and needs to be 
to attain Housing Balance in Sammamish!
 
This ultimately will help reduce growth pressure and demands in our neighborhoods, 
while providing long-term revenues to “financially feed” our City and maintain it well. It 
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while providing long-term revenues to “financially feed” our City and maintain it well. It 
does not increase traffic, and will protect and respect the environment too.
-----
Public Comment HOUSING —Planning Commission: Mary Wictor 10-20-16 (2:35-3:40)
 
Regarding these and other materials from Paul Stickney & Richard Birgh which include:
+ Housing Legacy and Stewardship
+ This is about Housing Balance not Growth
I have received and read them. I wholeheartedly agree with the documents and all the 
points being made.
 
I feel the 1st step to move forward with this is for the City, likely through a Consultant, to 
pretty immediately do an “Economic and Demographic Needs Analyses”  to inform and 
allow changes to be made to the Housing Policy, Land Use, Development Regulations, 
and Zoning for building in Sammamish and the Town Center.
 
+I think the advocacy and program of Paul’s and Dick's is excellent!
+It helps everyone. It hurts no one.
+It would help to preserve neighborhood character.
+Not increase traffic, and
+Provide very fine financial benefits to the City of Sammamish.
 
I support Housing Balance/Affordability--I hope the City starts with the “Needs 
Analyses” ASAP! ~ Mary Wictor
 
<Housing Affordability n balanced optimal growth 10-27-2016.ppt> Given first at the 
Planning Commission.







From: Paul Stickney stick@seanet.com
Subject: Wonderful – The Benefits, Legacy and Stewardship of Optimized Housing Balance

Date: November 19, 2016 at 1:38 PM
To: Don Gerend dgerend@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Dear Don,

The Extraordinary Benefits, Legacy and Stewardship for Sammamish from attaining
Housing Balance, even within the  “Lower 1/3 of the Optimal range", can be summed 
up simply in a word - WONDERFUL. 
We believe the attached 1-page pdf is the tipping point needed for the Council
to set this pivotal process in motion, and make Optimized Housing Balance so!

Have a delightful Thanksgiving with Family and Friends.

Best Regards,

 Paul (425-417-4556) and Dick  (425-996-8641)

 PS.  Dick and I would like to meet with you for detailed discussions, anytime.
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From: Paul Stickney stick@seanet.com
Subject: Wonderful – The Benefits, Legacy and Stewardship of Optimized Housing Balance

Date: November 19, 2016 at 1:40 PM
To: Ramiro Valderamma rvalderrama-aramayo@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Dear Ramiro,

The Extraordinary Benefits, Legacy and Stewardship for Sammamish from attaining
Housing Balance, even within the  “Lower 1/3 of the Optimal range", can be summed 
up simply in a word - WONDERFUL. 
We believe the attached 1-page pdf is the tipping point needed for the Council
to set this pivotal process in motion, and make Optimized Housing Balance so!

Have a delightful Thanksgiving with Family and Friends.

Best Regards,

 Paul (425-417-4556) and Dick  (425-996-8641)

 PS.  Dick and I would like to meet with you for detailed discussions, anytime.
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From: Paul Stickney stick@seanet.com
Subject: Wonderful – The Benefits, Legacy and Stewardship of Optimized Housing Balance

Date: November 19, 2016 at 1:45 PM
To: Kathleen Huckabay khuckabay@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Dear Kathleen,

The Extraordinary Benefits, Legacy and Stewardship for Sammamish from attaining
Housing Balance, even within the  “Lower 1/3 of the Optimal range", can be summed 
up simply in a word - WONDERFUL. 
We believe the attached 1-page pdf is the tipping point needed for the Council
to set this pivotal process in motion, and make Optimized Housing Balance so!

Have a delightful Thanksgiving with Family and Friends.

Best Regards,

 Paul (425-417-4556) and Dick  (425-996-8641)

 PS.  Dick and I would like to meet with you for detailed discussions, anytime.





From: Paul Stickney stick@seanet.com
Subject: Wonderful – The Benefits, Legacy and Stewardship of Optimized Housing Balance

Date: November 19, 2016 at 1:48 PM
To: Tom Odell todell@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Dear Tom,

The Extraordinary Benefits, Legacy and Stewardship for Sammamish from attaining
Housing Balance, even within the  “Lower 1/3 of the Optimal range", can be summed 
up simply in a word - WONDERFUL. 
We believe the attached 1-page pdf is the tipping point needed for the Council
to set this pivotal process in motion, and make Optimized Housing Balance so!

Have a delightful Thanksgiving with Family and Friends.

Best Regards,

 Paul (425-417-4556) and Dick  (425-996-8641)

 PS.  Dick and I would like to meet with you for detailed discussions, anytime.





From: Paul Stickney stick@seanet.com
Subject: Wonderful – The Benefits, Legacy and Stewardship of Optimized Housing Balance

Date: November 19, 2016 at 1:50 PM
To: Bob Keller bkeller@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Dear Bob,

The Extraordinary Benefits, Legacy and Stewardship for Sammamish from attaining
Housing Balance, even within the  “Lower 1/3 of the Optimal range", can be summed 
up simply in a word - WONDERFUL. 
We believe the attached 1-page pdf is the tipping point needed for the Council
to set this pivotal process in motion, and make Optimized Housing Balance so!

Have a delightful Thanksgiving with Family and Friends.

Best Regards,

 Paul (425-417-4556) and Dick  (425-996-8641)

 PS.  Dick and I would like to meet with you for detailed discussions, anytime.
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From: Paul Stickney stick@seanet.com
Subject: Wonderful – The Benefits, Legacy and Stewardship of Optimized Housing Balance

Date: November 19, 2016 at 1:57 PM
To: Christie Malchow cmalchow@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Dear Christie,

The Extraordinary Benefits, Legacy and Stewardship for Sammamish from attaining
Housing Balance, even within the  “Lower 1/3 of the Optimal range", can be summed 
up simply in a word - WONDERFUL. 
We believe the attached 1-page pdf is the tipping point needed for the Council
to set this pivotal process in motion, and make Optimized Housing Balance so!

Have a delightful Thanksgiving with Family and Friends.

Best Regards,

 Paul (425-417-4556) and Dick  (425-996-8641)

 PS.  Dick and I would like to meet with you for detailed discussions, anytime.
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From: Paul Stickney stick@seanet.com
Subject: Wonderful – The Benefits, Legacy and Stewardship of Optimized Housing Balance

Date: November 19, 2016 at 1:54 PM
To: Tom Hornish thornish@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Dear Tom,

The Extraordinary Benefits, Legacy and Stewardship for Sammamish from attaining
Housing Balance, even within the  “Lower 1/3 of the Optimal range", can be summed 
up simply in a word - WONDERFUL. 
We believe the attached 1-page pdf is the tipping point needed for the Council
to set this pivotal process in motion, and make Optimized Housing Balance so!

Have a delightful Thanksgiving with Family and Friends.

Best Regards,

 Paul (425-417-4556) and Dick  (425-996-8641)

 PS.  Dick and I would like to meet with you for detailed discussions, anytime.
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Wonderful	–	The	Benefits,	Legacy	and	Stewardship	of	Optimized	Housing	Balance	
	
	
Esteemed	Council	Members,	
	
The	Extraordinary	Benefits,	Legacy	and	Stewardship	for	Sammamish	from	
attaining	Housing	Balance,	even	within	the	“Lower	1/3	of	the	Optimal	range”,		
can	be	summed	up	simply	in	a	word	-	WONDERFUL.			
	
We	believe	the	attached	1-page	pdf	is	the	tipping	point	needed	for	the	Council	
to	set	this	pivotal	process	in	motion,	and	make	Optimized	Housing	Balance	so!	
	
Have	a	delightful	Thanksgiving	with	Family	and	Friends.	
	
Best	Regards,	
	
Paul	(425-417-4556)	and	Dick		(425-996-8641)	
	
PS.		Dick	and	I	invite	you	to	email,	call	and/or	meet	to	talk,	anytime.	
	



Housing	Balance	for	Sammamish	is	Wonderful	

-			In	a	Nutshell			-	

This	is	about	housing	being	available	at	30%	of	household	income	for	those	living	and	working	
in	Sammamish	now,	and	for	decades	and	generations	to	come.		Sammamish	is	out	of	balance	by	
about	30%	to	40%	-	too	much	big	housing	-	not	enough	smaller	housing.	The	City	has	had,	and	
continues	to	have,	a	housing	affordability	crisis,	which	needs	to	be	remedied	–	straightaway.	

Housing	Balance	is	Wonderful	–	it	will	provide	the	Legacy	and	Stewardship	of	housing	being	
available	for	everyone	living	and	working	within	the	City	-	at	prices	they	can	afford.	

Please,	carefully	contemplate	the	three	pages	of	public	comments	we	submitted	11.15.16;	our		
11.7.16	email;	the	Achieving	compilation;	three	booklets	delivered	11.8.16;	and	the	USB	flash	drive.	
These	materials	present	the	compelling	case	for	attaining	Housing	Balance	in	Sammamish.	

Per	the	GMA,	state,	regional	and	county	policies,	cities	must	do	four	things,	relative	to	housing.		
Our	Comp	Plan	does	two	–	it	preserves	neighborhood	character	and	meets	the	Growth	Target.			
Two	things	the	Comp	Plan	does	not	do	–	fully	meeting	economic	and	demographic	housing	needs.	

Based	on	three	conditions:		
First							-	21,000±	single-family	homes	now	and	about	25,000±	at	build	out.			
Second		-	2,000±	multi-family	homes	now	plus	2,000±	more	planned	for	in	the	Town	Center.		
Third					-	Our	past,	present,	and	Cycle-of-Life	economic	and	demographic	housing	needs	and	wants.		
The	City	needs	to	add	between	4,000	and	16,000	more	multi-family	homes	to	our	Centers	in	order		
to	reach,	and	be	within,	the	Optimal	range	of	Sustainable	Housing	Balance.	

The	lower	third	of	the	Optimal	range	to	meet	long-standing	past	and	present	deficient	housing	
needs	and	wants	would	increase	the	current	Town	Center	cap	of	2,000	multi-family	units	to	a	point	
between	6,000	and	10,000.		This	can	be	done	without	increasing	traffic	beyond	that	is	already	
thoroughly	planned	for,	and	will	yield	these	outstanding	Legacy	and	Stewardship	effects:	

>	Housing	available	for	those	living	and	working	within	the	City	-	at	prices	they	can	afford.			
>	Massive	benefits	on	three	consequential	platforms	–	environmental,	social	and	transportation.					
>	1500±	monthly	savings	for	4,000	to	8,000	families	-	around	$75	-	$150	million	a	year.		
>	Vast	one-time	revenues	-	$60	-	$150	million	-	to	cure	citywide	deficiencies	and	enable	desires.		
>	Replacing	budget	revenues	-	that	are	non-renewable	-	with	long-term	renewable	ones.		
>	Lessen	sprawl	and	preserve	neighborhoods	and	natural	character	in	97%	of	the	City.	

Do	not	adopt	the	staff	and	consultant	remedies	to	the	GMHB	order,	as	currently	proposed.			
They	neither	achieve	the	benefits	above,	nor	do	they	comply	with	the	GMHB	order,	as		
these	remedies	only	deal	with	the	three	lowest	income	categories	and	only	at	policy	level.	
Instead,	adopt	the	seven-part	remedies	that	we	have	proposed	in	Email	6.	They	will	achieve	
the	overwhelming	benefits	above	and	comply	with	the	GMHB	order.		They	will	rapidly	
deal	with	all	income	categories	everywhere	-	policies,	development	regulations	and	zoning.	

Respectfully	Submitted	to	the	City	Council	by	Paul	Stickney	and	Richard	Birgh	 11/19/16	



From: Paul Stickney stick@seanet.com
Subject: Housing Balance is Wonderful - Sent to Individual Council Members on 11.19.16

Date: December 5, 2016 at 5:13 PM
To: Lyman Howard lhoward@sammamish.us
Cc: Jessi Bon jbon@sammamish.us, Jeff Thomas JThomas@sammamish.us, Lita Hachey lhachey@sammamish.us,

Melonie Anderson manderson@sammamish.us, Dick Birgh rbirgh@comcast.net

Hi Lyman, Jessi and Jeff,

Dick and I sent the one page “Housing Balance is Wonderful” document
as a pdf to each of the seven City councilmenbers on 11.19.16, We had
a coper email too, both are attached.

Best Regards!

Paul Stickney
425-417-4556









From: Paul Stickney stick@seanet.com
Subject: Magnitude; Duration; Effects. Four Synopsis Notebooks.

Date: November 23, 2016 at 10:47 AM
To: Don Gerend dgerend@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Dear Don,

Housing Balance and Housing Affordability for Sammamish are no small things – they
are actually quite immense - in each of these three areas:

 Magnitude:     Economic and Demographic deficient numbers are 4,000 to 16,000 households 
                         (1 to 4 times Klahanie in size) over and above the City’s 4,500 growth target.

 Duration:        40+ years before Sammamish incorporated; 15 years since Sammamish
          Incorporated; and 80+ year reoccurring Cycles-of-Life for generations to come.  

 Effects:           All the benefits below - without increasing traffic beyond that already planned.

Even Housing Balanced to a point within the “Lower 1/3 of the Optimal Range” of past, present 
and Cycle-of-Life economic and demographic needs and wants is wonderful.  Doing this will 
provide these Extraordinary Benefits, Housing Legacy and Housing Stewardship for 
Sammamish without increasing traffic beyond that which is already thoroughly planned for:

> Housing available for those living and working within the City - at prices they can afford.  
> Massive benefits on three consequential platforms – environmental, social and transportation.     
> 1500± monthly savings for 4,000 to 8,000 families - around $75 - $150 million a year. 
> Vast one-time revenues - $60 - $150 million - to cure citywide deficiencies and enable desires. 
> Replacing budget revenues - that are non-renewable - with long-term renewable ones. 
> Lessen sprawl and preserve neighborhoods and natural character in 97% of the City

 Relative to the “Massive benefits on three consequential platforms – environmental, 
social and transportation”, we dropped off Four Synopsis Notebooks for you at City Hall:

 
    Dense & Beautiful Stormwater BMP’s

                New Urbanism and Mixed Use

             Sustainable Lower Traffic Impacts

              Interactions for Positive Synergy

 
Significant consideration, time and effort went into these Four Synopsis Notebooks, and they 
were prepared with understanding, caring and conviction.  These books were initially created 
in mid 2014, but are just as relevant, if not even more so, today.

They demonstrate the holistic virtues that Optimized Housing Balance will bring through
“Sammamish Sized” positive increases of multi-family housing in our Town Center. Right 
now is the time to remedy past and present economic and demographic housing deficiencies.

We kindly ask that you invest time to critique each of these books relative to the golden
opportunity you have to Optimize housing supply in our Town Center straightaway, and in the
other Centers in the future.  Housing Balance matters – there are only upsides, no downsides.

Best Regards,

 
Paul Stickney (425-417-4556)  and Richard Birgh (425-996-8641)

PS1.  Our 3-page written public comments of 11.15.16, and our letter to you on 11.19.16,
impart vital context - and are completely supported by these Four Synopsis Notebooks.

PS2.  Please listen to Paul’s public comment to the Planning Commission on 11.17.16
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From: Paul Stickney stick@seanet.com
Subject: Magnitude; Duration; Effects. Four Synopsis Notebooks

Date: November 23, 2016 at 10:52 AM
To: Ramiro Valderamma rvalderrama-aramayo@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Dear Ramiro,

Housing Balance and Housing Affordability for Sammamish are no small things – they
are actually quite immense - in each of these three areas:

 Magnitude:     Economic and Demographic deficient numbers are 4,000 to 16,000 households 
                         (1 to 4 times Klahanie in size) over and above the City’s 4,500 growth target.

 Duration:        40+ years before Sammamish incorporated; 15 years since Sammamish
          Incorporated; and 80+ year reoccurring Cycles-of-Life for generations to come.  

 Effects:           All the benefits below - without increasing traffic beyond that already planned.

Even Housing Balanced to a point within the “Lower 1/3 of the Optimal Range” of past, present 
and Cycle-of-Life economic and demographic needs and wants is wonderful.  Doing this will 
provide these Extraordinary Benefits, Housing Legacy and Housing Stewardship for 
Sammamish without increasing traffic beyond that which is already thoroughly planned for:

> Housing available for those living and working within the City - at prices they can afford.  
> Massive benefits on three consequential platforms – environmental, social and transportation.     
> 1500± monthly savings for 4,000 to 8,000 families - around $75 - $150 million a year. 
> Vast one-time revenues - $60 - $150 million - to cure citywide deficiencies and enable desires. 
> Replacing budget revenues - that are non-renewable - with long-term renewable ones. 
> Lessen sprawl and preserve neighborhoods and natural character in 97% of the City

 Relative to the “Massive benefits on three consequential platforms – environmental, 
social and transportation”, we dropped off Four Synopsis Notebooks for you at City Hall:

 
    Dense & Beautiful Stormwater BMP’s

                New Urbanism and Mixed Use

             Sustainable Lower Traffic Impacts

              Interactions for Positive Synergy

 
Significant consideration, time and effort went into these Four Synopsis Notebooks, and they 
were prepared with understanding, caring and conviction.  These books were initially created 
in mid 2014, but are just as relevant, if not even more so, today.

