
City Council 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. 
 

 

 
 

AGENDA 
 
 5:00 pm – 10:00 pm             
November 8, 2016          
 
Call to Order 
 
Roll Call 
 
Pledge of Allegiance 
 
Approval of Agenda 
 
Executive Session – Potential Litigation pursuant to RCW 42.30.110(1)(i) 
 
Public Comment 
Note: This is an opportunity for the public to address the Council. Three-minutes limit per person or 
five-minutes if representing the official position of a recognized community organization. If you would 
like to show a video or PowerPoint, it must be submitted or emailed by 5 pm, the end of the business 
day, to the City Clerk, Melonie Anderson at manderson@sammamish.us. Please be aware that 
Council meetings are videotaped and available to the public.  
 
Consent Calendar 
 

• Payroll for period ending October 31, 2016 for pay date November 4, 2016 in the 
amount of $ 352,061.42 
 

1. Contract: Skyline High School Sports Field Turf Replacement Design/DA 
Hogan/Interlocal Agreement with Issaquah School District 
 

2. Resolution: Granting Final Plat Approval Of The Plat Of Pinnacle At Inglewood 
Hill 
 

Public Hearings - None 
 
Unfinished Business- None 
 
 
 

City Council, Special Meeting 

mailto:manderson@sammamish.us


City Council 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. 
 

 
 
 
New Business 
 

3. Discussion: Comp Plan Amendments – Housing Element 
 

4. Discussion: 2017 Comprehensive Plan Amendment Docket 
 

5. Planning Commission Handoff Surface Water Design Manual and Low Impact 
Development Code Update 

 
Council Reports/ Council Committee Reports 
 
City Manager Report 
 
Adjournment 
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Meeting Date: November 8, 2016 Date Submitted: 11/1/2016 

Originating Department: Parks and Recreation 

Clearances: 
 Attorney ☐ Community Development ☐ Public Safety 

☐ Admin Services ☐ Finance & IT ☐ Public Works 

 City Manager  Parks & Recreation 

Subject:   Skyline High School Community Sports Field Turf Replacement Project 

Action Required:    Authorize the City Manager to execute a contract with DA Hogan and Associates Inc. 
for professional design services for the Skyline High School Community Sports Field 
Turf Replacement Project and authorize the City Manager to execute a 
Memorandum of Understanding (MOU) with the Issaquah School District for shared 
project funding and a commitment to develop a new Interlocal Agreement. 

Exhibits:  1. Contract
2. Field Location Map
3. MOU with Issaquah School District

Budget:   $1,400,000 is allocated in the 2016-2017 Parks Capital Improvement Projects (CIP) 
budget for the Skyline High School Community Sports Field Turf Replacement 
Project. 

Summary Statement: 
This contract is for professional consulting services for the Skyline High School (SHS) Community Sports 
Field Turf Replacement Project. The project will remove and replace the existing artificial turf. Infill 
materials for this project include coated styrene-butadiene rubber (SBR) and sand, which is consistent 
with the infill material used as part of the Eastlake High School Turf Replacement Project this past 
summer. The project also includes installation of a new supplemental elastic layer pad system, 
modifications to portions of the damaged perimeter fencing and installation of new soccer goal anchors. 

DA Hogan and Associates, Inc. (DA Hogan) served as the prime consultant on the initial community 
sports field development project at SHS. Due to their familiarity with the site, and their previous work on 
the project, DA Hogan was selected to design and oversee the turf replacement project. 

The scope of work includes design development, preparation of construction drawings and bidding 
materials, permit coordination, construction administration and project close-out.  

Issaquah School District – Bell Time Change/Impact to Field Use 
This design contract was originally scheduled to come before the City Council for approval in September, 
but was postponed pending a decision on the bell time change for SHS. Since that time, the Issaquah 
School District (District) has released a preliminary proposal to change the start times for all high schools 
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from 7:25 am to 8:00 am, which will result in a corresponding delay to the start of afternoon school 
sports programs. As such, we anticipate a loss of about 30-minutes of community use time during the 
weekdays, potentially more on game days. 
 
The reduction in community use hours raised a concern about the overall cost of the turf replacement 
project, estimated to be $1.4 million, and originally intended to be funded solely by the City of 
Sammamish. Since September, City staff have been meeting with District staff and we are pleased to 
report that the District has committed to share the project costs equally with the City. Although the cost 
share is not required via our current Interlocal Agreement, the District is committed to this partnership 
and recognizes the impact of the bell time change on community use hours.  
 
To memorialize this decision, staff prepared a Memorandum of Understanding (MOU) – see attached - 
that outlines the provision for shared turf replacement costs and also commits both entities to prepare a 
new Interlocal Agreement in the first quarter of 2017. The Interlocal will address shared-use hours, 
shared financial responsibilities (both maintenance and capital replacement), scheduling responsibilities 
and other operating terms. 
 
Both parties recognize, however, that the reduction in community-use hours will have an impact on our 
community sports groups. As such, there may be opportunities to expand community use at other 
District-owned fields. City staff and District staff are committed to exploring these opportunities and will 
be prepared to present options to the Council as part of the update to the Interlocal Agreement in the 
first quarter of 2017. 
 
Background: 
In 2007, in partnership with the Issaquah School District (ISD), the City converted an existing, 
underutilized 4-acre grass practice field on the SHS campus into two multi-use synthetic turf sports fields 
with lighting. These fields, also known as SHS Fields 1 and 2, accommodate baseball, softball, football, 
lacrosse and soccer for adult and youth sports leagues as well as for students at SHS.   
 
Having been in use for nearly 10-years, the turf is showing signs of breakdown that can no longer be 
repaired. Additionally, the City completes an annual compaction test (commonly referred to as g-max 
testing,) which measures the shock attenuation performance of the field surface. To date, these tests 
have indicated that the turf is performing within acceptable levels, but as the turf profile continues to 
wear down it is unlikely the fields will pass the compaction tests, resulting in unsafe playing conditions 
and necessitating a field closure.  
 
Project Schedule 

• Design and Permitting: Winter 2016  
• Bid:  Feb/Mar 2017 
• Construction:  Spring/Summer 2017* 
• Ball Field Opening:  Late Summer 2017 

 
*Project construction timeline to be coordinated with ISD administration and SHS. 
 
Recent bid results indicate that the construction market continues to be very competitive and we expect 
this trend to continue in 2017. To ensure we are receiving competitive bids for this project, we are 
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planning to be out to bid in the February/March timeline, which requires us to begin design 
immediately.  
 
Financial Impact: 
A total of $1,400,000 is allocated in the 2016-2017 Budget (Parks CIP) for turf replacement at the SHS 
Community Sports Fields.  
 
The contract with DA Hogan for professional consulting services is in the amount of $49,750.  
The total authorization amount requested for this contract is $54,750. This includes a contract with DA 
Hogan in the amount of $49,750. The remaining authorized amount of $5,000 will cover additional 
services (if needed).  
 
Recommended Motion:  
Authorize the City Manager to execute a contract with DA Hogan and Associates, Inc. for $49,750 for 
professional consulting services for the Skyline High School Community Fields Turf Replacement Project 
and authorize an additional 10% contingency (total authorization not-to-exceed $54,750) for additional 
design services if needed. In addition, authorize the City Manager to execute a MOU with the Issaquah 
School District for shared project funding and a commitment to update the Interlocal Agreement in the 
first quarter of 2017. 
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CITY OF SAMMAMISH 
AGREEMENT FOR SERVICES 

 
Consultant:  D.A. Hogan and Associates, Inc. 

 
This Agreement is entered into by and between the City of Sammamish, Washington, a municipal corporation, 
hereinafter referred to as the “City," and D.A. Hogan and Associates, Inc., hereinafter referred to as the 
“Consultant."  
 
WHEREAS, the City desires to have certain services performed for its citizens; and 
 
WHEREAS, the City has selected the Consultant to perform such services pursuant to certain terms and conditions;  
 
NOW, THEREFORE, in consideration of the mutual benefits and conditions set forth below, the parties hereto agree 
as follows: 
 
1. Scope of Services to be Performed by Consultant.  The Consultant shall perform those services 
described in Exhibit “A” of this agreement.  In performing such services, the Consultant shall comply with all 
federal, state, and local laws and regulations applicable to the performance of such services.  The Consultant shall 
perform services diligently and completely and in accordance with professional standards of conduct and 
performance.   
 
2. Compensation and Method of Payment. The Consultant shall submit invoices for work performed using 

the form set forth in Exhibit “B”.  
 

The City shall pay Consultant: 
 
[Check applicable method of payment]  

 
___ According to the rates set forth in Exhibit "A "  
 
_X_ A sum not to exceed $49,750 
 
___ Other (describe): ________________________________________________ 
 ________________________________________________ 

 
The Consultant shall complete and return to the City Exhibit “C,” Taxpayer Identification Number, prior to 

or along with the first invoice submittal.   The City shall pay the Consultant for services rendered within ten days 
after City Council approval.  
 
3. Duration of Agreement.  This Agreement shall be in full force and effect for a period commencing upon 
execution and ending December 31, 2017, unless sooner terminated under the provisions of the Agreement.  Time is 
of the essence of this Agreement in each and all of its provisions in which performance is required. 
 
4. Ownership and Use of Documents.  Any records, files, documents, drawings, specifications, data or 
information, regardless of form or format, and all other materials produced by the Consultant in connection with the 
services provided to the City, shall be the property of the City whether the project for which they were created is 
executed or not 
5. Independent Contractor.  The Consultant and the City agree that the Consultant is an independent 
contractor with respect to the services provided pursuant to this Agreement.  The Consultant will solely be 
responsible for its acts and for the acts of its agents, employees, subconsultants, or representatives during the 
performance of this Agreement.  Nothing in this Agreement shall be considered to create the relationship of 
employer and employee between the parties hereto.  
 
6. Indemnification.  Consultant shall defend, indemnify and hold the City, its officers, officials, employees 
and volunteers harmless from any and all claims, injuries, damages, losses or suits including attorney fees, arising 
out of or resulting from the acts, errors or omissions of the Consultant in performance of this Agreement, except for 
injuries and damages caused by the sole negligence of the City.  Should a court of competent jurisdiction determine 
that this Agreement is subject to RCW 4.24.115, then, in the event of liability for damages arising out of bodily 
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injury to persons or damages to property caused by or resulting from the concurrent negligence of the Consultant 
and the City, its officers, officials, employees, and volunteers, the Consultant's liability, including the duty and cost 
to defend, hereunder shall be only to the extent of the Consultant's negligence.  It is further specifically and 
expressly understood that the indemnification provided herein constitutes the Consultant's waiver of immunity under 
Industrial Insurance, Title 51 RCW, solely for the purposes of this indemnification.  This waiver has been mutually 
negotiated by the parties.  The provisions of this section shall survive the expiration or termination of this 
Agreement.  
 
Furthermore, should subcontracting be agreed to by the parties, the Consultant shall cause each and every 
Subcontractor to provide insurance coverage that complies with all applicable requirements of the Consultant-
provided insurance as set forth herein, except the Consultant shall have sole responsibility for determining the limits 
of coverage required to be obtained by Subcontractors.  The Consultant shall ensure that the City is an additional 
insured on each and every Subcontractor’s Commercial General liability insurance policy using an endorsement at 
least as broad as the Insurance Services Office Additional Insured endorsement CG 20 38 04 13. 
 
7. Insurance. 
 
A. The Consultant shall procure and maintain for the duration of the Agreement, insurance against claims for 
injuries to persons or damage to property which may arise from or in connection with the performance of the work 
hereunder by the Consultant, its agents, representatives, or employees. 

B. Should a court of competent jurisdiction determine that this Agreement is subject to RCW 4.24.115, then, 
in the event of liability for damages arising out of such services, or bodily injury to persons or damages to property, 
caused by or resulting from the concurrent negligence of the Consultant and the City, its officers, officials, 
employees, and volunteers, the Consultant's liability hereunder shall be only to the extent of the Consultant's 
negligence.   
 
Minimum Scope of Insurance 
 
Consultant shall obtain insurance of the types described below: 

1. Automobile Liability insurance covering all owned, non-owned, hired and leased vehicles. Coverage shall 
be written on Insurance Services Office (ISO) form CA 00 01 or a substitute form providing equivalent 
liability coverage. If necessary, the policy shall be endorsed to provide contractual liability coverage. 

 
2. Commercial General Liability insurance shall be written on ISO occurrence form CG 00 01 and shall cover 

liability arising from premises, operations, independent contractors and personal injury and advertising 
injury. The City shall be named as an additional insured under the Contractor’s Commercial General 
Liability insurance policy with respect to the work performed for the City. 

 
3. Workers’ Compensation coverage as required by the Industrial Insurance laws of the State of Washington. 
 
4. Professional Liability insurance appropriate to the Consultant’s profession. 
 

Minimum Amounts of Insurance 
 

Consultant shall maintain the following insurance limits: 
1. Automobile Liability insurance with a minimum combined single limit for bodily injury and property 

damage of $1,000,000 per accident. 
 

2. Commercial General Liability insurance shall be written with limits no less than $1,000,000 each 
occurrence, $2,000,000 general aggregate. 

 
3. Professional Liability insurance shall be written with limits no less than $1,000,000 per claim and 

$1,000,000 policy aggregate limit. 
 

Other Insurance Provisions 
 
The insurance policies are to contain, or be endorsed to contain, the following provisions for Automobile Liability, 
Professional Liability and Commercial General Liability insurance: 
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1. The Consultant’s insurance shall not be cancelled by either party except after thirty (30) days prior written 

notice has been given to the City 
 

Verification of Coverage 

Consultant shall furnish the City with original certificates and a copy of the amendatory endorsements, including but 
not necessarily limited to the additional insured endorsement, evidencing the insurance requirements of the 
Consultant before commencement of the work. 
 
8. Record Keeping and Reporting. 
 
A. The Consultant shall maintain accounts and records, including personnel, property, financial, and 
programmatic records, which sufficiently and properly reflect all direct and indirect costs of any nature expended 
and services performed pursuant to this Agreement.  The Consultant shall also maintain such other records as may 
be deemed necessary by the City to ensure proper accounting of all funds contributed by the City to the performance 
of this Agreement. 
 
B. The foregoing records shall be maintained for a period of seven years after termination of this Agreement 
unless permission to destroy them is granted by the Office of the Archivist in accordance with RCW Chapter 40.14 
and by the City. 
 
9. Audits and Inspections.  The records and documents with respect to all matters covered by this Agreement 
shall be subject at all times to inspection, review, or audit by the City during the performance of this Agreement.   
 
10. Termination.   
 
A. This City reserves the right to terminate or suspend this Agreement at any time, with or without cause, upon 
seven days prior written notice.  In the event of termination or suspension, all finished or unfinished documents, 
data, studies, worksheets, models, reports or other materials prepared by the Consultant pursuant to this Agreement 
shall promptly be submitted to the City 
 
B. In the event this Agreement is terminated or suspended, the Consultant shall be entitled to payment for all 
services performed and reimbursable expenses incurred to the date of termination.   
 
C. This Agreement may be cancelled immediately if the Consultant's insurance coverage is canceled for any 
reason, or if the Consultant is unable to perform the services called for by this Agreement. 
 
D. The Consultant reserves the right to terminate this Agreement with not less than fourteen days written notice, or 
in the event that outstanding invoices are not paid within sixty days. 
 
E.  This provision shall not prevent the City from seeking any legal remedies it may otherwise have for the 
violation or nonperformance of any provisions of this Agreement. 
 
11. Discrimination Prohibited.  The Consultant shall not discriminate against any employee, applicant for 
employment, or any person seeking the services of the Consultant under this Agreement, on the basis of race, color, 
religion, creed, sex, age, national origin, marital status, or presence of any sensory, mental, or physical handicap. 
 
12. Assignment and Subcontract.  The Consultant shall not assign or subcontract any portion of the services 
contemplated by this Agreement without the prior written consent of the City. 
 
13. Conflict of Interest.  The City insists on the highest level of professional ethics from its consultants.  
Consultant warrants that it has performed a due diligence conflicts check, and that there are no professional conflicts 
with the City.  Consultant warrants that none of its officers, agents or employees is now working on a project for any 
entity engaged in litigation with the City.  Consultant will not disclose any information obtained through the course 
of their work for the City to any third party, without written consent of the “City”.  It is the Consultant's duty and 
obligation to constantly update its due diligence with respect to conflicts, and not the City's obligation to inquire as 
to potential conflicts. This provision shall survive termination of this Agreement. 
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14. Confidentiality.  All information regarding the City obtained by the Consultant in performance of this 
Agreement shall be considered confidential.  Breach of confidentiality by the Consultant shall be grounds for 
immediate termination.  
 
15. Non-appropriation of funds.  If sufficient funds are not appropriated or allocated for payment under this 
Agreement for any future fiscal period, the City will so notify the Consultant and shall not be obligated to make 
payments for services or amounts incurred after the end of the current fiscal period.  This Agreement will terminate 
upon the completion of all remaining services for which funds are allocated. No penalty or expense shall accrue to 
the City in the event that the terms of the provision are effectuated. 
 
16. Entire Agreement.  This Agreement contains the entire agreement between the parties, and no other 
agreements, oral or otherwise, regarding the subject matter of this Agreement shall be deemed to exist or bind either 
of the parties.  Either party may request changes to the Agreement. Changes which are mutually agreed upon shall 
be incorporated by written amendments to this Agreement. 
 
17. Notices.  Notices to the City of Sammamish shall be sent to the following address: 
   City of Sammamish 
   801 228th Avenue SE 
   Sammamish, WA 98075 
   Phone number: (425) 295-0500 
  Notices to the Consultant shall be sent to the following address: 

Company Name D.A. Hogan and Associates, Inc. 
Contact Name Robert Harding 
Street Address 119 1st Avenue South, Suite 110 
City, State  Zip  Seattle, WA 98104 
Phone Number (206) 285-0400 
Email  bobh@dahogan.com 

 
18. Applicable Law; Venue; Attorneys’ Fees.  This Agreement shall be governed by and construed in 
accordance with the laws of the State of Washington.  In the event any suit, arbitration, or other proceeding is 
instituted to enforce any term of this Agreement, the parties specifically understand and agree that venue shall be 
exclusively in King County, Washington.  The prevailing party in any such action shall be entitled to its attorneys’ 
fees and costs of suit, which shall be fixed by the judge hearing the case and such fee, shall be included in the 
judgment.   
 
The Consultant will be required to obtain a City of Sammamish business license prior to performing any services 
and maintain the business license in good standing throughout the term of its agreement with the City.  A city 
business license application can be found at: http://www.bls.dor.wa.gov/cities/sammamish.aspx.” 
 
19. Severability.  Any provision or part of this Agreement held to be void or unenforceable under any law or 
regulation shall be deemed stricken and all remaining provisions shall continue to be valid and binding upon the 
City and the Consultant, who agree that the Agreement shall be reformed to replace such stricken provision or part 
with a valid and enforceable provision that comes as close as reasonably possible to expressing the intent of the 
stricken provision. 
 
CITY OF SAMMAMISH, WASHINGTON  CONSULTANT 
 
By:_______________________________  By:________________________________ 
 
Print Name: __ ________________   Print Name: _________________________ 
 
Title:           Title:_______________________________ 
 
Date:_______________________________  Date:_______________________________ 
 
Attest/Authenticated:    Approved As To Form: 
__________________________________   ___________________________________ 
City Clerk     City Attorney 

Robert Harding

Principal

10/31/16
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D.A. Hogan & Associates, Inc.  (206) 285-0400 Tel 
119 1st Avenue South, Suite 110  (206) 285-0480 Fax 
Seattle, WA 98104 

October 31, 2016 
 
Shelby Upton, Associate Park Planner  
Angie Feser, Director of Parks and Recreation  
City of Sammamish  
801 228th Ave SE  
Sammamish, WA 98075  
 
Re: Professional Consulting Services for Skyline Community Field Replacement  
 
Dear Shelby:  
 
D.A. Hogan & Associates, Inc. is pleased to submit this Scope of Services and Fee Proposal for the 
proposed multi-purpose field replacement at Skyline High School. The project schedule is assumed to 
have construction occurring during the summer of 2017 and would take approximately 6 to 8 weeks. It is 
anticipated the project will be completed through a standard competitive bid process. I have assumed 
the actual construction work includes the following:  
 
1.  Removal of existing infilled synthetic turf  
2.  Repair/regrade existing permeable aggregate base  
3.  Repair existing edge anchor as required  
4.  Remove and replace approximately 350 LF of field collector piping, increasing the pipe size to 

minimize impoundment of water during storm events at softball backstop  
5.  Install new soccer goal anchors (8)  
6.  Modify quick coupler valve boxes for ease of access  
7.  Install new supplemental elastic layer pad system above permeable aggregate and below turf field 

surface.  Install new infilled synthetic turf utilizing coated SBR and sand infill materials, with 
markings duplicating the existing markings for soccer, lacrosse and softball.  

 
At least one Additive Alternate Bid item is contemplated including:  
 
8.  Modify portions of high wear perimeter fencing to be 6 ga.  
9.  Furnish and install new soccer goals  
 
Attached please find the following:  
 
Schedule A - Scope of Services  
Schedule B - Fee Proposal  
Preliminary Construction Cost Estimate 
 
Please do not hesitate to contact me if you need further information. On behalf of D.A. Hogan & 
Associates, we look forward to continuing our excellent working relationship with the City of 
Sammamish and the Issaquah School District.  
 
Sincerely,  
 
 
 
 
Robert Harding, Principal  
D.A. Hogan & Associates, Inc. 
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SCHEDULE A 

Professional Consulting Services for 
Community Sports Fields at 

Skyline High School 
Synthetic Turf Field Replacement 

 
SCOPE OF SERVICES 

 
1.1  PHASE 1 – GENERAL SERVICE AND SCHEMATIC DESIGN PHASE  
 

A.  Prepare a proposed design and construction schedule for review and approval by the owner.  
B.  Confirm design program elements and areas of responsibility with Owner.  
C.  Provide one (1) complete set of documents upon completion of each phase of the work.  
D.  Participate in Parks Dept. and School District staff, Project Manager, and Field Committee 

planning meetings to establish a final scope of work and construction for the project.  
E. Prepare a preliminary site plan, identifying options for field configurations.  
F.  If requested, facilitate synthetic turf workshops and technical presentations for the Field 

Committee if requested. Specific emphasis will be placed upon alternative infills currently in 
the marketplace and successful installations in the Puget Sound.  

G.  If requested, participate in two (2) Study Sessions or Open Council meeting to present 
information on infill materials.  

H.  Prepare preliminary design and drawing preparation including field layout.  
I.  Prepare preliminary construction specifications for all applicable work items.  
J.  Calculation of initial construction cost estimates  
K.  Consultation to Owner as requested  
L.  Obtain Owner’s written approval of the Schematic Design before proceeding with the 

Construction Document Phase.  
 
1.2  PHASE 2 – CONSTRUCTION DOCUMENT DESIGN PHASE  
 

A.  Final design of all systems and components including:  
1. Field Site Plan and Layout  
2. Field Layout and Synthetic Surfaces Composite Plans  
3. Construction Details  
4. Specific Field Markings and Details for Soccer, Lacrosse and Softball  

B.  Working drawings and construction details.  
C.  Construction specifications  
D.  Bidding documents. The documents will be coordinated with City of Sammamish 

standard bidding procedures and documents.  
E.  Update construction estimates as appropriate. Configure bid documents to keep project 

within estimated MACC.  
 
1.3  PHASE 3 – BIDDING/PRICING  
 

A.  Attend pre-bid conference  
B.  Respond to questions by prospective bidders and subcontractors.  
C.  Issue information for inclusion with addendum(s) as may be appropriate.  
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D.  Review of bids received, consultation and recommendations to Owner for award of 
applicable items.  

 
1.4  PHASE 4 – CONSTRUCTION PHASE  
 

A.  Coordinate and attend pre-construction conference with role of Owner’s Representative. 
Distribute minutes as appropriate.  

B.  Endorse for approval or disapproval all materials and equipment submitted by the 
Contractor.  

C.  Conduct weekly construction meeting to be attended by Contractor and Owner. Take 
meeting minutes and distribute as appropriate.  

D.  Conduct surveillance of construction to include visits to the site to observe the progress and 
quality of the work. Inspections to be coordinated and occur concurrent with weekly 
construction meetings at the following approximate Schedule:  
1.  At completion of Turf Removal  
2.  At completion of finish grading adjustment to permeable aggregate base  
3.  During layout/seaming of turf  
4.  During layout/installation of field markings  
5.  During infill of turf  
6.  During field punch list  

E.  Monitor construction progress and quality with decisions relative to contract performance. 
Document all progress with reports as appropriate.  

F.  Issue instructions for and of the Owner to the Contractor and prepare RFI, field directives 
and changes orders, if applicable.  

G.  Guard the Owner against deficiencies in the work and approve or disapprove work in 
conformance with the contract documents.  

