
 

AGENDA 

Planning Commission Regular Meeting 

6:30 PM - Thursday, October 4, 2018 

City Hall Council Chambers, Sammamish, WA  
Page  Estimated 

Time 
 
 CALL TO ORDER 6:30 pm 
 
 ROLL CALL  
 
 APPROVAL OF AGENDA  
 
 APPROVAL OF THE MINUTES  
 
3 - 4 1. September 20, 2018 Meeting Minutes 

View Meeting Minutes 

 

 
 PUBLIC COMMENT - NON AGENDA 

3 minutes per person / 5 minutes if representing an organization 

 

 
 NEW BUSINESS  
 
5 - 30 2. Interim Development Regulations 

View Agenda Item 

 

 
 PUBLIC COMMENT - AGENDA 

7 minutes per person 

 

 
 ADJOURNMENT 8:30 pm 
 
 LONG TERM CALENDAR  
 
31 3. View Calendar  
 
  

  

  
Note: This is an opportunity for the public to address the Planning Commission. For 
non-agenda items, three (3) minutes are granted per person, or five (5) minutes if 
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representing the official position of a recognized community organization. Seven (7) 
minutes are granted per person for agenda items.  
           If you are submitting written material, please supply 8 copies (7 for Planning 
Commission; 1 for the record). If you would like to show a video or PowerPoint, it 
must be submitted or emailed by 5pm the day of the meeting to Kevin Johnson at 
kjohnson@sammamish.us. Please be aware that Planning Commission meetings are 
videotaped and available to the public. 
           The City of Sammamish Planning Commission is appointed and is the advisory 
board to the City Council on the preparation and amendment of land use plans and 
implementing ordinances such as zoning. Planning Commissioners are selected to 
represent all areas of the City and as many "walks of life" as possible. The actions of 
the Planning Commission are not final decisions; they are in the form of 
recommendations to City Council who must ultimately make the final decision. 
THE COMMISSION MAY ADD OR TAKE ACTIONS ON ITEMS NOT LISTED ON THIS 
AGENDA. 

  
Planning Commission meetings are wheelchair accessible. American Sign Language 
(ASL) interpretation is available upon request.  
Please phone (425) 295-0500 at least 48 hours in advance. Assisted Listening 
Devices are also available upon request. 
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Planning Commission Regular Meeting - Sep. 20, 2018 

 

MINUTES 

Planning Commission Regular Meeting 

6:30 PM - September 20, 2018 

City Hall Council Chambers, Sammamish, WA 

  

Commissioners Present: Chair Shanna Collins, Planning Commissioner, Position 3 

Eric Brooks, Planning Commissioner, Position 1 

Jane Garrison, Planning Commissioner, Position 5 

Mark Baughman, Planning Commissioner, Position 6 

 

Commissioners Absent: Vice Chair Larry Crandall, Planning Commissioner, Position 4 

Roisin O'Farrell, Planning Commissioner, Position 2 

Rituja Indapure, Planning Commissioner, Position 7 

 

Staff Present: Senior Management Analyst David Goodman 

Director of Community Development Jeff Thomas 

Management Analyst Sara Estiri 

 

CALL TO ORDER 
 
Chair Collins called the Sammamish Planning Commission meeting to order at 6:33 PM. 

 

ROLL CALL 
 
Roll was called. 

 

APPROVAL OF AGENDA 
 
MOTION: Jane Garrison moved to approve the September 20, 2018 meeting agenda as distributed. Eric Brooks 
seconded. Motion carried unanimously 4-0 with Vice Chair Larry Crandall, Roisin O'Farrell, and Rituja Indapure 
absent. 

 

APPROVAL OF THE MINUTES 
 
 September 6, 2018 Meeting Minutes   
MOTION: Jane Garrison moved to approve the minutes as distributed. Mark Baughman seconded. Motion 
carried unanimously 4-0 with Vice Chair Larry Crandall, Roisin O'Farrell, and Rituja Indapure absent. 