They demonstrate the holistic virtues that Optimized Housing Balance will bring through
“Sammamish Sized” positive increases of multi-family housing in our Town Center. Right 
now is the time to remedy past and present economic and demographic housing deficiencies.

We kindly ask that you invest time to critique each of these books relative to the golden
opportunity you have to Optimize housing supply in our Town Center straightaway, and in the
other Centers in the future.  Housing Balance matters – there are only upsides, no downsides.

Best Regards,

 
Paul Stickney (425-417-4556)  and Richard Birgh (425-996-8641)

PS1.  Our 3-page written public comments of 11.15.16, and our letter to you on 11.19.16,
impart vital context - and are completely supported by these Four Synopsis Notebooks.

PS2.  Please listen to Paul’s public comment to the Planning Commission on 11.17.16
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From: Paul Stickney stick@seanet.com
Subject: Magnitude; Duration; Effects. Four Synopsis Notebooks

Date: November 23, 2016 at 10:53 AM
To: Kathleen Huckabay khuckabay@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Dear Kathleen,

Housing Balance and Housing Affordability for Sammamish are no small things – they
are actually quite immense - in each of these three areas:

 Magnitude:     Economic and Demographic deficient numbers are 4,000 to 16,000 households 
                         (1 to 4 times Klahanie in size) over and above the City’s 4,500 growth target.

 Duration:        40+ years before Sammamish incorporated; 15 years since Sammamish
          Incorporated; and 80+ year reoccurring Cycles-of-Life for generations to come.  

 Effects:           All the benefits below - without increasing traffic beyond that already planned.

Even Housing Balanced to a point within the “Lower 1/3 of the Optimal Range” of past, present 
and Cycle-of-Life economic and demographic needs and wants is wonderful.  Doing this will 
provide these Extraordinary Benefits, Housing Legacy and Housing Stewardship for 
Sammamish without increasing traffic beyond that which is already thoroughly planned for:

> Housing available for those living and working within the City - at prices they can afford.  
> Massive benefits on three consequential platforms – environmental, social and transportation.     
> 1500± monthly savings for 4,000 to 8,000 families - around $75 - $150 million a year. 
> Vast one-time revenues - $60 - $150 million - to cure citywide deficiencies and enable desires. 
> Replacing budget revenues - that are non-renewable - with long-term renewable ones. 
> Lessen sprawl and preserve neighborhoods and natural character in 97% of the City

 Relative to the “Massive benefits on three consequential platforms – environmental, 
social and transportation”, we dropped off Four Synopsis Notebooks for you at City Hall:

 
    Dense & Beautiful Stormwater BMP’s

                New Urbanism and Mixed Use

             Sustainable Lower Traffic Impacts

              Interactions for Positive Synergy

 
Significant consideration, time and effort went into these Four Synopsis Notebooks, and they 
were prepared with understanding, caring and conviction.  These books were initially created 
in mid 2014, but are just as relevant, if not even more so, today.

They demonstrate the holistic virtues that Optimized Housing Balance will bring through
“Sammamish Sized” positive increases of multi-family housing in our Town Center. Right 
now is the time to remedy past and present economic and demographic housing deficiencies.

We kindly ask that you invest time to critique each of these books relative to the golden
opportunity you have to Optimize housing supply in our Town Center straightaway, and in the
other Centers in the future.  Housing Balance matters – there are only upsides, no downsides.

Best Regards,

 
Paul Stickney (425-417-4556)  and Richard Birgh (425-996-8641)

PS1.  Our 3-page written public comments of 11.15.16, and our letter to you on 11.19.16,
impart vital context - and are completely supported by these Four Synopsis Notebooks.

PS2.  Please listen to Paul’s public comment to the Planning Commission on 11.17.16
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From: Paul Stickney stick@seanet.com
Subject: Magnitude; Duration; Effects. Four Synopsis Notebooks

Date: November 23, 2016 at 10:53 AM
To: Tom Odell todell@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Dear Tom,

Housing Balance and Housing Affordability for Sammamish are no small things – they
are actually quite immense - in each of these three areas:

 Magnitude:     Economic and Demographic deficient numbers are 4,000 to 16,000 households 
                         (1 to 4 times Klahanie in size) over and above the City’s 4,500 growth target.

 Duration:        40+ years before Sammamish incorporated; 15 years since Sammamish
          Incorporated; and 80+ year reoccurring Cycles-of-Life for generations to come.  

 Effects:           All the benefits below - without increasing traffic beyond that already planned.

Even Housing Balanced to a point within the “Lower 1/3 of the Optimal Range” of past, present 
and Cycle-of-Life economic and demographic needs and wants is wonderful.  Doing this will 
provide these Extraordinary Benefits, Housing Legacy and Housing Stewardship for 
Sammamish without increasing traffic beyond that which is already thoroughly planned for:

> Housing available for those living and working within the City - at prices they can afford.  
> Massive benefits on three consequential platforms – environmental, social and transportation.     
> 1500± monthly savings for 4,000 to 8,000 families - around $75 - $150 million a year. 
> Vast one-time revenues - $60 - $150 million - to cure citywide deficiencies and enable desires. 
> Replacing budget revenues - that are non-renewable - with long-term renewable ones. 
> Lessen sprawl and preserve neighborhoods and natural character in 97% of the City

 Relative to the “Massive benefits on three consequential platforms – environmental, 
social and transportation”, we dropped off Four Synopsis Notebooks for you at City Hall:

 
    Dense & Beautiful Stormwater BMP’s

                New Urbanism and Mixed Use

             Sustainable Lower Traffic Impacts

              Interactions for Positive Synergy

 
Significant consideration, time and effort went into these Four Synopsis Notebooks, and they 
were prepared with understanding, caring and conviction.  These books were initially created 
in mid 2014, but are just as relevant, if not even more so, today.

They demonstrate the holistic virtues that Optimized Housing Balance will bring through
“Sammamish Sized” positive increases of multi-family housing in our Town Center. Right 
now is the time to remedy past and present economic and demographic housing deficiencies.

We kindly ask that you invest time to critique each of these books relative to the golden
opportunity you have to Optimize housing supply in our Town Center straightaway, and in the
other Centers in the future.  Housing Balance matters – there are only upsides, no downsides.

Best Regards,

 
Paul Stickney (425-417-4556)  and Richard Birgh (425-996-8641)

PS1.  Our 3-page written public comments of 11.15.16, and our letter to you on 11.19.16,
impart vital context - and are completely supported by these Four Synopsis Notebooks.

PS2.  Please listen to Paul’s public comment to the Planning Commission on 11.17.16





From: Paul Stickney stick@seanet.com
Subject: Magnitude; Duration; Effects. Four Synopsis Notebooks

Date: November 23, 2016 at 10:52 AM
To: Bob Keller bkeller@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Dear Bob,

Housing Balance and Housing Affordability for Sammamish are no small things – they
are actually quite immense - in each of these three areas:

 Magnitude:     Economic and Demographic deficient numbers are 4,000 to 16,000 households 
                         (1 to 4 times Klahanie in size) over and above the City’s 4,500 growth target.

 Duration:        40+ years before Sammamish incorporated; 15 years since Sammamish
          Incorporated; and 80+ year reoccurring Cycles-of-Life for generations to come.  

 Effects:           All the benefits below - without increasing traffic beyond that already planned.

Even Housing Balanced to a point within the “Lower 1/3 of the Optimal Range” of past, present 
and Cycle-of-Life economic and demographic needs and wants is wonderful.  Doing this will 
provide these Extraordinary Benefits, Housing Legacy and Housing Stewardship for 
Sammamish without increasing traffic beyond that which is already thoroughly planned for:

> Housing available for those living and working within the City - at prices they can afford.  
> Massive benefits on three consequential platforms – environmental, social and transportation.     
> 1500± monthly savings for 4,000 to 8,000 families - around $75 - $150 million a year. 
> Vast one-time revenues - $60 - $150 million - to cure citywide deficiencies and enable desires. 
> Replacing budget revenues - that are non-renewable - with long-term renewable ones. 
> Lessen sprawl and preserve neighborhoods and natural character in 97% of the City

 Relative to the “Massive benefits on three consequential platforms – environmental, 
social and transportation”, we dropped off Four Synopsis Notebooks for you at City Hall:

 
    Dense & Beautiful Stormwater BMP’s

                New Urbanism and Mixed Use

             Sustainable Lower Traffic Impacts

              Interactions for Positive Synergy

 
Significant consideration, time and effort went into these Four Synopsis Notebooks, and they 
were prepared with understanding, caring and conviction.  These books were initially created 
in mid 2014, but are just as relevant, if not even more so, today.

They demonstrate the holistic virtues that Optimized Housing Balance will bring through
“Sammamish Sized” positive increases of multi-family housing in our Town Center. Right 
now is the time to remedy past and present economic and demographic housing deficiencies.

We kindly ask that you invest time to critique each of these books relative to the golden
opportunity you have to Optimize housing supply in our Town Center straightaway, and in the
other Centers in the future.  Housing Balance matters – there are only upsides, no downsides.

Best Regards,

 
Paul Stickney (425-417-4556)  and Richard Birgh (425-996-8641)

PS1.  Our 3-page written public comments of 11.15.16, and our letter to you on 11.19.16,
impart vital context - and are completely supported by these Four Synopsis Notebooks.

PS2.  Please listen to Paul’s public comment to the Planning Commission on 11.17.16
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From: Paul Stickney stick@seanet.com
Subject: Fwd: Magnitude; Duration; Effects. Four Synopsis Notebooks

Date: November 23, 2016 at 11:01 AM
To: Christie Malchow cmalchow@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Hi Christie,

Sent to your malchow4 email address inadvertently, now resending.

-Paul

Begin forwarded message:

From: Paul Stickney <stick@seanet.com>
Subject: Magnitude; Duration; Effects. Four Synopsis Notebooks
Date: November 23, 2016 at 10:54:55 AM PST
To: Christie Malchow <christie@malchow4sammamish.com>
Cc: Dick Birgh <rbirgh@comcast.net>

Dear Christie,

Housing Balance and Housing Affordability for Sammamish are no small things – they
are actually quite immense - in each of these three areas:

 Magnitude:     Economic and Demographic deficient numbers are 4,000 to 16,000 households 
                         (1 to 4 times Klahanie in size) over and above the City’s 4,500 growth target.

 Duration:        40+ years before Sammamish incorporated; 15 years since Sammamish
          Incorporated; and 80+ year reoccurring Cycles-of-Life for generations to come.  

 Effects:           All the benefits below - without increasing traffic beyond that already planned.

Even Housing Balanced to a point within the “Lower 1/3 of the Optimal Range” of past, present 
and Cycle-of-Life economic and demographic needs and wants is wonderful.  Doing this will 
provide these Extraordinary Benefits, Housing Legacy and Housing Stewardship for 
Sammamish without increasing traffic beyond that which is already thoroughly planned for:

> Housing available for those living and working within the City - at prices they can afford.  
> Massive benefits on three consequential platforms – environmental, social and transportation.     
> 1500± monthly savings for 4,000 to 8,000 families - around $75 - $150 million a year. 
> Vast one-time revenues - $60 - $150 million - to cure citywide deficiencies and enable desires. 
> Replacing budget revenues - that are non-renewable - with long-term renewable ones. 
> Lessen sprawl and preserve neighborhoods and natural character in 97% of the City

 Relative to the “Massive benefits on three consequential platforms – environmental, 
social and transportation”, we dropped off Four Synopsis Notebooks for you at City Hall:

 
    Dense & Beautiful Stormwater BMP’s

                New Urbanism and Mixed Use

             Sustainable Lower Traffic Impacts

              Interactions for Positive Synergy

 
Significant consideration, time and effort went into these Four Synopsis Notebooks, and they 
were prepared with understanding, caring and conviction.  These books were initially created 
in mid 2014, but are just as relevant, if not even more so, today.

They demonstrate the holistic virtues that Optimized Housing Balance will bring through
“Sammamish Sized” positive increases of multi-family housing in our Town Center. Right 
now is the time to remedy past and present economic and demographic housing deficiencies.

We kindly ask that you invest time to critique each of these books relative to the golden
opportunity you have to Optimize housing supply in our Town Center straightaway, and in the
other Centers in the future.  Housing Balance matters – there are only upsides, no downsides.

Best Regards,
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Best Regards,

 
Paul Stickney (425-417-4556)  and Richard Birgh (425-996-8641)

PS1.  Our 3-page written public comments of 11.15.16, and our letter to you on 11.19.16,
impart vital context - and are completely supported by these Four Synopsis Notebooks.

PS2.  Please listen to Paul’s public comment to the Planning Commission on 11.17.16



From: Paul Stickney stick@seanet.com
Subject: Magnitude; Duration; Effects. Four Synopsis Notebooks

Date: November 23, 2016 at 10:55 AM
To: Tom Hornish thornish@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Dear Tom,

Housing Balance and Housing Affordability for Sammamish are no small things – they
are actually quite immense - in each of these three areas:

 Magnitude:     Economic and Demographic deficient numbers are 4,000 to 16,000 households 
                         (1 to 4 times Klahanie in size) over and above the City’s 4,500 growth target.

 Duration:        40+ years before Sammamish incorporated; 15 years since Sammamish
          Incorporated; and 80+ year reoccurring Cycles-of-Life for generations to come.  

 Effects:           All the benefits below - without increasing traffic beyond that already planned.

Even Housing Balanced to a point within the “Lower 1/3 of the Optimal Range” of past, present 
and Cycle-of-Life economic and demographic needs and wants is wonderful.  Doing this will 
provide these Extraordinary Benefits, Housing Legacy and Housing Stewardship for 
Sammamish without increasing traffic beyond that which is already thoroughly planned for:

> Housing available for those living and working within the City - at prices they can afford.  
> Massive benefits on three consequential platforms – environmental, social and transportation.     
> 1500± monthly savings for 4,000 to 8,000 families - around $75 - $150 million a year. 
> Vast one-time revenues - $60 - $150 million - to cure citywide deficiencies and enable desires. 
> Replacing budget revenues - that are non-renewable - with long-term renewable ones. 
> Lessen sprawl and preserve neighborhoods and natural character in 97% of the City

 Relative to the “Massive benefits on three consequential platforms – environmental, 
social and transportation”, we dropped off Four Synopsis Notebooks for you at City Hall:

 
    Dense & Beautiful Stormwater BMP’s

                New Urbanism and Mixed Use

             Sustainable Lower Traffic Impacts

              Interactions for Positive Synergy

 
Significant consideration, time and effort went into these Four Synopsis Notebooks, and they 
were prepared with understanding, caring and conviction.  These books were initially created 
in mid 2014, but are just as relevant, if not even more so, today.

They demonstrate the holistic virtues that Optimized Housing Balance will bring through
“Sammamish Sized” positive increases of multi-family housing in our Town Center. Right 
now is the time to remedy past and present economic and demographic housing deficiencies.

We kindly ask that you invest time to critique each of these books relative to the golden
opportunity you have to Optimize housing supply in our Town Center straightaway, and in the
other Centers in the future.  Housing Balance matters – there are only upsides, no downsides.

Best Regards,

 
Paul Stickney (425-417-4556)  and Richard Birgh (425-996-8641)

PS1.  Our 3-page written public comments of 11.15.16, and our letter to you on 11.19.16,
impart vital context - and are completely supported by these Four Synopsis Notebooks.

PS2.  Please listen to Paul’s public comment to the Planning Commission on 11.17.16
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From: Paul Stickney stick@seanet.com
Subject: Magnitude; Duration; Effects. Four Synopsis Notebooks.

Date: December 5, 2016 at 5:26 PM
To: Lyman Howard lhoward@sammamish.us
Cc: Jessi Bon jbon@sammamish.us, Jeff Thomas JThomas@sammamish.us, Lita Hachey lhachey@sammamish.us,

Melonie Anderson manderson@sammamish.us, Dick Birgh rbirgh@comcast.net

Hi Lyman, Jessi and Jeff,

Dick Birgh dropped off seven sets of four synopsis books, one set of four
for each council member on 11.22.16.  I then sent an individual email to
each of the seven city council members on 11.23.16.  Dick and I believe
this information to both important and powerful regarding the massive 
benefits Housing Balance and Housing Affordability will have on Sammamish. 

Best Regards!

Paul Stickney
425-417-4556
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11.23.16 Magnitude,



	
Housing	Balance	and	Housing	Affordability	for	Sammamish	are	no	small	things	–	they	
are	actually	quite	immense	-	in	each	of	these	three	areas:	
	
Magnitude:					Economic	and	Demographic	deficient	numbers	are	4,000	to	16,000	households		
	 	 		(1	to	4	times	Klahanie	in	size)	over	and	above	the	City’s	4,500	growth	target.	
	