H.  Keep the Owner advised as to the progress of the work.  
I.  Assure for the Owner that the completed project will conform to the requirements of the 

contract documents.  
J.  Complete substantial completion inspection and generate and distribute discrepancy (punch 

list) items.  
K.  Review and process contractor progress payment requests.  
L.  Prepare and execute on behalf of the owner all changes to the work including Construction 

Change Directives (CCD), Change Order Proposals (COP) and Change Orders (CO). Tabulate 
and respond to Requests for Information from Contractor.  

M.  Final inspection and certification of completion.  
 
1.5  WORK NOT INCLUDED  

 
A.  Full-time, on-site inspection  
B.  Construction site survey and construction control bench marks  
C.  Structural Engineering  
D.  Cost of printing of review, bidding, and distribution costs  
E.  Permit and Plan Check fees assessed by permit authorities.  
F.  Laboratory charges for construction testing  
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1.6  OWNER’S RESPONSIBILITIES  
 

A.  Assist the Consultant by placing at his disposal all available information pertinent to the site.  
B.  Advertise for proposals from bidders and administer the opening of bids.  
C.  Prepare such legal, accounting and auditing services as may be required by the Owner.  
D.  With the assistance of the Consultant, obtain approval of all governmental authorities that 

have jurisdiction over the project.  
E.  Designate a person to act as Owner’s Representative.  

 
1.7  CONSTRUCTION BUDGET  
 

A.  The maximum allowable construction (MACC) budget for the project is estimated to be 
approximately $1,350,000, not including Additive Alternate Bid Items. Our proposed fee 
basis will be the Cost of Construction, or $1,240,000, which does not include Contractor 
overhead and profit. Total is exclusive of sales tax, design fees, survey, geotechnical 
investigation, permitting, construction testing, administrative and associated costs.  

B.  In the event the lowest bid received exceeds the MACC by greater than 5% and the Owner 
elects to re-bid the project, the Consultant shall revise as necessary all documents for re-bid 
at no additional cost to the Owner.  
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SCHEDULE B 
 
1.7  COMPENSATION AND PAYMENT TO CONSULTANT  
 

A.  We offer a lump-sum fee for all basic scope work as follows:  
 
 Schematic Design through Closeout (4.0% of Construction Cost of $1,240,000)  $49,500  
 
B.  All Contractor construction negotiations and change order processing within original scope 

of project is included in this amount.  
 
C.  An allowance of $250 is requested for miscellaneous reimbursable expenses during the 

project including printing of multiple copies, expedited delivery or other similar out of 
pocket expenses.  

 
D. Progress payment for Consulting work to be as follows:  
 
 Completion of Phase 1 (15%)  $7,435  
 Completion of Phase 2 (45%)  $22,300  
 Completion of Phase 3 (5%)  $2,475  
 Completion of Phase 4 (32%)  $15,865  
 Closeout (3%)  $1,500  
 Total  $49,500  
 
E.  Compensation for additional services that may be requested by the Owner, including expert 

witness in the event of any litigation, shall be as follows:  
 
 Principal Engineer  $175.00 per hour  
 Principal Landscape Architect  $175.00 per hour  
 Associate Principal Landscape Architect  $150.00 per hour  
 Project Engineer  $145.00 per hour  
 Landscape Architect  $90.00 per hour  
 Construction Manager/Project Manager  $90.00 per hour  
 Technical Staff/CAD Drafting $85.00 per hour  
 Landscape Designer  $80.00 per hour  
 Administrative  $50.00 per hour  
 
F.  Expenses, outlined in paragraph 1.5 plus contracting, laboratory testing for construction 

quality control, etc., as requested and authorized by Owner to be paid by our firm shall be 
reimbursed at actual cost plus 0% administrative fee.  

 
ACCEPTED BY:  
 
By:        By:  
        Robert Harding, ASLA  
Title:          Principal Landscape Architect  
 
Date:         Date:  October 31, 2016    
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Revised 6/2016 
 

EXHIBIT B 

 
 

REQUEST FOR CONSULTANT PAYMENT 
 
To: City of Sammamish 
 801 228th Avenue SE 
 Sammamish, WA  98075 
 Phone:  (425) 295-0500 
 FAX:  (425) 295-0600 
 
Invoice Number: _____________________ Date of Invoice: _________________________ 
 
Consultant: ____________________________________________________________ 
 
Mailing Address: ____________________________________________________________ 

  ____________________________________________________________ 

Telephone: ____________________________________________________________ 

Email Address: ____________________________________________________________ 
 
Contract Period: _________________________ Reporting Period: _________________ 
 
Amount requested this invoice: $______________ 
 
Specific Program:_____________________________________________________________ 
 
 
_________________________________________ 
Authorized signature 
 

 
ATTACH ITEMIZED DESCRIPTION OF SERVICES PROVIDED 

 
For Department Use Only 

 

 

Authorization to Consultant:  $  

 

Account Number: 

Date:   
 
 

 
Approved for Payment by: ____________________________________    Date: _______________________ 
 

Finance Dept. 
 
Check #__________________                             Check Date:____________________ 

 

Total contract amount  

Previous payments  

Current request  

Balance remaining  
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EXHIBIT C 

 
 

TAX IDENTIFICATION NUMBER 
 
In order for you to receive payment from the City of Sammamish, you must have either a Tax Identification Number 
or a Social Security Number.  The Internal Revenue Service Code requires a Form 1099 for payments to every 
person or organization other than a corporation for services performed in the course of trade or business.  Further, 
the law requires the City to withhold 20% on reportable amounts paid to unincorporated persons who have not 
supplied us with their correct Tax Identification Number or Social Security Number. 
 
Please complete the following information request form and return it to the City of Sammamish prior to or along 
with the submittal of the first billing invoice. 
 
Please check the appropriate category: 

 

  Corporation   Partnership   Government Consultant 

  Individual/Proprietor   Other (explain)  

 
 
 

TIN No.:    
 
Social Security No.:    
 
 
Print Name:   
 
Title:   
 
Business Name:   
  
Business Address:   
 
Business Phone:   
 
 
 
    
  Date    Authorized Signature (Required) 

 

X

91-2022262

Robert Harding

D.A. Hogan & Associates, Inc.

119 1st Ave. S., Suite 110, Seattle, WA 98104

206 285-0400

Principal

October 31, 2016
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King County, Pictometry International Corp.

Attachment 2: Skyline High School Community Fields N
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COMMUNITY SPORTS FIELD

MEMORANDUM OF UNDERSTANDING

BETWEEN THE CITY OF SAMMAMISH AND THE

ISSAqUAH SCHOOL DISTRICT

This Memorandum of Understanding ("MOU") is made and entered into by and

between the City of Sammamish, a Washington municipal corporation ("City"), and the
lssaquah School District No.4LL, a Washington municipalcorporation ("District"), each of which

is referred to individually as a "Party" or collectively as the "Parties."

WHEREAS, the City and the District entered into an lnterlocal Agreement Regarding

Joint Use, Development and Maintenance of City and District Properties ("lnterlocal
Agreement") on June 2t,2O04, and

WHEREAS, the City and the District amended the lnterlocal on November 22, 2OOs

("Amendment #1-") to provide for the development of new Community Sports Fields at Skyline

High School ("Fields"), and

WHEREAS, the City and the District amended the lnterlocal on June 15, 2OIO
("Amendment #2") to modify the shared-use hours at the Fields, and

WHEREAS, the synthetic turf field surface at the Fields is at the end of its useful life, and

theturf field surface is scheduled to be replaced in the summer of 2OL7 ("the Project"), and

WHEREAS, it is essential that design work for the Project commence immediately in

order for the City to put the Project out to bid during the first quarter of 2OI7 to meet the
summer 20L7 construction schedule, and

WHEREAS, the District is contemplating a change to school hours, including school hours
at Skyline High School, which change in school hours would reduce the number of weekday
hours available for community use on the Fields, and

WHEREAS, the City and the District, in the spirit of the original partnership as reflected
in the lnterlocal Agreement as amended, and in support of youth athletics in Sammamish, are

committed to negotiating a new lnterlocal Agreement to address the shared-use hours, shared

financial responsibilities (both maintenance and capital replacement), scheduling
responsibilities and other operating terms of the lnterlocal Agreement in the first quarter of
2017,

t

NOW, THEREFORE, the Parties accordingly agree as follows
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L. The City shall serve as the lead on the Project and will coordinate design, bidding and

construction.

2. The current Project cost estimate ¡s 51,400,000.00. The City and the District will each be

responsible for half of the actual Project costs. Promptly upon approval by the City's
Project manager of a pay request from the Project contractor, the City shall provide the
District with a copy of the approved pay request. The District shall make payment in an

amount equal to one-half of the approved pay request amount to the City within 20

days, or otherwise in order to ensure timely payment to the Project contractor of each

approved pay request.

3. The City and the District will negotiate a new lnterlocal Agreement in the first quarter of

It is understood that there will be a reduction in community shared-use hours on the
fields as a result of the school schedule change.

4. The new lnterlocal Agreement will provide for shared maintenance costs and capital
replacement costs based on each Party's proportionate share of field use.

5. The City and the District remain committed to shared-use facilities and will seek to
identify other opportunities for shared facilities to expand community access to fields.

Accepted for City of Sammamish: Accepted for lssaquah School District:

Lyman Howard, City Manager a Kuper, CFO/COO

November ##,20t6 November ) 2016
Dote Dote

2
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Meeting Date: November 8, 2016 Date Submitted: November 1, 2016 

Originating Department: Community Development 

Clearances: 
 Attorney  Community Development ☐ Parks & Recreation 

☐ Admin Services ☐ Eastside Fire and Rescue ☐ Police 

 City Manager  Finance & IT  Public Works 

Subject: A Resolution approving the 37-lot Final Plat for Pinnacle at Inglewood Hill subdivision 

Action Required:     Approve Resolution 

Exhibits:  1.  Draft Resolution 
2. Hearing Examiner Decision
3. Matrix showing plat conditions and responses
4. Map of Final Plat
5. Vicinity Map

Budget:   N/A 

Summary Statement: The developer of the Pinnacle at Inglewood Hill subdivision (formerly known as the 
Rose Terrace preliminary subdivision) is seeking to record for Final Plat approval, which will create 37 
single family lots from two existing parcels equaling 9.7 acres zoned residential 6 units per acre (R-6).  One 
of these existing parcels contained a single-family residence. 

Background: The Pinnacle at Inglewood Hill subdivision is seeking to obtain Final Plat approval, such that 
it may be recorded. The application was reviewed and granted Preliminary Plat approval by the Hearing 
Examiner on August 29, 2013 – this decision is attached as Exhibit 2.   

This subdivision application is vested to the City of Sammamish Municipal Code in effect on September 
25, 2008 to be able to utilize provisions enacted into the City’s Low Impact Development (LID) code 
contained within Sammamish Municipal Code (SMC) 21A.85. The City has reviewed and approved the 
installation of the required infrastructure improvements (drainage facilities, streets, sidewalks, etc.) 
under site development permit SDP2014-02195. The improvements have been substantially completed 
and inspected. A performance bond is in place for the remaining site improvements. 

The property is located at 22401 NE Inglewood Hill Road, Sammamish, WA; described as King County 
Assessor’s parcels 1954420430 and 3325069022. 

City Council Agenda Bill 
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A SEPA Determination of Non-significance (DNS) was issued for the proposal on April 12, 2013 which 
provided a 21-day appeal period. There was no appeal of the DNS. 

Tree Retention: 
The Pinnacle at Inglewood Hill subdivision application is vested to the tree retention requirements in 
place as of September 25, 2008 and is subject to the rules of (old) SMC 21A.35.210 which requires that 
subdivisions retain 25% of significant trees on the subject site.  In this case, the applicant proposed 
implementation of the LID code and achieved LID technique points for retaining 50% of the existing 
forested condition, and has retained 68% of the significant trees.  The Hearing Examiner Decision 
requires that the applicant record the tree retention plan as part of Final Plat. 

Performance Bond: 
The applicant has posted a performance bond for the installation of the remaining site improvements 
(including final street improvements and final drainage improvements) on October 12, 2016 in the 
amount of $716,781.40.  

Landscaping Bond: 
The applicant has posted a street landscaping, recreation improvement, and tree retention performance 
bond on October 24, 2016 in the amount of $71,143.75.   

Critical Areas Bonding: 
The applicant has posted a wetland mitigation and restoration performance bond on August 21, 2015 in 
the amount of $22,695.34. 

Transportation Mitigation Fees: 
The applicant has paid 30% percent of the traffic mitigation impact fee in the amount of $135,100.28.  
The payments were received on October 31, 2014 and March 10, 2016.  The remaining fees will be 
collected at the time of building permit issuance for 36 of the 37 new lots on a per lot basis with credit 
given for 1 existing lot.  

Upon issuance of traffic concurrency, a deposit of ten percent (10%) of the street impact fee was made 
on October 31, 2014 in the amount of $19,823.77 

School Mitigation Fees paid to the City of Sammamish: 
The applicant has paid 50% of the applicable Lake Washington School District impact fees in the amount 
of $171,210.00 on October 3, 2016 in addition to the current administration fee.  The remaining fees 
will be collected at the time of building permit issuance for 36 of the 37 new lots on a per lot basis with 
credit given for 1 existing lot.  

Park Impact Fees: 
Park Impact fees, in addition to the current administration fee, will be will be collected at the time of 
building permit issuance for 36 of the 37 new lots on a per lot basis with credit given for 1 existing lot. 

The applicant has demonstrated to the City of Sammamish that all of the Preliminary Plat approval 
conditions have either been met, or have been bonded for and will be met in a timely manner. 
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Financial Impact: N/A 
 
Recommended Motion: Approve the Resolution for the 37-lot Pinnacle at Inglewood Hill subdivision 
authorizing the Mayor to sign for the Final Plat. 

Bill #2
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CITY OF SAMMAMISH 
WASHINGTON 

Resolution No. R2016-___ 
______________________________________________________________________________ 

A RESOLUTION OF THE CITY OF SAMMAMISH, 
WASHINGTON, GRANTING FINAL PLAT APPROVAL TO THE 
PLAT OF PINNACLE AT INGLEWOOD HILL 

WHEREAS, the City Council has received a recommendation of approval for the Final 
Plat of the Pinnacle at Inglewood subdivision; and 

WHEREAS, the City Council has reviewed said plat and finds that it conforms to all 
terms of the Preliminary Plat approval and applicable land use laws and regulations; and 

WHEREAS, the City Council desires to grant final approval to the 37-lot plat of Pinnacle 
at Inglewood;  

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

 Section 1.  Adoption of Hearing Examiner’s Findings and Conclusions. 
The City Council hereby adopts the findings and conclusions included in the City of Sammamish 
Hearing Examiner’s decision of August 29, 2013 for the Preliminary Plat of Pinnacle at 
Inglewood (PLN2006-00029). 

 Section 2.  Grant of Approval.  The City Council hereby grants final approval to the 
37-lot plat Pinnacle at Inglewood. 

PASSED BY THE CITY COUNCIL AT A REGULAR MEETING THEREOF ON 
THE __TH DAY OF _____ 2016. 

CITY OF SAMMAMISH 

________________________ 
Mayor Donald J. Gerend 
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 2  

ATTEST/AUTHENTICATED: 
 
 
 
_________________________ 
Melonie Anderson, City Clerk 
 
 
 
Approved as to form: 
 
 
 
_________________________ 
Mike Kenyon, City Attorney 
 
 
 
Filed with the City Clerk:  November 3, 2016 
Passed by the City Council:   
Resolution No.:  R2016-______ 
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H:\City Council Packets\Council Packets 2016\1108ss\Bill#2c - EXHIBIT 3 Conditional Compliance Matrix JBT EDITS Page 1 of 5

Pinnacle at Inglewood Hill  (Previously Rose Terrace)

Review No. 
Date: 10/4/2016
Permit No: FSUB2016-00060 PLN2006-00029 0072.00020.000
Reviewer:  
Checked By:

1 16 General 
Conditions

Exhibit 1.2 is the approved preliminary plat (and supporting plans).  Revisions 
to approved preliminary subdivisions are subject to the provisions of SMC 
19A.12.040

Done.

The final plat is consistent with the provisions of SMC 
19A.12.040.  A street variation has been approved by 
the city engineer and incorporated into the project 
design as an update to the preliminary plat approval 
from the hearing examiner on July 11, 2014.

2 16 General 
Conditions

For the purpose of ensuring compliance with all conditions of approval and 
standard requirments of the SMC, the Developer shall provide finanical 
guarantees in conformance with Chapter 27A SMC and PWS.10.050(K).  All 
improvements required pursuant to the PWS, SMC, or other applicable 
regulations must be installed and approved, or bonded, as specified for plats in 
Chapter 19 SMC, Land Division.

Done.
Bonds and cash deposits in amounts determined by 
the jurrisdiction are in place as required to meet all 
remaining construction obligations.

3 16 General 
Conditions

The Developer or subsequent owner(s) shall comply with the payment of street 
impact fees in accordance with Chapter 14A.15 SMC. Done. Payment for the balance of the 30% of street impact 

fees was made upon submittal of final plat.

4 16 General 
Conditions

Until such time as requisite permits and approvals are issued for development 
of Future Development Tract J, Tract J shall not be cleared. Not applicable.

At Engineering submittal, Tract J was combined with 
tracts F, B, G, H, and portions of D as a single tract 
"A".  Tract "A" is for tree retention and critical areas, 
and no tracts are reseved as "Future Development"

5 16 Prior to Final 
Construction 
Approval

Half-street frontage improvements are required along the frontage of the 
infiltration facility tract on NE Inglewood Hill Road pursuant to PWS.15.110 and 
consistent with PWS Table 1 and PWS Figure 01-02 for a minor arterial.

Done. All frontage improvements required are complete.

6 16

Prior to Final 
Construction 
Approval

The access road to the plat shall be improved as a local public road meeting all 
requirements of PWS Table 1, Figure 01-05, and City Ordinance 2005-191 with 
the following variation approved by the City Engineer:  In order to minimize 
impacts to the adjacent wetland, Public Works will allow a reduced pavement 
width of 22 feet and the elimination of planter strip and sidewalk on the west 
side of the access road.  The east side shall include a widened sidewalk of 8 
feet in width.  The right-of-way dedication width shall be 60 feet.  The plat shall 
include a minimum 150 foot emergency pull out area (8 feet in width) at the 
bottom of the access road.  During final engineering, where the acces road 
exceeds 12% grade, the engineer shall recommend for Public Works review 
and approval a paving material that would provide for greater traction control 
than hot mix asphalt.  During final engineering, the City Engineer may modify 
these requirements based upon sound enigneering judgment.

Done.

The access road improvements are complete and will 
be accepted prior to final construction approval, and a 
surity bond is in place for final lift of asphalt as 
permitted.

7 17

Prior to Final 
Construction 
Approval

All internal roads shall be improved as a local public road meeting all 
requirements of PWS Table 1, Figure 01-05, and City Ordinance 2005-191 with 
the following variation approved by the City Engineer:  In order to minimize 
impacts to the adjacent steep slope critical areas, Public Works will allow for a 
reduced pavement width of 28 feet with curb bulb-outs as shown in the 
preliminary plat plans.  Curb bulb-outs shall be subject to further review by the 
Fire Marshal and Public Works during final engineering.  Travel lanes shall be 
seperated from a 5 foot sidewalk by a 5 foot planter strip and 6 inch vertical 
curbing.  Right-of-way dedication may be reduced to 50 feet to accommodate 
the road improvements.  During final engineering, where internal plat roads 
exceed 12% grade, the engineer shall recommend for Public Works review and 
approval a paving material that would provide for greater traction control than 
hot mix asphalt.

Done.

The internal road improvements are included in the 
approved Final Engineering plans and will be 
completed and inspected prior to final construction 
approval, and a surity bond is in place for punchlist 
items and final lift.

8 17
Prior to Final 
Construction 
Approval

A railing shall be provided behind the sidewalk in areas where the proposed 
retaining wall exceeds 18-inches in height.  A guardrail may be required. Done.

A railing shall be installed where these conditions 
exist prior to Final Construction Approval, and a 
surety bond is in place for this item.

Applicant's ReplyComment # Category Hearing Examiner Conditions of ApprovalHE Decision Page 
# Staff Comments
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H:\City Council Packets\Council Packets 2016\1108ss\Bill#2c - EXHIBIT 3 Conditional Compliance Matrix JBT EDITS Page 2 of 5

Pinnacle at Inglewood Hill  (Previously Rose Terrace)

Review No. 
Date: 10/4/2016
Permit No: FSUB2016-00060 PLN2006-00029 0072.00020.000
Reviewer:  
Checked By:

Applicant's ReplyComment # Category Hearing Examiner Conditions of ApprovalHE Decision Page 
# Staff Comments

9 17 Prior to Final 
Construction 
Approval

A privacy fence shall be constructed along the west side of the access road at 
the top of the retaining wall from approximately Station 2+00 to Station 6+00 (as 
depicted on hearing Exhibit 1.2, Sheet 3.1).  The top of said fence shall be not 
less than four feet above travel surface grade.

Done.

A fence, meeting or exceeding these requirements, 
shall be installed where these conditions exist prior to 
Final Construction Approval, and a surety bond is in 
place for any work incomplete.

10 17
Prior to Final 
Construction 
Approval

The access road shall be signed for "No Parking" on both sides in areas where 
there is 22 feet of pavement width. Done. Signs in the right of way are complete and shall be 

accepted prior to final construction approval.

11 17
Prior to Final 
Construction 
Approval

The internal plat roads with 28 feet of pavement width shall be signed for "No 
Parking" on one side. Done. Signs in the right of way are complete and shall be 

accepted prior to final construction approval.

12 17 Prior to Final 
Construction 
Approval

All access roads or tracts serving 3 to 4 lots shall be improved as a private road 
consistent with PWS.15.090. Done.

All access and tract road improvements are included 
in the approved Final Engineering plans and will be 
completed and inspected prior to final construction 
approval, and a surety bond is in place for punchlist 
items and final lift.

13 17 Prior to Final 
Construction 
Approval

All access roads or tracts serving 2 lots shall be improved as a joint use 
driveway consistent with PWS.15.170 and 15 feet access easement. Done.

Tract Road B, serving lots 26 and 27, has a recorded 
easement for access on the face of the plat of 
Pinnacel At Inglewood Hill, Sheet 2, General Note 
#17, meeting the requirements of PWS.15.170 and 
satisfying this condition.

14 17 Prior to Final 
Construction 
Approval

The City's existing stormwater facility shall be modified such that infiltration 
shall be designed in accordance to the long term infiltration rates as obtained 
using the methods consistent with the 2005 Department of Ecology Stormwater 
Management Manual for Western Washington.

Acknowledged.
The City's existing storm water facility shall be 
accepted per the requirements of this section prior to 
Final Construction Approval.

15 17
Prior to Final 
Construction 
Approval

Off-site stormwater from Tax Parcel 3582500060 (Inglewood Ridge , Lot 6) shall 
be allowed to discharge under its current condition or be rerouted with plat 
stormwater improvements as approved by the City Engineer.

Done.

Off-site storm water from the indicated parcel is 
routed through plat infrastructure and discharges 
consistent with original conditions, as illustrated on 
sheet CU01 of the approved site engineering plans.  
Easements for this routing are included in the final 
plat.

16 17
Prior to Final 
Construction 
Approval

Wetland hydrology shall be maintained using King County Critical Areas 
Mitigation Guidelines Appendix A  or approved equivalent method. Done.

The approved Engineering Plans, as constructed,  
include storm water design meeting the required 
methods to maintain wetland hydrology.

17 17 Prior to Final 
Construction 
Approval

Drainage plans, Technical Information Reports, and analysis shall comply with 
the 1998 King County Surface Water Design  Manual (KCSWDM) and the City 
of Sammamish Stormwater Management Comprehensive Plan.

Done.

The approved engineering plans comply with long 
term infiltration rates consistent with the 2005 DOE 
manual and the remainder of the design is compliant 
with the 1998 KCSWDM as required.

18 18 Prior to Final 
Construction 
Approval

Prior to final construction approval, full onsite performance tests shall be 
conducted and documented by a licensed geotechnical engineer in all 
infiltration areas.  The City shall observe infiltration tests to ensure adequate 
performance prior to approval.

Acknowledged.
All required infiltration tests shall be performed as 
required under this section under the observance of 
the City prior to construction approval.

19 18

Prior to Final 
Construction 
Approval

Pursuant to SMC 21A.35.055, "Ten feet of Type 1 landscaping consisting of 
100 percent evergreen trees and shrubs shall be required for that portion of the 
perimeter of detention facilities where detention facilities directly abut the public 
right-of-way, public access or can be seen from a public or private street or 
does not abut designated open space or environmentally sensitive areas."  
Final Engineering plans shall include landscaping consistent with SMC 
21A.35.055 for any new or modified stormwater facility, street right of way 
landscaping, and open space landscaping.

Done.

All landscaping required under this section, 
consistent with SMC 21A.35.055, will be addressed 
with a cash deposit in an amount determined by the 
jurisdiction is in place.