 

PUBLIC COMMENT - NON AGENDA 
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APPROVAL OF THE MINUTES #1.
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Planning Commission Regular Meeting - Sep. 20, 2018 

 Paul Stickney - 22626 NE Inglewood Hill RD 

Topic: Housing Strategy Comprehensive Plan change  
 

OLD BUSINESS 
 
 Work Session: Urban Forest Management Plan 

 

Senior Management Analyst David Goodman and consultant Ian Scott of  Davey Resource Group 
presented  the following: 

The City is currently in the process of developing its first Urban Forest Management Plan (UFMP). The 
purpose of the UFMP is to create a shared community vision and establish goals and policies relating 
to the health, management, and promotion of the City's urban forest resource. The City has 
contracted with Davey Resource Group (DRG) to assist in the preparation of this plan.    

 

PUBLIC COMMENT - AGENDA 
 
 Paul Stickney - 22626 NE Inglewood Hill RD 

Topic: Urban Forest Management Plan   
 

ADJOURNMENT 
 
MOTION: Eric Brooks moved to adjourn the meeting Jane Garrison seconded. Motion carried unanimously 4-0 
with Vice Chair Larry Crandall, Roisin O'Farrell, and Rituja Indapure absent. 

 

The meeting was adjourned at 7:48 pm. 
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Agenda Bill 

Planning Commission Regular Meeting 

October 04, 2018  

 

SUBJECT: 
 

Interim Development Regulations 
 

DATE SUBMITTED: 
 

September 27, 2018 
 

DEPARTMENT: 
 

Community Development 
 

NEEDED FROM 
COMMISSION: 
 

☐  Action     ☐  Direction     ☑  Informational      
 

RECOMMENDATION: 
 

 
 

EXHIBITS: 
 

1. Exhibit 1 - Ordinance O2018-468 

2. Exhibit 2 - Housing Strategy & Interim Reg Crosswalk 
 

BUDGET:  
Total dollar amount N/A ☐ Approved in budget 

Fund(s) N/A ☐ 

☑ 

Budget reallocation required 

No budgetary impact 
 

 

WORK PLAN FOCUS AREAS:  

☐  Transportation ☐  Community Safety 

☐  Communication & Engagement ☑  Community Livability 

☑  High Performing Government ☐  Culture & Recreation 

☑  Environmental Health & Protection ☐  Financial Sustainability 
 

 

NEEDED FROM COMMISSION: 

Interim Development Regulations 

 

KEY FACTS AND INFORMATION SUMMARY: 
SUMMARY STATEMENT 
On Tuesday September 18, 2018, the City Council voted unanimously to adopt an emergency Ordinance (O2018-
468 – see Exhibit 1) providing Interim Development Regulations associated with Building Setbacks, Building 
Height, Building Facade, Mass Grading, Parking, Fences, Street Frontage, and Density. This Ordinance includes 
changes to the rules that largely affect how we see development built-out in the City, particularly with regard to 
subdivision and new development of single family homes in R-Zone areas. 

  

NEW BUSINESS #2.
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Sammamish Municipal Code (SMC) chapters affected by the ordinance include SMC 16.15, 21A.15, 21A.25, 
21A.30, 21A.35, and 21A.40. Adopted by Emergency Ordinance under RCW 36.70A.390, these Interim 
Development Regulations are effective immediately and remain valid for six (6) months. A public hearing is 
required within sixty (60) days of emergency adoption and is scheduled to be held during the City Council’s 
Regular Meeting on November 6, 2018. 

  
Effective September 19, 2018 all permit applications (including requests for preliminary project guidance and 
pre-application meetings) submitted to the City and not vested to prior regulations will be reviewed under the 
Interim Development Regulations adopted through Ordinance O2018-468. In addition, any development 
projects that are listed under the exceptions of the extended moratorium, O2018-467, and that are officially 
accepted as complete applications (vested) after October 3, 2018 will be subject to the Interim Development 
Regulations.  

  
PURPOSE AND BACKGROUND 
Through the past development cycle (roughly 2014-2018) City Staff, the City Hearing Examiner, and City Council 
Members have received many complaints about the appropriateness of new development throughout the City 
of Sammamish. In response to public comments, the City Council has asked staff to begin the process of 
analyzing and revising the City’s subdivision rules and zoning controls that govern community character and the 
quality of development. The first phase of that project included an analysis of code deficiencies and identified 
simple solutions. Several of these solutions, responding to common comments and concerns received from 
citizens, were implemented through the September 18, 2018 Council adoption of Interim Development 
Regulations. These regulations empower City Staff, through project and permit review, to protect resident’s 
privacy and preserve neighborhood character as the City grows. Moreover, the adopted Interim Development 
Regulations align with several of the proposed housing strategies in the Planning Commission Recommended 
Housing Strategy Plan (see Exhibit 2 – Housing Strategy/Interim Development Regulations Crosswalk). For 
example, the strategy of Community Design Standards emphasizes developing design standards to reflect the 
desired characteristics of each neighborhood planning area or designated community center. This aligns with 
adopted Interim Development Regulations in many ways, including; 