Duration:								40+	years	before	Sammamish	incorporated;	15	years	since	Sammamish		
																												Incorporated;	and	80+	year	reoccurring	Cycles-of-Life	for	generations	to	come.			
	
Effects:	 All	the	benefits	below	-	without	increasing	traffic	beyond	that	already	planned.	
	
Even	Housing	Balanced	to	a	point	within	the	“Lower	1/3	of	the	Optimal	Range”	of	past,	present	
and	Cycle-of-Life	economic	and	demographic	needs	and	wants	is	wonderful.		Doing	this	will	
provide	these	Extraordinary	Benefits,	Housing	Legacy	and	Housing	Stewardship	for	
Sammamish	without	increasing	traffic	beyond	that	which	is	already	thoroughly	planned	for:	
	
>Housing	available	for	those	living	and	working	within	the	City	-	at	prices	they	can	afford.			
>	Massive	benefits	on	three	consequential	platforms	–	environmental,	social	and	transportation.						
>	1500±	monthly	savings	for	4,000	to	8,000	families	-	around	$75	-	$150	million	a	year.		
>	Vast	one-time	revenues	-	$60	-	$150	million	-	to	cure	citywide	deficiencies	and	enable	desires.		
>	Replacing	budget	revenues	-	that	are	non-renewable	-	with	long-term	renewable	ones.		
>	Lessen	sprawl	and	preserve	neighborhoods	and	natural	character	in	97%	of	the	City	
	
Relative	to	the	“Massive	benefits	on	three	consequential	platforms	–	environmental,	
social	and	transportation”,	we	dropped	off	Four	Synopsis	Notebooks	for	you	at	City	Hall:	
	

Dense	&	Beautiful	Stormwater	BMP’s	
New	Urbanism	and	Mixed	Use	

Sustainable	Lower	Traffic	Impacts	
Interactions	for	Positive	Synergy	

	
Significant	consideration,	time	and	effort	went	into	these	Four	Synopsis	Notebooks,	and	they		
were	prepared	with	understanding,	caring	and	conviction.		These	books	were	initially	created	in		
mid	2014,	but	are	just	as	relevant,	if	not	even	more	so,	today.	
	
They	demonstrate	the	holistic	virtues	that	Optimized	Housing	Balance	will	bring	through	
“Sammamish	Sized”	positive	increases	of	multi-family	housing	in	our	Town	Center.	Right	now		
is	the	time	to	remedy	past	and	present	economic	and	demographic	housing	deficiencies.	
	
We	kindly	ask	that	you	invest	time	to	critique	each	of	these	books	relative	to	the	golden	
opportunity	you	have	to	Optimize	housing	supply	in	our	Town	Center	straightaway,	and	in	the	
other	Centers	in	the	future.		Housing	Balance	matters	–	there	are	only	upsides,	no	downsides.		



	
Best	Regards,	
	
Paul	Stickney	(425-417-4556)		and	Richard	Birgh	(425-996-8641)	
	
PS1.		Our	3-page	written	public	comments	of	11.15.16,	and	our	letter	to	you	on	11.19.16,	
impart	vital	context	-	and	are	completely	supported	by	these	Four	Synopsis	Notebooks.		
	
PS2.		Please	listen	to	Paul’s	public	comment	to	the	Planning	Commission	on	11.17.16	
	







From: Paul Stickney stick@seanet.com
Subject: Important Prequel

Date: December 4, 2016 at 7:02 PM
To: Kathleen Huckabay khuckabay@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Kathleen,

This is one of two emails we are sending to you today. This one is
exclusively to you, the next will be to the entire council.

Since Sammamish became a city in 1999 there have been
14 major planning efforts and/or reconsiderations where it
was appropriate to have had complete needs analyses and
statistically valid surveys done to influence housing policies.

For obscure, unarticulated reasons they have never been done.

This purposeful pattern needs to end now.  Housing polices
must reflect economic and demographic needs and wants. 

Five important statements to context the above statement:

1)  Growth Target Numbers for cities are a city’s negotiated share 
of regional Growth.

2) ED Numbers for cities are the extent that housing supply is
short (deficient gaps) of Economic and Demographic needs and
wants for those living and working in that City over a Cycle-of-Life.

3) In Sammamish the deficient ED Number is from two
to five times greater than the Growth Target Number.

4) Most peer cities have ED Numbers smaller than
their Growth Target Number as they have a more balanced
supply of existing housing for their residents & workers.

5) In Sammamish there are thee major areas that factor
into Housing Balance.  EACH is quite IMMENSE:

Duration         - Over 50 years of deficiencies
Magnitude       - 30% to 40% out of supply Balance
Effects         - Massive Benefits when remedied

The decision on Tuesday night is actually quite momentous
too.  It boils down to whether or not Sammamish acts to set in
motion a process to attain optimized levels of Housing Balance
and Housing Affordability for those living and working here.

Dick and I request you carefully review this email and the next
one we are sending shortly regarding your decision Tuesday.

Best Regards

Paul (425-417-4556) and Dick (425-996-8641)

PS. We are making ourselves available to you all day Monday
or Tuesday. Please call, email or meet with us - there are many
interesting and consequential needles in the haystack to discuss.
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From: Paul Stickney stick@seanet.com
Subject: Important Prequel

Date: December 4, 2016 at 7:06 PM
To: Tom Odell todell@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Hi Tom,

This is one of two emails we are sending to you today. This one is
exclusively to you, the next will be to the entire council.

Since Sammamish became a city in 1999 there have been
14 major planning efforts and/or reconsiderations where it
was appropriate to have had complete needs analyses and
statistically valid surveys done to influence housing policies.

For obscure, unarticulated reasons they have never been done.

This purposeful pattern needs to end now.  Housing polices
must reflect economic and demographic needs and wants. 

Five important statements to context the above statement:

1)  Growth Target Numbers for cities are a city’s negotiated share 
of regional Growth.

2) ED Numbers for cities are the extent that housing supply is
short (deficient gaps) of Economic and Demographic needs and
wants for those living and working in that City over a Cycle-of-Life.

3) In Sammamish the deficient ED Number is from two
to five times greater than the Growth Target Number.

4) Most peer cities have ED Numbers smaller than
their Growth Target Number as they have a more balanced
supply of existing housing for their residents & workers.

5) In Sammamish there are thee major areas that factor
into Housing Balance.  EACH is quite IMMENSE:

Duration         - Over 50 years of deficiencies
Magnitude       - 30% to 40% out of supply Balance
Effects         - Massive Benefits when remedied

The decision on Tuesday night is actually quite momentous
too.  It boils down to whether or not Sammamish acts to set in
motion a process to attain optimized levels of Housing Balance
and Housing Affordability for those living and working here.

Dick and I request you carefully review this email and the next
one we are sending shortly regarding your decision Tuesday.

Best Regards

Paul (425-417-4556) and Dick (425-996-8641)

PS. We are making ourselves available to you all day Monday
or Tuesday. Please call, email or meet with us - there are many
interesting and consequential needles in the haystack to discuss.



From: Paul Stickney stick@seanet.com
Subject: Important Prequel

Date: December 4, 2016 at 7:10 PM
To: Bob Keller bkeller@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Hi Bob,

This is one of two emails we are sending to you today. This one is
exclusively to you, the next will be to the entire council.

Since Sammamish became a city in 1999 there have been
14 major planning efforts and/or reconsiderations where it
was appropriate to have had complete needs analyses and
statistically valid surveys done to influence housing policies.

For obscure, unarticulated reasons they have never been done.

This purposeful pattern needs to end now.  Housing polices
must reflect economic and demographic needs and wants. 

Five important statements to context the above statement:

1)  Growth Target Numbers for cities are a city’s negotiated share 
of regional Growth.

2) ED Numbers for cities are the extent that housing supply is
short (deficient gaps) of Economic and Demographic needs and
wants for those living and working in that City over a Cycle-of-Life.

3) In Sammamish the deficient ED Number is from two
to five times greater than the Growth Target Number.

4) Most peer cities have ED Numbers smaller than
their Growth Target Number as they have a more balanced
supply of existing housing for their residents & workers.

5) In Sammamish there are thee major areas that factor
into Housing Balance.  EACH is quite IMMENSE:

Duration         - Over 50 years of deficiencies
Magnitude       - 30% to 40% out of supply Balance
Effects         - Massive Benefits when remedied

The decision on Tuesday night is actually quite momentous
too.  It boils down to whether or not Sammamish acts to set in
motion a process to attain optimized levels of Housing Balance
and Housing Affordability for those living and working here.

Dick and I request you carefully review this email and the next
one we are sending shortly regarding your decision Tuesday.

Best Regards

Paul (425-417-4556) and Dick (425-996-8641)

PS. We are making ourselves available to you all day Monday
or Tuesday. Please call, email or meet with us - there are many
interesting and consequential needles in the haystack to discuss.
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From: Paul Stickney stick@seanet.com
Subject: Important Prequel

Date: December 4, 2016 at 6:44 PM
To: Ramiro Valderamma rvalderrama-aramayo@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Ramiro,

Dick and I will see you and Don Wednesday morning at 9am,
and I will come to City Hall Tuesday at 5pm too for the office hour.

This is one of two emails we are sending to you today. This one is
exclusively to you, the next will be to the entire council.

Five important prequel statements for you before our next email:

1)  Growth Target Numbers for cities are a city’s negotiated share 
of regional Growth.

2) ED Numbers for cities are the extent that housing supply is
short (deficient gaps) of Economic and Demographic needs and
wants for those living and working in that City over a Cycle-of-Life.

3) In Sammamish the deficient ED Number is from two
to five times greater than the Growth Target Number.

4) Most peer cities have ED Numbers smaller than
their Growth Target Number as they have a more balanced
supply of existing housing for their residents & workers.

5) In Sammamish there are thee major areas that factor
into Housing Balance.  EACH is quite IMMENSE:

Duration         - Over 50 years of deficiencies
Magnitude       - 30% to 40% out of supply Balance
Effects         - Massive Benefits when remedied

The decision on Tuesday night is actually quite momentous
too.  It boils down to whether or not Sammamish acts to set in
motion a process to attain optimized levels of Housing Balance
and Housing Affordability for those living and working here.

Dick and I request you carefully review this email and the next
one we are sending shortly regarding your decision Tuesday.

Best Regards

Paul (425-417-4556) and Dick (425-996-8641)

PS. We are making ourselves available to you all day Monday
or Tuesday. Please call, email or meet with us - there are many
interesting and consequential needles in the haystack to discuss.



From: Paul Stickney stick@seanet.com
Subject: Important Prequel

Date: December 4, 2016 at 6:55 PM
To: Christie Malchow cmalchow@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Christie,

Dick and I want to thank you again for meeting us last Thursday.
Both of us felt the meeting was informative, productive and that
there was good two-way communication foo.

This is one of two emails we are sending to you today. This one is
exclusively to you, the next will be to the entire council.

Five important prequel recap statements for you before our next email:

1)  Growth Target Numbers for cities are a city’s negotiated share 
of regional Growth.

2) ED Numbers for cities are the extent that housing supply is
short (deficient gaps) of Economic and Demographic needs and
wants for those living and working in that City over a Cycle-of-Life.

3) In Sammamish the deficient ED Number is from two
to five times greater than the Growth Target Number.

4) Most peer cities have ED Numbers smaller than
their Growth Target Number as they have a more balanced
supply of existing housing for their residents & workers.

5) In Sammamish there are thee major areas that factor
into Housing Balance.  EACH is quite IMMENSE:

Duration         - Over 50 years of deficiencies
Magnitude       - 30% to 40% out of supply Balance
Effects         - Massive Benefits when remedied

The decision on Tuesday night is actually quite momentous
too.  It boils down to whether or not Sammamish acts to set in
motion a process to attain optimized levels of Housing Balance
and Housing Affordability for those living and working here.

Dick and I request you carefully review this email and the next
one we are sending shortly regarding your decision Tuesday.

Best Regards

Paul (425-417-4556) and Dick (425-996-8641)

PS. We are making ourselves available to you all day Monday or
Tuesday. Please call, email or meet with us - there are many more
interesting and consequential needles in the haystack to discuss.
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From: Paul Stickney stick@seanet.com
Subject: Important Prequel

Date: December 4, 2016 at 6:47 PM
To: Tom Hornish thornish@sammamish.us
Cc: Dick Birgh rbirgh@comcast.net

Tom

I will be at City Hall Tuesday at 5:15 to meet with you. If you want
to call or email before then, please do, otherwise see you then. 

This is one of two emails we are sending to you today. This one is
exclusively to you, the next will be to the entire council.

Five important prequel statements for you before our next email:

1)  Growth Target Numbers for cities are a city’s negotiated share 
of regional Growth.

2) ED Numbers for cities are the extent that housing supply is
short (deficient gaps) of Economic and Demographic needs and
wants for those living and working in that City over a Cycle-of-Life.

3) In Sammamish the deficient ED Number is from two
to five times greater than the Growth Target Number.

4) Most peer cities have ED Numbers smaller than
their Growth Target Number as they have a more balanced
supply of existing housing for their residents & workers.

5) In Sammamish there are thee major areas that factor
into Housing Balance.  EACH is quite IMMENSE:

Duration         - Over 50 years of deficiencies
Magnitude       - 30% to 40% out of supply Balance
Effects         - Massive Benefits when remedied

The decision on Tuesday night is actually quite momentous
too.  It boils down to whether or not Sammamish acts to set in
motion a process to attain optimized levels of Housing Balance
and Housing Affordability for those living and working here.

Dick and I request you carefully review this email and the next
one we are sending shortly regarding your decision Tuesday.

Best Regards

Paul (425-417-4556) and Dick (425-996-8641)

PS. We are making ourselves available to you all day Monday
or Tuesday. Please call, email or meet with us - there are many
interesting and consequential needles in the haystack to discuss.
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From: Paul Stickney stick@seanet.com
Subject: Fwd: Important Prequel

Date: December 4, 2016 at 8:07 PM
To: Don Gerend don@gerend.com

Don, there is the email I sent to Odell, Huckabay
and Keller,

Note the comments below in RED.  When I sent
this to them these were not RED. Did this as I wanted
to call special attention to this relative to these three.

Did not use this language with the Other three, would
have been inappropriate to send to them at this time. I
may verbally tell them about it, but was not right to send
the RED in the email to Valderamma, Hornish or Malchow. 

Paul

Begin forwarded message:

From: Paul Stickney <stick@seanet.com>
Subject: Important Prequel
Date: December 4, 2016 at 7:06:36 PM PST
To: Tom Odell <todell@sammamish.us>
Cc: Dick Birgh <rbirgh@comcast.net>

Hi Tom,

This is one of two emails we are sending to you today. This one is
exclusively to you, the next will be to the entire council.

Since Sammamish became a city in 1999 there have been
14 major planning efforts and/or reconsiderations where it
was appropriate to have had complete needs analyses and
statistically valid surveys done to influence housing policies.

For obscure, unarticulated reasons they have never been done.

This purposeful pattern needs to end now.  Housing polices
must reflect economic and demographic needs and wants. 

Five important statements to context the above statement:

1)  Growth Target Numbers for cities are a city’s negotiated share 
of regional Growth.

2) ED Numbers for cities are the extent that housing supply is
short (deficient gaps) of Economic and Demographic needs and
wants for those living and working in that City over a Cycle-of-Life.

3) In Sammamish the deficient ED Number is from two
to five times greater than the Growth Target Number.

4) Most peer cities have ED Numbers smaller than
their Growth Target Number as they have a more balanced
supply of existing housing for their residents & workers.

5) In Sammamish there are thee major areas that factor
into Housing Balance.  EACH is quite IMMENSE:

Duration         - Over 50 years of deficiencies
Magnitude       - 30% to 40% out of supply Balance
Effects         - Massive Benefits when remedied

The decision on Tuesday night is actually quite momentous
too.  It boils down to whether or not Sammamish acts to set in
motion a process to attain optimized levels of Housing Balance
and Housing Affordability for those living and working here.

Dick and I request you carefully review this email and the next
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Dick and I request you carefully review this email and the next
one we are sending shortly regarding your decision Tuesday.

Best Regards

Paul (425-417-4556) and Dick (425-996-8641)

PS. We are making ourselves available to you all day Monday
or Tuesday. Please call, email or meet with us - there are many
interesting and consequential needles in the haystack to discuss.



From: Paul Stickney stick@seanet.com
Subject: Fwd: Important Prequel

Date: December 4, 2016 at 8:09 PM
To: Don Gerend dgerend@sammamish.us

Don,

Here is what we sent Valderamma, Hornish and Malchow. 