20 18

Prior to Final 
Construction 
Approval

Low impact development techniques shall be implemented to achieve the 
desired density incentive consistent with Chapter 21A.85 SMC. Done.

The 39 points used for increased density and 
attached units are earned through LID techniques.  
These include 20 points for retained forest cover, 8 
for using an existing storm water facility, 5 for meeting 
with the City for a consultation on 4/23/09, and 6 will 
be earned through replanting of 93 trees on cleared 
lots through the construction of the neighborhood.

21 18 Prior to Final 
Construction 
Approval

Illumination shall be provided on NE Inglewood Hill Road consistent with the 
City's standards for average foot candles and uniformity for an arterial road.  
Luminaires shall be full cut off.  Pole type and style shall be approved by Public 
Works.

Done.
These improvements are complete as included in the 
approved Final Engineering plans and will be 
accepted prior to final construction approval.
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Pinnacle at Inglewood Hill  (Previously Rose Terrace)

Review No. 
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Applicant's ReplyComment # Category Hearing Examiner Conditions of ApprovalHE Decision Page 
# Staff Comments

22 18 Prior to Final 
Construction 
Approval

Illumination shall be provided on the internal plat roads consistent with the 
City's standards for average foot candles and uniformity for a local road as 
required by the City Engineer.  Luminaires shall be full cut off.  Pole type and 
style shall be approved by Public Works.

Done.
These improvements are complete as included in the 
approved Final Engineering plans and will be 
accepted prior to final construction approval.

23 18
Prior to Final 
Construction 
Approval

The Developer shall pay 20% of all street impact fees on the subject site 
consistent with the provisions of Chapter 14A.15 SMC at the time of site 
development permit application.

Done.
Payment for the balance of the 20% of street impact 
fees was made upon submittal of the site 
development permit plans.

24 18 Prior to Final 
Construction 
Approval

At the time of construction and clearing, three large,  greater than 20 inch dbh 
at least 20 foot long trees shall be removed from the cleared areas and 
relocated to the wetland buffer in Tract E.  They shall be erected as standing 
snag trees as forage habitat for Pileated woodpeckers.  A pileated woodpecker 
habitat sign shall be placed at the perimeter of Tract E along the right-of-way 
frontage.

Done.
Snags meeting these requirements have been 
installed in the wetland buffer of Tract C, which is the 
area identified as tract E on the preliminary plat.

25 18
Prior to Final 
Construction 
Approval

A wetland mitigation plan and report shall be submitted and approved for the 
area impacted by the access road. Done.

The wetland mitigation plans are included in the 
approved engineering plans set on sheets 1 and 2 of 
the Final Mitigation Plan.

26 18
Prior to Final 
Construction 
Approval

The storm drain system shall be jetted, cleaned, and vactored and the system 
shall be televisioned for inspection. Acknowledged.

These items will be completed prior to final 
construction approval, and a surity bond is in place 
for any work incomplete prior to final plat.

27 18 Prior to/or 
concurrent 
with Final Plat

Frontage improvements along NE Inglewood Hill Road shall be fully 
constructed with final lift asphalt, curb/gutter, planter strip, sidewalk, lighting, 
signage, and channelization.  A licensed engineer shall certify that the plat 
access road meets sight distance requirements or has provided adequate 
mitigation approved by Public Works.

Done.
These improvements are complete as included in the 
approved Final Engineering plans and will be 
accepted prior to final construction approval.

28 19 Prior to/or 
concurrent 
with Final Plat

At a minimum, all stormwater facilities shall be constructed, online, and 
operational.  This includes construction of road ATB, curb, gutter, stormwater 
conveyance system, water quality treatment systems, and infiltration pond.  
Final lift of asphalt on the site accesss and internal plat roads may be bonded 
or as required by the City Enigneer.

Done.

These improvements are complete as included in the 
approved Final Engineering plans and will be 
accepted prior to final construction approval.  A Bond 
is in place for the final lift of Asphalt.

29 19

Prior to/or 
concurrent 
with Final Plat

All new signs required in the public right-of-way must be installed by the City of 
Sammamish Public Works Department or at the direction of the City of 
Sammamish Traffic Engineer.  Procurement and installation shall be paid for by 
the Developer.  Contractor shall contact the Public Works Inspector to initiate 
signage installation a minimum of 6 WEEKS PRIOR TO FINAL PLAT.  
Temporary street signs may be required for internal plat roads for emergency 
vehicle access.  No parking signs shall be installed prior to final plat.  No 
parking signs shall be required on all proposed street and private roads with 
clear widths of 20 feet or less. 

Done. All new signs required in the right of way have been 
installed.

30 19 Prior to/or 
concurrent 
with Final Plat

A licensed surveyor shall survey and stake all storm drain facilities and 
conveyance lines with associated easements and dedications not located within 
the public right-of-way.  Public Works Inspector shall inspect and approve 
locations prior to final plat and easement recording.

Done.

Storm drain facilities and conveyance lines have been 
staked along with associated easements and 
dedications not located within the public right-of-way 
for review by the City of Sammamish.

31 19 Prior to/or 
concurrent 
with Final Plat

Full onsite performance tests shall be conducted and documented by a licensed 
geotechnical engineer in all infiltration areas.  The City shall monitor infiltration 
tests to ensure adequate performance.

Acknowledged.

Any required testing shall be completed with 
documentation under the monitoring of the city prior 
to final plat approval.  No infiltrating designs are 
applicable to this project at this time.

32 19
Prior to/or 
concurrent 
with Final Plat

All sensitive areas signs shall be installed. Done. All sensitive areas signs required have been installed.

33 19
Prior to/or 
concurrent 
with Final Plat

A Public Works performance bond shall be posted consistent with the 1998 
King County Surface Water Design Manual. Done.

Bonds and cash deposits in amounts determined by 
the jurisdiction are in place as required to meet all 
remaining construction obligations.

34 19
Prior to/or 
concurrent 
with Final Plat

The site shall be stabilized with best management practices for temprorary 
sediment and erosion control. Done.

Site stabilization is complete and BMP's for temporary 
erosion and sediment control are in place and 
functional.

35 19 Prior to/or 
concurrent 
with Final Plat

The Developer shall pay 30% of all traffic impact fees or has the option to pay 
100% of the impact fees on the subject site consistent with the provisions of 
Chapter 14A.15 SMC at the time site development permit application.

Done. Payment for the balance of the 30% of street impact 
fees was made upon submittal of final plat.
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36 19 Conditions to 
appear on the 
face of the 
final plat

The Developer shall include a note regarding the payment of all traffic impact 
fees on the subject site if the Developer paid the fees consistent with the 
provisions of the City of Sammamish Ordinance No 2006-208.  The Developer 
shall indicate on the face of the plat any additional fees owed by the lots in the 
plat and shall indicate that Lots 2-37 are subject to any remaining street impact 
fees.

Done.
This obligation is included on the face of the plat of 
Pinnacle At Inglewood Hill, Sheet 2, General Notes, 
item #5.

37 19

Conditions to 
appear on the 
face of the 
final plat

Any Surface Water Management Facilities required for this subdivision shall be 
contained within a separate tract of land and shall be dedicated to the City of 
Sammamish for maintenance and operation.  Language to this effect shall be 
shown on the face of the final plat;

Done. No onsite surface water management facilities were 
constructed within this plat.

38 19

Conditions to 
appear on the 
face of the 
final plat

"Maintenance of landscape strips along NE Inglewood Hill Road and the 
internal plat roads shall be the responsibility of the Homeowners Association.  
Under no circumstances shall the City bear any maintenance responsibilities for 
landscaping strips created by the plat."

Done.
This obligation is included on the face of the plat of 
Pinnacle at Inglewood Hill, Sheet 2, General Notes, 
item #9.

39 20

Conditions to 
appear on the 
face of the 
final plat

"Maintenance of the privacy fence along the west edge of 224th Avenue NE 
shall be the responsibility of the Homeowners Association.  Under no 
circumstances shall the City bear any maintenance responsbilities for the 
privacy fence."

Done.
This obligation is included on the face of the plat of 
Pinnacle at Inglewood Hill, Sheet 2, General Notes, 
item #12.

40 20

Conditions to 
appear on the 
face of the 
final plat

"Maintenance of landscaping strips along the stormwater pond perimeter other 
than the interior pond embankments shall be the responsibility of the 
Homeowners Association."

Done.
This obligation is included on the face of the plat of 
Pinnacle at Inglewood Hill, Sheet 2, General Notes, 
item #16.

41 20

Conditions to 
appear on the 
face of the 
final plat

Covenant and easement language pertaining to individual lot and tracts with 
flow control BMPs shall be shown on the face of the final plat.  Public Works 
shall approve the specific language prior to final plat.

Done.

This language is included on the face of the plat of 
Pinnacle at Inglewood Hill on sheet 2, Water and 
Sewer Provisions, and Public Drainage Easement 
Provisions.

42 20

Conditions to 
appear on the 
face of the 
final plat

"Maintenance of illumination along all local and private roads shall be the 
responsibility of the Homeowners Association or jointly shared by the owners of 
the development."

Done.
This obligation is included on the face of the plat of 
Pinnacle at Inglewood Hill, Sheet 2, General Notes, 
item #11.

43 20

Conditions to 
appear on the 
face of the 
final plat

"Metal products such as galvanized steel, copper, or zinc shall not be used in 
all building roofs, flashing, gutters, or downspouts unless they are treated to 
prevent metal leaching and sealed such that contact with storm water is 
prevented."

Done.
This obligation is included on the face of the plat of 
Pinnacle at Inglewood Hill, Sheet 2, General Notes, 
item #1.

44 20 Conditions to 
appear on the 
face of the 
final plat

If plat construction approves the installation of infiltration or dispersion 
trenches, the following note shall be required:  "For lot(s) _______, which 
contain or are adjacent to infiltration or dispersion trenches, these lots shall be 
graded such that top of trench is below bottom of foundation."

Done.

No dispersion or infiltration facilities were designed 
on lots in this plat.  Note that the trench adjacent to lot 
#5 is a collection structure, not an infiltration or 
dispersion trench.  The obligation for future work to 
meet this obligation is recorded on the face of the plat 
of Pinnacle at Inglewood Hill, Sheet 2, item #2.

45 20

Conditions to 
appear on the 
face of the 
final plat

Unless otherwise directed by Public Works, the following note shall be shown 
on the final recorded plat:  "All building downspouts, footing drains, and drains 
from all impervious surfaces such as patios and driveways shall be connected 
to the permanent storm drain system as shown on the approved plat Site 
Development permit on file with the City of Sammamish.  The connection to the 
storm system shall be through a perforated tightline per the 1998 King County 
Surface Water Design Manual.  The approved Site Development permit shall 
be submitted with the application for any building permit.  All connections of the 
drains shall be constructed and approved prior to final building inspection 
approval."

Done.
This obligation is included on the face of the plat of 
Pinnacle at Inglewood Hill, Sheet 2, General Notes, 
item #2.

46 20

Conditions to 
appear on the 
face of the 
final plat

"Pursuant to Chapter 13.15 SMC, a surface water system development charge 
shall be paid at the time of building permit issuance, for each new residential 
dwelling unit on Lots 2-37."

Done.
This obligation is included on the face of the plat of 
Pinnacle at Inglewood Hill, Sheet 2, General Notes, 
item #8.

47 20

Conditions to 
appear on the 
face of the 
final plat

"Lots 2-37 are subject to the park impact fees in effect at the time of building 
permit issuance." Done.

This obligation is included on the face of the plat of 
Pinnacle at Inglewood Hill, Sheet 2, General Notes, 
item #7.

48 20

Conditions to 
appear on the 
face of the 
final plat

"Pursuant to Chapter 21A.105 SMC, fifty percent of the school impact fees 
were paid at final plat.  Fifty percent of the school impact fees, plus an 
administrative fee shall be paid prior to building permit issuance on Lots 2-37."

Done.
This obligation is included on the face of the plat of 
Pinnacle at Inglewood Hill, Sheet 2, General Notes, 
item #10, and 50% of the fees due have been paid.
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49 20 Conditions to 
appear on the 
face of the 
final plat

"Removal of tagged retention trees is probibited unless the tree is removed to 
prevent imminent danger or hazard to persons or property.  (Contact the City of 
Sammamish to determine applicable permit requirements.)  Trees removed 
subject to this provision shall be replacted in compliance with SMC 
21A.35.240."  The Developer shall record a copy of the tree retention plan as a 
part of the final plat.

Done.

This obligation is included on the face of the plat of 
Pinnacle at Inglewood Hill, Sheet 2, General Notes, 
item #6.  Tree retention in tracts A and C is identified 
on Sheet 2, General Notes, item # 16 and retained 
trees are depicted and identified on sheets 8 and 9.

50 21

Conditions to 
appear on the 
face of the 
final plat

"Lots 16 - 31 are zero-lot-line attached dwelling unit lots. No setback is required 
for structures with a common lot line:  Lots 16-17, 18-19, 20-21, 22-23, 24-25, 
26-27, 28-29, and 30-31." Done.

This obligation is included on the face of the plat of 
Pinnacle at Inglewood Hill, Sheet 2, General Notes, 
item #13.

51 21

Conditions to 
appear on the 
face of the 
final plat

The plat shall have a note indicating dedication of streets not shown as private 
as public rights-of-way for purposes consistent with public highways. Done.

This obligation is included on the face of the plat of 
Pinnacle at Inglewood Hill, Sheet 1, Dedication.

52 21

Conditions to 
appear on the 
face of the 
final plat

The plat shall include language regarding LID techniques proposed and any 
associated retention and maintenance needed.  If tree reforestation proves to 
be infeasible during the site development review process, other LID techniques 
shall be substituted. Done.

This obligation is included on the face of the plat of 
Pinnacle at Inglewood Hill, Sheet 2, General Notes, 
item #6 and #31.

53 21 Conditions to 
appear on the 
face of the 
final plat

"Tract J is a Future Development tract.  It may be developed at some time in 
the future consistent with regulations in effect at the time an application to 
develop it is filed with the City.  Until such time as requisite permits/approvals 
are granted for its development, it shall not be cleared." Not applicable.

At Engineering submittal, Tract J was combined with 
tracts F, B, G, H, and portions of D as a single tract 
"A".  Tract "A" is for tree retention and critical areas, 
and no tracts are reseved as "Future Development". 
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Meeting Date: November 8, 2016 Date Submitted: November 2, 2016 

Originating Department: Community Development 

Clearances: 
 Attorney  Community Development ☐ Public Safety 

☐ Admin Services ☐ Finance & IT ☐ Public Works 

 City Manager ☐ Parks & Recreation 

Subject:   Comprehensive Plan Housing Element –  Compliance with GMHB Order 

Action Required:    No action required for this meeting     

Exhibits:  1. Draft Ordinance
2. Housing Element Strike Through
3. Compliance Memo

Budget:   N/A 

Summary Statement:  
The City Council will discuss proposed changes to the Housing Element of the City’s Comprehensive Plan 
that are required in order to comply with the Growth Management Hearing Board’s Final Decision and 
Order in Case 15-3-0017.  

Background: 
In compliance with the Growth Management Act (“GMA”) periodic update cycle (pursuant to RCW 
36.70A.130), the City adopted Ordinance O2015-396 on October 13, 2015, updating the 
Comprehensive Plan.  On December 15, 2015, the Ordinance, as related to the Comprehensive Plan 
Housing Element, was challenged by a property owner.  Following a hearing on the merits, the Growth 
Management Hearings Board (“GHMB”) issued a Final Decision and Order (“Order”) on June 13, 2016, 
that concluded the following: 

• Sammamish Ordinance O2015-396 fails to make adequate provisions for existing and projected 
needs for all economic segments of the community, contrary to RCW 36.70A.070(2) and RCW 
36.70A.020(4); and

• The challenged Housing Element is inconsistent with the Countywide Planning Policies for King
County (KCCPPs) because Ordinance O2015‐396 failed to address the City’s “share” of
countywide housing needs, contrary to RCW 36.70A.100 and RCW 36.70A.210(1)

The GMHB remanded Ordinance O2015-396 to the City of Sammamish to take further actions to comply 
with the GMA.  The City must comply with and respond to the Order by December 9, 2016.   

City Council Agenda Bill 
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To comply with the Order, the City contracted with 3 Square Blocks (the primary consultant for the 2015 
Comprehensive Plan update) to develop revisions to the Housing Element that would bring the City into 
compliance with the Order. The consultant team, working with A Regional Coalition for Housing (ARCH), 
delivered the following summarized recommendations on August 23, 2016: 
 

1. Expand on the existing housing affordability standards discussion in the Housing Element to 
include a summary of the 2012 King County Countywide Planning Policies’ (KCCPP) guidance 
regarding the role of cities in helping to meet the countywide need for affordable housing and 
an estimate of countywide affordable housing need proportionate to City of Sammamish growth 
targets.  

2. Amend goals and policies to clarify and strengthen the City’s commitment to meeting its 
responsibilities in helping to meet countywide affordable housing needs. 
 

The consultant team’s memo (Exhibit 2) provides analysis supporting these proposed changes to the 
Housing Element.  The memo further outlines specific revisions to goal and policy language in the 
remanded Housing Element to bring this Element into compliance with the GMA and KCCPPs in 
accordance with the Order.  In the majority of instances, the revised language is based on text from an 
earlier draft Housing Element recommended by the Planning Commission to the City Council during the 
2015 Update process.  Generally, the changes proposed for compliance with the Order focus on 
measures to ensure that the county-wide need is addressed, support regional coordination, and provide 
for monitoring.   
 
Financial Impact: 
There is no financial impact directly associated with adoption of this Ordinance. 
 
Recommended Motion: 
There is no recommended motion for this item at this meeting. A Public Hearing and first reading of the 
adopting Ordinance is scheduled for November 15, 2016.  
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CITY OF SAMMAMISH 
WASHINGTON 

ORDINANCE NO.  O2016-_____ 
_____________________________________________________________________________ 
 

AN ORDINANCE OF THE CITY OF SAMMAMISH, 
WASHINGTON, AMENDING THE HOUSING ELEMENT OF 
THE CITY OF SAMMAMISH COMPREHENSIVE PLAN. 

 
WHEREAS, the City of Sammamish plans under Chapter 36.70A RCW, the Growth 

Management Act (“GMA”), which requires cities to adopt a comprehensive plan that is consistent 
with the GMA and with county and regional planning policies; 

 
WHEREAS, the City Council initially adopted the City’s Comprehensive Plan in 2003 by 

Ordinance O2003-130, and has adopted various subsequent revisions; and 
 
WHEREAS, RCW 36.70A.130 requires each city and county planning under the GMA to 

periodically review and, if needed, revise its comprehensive plan and development regulations to 
ensure ongoing compliance with the GMA; and  

 
WHEREAS, the City Council updated the Sammamish Comprehensive Plan in accordance 

with RCW 36.70A.130 on October 26, 2015 (“2015 Comprehensive Plan”) by adopting Ordinance 
O2015-396; and 

 
WHEREAS, Ordinance O2015-396 was appealed to the Growth Management Hearings 

Board (the “GMHB”) on December 15, 2015, under the provisions of the GMA (the “Appeal”); 
and 

 
WHEREAS, after a hearing on the merits of the Appeal, the GMHB issued a Final Decision 

and Order (“Order”) concluding that the Housing Element of the 2015 Comprehensive Plan does 
not “make adequate provisions for existing and projected needs for all economic segments of the 
community,” contrary to RCW 36.70A.070(2) and RCW 36.70A.020(4); and 

 
WHEREAS, the GMHB also concluded that the Housing Element is inconsistent with the 

King County Countywide Planning Policies (CPPs) because it does not “address the City’s ‘share’ 
of countywide housing needs,” contrary to RCW 36.70A.100 and RCW 36.70A.210(1); and 

 
WHEREAS, the GMHB remanded Ordinance O2015-396 to the City and gave the City a 

deadline of December 9, 2016 to bring the Housing Element in compliance with the cited 
provisions of the GMA; and 

 
WHEREAS, RCW 36.70A.130(b) permits the City to revise its comprehensive plan 

outside of the annual docket cycle when necessary to comply with an order of the GMHB; and    
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WHEREAS, City staff has coordinated with planning and housing consultants to prepare 
amendments to the Housing Element to address the compliance issues found in the GMHB’s Order 
(the “Housing Element Amendments”); and 

 
WHEREAS, on September 27, 2016, the City submitted the Housing Element 

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

 
WHEREAS, an environmental review of the 2015 Comprehensive Plan was conducted in 

accordance with the requirements of the State Environmental Policy Act (SEPA), and the SEPA 
checklist for the 2015 Comprehensive Plan included Attachment B.3, Housing Issue Paper, which 
analyzed the potential environmental impacts associated with policy language in the Housing 
Element; and 

 
WHEREAS, on January 22, 2015, a SEPA threshold determination of non-significance 

was issued for the 2015 Comprehensive Plan (the “2015 DNS”), and no appeals of the 2015 DNS 
were filed; and 

 
WHEREAS, the City has performed a review of the 2015 DNS and determined that the 

Housing Element Amendments fall within the analysis provided therein; and  
 

WHEREAS, on October 21, 2016, the City adopted the 2015 DNS for the Housing Element 
Amendments in accordance with WAC 197-11-600(2), and published a legal advertisement in the 
Seattle Times notifying the public of the opportunity to provide comment on such action; and 

 
WHEREAS, on October 20, 2016, the Planning Commission conducted a work session to 

discuss the proposed Housing Element Amendments; and 
 
WHEREAS, on October 27, 2016, the Planning Commission held a public hearing on the 

proposed Housing Element Amendments, considered public comment, and made a 
recommendation of approval to the City Council; and  

 
WHEREAS, on November 15, 2016, the City Council held a public hearing on the 

proposed Housing Element Amendments in order to provide further opportunity for public 
comment and participation; and 

 
WHEREAS, the City Council has considered the relevant provisions of the GMA and 

determined that the proposed Housing Element Amendments comply with said provisions and 
satisfy the GMHB Order; 
 

 
 NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF SAMMAMISH, 
WASHINGTON, DO ORDAIN AS FOLLOWS: 
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Section 1.  Sammamish Comprehensive Plan Housing Element, Amended. The 
Housing Element of the Sammamish Comprehensive Plan is hereby amended as shown in 
Attachment A, which is attached hereto and incorporated by this reference.  
 

Section 2.  Severability.  Should any section, paragraph, sentence, clause or phrase of this 
Ordinance, or its application to any person or circumstance, be declared unconstitutional or 
otherwise invalid for any reason, or should any portion of this Ordinance be pre-empted by state 
or federal law or regulation, such decision or pre-emption shall not affect the validity of the 
remaining portions of this Ordinance or its application to other persons or circumstances. 

 
Section 3.  Effective Date.  This Ordinance shall be published in the official newspaper of 

the City, and shall take effect and be in full force five (5) days after the date of publication.   
 
ADOPTED BY THE CITY COUNCIL AT A REGULAR MEETING THEREOF ON 

THE ___ DAY OF DECEMBER, 2016. 
 

 
CITY OF SAMMAMISH 
 
 
______________________________ 
Mayor Donald J. Gerend 

ATTEST/AUTHENTICATED: 
 
 
  
Melonie Anderson, City Clerk 
 
 
Approved as to form: 
 
 
      
Michael R. Kenyon, City Attorney 
 
Filed with the City Clerk:  November 2, 2016 
First Reading:     
Passed by the City Council:   
Date of Publication:    
Effective Date:  
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home in the pines —

my neighbor waves
across the fence

Painting by Anna Macrae 
Haiku by Michael Dylan Welch

HOUSING
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Housing Goals

Goal H.1 Neighborhood Vitality and Character 
Promote safe, attractive, and vibrant residential and mixed-use neighborhoods. 
Encourage housing design that is sensitive to quality, design, and intensity within 
neighborhoods and with surrounding land uses. Land use policies and regulations 
should emphasize compatibility with existing neighborhood character. In areas 
where the existing character is in transition, new development should be designed 
to incorporate the qualities of well-designed neighborhoods.

Goal H.2 Housing Supply and Variety 
Ensure that Sammamish has a sufficient quantity and variety of housing to meet 
projected needs, preferences, and growth of the community.

Goal H.3 Housing Affordability 
Provide for a range of housing opportunities to address the needs and preferences 
of all economic segments of the community.

Goal H.4 Housing for People with Special Needs 
Support a variety of housing opportunities to serve those with special needs.

Goal H.5 Regional Collaboration 
Actively participate and coordinate with other agencies in efforts to meet regional 
housing needs.

Goal H.6 Monitoring 
Implement Housing Element goals in a manner that is effective, efficient and 
transparent.
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home in the pines —

my neighbor waves
across the fence

Introduction

The Housing Element addresses the preservation, improvement, and 
development of housing, identifies land to accommodate different 
housing types, and makes provisions for the existing and projected 
housing needs of all economic segments of the community. 
Sammamish’s housing element ensures that there will be enough 
housing to accommodate expected growth in the city, and the 
variety of housing necessary to accommodate a range of income 
levels, ages and special needs. At the same time, the element seeks 
to preserve existing neighborhood character by including policies 
that will keep new development compatible.