  

• Limiting Mass Grading: This creates a positive change in retaining the existing character and landscape 
of the City. This code change requires that developers to limit grade changes with minimal alterations 
better preserving trees and the existing topography of the land. (SMC 16.15.090) 

• Density Rounding: This code changerequires developers to rounddown to the nearest whole number 
when permitted number of units (density calculation) result in a fraction. This change better reflects 
actual allowed density (R-Zone) as compared to the past practice of rounding up allowing a higher 
density than the actual designated R-Zone. (SMC 21A.25.070) 

• Fence Heights: This change increases the height allowance for rear and side yard fences for building 
permit approved fences above six (6) feet and up to eight (8) feet to provide more privacy. Fence height 
allowances are also reduced in the front yard within the street setback area to improve line-of-sight 
safety and connections between neighbors. (SMC 21A.25.190) 

• Setbacks Designations and Dimensions: Setback designations were changed to include designation of a 
side and rear setback. Minimum setbacks were increased to provide greater separation between homes 
to better match the character of existing development, provide a useable yard space, allow for solar 
access, and help preserve trees. (SMC 21A.030) 

• Building Height and Facade:  The method of measurement of building height was changed to use the 
existing grade of the site instead of the finished grade. A restriction on the height of a façade wall was 
also added to limit the size of an exterior wall. These changes will result in development that better 
matched the character of and is more appropriately scaled as compared to existing development. (SMC 
21A.030) 

NEW BUSINESS #2.

Page 6 of 31



• Parking: A requirement that new development (subdivision and short subdivision) provide the 
equivalent of one (1) on-street parking space for each home being built in the development will require 
that adequate parking supply is provided within new developments. (SMC 21A.40.055) 

• Street Frontage: This requires that all new lots created through subdivision and short subdivision be 
designed to include a minimum of thirty (30) feet of street frontage. Lots designed to meet this frontage 
requirement will better match existing community character and will provide a better connection for 
each new home to receive services from a public street reducing conflicts with neighbors. 

  
DISCUSSION 
With the passing of the Interim Development Regulations by the City Council, staff wanted to provide 
background and an overview of the interim changes. We welcome questions and look forward to discussion with 
the Commission.  

  
NEXT STEPS 
The City Council will hold a Public Hearing on the emergency interim regulations adopted under Ordinance 
O2018-468 at their Regular Business Meeting on November 6, 2018 to take public testimony and to consider 
further action on this issue. 

NEW BUSINESS #2.
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EXAMPLES AND CONSIDERATIONS FOR FURTHER EVALUATION PR
IO

RI
TY

RELEVANT INTERIM DEVELOPMENT REGULATIONS

• Design criteria for SF dwellings on individual lots.
• Compatibility with surrounding uses.
• Buildings of a scale and character appropriate to the site.
• Personal safety and reduction of vandalism.
• Landscape and open space requirements that residential development fit in with the natural landscape; 
  protects the privacy of other residences; and maintains the character of the nearby neighborhoods.
• Sidewalks and Trails Systems that connect neighborhoods internally and externally.
• Streetscape (including arterials): How homes appear to motorists and pedestrians (looking like a small town, 
  use artwork/discourage garage lined streets).
• Promote public notification and community participation/input.
• Protect critical environmental features.
• Requirements for design variety (e.g. varied setback) while providing for designs with distinctive local 
character.

Provisions related to home design: 21A.25.030 (pg. 4-9):
• Adjacent residential structures provide design variety including façade variation, setback, and floor plan mix. • Minimum rear and side yard setback added to increase land access between homes and preserve trees.
• Utilize FAR requirements for Single Family Homes.
• Reevaluation of dimensional standards related to home separation and height (e.g. the method for  
  calculating maximum height).
Provisions related to neighborhood design:
• Allow clustering of new residential development as a means of protecting environmentally sensitive areas.
• Pedestrian and/or transit connectivity improvements and enhanced public spaces. 21A.25.050 Measurement methods (pg. 10):
• Review street tree standards within neighborhoods.
• Review minimum street widths.
• Require variety of housing sizes in long subdivisions (e.g. for each 5BR there must be one 3BR).
• Provide incentives to include sustainable options such as rain gardens, solar panels, pollinator friendly 
  landscaping, etc.
• Encourage community artwork in new neighborhoods via incentives or offsets.