Paul

Begin forwarded message:

From: Paul Stickney <stick@seanet.com>
Subject: Important Prequel
Date: December 4, 2016 at 6:44:14 PM PST
To: Ramiro Valderamma <rvalderrama-aramayo@sammamish.us>
Cc: Dick Birgh <rbirgh@comcast.net>

Ramiro,

Dick and I will see you and Don Wednesday morning at 9am,
and I will come to City Hall Tuesday at 5pm too for the office hour.

This is one of two emails we are sending to you today. This one is
exclusively to you, the next will be to the entire council.

Five important prequel statements for you before our next email:

1)  Growth Target Numbers for cities are a city’s negotiated share 
of regional Growth.

2) ED Numbers for cities are the extent that housing supply is
short (deficient gaps) of Economic and Demographic needs and
wants for those living and working in that City over a Cycle-of-Life.

3) In Sammamish the deficient ED Number is from two
to five times greater than the Growth Target Number.

4) Most peer cities have ED Numbers smaller than
their Growth Target Number as they have a more balanced
supply of existing housing for their residents & workers.

5) In Sammamish there are thee major areas that factor
into Housing Balance.  EACH is quite IMMENSE:

Duration         - Over 50 years of deficiencies
Magnitude       - 30% to 40% out of supply Balance
Effects         - Massive Benefits when remedied

The decision on Tuesday night is actually quite momentous
too.  It boils down to whether or not Sammamish acts to set in
motion a process to attain optimized levels of Housing Balance
and Housing Affordability for those living and working here.

Dick and I request you carefully review this email and the next
one we are sending shortly regarding your decision Tuesday.

Best Regards

Paul (425-417-4556) and Dick (425-996-8641)

PS. We are making ourselves available to you all day Monday
or Tuesday. Please call, email or meet with us - there are many
interesting and consequential needles in the haystack to discuss.
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From: Paul Stickney stick@seanet.com
Subject: Please, Put on Your Impartial Hat - Critique and Fact Check Both Sets of Remedies to Determine Which One YOU Will

Support.
Date: December 4, 2016 at 7:49 PM

To: Sammamish City Council citycouncil@sammamish.us
Cc: Lyman Howard lhoward@sammamish.us, Jessi Bon jbon@sammamish.us, Jeff Thomas JThomas@sammamish.us, Dick Birgh

rbirgh@comcast.net

Esteemed Council Members,

The City of Sammamish is at a critical crossroads, which is to attain the legacy 
and stewardship of Housing Balance and Housing Affordability by optimally 
remedying past, present and Cycle-of-Life economic and demographic housing 
needs and wants deficiencies from within the Community, or not.

• The staff’s and consultants’ suggested remedies to the GMHB order chiefly focused 
on the three lowest Average Median Income (AMI) categories: 0-30%; 30%-50% and 
50%-80%; and at primarily policy levels - within the Housing element only.  
(Referred to as “3 and P”)

• The Growth Management Hearings Board’s (GMHB) order calls for the City to deal 
with ALL existing and projected economic segments of the community.  This needs 
to be done per the seven part remedies that we have proposed (See Email 6).  
And,  EVERYTHING is on the table - the entire 2015 Comprehensive Plan, the Town 
Center Plan, development regulations, zoning, and the future zoning map.  
(Referred to as “ALL and E”)

• We don’t see how “3 and P” could possibly comply with the GMHB order, nor be for 
the betterment of Sammamish by attaining Housing Balance and Housing Affordability.  
“ALL and E” will do both.  

• Vital provisions of King County Housing Policies and Appendix 4 were neither 
mentioned, nor referenced by staff or consultants in their proposed “3 and P” 
remedies.  Not only is this deeply disturbing, it is almost impossible to believe 
or accept in light of the Boards Order to remedy ALL.

• The “3 and P” approach only calls for these three specific numbers:

            557 units for 0-30% AMI based on 12% of the Sammamish Growth Target
            557 units for 30-50% AMI based on 12% of the Sammamish Growth Target
            742 units for 50-80% AMI based on 16% of the Sammamish Growth Target

There are several Inappropriate Errors in these proposed numbers:

> Inappropriate Error #1: Tying numbers to specific percentages of the Sammamish 
Growth Target is incorrect.  County Planning Policies call for each jurisdiction to 
conduct its own analysis of affordable housing needs and then to devise its own 
strategies for meeting their specific needs.

> Inappropriate Error #2: Needs for affordable housing are not to be tied to the 
Growth Target, but rather as a percentage of total housing stock within a community.  

> Inappropriate Error #3:  Sammamish does not know its internal specific housing 
supply, specific need or the specific deficient gap magnitude for each of these three 
lowest AMI categories.

> Inappropriate Error #4:  Sammamish has neither done complete internal housing 
needs gap analyses for all economic segments and demographic groups; nor has 
it performed statistically valid surveys to determine all housing wants and preferences, 
informed by all housing needs gap results.

> Inappropriate Error #5:  The City has not made fully informed policy decisions on 
how to meet all deficient economic and demographic housing needs and wants gaps 
throughout the entire 2015 Comp Plan, the Town Center plan, development regulations, 
zoning, and the future zoning map.  

The three lowest AMI categories are only a small part of ALL economic and 
demographic groups.  Decisions on specific numeric targets on the lowest three 
AMI categories need to be made, but only as parts of the specific targeted numeric 
decisions made to meet ALL deficient housing needs and wants in Sammamish.
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In conclusion … We implore you to not adopt the “3 and P” remedies, as proposed by 
staff and consultants.  Instead, either adopt the seven part “ALL and E” remedies as 
outlined in Email 6, or inform the board that you have made partial progress on the 
Boards Order and request reasonable additional time due to the importance of meeting 
ALL existing and projected economic housing needs within Sammamish.

Best Regards,

Paul Stickney  and  Richard Birgh,
425-417-4556         425-996-8641

PS. There are three pdf’s attached

One.    Two pages with highlights from Petition for Review appeal
            filed by the City of Sammamish on July 13th, 2016. 

Two.    Ten pages with highlights from County Planning Policies
            and Appendix 4 not referenced or mentioned in “3 and P”.

Three.   Four pages of Policy Discussion with Highlights by the King 
      County Growth Management Planning Council 11.6.2015.

One.pdf

Three.pdf
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c. The Board 's Final Decision has enoneously interpreted and applied RCW 

36.70A.070(2) and 36.70A.020(4). The GMA requires that a housing element include 

"an inventory and analysis of existing and projected housing needs that identifies the 

number of housing units necessary to manage projected growth." RCW 

36. 70A.070(2)(a). Chapter 365-196 of the Washington Administrative Code (WAC) 

includes guidelines for adopting a housing element as part of a comprehensive plan. 

However, the Board is charged with determining compliance based on the GMA itself, 

and not the recommendations in the WAC. Robert Strahm v. Snohomish County, 

CPSGMHB 15-3-0004, Final Decision and Order (January 19, 20 16) at 3-4. Compliance 

with the guidelines and procedural criteria in the WAC is not a prerequisite for 

compliance with the GMA. ld. The Board erroneously interpreted guidelines in the 

WACs as requirements necessary to comply with the GMA. The level of specificity being 

required by the Board's interpretation of 36.70A.070(2) and 36.70A.020(4) is not 

required by the GMA. 

The City's Housing Element furthers each of the three components of the GMA 

housing goal as set forth in RCW 36. 70A.020( 4). It encourages the availability of 

affordable housing in Goal H.3 and eight specific supporting policies. It promotes a 

variety of residential densities and housing types in Goal H.2 and related supporting 

policies. It encourages the preservation of the existing housing stock with policies that 

are sensitive to existing neighborhoods. 

d. The Board's Final Decision has erroneously interpreted and applied RCW 

36.70A.l00 and 36.70A.210(1). The King County Countywide Planning Policies 

("CPPs") do not mandate the level of specificity that the Board's Final Decision requires. 

PETITION FOR REVIEW- 5 

KENYON 
DISEND 

Kenyon Disend, PLLC 
The Municipal Law Firm 
I I Front Street South 
lssaquah,WA 98027-3820 
Tel: (425) 392-7090 
Fax: (425) 392-7071 
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The Board requires "numeric" or "percentage goals" for the City's "share" of countywide 

needs in moderate, low, and very low income categories. Yet the CPPs no longer include 

specific affordable housing targets for each city. The Board erroneously interprets the 

specificity required by the GMA and the CPPs. 

e . The Final Decision is not supported by evidence that is substantial when 

viewed in light of the whole record before the court. There is not substantial evidence in 

the record to support the Board's assertion that the Housing Element is deficient because 

it does not include specific housing numbers for economic and demographic needs to 

meet "gaps" that have arisen due to the City's past and present housing policies, and that 

without this data the City cannot evaluate the adequacy of its policies in addressing the 

deficiency of affordable housing in the City. 

There is not substantial evidence in the record to support the Board's assertion 

that a Puget Sound Regional Council (PSRC) recommendation that would "strengthen" 

the 2015 Comprehensive Plan is evidence that the City had not complied with GMA. 

There is not substantial evidence in the record to support the Board's assertion 

that the City failed to identify sufficient land for affordable housing. The Housing 

Element includes analysis showing that the City' s growth target can be accommodated by 

the City' s buildable lands. 

f. The Final Decision is arbitrary and capricious and erroneously interprets RCW 

36.70A.320 by placing the burden of proof on the City rather than on the original 

petitioners as is required by the GMA. 

PRAYER 

WHEREFORE, the City prays the Court grant the fo llowing relief: 

PETITION FOR REV lEW- 6 

KENYON 
DISEND 

Kenyon Disend, PLLC 
The Municipal Law Firm 
I I Front Street South 
lssaquah,WA 98027-3820 
Tel: (425) 392·7090 
Fax: (425) 392-7071 
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HOUSING 

 
The Countywide Planning Policies provide a framework for all jurisdictions to plan for and 
promote a range of affordable, accessible, and healthy housing choices for current and future 
residents.  Within King County, there is an unmet need for housing that is affordable for 
households earning less than 80 percent of area median income (AMI).  Households within this 
category include low-wage workers in services and other industries; persons on fixed incomes 
including many disabled and elderly residents; and homeless individuals and families.  A high 
proportion of these households spend a greater percentage of their income on housing than is 
typically considered appropriate.  This is especially true for low and very low income 
households earning 50 percent or less (low) and 30 percent or less (very-low) of area median 
income.  The county and all cities share in the responsibility to increase the supply of housing 
that is affordable to these households.  
 
While neither the county nor the cities can guarantee that a given number of units at a given 
price level will exist, be preserved, or be produced during the planning period, establishing the 
countywide need clarifies the scope of the effort for each jurisdiction.  The type of policies and 
strategies that are appropriate for a jurisdiction to consider will vary and will be based on its 
analysis of housing.  Some jurisdictions where the overall supply of affordable housing is 
significantly less than their proportional share of the countywide need may need to undertake a 
range of strategies addressing needs at multiple income levels, including strategies to create 
new affordable housing.  Other jurisdictions that currently have housing stock that is already 
generally affordable may focus their efforts on preserving existing affordable housing through 
efforts such as maintenance and repair, and ensuring long-term affordability.  It may also be 
appropriate to focus efforts on the needs of specific demographic segments of the population.   
 
The policies below recognize the significant countywide need for affordable housing to focus on 
the strategies that can be taken both individually and in collaboration to meet the countywide 
need.  These policies envision cities and the county following a four step process 
 

1. Conduct an inventory and analysis of housing needs and conditions;  
2. Implement policies and strategies to address unmet needs; 
3. Measure results; and 
4. Respond to measurement with reassessment and adjustment of strategies. 

 
The provision of housing affordable to very-low income households, those earning less than 
30% of AMI, is the most challenging problem and one faced by all communities in the county.  
Housing for these very-low income households cannot be met solely through the private 
market.  Meeting this need will require interjurisdictional cooperation and support from public 
agencies, including the cities and the county.   
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Overarching Goal: The housing needs of all economic and demographic groups are met within 
all jurisdictions.  
 
H-1 Address the countywide need for housing affordable to households with moderate, low 
and very-low incomes, including those with special needs.  The countywide need for housing by 
percentage of Area Median Income (AMI) is: 

50-80% of AMI (moderate) 16% of total housing supply 
30-50% of AMI (low) 12% of total housing supply 
30% and below AMI (very-low) 12% of total housing supply 

 
H-2 Address the need for housing affordable to households at less than 30% AMI (very low 
income), recognizing that this is where the greatest need exists, and addressing this need will 
require funding, policies and collaborative actions by all jurisdictions working individually and 
collectively.  
 
Housing Inventory and Needs Analysis 
The Growth Management Act requires an inventory and analysis of existing and projected 
housing needs as part of each jurisdiction’s comprehensive plan housing element.  Assessing 
local housing needs provides jurisdictions with information about the local housing supply, the 
cost of housing, and the demographic and income levels of the community’s households.  This 
information on current and future housing conditions provides the basis for the development of 
effective housing policies and programs.  While some cities may find that they meet the current 
need for housing for some populations groups, the inventory and needs analysis will help 
identify those income levels and demographic segments of the population where there is the 
greatest need.  Further guidance on conducting a housing inventory and analysis is provided in 
Appendix 4. 
 
H-3 Conduct an inventory and analysis of existing and projected housing needs of all economic 
and demographic segments of the population in each jurisdiction.  The analysis and inventory 
shall include: 

a. Characteristics of the existing housing stock, including supply, affordability and 
diversity of housing types; 

b. Characteristics of populations, including projected growth and demographic change;  
c. The housing needs of very-low, low, and moderate-income households; and  
d. The housing needs of special needs populations.   

Strategies to Meet Housing Needs 
VISION 2040 encourages local jurisdictions to adopt best housing practices and innovative 
techniques to advance the provision of affordable, healthy, sustainable, and safe housing for all 
residents.  Meeting the county’s affordable housing needs will require actions by a wide range 
of private for profit, non-profit and government entities, including substantial resources from 
federal, state, and local levels.  No single tool will be sufficient to meet the full range of needs in 
a given jurisdiction.  The county and cities are encouraged to employ a range of housing tools to 
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ensure the countywide need is addressed and to respond to local conditions.  Further detail on 
the range of strategies for promoting housing supply and affordability is contained in Appendix 
4.   
 
Jobs-housing balance, addressed in H-9, is a concept that advocates an appropriate match 
between the number of existing jobs and available housing supply within a geographic area.  
Improving balance means adding more housing to job-rich areas and more jobs to housing-rich 
areas. 
 
H-4 Provide zoning capacity within each jurisdiction in the Urban Growth Area for a range of 
housing types and densities, sufficient to accommodate each jurisdiction’s overall housing 
targets and, where applicable, housing growth targets in designated Urban Centers.  
 
H-5   Adopt policies, strategies, actions and regulations at the local and countywide levels that 
promote housing supply, affordability, and diversity, including those that address a significant 
share of the countywide need for housing affordable to very-low, low, and moderate income 
households. These strategies should address the following: 

a. Overall supply and diversity of housing, including both rental and ownership; 
b. Housing suitable for a range of household types and sizes; 
c. Affordability to very-low, low, and moderate income households; 
d. Housing suitable and affordable for households with special needs; 
e. Universal design and sustainable development of housing; and 
f. Housing supply, including affordable housing and special needs housing, within 

Urban Centers and in other areas planned for concentrations of mixed land uses. 
 
H-6 Preserve existing affordable housing units, where appropriate, including acquisition and 
rehabilitation of housing for long-term affordability. 
 
H-7 Identify barriers to housing affordability and implement strategies to overcome them. 
 
H-8 Tailor housing policies and strategies to local needs, conditions and opportunities, 
recognizing the unique strengths and challenges of different cities and sub-regions. 
 
H-9 Plan for housing that is accessible to major employment centers and affordable to the 
workforce in them so people of all incomes can live near or within reasonable commuting 
distance of their places of work. Encourage housing production at a level that improves the 
balance of housing to employment throughout the county.  
 
H-10 Promote housing affordability in coordination with transit, bicycle, and pedestrian plans 
and investments and in proximity to transit hubs and corridors, such as through transit oriented 
development and planning for mixed uses in transit station areas. 
 
H-11   Encourage the maintenance of existing housing stock in order to ensure that the 
condition and quality of the housing is safe and livable.  
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H-12 Plan for residential neighborhoods that protect and promote the health and well-being of 
residents by supporting active living and healthy eating and by reducing exposure to harmful 
environments. 
 
H-13 Promote fair housing and plan for communities that include residents with a range of 
abilities, ages, races, incomes, and other diverse characteristics of the population of the county.  
 
Regional Cooperation 
Housing affordability is important to regional economic vitality and sustainability. Housing 
markets do not respect jurisdictional boundaries.  For these reasons, multijurisdictional efforts 
for planning and adopting strategies to meet regional housing needs are an additional tool for 
identifying and meeting the housing needs of households with moderate, low, and very-low 
incomes.  Collaborative efforts, supported by the work of Puget Sound Regional Council and 
other agencies, contribute to producing and preserving affordable housing and coordinating 
equitable, sustainable development in the county and region.  Where individual cities lack 
sufficient resources, collective efforts to fund or provide technical assistance for affordable 
housing development and preservation, and for the creation of strategies and programs, can 
help to meet the housing needs identified in comprehensive plans.  Cities with similar housing 
characteristics tend to be clustered geographically.  Therefore, there are opportunities for 
efficiencies and greater impact through interjurisdictional cooperation.  Such efforts are 
encouraged and can be a way to meet a jurisdiction’s share of the countywide affordable 
housing need.   
 