The Housing Element is supported by a housing needs analysis, 
which quantifies existing and projected housing needs and identifies 
the number of housing units necessary to accommodate projected 
growth. This analysis prompts the City to consider what current 
and future residents will need, and this in turn informs policies that 
shape the zoning and development standards in place today and 
planned for the future. This is an element in which multiple interests 
need to be balanced, including community character, demographic 
characteristics, affordability, and others. This analysis is contained 
in the Housing Element Background Information. Specifically, the 

Multifamily housing

Lancaster Ridge
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Townhomes

Single family homes

Housing Element Background Information contains the East King 
County Housing Needs Analysis, beginning on page H.3, prepared 
by ARCH (A Regional Coalition for Housing), in collaboration 
with the participating cities. The Housing Needs Analysis, dated 
January 27, 2015, includes a review of demographics, household 
characteristics, housing supply and summary findings for both the 
East King County area and the City of Sammamish. The Housing 
Element Background Information also includes the February 2, 2006 
Planning Commission Recommended Draft City of Sammamish 
Housing Strategy Plan, which identifies recommended actions to 
implement the Housing Element of the 2003 Comprehensive Plan.

To accomplish aims of this Element, the City will develop a 
shorter range Strategy Plan that lists potential strategies to 
implement various goals and policies and their relative priority for 
consideration. In addition, the results of activities undertaken through 
the Strategy Plan will facilitate performance monitoring, evaluation, 
and future planning updates.

Goals and policies that support housing sustainability and healthy 
communities address energy efficiency.

Goals and Policies

Goal H.1 Neighborhood Vitality and Character
Promote safe, attractive, and vibrant residential and 
mixed-use neighborhoods. Encourage housing design 
that is sensitive to quality, design, and intensity within 
neighborhoods and with surrounding land uses. 
Land use policies and regulations should emphasize 
compatibility with existing neighborhood character. 
In areas where the existing character is in transition, 
new development should be designed to incorporate 
the qualities of well-designed neighborhoods.

Policy H.1.1 Ensure new development and redevelopment is 
sensitive to the context of existing and planned 
neighborhood character.
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Policy H.1.2 Support investment in existing neighborhoods and 
housing in order to preserve the character and 
condition of neighborhoods and housing.

Policy H.1.3 Support the preservation of the city’s historically 
significant housing.

Policy H.1.4 Provide notification and foster public awareness 
and participation in decisions affecting 
neighborhoods.

Goal H.2 Housing Supply and Variety
Ensure that Sammamish has a sufficient quantity 
and variety of housing to meet projected needs, 
preferences, and growth of the community.

Policy H.2.1 Explore feasible options Maintain an adequate 
supply of appropriately zoned land to 
accommodate the city’s housing growth targets.

Policy H.2.2 Support a variety of residential densities and 
housing types to meet the needs and preferences of 
all Sammamish residents.

Policy H.2.3 Consider the impacts on citywide housing capacity 
and diversity when making land use policy 
decisions or code amendments.

Policy H.2.4 Support residential and mixed use development in 
Town Center and other commercial areas where 
combining such uses would promote the vitality and 
economic viability of the area.

Policy H.2.5 Support Permit and promote smaller housing types 
(e.g. cottages, duplexes, efficiency studios, and 
townhouses) where appropriate, with sensitivity 
to the quality, design, intensity and character of 
surrounding land uses.

Policy H.2.6 Support Promote the development of accessory 
dwelling units (ADUs) in a context-sensitive manner, 
with specific attention to tree preservation.

Policy H.2.7 Permit manufactured homes in residential zones in 
accordance with the provisions of state and federal 
law.

Multifamily housing

Neighborhood within easy 
walking distance of Eastlake 
High School, local transit 
and Sammamish Highlands
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Fair Housing 

Location-efficient Housing 

Policy H.2.8 Adopt regulations and procedures consistent with 
the goal of minimizing unnecessary costs and time 
delays. This objective should be balanced with 
maintaining opportunities for public involvement 
and review, public safety, protection of the 
environment and other explicitly stated city policies 
consistent with other Comprehensive Plan direction. 
Avoid creating regulations and procedures that 
discourage the housing industry’s ability to respond 
to market needs or unnecessarily increase the costs 
of developing housing.

Policy H.2.9 Permit context-sensitive residential clustering, 
where appropriate, as a means of protecting 
environmentally sensitive areas and providing more 
open space.

Policy H.2.10 Promote minimum densities in commercial 
zones that allow housing to achieve mixed-use 
development.

Policy H.2.11 Ensure fair and legal housing practices throughout 
the city.

Policy H.2.12 Promote location-efficient and energy-efficient 
housing choices through incentives and other 
means.

New housing 
development under 
construction
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Goal H.3 Housing Affordability
Provide for a range of housing opportunities to 
address the needs and preferences of all economic 
segments of the community.

Policy H.3.1 Develop and implement plans and strategies that 
promote a proportionate amount of the countywide 
need for housing affordable to households with 
moderate, low and very low incomes, including 
those with special needs.

Policy H.3.2 Encourage modifications to Promote the 
preservation of existing housing in order to preserve 
or increase affordable housing opportunities which 
may provide for affordable forms of rental and 
ownership housing.

Policy H.3.3 Consider requiring or incentivizing affordable 
housing when evaluating rezones and other land 
use regulation modifications, especially when 
resulting in increases in development capacity.

Policy H.3.4 Offer regulatory incentives such as priority 
processing of permits, fee waivers or reductions, 
and/or property tax relief for builders who provide 
very low-, low- or moderate-income housing 
or buildings/developers providing housing for 
demographics needs, such as seniors, singles and 
two person households.

Policy H.3.5 Consider offering financial aid and/or technical 
assistance to organizations that provide affordable 
housing for very low-, low- and moderate-income 
households.

Policy H.3.6 Support efforts to provide on a region-wide 
basis social services and housing affordable to 
households at less than 30% of area median 
income (very low-income), including collaboration 
with other jurisdictions and funders. Encourage 
and support non-profit agencies, public-private 
partnerships, and housing authorities to preserve or 
build new, sustainable housing affordable to very 
low-, low- and moderate-income households.

Given the unique challenges of providing housing 
affordable to households at less than 30% AMI 
(very low-income), local efforts will require 
collaboration with other jurisdictions and funders.

Multifamily housing

Multifamily housing

Low-density development

Single family homes
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Growth Management Act Context

Housing Affordability

Source: East King County Housing Analysis, January 27, 2015

Mixed-Use
Capacity

25%0% 50% 75%

Housing Capacity as a Percent of Housing Target

100% 125% 150% 175% 200%

Multi-family
Capacity

Total Capacity
144% of City’s Target

Single-family
Capacity

Exhibit 2



Sammamish Comprehensive Plan
Housing Element DRAFT Update

October 2016

79

Measuring Countywide Affordable Housing Need

King County
Source: U.S. Housing and

Urban Development, 2016

$90,300: Median Household Income

$72,250: Moderate Income (80% of Median)

$45,150: Low Income (50% of Median)

$27,090: Very Low Income (30% of Median)

City of Sammamish Proportionate Share of County-wide Affordable Housing Resulting from New Growth
(2035 growth target = 4,640 units)

 

Very Low Income
557 housing units (12%)

Low Income
557 housing units (12%)

Moderate Income
742 housing units (16%)
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Policy H.3.7 Support affordable rental and ownership housing 
that is context-sensitive throughout the city especially 
in areas with good access to transit, employment, 
education and shopping.

Policy H.3.8 Ensure that affordable housing achieved through 
public incentives or assistance remains affordable 
for the longest possible term.

Policy H.3.9 Maintain a record of publicly owned land, and if 
land is determined to be surplus for public purposes 
and is suitable for housing, consider its use for to 
affordable housing along with other alternative 
public benefit uses with a preference for housing for 
low-income and very-low income households.

Goal H.4 Housing for People with Special Needs
Support a variety of housing opportunities to serve 
those with special needs.

Policy H.4.1 Support ways for older adults and people with 
disabilities to remain in the community as their 
housing needs change by encouraging universal 
design or retrofitting homes for lifetime use.

Policy H.4.2 Support a range of housing types for seniors; 
e.g., adult family homes, skilled nursing facilities, 
assisted living and independent living communities. 

Policy H.4.3 Ensure development regulations allow for and 
have suitable provisions to accommodate housing 
opportunities for special needs populations in 
Sammamish.

Policy H.4.4 Encourage the geographic distribution of special 
needs housing throughout the city, understanding 
that some clustering of such housing may be 
appropriate if proximity to public transportation, 
employment opportunities, medical facilities or other 
services is necessary.

Policy H.4.5 Support public and private housing and services for 
people who are homeless.

Universal design 

Special needs 
housing 

Exhibit 2



Sammamish Comprehensive Plan
Housing Element DRAFT Update

October 2016

81

Goal H.5 Regional Collaboration
Actively participate and coordinate with other 
agencies in efforts to meet regional housing needs.

Policy H.5.1 Support the development of region-wide plans for 
housing affordable to households with moderate, 
low and very low incomes, including those with 
special needs.

Policy H.5.2 Support a coordinated regional approach to 
homelessness by supporting public and private 
housing and services for people who are homeless 
and work with other jurisdictions and health and 
social service organizations, including faith-based 
and other non-profit organizations, to develop a 
coordinated, regional approach to homelessness.

Policy H.5.3 Maintain membership in inter-jurisdictional agencies 
to promote affordable housing on the Eastside.

Policy H.5.4 Support and encourage housing legislation at the 
county, state, and federal levels that promotes the 
City’s and region’s housing goals and policies, 
including support for affordable and sustainable 
housing for all residents in the City and region. Single family homes 

near Allen Lake
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Goal H.6 Monitoring
Implement Housing Element goals in a manner that is 
effective, efficient and transparent.

Policy H.6.1 Adopt a Housing Strategy Plan to outline 
benchmarks, steps and milestones toward 
implementation of this Housing Element.

Policy H.6.2 Support regional housing strategies.

Policy H.6.3 Monitor regional the city’s housing supply, and 
type with an eye toward and affordability and 
availability for all income levels, age categories, 
seniors and special needs populations including 
measurable progress toward meeting a significant 
share of the countywide need for affordable 
housing for very low-, low-, and moderate-income 
households.

Policy H.6.4 Evaluate and report on how the goals and policies 
of this Housing Element are being achieved.

Policy H.6.5 As needed, On a regular basis, based on results 
of monitoring local data and effectiveness of local 
regulations and programs, reassess and adjust 
policies and strategies to meet local housing needs.

For more information, see 
the recommended 2006 

Housing Strategy Plan, 
Exhibit A in Volume.II.H, 

beginning on page H.77.
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Memorandum 

Date: August 23, 2016 

To:  Jeff Thomas, Planning Director 

From:  Deborah Munkberg, 3 Square Blocks 

Cc: Arthur Sullivan, ARCH  
 Joe Tovar, Tovar Planning 

Re:  Sammamish Comprehensive Plan Housing Element Review 
 

I. INTRODUCTION 

Following a challenge relating to the Sammamish Comprehensive Plan Housing Element, the Growth 
Management Hearings Board issued a Final Decision and Order1 with the following conclusions: 

 Sammamish Ordinance O2015-396 fails to make adequate provisions for existing and projected 
needs for all economic segments of the community, contrary to RW 36.70A.070(2) and RCW 
36.70A.020(4). 

 The challenged Housing Element is inconsistent with the Countywide Planning Policies for King 
County [KCCPPs] because Ordinance O2015-396 failed to address the City’s “share” of 
countywide housing needs, contrary to RCW 36.70A.100 and RCW 36.70A.210(1). 

Based on discussions with City staff and the consultant team, this memo describes potential additions 
and revisions to the Sammamish Comprehensive Plan to address these findings and specifically 
recommends the following:  

1. Expand on the existing housing affordability standards discussion in the Housing Element to 
include a summary of the 2012 King County Countywide Planning Policies (CPP) guidance 
regarding the role of cities in helping to meet the countywide need for affordable housing and 
an estimate of countywide affordable housing need proportionate to City of Sammamish growth 
targets. See discussion in Section II of this memo. 

2. Amend goals and policies, as described in Section III of this memo, to clarify and strengthen the 
City’s commitment to meeting its responsibilities in helping to meet countywide affordable 
housing needs. 

II. COUNTYWIDE AFFORDABLE HOUSING NEED 

The adopted Housing Element background section consists primarily of the East King County Housing 
Analysis (Housing Analysis), prepared by ARCH and dated 1/27/2015. The Housing Analysis is comprised 
of four major sections: 1) discussion of regional and county-level planning policies for housing; 2) 
demographic and workforce analysis that help define demand for housing; 3) housing supply, including 
type and affordability; and 4) comparison of demand with existing and project housing supply.  

                                                      
1 Washington Growth Management Hearings Board, Case No. 15-3-0017. Final Decision and Order. June 13.2016. 
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The discussion below builds from the Housing Analysis, providing a discussion of the policy context 
established by the GMA and King County CPPs and a quantitative estimate of the City’s share of 
countywide housing needs in accordance with the CPPs. 

Policy Context 

Washington Growth Management Act 

The GMA establishes that, among other requirements, a comprehensive plan housing element must 
make provisions for existing and projected needs of all economic segments of the community (RCW 
36.70A.070(2)). The GMA also requires that comprehensive plans are consistent with policy guidance 
established through the countywide planning policies (RCW 36.70A.100 and RCW 35.70A.201(1)).  

King County Countywide Planning Policies 

The CPPs require each city to adopt policies, strategies, actions, and regulations that promote housing 
affordability and specifically to address the countywide need for housing affordable to very low-, low-, 
and moderate-income households.  

The CPPs acknowledge that a city cannot guarantee that a given number of units at each affordability 
level. At the same time, the CPPs recognize that an understanding of countywide need helps to clarify 
the scope of effort for each jurisdiction.2 Accordingly, Policy H-1 defines the county-wide need for 
housing by income is defined as follows: 

 50–80% of AMI3 (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 

Using this information, cities are encouraged to employ a range of housing tools to ensure the 
countywide need is addressed. The CPPs recognize that local jurisdictions should tailor their housing 
policies to address this need based on local circumstances and conditions.4  

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.5 

With respect to affordable housing, cities are encouraged to employ a range of housing tools to ensure 
that the countywide need is addressed and to respond to local conditions. CPP policies identify the 
following strategies: 

 Provide zoning capacity for a range of housing types and densities sufficient to accommodate 
the city’s overall housing target (H-4) 

                                                      
2 King County Countywide Planning Policies, p. 31. 2012. 
3 King County Area Median Income 
4 King County Countywide Planning Policies, H-8, p. 33. 2012. 
5 King County Countywide Planning Policies, p. 31. 2012. 
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 Adopt policies, strategies, actions and regulations that promote housing supply, affordability 
and diversity (H-5) 

 Preserve existing affordable housing units and encourage maintenance of existing housing stock 
(H-6, H-11) 

 Identify barriers to affordability and implement strategies to overcome them (H-7) 

 Tailor housing policies to local needs, conditions and opportunities (H-8) 

 Plan for housing affordability accessible to major employment centers and affordable to the 
workforce in them (H-9) 

 Plan for housing affordability in coordination with plans for transit, bicycle and pedestrian 
facilities (h-10) 

Cities are also expected to work collaboratively to meet the regional affordable housing need. Policy H-
14 states “Work cooperatively among jurisdictions to provide mutual support in meeting countywide 
housing growth targets and affordable housing needs.” 

Finally, the CPPS emphasize the need to monitor and measure results, stating that cities should 
“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 (H-17).”  

Measuring Countywide Affordable Housing Need 

As set forth in CPP Policy H-1, the City of Sammamish proportionate share of the countywide affordable 
housing need is described below. Table 1 summarizes King County household income levels 
corresponding to 80, 50, and 30 percent of the 2016 HUD estimate of King County median household 
income for a family of four. 

Table 1 King County household (family of 4) income categories 

 
Median 

Household Income 

80% of Median 

Household Income 

(Moderate Income) 

50% of Median 

Household Income 

(Low Income) 

30% of Median 

Household Income 

(Very Low Income) 

King County $90,300 $72,250 $45,150 $27,090 

Source: U.S Housing and Urban Development, 2016. 

Based on the City’s housing target of 4,640 units, Table 2 shows the amount of housing affordable 
needed at each income level to meet a proportionate share of countywide affordable housing demand. 

Table 2 City of Sammamish proportionate share of county-wide affordable housing 

Annual Household 
Income 

2035 growth target 
Countywide need 

based on income levels 
Proportionate share  

of housing units 

Moderate income 

4,640 units6 

16% 742 

Low income 12% 557 

Very low income 12%  557 

Source: 3 Square Blocks, 2016. 

Table 2 reflects only needs based on projected growth in the city. It should also be noted that the 
affordability of existing housing is significantly less than the countywide needs. Specifically, around 2% 

                                                      
6 Revise growth target based on updated estimate? 
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of the City’s existing housing stock is affordable at up to 50 percent of median income, with a very 
limited amount affordable at 30 percent of median income, and about 5 percent affordable between 50  
percent and 80 percent of median income. This is a much lower proportion than many other cities in 
East King County. Thus, this approach represents a conservative definition of overall affordability needs. 
This is relevant in light of guidance provided in the CPPs regarding potential local strategies:  “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.” 

A significant contributing factor to the lack of affordable housing in Sammamish is the low proportion of 
rental housing. As described in the Comprehensive Plan Housing Analysis, Sammamish has a high home 
ownership rate of nearly 90% and 2010 average home sales prices that were more than 55% higher than 
the countywide average. Housing options for very low, low and moderate income households seeking to 
live in Sammamish are very limited. Households may pay more than 30 percent of their income for 
housing, look for shared housing opportunities, or look for housing outside the area. 

The City and County recognize the importance of providing more affordable housing options in 
Sammamish. The goals and policies listed in Section II, below, identify the policies, strategies and actions 
identified by the City to fulfill its role in helping to meet the countywide need for affordable housing in 
King County.  

III. GOALS AND POLICIES 

City of Sammamish Comprehensive Plan Housing Element goals and policies identify the City’s policy 
steps to make provisions for housing affordable to all economic segments of the community. For 
comprehensive planning purposes, community is broadly defined to encompass the larger countywide 
region surrounding a jurisdiction and both existing and future residents who may seek to live in the 
community over the next 20 years. Excerpted goals and policies listed below in Table 3 focus on 
measures to (1) ensure that the countywide need is addressed, (2) support regional coordination and (3) 
provide for monitoring.  

The table contains relevant policies from the adopted Comprehensive Plan and, where applicable, 
recommended revisions and policy additions. Unless otherwise noted, the recommended revisions and 
additions are based on text from an earlier draft Housing Element recommended by the Planning 
Commission to the City Council.  

Table 3. Affordable Housing Goals and Policies 

Comprehensive Plan Goals and Policies Recommended Revisions 

ADDRESSING THE NEED FOR AFFORDABLE HOUSING 

Goal H.2 
Ensure that Sammamish has a sufficient quantity 
and variety of housing to meet projected needs, 
preferences, and growth of the community. 

 

Policy H.2.1 
Explore feasible options to accommodate the city’s 
housing growth targets. 

 

Explore feasible options Maintain an adequate supply 
of appropriately zoned land to accommodate the 
city’s housing growth targets. 

Rationale: Establishes a stronger commitment to 
providing capacity for housing growth targets.7 

                                                      
7 Include graphic showing residential capacity as compared to housing growth targets. 
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Comprehensive Plan Goals and Policies Recommended Revisions 

Policy H.2.2 
Support a variety of residential densities and 
housing types to meet the needs and preferences of 
all Sammamish residents. 

 

Policy H.2.3 
Consider the impacts on citywide housing capacity 
and diversity when making land use policy decisions 
or code amendments. 

 

Policy H.2.5  
Support smaller housing types (e.g. cottages, 
duplexes, efficiency studios, and townhouses) where 
appropriate, with sensitivity to the quality, design, 
intensity and character of surrounding land uses. 

Support Permit and promote smaller housing types 
(e.g. cottages, duplexes, efficiency studios, and 
townhouses) where appropriate, with sensitivity to 
the quality, design, intensity and character of 
surrounding land uses. 

Rationale: Provides a stronger commitment to 
housing diversity. In addition, Goal H.1 and policy 
H.1.1. already address the deleted language.   

Policy H.2.6 
Support the development of accessory dwelling units 
(ADUs) in a context-sensitive manner, with specific 
attention to tree preservation. 

Policy H.2.6 

Support Promote the development of accessory 
dwelling units (ADUs) in a context-sensitive manner, 
with specific attention to tree preservation. 

Rationale: Provides a stronger commitment to 
housing diversity. In addition, Goal H.1 and policies 
H.1.1. and LU 6.2 already address the deleted 
language. 

Policy H.2.8  
Adopt regulations and procedures consistent with 
the goal of minimizing unnecessary costs and time 
delays. This objective should be balanced with 
maintaining opportunities for public involvement 
and review, public safety, protection of the 
environment and other explicitly stated city policies 
consistent with other Comprehensive Plan direction. 

Adopt regulations and procedures consistent with the 
goal of minimizing unnecessary costs and time delays. 
This objective should be balanced with maintaining 
opportunities for public involvement and review, 
public safety, protection of the environment and other 
explicitly stated city policies consistent with other 
Comprehensive Plan direction. 

Avoid creating regulations and procedures that 
discourage the housing industry’s ability to respond to 
market needs or unnecessarily increase the costs of 
developing housing. 

Rationale: Provides a stronger commitment to 
reducing barriers to affordable housing. In addition, 
deleted language is addressed in multiple other 
Comprehensive Plan policies. 

Goal H.3 
Provide for a range of housing opportunities to 
address the needs of all economic segments of the 
community. 

The phrase “and preferences” was added to this 
policy by the City Council. As stated, this phrase is 
ambiguous and should be clarified or deleted.  

Exhibit 3



 

 

6 

 

Comprehensive Plan Goals and Policies Recommended Revisions 

No comparable policy; recommend addition of policy 
text as recommended by Planning Commission 

Develop and implement8 plans and strategies that 
promote a proportionate amount of the countywide 
need for housing affordable to households with 
moderate, low and very low incomes, including those 
with special needs. 

Rationale: Provides explicit commitment to plans and 
strategies for a proportionate share of countywide 
need for affordable housing 

H.3.2 
Encourage modifications to existing housing in order 
to preserve or increase affordable housing 
opportunities.  

Encourage modifications to Promote the preservation 
of existing housing in order to preserve or increase 
affordable housing opportunities which may provide 
for affordable forms of rental and ownership 
housing.9 

Rationale: Emphasizes preservation rather than 
modification and clarifies intent. 

H.3.3 
Consider incentivizing affordable housing when 
evaluating rezones and other land use regulation 
modifications, especially when resulting in increases 
in development capacity. 

Consider requiring or incentivizing affordable housing 
when evaluating rezones and other land use 
regulation modifications, especially when resulting in 
increases in development capacity. 

Rationale: Establishes stronger policy language, 
consistent with existing regulations for the Town 
Center. 

Policy H.3.4 
Offer regulatory incentives such as priority 
processing of permits, fee waivers or reductions, 
and/or property tax relief for builders who provide 
very low-, low- or moderate-income housing or 
buildings/developers providing housing for 
demographics needs, such as seniors, singles and 
two person households.   

 

H.3.5 
Consider offering financial aid and/or technical 
assistance to organizations that provide affordable 
housing for very low-, low- and moderate-income 
households. 

 

Policy H.3.6  
Support efforts to provide on a region-wide basis 
social services and housing affordable to households 
at less than 30% of area median income (very low-
income), including collaboration with other 
jurisdictions and funders. 

Support efforts to provide on a region-wide basis 
social services and housing affordable to households 
at less than 30% of area median income (very low-
income), including collaboration with other 
jurisdictions and funders. 

Encourage and support non-profit agencies, public-
private partnerships, and housing authorities to 
preserve or build new, sustainable housing affordable 
to very low-, low- and moderate-income households. 

                                                      
8 The phrase “and implement” is a proposed addition to the Planning Commission recommended policy.  
9 Language is based on prior Comprehensive Plan HP-18. 
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Comprehensive Plan Goals and Policies Recommended Revisions 

Address the need for housing affordable to 
households at less than 30% AMI (very low-income), 
and given the unique challenges of serving this need, 
local efforts will require collaboration with other 
jurisdictions and funders. 

Rationale: Clarifies policy intent on two different 
points. The first is to support efforts by non-profits to 
create affordable housing and the second is to 
acknowledge the challenges and need for 
collaboration in order to serve very low-income 
households. 

Policy H.3.7  
Support affordable rental and ownership housing 
that is context-sensitive throughout the city 
especially in areas with good access to transit, 
employment, education and shopping. 

Support affordable rental and ownership housing that 
is context-sensitive throughout the city especially in 
areas with good access to transit, employment, 
education and shopping. 