21A.40.055 On-Street Parking (pg. 19)
• New single family residential must include parking for one on-street space along the street 
  frontage of each lot to ensure guests have legal parking that doesn't block emergency access.

• Reflect local geography and the environment including greenbelts, parks, and tree canopy considerations.
• Provide zoning variety rather than blanket regulations.
• Opportunity to pursue multiple housing strategies in one planning effort, such as B.1 Expanding Housing 
  Choice.
• Promote meaningful community participation to develop effective zoning and development regulations.
• Use buffers and greenbelts to promote non-motorized linkages.
• Encourage the use of TDRs to preserve areas of the City while focusing density in sub-area(s).
• Target infrastructure improvements in sub-areas to allow for non-motorized enhancements and transit.
• Increase the production of multi-family and condo development.
• Consider future planning trends in the development of sub-area plans to meet neighborhood needs.
• Require that all sub-area plans, Town Center, commercial centers, and residential neighborhoods be 
developed 
  or evaluated along with the next Comprehensive Plan Update and shall include housing balance and densities 
  that reflect future trends as well as the needs of local citizens.
• Prioritize all planning, incentives and related City ordinance changes in a way that ensures any increases in 
  total housing planning or required in the City are focused on multi-family housing in centers and planned 
  neighborhood sub-areas, not in additional new single-family homes.
• Focus on provision of net-zero buildings and building techniques in Sammamish.

Sub-Area Plans - Develop Subarea Plans for 
central neighborhoods  (i.e. the Inglewood, Pine 
Lake, Klahanie Centers) as well as other 
neighborhoods.

A.2 High

Subdivision Code UpdateA.3 High

• Measuring from average existing grade of land prior to any cuts and fills to minimize impact to 
  the earth and create more height consistency with existing homes.

STRATEGY
A.  Housing Theme - Neighborhood Vitality and Character

Community Design Standards - Develop 
community design standards to reflect the desired 
characteristics of each neighborhood planning area 
or designated community center. 

A.1 16.15.090 (pg. 1)
• No mass grading & minimal alterations to existing grading to preserve trees and earth.
• Specifications for garages sloping uphill to reduce grading and improve fit within existing topography.

21A.25.070 (pg. 10)
• Rounding down to the nearest whole number when permitted number of units, lots or floor area 
calculations
  result in a fraction to allow more space between homes, preserve trees and improve street access.

21A.25.190 - (pg. 13)
• Fence height allowance increased for rear and side yards to provide more privacy
• Fence height reduced for street setback to improve safety and connections between neighbors.

21A.25.030 (pg. 4-9):
• Minimum rear and side yard setback added to increase land access between homes and preserve trees.
• Minimum street setbacks to help new homes align with existing neighborhood character.
• Maximum height for single-family residential to ensure architectural design avoids high walls that block 

High

• Minimum street setbacks to help new homes to align with existing neighborhood character.
• Base building height calculation revised to improve height consistency with existing homes.
• Subdivision, short subdivision, and binding site plan must abut a public right of way to ensure public 
access. 
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 PLANNING COMMISSION AGENDA CALENDAR 
 

Date Time  Type 
 

Staff 
 

Topics 

October 4 
 

6:30 PM Regular Meeting David Pyle Interim Development Regulations 

October 18 6:30 PM Regular Meeting David Goodman 
Miryam Laytner 

Work Session: 2019 Comprehensive Plan 
Amendments – Docket Requests 

 

November 1 6:30 PM Regular Meeting David Goodman 
Miryam Laytner 
 

Public Hearing / Deliberation: 2019 Comprehensive 
Plan Amendments – Docket Requests 

 

November 15 6:30 PM Regular Meeting Kellye Hilde Presentation: Town Center Implementation 
Strategies 

 

December 6 6:30 PM Regular Meeting David Goodman 
 

Work Session: Urban Forest Management Plan 

December 20 
 

Cancelled Regular Meeting    

 

Long Term Calendar #3.
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