H-14 Work cooperatively among jurisdictions to provide mutual support in meeting countywide 
housing growth targets and affordable housing needs. 
 
H-15 Collaborate in developing sub-regional and countywide housing resources and programs, 
including funding, to provide affordable housing for very-low, low-, and moderate-income 
households.  
 
H-16 Work cooperatively with the Puget Sound Regional Council and other agencies to identify 
ways to expand technical assistance to local jurisdictions in developing, implementing and 
monitoring the success of strategies that promote affordable housing that meets changing 
demographic needs.  Collaborate in developing and implementing a housing strategy for the 
four-county central Puget Sound region. 
 
Measuring Results 
Maintaining timely and relevant data on housing markets and residential development allows 
the county and cities to evaluate the effectiveness of their housing strategies and to make 
appropriate changes to those strategies when and where needed.  In assessing efforts to meet 
their share of the countywide need for affordable housing, jurisdictions need to consider public 
actions taken to encourage development and preservation of housing affordable to households 
with very low-, low- and moderate-incomes, such as local funding, development code changes, 
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and creation of new programs, as well as market and other factors that are beyond local 
government control.  Further detail on monitoring procedures is contained in Appendix 4. 
 
H-17 Monitor housing supply, affordability, and diversity, including progress toward meeting  a 
significant share of the countywide need for affordable housing for very-low, low, and 
moderate income households.  Monitoring should encompass: 
 

a. Number and type of new housing units; 
b. Number of units lost to demolition, redevelopment, or conversion to non-residential 

use; 
c. Number of new units that are affordable to very-low, low-, and moderate-income 

households; 
d. Number of affordable units newly preserved and units acquired and rehabilitated 

with a regulatory agreement for long-term affordability for very-low, low-, and 
moderate-income households;  

e. Housing market trends including affordability of overall housing stock;  
f. Changes in zoned capacity for housing, including housing densities and types; 
g. The number and nature of fair housing complaints and violations; and 
h. Housing development and market trends in Urban Centers. 

 
H-18  Review and amend, a minimum every five years, the countywide and local housing 
policies and strategies, especially where monitoring indicates that adopted strategies are not 
resulting in adequate affordable housing to meet the jurisdiction’s share of the countywide 
need. 
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APPENDIX 4:  HOUSING TECHNICAL APPENDIX 

 
Affordable Housing Need 
Each jurisdiction, as part of its Comprehensive Plan housing analysis, will need to address 
affordability and condition of existing housing supply as well as its responsibility to 
accommodate a significant share of the countywide need for affordable housing.  In order for 
each jurisdiction to address its share of the countywide housing need for very-low, low and 
moderate income housing, a four step approach has been identified:   

1. Conduct an inventory and analysis of housing needs and conditions; 
2. Implement policies and strategies to address unmet needs; 
3. Measure results; and 
4. Respond to measurement with reassessment and adjustment of strategies. 

 
The methodology for each jurisdiction to address countywide affordable housing need is 
summarized as follows: 
 
Countywide need for Housing by Percentage of Area Median Income (AMI) 
1. Moderate Income Housing Need. Census Bureau estimates1 indicate that approximately 16 

percent of households in King County have incomes between 50 and 80 percent of area 
median income; establishing the need for housing units affordable to these moderate 
income households at 16 percent of each jurisdiction’s total housing supply. 
 

2. Low Income Housing Need. Census Bureau estimates1 indicate that approximately 12 
percent of households in King County have incomes between 30 and 50 percent of area 
median income; establishing the need for housing units affordable to these low income 
households at 12 percent of each jurisdiction’s total housing supply. 

 
3. Very-Low Income Housing Need.  Census Bureau estimates1 indicate that approximately 12 

percent of households in King County have incomes between 0 and 30 percent of area 
median income; establishing the need for housing units affordable to these very-low 
income households at 12 percent of each jurisdiction’s total housing supply.  This is where 
the greatest need exists, and should be a focus for all jurisdictions.  

 
Housing Supply and Needs Analysis 
Context: As set forth in policy H-3, each jurisdiction must include in its comprehensive plan an 
inventory of the existing housing stock and an analysis of both existing housing needs and 
housing needed to accommodate projected population growth over the planning period.  This 
policy reinforces requirements of the Growth Management Act for local Housing Elements.  The 
housing supply and needs analysis is referred to in this appendix as the housing analysis.  As is 
noted in policy H-1, H-2, and H-3, the housing analysis must consider local as well as 
countywide housing needs because each jurisdiction has a responsibility to address a significant 
share of the countywide affordable housing need. 
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The purpose of this section of Appendix 4 is to provide further guidance to local jurisdictions on 
the subjects to be addressed in their housing analysis.  Additional guidance on carrying out the 
housing analysis is found in the Puget Sound Regional Council’s report, “Puget Sound Regional 
Council Guide to Developing an Effective Housing Element,” and the Washington Administrative 
Code, particularly 365-196-410 (2)(b) and (c).  The state Department of Commerce also provides 
useful information about housing requirements under the Growth Management Act. 
 
Housing Supply 
Understanding the mix and affordability of existing housing is the first step toward identifying 
gaps in meeting future housing needs.  Combined with the results of the needs analysis, these 
data can provide direction on appropriate goals and policies for both the housing and land use 
elements of a jurisdiction’s comprehensive plan.  A jurisdiction’s housing supply inventory 
should address the following: 
 

• Total housing stock in the community; 
• Types of structures in which units are located (e.g., single-family detached, duplex or 

other small multiplex, townhome, condominium, apartment, mobile home, accessory 
dwelling unit, group home, assisted living facility); 

• Unit types and sizes (i.e., numbers of bedrooms per unit); 
• Housing tenure (rental vs. ownership housing); 
• Amount of housing at different price and rent levels, including rent-restricted and 

subsidized housing; 
• Housing condition (e.g. age, general condition of housing, areas of community with 

higher proportion of homes with deferred maintenance); 
• Vacancy rates; 
• Statistics on occupancy and overcrowding; 
• Neighborhoods with unique housing conditions or amenities; 
• Location of affordable housing within the community, including proximity to transit; 
• Transportation costs as a component of overall cost burden for housing; 
• Housing supply, including affordable housing, within designated Urban Centers and local 

centers; 
• Capacity for additional housing, by type, under current plans and zoning; and 
• Trends in redevelopment and reuse that have an impact on the supply of affordable 

housing. 
 
Housing Needs 
The housing needs part of the housing analysis should include demographic data related to 
existing population and demographic trends that could impact future housing demand (e.g. 
aging of population). The identified need for future housing should be consistent with the 
jurisdiction’s population growth and housing targets.  The information on housing need should 
be evaluated in combination with the housing supply part of the housing analysis in order to 
assess housing gaps, both current and future.  This information can then inform goals, policies, 
and strategies in the comprehensive plan update. 
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A comprehensive housing needs analysis should address the following population, household, 
and community characteristics: 
 

• Household sizes and types; 
• Age distribution of population; 
• Ethnic and racial diversity; 
• Household income, including the following income groupings: 

o 30 percent of area median income or lower (very-low-income), 
o Above 30 percent to 50 percent of area median income (low-income) 
o Above 50 percent to 80 percent of area median income (moderate-income) 
o Above 80 percent to 100 percent of area median income (middle-income) 
o Above 100 percent to 120 percent of area median income (middle-income) 
o Above 120 percent of median income; 

• Housing growth targets and countywide affordable housing need for very-low, low and 
moderate income households as stated in the Countywide Planning Policies; 

• The number and proportion of households that are “cost-burdened.”  Such households 
pay more than thirty percent of household income toward housing costs.  
“Severely-cost-burdened” households pay more than fifty percent of household income 
toward housing costs.   

• Trends that may substantially impact housing need during the planning period.  For 
example, the impact that a projected increase in senior population would have on 
demand for specialized senior housing, including housing affordable to low- and 
moderate-income seniors and retrofitted single family homes to enable seniors to age in 
place. 

• Housing demand related to job growth, with consideration of current and future jobs-
housing balance as well as the affordable housing needs of the local and subregional 
workforce. 

• Housing needs, including for low- and moderate-income households, within designated 
Urban Centers and local centers. 

 
Note on Adjusting for Household Size 
As currently calculated, the affordable housing targets do not incorporate differences in 
household size.  However, the reality is that differently-sized households have different housing 
needs (i.e., unit size, number of bedrooms) with different cost levels.  A more accurate 
approach to setting and monitoring housing objectives would make adjustments to reflect 
current and projected household sizes and also unit sizes in new development.  Accounting for 
household size in providing affordable units could better inform local policies and programs as 
well as future updates of the Countywide Planning Policies and affordable housing targets. 
 
Implementation Strategies 
As stated in policy H-5, local jurisdictions need to employ a range of strategies for promoting 
housing supply and housing affordability.  The Puget Sound Regional Council’s Housing 
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Innovations Program Housing Toolkit1 presents a range of strategies.  The strategies are 
identified as being generally applicable to single family development, multifamily development, 
ownership housing, rental housing, market rate projects, and subsidized projects.  Strategies 
marked as a “Featured Tool” are recommended as being highly effective tools for promoting 
affordable and diverse housing in the development markets for which they are identified. 
 
Measuring Results 
Success at meeting a community’s need for housing can only be determined by measuring 
results and evaluating changes to housing supply and need.  Cities are encouraged to monitor 
basic information annually, as they may already do for permits and development activity.  
Annual tracking of new units, demolitions, redevelopment, zoning changes, and population 
growth will make periodic assessments easier and more efficient.  A limited amount of annual 
monitoring will also aid in providing timely information to decision makers. 
 
Policy H-18 requires jurisdictions to review their housing policies and strategies at least every 
five years to ensure periodic reviews that are more thorough and that provide an opportunity 
to adapt to changing conditions and new information.  This five-year review could be aligned 
with a jurisdiction’s five-year buildable lands reporting process. 
 
 
 
 
 

                                                           
1 PSRC Housing Innovations Program Housing Toolkit   http://psrc.org/growth/hip/ 
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Council Meeting Date:  November 6, 2015                 Agenda Item:  V 
              

 
 

 
KING COUNTY GROWTH MANAGEMENT PLANNING COUNCIL AGENDA ITEM 

 
 

 
AGENDA TITLE:  Housing  
   
PRESENTED BY:  Interjurisdictional Staff Team (IJT) 
 
 
 
Background 
 
When the County revised the Countywide Planning Policies in 2012, the new policies 
took a very different approach to addressing affordable housing for lower-income 
households.   
 
The original CPPs had estimated the countywide percentages of total future housing 
units that would need to be affordable for households at different income levels.  The 
estimates indicated that 17% of net household growth should be affordable to 
households with incomes between 50% and 80% of the median income, and either 20% 
or 24% of new units should be affordable to households with incomes below 50% of 
median.  These percentages were then translated into specific numeric targets in each 
income range for every jurisdiction, based on the total growth target assigned to that 
jurisdiction.  
 
Experience under the original CPPs showed that the method for setting affordability 
goals was having limited effect. For instance, some cities in the southern portion of the 
county contain a larger share of private-market housing units that are affordable to 
households below 80%, or even 50%, compared to other parts of the county.  At the 
same time, even with the significant efforts several east side cities have made to 
increase the number of affordable housing units, those cities have not been able to 
achieve the affordability targets established for them in the earlier CPPs. 
 
The 2012 revisions to the CPPs recognized the disparate conditions for affordable 
housing that exist in different portions of the county.  In developing the 2012 approach, 
the analysis first defined the countywide need for affordable housing and then directed 
each jurisdiction to conduct its own analysis of affordable housing needs and then to 
devise its own strategies for meeting those needs.   
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 2 

Another difference between the new policies and the earlier ones is that need is defined 
as a percentage of total housing stock, rather than of only new housing stock.  This is a 
more realistic assessment because it acknowledges both of existing supply and 
deficiencies of affordable housing. 
 
Key policies in the Housing chapter include: 
 

H-1 Address the countywide need for housing affordable to households with 
moderate, low and very-low incomes, including those with special needs.  The 
countywide need for housing by percentage of Area Median Income (AMI) is: 
 

10-80% of AMI (moderate)  16% of total housing supply 
30-50% of AMI (low)  12% of total housing supply 
30% and below AMI (very-low) 12% of total housing supply 

 
H-3 Conduct an inventory and analysis of existing and projected housing 
needs of all economic and demographic segments of the population in each 
jurisdiction.  The analysis and inventory shall include: 
 

a. Characteristics of the existing housing stock, including supply, affordability 
and diversity of housing types; 

b. Characteristics of populations, including projected growth and 
demographic change;  

c. The housing needs of very-low, low, and moderate-income households; 
and 

d. The housing needs of special needs populations. 
 
H-5 Adopt policies, strategies, actions and regulations at the local and 
countywide levels that promote housing supply, affordability, and diversity, 
including those that address significant share of the countywide need for housing 
affordable to very-low, low, and moderate-income households.  These strategies 
should address the following: 
 

a. Overall supply and diversity of housing, including both rental and 
ownership; 

b. Housing suitable for a range of household types and sizes; 
c. Affordability to very-low, low, and moderate income households; 
d. Housing suitable and affordable for households with special needs; 
e. Universal design and sustainable development of housing; and 
f. Housing supply, including affordable housing and special needs housing, 

within Urban Centers and in other areas planned for concentrations of 
mixed land uses.  

 
 
H-8 Tailor housing policies and strategies to local needs, conditions and 
opportunities, recognizing the unique strengths and challenges of different cities 
and sub-regions.  

 

paul
Underline

paul
Highlight

paul
Underline

paul
Highlight

paul
Line

paul
Line



 3 

 
 
Among the efforts jurisdictions across the county have initiated to help increase the 
availability of affordable housing are: 
 

• zoning changes to increase potential supply of housing 
• zoning incentives that provide building height or density bonuses for projects that 

include or fund affordable housing  
• multifamily tax exemption  
• transfer of development rights to preserve existing affordable housing 
• no maximum densities 
• accessory dwelling units 
• parking reductions 
• SEPA exemptions 
• inclusionary zoning  
• partnerships with non-profit housing developers  
• voter-approved property tax levies that fund affordable housing.  

 
Even with these efforts, jurisdictions are not able to close the gap between the need for 
and the availability of affordable housing. Seattle’s Mayor and City Council believe that 
housing affordability in the city is at a crisis level.  Other jurisdictions face varying 
degrees of the same problem. 
 
Analysis: 
 
There are a few cities in the county with affordable housing programs that require 
developers to participate.  A mandatory approach offers an additional set of tools that 
could help cities ensure that more housing is affordable to their residents.  The existing 
CPPs do not preclude or explicitly encourage a mandatory approach.   
 
The CPPs’ Housing Technical Appendix includes this statement: 
 

As stated in policy H-5, local jurisdictions need to employ a range of strategies for 
promoting housing supply and housing affordability.  The Puget Sound Regional 
Council’s Housing Innovations Program Housing Toolkit presents a range of 
strategies.  

 
PSRC’s Toolkit lists inclusionary zoning and commercial linkage fees among the 
regulatory and financial “tools that are most effective for producing units less than 80% 
AMI.” 
 
While changing the CPPs is not a prerequisite to mandatory approaches, such 
approaches could play a more important role in future efforts to address affordable 
housing needs.  To signal this potential role, it could be helpful to add language to the 
CPPs encouraging jurisdictions to consider the full range of potential programs, 
including mandatory programs, when they are developing strategies to meet their local 
housing need. 
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Staff Recommendation: 

 
To further clarify existing policy, the IJT recommends that the CPPs be amended as 
follows:  
 

H-8   Tailor housing policies and strategies to local needs, conditions and 
opportunities, recognizing the unique strengths and challenges of different cities and 
sub-regions.  Jurisdictions may consider a full range of programs, including 
mandatory programs, that will assist in meeting the jurisdiction’s share of the 
countywide need for affordable housing.  
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From: Paul Stickney stick@seanet.com
Subject: Trip Generation Data from Fehr & Peers. BONANZA.

Date: December 6, 2016 at 12:57 PM
To: Sammamish City Council citycouncil@sammamish.us
Cc: Lyman Howard lhoward@sammamish.us, Jessi Bon jbon@sammamish.us, Jeff Thomas JThomas@sammamish.us, Dick Birgh

rbirgh@comcast.net

Esteemed City Council Members,

Attached to this email is the second memorandum from Fehr and Peers titled:

   Analysis of Trip Generation Data from
         Issaquah Starpoint Condos and Traffic
                    Studies in Eastside Communities
Dick and I had hoped, and requested many times, to have comprehensive, 
substantive and detailed meetings with City Council members, City Management 
and Key Staff after we delivered the “Achieving” compilation notebook to the 
City in mid-June of this year.