Rationale: Clearer statement of policy intent. Goal H.1 
and policy H.1.1. already address the deleted 
language.   

Policy H.3.8  
Ensure that affordable housing achieved through 
public incentives or assistance remains affordable 
for the longest possible term. 

 

Policy H.3.9 
Maintain a record of publicly owned land, and if land 
is determined to be surplus for public purposes and 
is suitable for housing, consider its use for affordable 
housing along with other alternative public benefit 
uses. 

Maintain a record of publicly owned land, and if land 
is determined to be surplus for public purposes and is 
suitable for housing, give priority for its use for 
affordable housing along with other alternative public 
benefit uses with a preference for housing for low-
income and very-low income households. 

Rationale: Stronger commitment, specifically 
addresses low- and very-low income household needs 

Goal 4  
No comparable policy; recommend addition of policy 
text as recommended by Planning Commission 

Support public and private housing and services for 
people who are homeless. 

Rationale: Explicitly address the needs of the 
homeless 

WORKING IN COLLABORATION TO MEET REGIONAL HOUSING NEEDS 

Goal H.5 
Actively participate and coordinate with other 
agencies in efforts to meet regional housing needs. 

 

Policy H.5.1 
Support the development of region-wide plans for 
housing affordable to households with moderate, 
low and very low incomes, including those with 
special needs. 

 

Policy H.5.2  
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Comprehensive Plan Goals and Policies Recommended Revisions 

Support a coordinated regional approach to 
homelessness by supporting public and private 
housing and services for people who are homeless 
and work with other jurisdictions and health and 
social service organizations, including faith-based 
and other non-profit organizations, to develop a 
coordinated, regional approach to homelessness. 

MONITORING PROGRESS 

Goal H.6 
Implement Housing Element goals in a manner that 
is efficient and transparent. 

Implement Housing Element goals in a manner that is 
effective, efficient and transparent.10 

Rationale: Strengthens emphasis of goal on 
implementation. 

Policy H.6.1 

No comparable policy; recommend addition of policy 
text as recommended by Planning Commission 

Adopt a Housing Strategy Plan to outline benchmarks, 
steps and milestones toward implementation of this 
Housing Element.11 

Rationale: Commitment to strategies and actions for 
affordable housing. 

Policy H.6.3 
Monitor regional housing supply and type with an 
eye toward affordability and availability for all 
income levels, age categories, seniors and special 
needs populations. 

Monitor  housing supply, type with an eye toward and 
affordability and availability for all income levels, age 
categories, seniors and special needs populations, 
including measureable12 progress toward meeting a 
significant share of the countywide need for 
affordable housing for very low-, low-, and moderate-
income households. 

Rationale: Commitment to progress toward meeting 
share of countywide need for affordable housing 

Policy H.6.4  
As needed, reassess and adjust policies and 
strategies to meet local housing needs. 

As needed, On a regular basis, based on results of 
monitoring local data and effectiveness of local 
regulations and programs, reassess and adjust 
policies and strategies to meet local housing needs. 

Rationale: Stronger commitment to assessment and 
adjustment of policies and strategies 

 

                                                      
10 “Effective” is a proposed addition to the Planning Commission recommended language. 
11 The terms “benchmarks” and “and milestones” are proposed additions to the Planning Commission 
recommended policy. 
12 “Measurable” is a proposed addition to the Planning Commission recommended policy. 
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Meeting Date: November 8, 2016 Date Submitted: November 2, 2016 

Originating Department: Community Development 

Clearances: 
☐ Attorney  Community Development ☐ Public Safety 

☐ Admin Services ☐ Finance & IT ☐ Public Works 

 City Manager ☐ Parks & Recreation 

Subject:   A discussion on proposals for the 2017 Comprehensive Plan Docket 

Action Required:    N/A     

Exhibits:  1. Draft Resolution
2. Information sheets on proposed amendments

Budget:   N/A 

Summary Statement: The City Council will hold a public hearing on proposed amendments to the 
Comprehensive Plan to be considered as part of the 2017 docket. The Council will have the opportunity 
to approve or decline putting each of the eight submitted proposals on the docket.  

Background: The Sammamish Municipal Code, in accordance with the Growth Management Act, 
allows the City to consider certain types of amendments to the Comprehensive Plan on an annual basis. 
These amendments fall into two categories: text amendments, which address technical updates and do 
not require substantive changes to policy language, and site-specific land use map amendments, which 
seek to change the future land use map zoning designation of an individual’s or group of individuals’ 
property. 

The City accepted applications for Comprehensive Plan docket proposals from mid-August through 
September 30. The City received four citizen amendment proposals and submitted four proposals of its 
own. These amendments are outlined below. Further information about each proposal is included as 
Exhibit 2.  

The decision of whether to approve a proposal to be on the docket is based on the ability of the City to 
potentially make the amendment legally, as well as whether the City can complete the required 
legislative review process in a timely manner.  Other considerations may include competing legislative 
priorities and how recent the information is being proposed for amendment. If any of the proposals 
are approved and/or proposals are added by City Council, a full analysis of such would be 

City Council Agenda Bill 

Bill #4
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placed on the City’s 2017 work plan, and they would be returned to the Planning Commission and City 
Council for legislative review, recommendation and decision.  

The Planning Commission deliberated on the proposed amendments at a study session on October 27, 
and at a public hearing on November 3. The Planning Commission will issue a recommendation on which 
proposals to add to the 2017 docket to the City Council following the public hearing. The City Council will 
discuss the docket proposals at the November 8 meeting, and hold a public hearing on the proposals on 
November 15.    

 

Initiator Type Description 

Debbie Treen Future Land Use Map 
Amendment 

Change zoning of parcel 0624069056 from R-1  
to R-4 

Department of 
Community Development 

Future Land Use Map 
Amendment 

Change zoning of Mars Hill property from R-1/6 to 
Community Business 

Department of 
Community Development 

Future Land Use Map 
Amendment 

Change zoning of Recreation Center property from 
R-12 and R-18 to Community Business 

Jolie Imperatori on behalf 
of 5 property owners 

Future Land Use Map 
Amendment 

Change zoning of 7 parcels in NE corner of 
Sammamish from R-1 to R-4 

MacLean Family LLC Future Land Use Map 
Amendment 

Change zoning of parcels 2224069064 (R-6) and 
2224069065 (R-12) to Neighborhood Business 

Department of Public 
Works Text Amendment Update concurrency project list, traffic impact fee, 

and Transportation Element  
Department of Public 

Works Text Amendment Update Surface Water level of service in Capital 
Facilities Element 

Mary Wictor Text Amendment  

Amend Sensitive Area Overlay and Drainage Sub-
basin maps and Salmonid Stream list, and add 

mention of new Stormwater Comprehensive Plan 
within Environment & Conservation Element 

  

Financial Impact: There is no financial impact directly associated with adoption of this resolution. 

 
Recommended Motion: N/A  

Bill #4
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CITY OF SAMMAMISH 
WASHINGTON 

Resolution No. R2016-___ 
______________________________________________________________________________ 

A RESOLUTION OF THE CITY OF SAMMAMISH, 
WASHINGTON RELATED TO SETTING THE 
COMPREHENSIVE PLAN AMENDMENT DOCKET FOR 
2017 

WHEREAS, the City of Sammamish plans under Chapter 36.70A RCW, the Growth 
Management Act (“GMA”), which requires cities to adopt a comprehensive plan that is 
consistent with the GMA and with county and regional planning policies; 

WHEREAS, the City Council initially adopted the City’s Comprehensive Plan in 2003 by 
Ordinance O2003-130, and has adopted various subsequent revisions; and 

WHEREAS, the City Council updated the Sammamish Comprehensive Plan in 
accordance with RCW 36.70A.130 on October 26, 2015 (“2015 Comprehensive Plan”) by 
adopting Ordinance O2015-396; and 

WHEREAS, Sammamish Municipal Code (SMC) Chapter 24.15.040 authorizes the City 
to consider site-specific land use map amendments and text amendments to the Comprehensive 
Plan on an annual basis; and 

WHEREAS, City staff solicited Comprehensive Plan amendment proposals from citizens 
and City departments in August and September 2016; and 

WHEREAS, a total of eight proposals were submitted and deemed complete, including 
four from the general public and four from City departments; and 

WHEREAS, proposals that are included on the 2017 docket will be added to the City’s 
2017 work plan, thoroughly analyzed, and returned to the Planning Commission and City 
Council for consideration; and 

WHEREAS, on October 27, 2016, the Planning Commission reviewed a staff memo 
and presentation describing the eight proposals; and  

WHEREAS, on November 3, the Planning Commission held a public hearing on the 
proposals for the 2017 Comprehensive Plan docket, considered public comment, and made a 
recommendation to the City Council regarding which proposals to include on the 2017 docket; 
and  
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WHEREAS, on November 15, 2016, the City Council held a public hearing on the 
proposals for the 2017 Comprehensive Plan docket in order to provide further opportunity for 
public comment and participation; 
 
   

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

 
Section 1.  Docket Decision.  The City Council of the City of Sammamish hereby 

approves the following proposals to be included on the 2017 Comprehensive Plan docket: 
 

1. Debbie Treen 
• Amend future land use map designation of one parcel from Residential-1 

(R-1) to R-4 
2. Jolie Imperatori on behalf of five landowners 

• Amend future land use map designation of seven parcels from R-1 to R-4 
3. Maclean Family LLC 

• Amend future land use map designation of two parcels from R-6 and R-12 
to Neighborhood Business  

4. City of Sammamish – Department of Community Development  
• Amend future land use map designation of Mars Hill Property from R-1 to 

Community Business  
5. City of Sammamish – Department of Community Development  

• Amend future land use map designation of Recreation Center property 
from R-12 and R-18 to Community Business  

6. City of Sammamish – Department of Public Works 
• Amend Transportation element to update the City’s concurrency project 

list and the City’s Traffic Impact Fee, as well as other traffic model 
updates reflecting growth and the annexation of Klahanie. 

7. City of Sammamish – Department of Public Works 
• Amend Comprehensive Plan to be consistent with revised Storm and 

Surface Water Management Comprehensive Plan, Surface Water Design 
Manual, Public Works Standards and Low Impact Development codes, 
among other minor edits.  

8. Mary Wictor 
• Amend Environment & Conversation element background information 

section to update maps and add to the list of streams of special 
significance.  

 
 Section 2.  Severability.  Should any section, paragraph, sentence, clause or phrase of this 
Ordinance, or its application to any person or circumstance, be declared unconstitutional or 
otherwise invalid for any reason, or should any portion of this Ordinance be pre-empted by state or 
federal law or regulation, such decision or pre-emption shall not affect the validity of the remaining 
portions of this Ordinance or its application to other persons or circumstances. 
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PASSED BY THE CITY COUNCIL AT A REGULAR MEETING THEREOF ON 

THE _____ DAY OF NOVEMBER 2016. 
      

 
  CITY OF SAMMAMISH 

 
 
 

       ________________________ 
     Mayor, Donald Gerend 
 
 

ATTEST/AUTHENTICATED: 
 
 
 
_________________________ 
Melonie Anderson, City Clerk 
 
 
 
Approved as to form: 
 
 
 
_________________________ 
Michael R. Kenyon, City Attorney 
 
 
 
Filed with the City Clerk:  November 2, 2016 
Passed by the City Council:   
Publication Date:   
Resolution No. 
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2017 COMPREHENSIVE PLAN DOCKET  

SITE-SPECIFIC LAND USE MAP AMENDMENT PROPOSAL 

Applicant 

Debbie Treen 

Parcel Information 

Parcel Number Size 
Current Land Use 

Zoning 
Future Land Use 

Zoning 
Proposed Future 
Land Use Zoning 

0624069056 1.61 acres R-1 R-1 R-4 

 

Description of Proposed Amendment and Summary of Applicant Justification  

The applicant proposes changing the long-term zoning designation of her 1.6-acre site (parcel 

0624069056), where there is currently one single-family residence, from Residential-1 (R-1) to R-4. The 

applicant’s parcel, along with a parcel across East Lake Sammamish Parkway that is not part of this 

proposal, are R-1 parcels surrounded by R-4 parcels. The applicant states that no change in land use is 

anticipated; she cites land use patterns supporting complementary and compatible development in 

support of her proposal.  

Description of Site Geographic and Environmental Context  

The property is accessible from East Lake Sammamish Road, which forms its eastern edge, and slopes 

downward to East Lake Sammamish Place. The residence is on the northern portion of the property. The 

property is within a number of environmentally sensitive area overlays, including an erosion hazard 

area, landslide hazard area, and a no-disturbance zone. The southern half of the property is dominated 

by an approximately 45% slope over about 100 feet, qualifying it to be designated as a steep slope 

hazard area.   

Ability for Staff to Complete Analysis in 2017  

The Department of Community Development has the resources to complete a full analysis and 

recommendation of this proposal, and recommends it for placement on the 2017 Comprehensive 

Plan docket. 

  

Department of Community Development 
801 - 228th Ave. SE, Sammamish, WA. 98075 - Phone: 425-295-0500 - Fax: 425-295-0600 - Web: www.sammamish.us 
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Map 

 

Figure 1: Treen property with environmentally sensitive area overlays 

 

Figure 2: Aerial view of Treen property  
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Figure 3: Existing Zoning  
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2017 COMPREHENSIVE PLAN DOCKET 

SITE-SPECIFIC LAND USE MAP AMENDMENT PROPOSAL 

Applicant 

Maclean Family LLC, c/o Gordon and Mickey Maclean 

Parcel Information 

Parcel Number Size 
Current Land Use 

Zoning 
Future Land Use 

Zoning 
Proposed Future 
Land Use Zoning 

2224069064 7.34 acres R-6 R-6 
Neighborhood 

Business 

2224069065 0.29 acres R-12 R-12 
Neighborhood 

Business 

 

Description of Proposed Amendment and Summary of Applicant Justification 

The applicant is requesting a comprehensive plan amendment to change the future land use map 

associated with the properties listed above. The request would subsequently change the future land use 

designation associated with the properties from R-6 and R-12 respectively to Neighborhood Business 

(NB), thus changing the use from residential to commercial.  

The property is adjacent to a well-traveled intersection and residential development at the intersection 

is not the best and most efficient use of the property. The access severely limits what can be developed 

and the applicant believes neighborhood commercial or a childcare facility would be a better fit. 

Residential development would be hindered by the right-in-right-out access patterns on Issaquah Pine 

Lake Road and Issaquah Fall City Road. Most of the large property is wetland and unusable. The 

applicant is considering allowing the City to use the smaller parcel as a formal sign/gateway to the City.  

Description of Site Geographic and Environmental Context 

The properties are located at the intersection of Issaquah Pine Lake Road and Issaquah Fall City Road. 

The larger parcel contains a destroyed single family residence and associated accessory structures. The 

property slopes to a lower elevation north of the residence. A large wetland system exists at the bottom 

of the slope, which will limit the size of potential future development to the area south of the slope. The 

smaller parcel contains multiple significant, landmark, and heritage trees and is zoned at a higher 

Department of Community Development 
801 - 228th Ave. SE, Sammamish, WA. 98075 - Phone: 425-295-0500 - Fax: 425-295-0600 - Web: www.sammamish.us 
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residential density. The intersection of Issaquah Pine Lake Road and Issaquah Fall City Road is well 

traveled and access to the site is limited. 

Ability for Staff to Complete Analysis in 2017 

The Department of Community Development has the resources to complete a full analysis and 

recommendation of this proposal, and recommends it for placement on the 2017 Comprehensive Plan 

docket. 

 

Maps 

 

 

Figure 1: Maclean property with environmentally sensitive area overlays 
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Figure 2: Aerial view of Maclean property 

 

Figure 3: Existing zoning 

Exhibit 2



 Imperatori Properties   REVIEW 
Page 1 of 3 

 

 

 

 

 

2017 COMPREHENSIVE PLAN DOCKET  

SITE-SPECIFIC LAND USE MAP AMENDMENT PROPOSAL 

Applicant:   

Jolie Imperatori on behalf of 5 property owners 

Parcel Information 

Parcel 
Number 

Size 
Current 

Land Use 
Zoning 

Future 
Land Use 

Zoning 

Proposed 
Future 

Land Use 
Zoning 

2325069039 4.85 acres R-1 R-1 R-4 

2325069083 2.25 acres R-1 R-1 R-4 

2325069024 4.95 acres R-1 R-1 R-4 

2325069025 1.82 acres R-1 R-1 R-4 

2325069040 7.48 acres R-1 R-1 R-4 

2325069044 2.77 acres R-1 R-1 R-4 

2325069067 3.17 acres R-1 R-1 R-4 

 

Description of Proposed Amendment and Summary of Applicant Justification  

The applicant is requesting a comprehensive plan amendment to change the future land use map associated 

with the properties listed above. The request would subsequently change the future land use designation 

associated with the properties from R-1 to R-4, thus increasing the density allowed for these properties.  

The Applicant insists the change would improve traffic congestion, bring sanitary sewerage to the neighborhood, 

and the change would be consistent with the zoning throughout the area. 

The Applicant claims that this approach is the “best plan for growth and to look ahead for opportunities so that 

growth in Sammamish is wisely planned not crisis management, for sewers, water, roads, parks, and schools 

etc.” 

Description of Site Geographic and Environmental Context  

The majority of the properties contain single family residential structures that are situated near 244th Avenue 

NE. The properties are mostly forested as they extend geographically towards the east. The properties slope to a 

Department of Community Development 
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lower elevation towards the northeast. The neighboring properties are zoned predominantly R-1, however there 

are R-4 properties to the southwest and a small cluster to the southeast. The zoning outside City limits is 

predominantly RA-5 with a few RA-2.5 parcels to the northeast. 

Ability for Staff to Complete Analysis in 2017 

The Department of Community Development has the resources to complete a full analysis and recommendation 

of this proposal, and recommends it for placement on the 2017 Comprehensive Plan docket. 

Maps 

 

 

 

Figure 1: Imperatori properties with environmentally sensitive area overlay  
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Figure 2: Aerial view of properties 

 

Figure 3: Existing zoning 
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2017 COMPREHENSIVE PLAN DOCKET  

SITE-SPECIFIC LAND USE MAP AMENDMENT PROPOSAL 

Applicant 

City of Sammamish  

Parcel Information 

Parcel Number Size 
Current Land Use 

Zoning 
Future Land Use 

Zoning 
Proposed Future 
Land Use Zoning 

2825069033 2.05 acres R-12 R-12 
Community 

Business 

3325069178 0.17 acres R-18 R-18 
Community 

Business 

 

Description of Proposed Amendment and Summary of Applicant Justification  

The City proposes changing the long-term zoning designation of the 2.2-acre site known as the 
Recreation Center, currently leased to and operated by the Boys & Girls Club, from Residential-12 (R-12; 
parcel 2825069033) and R-18 (parcel 3325069178) to Community Business (CB). Originally a King County 
Library building, the City acquired the property in the spring of 2009, and has leased the property to the 
Boys & Girls Club since a renovation in 2011. Changing the zoning to CB retains the ability of the City to 
allow use of the property as a recreation facility while also potentially allowing for a range of other retail 
developments to complement the Inglewood CB zone in which it sits. 

Description of Site Geographic and Environmental Context  

The site, made up of two parcels, sits at the northwest corner of the intersection of 228th Ave SE, one of 

Sammamish's Principal Arterial roads, and NE Inglewood Hill Road, a minor arterial. The 2.2-acre site 

currently hosts the Sammamish EX3 Teen & Recreation Center, a 10,466-square foot building formerly 

occupied by a branch of the King County Library, along with approximately 70 parking spaces.  The 

property has a dedicated ingress and egress from both the south-bound side of 228th Ave SE and the 

west-bound side of NE Inglewood Hill Road. The other three areas of the intersection of 228th and NE 

Inglewood Hill Road are occupied by commercial properties; to the west and north of the property are 

multi-family residences. There are no environmentally critical areas on either parcel. These properties 

are within the Inglewood Community Center zone.  

 

Department of Community Development 
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Ability for Staff to Complete Analysis in 2017  

The Department of Community Development has the resources to complete a full analysis and 

recommendation of this proposal, and recommends it for placement on the 2017 Comprehensive 

Plan docket. 

Maps 

 

Figure 1: Recreation Center property with environmentally sensitive area overlays 
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Figure 2: Aerial view of Recreation Center property  
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Figure 3: Existing Zoning  
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2017 COMPREHENSIVE PLAN DOCKET  

SITE-SPECIFIC LAND USE MAP AMENDMENT PROPOSAL 

Applicant 

City of Sammamish 

Parcel Information 

Parcel Number Size 
Current Land Use 

Zoning 
Future Land Use 

Zoning 
Proposed Future 
Land Use Zoning 

3425069017 21.54 acres  R-6 Interim R-1 
Community 

Business  

 

Description of Proposed Amendment and Summary of Applicant Justification  

The City proposes changing the future land use and zoning designations of the 21.5 acre former Mars 

Hill Property from Residential-1 (R-1) to Community Business (CB).   

Changing the zoning to CB retains the ability of the City to allow for a range of other retail developments 

to complement the adjacent Inglewood CB zone and upcoming Town Center development. The presence 

of a 30,000-square foot building on the property makes it an unlikely site for residential development. 

Description of Site Geographic and Environmental Context  

The site is located in an urbanized area of the City on 228th Ave NE, which is a principal arterial and a 

major thoroughfare.  The site is developed with an approximately 31,000 square foot building (built in 

2008) and associated parking.  The site is accessed from both E Main Street and 228th Ave NE. 

Adjacent uses include a mix of undeveloped parcels, residential, and educational.  A commercial 

shopping center and civic uses are within close proximity.  Furthermore, the site is just outside of the 

City’s Town Center boundary. 

The site is generally flat and immediately adjacent to wetlands associated with the George Davis Creek. 

Ability for Staff to Complete Analysis in 2017  

The Department of Community Development has the resources to complete a full analysis and 

recommendation of this proposal, and recommends it for placement on the 2017 Comprehensive Plan 

docket. 

Department of Community Development 
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Maps 

 

Figure 1: Mars Hill property with environmentally sensitive area overlays 

 

 

Figure 2: Aerial view of Mars Hill property  
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Figure 3: Existing Zoning 
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2017 COMPREHENSIVE PLAN DOCKET  

TEXT AMENDMENT PROPOSAL 

Applicant 

City of Sammamish – Department of Public Works  

Description of Proposed Amendment and Summary of Applicant Justification  

The Department of Public Works is currently revising its Storm and Surface Water Management 

Comprehensive Plan, Surface Water Design Manual, Public Works Standards and Low Impact 

Development codes. Adoption of these documents by the City Council is planned by the end of 2016. 

The Department proposes edits to the 2015 Comprehensive Plan to make it consistent with the revised 

documents and to ensure clarity and consistency throughout our official documents. The City has also 

created a draft 2017-2022 Surface Water CIP list which needs to be incorporated by reference into the 

Comprehensive Plan. Staff would like to correct all of this information in preparation for Council 

adoption during the first half of 2017. 

Ability for Staff to Complete Analysis in 2017  

The Department of Community Development has the resources to complete a full analysis and 

recommendation of this proposal, and recommends it for placement on the 2017 Comprehensive 

Plan docket. 

 

Department of Community Development 
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2017 COMPREHENSIVE PLAN DOCKET  

TEXT AMENDMENT PROPOSAL 

Applicant 

City of Sammamish – Department of Public Works  

Description of Proposed Amendment and Summary of Applicant Justification  

The Department of Public Works proposes to amend the Transportation Element of the City's 2015 

Comprehensive Plan. The amendment will provide updates to the City’s concurrency project list and 

update the City’s Traffic Impact Fee. The update will include the recently annexed Klahanie Area and 

incorporate the results of an update to the city's traffic model incorporating the May 2016 traffic counts 

and the installation of the adaptive traffic signal (ITS) controls along the 228th Avenue corridor. This 

update will also include all of the new development that has been completed in the city between May 

2012 and May 2016. In addition, staff has discovered some information in the 2015 Comprehensive Plan 

Transportation Element that needs to be updated or revised in order to provide consistency of the 

information throughout the entire Element. Staff would like to correct all of this information in 

preparation of Council adoption of a revised Comprehensive Plan Transportation Element during the 

first half of 2017. 

Ability for Staff to Complete Analysis in 2017  

The Department of Community Development has the resources to complete a full analysis and 

recommendation of this proposal, and recommends it for placement on the 2017 Comprehensive 

Plan docket. 

 

Department of Community Development 
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2017 COMPREHENSIVE PLAN DOCKET  

TEXT AMENDMENT PROPOSAL 

Applicant 

Mary Wictor 

Description of Proposed Amendment and Summary of Applicant Justification  

The applicant proposes amending several sections of the Environment & Conversation background 

information section of the Comprehensive Plan. The proposed changes include the following: 

 Amend the Special Overlays and Districts map on page EC.9 to include Landslide Hazard areas 

 Amend the Drainage Subbasin Delineation map on page EC.10 to include the Zackuse and 

mid-Monohan subbasins 

 Amend final paragraph on page EC.11 to include Zackuse Creek as a “stream of special 

significance”  

 Amend second paragraph on page EC.13 to reflect newly adopted Stormwater Management 

Comprehensive Plan 

Ability for Staff to Complete Analysis in 2017  

The Department of Community Development has the resources to complete a full analysis and 

recommendation of this proposal, and recommends it for placement on the 2017 Comprehensive 

Plan docket. 

 

Department of Community Development 
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Meeting Date: November 8, 2016 Date Submitted: 11/2/2016 
 

Originating Department: Public Works 
 
Clearances: 

 Attorney ☐ Community Development ☐ Public Safety 

☐ Admin Services ☐ Finance & IT  Public Works 

 City Manager ☐ Parks & Recreation   

 
Subject:    Surface Water Design Manual Update and Low Impact Development Code Updates 

 
Action Required:    Acceptance of the Planning Commission Recommendations 

 
 

Exhibits:    1. Planning Commission Handoff memorandum 
2. PC Recommended Sammamish Addendum  
3. PC Recommended LID Code Updates  

 
Budget:    Not Applicable 

 

 
Summary Statement 
The City of Sammamish Planning Commission recommends that the City Council adopt the 2016 King 
County Surface Water Design Manual (2016 KCSWDM), associated Sammamish Addendum and updates 
to Sammamish Municipal Code (SMC) Low Impact Development (LID) codes. 
 
The 2016 KCSWDM and associated Sammamish Addendum replaces the 1998 KCSWDM, the 2009 
KCSWDM, and Sammamish Addendum which, collectively, are currently the City’s surface water design 
standards.   
 
Updates to the SMC are intended to provide opportunities for development to incorporate LID principles 
such as minimizing impervious surfaces, minimizing native vegetation loss, and reducing stormwater 
runoff beyond the minimum LID requirements in the 2016 KCSWDM.   
 
Background 
In order to comply with City’s 2013-2018 Western Washington Phase II Municipal Stormwater Permit (also 
known as the National Pollutant Discharge Elimination System, or NPDES Permit), the City must revise its 
surface water design standards so that they are at least equivalent to Ecology’s 2012 Stormwater 
Management Manual for Western Washington.  The City must also review, revise, and make effective 
local development-related codes to incorporate LID principles that would make them the preferred and 
commonly-used approach to site development.  The City must meet these NPDES Permit conditions 
through code adoption by December 31, 2016.   

City Council Agenda Bill 
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Further information on the NPDES Permit can be found at:  
http://www.ecy.wa.gov/programs/wq/stormwater/municipal/phaseIIww/wwphiipermit.html 
 
The 2016 KCSWDM can be found at: 
http://www.kingcounty.gov/services/environment/water-and-land/stormwater/documents/surface-
water-design-manual.aspx 
 
Public Process 
Open Houses 
Staff hosted two public open houses on the Surface Water Design Standards and the LID Code updates on 
July 27 and September 21, 2016.  The first open house had over thirty (30) participants, including local 
residents and representatives from the development community.  The second one had six participants, 
many of whom had been regularly attending and providing comments at Planning Commission meetings 
on these topics.  The most significant comment received related to requiring the design of stormwater 
ponds to be more aesthetically pleasing to better fit into the surrounding natural environment. 
 
Technical Stakeholder Committee  
Three meetings with the Technical Stakeholder Committee (TSC) were held between August 9 and 
September 7, 2016. The TSC was comprised of designers, engineers, developers, homebuilders, 
environmentalists, and residents.  The TSC provided a wide range of perspectives which the project team 
considered in drafting the proposed changes to the attached documents, particularly to SMC 21A.85 LID 
Code.  
 
City Council and Planning Commission Field Trips 
Staff organized two field trips in early August 2016 with most of the Council Members and Commissioners 
to show examples of Low Impact Development Best Management Practices (LID BMPs) at several sites 
within the City.  Examples included bioretention systems (planter strip rain gardens), pervious pavement 
(GrassCreteTM and porous asphalt), and dispersion trenches in both single family residential and City 
owned applications.  The field trip highlighted the need for increased inspection and maintenance of these 
facilities. 
 
Financial Impact   
There are no direct financial impacts associated with adoption of the 2016 King County Surface Water 
Design Manual and the Sammamish Addendum, as well as the SMC LID Codes updates.   
 
Recommended Action  
Receive the Planning Commission’s handoff of the updated 2016 King County Surface Water Design 
Manual, Sammamish Addendum and Low Impact Development Codes updates. 
 
 

Bill #5
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Memorandum 
 

 
Date: 

 
November 8, 2016 
 

To: 
 

City Council 

From: 
 

Frank Blau, Planning Commission Chair 

Re: 
 

Recommendation to adopt 2016 King County Surface Water Design Manual,  
Sammamish Addendum and Low Impact and Development Code updates  

 
On behalf of the Planning Commission, I am pleased to transmit the Commission’s unanimous 
recommendations on the following revisions to Sammamish development-related codes: 
 

1. 2016 King County Surface Water Design Manual and Sammamish Addendum  
2. Low Impact Development (LID) Code Updates   

 
Surface Water Design Manual 
The Planning Commission recommends adoption of the 2016 King County Surface Water Design 
Manual (2016 KCSWDM) and Sammamish Addendum to meet the requirements of the City’s 
2013-2018 Western Washington Phase II Municipal Stormwater Permit (also known as the 
National Pollutant Discharge Elimination System, or NPDES Permit). Changes, additions and 
deletions to the 2016 KCSWDM are described in the Sammamish Addendum to make it specific to 
the City of Sammamish. 
 
The City currently allows projects that disturb less than one acre on a project site and not within 
the Erosion Hazard Near Sensitive Water Body Overlay to use the 1998 King County Surface Water 
Design Manual.  All other projects creating greater than 2,000 sf of new plus replaced impervious 
surface or 500 sf of new plus replaced impervious surface within the Inglewood Historic Plat and 
Tamarack Historic Plat (Tamarack Emergency Ordinance 2016-417 adopted on October 18, 2016) 
are required to use the 2009 King County Surface Water Design Manual.   
 
The 2016 KCSWDM and Sammamish Addendum would apply to all projects regardless of 
disturbance area or location.  The following are the most significant changes: 

 LID Best Management Practices (BMPs) are required to the maximum extent feasible for all 
impervious and pervious surfaces including new development, redevelopment, single-family 
in-fill, and transportation projects.  

 Development must assess LID feasibility in the following order:  1) full dispersion, 2) full 
infiltration, 3) limited infiltration, bioretention, pervious pavement, and 4) basic dispersion.   

 Feasibility and infeasibility are clearly defined for each LID BMP.  Cost benefit is no longer an 
allowable criterion.   
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 Stormwater facilities are required to meet minimum aesthetic design standards such as a 
curvilinear shape, native vegetated slopes, and minimal exposed walls.  Recreation space 
credits for stormwater facilities are proposed. 

 Projects located in Landslide Hazard Drainage areas will require drainage review and 
targeted discharge requirements when proposing 500 sf or more of new impervious surface. 

 
The Planning Commission and staff discussed the proposed 2016 KCSWDM and Sammamish 
Addendum on July 7, September 1, September 15, and October 6 of 2016.  The Public Hearing was 
opened on September 15 and closed on October 6, 2016.   
 
Low Impact Development Code Updates   
Adoption of the 2016 KCSWDM will require new development to use LID BMPs (e.g., bioretention, 
dispersion, etc.) to the maximum extent feasible.  Adoption of the proposed updated LID Codes is 
intended to provide opportunities for new development to incorporate LID principles beyond the 
minimum LID BMP requirements.   
 
LID principals include the following themes:   
 

1. Minimize impervious surface 
2. Minimize native vegetation loss 
3. Reduce stormwater runoff 

 
Proposed LID updates to the Sammamish Municipal Code (SMC) are intended to encourage the 
above LID principals.  The most significant updates to the LID Codes include: 

 

 Revising existing SMC 21A.85 Low Impact Development code by removing 
techniques that are already required per the LID BMPs in the 2016 KCSWDM 

 Awarding points for implementing optional LID principals to be applied towards 
additional site elements such as increased density  

 Encouraging and allowing bioretention swales within parking lot landscaping 

 Amending definitions to be more consistent with those in the 2016 KCSWDM 
 

The Planning Commission and staff discussed the proposed LID Code updates on September 1, 
September 15, October 20, and October 27 of 2016.  A Public Hearing was opened and closed, and 
deliberations were completed on October 27, 2016.  
 

Thank you for your consideration of our recommendations.  If you should have any questions, 
please contact myself or Tawni Dalziel at 425.295.0567 or tdalziel@sammamish.us. 
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City of Sammamish Surface Water Design Manual Addendum to 2016 KCSWDM Page 1 
 

ATTACHMENT “B” 
 
 

CITY OF SAMMAMISH 
SURFACE WATER DESIGN MANUAL ADDENDUM 

 
 

PREFACE – How to Use this Document 
 
 

General Introduction 
This document was prepared for the City of Sammamish to meet the requirements of the NPDES 

Phase 2 permit to develop, implement, and enforce a program to reduce pollutants in stormwater 

runoff from new development, redevelopment and construction site activities. Per the NPDES 

permit, this program applies to all sites that disturb a land area 1 acre or greater (the NPDES 

regulatory threshold), including projects less than one acre that are part of a larger common plan 

of the development or sale. The program applies to private and public development, including 

roads. 

 

The City of Sammamish has adopted the 2009 2016 King County Surface Water   Design Manual 

(2009 KCSWDM2016 KCSWDM) in order to be in compliance with the Washington State 

Department of Ecologyits Phase II Municipal Stormwater permit.  This Addendum to the 2009 

KCSWDM2016 KCSWDM defines how the requirements of the KCSWDM are to be 

implemented within the City of Sammamish. The Addendum specifies all changes, additions, 

and deletions to the 2009 KCSWDM2016 KCSWDM to make it appropriate for use within the 

City of Sammamish. The 2009 KCSWDM2016 KCSWDM along with this Addendum define the 

drainage requirements for development and redevelopment projects within the City. 

 

Ecology has allowed local jurisdictions to follow previous stormwater requirements for projects 

disturbing less than one acre. The City has elected to continue their previous practice of applying 

the requirements of the 1998 King County Surface Water Design Manual (1998 KCSWDM) to 

those projects  disturbing less than the required threshold   (1 acre).Which Manual should be 

usedIf your project will disturb less than acre and is not part of a larger common plan or sale, 

then use the 1998 KCSWDM in conjunction with the applicable sections of this addendum. If 

your project proposes to disturb more than 40,000 sq ft but less than an acre, then a pre-

construction on-site inspection is required to review the proposed   clearing limits, and a post 

construction survey is required to certify that less than an acre was disturbed.Projects that 

propose to disturb over an acre shall use the 2009 KCSWDM in conjunction with this addendum. 

Purpose of and Need for the Addendum 
The City has been issued a Phase II Municipal Stormwater Permit (Permit) effective February  

16,  2007August 1, 2013.  The Permit was issued under the National Pollutant Discharge 

 

Elimination  System (NPDES), as administered by the Washington State Department of Ecology 

(Ecology) within Washington State. The Permit specifies minimum requirements and technical 
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thresholds for stormwater mitigation needed for construction sites, new developments, and 

redevelopments. 

Ecology prepared the 2005 Stormwater Management Manual for Western Washington to provide 

technical guidance to control the quantity and quality of stormwater runoff from new 

developments and redevelopments. Ecology has revised many of the BMPs from the 2005 

SWMMWW to improve their effectiveness for protecting water quality and to meet the intent of 

the anti-degradation provisions of the water quality standards. The measures included in the 

Ecology manual are considered necessary to comply with state water quality standards and 

protect beneficial uses. In addition, Ecology revised the 2005 SWMMWW to include low impact 

development (LID related definitions, requirements and an LID performance standard. If a 

jurisdiction adopts the 2005 Ecology manual or equivalent manual as approved by Ecology, they 

will meet one of the requirements of their NPDES permit. Adopting the 2012 Ecology manual, 

or equivalent manual, also supports the new LID requirements in NPDES Permit. 

 

The City of Sammamish has previously relied upon the earlier versions of the KCSWDM to 

guide stormwater mitigation standards within the City.  King County recently updated its manual 

to be consistent with the 2005 2012 Ecology manual. Ecology has deemed the 20092016   

KCSWDM and associated requirements to be equivalent to the 2005 2012 Ecology Manual.   By 

adopting the 2009 KCSWDM2016 KCSWDM and addressing the associated requirements, the 

City will be in compliance with the NPDES requirements that rely on the Ecology manual or 

approved equivalent. 

 

The purpose of this Addendum is to tailor the 2016 KCSWDM to meet the unique conditions 

within the City, and be consistent with the City’s codes, organization and processes.  No 

substantive changes have been made to the 2016 KCSWDM in order to maintain equivalency in 

requirements and the level of protection provided by the 2016 KCSWDM. 
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Relationship of the KCSWDM and the City of Sammamish Low Impact Development 
(LID) Code to Low Impact Development (LID) 
The City of Sammamish recently adopted low impact development code amendments  The 2009 

KCSWDM encourages LIDthrough careful site planning to limit disturbance of native vegetation 

and it also requires consideration of specific LID techniques to reduce runoff from developed 

sites. The KCSWDM provides specific design guidance for implementation of the measures 

encouraged in the City’s LID code. As a result, the 2009 KCSWDM and the City of Sammamish 

LID ordinance complement each other. 

 

The City of Sammamish recently adopted development code amendments that encourage Low 

Impact Development (LID) principles to reduce impervious surfaces, retain native vegetation, 

and reduce runoff from developed sites.  The 2016 KCSWDM requires on site flow control best 

management practices (BMPs) to mitigate the impacts of storm and surface water runoff 

generated by new impervious surfaces, new pervious surfaces, existing impervious surfaces, and 

replaced impervious surfaces.  Flow control BMPs are methods to disperse, infiltrate, or 

otherwise reduce or prevent development related increases in runoff at or near the sources of 

those increases. The 2016 KCSWDM provides specific design guidance for implementation of 

the LID measures encouraged in the City’s development code. As a result, the 2016 KCSWDM 

and the City of Sammamish development code complement each other. 

 

 

How to Use this Document 
This Addendum shall be used in coordination with the 2009 KCSWDM2016 KCSWDM for the 

following: 

 

• To translate specific wording or reference from King County to the City. 

• To cross-reference City ordinances and City maps in lieu of King County ordinances and 

maps. 

• To provide a linkage or reference to other City requirements such as more restrictive 

requirements outlined in basin plans and the City’s Critical Areas Ordinances. 

• To provide exceptions and additions to the KCSWDM. 

 

The 2009 KCSWDM2016 KCSWDM shall be used in its entirety except as directed in this 

Addendum.  Exceptions and additions to the 2009 KCSWDM2016 KCSWDM are organized and 

referenced by chapter and section in the same manner as the 2009 KCSWDM2016 KCSWDM. 

Some global changes are provided in this preface, which shall be applied throughout the entire 

2009 KCSWDM2016 KCSWDM. The user shall override the maps and references to other 

documents as indicated within this Addendum. 
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Addendum Organization 
The information presented in this Addendum is organized as follows: 

 

• Preface – How to use this Document: This preface provides instructions for using the City 

of Sammamish’s Addendum to the 2009 KCSWDM2016 KCSWDM.   It also defines terms   

in the 2016 KCSWDM that are used differently for the City of Sammamish; City 

departments that are equivalent to county departments referred to in the 2016 KCSWDM; 

and designations from the 2016 KCSWDM that do not apply to proposals in the City of 

Sammamish. 

 

• Chapter 1 – Drainage Review and Requirements: The City of Sammamish has made 

several minor changes to Chapter 1 of the 2009 KCSWDM2016 KCSWDM. This 

Addendum provides replacement and supplemental text for specific sections of Chapter 1. 

Apart from these changes, the King County version of Chapter 1 applies for to proposals in 

the City of Sammamish. 

 

• Chapter 2 – Drainage Plan Submittal: The City of Sammamish has made minor changes 

to Chapter 2 of the 2009 KCSWDM2016 KCSWDM. Section 2.4.2 has been modified to 

include an additional requirement for the inspection of installed LID BMPs. The King 

County version of Chapter 2 applies for to proposals in the City of Sammamish, except that 

the applicant shall refer to the City of Sammamish documents for technical submittal 

requirements, project plan requirements, and as-built requirements. 

 

• Chapter 3 – Hydrologic Analysis and Design: The City of Sammamish has made no 

changes to Chapter 3 of the 2009 KCSWDM2016 KCSWDM. The King County version of 

Chapter 3 applies for to proposals in the City of Sammamish. This Addendum to Chapter 3 

provides guidance on the application of the various flow control standards specified in the 

2009 KCSWDM. 

•  

• Chapter 4 – Conveyance System Analysis and Design: The City of Sammamish has made 

no minor changes to Chapter 4 of the 2009 KCSWDM2016 KCSWDM. More stringent 

requirements for allowable pipe materials, deflection, maximum distance between 

structures, and other requirements are listed in the City of Sammamish Addendum. Apart 

from these changes, the King County version of Chapter 4 applies to proposals in the City of 

Sammamish.  The addendum to Chapter 4 provides replacement text for the sections that are 

changed. Apart from these changes, The the King County version of Chapter 4 applies for to 

proposals in the City of Sammamish. 

 

• Chapter 5 – Flow Control Design: The City of Sammamish has made very minor changes 

to Chapter 5 of the 2009 KCSWDM2016 KCSWDM.  This addendum to Chapter 5 provides 

replacement text for the sections that are changed.  Design criteria for ponds have been 

added/modified to address pond aesthetics.  Apart from these changes, the King County 

version of Chapter 5 applies tofor proposals in the City of Sammamish. 

 

The City of Sammamish has adopted a Low Impact Development Ordinance that 

encourages the use of LID site planning techniques within the City. LID site planning 
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techniquesapplications can be usedhelp to reduce the size of flow control facilities 

following the credits specifiedrequired in the 2009 KCSWDM2016 KCSWDM. 
 

• Chapter 6 – Water Quality Design: The City of Sammamish has made minor changes to 

Chapter 6 of the 2009 KCSWDM2016 KCSWDM. This addendum to Chapter 6 provides 

replacement text for the sections that are changed. Apart from these changes, the King 

County version of Chapter 6 applies for to proposals in the City of Sammamish. 

 

The City of Sammamish amends Chapter 6 of the 2016 KCSWDM to allow for bioretention 

to be utilized as a pretreatment facility.  

 

The City of Sammamish requires higher levels of phosphorus removal for areas that drain to 

Beaver Lake and Pine Lakesome lakes based on specific studies. The 2009 KCSWDM2016 

KCSWDM Addendum identifies the procedures to follow and the areas that are involved in 

higher levels of phosphorus removals. 

 

• Definitions: The City of Sammamish has made changes to the definitions section of the 

2009 KCSWDM2016 KCSWDM. This Addendum to the Definitions section provides 

replacement text for the definitions that are changed. Apart from these changes, the King 

County version of the Definitions Section applies for to proposals in the City of 

Sammamish. 

•  

• Appendices: Appendices A, B, C, and D apply to proposals in the City of Sammamish. 

 

• References: King County Reference sections 2, 3, 4B, 7C, 9, and 10 do not apply to the 

City of Sammamish. King County Reference sections 7B, 8F, 8G, 8I, 8J, 8K, 8L, 8M, 8N, 

8O, 8P, 8Q have been replaced by a City of Sammamish reference. The King County 

version of Reference section 1, 4A, 4C, 4D, 5, 6, 7A and 8A through 8E, 8I, 11 apply to 

proposals in the City of Sammamish.  

 

• Appendices: Appendix B does not apply to the City of Sammamish. Appendices A, C, and 

D apply to proposals in the City of Sammamish. 

 

• References: King County Reference sections 2, 3, 4B 4D, 7C, 8M8N through 8Q, 9, 10, and 

14B do not apply to the City of Sammamish. King County Reference sections 1, 4A, 4B, 

7bB, 8G8D, and 8J, 8K, 8L through 8M have been replaced by a City of Sammamish 

reference. The King County version of Reference section 1, 4A, 4C 5, 6, 7Aand 8A through 

8F8C, 8E, 8F, 8G,and 8I, 9, 11, and 14A apply to proposals in the City of Sammamish.   New 

reference numbers 11 & 14 hashave been added. 

 

 

City Equivalents for County Agencies 
Unless the context requires otherwise, any reference to “County”, “King County”, or county 

department, shall refer to the City of Sammamish and any reference to county staff shall refer to 

the City Manager or designee, unless specifically referring to the Department of Community 

Development (DCD). 
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City Equivalents for County Ordinances 
For proposals in the City of Sammamish, all reference in the KCSWDM to the following 

ordinances or municipal codes shall be replaced by reference as indicated in the following table. 

 

King County 

Code (KCC) Description 

Sammamish 

Municipal Code 

(SMC) Description 

KCC 16.82 BUILDING AND 

CONSTRUCTIONSTANDARDS-

Clearing and Grading 

SMC 16.15 Clearing and Grading 

KCC 21A.14 Development Standards Design 

Requirements 

SMC 21A.25 Development Standards – 

Density and Dimensions 

KCC 21A.24 

 

 

 

KCC 21A.06 

 

 

 

KCC 20.14 

Critical Areas 

 

 

 

Technical Terms and Land Use 

Definitions 

 

 

Basin Plans 

SMC 21A.50 

 

 

 

SMC 

21A.15.254 

 

 

 

SMC 24.20020 

Development Code – 

Environmentally Critical 

Areas 

 

 

Definitions 

 

 

 

 

Interim Comprehensive 

Plan – Basin Plans 

 

KCC 25 Shoreline Management SMC 25 Shoreline Management 

KCC 9* Surface Water Management SMC 13 

 

SMC 15.10 

Surface Water Management 

 

Flood Damage Prevention 

*Title 9 still applies to the City of Sammamish per Ordinance 099-17, and is supplemented with SMC 15. 

 

 

In general, references to the King County Critical Areas Ordinance (KCC 21A) are to be 

replaced by reference to the Sammamish Municipal Code (SMC 21A), particularly, chapter SMC 

21A.50, Environmentally Critical Areas. Definitions for critical areas terminology may be found 

in SMC 21A.15. The following table provides   additional detail on critical areas. 
 

King County 

Code (KCC) Description 

Sammamish 

Municipal Code 

(SMC) Description 

Title 2 Administration 20 Administrative 

Procedures, 

Environmental Policy 
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King County 

Code (KCC) Description 

Sammamish 

Municipal Code 

(SMC) Description 

21A.24.230 Flood hazard area 21A.50.230 

 

 

15.10 

Frequently flooded 

areas  

 

Flood Damage 

prevention 

 

21A.24.311 – 

 

 

 

 

21A.24.314 

Critical Aquifer recharge area 21A.50.280 

 

 

 

 

21A.15.253 

Critical aquifer recharge 

areas – Development 

standards and permitted 

alterations 

 

Definition 

 

21A.24.2302

20 

Erosion hazard area 21A.50.220 

 

 

 

21A.50.225 

 

 

 

21A.15.415 

 

21A.15.417 

Erosion hazard areas – 

Development standards and 

permitted alterations. 

 

Erosion hazards near 

sensitive water bodies – 

Special district overlay. 

 

Definition Erosion hazard areas 

 

Definition Erosion hazards near 

sensitive water body overlay 

 

21A.24.280 Landslide hazard area / Landslide hazard 

drainage area 

21A.50.260 

 

 

 

21A.15.680 

 

Landslide hazard area – 

Development standards and 

permitted alterations 

 

Definition 

 

21A.24.290 Seismic hazard areas 21A.50.270 

 

 

 

21A.15.1045 

Seismic hazard area – 

Development standards and 

permitted alterations 

 

Definition 

 

21A.24.310 Steep slope hazard areas 21A.15.1230 

 

 

 

21A.15.1230 

Definition. Steep slope hazard 

areas now included as part of 

landslide hazard areas. 

 

Definition 

 

21A.24.318 – 

21A.24.345 

Wetlands areas 21A.50.290 – 

 

 

 

21A.50.320 

 

21A.15.1415 

Wetlands - Development 

standards and permitted 

alterations 

 

Definition 
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King County 

Code (KCC) Description 

Sammamish 

Municipal Code 

(SMC) Description 

21A.24.355 – 

21A.24.381 

Aquatic Areas 21A.50.330 – 

21A.50.350 

Streams 

21A.24.383 

382 - 

21A.24.388 

Wildlife habitat conservation areas 21A.15.468 

21A.50 

Wildlife habitat conservation 

areas 

 

 

City Equivalents for County Maps 
For proposals in the City of Sammamish, all reference in the 2016 KCSWDM to the following 

maps shall be replaced by reference as indicated in the following table. 
 

King County Map or Designation City of Sammamish Map* 

Flow Control Applications Map Flow Control Applications Map.  

Map included in Sammamish Addendum 

Landslide Hazard Drainage Areas Map Landslide Hazard Drainage Area Map.   