The City has chosen not to have these kind of meetings with us. This memo 
was one of the major items we had planned to cover with you at those meetings. 
Now we are emailing it to you, instead of handing it to you personally.

The primary issue to remedy is crystal clear   …  Economic and Demographic 
housing needs and wants from within the City (ED Needs) that have never been
fully planned for.  The GMA, State, PSRC and King County, all have code and 
policies to plan for ED Needs.

But even more important, the responsible thing to do for a large City, that is 
primarily a residential community, is to fully plan for all ED Needs.

Those living and working within Sammamish not only deserve to have their 
housing needs and wants met throughout their Cycle-of-Life, but Sammamish 
will be a much better City with sustainable, optimized Housing Balance.

It is interesting that the magnitude of Housing Balance deficiencies are a 
range from the low side of “one Klahanie”, to the high side of “four Klahanie's” 
– these are big numbers.

Housing Balance is the biggest deficiency not yet remedied in Sammamish.
It may be a perceptive nightmare to some, but the reality is, it’s a gold strike 
BONANZA for everyone and everything with overwhelming upsides.  The
downsides, if any at all, are de minims.

Best Regards

Paul Stickney    and   Richard Birgh
425-417-4556            425-996-8641
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1001 4th Avenue | Suite 4120 | Seattle, WA 98154 | (206) 576-4220 | Fax (206) 576-4225 
www.fehrandpeers.com 

MEMORANDUM 
 

Date: June 14, 2016 

To: Paul Stickney 

From: Sarah Keenan and Chris Breiland, Fehr & Peers 

Subject: Analysis of Trip Generation Data from Issaquah 
StarPoint Condos and Traffic Studies in Eastside 
Communities 

SE15-0414 

This memorandum summarizes our analysis of how trip generation in a 
suburban town center with minimal transit service might differ from the 
trip generation rates published by the Institute of Transportation 
Engineers (ITE). Research and analysis for this memorandum included a 
trip generation study performed at the StarPoint Condos in the Issaquah 
Highlands and review of traffic studies of apartments, condos, and 
mixed use developments elsewhere in east King County.  

REVIEW OF TRIP GENERATION AT STARPOINT CONDOS 

To confirm how actual trip generation could differ when compared to ITE 
rates in a more compact and mixed-use community with minimal transit 
service, we directly observed the trip generation of the StarPoint 
condos located in Issaquah Highlands. The mostly residential community 
is over one mile from the nearest transit stop, making walking to 
transit unlikely. There are some businesses located on NE Park Drive, 
which provide basic services to the condos and surrounding 
neighborhood. The StarPoint Condos consist of two buildings as shown in 
the image on the following page.  
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The buildings are three floors of residential condos over one floor of 
commercial use. Both buildings have separate garages for the commercial 
uses and for the residents. The commercial uses include small eateries, 
specialized retail, and small medical and health centers. The northern 
building consists of 48 dwelling units, while the southern building 
consists of 44 dwelling units. The buildings each contain a mix of one 
or two bedroom units with one or two parking spots—this blend of one 
and two bedroom units is typical of mixed-use residential developments 
across King County. At the time we observed trip generation, there were 
no vacancies in either building. Following traditional traffic impact 
analysis practices, both of these buildings would be classified under 
the ITE Land Use Code (LUC) 230: Condominium if we were to estimate 
trip generation using the ITE method. 

Fehr & Peers received permission from the condo board to collect trip 
generation data by installing a camera to count vehicles entering and 
exiting the residential garage for two consecutive typical weekdays. 
The trips were converted to average trip generation per occupied 
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dwelling unit and compared to the ITE standard trip generation rate for 
condominiums (LUC 230). The results are displayed in Table 1. 

  



Stickney 
6/14/16 
Page 4 of 9 

Table 1: ITE Trip Generation Compared to Observed Trip 
Generation 

 

ITE	Trip	Rate	per	Dwelling	
Unit	(based	on	LUC	230)	

Observed	Trip	Rate	per	
Dwelling	Unit	

Daily	 5.81	 2.08	
AM	 0.44	 0.21	
PM	 0.52	 0.28	

As displayed in Table 1, the observed trip generation rate in the PM 
peak hour1 at the StarPoint Condos is nearly 50 percent lower than the 
ITE trip generation rate would forecast. The table provides a trip 
generation per occupied dwelling unit for both of the buildings. The 
observed trip generation by building compared to the ITE expected rate 
is provided in the chart below; note that the two buildings have nearly 
identical trip generation rates. 

 
 

                         
1 PM peak hour is our focus because communities typically measure the impact of 
a development to the existing roadway network during the PM peak hour. This can 
be used for impact fee calculation and to determine necessary mitigation to 
existing intersections or roadways. 
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REVIEW OF TRAFFIC STUDIES 

Given the finding that the StarPoint Condos generate far fewer trips 
than ITE would estimate, we decided to survey cities and other traffic 
consultants who work in East King County to determine how mixed-use 
residential projects are typically analyzed. The review of studies 
provided by East King County jurisdictions showed that most traffic 
consulting firms/cities rely entirely on raw (unadjusted) ITE trip 
generation rates when assessing traffic impacts associated with 
apartments and condos. A total of nine traffic studies were reviewed 
for apartments, condos, and multi-use developments in Issaquah, 
Kenmore, Mercer Island, and Redmond. Seven of the studies used the raw 
ITE trip generation rate, two took some form of reduction, and none 
took traffic counts to validate the ITE trip generation rates. 

The Land Use Code (LUC) for analysis is typically at the discretion of 
the engineer performing the study. Although the land uses were similar 
for all studies, four different land use codes were used: 

• 6 of the studies used LUC 220: Apartments (0.62 PM peak hour 
trips per dwelling unit), 

• 1 study used LUC 230: Condominiums/Townhouses (0.52 PM peak 
hour trips per dwelling unit), 

• 1 study used LUC 232: High Rise Condominiums (0.38 PM peak 
hour trips per dwelling unit), and  

• 1 study used LUC 252: Senior Housing (0.23 PM peak hour trips 
per occupied dwelling unit).  

The study that used LUC 232: High Rise Condominiums was performed by 
Jake Traffic Engineering, Inc. for a 120 unit Multi-family development 
in the City of Redmond. There was no reduction taken from the ITE trip 
generation rate. 

Two of the studies were for mixed-use developments, while the remainder 
were for residential only developments. The mixed-use development 
studies were the only reviewed studies that included any reduction from 
ITE trip generation rates. One of these studies provided a 5 percent 
internalization reduction to the residential portion of the 
development. An internalization reduction accounts for the fact that 
some of the trips will be between the proposed land uses, and those 
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trips will not be added to the roadway network. The other mixed-use 
development study used a 34 percent internalization reduction and took 
a 24 percent reduction for transit, biking, and walking mode share 
based on local journey to work data. The result of these two reductions 
was a 42 percent reduction to the ITE standard trip generation rate. 
This 42 percent reduction of ITE rates is similar to what we observed 
at the StarPoint site, but there was no justification that this 
reduction was reasonable based on empirical evidence. 

Additionally, two of the residential studies mentioned that the trip 
generation would likely be lower than the ITE estimates. However, none 
of the residential studies verified whether the ITE trip rates matched 
actual rates from existing developments in similar settings.  

The ITE trip generation rates for apartments and condos have been 
compiled from observed data at largely single-use, suburban sites 
across the country since the 1960s.  The trip generation rates from ITE 
are based solely on the number of dwelling units and do not consider 
key factors like the demographics of the building (are there families 
present), bedroom count, surrounding land uses, presence of 
sidewalks/bicycle facilities, or transit accessibility. These factors 
are known as the “Ds” or urban form (demographics, land use density, 
land use diversity, pedestrian/bicycle network design, distance to 
transit, access to regional destinations). Based on a large set of 
academic research, trip generation can vary significantly based on the 
D characteristics of a site. For example, the number of vehicle trips 
could be much lower at a residential building that is located in a town 
center compared to a similar development located in a suburban area 
with few adjacent businesses and no pedestrian/bicycle amenities. As is 
typical in most of the country, our review of the traffic studies in 
east King County showed that each of the communities use the ITE trip 
generation rates regardless of location and adjacent land uses, which 
could overstate trip generation in areas that have “better” D 
characteristics.  

OTHER OBSERVATIONS 

Typical Trip Generation Studies 
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Fehr & Peers reached out to two traffic engineering firms, 
Transportation Solutions, Inc. (TSI) and Dave Evans and Associates 
(DEA), commonly used for development review and public sector work in 
Sammamish and other Eastside Cities. Both of these firms responded that 
they have never used observed traffic counts as part of a traffic study 
for traditional condos or apartments within any Eastside Community. 
However, TSI responded that they have used observed traffic counts as 
part of a traffic study for a single-room-occupancy (SRO or 
microhousing) development; these developments are unique and do not 
have an ITE trip generation rate, so a direct observation was made.  

Other Local Observed Trip Generation 

A trip generation study similar to the StarPoint Condo study was 
performed in September 2015 at the Saffron Apartment buildings located 
in a mixed use area north of Town Center in Sammamish. The building 
consists of 97 occupied apartments in three floors over ground-floor 
retail. Data was collected over two days, and the average trip 
generation was 0.28 trips per occupied dwelling unit—nearly identical 
to the results of the StarPoint Condos. While anecdotal, these two trip 
generation studies (at two different mid-rise residential developments 
in town center settings) have similar results. In both direct 
observations, the trip generation rates of these mid-rise (3-6 story) 
residential developments was substantially below the typical ITE rates 
from land use codes 220 or 230 (45-55 percent lower) and also below the 
ITE rate for high-ride condo—land use code 232 (26  percent lower). 
Neither of the areas observed have strong transit service. 

Dense Mixed Use Centers  

Dense mixed-use centers have been supported as part of Washington 
State’s Growth Management Act (GMA), PSRC’s Vision 2040, and local and 
county-wide plans. Long range plans from King County, large cities, and 
small communities are required to encourage growth in dense mixed-use 
centers. The reason for emphasizing development in these mixed-use 
areas is based on the idea that the region can accommodate more growth 
with fewer transportation impacts in a mixed-use setting. The observed 
data from StarPoint Condos in Issaquah and the Saffron Apartments in 
Sammamish support this claim, even in the absence of strong transit 
service. In other words, even in very suburban communities, dense 
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mixed-use residential development generates far fewer vehicle trips 
than similar development outside of a town center environment. 

Other Trends Influencing Trip Generation 

In addition to the “D” factors, there are other trends that could 
result in lower trip generation in affluent town centers like 
Sammamish. Fehr & Peers has prepared a series of research papers on the 
long-term trends that may affect vehicle travel, two of which are 
explained below: 

• Telecommuting: Telecommuting removes vehicles from the road 
during the peak travel times since people work from home. The 
share of people telecommuting is increasing across King County 
and even faster in affluent communities such as Sammamish and 
Issaquah. More affluent communities tend to be home to many 
workers in the “Management, business, science, and arts 
occupations,” which according to the Census Bureau, is the group 
of industries most likely to telecommute.  

• Internet shopping: As people increasingly shop for items online, 
fewer trips are made to traditional retailers. Delivery trucks 
are much more efficient at delivering goods to people’s homes 
than individual vehicles and many deliveries are made outside of 
the congested PM peak hour. High income communities like 
Sammamish and Issaquah tend to do more shopping online than other 
communities. Fehr & Peers research suggests that internet 
shopping could reduce vehicle travel in the 2-5 percent range 
over the coming years. 

We point out these trends to emphasize that there are many factors that 
have the potential to impact future trip generation, and most of the 
trends are for fewer trips per capita. The amount of vehicle-miles 
generated per capita in the United States and Washington State peaked 
in 2004 and has been lower ever since.  

CONCLUSION 

Although communities in East King County typically rely on ITE trip 
generation rates for traffic impact studies of apartments and condos, 
the actual trip generation of mid-rise mixed-use residential 
developments may be much lower. Overstating the number of trips from a 
multi-family developments increases the cost of development and reduces 
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the opportunity to provide a diverse mix of housing choices in 
communities. Based on observations at the StarPoint Condos and Saffron, 
using raw ITE trip generation rates may substantially overestimate trip 
generation rates of residential developments in suburban town centers. 
This is true even in places like Issaquah Highlands and Sammamish Town 
Center that do not have strong transit service. We advise that cities 
consider using more sophisticated trip generation methods that consider 
the Ds of the built environment when evaluating and permitting land 
uses in town center areas. 

 



From: Paul Stickney stick@seanet.com
Subject: Fwd: Trip Generation Data from Fehr & Peers. BONANZA.

Date: December 6, 2016 at 1:34 PM
To: Melonie Anderson manderson@sammamish.us, Lita Hachey lhachey@sammamish.us

Hi Melonie and Lita,

Here is a copy of an email and pdf just sent to the council. This is
for the public record, just as the two emails we sent yesterday late
afternoon were too.

Best

Paul

Begin forwarded message:

From: Paul Stickney <stick@seanet.com>
Subject: Trip Generation Data from Fehr & Peers. BONANZA.
Date: December 6, 2016 at 12:57:17 PM PST
To: Sammamish City Council <citycouncil@sammamish.us>
Cc: Lyman Howard <lhoward@sammamish.us>, Jessi Bon <jbon@sammamish.us>, Jeff Thomas <JThomas@sammamish.us>, 
Dick Birgh <rbirgh@comcast.net>

Esteemed City Council Members,

Attached to this email is the second memorandum from Fehr and Peers titled:

   Analysis of Trip Generation Data from
         Issaquah Starpoint Condos and Traffic
                    Studies in Eastside Communities
Dick and I had hoped, and requested many times, to have comprehensive, 
substantive and detailed meetings with City Council members, City Management 
and Key Staff after we delivered the “Achieving” compilation notebook to the 
City in mid-June of this year.

The City has chosen not to have these kind of meetings with us. This memo 
was one of the major items we had planned to cover with you at those meetings. 
Now we are emailing it to you, instead of handing it to you personally.

The primary issue to remedy is crystal clear   …  Economic and Demographic 
housing needs and wants from within the City (ED Needs) that have never been
fully planned for.  The GMA, State, PSRC and King County, all have code and 
policies to plan for ED Needs.

But even more important, the responsible thing to do for a large City, that is 
primarily a residential community, is to fully plan for all ED Needs.

Those living and working within Sammamish not only deserve to have their 
housing needs and wants met throughout their Cycle-of-Life, but Sammamish 
will be a much better City with sustainable, optimized Housing Balance.

It is interesting that the magnitude of Housing Balance deficiencies are a 
range from the low side of “one Klahanie”, to the high side of “four Klahanie's” 
– these are big numbers.

Housing Balance is the biggest deficiency not yet remedied in Sammamish.
It may be a perceptive nightmare to some, but the reality is, it’s a gold strike 
BONANZA for everyone and everything with overwhelming upsides.  The
downsides, if any at all, are de minims.

Best Regards

Paul Stickney    and   Richard Birgh
425-417-4556            425-996-8641
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An Executive Overview 
Critical Crossroads - Housing Balance Dependent Outcomes 

In a Nutshell ... Sammamish is at a Critical Crossroads whether to attain Housing Balance and Housing 
Affordability for all households from within our Community-- or not. 

Housing Balance -When housing supply meets Housing Affordability for all 
economic and demographic groups within Sammamish. 

Housing Affordability -When housing is available at 30% or less of any household income. 

Attaining Housing Balance and Housing Affordability in Sammamish ... 
Sammamish has a significant oversupply of larger homes at higher prices, and a serious undersupply of 
smaller and multi-family homes -- about 30% to 40% out of balance. Remedying these deficiencies will 
have major, enduring benefits across three platforms - Social, Environmental and Transportation. 

With respect to housing, all cities in King County are responsible for preserving their existing 
neighborhood character, taking their fair share of regional growth, and meeting both the economic and 
demographic housing needs and wants of all those living and working within their city. 

Housing Affordability applies to all economic income levels and demographic groups within our 
community. Affordable Housing is a small subset of Housing Affordability, where subsidies are needed. It 
is important to recognize the distinction between market demand and internal needs. 

Housing Balance and Housing Affordability are ONLY about meeting our internal housing needs from 
within the City- they are NOT about meeting larger market demands generated from outside the City. 

When Sammamish incorporated in 1999, the City inherited significant housing deficiencies, because King 
County applied its housing policies over a much larger area. This issue has not been remedied over the 
last 15 years, and our housing deficiencies have increased and grown further out of balance. 

To attain Housing Balance and Housing Affordability, smaller and multi-family housing supply must 
increase in our Town Center in order to meet needs and wants from: 

>Unplanned Changes (Job adjustments, relationships, medical, etc.) 

>Those working, but not living here (Teachers, firefighters, services, others) 

> Internal Economic and Demographic housing "gap" deficiencies. 