Map included in Sammamish Addendum 

Water Quality Applications Map Water Quality Applications Map.   

Map included in Sammamish Addendum 

Erosion Hazard Near Sensitive Water Bodies Map Erosion Hazard Near Sensitive Water Bodies Map  

Map included in Sammamish Addendum 

Flood Hazard Area as defined in KCC 21A.06 Environmentally Sensitive Areas Map 

 

Frequently flooded areas include all areas of special flood 

hazards within the jurisdiction of the City of Sammamish 

as defined in SMC 21A.5015.230 532 and as shown on 

the Environmentally Sensitive Areas Map. 

 

 
Erosion Hazard Area* Definition provided in SMC 21A.5015.220415 

Landslide Hazard Area* Definition provided in SMC 21A.5015.260680 

Critical Aquifer Recharge AreaLandslide Hazard 

Drainage Area 

Definition provided in SMC 21A.5015.280253Definition 

provided in SMC 21A.15.681 

Critical Aquifer Recharge Area* Definition provided in SMC 21A.5015.280253 

* Maps are on the City’s web site at 

http://www.sammamish.us/departments/publicworks/Maps.aspx#http://www.ci.sammamish.wa.us/Ma

ps.aspx. 

 

 

City Equivalents for County Plans or Studies 
In general, references to county-approved plans or studies in the 2016 KCSWDM are to be 

replaced by reference to appropriate City-approved plans or studies. If comparable City- 
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approved plans or studies do not exist, then references to County-approved plans or studies shall 

be retained for proposals in the City of Sammamish. 

 

 

County Designations that do not Apply in the City 
The following designations are used in the 2009 KCSWDM2016 KCSWDM but are not 

currently used in the City of Sammamish; any reference in the 2016 KCSWDM to the existence 

of areas with these designation or thresholds or requirements for such areas is to be disregarded 

for proposals in the City of Sammamish: 

 

• Agricultural Project 

• Coal Mine Hazard Area 

• Forest Production Zone Area 

• Master Drainage Plans (MDPs) 

• Rural Residential Development 

• Sensitive Area Folio - refer to City of Sammamish Sensitive Areas Maps at 

http://www.sammamish.us/departments/publicworks/Maps.aspx# 

http://www.ci.sammamish.wa.us/Maps.aspx 

• Stormwater Compliance Plans (SWCPs) 

• Urban Planned Development 

• Zoning Classifications: The 2016 KCSWDM references to Agricultural (A) Zoning, Forest 

(F) Zoning, or Rural (R) Zoning are intended for areas outside of the Urban Growth 

Boundary; therefore, the City of Sammamish contains no equivalent zoning. Project 

proponents should refer to City zoning maps to determine which zoning classifications apply 

to their projects. 

 

 

Equivalency of the KCSWDM Relevant to the City of Sammamish 
Note that King County Code (KCC) Chapter 9.04 (Surface Water Runoff Policy) and the 

KCSWDM alone are not equivalent with the Ecology manual. In a letter to King County dated 

February 19, 2008, Ecology identified additional requirements that a Phase II community needs 

to incorporate in order to be able to adopt the KCSWDM as an equivalent to the Ecology 

Manual. These other adopted requirements and the aspects of the Ecology manual or permit 

requirements that they address are listed in the following table. The table also identifies the 

equivalent City of Sammamish code or  the requirement that needs be followed to obtain 

equivalency and be in compliance with the Permit. 

 
 

 

Ecology Requirement King County Code (KCC) 

Sammamish Municipal Code 

(SMC) or Requirement 

Construction erosion and sediment 

controls are required for all new and 

redevelopment projects, regardless 

of project size. 

To meet this requirement, King 

County relies on KCC 16.82.095 

Clearing and Grading to require 

erosion and sediment controls at all 

sites where a site is disturbed, 

regardless of whether a permit is 

required. 

The City of Sammamish meets 

this requirement in SMC 

 

16.15.090 Clearing and Grading. 
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Ecology Requirement King County Code (KCC) 

Sammamish Municipal Code 

(SMC) or Requirement 

The application of construction 

erosion and sediment control 

requirements and the soil quality 

and depth best management 

practice (BMP) for flow control 

are not currently located in the 

2016 KCSWDM. 

These requirements are located in 

KCC 16.82 Clearing and Grading. 

To meet this requirement, follow 

“BMP T5.13: Post- Construction 

Soil Quality and Depth” in the 

Ecology Manual, and provided 

herein as Reference 11. 

The wetlands protection 

requirement (Minimum 

Requirement #8) is not contained in 

the 2016 KCSWDM,. 

Wetland protection requirements are 

located in KCC 21A.24 Critical 

Areas. 

The City of Sammamish meets 

this requirement in SMC 

21A.50.290 through 21A.50.632. 

 

Wetland management area- 

Special district overlay is 

provided in 21A.50.322. 

 

Wetland definitions are proved in 

SMC 21A.15.1395 through 

21A.15.1415. 

Exemptions for treatment and 

flow control in rural areas 

(allowed for up to 4% total 

impervious area and 15% new 

pervious area). 

Ecology approves the exemptions 

based on the County’s rural area 

clearing restrictions in KCC 

 

16.82 Clearing and Grading. 

 

Buffer requirements are 

contained in KCC 21A.24 

Critical Areas. 

The City of Sammamish meets 

these requirements in SMC 16.15 

and SMC 21A.50. 
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CHAPTER 1 – Drainage Review and Requirements 

 
The City of Sammamish has made several minor changes to Chapter 1 of the 2009 

KCSWDM2016 KCSWDM. This chapter provides replacement and supplemental text for 

specific sections of Chapter 1. Apart from these changes, the King County version of Chapter 1 

applies for proposals in the City of Sammamish. The City’s changes to the County document are 

as follows: 

 

• Key Terms and Definitions (page 1-1 of the 2009 KCSWDM2016 KCSWDM) — 

Replace all references to KCC 21A with SMC 21A. In addition, the following changes to 

specific terms apply: 

 
Term 

(page) Action 

Critical 

aquifer 

recharge area 

(p 1-2) 

Replace as follows per SMC 21A.15.253: 

 

“Critical aquifer recharge areas” means those areas in the City of Sammamish with a 

critical recharging effect on aquifers used for potable water as defined by WAC 365-

190-030(2). CARAs have prevailing geologic conditions associated with infiltration 

rates that create a high potential for contamination of groundwater resources or 

contribute significantly to the replenishment of groundwater. CARAs shall be 

classified based on the following criteria: 

(1) Class 1 CARAs include those areas located within the mapped one- or five-year 

capture zone of a wellhead protection area. 

(2) Class 2 CARAs include those areas located within the mapped 10-year capture 

zone of a wellhead protection area. 

(3) Class 3 CARAs include those areas outside wellhead protection areas that are 

identified as high aquifer recharge potential areas based on characteristics of surficial 

geology and soil types. (Ord. O2013-350 § 1 (Att. A); Ord. O2005-193 § 2)is the 

critical area designation that is applied to areas where extra protection of groundwater 

quantity and quality is needed because of known susceptibility to contamination and 

importance to drinking water supply.  Such areas are delineated on maps provided by 

the City.  See the “Definitions” section for more details. 

 

Critical aquifer recharge areas are regulated in SMC 21A.50.280 Critical aquifer 

recharge areas – Development standards. 

 

Also mapped.   See City’s website 

Critical 

Drainage 

Area 

 

(p 1-2) 

Replace as follows per SMC 21A.15.255: 

 

“Critical drainage area” means an area that has been formally determined by the King 

County Ssurface Wwater Mmanagement Ddepartment to require more restrictive 

regulation than countywide standards afford in order to mitigate severe flooding, 

drainage, erosion, or sedimentation problems that result from the cumulative impacts 

of development and urbanization.  (Ord.O2003-132 § 10). 

 

Critical drainage areas are defined in SMC 21A.15.255 and are regulated in SMC 

21A.50.355 Lake management areas – Special District overlay. 
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Term 

(page) Action 

Erosion 

hazard area 

(p 1-23) 

Replace as follows per SMC 21A.15.415: 

 

“Erosion hazard area” is the critical area designation that is applied to areas underlain 

by soils that are subject to severe erosion when disturbed.  See the “Definitions” 

section for more details. 

 

Erosion hazard areas are regulated in SMC 21A.50.220 Erosion hazard areas – 

Development standards and permitted alterations. 

Flood Hazard 

Area 

(p 1-3) 

Replace as follows per SMC 15 Flood Damage Prevention: 

 

SMC 15 shall be the basis for establishing the areas of special flood hazard. 

Landslide 

Hazard Area 

(p 1-35) 

Replace as follows per SMC 21A 15.680: 

 

“Landslide hazard area” is the critical designation that is applied to areas potentially 

subject to risk of mass movement due to a combination of geologic, topographic, and 

hydrologic factorsto severe risk of landslide due to topography, soil conditions, and 

geology. See the “Definitions” section for more details. 

 

ErosionLandslide hazard areas are regulated in SMC 21A.50.260 Landslide hazard 

areas – Development standards and permitted alterations. 

 

Landslide 

Hazard 

Drainage Area 

(p 1-5) 

Replace as follows: 

 

“Landslide hazard drainage area” are areas where overland flows pose a significant 

threat to health and safety because of their close proximity to a landslide hazard area as 

defined by SMC 21A.15.680.  Mapped Landslide hazard drainage areas are 

approximate.  Public Works may determine that areas not mapped as Landslide hazard 

drainage areas may meet this definition.  Replace as follows: per SMC 21A.15.681 

 

“Landslide hazard drainage area” means a specially mapped area where the City has 

determined thatare areas where overland flows  from new projects will pose a 

significant threat to health and safety because of their close proximity to a landslide 

hazard area as defined by SMC 21A.15.680.  Landslide hazard drainage areas are 

mapped in Appendix I and are approximate.  Site specific information will be used to 

verify application to development projects. 

 

• Section 1.1.1 PROJECTS REQUIRING DRAINAGE REVIEW (page 1-9 12 of the 

2009 KCSWDM2016 KCSWDM) — Replace the “King County Permits and Approvals” 

table with the following table and adding new numbers 7 and 8. 

 

7. Projects located in landslide hazard drainage areas that will result in 500 square feet 

or more of new impervious surface. 

8. Projects as listed in SMC 13.20.020. 
 

City of Sammamish Permits and Approvals 

Construction Permits 

Right of Way Permit 

Site Development Permits 

Conditional Use Permits 

Clear and Grade Permit 
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Shoreline Management Substantial Development Permits 

Short Subdivision Developments (Short Plat) 

Subdivision Developments (Plats) 

Commercial Site Development Permit (CSDP) 

Unified Zone Development Permit (UZDP) 

Plat Alterations 

Notes: See SMC 20.05 – PROCEDURES FOR LAND USE PERMIT APPLICATIONS, 

PUBLIC NOTICE, HEARINGS, AND APPEALS for additional information. 
 

• Figure 1.1.2.A FLOW CHART FOR DETERMINING TYPE OF DRAINAGE 

REVIEW REQUIRED (page 1-14 of the 2016 KCSWDM) — Amending Figure 1.1.2.A 

such that the first box reads: 
 

Is the project a single family residential or agricultural project that results in ≥2,000 sf of new plus 

replaced impervious surface or ≥7,000 sf of land disturbing activity, results in less than 5,000 

square feet of new plus replaced pollution generating impervious surface, results in less than ¾ acre 

of pollution generating pervious surfaces, or is a project that results in 500 square feet or more of new 

impervious surface in a landslide hazard drainage area AND meets one of the following criteria: 

 

• Table 1.1.2.A REQUIREMENTS APPLIED UNDER EACH DRAINAGE REVIEW 

TYPE (page 1-15 of the 2016 KCSWDM) — Amending Table 1.1.2.A such that the first 

box reads: 
 

Single family residential projects and agricultural projects that results in ≥2,000 sf of new plus 

replaced impervious surface or ≥7,000 sf of land disturbing activity but do not exceed the new plus 

replaced PGIS, new PGPS, and new pervious surface thresholds specified in Sec. 1.1.2.1; OR is an 

agricultural project that qualifies for the “Impervious Surface Percentage Exemption For Agricultural 

Projects”; OR is a project that results in 500 square feet or more of new impervious surface in a landslide 

hazard drainage area. 

 

• Section 1.1.2.1 SIMPLIFIED DRAINAGE REVIEW (page 1-16 of the 2016 

KCSWDM) — Amending paragraph four under the title “Threshold” such that it reads as 

the following: 
 

Simplified Drainage Review is required for any single family residential project or agricultural project 

that will result in 2,000 square feet8 or more of new impervious surface, replaced impervious surface, or 

new plus replaced impervious surface, or 7,000 square feet or more of land disturbing activity, OR is a 

project that results in 500 square feet or more of new impervious surface in a landslide hazard drainage 

area, AND meets one of the following criteria: 

 

• Section 1.2 CORE REQUIREMENTS, Downstream Water Quality Problems 

Requiring Special Attention (page 1-26 2930 of the 2009 KCSWDM2016 KCSWDM) 

— The following supplemental information is added to this section: 

 

The 2009 KCSWDM2016 KCSWDM recognizes water quality problems requiring special 

mitigation measures to protect receiving waters. A water quality problem is defined as a 

problem documented by the state to exceed the state’s numeric water quality standard. The 

2009 KCSWDM2016 KCSWDM references Category 2, 4, and 5 water quality problems as 

requiring special attention.  Within the City of Sammamish, the following water quality 
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problems are currently listed by the Department of Ecology, based on the 2008 2015 Water 

Quality Assessment, approved by the U.S. Environmental Protection Agency on January 

29July 22, 20092016. The latest designated impaired waterbodies can be viewed at  

http://www.ecy.wa.gov/programs/wq/303d/currentassessmt.html. 
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Impaired Water Body Parameter Category* 

Lake Sammamish Dissolved oxygen, polychlorinated biphenyls (PCBs), 

bioassessmentDissolved oxygen, fecal coliform 

5 

Lake Sammamish Total phosphorus, 2,3,7,8-TCDD TEQ, sediment 

bioassayTotal phosphorus 

2 

Pine Lake Creek Dissolved oxygen, temperature, bacteriaFecal coliform, 

dissolved oxygen, total phosphorus 

5 

Pine Lake Creek Mercury 2 

Pine Lake Bacteria 2 

Laughing Jacobs Creek Bacteria, bioassessment, temperature, dissolved 

oxygenFecal coliform, dissolved oxygen 

5 

Evans Creek Temperature 4a 

Eden Creek** Bioassessment, temperature, bacteria 5 

Eden Creek** Copper, dissolved oxygen 2 

Ebright Creek BioassessmentFecal coliform 5 

Ebright Creek Dissolved oxygen, mercuryDissolved oxygen 2 

Evans Creek Fecal coliform, dissolved oxygen, temperature 4a 

Evans Creek pH 2 

Beaver Lake No. 2 Total phosphorus 25 

* Definition of Categories for impaired waterbodies: 

o Category 2:   Waters of concern, some evidence of water quality problem. 

o Category 4 (a and b): Polluted waters with a plan (TMDL) or pollution control program in place 

to address the problem. 

o Category 5: Polluted waters, a TMDL plan is required. 

** Also known as George Davis Creek. 

 

Projects that discharge to the impaired waterbodies identified above may be required to 

implement special treatment to address the water quality problem in accordance with the 

requirements outlined in Section 1.2.2.3, Water Quality Problem Impact Mitigation. 

 

Studies and lake management plans have determined that Beaver and Pine Lakes within the 

City of Sammamish require a higher level of total phosphorus reduction than that currently 

required by the 2009 KCSWDM2016 KCSWDM.  For projects that drain to Beaver Lake or 

Pine Lake, the project proponent shall contact the City for specific requirements necessary to 

attain the desired level of total phosphorus reduction. Sensitive Lake Water Quality 

Treatment and 80% total phosphorus removal using All Known Available and Reasonable 

Technology (AKART) shall be provided. 

 

The federal Clean Water Act requires that a Total Maximum Daily Load (TMDL) cleanup 

plan be developed for each of the waterbodies on the state’s list of impaired waterbodies, 

known as the “303(d) list.”  The TMDL study identifies pollution problems in the watershed, 

and specifies how much pollution needs to be reduced or eliminated to achieve clean water. 

Ecology has prepared TMDLs for fecal coliform bacteria, temperature and dissolved oxygen 

for the Bear-Evans watershed. Strategies identified in the TMDLs to address the water 

quality impairment in the Bear-Evans watershed are listed below. Development or 

redevelopment projects within the City of Sammamish that ultimately drain to Evans Creek 

should incorporate these actions as appropriate. 

 

Exhibit 2



   

 

City of Sammamish Surface Water Design Manual Addendum to 2016 KCSWDM Page 16 
 

TMDL – Implementation Strategy for Fecal Coliform Bacteria in the Evans Creek 

Watershed 

 

o Implement structural (as appropriate) and non-structural stormwater source control 

best management practices (BMPs). 

o Restore riparian vegetation to help filter out stormwater pollutants. 

o Properly manage domestic animal and livestock wastes. 

 

TMDL – Implementation Strategy for Temperature and Dissolved Oxygen in the Evans 

Creek watershed 

 

o Plant new and preserve existing trees in the riparian zone along lengths of the 

creeks. 

o Investigate opportunities to enhance groundwater recharge. 

o Restore and protect wetlands in areas that will benefit the stream and enhance habitat. 

o Consider a water management strategy that recognizes the benefits of maintaining 

summer baseflows. 

o Minimize human-caused sources of nutrients in the watershed. 

 Soil Amendment Requirement 

All projects that propose 7,000 square feet of land disturbing activity, or more, are 

required to amend the soils as specified below. This requirement is intended to apply to 

all projects independent of what surface water design manual is used. 

 

• Except as otherwise provided below, areas that have been cleared and graded shall have 

the soil moisture holding capacity restored to that of the original undisturbed soil native 

to the site to the maximum extent practicable. The soil in any area that has been 

compacted or that has had some or all of the duff layer or underlying topsoil removed 

shall be amended to mitigate for lost moisture-holding capacity. The amendment shall 

take place between May 1 and October 1. The topsoil layer shall be   a minimum of 

eight inches thick, unless the applicant demonstrates that a different thickness will 

provide conditions equivalent to the soil moisture- holding capacity native to the site. 

The topsoil layer shall have an organic matter content of between five to ten percent dry 

weight and a pH suitable for the proposed landscape plants. When feasible, subsoils 

below the topsoil layer should be scarified at least four inches with some incorporation 

of the upper material to avoid stratified layers. Compost used to achieve the required 

soil organic matter content must meet the definition of "composted materials" in WAC 

173-350-220. 

• This subsection does not apply to areas that: a. Are subject to a state surface mine 

reclamation permit; or b. At project completion are covered by an impervious surface, 

incorporated into a drainage facility or engineered as structural fill or slope. 

 

Section 1.2.3.1 AREA-SPECIFIC FLOW CONTROL FACILITY REQUIREMENT   

 

o Add new sections following IMPERVIOUS SURFACE PERCENTAGE 

EXEMPTION FOR AGRICULTURAL PROJECTS (page 1-42 of the 2016 

KCSWDM) 
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o  

 

 

 

 MAINTENANCE EXEMPTIONS 

 

The following pavement maintenance practices are exempt: 

 

a) Pothole and square cut patching 

b) Overlaying existing asphalt or concrete pavement with asphalt or concrete 

without expanding the area of coverage (overlaying permeable or pervious 

pavements with traditional (non-permeable) asphalt or pavement is not 

considered pavement maintenance) 

c) Shoulder grading 

d) Reshaping/regrading drainage systems 

e) Crack Sealing 

f) Resurfacing with in-kind material without expanding the road prism 

g) Pavement preservation activities that do not expand the road prism 

h) Vegetation maintenance 

i) Catch basin and pipe maintenance 

j) Regrading/reshaping/resurfacing of existing ramps or sidewalks to meet 

ADA requirements 

k) Underground utility projects that replace the ground surface with in-kind 

material or materials with similar runoff characteristics. 

l) Projects that do not impact the base course are exempt and are not 

considered “replaced impervious”. 

 

a.  

 MAINTENANCE NON-EXEMPTIONS 

 

The following pavement maintenance practices are not exempt.   

 

a) The practices subject to the Core Requirements that are triggered when the 

thresholds are met or exceeded. The extent to which the manual applies is 

explained for each circumstance. 

b) Removing and replacing a paved surface and impacting the base course. If 

impervious surfaces are not expanded, Core Requirements #1, 5, 6, and 9 

apply.  

o  

 

• Section 1.2.8 CORE REQUIREMENT #8: WATER QUALITY 

o Add the following new maintenance exemptions and non-exemptions under the 

section EXEMPTIONS FROM CORE REQUIREMENT #8 (page 1-69 of the 2016 

KCSWDM) 
 

 4.  MAINTENANCE EXEMPTIONS 
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The following pavement maintenance practices are exempt: 

 

a) Pothole and square cut patching 

b) Overlaying existing asphalt or concrete pavement with asphalt or concrete 

without expanding the area of coverage (overlaying permeable or pervious 

pavements with traditional (non-permeable) asphalt or pavement is not 

considered pavement maintenance) 

c) Shoulder grading 

d) Reshaping/regrading drainage systems 

e) Crack Sealing 

f) Resurfacing with in-kind material without expanding the road prism 

g) Pavement preservation activities that do not expand the road prism 

h) Vegetation maintenance 

i) Catch basin and pipe maintenance 

j) Regrading/reshaping/resurfacing of existing ramps or sidewalks to meet 

ADA requirements 

k) Underground utility projects that replace the ground surface with in-kind 

material or materials with similar runoff characteristics. 

l) Projects that do not impact the base course are exempt and are not 

considered “replaced impervious”. 

 

5. MAINTENANCE NON-EXEMPTIONS 

The following pavement maintenance practices are not exempt.   

 

a) The practices subject to the Core Requirements that are triggered when the 

thresholds are met or exceeded. The extent to which the manual applies is 

explained for each circumstance. 

b) Removing and replacing a paved surface and impacting the base course. If 

impervious surfaces are not expanded, Core Requirements #1, 5, 6, and 9 

apply.  

 

• Section 1.3.1 SPECIAL REQUIREMENT #1: OTHER ADOPTED AREA- SPECIFIC 

REQUIREMENTS (page 1-77 99 of the 2009 KCSWDM2016 KCSWDM) — Replace 

the table in Section 1.3.1 on page 1-78 100 with the following: 

 
Threshold Requirement 

If a proposed project is in a basin plan or 

lake management plan… 

THEN the proposed project shall comply as 

codified by the City of Sammamish Municipal 

Code. 
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CHAPTER 2 – Drainage Plan Submittal 

 
The City of Sammamish has added supplemental information and made minor changes to 

Chapter 2 of the 2009 KCSWDM2016 KCSWDM, as described below. Apart from this 

information, project proponents should refer to the county document for guidance on drainage 

plan submittal. All submittal reviews shall be conducted by the Department of Community 

Development (DCD). 

 

 

Supplemental Information 
As part of our Surface Water Design Manual the applicant shall refer to the following documents 

for Project Plans and As-Builts. 

 

1. Site Development Permit – Technical Submittal Requirements (Pages 3-5 relate to 

Stormwater). This document is provided on the city website. at: 

http://www.ci.sammamish.wa.us/files/document/7089.pdf 

2. The applicant shall use the City of Sammamish Standard Development Project Close-

out (M/D Period) PW Administration Items Requirements/Checklist form (available 

from the City of Sammamish Department of Community Development as a guide to 

assembling a First Submittal Intake package. 
 

 

Section 2.4.2 FINAL CORRECTED PLAN SUBMITTAL (page 2-3539 of the 20092016 

KCSWDM) —   
 

Replace Section 2.4.2 in entirety as follows: 

 

The applicant shall use the City of Sammamish Standard Development Project Close-out (M/D 

Period) PW Administration Items Requirements/Checklist form (available from DCD) as a guide 

to assembling a Second Submittal Intake package for project closeout. 

 

 

During the course of construction, special inspections are required for LID and Flow Control 

BMPs. Once construction is completed, a qualified professional shall provide a signed letter 

verifying that the BMPs have been inspected, installed correctly, and are functioning as 

designed. Any as-built deviations from the design shall be explained clearly in the letter. 
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CHAPTER 3 – Hydrologic Analysis and Design 

 
The City of Sammamish has made no changes to Chapter 3 of the 2009 KCSWDM2016 

KCSWDM. Project proponents should refer to the county document for guidance on hydrologic 

analysis and design. 

 

The City of Sammamish has identified specific areas requiring Level 2 or Level 3 flow control as 

defined within the KCSWDM. Flow control areas are identified in the flow control maps 

accompanying this Addendum. 

 

The City of Sammamish accepts continuous models that have been approved by Ecology. 