>Cycle of Life and Aging in Place. (Kids, grandkids; relatives; empty nesters, seniors) 

The appropriate time and place, to meet past and present deficient housing needs and wants, is right now 
in our Town Center. Then in the future, meet projected deficiencies in our other Centers. Doing this will 
help protect our highly valued assets of neighborhood character and trees in 97% of our City! 

The number of residential units, currently planned for in the Town Center Plan, is far too low, because 
past and present economic and demographic needs and wants were not factored into its planning. 

With pivotal pre-applications for development looming in the Town Center right now, the opportunity to 
optimally increase housing supply in order to attain Housing Affordability and Housing Balance is NOW 
and it cannot be squandered. Not only would it be an expensive fiasco to redo our Town Center (TCZ) in 
the future, we cannot further delay meeting considerable, long-standing, housing shortfalls. 

Three Beneficial Outcomes that Accompany Housing Balance: 
• Vast one-time revenues to remedy significant deficiencies (i.e. existing roads and stormwater 

systems) and enable community desires (i.e. the "Emerald Necklace", open-space acquisitions). 

• Replacing non-renewable revenue sources with renewable ones - limit property tax hikes. 

• Long-term Vision 97/3 - Housing options to stay in the City as situations change. 

And ... Housing Balance, Housing Affordability and the three beneficial outcomes can all be attained in 
Sammamish through optimized housing supply increases in our Town Center, without increasing 
traffic beyond what has been already thoroughly planned for! 

Paul Stickney and Richard Birgh. November 2016 
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i

a vibrant bedroom community blessed with a well-
preserved natural environment, a family-friendly, kid-
safe culture, and unrivaled connectedness. From its 
expanding tree canopy, to its peaceful neighborhoods, 
to its multi-modal transportation resources, Sammamish 
captures the best of the past even as it embraces a 
burgeoning digital future and meets housing affordability 
through balanced, sustainable housing. It is a state-of-the-
art community—engaged, responsive and generous in its 
support for the full range of human endeavor.

Sammamish is

Vision Statement
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Narrative		-		Housing	Balance	for	Sammamish	
	
From	the	day	Sammamish	incorporated	in	1999,	the	city	has	had	significant	housing	
deficiencies.			The	housing	supply	in	1999	was	out	of	balance	relative	to	economic	and	
demographic	needs	and	wants	of	those	living	and	working	in	Sammamish	in	1999.		There		
was	an	oversupply	of	larger	homes,	and	an	undersupply	of	smaller	and	multi-family	homes.		
	
“How”	and	“Why”	could	this	be?		Because	King	County	housing	policy	applied	to	a	far	larger	
area	than	just	Sammamish,	and	appropriate	amounts	of	smaller	housing	and	multi-family	
housing	existed	elsewhere	in	the	County,	but	did	not	in	the	area	that	became	Sammamish.	
	
The	Growth	Management	Act	(GMA)	was	adopted	in	1990,	about	10	years	before	Sammamish	
incorporated.		The	GMA	calls	for	cities	to	meet	the	housing	needs	for	all	economic	segments	in	
their	City.	Puget	Sound	Regional	Council	(PSRC)	and	King	County	call	for	all	cities	to	meet	the	
housing	needs	for	all	economic	and	demographic	groups	from	within	each	City.		
	
It	is	important	to	understand	that	the	vast	majority	of	economic	and	demographic	housing	
needs	are	looked	at	specifically	from	within	a	community	only.	This	is	not	about	trying	to	
“manufacture”	or	“grow”	housing	needs	beyond	genuine	existing	needs.		It	is	about	being	
informed	of	Sammamish’s	actual	and	authentic,	internal	economic	and	demographic	housing	
needs	and	wants	–	past,	present,	future	and	cycle-of-life	-	and	applying	this	information	to	
our	Comprehensive	Plan	housing	and	land	use	goals	and	policies,	as	well	as	the	Town	Center	
Plan,	accompanying	development	regulations	and	zoning.		
	
Complete	objectivity	(Housing	Needs	Analyses	+	Statistically	Valid	Surveys	for	Wants	+	Fully	
Informed	Community	Consensus)	have	never	been	made	a	part	of	planning	or	policies	in	the:	
	
	 1999-2003	Planning	Advisory	Board	-	studies	and	deliberations.	
	 2003	Comprehensive	Plan	
	 2005	Sub	area	planning	(prequel	to	the	Town	Center)	
	 2006	Housing	Strategy	Plan	
	 2008	Town	Center	Plan	
	 2011	Housing	Strategy	Plan	
	 2013	Economic	Development	Strategic	Plan	
	 2015	Newly	adopted	Comprehensive	Plan.	(The	old	comp	plan	repealed)	
	
	
The	City	has	put	a	terrific	amount	of	effort,	long-term	forward	thinking	and	a	progressive	
approach	with	an	eye	towards	long-term	stewardship	to	most	topics	addressed	over	the		
last	15	years,	including	Parks,	Open	Space,	the	Environment,	Civic	Buildings,	and	Budgets.			
Generally	speaking,	the	City	is	very	well	run	and	managed.		
	
	
Respectfully	Submitted	to	the	City	of	Sammamish	by	Paul	Stickney	and	Richard	Birgh	
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Narrative		-		Housing	Balance	for	Sammamish	
	
	
Sammamish	is	a	residential	bedroom	community,	yet	when	it	comes	to	housing,	the	City	has	
minimized	ALL	housing	since	the	day	it	incorporated.		Through	environmental	regulation	and	
character	based	policies	the	total	number	of	homes	has	been	reduced	in	the	thousands	
relative	to	how	many	homes	that	would	have	been	allowed	in	1999,	based	on	the	King	County	
policies,	codes,	development	regulations	and	zoning	existing	at	the	time.		
	
Sammamish	has	a	significant	oversupply	of	larger	homes	throughout	the	City.	It	has	been,		
and	continues	to	be,	appropriate	to	minimize	the	negative	effects	associated	with	suburban	
sprawl,	and	not	to	further	promote	the	oversupply	of	this	kind	of	housing	citywide.	
	
Sammamish	has	a	significant	undersupply	of	smaller	and	multi-family	homes	in	our	Centers.		
It	has	not	been	appropriate	to	minimize	this	kind	of	housing.		It	is	appropriate	to	optimize	
smaller	and	multi-family	housing	to	attain	all	the	positive	effects	and	benefits	from	an	optimal	
amount	of	this	kind	of	housing,	balanced	to	economic	and	demographic	needs	and	wants.		
	
Right	now	is	the	time	to	alter	housing	policies	from	minimizing	to	optimizing	for	smaller	and	
multifamily	housing	in	our	Centers.			Then,	quickly	change	appropriate	Comprehensive	Plan	
housing	and	land	use	goals	and	policies,	the	Town	Center	Plan,	development	regulations	and	
zoning	in	the	Town	Center	and	other	Centers.		
	
Sammamish	will	thereby	realize	all	the	benefits	derived	from	positive	optimal	increases	of	
smaller	and	multi-family	housing	in	the	Town	Center	right	now,	and	other	Centers	in	the	
future.		Achieving	Housing	Balance	by	actually	remedying,	in	an	optimized	manner,	Past	and	
Present	existing	housing	deficiencies	of	smaller	and	multi-family	housing	in	the	Town	Center	
is	long	overdue	and	must	happen	immediately.		Further,	plan	to	optimally	remedy	projected	
housing	deficiencies,	beyond	those	Past	and	Present,	in	the	other	Centers	in	the	Future.	
	
We	cannot	allow	another	8-10	years	to	pass	without	optimized	increases	of	housing	supply	in	
the	Town	Center.	If	we	do	not	fix	this,	we	will	have	squandered	our	golden	opportunity	to	
have	our	Town	Center	“optimally	sized”	as	opposed	to	the	current	plan,	which	is	minimally	
sized,	relative	to	past,	present,	future	and	cycle	of	life	economic	and	demographic	housing	
needs	for	those	living	and	working	within	our	community.			
	
It	is	essential	to	remedy	the	shortages	of	smaller	and	multi-family	housing	in	the	Town	Center	
at	once,	and	in	the	other	Centers	in	the	future	to	attain	Housing	Balance	in	Sammamish	and	
achieve	the	Sammamish	vision	statement	of	meeting	“Housing	Affordability	through	Balanced	
Sustainable	Housing”	and	provide	the	Legacy	and	Stewardship	of	inclusive,	equitable	housing.			
	
	
Respectfully	Submitted	to	the	City	of	Sammamish	by	Paul	Stickney	and	Richard	Birgh	
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Notes	on	City	of	Sammamish	DNS	Package	-	dated	10.21.16	
	
These	notes/comments	below	were	submitted	by	Paul	Stickney	and	Richard	Birgh	on	11.4.16	
	
	
OVERVIEW	NOTES.	
	
(OVERVIEW	NOTE	#1)	–	The	initial	DNS	document	(POL2012-00001)	was	not	commented	on	
initially	because	it	was	consistent	with	the	new	Comp	Plan	that	was	adopted	on	10.13.15.		One	
of	the	fundamental	issues	we	challenged	in	the	newly	adopted	comp	plan	to	the	Growth	
Management	Hearings	Board,	was	the	premise	that	it	did	not	adequately	plan	for	Economic	or	
Demographic	housing	needs	or	wants,	past	present,	future	or	Cycle-of-Life	from	within	
Sammamish.		The	notes	below	are	based	on	reviewing	this	48-page	DNS	document	relative	to	
the	GMHB	appeal	process;	the	board’s	FDO;		State,	Multi-County	and	County	housing	policies	
(external	compliance	consistency);	and	for	the	betterment	of	current	and	future	households		
in	the	City	of	Sammamish	by	attaining		Housing	Affordability	as	well	as	Housing	Balance.	
	
Housing	Affordability		–		When	housing	is	available	at	30%	or	less	of	household	income.	

Housing	Balance		 						–		When	housing	supply	meets	Housing	Affordability	for	all		
	 	 	 											economic	and	demographic	groups	from	within	Sammamish.		

	
	
	(OVERVIEW	NOTE	#2)	–	We	will	be	referring	to	“ED	Needs”	often	in	our	comments.	ED	Needs	
is	comprised	of	three	things.		First:	A	“gap”	analysis	of	all	economic	and	demographic	groups	
(see	ED	Categories	pdf	attached)	from	within	the	City	of	Sammamish.	Second:		Statistically	valid	
surveys	to	determine	housing	wants	and	preferences	for	those	living	and	working	here.	Third:	
An	analysis	of	these	internal	needs	and	wants	past	and	present,	and	projected	over	the	20	year	
planning	horizon	of	the	2015	Comp	Plan	and	over	the	80-year	+/-	Cycle-of-Life.	
	
	
	
(OVERVIEW	NOTE	#3)	–	The	City	of	Sammamish’s	“Memorandum”	and	related	documentation	
posted	on-line	for	the	10.20.16	Planning	Commission	meeting,	and	with	revisions	to	the	
10.27.16	Planning	Commission	meeting,	fundamentally	deal	with	the	GMHB	Final	Decision	and	
Order	(FDO)	15-3-0017	by	addressing	the	three	lowest	AMI	categories	(0-30%;	30-50%	and	
50-80%)	and	to	address	these	three	AMI	categories	in	primarily	“policy	only”	ways	-	this	we	
will	refer	to	as		“3	and	P”.	Our	position	is	that	ALL	ED	Needs	must	be	dealt	with,	(see	attached	
ED	Categories	pdf).	Further,	it	is	our	position	that	ED	Needs	must	be	dealt	with	throughout		
EVERYTHING	–		that	is	all	documentation	including	the	ENTIRE	2015	Comprehensive	Plan,	the	
Town	Center	Plan,	Development	Regulations,	Current	Zoning	and	the	Future	Zoning	Map	–	
referred	in	throughout	this	document	as	“ALL	and	E”.	
	
	



(OVERVIEW	NOTE	#4)		-		The	Growth	Target	Number	in	Sammamish	we	will	refer	to	as	“GT#”	
and	the	cumulative	unmet,	deficient	Economic	and	Demographic	housing	gap	number	from	all	
ED	Needs	we	will	refer	to	“ED#”			Four	statements	pertaining	to	the	GT#	and	ED#:	
	
Statement	1	-	Housing	Growth	Number	(GT#)	--	is	Sammamish’s	negotiated	share	of	growth	
that	is	allocated	to	King	County	by	the	Puget	Sound	Regional	Council	(PSRC).		Every	city	in	the	
four-county	PSRC	area	is	assigned	a	share	of	regional	growth	in	the	form	of	its	Growth	Target.		
	
Statement	2	-	Economic	and	Demographic	Housing	Gap	Number	(ED#)	–	is	determined	by	a	
combination	of	Housing	Needs	Analyses	to	determine	each	and	every	deficient	supply	gap	in	
Sammamish	(see	ED	Categories	pdf	attached)	and	the	results	from	Statistically	Valid	surveys,	
for	the	housing	wants	and	preferences	for	all	households	in	Sammamish	and	those	working	in	
Sammamish,	but	not	living	here.		
	
Statement	3	-	Regional	Growth	Target	(GT#)	housing	numbers	are	distinctly	different	than	
Economic	and	Demographic	housing	needs	and	wants	(ED#)	numbers.	
	
Statement	4		-	In	Sammamish,	the	deficient	ED#	housing	numbers	are	two	to	four	times,	or	
more,	times	greater	than	our	current	GT#	number.	See	Packets	B,	L,	M,	N,	O,	P,	Q,	R,	T,	and	X		
on	the	USB	flash	drive	provided	the	City	on	10.25.16.			Also	see	the	third	tab	of	the	“Achieving”	
Compilation,	provided	the	City	Council	on	June	13rd,	2016	and	the	Planning	Commission	on	
October	6th,	2016,	labeled	“Unmet	“E&D”	Housing	Needs”.	
	
	
	
(OVERVIEW	NOTE	#5)		-		The	term	“update”	used	by	the	City	throughout	this	DNS	document	is	
misleading.			The	prior	“Sammamish	Comprehensive	Plan”	was	repealed	in	its	entirety.		The	
new	“2015	Sammamish	Comprehensive	Plan”	was	adopted	in	its	place,	as	per	Ordinance	
O2015-396.		The	word	“update”	does	not,	even	once,	appear	in	Ordinance	O2015-396.	
The	prior	Comp	Plan	was	repealed	and	is	gone.		The	2015	Comp	Plan	has	taken	its	place.	
	It	is	therefore	our	opinion,	that	it	would	be	appropriate	and	accurate	to	refer	to	the	2003	Comp	
plan	as	the	“Old	Comp	Plan”,	or	the	“Prior	Comp	Plan”,	or		the	“First	Comp	Plan”.			The	new	
comp	plan	should	be	referred	to	as	the	“2015	Comprehensive	Plan”	or	the	“Current	Comp	Plan”	
or	the	“Sammamish	Comp	Plan”.		
	
	
	
SPECIFIC	COMMENTS	ON	THE	DNS	PACKET:	
	
First	Document	–	Determination	of	Non-significance	&	Adoption	of	Existing	Environ	Doc.	(2	pgs.)	
	
Page	1	of	2	–		
	
Item	A	-		Comp	plan	was	not	updated,	it	was	repealed	and	replaced.	See	(OVERVIEW	NOTE	#5)	
	



Item	B.		This	is	not	only	about	the	housing	element	in	the	2015	Comprehensive	Plan.		It	is		
about	the	ENTIRE	2015	Comprehensive	Plan,	the	Town	Center	Plan,	Development	Regulations,	
Zoning	and	the	Future	Land	Use	Map.		It	is	about	ALL	and	E,		(See	OVERVIEW	NOTE	#3)	
	
Item	C.			Item	C	is	broken	down	into	four	comment	statements:	
	
First	-	This	update	should	include	all	elements	of	the	Comp	Plan,	not	just	the	housing	element.	
(ALL	and	E).		
	
Second	-	Any	remedies	that	will	adequately	address	the	GMHB’s	FDO	cannot	only	modify	goals	
and	policies	to	address	countywide	affordability	needs	of	the	lowest	three	AMI	segments.	It	
must	also	remedy	housing	needs	for	all	citizens	and	households	–	this	means	meeting	economic	
needs	(per	the	FDO)	and	every	demographic	need	for	external	consistency	with	MPP’s	and	
CPP’s.	(In	reading	the	boards	entire	FDO	this	is	implied)			
	
Third	-	This	is	not	about	meeting	numeric	numbers	based	on	an	estimate	of	countywide	
affordable	housing	needs.		Eastside	cities	no	longer	have	specific	affordable	housing	targets.	See	
the	City’s	appeal	of	the	GMHB	order.			
	
Fourth	-	Assigning	specific	numbers	to	the	three	lowest	AMI	economic	groups	that	are	tied	to	
the	Growth	Target	is	neither	accurate,	nor	appropriate	for	Sammamish.	It	is	not	accurate	in	the	
fact	that	the	City’s	position	is	simply	a	guess	tied	to	King	County	percentages,	which	the	City	no	
longer	has	to	follow.	The	proper	method	will	be	to	obtain	the	results	of	Housing	Needs	Analyses	
for	ALL	economic	and	demographic	groups	(see	attached	ED	Categories	pdf).		With	these	
results	in	hand,	the	City	will	be	able	to	precisely	know	the	supply	of	housing,	the	need	for	
housing	and	the	gap	for	each	of	these	three	lowest	AMI	categories.		It	is	inappropriate	to	tie	the	
remedy	for	these	lowest	three	AMI	categories	to	the	Growth	Target	number,	as	the	ED#	is	2-4	
times,	or	more,	greater	in	size	than	the	GT#	in	Sammamish	(See	OVERVIEW	NOTE	#4).	The	
appropriate	numeric	approach	is	to	make	decisions	on	the	three	lowest	AMI	economic	groups	
in	light	decisions	made	to	remedy	all	ED	Needs	deficiencies	relative	to	the	GT#	AND	the	ED#.	
	
Item	D.		Object	to	use	of	term	Update	–	See	(OVERVIEW	NOTE	#5).	
	
	
Page	2	of	2	–		
	
Item	E	–	Comments	must	be	submitted	by	Nov	4th	,		2016	at	5:00pm.	
	
Item	F	–	Independent	review	is	stated	here.		Question	for	the	City:	Who	did	the	“independent	
review”	and	what	are	the	standards	of	practice	/	requirements	/	due	diligence	/other	for	this	
review?		We	reserve	a	placeholder	to	comment	within	14	days	after	receipt	of	the	City’s	
response	to	this	question.		
	
	
	
	
	



Second	Document	–	Determination	of	Non-significance	(DNS)		(1	page)	
	
Page	1	of	1	
	
Item	G	-		Comp	plan	was	not	updated,	it	was	repealed	and	replaced.	See	(OVERVIEW	NOTE	#5)	
	
Item	H.		Within	the	red	brackets	there	are	several	concerns:	
	
•	The	city	did	not	reflect	changed	conditions	relative	to	economic	and	demographic	housing	
needs.	The	housing	needs	analysis	that	was	done	was	incomplete,	inconclusive	and	out	of	date.	
The	housing	needs	analysis	did	not	identify	deficient	or	surplus	housing	gaps	for	each	and	
every	economic	and	demographic	group	as	required	by	the	GMA,	PSRC,	King	County	and	Best	
Practices	for	housing	analyses.	As	such,	the	City	cannot	have	properly	analyzed	the	proposed	
impacts	of	its	Housing	Element	(ALL	and	E)	because	it	does	not	have	ED	Needs	data.	
	
•	The	city	has	not	been	responding	to	GMA	legislation	to	meet	housing	needs	for	all	economic	
segments	since	the	day	the	City	incorporated.	The	City	has	never	informed	itself	of	the	housing	
supply,	need	and	gap	results	for	all	economic	segments.	Therefore	housing	policies	are	flawed,	
as	they	do	not	meet	all	economic	housing	needs.	
	
•	“Revisions	associated	with	state	and	regional	guidance”	have	not	been	followed	relative	to	
meeting	all	economic	and	all	demographic	housing	needs	within	Sammamish.		Specifically	
MPP’s	and	CPP’s	call	for	all	cities	to	meet	all	economic	and	demographic	housing	needs.		
Sammamish	does	not	achieve	this,	so	the	2015	Comp	Plan	is	not	externally	consistent.	
	
•	The	Zoning	map	is	not	accurate	as	it	does	not	reflect	appropriate	zoning	to	meet	all	economic	
and	demographic	housing	needs	in	Sammamish,	past,	present,	future	and	for	the	Cycle-of-Life.		
	
	
Third	Document	–	Environmental	Checklist)		(22	pages)	
	
Pages	1,	2	and	3	not	are	challenged	as	points	above	(items	A	through	H)	cover	all	issues.		
	
Pages	4,	5,		6.	7,		8,	9,	10,	11	and	12	no	comments	on	these	pages	–	comments	in	a	few	places		
on	these	pages	would	have	been	repeats.	
	
Pages	13	–	Item	I.		Topics	E	and	F.		Zoning	is	not	accurate	for	meeting	economic	and	
demographic	housing	needs,	past	present,	future	and	Cycle-of-Life.		Zoning	needs	to	change	
after	that	the	City	is	informed	with	ED	Needs.		
	
Page	13	-	Item	J	only	discusses	the	Growth	Target,	GT#.		It	does	not	deal	with	deficient	
economic	and	demographic	needs	and	wants	ED#,	from	within	the	community	(past,	present,	
future	and	the	Cycle-of-Life,	which	are	2-4	times	(or	more)	the	magnitude	of	the	Growth	Target.		
	
	
	



Page	14	–	Item	K	–	The	5,120	number	applies	to	roughly	2,000	units	in	the	Town	Center	and	
3,120	units	outside	Town	Center.	This	5,120	number	does	not	come	close	to	meeting	deficient	
economic	and	demographic	needs	from	within	the	community,	past,	present,	future	and	over	
the	cycle-of	life	(ED	Needs).		Town	Center	zoning	and	other	appropriate	actions	(ALL	&	E)	need	
to	be	taken	immediately	to	meet	the	“past	and	present”	parts	of	ED	Needs.		Planning	for	the	
three	other	existing	Centers	needs	to	reflect	the	“projected	future”	parts	of	ED	Needs.		
	
Pages	15,	16,	17,	18,	19,	20,	21	or	22	–	No	comments	on	these	pages	–	comments	in	a	few	
places	on	these	pages	would	have	been	repeats.	
	
	
Fourth	Document	–	Attachment	B.2	Land	Use	Issue	Paper	(Pages	6,	7,	and	8)	
	
Page	6	–	Item	L.		“to	address	emerging	issues”.		Not	true,	relative	to	ED	Needs.		
	
Page	6	and	7	–	Item	M	and	N.		On	these	two	pages	there	are	seven	(7)	key	issues	identified.		
There	is	an	additional	issue	that	is	significant	and	important		–	meeting		ED	needs,	which	the	
2015	Comp	Plan	does	not	do.		This,	by	the	way,	circles	back	to	the	first	key	issue	“residential	
land	capacity”	and	“land	use	compatibility”	and	would	require	up	zoning	of	the	Town	Center	
and	right	now,	and	other	Centers	for	additional	residential	housing	in	the	future.		This	same	
comment	applies	to	topic	N	–	“Housing”	also.	
	
Page	7	–	Item	0		-		“The	die	is	cast,	but	the	mold	needs	to	be	made	bigger”	
The	die	is	the	physical	size	of	the	Town	Center	and	other	Centers	in	Sammamish.		The	mold	is	
the	shape	and	quantity	of	what	is	put	in	to	Town	Center	now,		and	in	the	other	Centers	in	the	
future.	The	size	of	the	mold	needs	to	be	significantly	increased	in	the	Town	Center	immediately	
to	accommodate	past	and	present	ED	Needs	in	Sammamish.	The	mold	in	the	other	Centers	
needs	to	be	fitted	in	the	future	to	meet	projected	ED	Needs.		(Changes	required	to	ALL	&	E)	
	
	
Fifth		Document	–	Attachment	B.3	Housing	Issue	Paper	(Pages	9,10,11,	and	12)	
	
Page	9	–	Item	P	–	See	comments	tied	to	items	H	and	L	above.		
	
Page	9	–	Item	Q	–	See	comments	tied	to	item	M	and	N	and	O	above.	
	
Page	10	–	Item	R	–	Housing	Supply	must	meet	ED	Needs.	Then	make	changes	to	“ALL	&	E”	
to	attain	“O”	
	
Page	10-		Item	S	-	Town	Center	Housing	Supply	must	meet	ED	Needs.	Then	make	changes	to	
“ALL	&	E”	to	attain	“O”	
	
Pages	10	and	11	–	Item	T,		Housing	Diversity.	The	City	acknowledges	many	of	the	demographic	
groups	where	housing	needs	exist.			What	is	not	mentioned	are	the	deficient	gaps	identified	for	
ED	Needs.		The	points	in	item	H	apply	here,	and	are	IMPORTANT.		
	



Page	11-		The	headline	in	“U”	is	correct	and	applies	to	ALL	housing	affordability.	The	remainder	
of	the	next	two	paragraphs	in	“U”	unfortunately,	appear	to	deal	only	with	the	three	lower	
affordable	housing	AMI	categories.	“U”	does	not	deal	with	meeting	all	ED	Needs.		The	items	in	
“H”	and	“O”	do	apply	here.		
	
Page	11.	Item	“U”.		Second	comment.		Over	the	years	nearly	every	major	planning	effort,	and	
their	related	documents,	that	deal	with	housing	in	Sammamish	sound	like	they	apply	to	ED	
Needs,	yet	the	implementing	process	is	not	in	place	to	make	Housing	Affordability	and	
Housing	Balance	actually	happen.	Basically,	the	City	continually	says	that	these	should	be	
done,	but	never	actually	does	them.		
	
General	Comment	on	attachment	pages	13	-	19	dealing	with	Transportation	and	Capital	
Facilities.	These	pages,	13-19,	would	need	appropriate	changes	after	all	items	in	“H”	and		
“O”	were	done	after	having	ED	Needs	information	incorporated	into	ALL	&	E.	
	
Placeholder.			A	public	records	request	(made	on	10.27.16	and	responded	to	by	the	City	on		
11.1.16)	asking	for	all	related	documents	relative	to	this	DNS,	if	any,	that	were	not	included	in	
the	packet	we	received	from	City	Staff.		The	City	responded	that	this	information	should	be	
available	by	November	10th.		Any	documents	that	will	be	sent	from	the	City,	that	were	not	part	
of	the	DNS	packet,	we	reserve	a	14-day	period	for	review	and	comment	after	their	receipt.			
	
The	City	has	a	copy	of	the	USB	flash	drive	with	packets	of	Information	labeled	as	Packet	A	
through	Packet	X	(24	packets	total).	This	flash	drive	was	delivered	to	the	City	on	10.25.16.	
	
Listed	below	are	documents	(attached	as	pdf’s)	that	support	the	positions,	comments	and	
responses	to	this	DNS	from	Paul	Stickney	and	Richard	Birgh:	
	
One.	 	 “DNS	Packet”		(48	page	pdf	sent	to	us	by	the	City	of	Sammamish)	
Two.	 	 “Remarks	DNS	Pages”	(10	page	pdf	with	Item	A	through	Item	U	referenced)	
Three.			 “ED	Categories”	(1	page	pdf)	
Four.	 	 “Adopting	Comp	Plan	Ordinance”	(3	page	pdf)	
Five.	 	 “City’s	Vision	Statement	(1	page	pdf)	
Six.	 	 “	Legacy	and	Stewardship”	(2	page	pdf)	
Seven.		 “	Balance	-	Growth”	(1	page	pdf)	
Eight.	 	 “	Irreducible	Indispensables”	(2	page	pdf)	
Nine.	 	 “Achieving”	Compilation		(22	page	pdf	–	see	Overview	Note	#4	above)	
Ten.	 	 “PC	Packet10.20.16”		(91	page	pdf	-	available	on	City	Website,	not	sent)	
Eleven.	 “PC	Packet	10.27.16”		(102	page	pdf	-available	on	City	Website,	not	sent)	
Twelve.	 “Email	One	to	the	PC	10.19.16”	(13	page	pdf)	
Thirteen.	 “Email	Two	to	the	PC	10.19.16”	(8	page	pdf)	
Fourteen.	 “Email	Three	to	the	PC	10.21.16”	(3	page	pdf)	
Fifteen.	 “Email	Four	to	the	PC	10.24.16”	(44	page	pdf)	
Sixteen.	 “Email	Five	to	the	PC	10.25.16”	(2	page	pdf)	
Seventeen.	 “Email	Six	to	the	PC	10.26.16”	(14	page	pdf)	
	
Respectfully	Submitted	by	Paul	Stickney	and	Richard	Birgh	on	11.4.16			(Six	pages)	































































































































	 							This	IS	about	Housing	BALANCE			 					 															This	IS	NOT	about	Housing	GROWTH	

												Civically	prepared	and	presented	to	the	City	Council	by	Paul	Stickney	and	Richard	Birgh,		06-16	

	

	

Positive	Increases	in	Multi-Family	Housing		
in	the	Town	Center	and	in	other	Centers.	

Optimize	deficient,	beneficial	housing	
	every	way	possible	in	3%	of	the	City:	

 Corrects	economic	and	demographic	housing	deficiencies	

 Undersupply,	currently	in	Sammamish	

 Complete,	Compact	and	Connected	

 Multi-modal	

 Reduces	car	trips	and	time	spent	in	traffic	

 Leverages	Civic	infrastructure	

 Maximizes	revenue	surpluses	to	the	City	

 Character	builder	

 Environmentally	more	friendly	

 Helps	minimize	climate	change		

 Inclusive	and	Equitable	housing	

 Housing	is	far	more	affordable	for	all	within	the	City	

 Balanced	Sustainable	Housing	for	one’s	Cycle	of	Life	

 Synergy	between	suburban	and	urban	Character	

 Supports	Sammamish	Vision	Statement	

	

	

Negative	Increases	in	Single-Family	Housing		
disbursed	throughout	the	majority	of	the	City.	

Minimize	detrimental,	surplus	housing		
every	way	possible	in	97%	of	the	City:	

 Adds	unsuitable	economic	segment	housing	surpluses	

 Oversupply,	currently	in	Sammamish	

 Suburban	sprawl	

 Car-centric	

 Increases	car	trips	and	time	spent	in	traffic	

 Strains	Civic	infrastructure	

 Minimal	revenue	surpluses	to	the	City	

 Character	buster	

 Environmentally	less	friendly	

 Promotes	climate	change	

 Exclusive	and	Un-equitable	housing	

 Housing	is	not	near	as	affordable	for	all	within	the	City	

 Housing	not	available	for	one’s	Cycle	of	Life	

 Discord	between	suburban	and	urban	Character	

 Thwarts	Sammamish	Vision	Statement	





Economic	and	Demographic	Housing	Needs	Analyses	
	

For	each	of	the	economic	and	demographic	categories	listed	below,	determine	the	
most	up-to-date	existing	housing	Supply	(#	of	homes)	available	in	Sammamish;	the	
most	current	existing	Need	(#	of	households)	living	or	working	in	Sammamish;	and	
the	Gap	status	(“Surplus	Gap”	–	where	Supply	exceeds	Need,	or	“Deficient	Gap”	-	
where	Need	exceeds	Supply).	Make	a	list	of	the	magnitude	of	each	gap	individually,		
of	all	surplus	gaps	cumulatively	and	of	all	deficient	gaps	cumulatively.		
	
	
	 	 			Economic	Housing	Need	Categories	
								0-30	AMI	Home	Ownership	 	 							0-30	AMI	Rentals	
					30-50	AMI	Home	Ownership	 	 					30-50	AMI	Rentals	
					50-80	AMI	Home	Ownership	 	 					50-80	AMI	Rentals	
		80-100	AMI	Home	Ownership	 	 		80-100	AMI	Rentals	
100-120	AMI	Home	Ownership	 	 100-120	AMI	Rentals	
120-150	AMI	Home	Ownership	 	 120-150	AMI	Rentals	
150-180	AMI	Home	Ownership	 	 150-180	AMI	Rentals	
180-210	AMI	Home	Ownership	 	 180-210	AMI	Rentals		
210-240	AMI	Home	Ownership	 	 210-240	AMI	Rentals		
240-270	AMI	Home	Ownership	 	 240-270	AMI	Rentals		
270-300	AMI	Home	Ownership	 	 270-300	AMI	Rentals		
300-330	AMI	Home	Ownership	 	 300-330	AMI	Rentals		
330-360	AMI	Home	Ownership	 	 330-360	AMI	Rentals		
360-390	AMI	Home	Ownership	 	 360-390	AMI	Rentals		
							390+	AMI	Home	Ownership	 	 						390+	AMI	Rentals	
									(Other	AMI	Categories,	as	appropriate,	for	Sammamish)	
	
	
	 	 Demographic	Housing	Need	Categories	
-Rollover	of	Households	from	1990-2014	
-Rollover	of		Future	Households,	in	Reoccurring	15-20	Year	Cycles	
-Those	Working	in	Sammamish,	Not	Living	Here	
-Changes	in	Ethnicity	
-Cost	Burdened	Households	
-Severely	Cost	Burdened	Households	
-1-2	Person	Households	
-Seniors	55	plus,	and	Increasing	35	to	55	Year	Olds	
-Special	Needs	Housing	
-Cycle	of	Life	and	Aging	in	Place	
-Unplanned/Unexpected	Circumstances	
-Desire	to	Rent	vs.	Own	
						(Other	Demographic	Groups,	as	appropriate,	for	Sammamish)	
	
	
Presented	to	the	City	of	Sammamish	by	Richard	Birgh	and	Paul	Stickney	on	10.20.16	
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