Included among these are: 

 

o King County Runoff Time Series (KCRTS): This is the hydrologic model that 

accompanies the 2009 KCSWDM. Ecology has deemed this model to be equivalent to the 

requirements of the Ecology manual provided that compliance for the flow-duration 

curves are consistent with the method Ecology uses. The model includes hourly and 15-

minute rainfall. The 15-minute rainfall is used to determine peak flows used for 

conveyance design. 

o Western Washington Hydrologic Model (WWHM): This is the hydrologic model that 

accompanies the (Ecology Manual). WWHM incorporates routines to evaluate LID 

techniques. WWHM was initially developed for detention and water quality design and 

did not focus on peak flow predictions for conveyance design. The standard model does 

not include rainfall data that would be suitable for determining peak flows for 

conveyance design. 

 

o MGSFlood: This is the hydrologic model originally developed for Washington State 

Department of Transportation (WSDOT) for use in transportation projects. MGSFlood 

incorporates an extended rainfall database of 158 years in length created by combining 

rainfall records from different locations in the Pacific Northwest. It has recently 

incorporated a rainfall that is disaggregated to a 5- minute timestep to assist in the design 

of conveyance. MGSFlood also incorporates routines to evaluate LID techniques 

 

The approved models are all derivatives of the Hydrologic Simulation Program- FORTRAN 

(HSPF) model. The City also accepts use of the HSPF model, provided suitable documentation is 

provided and approved concerning the runoff parameters used for the analyses. Approved 

regional parameters or basin-specific parameters developed during a basin plan can be used. 

Alternative parameters can be used following the protocols described in the 2009 KCSWDM. 

 

Hydrologic analysis methods must follow “Table 3.2 Acceptable Uses of Runoff Computation 

Methods” found on page 3-10 12 of the 2009 KCSWDM2016 KCSWDM. Derivatives of   HSPF 

(e.g., KCRTS, MGSFlood, and WWHM) can be applied as indicated under the “KCRTS” 

column. As noted above, there are differences the rainfall data used for these derivative models.  

These differences are most noticeable in the generation of peak  flows used for conveyance 
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design. The City of Sammamish currently accepts both KCRTS and MGSFlood for conveyance 

design. 
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CHAPTER 4 – Conveyance System Analysis and Design 

 
The City of Sammamish has made minor changes to Chapter 4 of the 2016 KCSWDM. The 

following stricter requirements apply as applicable in this chapter: 

 

1. Allowed Pipe Types: 
 
Corrugated polyethylene (CPE) pipe, Polypropylene (PP) pipe, and Polyvinyl chloride (PVC)  

pipe are deleted and shall be replaced with the following allowed pipe and criteria:  

 

WSDOT Section 9-05.24    Polypropylene Culvert Pipe, Polypropylene Storm Sewer Pipe, 
and Polypropylene Sanitary Sewer Pipe 

  
All joints for polypropylene pipe shall be made with a bell/bell or bell and spigot 

coupling and shall conform to ASTM D 3212 using elastomeric gaskets conforming to 

ASTM F 477. All gaskets shall be factory installed on the pipe in accordance with the 

manufacturer' s recommendations. 

 

Qualification for each manufacturer of polypropylene storm sewer pipe requires joint 

system conformance to ASTM D 3212 using elastomeric gaskets conforming to ASTM 

F 477 and a formal quality control plan for each plant proposed for consideration. 

 

A Manufacturer's Certificate of Compliance shall be required and shall accompany the 

materials delivered to the project. The certificate shall clearly identify production lots 

for all materials represented. The Contracting Agency may conduct verification tests of 

pipe stiffness or other properties it deems appropriate. 

 

WSDOT Section 9-05.24(1) Polypropylene Culvert Pipe and Storm Sewer Pipe 

Polypropylene culvert and storm sewer pipe shall conform to the following requirements: 

 For dual wall pipe sizes up to 30 inches: ASTM F2736. 

 For triple wall pipe sizes from 30 to 60 inches: ASTM F2764. 

 For dual wall profile pipe sizes 36 to 60 inches: AASHTO MP 21, Type S or Type D. 

 Fittings shall be factory welded, injection molded or PVC. 

 

(Corrugated polyethylene drainage pipe CPEP pipe will not be allowed as it does not 

meet minimum standards). 

 

2. Acceptable Pipe Sizes: 

12-inch is the minimum diameter pipe to be maintained by the City. 

 

3. Storm Drain Markers: 

Storm drain markers are required at every catch basin.  Markers are to be placed in 
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locations approved by Public Works. 

 

4. Pipe Slope: 

Minimum pipe slope shall be 0.5% 

 

5. Storm Testing: 

All storm system shall be jetted, cleaned, and televisioned prior to final acceptance into City 

maintenance. 

 

6. Structure Locations and Appurtenances: 

Maximum pipe run between structures shall 300-ft.  For maintenance of structures, a truck 

turnaround shall be provided.  Maximum distance between maintenance vehicle access and 

drainage structure shall be 150-ft. Structures located in non-pavement areas shall include 2-

ft wide asphalt ring around structure lid.   

 

7. Pipe Deflections: 

Once backfill is complete, the line and grade at pipe flow line leaving standing water greater 

than ½-inch in depth shall not be accepted and must be repaired prior to acceptance by the 

City. 

 

8. Pipe Anchors: 

Pipe anchor shall include 1" PVC pipe to be installed through the concrete anchor below the 

pipe to allow passing of ground water. 

 

9. Drainage Structures: 

The most updated WSDOT Standard Plans Section B shall be used to determine acceptable 

design standards.   

 

10. Drainage Structures Ladders: 

Ladders required within drainage structures shall not block inlet or outlet pipes and must be 

accessible from structure opening.  Refer to WSDOT Standard Plans for details and 

specifications.   

 

11. Submerged and Surcharged Pipe: 

The 100-year design elevation of downstream stormwater facilities such as stormwater ponds 

or vaults shall be at or below all pipe inverts.  Exception to this standard is the pipe from the 

first catch basin just upstream of the stormwater facility may be submerged to allow pipe 

inlet to facility to be submerged.     
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CHAPTER 5 – Flow Control Design 

 
The City of Sammamish has added supplemental information and made several minor changes to 

Chapter 5 of the 2009 KCSWDM2016 KCSWDM, as described below. Apart from this 

information, project proponents should refer to the county document for guidance on flow 

control design. 
 

 

Supplemental Information 
The City of Sammamish has identified specific areas where the Conservation Flow Control 

(Level 2) and Flood Problem Flow Control (Level 3) flow control standards described in the 

2009 KCSWDM2016 KCSWDM are to be applied within the City. Locations are shown on the 

City of Sammamish Flow Control Applications map accompanying this Addendum. 

 

The King County Basic Flow Control (Level 1) standard does not apply within the City. There 

may, however, be circumstances where the Basic Flow Control standard can be applied. The 

2009 2016 KCSWDM defines the Basic Flow Control Standard as being appropriate for areas 

that drain to a closed conveyance system that discharges to a waterbody designated as a major 

receiving water. Lake Sammamish is designated a major receiving water. Developments that 

drain to closed drainage systems discharging directly to Lake Sammamish could, by definition, 

be eligible for the Basic Flow Control Standard. This would be the case where runoff from a new 

or redevelopment project area discharges to an existing system downstream drainage system 

where downstream capacity issues are likely with an increase in runoff to the system. 

 

Changes to 2009 KCSWDM2016 KCSWDM 
 
• Section 5.1.1.1 DESIGN CRITERIA, Side Slopes (page 5-4 of the 2016 KCSWDM) — 

Amend criteria 2, 3, and 4 to read as follows: 

 

Intent.  The design of stormwater ponds and vaults are intended to be attractive site 

amenities.  Open ponds are intended to appear like natural ponds.  The physical 

appearance of vault walls are also intended to be minimized.  To achieve the design of 

ponds and vaults that are more aesthetically compatible with adjacent land uses, 

standards have been established related to the slope of perimeter side slopes, curvilinear 

design, and the introduction of active and passive recreational elements.  The Director 

may approve designs that do not meet the numeric standards below, provided the intent of 

the proposed design is equal to or better than the design that would accrue through strict 

adherence to these standards (refer to back pages of Sammamish Addendum for 

illustrations of intent).  

 

1) Up to 25% of the pond perimeter interior and exterior side slopes may be steeper than 

3H:1V, if analyzed by a geotechnical engineer for stability and approved by the City. 

2) Pond may contain vertical interior and exterior retaining walls, provided:  
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(a) They are constructed of reinforced concrete per Section 5.1.3 (p. 5-22) and the 

visible surface has an attractive pattern/finish;  

(b) A safety handrail is provided meeting SMC Chapter 16 along the top of the wall, is 

not a cyclone or chain link fence, and is clearly recorded and documented that 

maintenance and repair is not the responsibility of the City; 

(c) At least 75% of the pond interior and exterior perimeter will be a vegetated soil 

slope not steeper than 3H:1V; and  

(d) The design is stamped by a licensed structural engineer. 

 

3) For privately owned and maintained facilities, no more than 25% of the pond interior 

and exterior perimeter may be retaining walls, and building foundations may serve as 

one or more of the pond walls. 

4) Pond interior berms shall be earthen and contain no steeper than 2:1 side slopes. 

  

5) The perimeter of the pond must be designed such that it is curvilinear in design with 

minimum radius of 25-ft and a maximum radius of 100-ft. Intent: To create a pond that 

does not appear manmade (not appearing rectangular in shape). 

 

 

• Section 5.1.1.1 DESIGN CRITERIA, Embankments (page 5-4 of the 2016 KCSWDM)  

Amend criteria 1 to read as follows: 

 

1) Pond berm embankments higher than 6 feet shall require design by a 

geotechnical engineer. Pond embankments adjacent to property lines shall be no 

higher than 6 feet, unless mitigated and approved by the Director. The 

embankment height measurement includes the freeboard and is measured from 

the toe of the slope of the top of the embankment. Mitigation measures for 

exceeding the 6 foot height restriction for berms adjacent to property lines may 

include: 

• Designed and analyzed by a geotechnical engineer or licensed structural 

engineer 

• The toe of embankment slope shall be setback at least 10 feet from the 

property line 

• 10-ft of Type I landscaping shall be provided between toe of berm and 

property line to provide landscape screening.   

 

• Section 5.1.1.1 DESIGN CRITERIA, Setbacks (page 5-7 of the 2016 KCSWDM) — 

Amend to include the following criteria after criteria 5 to read as follows: 

 

6) For pond berm embankments higher than 6 feet, the toe of the exterior slope shall be 

setback 10 feet or more to the tract or from the property line. 
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• Section 5.1.1.1 DESIGN CRITERIA, Landscaping (page 5-8 of the 2016 KCSWDM) – 

Amend to include the following criteria: 

 

1) The opening sentence is modified to read “Landscaping for aesthetic purposes is 

required.” 

 

2) Ponds shall include trails or paths that encourage passive recreation in connection 

with stormwater facilities. Connect stormwater paths to off-site trail systems where 

feasible. Trails within tracts of City-maintained ponds in residential subdivision 

developments shall be designated “to be maintained by the homeowner’s association”. 

Trails or paths that provide passive recreation may be credited for up to 100 percent of 

the onsite recreation space requirement for projects that are required to provide onsite 

recreational space per SMC 21A.30.140 and SMC 21B.30.090.  See Section 5.1.1.1, 

DESIGN CRITERIA, Detention Ponds in Recreation Tracts. 

 

3) Table 5.1.1.A should be expanded to include but not limited to the following: 

 

 Amended Plant List Examples: SMALL TREES AND SHRUBS WITH FIBROUS 

ROOTS 
 

Small Trees/ High Shrubs 
 

 

 
 

Botanical Common 

Acer circinatum Vine maple 

Arbutus unedo  Strawberry Tree 

Amalanchier x grandiflora Serviceberry 

Cornus sericea Red twig dogwood 

Corylus cornuta Filbert 

Morella californica  California Wax Myrtle 

Holodiscus discolor Oceanspray 

Physocarpus opulifolius                 Ninebark 

Pinus contora var contorta Shore pine 

Ribes aureum  

Ribes sanguineum ‘King Edward VII’ Red-flowering current 

Sambucus nigra Black elderberry 

Vaccinium spp. Blueberry 

 

 

Low Shrubs / Ornamental Grasses/ Perennial / Groundcover / Bulbs 

 

 
Botanical Common 

Achillea millefolium Western yarrow 

Arctostaphylos uva-ursi Kinnikinnick 

Aster oblongifolius ‘October Skies’ Aromatic aster 
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Botanical Common 

Cammasia quamash Camas Lily 

Cornus sericea  Dwarf red-twig dogwood 

Festuca idahoensis Idaho fescue 

Fragaria chiloensis ‘Lipstick’         Coastal strawberry 

Gaultheria shallon Salal 

Helianthemum nummularium Sunrose 

Helictotrichon sempervirens Blue oat grass 

Iris tenax Tough-leaf iris 

Mahonia aquifolium Oregon grape-holly 

Lonicera pileata Boxleaf honeysuckle 

Lonicera involucrata Twinberry 

Mahonia nervosa Cascade Oregon grape 

Mahonia repens Creeping mahonia 

Narcissus sp. Daffodil 

Nassella tennuissima (formerly stipa) Mexican feather grass 

Pennisetum alopecuroides Fountain grass 

Philadelphus lewisii Mock-orange 

Pinus mugo pumilio Mugho Pine 

Polysticum munitum Sword fern 

Potentilla gracilis  Graceful cinquefoil 

Prunus laurocerasus ‘Mt. Vernon’ Mt. Vernon Dwarf Laurel 

Rosa gymnocarpa Baldhip rose 

Rosa ‘Hansa’ Double pink old-fashioned rose 

Rosemarinus officinalis Rosemary 

Rhododendron ‘PJM’ hybrids PJM Hybrid Rhododendrons 

Rudbeckia fulgida var. sullivantii  

Salvia ‘May Night’  

Solidago rugosa Goldenrod 

Spiraea japonica  Japanese spireae 

Vaccinium ovatum Evergreen huckleberry 

 

 

• Section 5.1.1.1 DESIGN CRITERIA, Detention Ponds in Recreational Tracts 

(page 5-11 of the 2016 KCSWDM) – Amend section to read as follows:  

Projects required to provide onsite recreational space or landscaped open space per SMC 

21A.30.140 and SMC 21B.30.090 may combine the detention pond tract with the recreation 

space tract or landscaped area to receive up to a 100% reduction in required onsite 

recreational space, less any recreation facilities required pursuant to SMC 21A.30.160. To 

receive up to the 100% credit, the following criteria must be met as required by SMC 

21A.30.140(4) and SMC 21B.30.100(4): 

1. The proposed stormwater tract must be dedicated or reserved as a part of a 

recreational space tract. 

2. To receive a 50% credit, the stormwater pond must meet all standards for typical 

ponds unless modified by the following additional requirements: 

a. Side slopes shall not exceed 33 percent unless they are existing, natural, and 
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covered with vegetation. Intent: To create ponds that are natural in 

appearance.  

b. A bypass system or an emergency overflow pathway shall be designed to 

handle flow exceeding the facility design and located so that it does not pass 

through active recreation areas or present a safety hazard. 

c. The area surrounding the stormwater pond shall be landscaped in a manner to 

enhance passive recreational opportunities, including a trail or pathway 

around the pond perimeter. Intent: To create opportunities for passive 

recreation or wildlife viewing. 

d. The stormwater pond shall be designed so that it does not require fencing per 

the fencing requirements in Chapter 5 of 2016 KCSWDM (page 5-6). 

e. Split rail fencing (3 ft. minimum height) is required around the pond at the 

emergency overflow elevation of the pond or higher. Wire mesh backing of 

the fence is encouraged, but not required. Intent: To preserve the functional 

integrity of the pond while allowing view of facility. 

3. To receive a 100% credit, the stormwater pond must meet all the additional 

requirements in criteria 2 above, and provide three or more of the following 

amenities; 

a. Provide seating using walls, benches and/or tables and chairs that view the 

stormwater pond. Intent: To provide opportunities within the stormwater 

tract to linger and interact with the stormwater facility. 

b. Create overlook or destination points using decks or platform with views of 

the stormwater system. Intent: To provide opportunities to view the 

stormwater facility and wildlife. 

c. Provide vertical planes (using stairs, platforms, etc.) that allow stormwater to 

be interacted with and viewed from different levels. Intent: To provide visual 

interest and provide ways to interact with the stormwater facility, such as 

climbing down to the stormwater facility or viewing from above. 

d. Provide interpretive signage describing the stormwater feature, or the 

landscape features (such as highlighting the pollinator benefits of plantings 

incorporated into the stormwater tract). Intent: To provide education 

opportunities associated with the stormwater facility. 

e. Stack horizontal and vertical planes to create features such as pools and 

waterfalls. Intent: To exploit visual interest of stormwater flowing over 

surfaces, plunging down planes, or falling over edges.  

f. Provide a fountain feature near the pond center.  Intent: To provide visual 

interest through continuous water movement. 

g. Provide at least one fitness station located near the pond accessible via a trail 

or pathway. Intent: To provide active recreation opportunities and encourage 

the use of the stormwater tract for recreation. 

4. Where a tract is jointly used for recreational space and Sammamish maintained 
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drainage facilities, the City shall only hold responsibility for maintenance of the 

drainage facilities, and an access easement shall be provided for that purpose.  All 

recreational features such as, but not limited to, landscaping, trails, fences, benches, 

etc., shall be the responsibility of the Homeowner’s Association or jointly by all 

property owners within the platted development.  Recorded documentation of 

maintenance responsibilities shall be provided.   

 
• Section 5.31.1.1 DESIGN CRITERIA, Detention Ponds in Open Space (page 5-25 12 of 

the 2009 2016 KCSWDM) — This section does not apply. City of Sammamish does not 

require this signage. 

 

• Section 5.31.1.1 DESIGN CRITERIA, Figure 5.31.1.D Permanent Surface Water 

Control Pond Stormwater Facility Signs (page 5-29 16 of the 2009 2016 KCSWDM) — 

Replace references to King County and the King County logo with City of Sammamish and 

the City of Sammamish logo, respectively.  Also, replace the sign detail with the 

Sammamish Stormwater Facility sign detail. 

• Also,  

 

• For more information or to report littering, vandalism or other problems, call City 

Hall at 425-295-0500. For emergencies after-hours, holidays, and weekends call the 

public works emergency dispatch number at 206- 296-8100. 

•  

 

 

• Section 5.1.3.1 DESIGN CRITERIA, Setbacks (page 5-23 of the 2016 KCSWDM) – 

Add the following sentence at the end of the paragraph that begins “Setbacks to 

tract/easement lines for vaults…”: 

 

Where vaults are permitted within required setbacks, pursuant to SMC 21A.25.090, the 

maximum height of exposed vault walls shall be 6 feet measured from the lowest exposed 

elevation of the vault. An exception to this shall exist where the exposed vault wall is a 

building foundation wall which shall be limited to the maximum height for structures of the 

underlying zoning district. Building setbacks for any vault wall exposure shall be minimum 

10-ft and shall provide landscape screening consistent with SMC 21A.35.055. 
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CHAPTER 6 – Water Quality Design 

 
The City of Sammamish has added supplemental information and made one minor changes to 

Chapter 6 of the 2009 KCSWDM2016 KCSWDM, as described below. Apart from this 

information, project proponents should refer to the county document for guidance on water 

quality design. 

 

 

Supplemental Information 
 

The City of Sammamish adopts the BMPs and water quality treatment menus in the 2009 

KCSWDM2016 KCSWDM. Special treatment requirements for runoff draining to impaired 

waterbodies are addressed in Chapter 1. An exception to the 2016 KCSWDM is the treatment 

requirement for runoff discharging to lakes designated to receive a higher level of total 

phosphorus removal. The Sensitive Lake Protection Menu in the 2009 KCSWDM2016 

KCSWDM has a treatment goal of 50 percent reduction of annual average total phosphorus (TP), 

assuming typical pollutant concentrations in urban runoff. Lake management plans and studies 

have determined that Beaver Lake and Pine Lake require higher levels of phosphorus removal to 

protect the lakes from eutrophication brought about by development. Within these areas, a 

treatment goal of 80 percent reduction of TP is required. Areas requiring the higher level of TP 

reduction are shown on the Water Quality Treatment Application map accompanying this 

Addendum. Proponents for projects within these areas shall work with the City to determine the 

appropriate measures to be taken to achieve the 80 percent TP reduction goal. 
 

 

Change to 2009 KCSWDM2016 KCSWDM 
 
 Section 6.4.1.2 BASIC DESIGN CRITERIA, Figure 6.4.1.C B Waterfowl Sign (page 6-

82 85 of the 2009 KCSWDM2016 KCSWDM) — This section does not apply. City of 

Sammamish does not require this signage. 

  

• The City of Sammamish allows bioretention to be used for pretreatment. The bioretention 

system shall be designed per the requirements in the 2012 Stormwater Management Manual 

for Western Washington (Ecology Manual). 

 

  

Exhibit 2



   

 

City of Sammamish Surface Water Design Manual Addendum to 2016 KCSWDM Page 31 
 

DEFINITIONS 

 
The City of Sammamish has made the following changes to the Definitions Section of the 2009 

KCSWDM2016 KCSWDM.  Project proponents should refer to the county document for other 

definitions. 

 

Term (page) Action 

Critical aquifer 

recharge area (p 

1-25 of KCSWDM 

Definitions) 

Replace   as follows (from SMC 21A.15.253): 

 

Critical aquifer recharge areas (CARAs) means those areas in the City of 

Sammamish with a critical recharging effect on aquifers used for potable water 

as defined by WAC 365-190-030(2). CARAs have prevailing geologic 

conditions associated with infiltration rates that create a high potential for 

contamination of groundwater resources or contribute significantly to the 

replenishment of groundwater. CARAs shall be classified based on the following 

criteria: 

 

(1) Class 1 CARAs include those areas located within the mapped one- or five-

year capture zone of a wellhead protection area. 

(2) Class 2 CARAs include those areas located within the mapped 10-year 

capture zone of a wellhead protection area. 

(3) Class 3 CARAs include those areas outside wellhead protection areas that 

are identified as high aquifer recharge potential areas based on characteristics of 

surficial geology and soil types. (Ord. O2005-193 § 2) 
Erosion hazard 

area 

 

(p 1-29 of KCSWDM 

Definitions) 

Replace as follows (from SMC 21A.15.415): 

 
 

 

Erosion hazard areas mean those areas in the City underlain by soils that are subject to 

severe erosion when disturbed. Such soils include, but are not limited to, those classified 

as having a severe or very severe erosion hazard according to the USDA Soil 

Conservation Service, the 1973 King County Soils Survey or any subsequent revisions or 

addition by or to these sources. These soils include the following when they occur on 

slopes 15 percent or steeper: 

 

(1) The Alderwood gravely sandy loam (AgD); 

(2) The Alderwood and Kitsap soils (AkF); 

(3) The Beausite gravely sandy loam (BeD and BeF); 

(4) The Everett gravelly sandy loam (EvD); 

(5) The Kitsap silt loam (KpD); 

(6) The Ovall gravely loam (OvD and OvF); 

(7) The Ragnar fine sandy loam (RaD); and 

(8) The Ragnar-Indianola Association (RdE). (Ord. O2005-193 § 2; Ord. O2003-132 

§ 10) 

Flood hazard 

area 

 

(p 1-310 of KCSWDM 

Definitions) 

Replace as follows (per SMC 21A.15.680): 
 

Flood hazard areas means those areas in the City of Sammamish subject to inundation 

by the base flood and those areas subject to risk from channel relocation or stream 

meander including, but not limited to, streams, lakes, wetlands, and closed depressions. 

(Ord. O2003-132 § 10) 
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Term (page) Action 
Frequently Flooded 

Area 

 

SMC 21A.50.230 

Add new definition as follows (from SMC 21A.50.230): 

 

(1) Frequently flooded areas include all areas of special flood hazards within the 

jurisdiction of the City of Sammamish. 

(a) The areas of special flood hazard are identified by the Federal Insurance 

Administration in a scientific and engineering report entitled "the Flood Insurance Study 

for King County," as amended, as stated in SMC 15.10.060.  The flood insurance study is 

on file at Sammamish City Hall. The best available information for flood hazard area 

identification as outlined in SMC 15.10.130(2) shall be the basis for regulation until a 

new FIRM is issued that incorporates the data utilized under SMC 15.10.130(2). 

(b) The director may use additional flood information that is more restrictive or detailed 

than that provided in the Flood Insurance Study conducted by the Federal Emergency 

Management Agency (FEMA) to designate frequently flooded areas, including data on 

channel migration, historical data, high water marks, photographs of past flooding, 

location of restrictive floodways, maps showing future build-out conditions, maps that 

show riparian habitat areas, or similar information. 

(2) Development in frequently flooded areas shall be subject to the provisions in Chapter 

15.10 SMC.  (Ord. O2005-193 § 1; Ord. O99-29 § 1) 

Landslide Hazard 

Area (Steep slope) 

(page 1-315 of 

KCSWDM 

Definitions) 

Replace as follows (per SMC 21A.15.680): 

 

Landslide hazard areas mean those areas in the City of Sammamish potentially subject to 

risk of mass movement due to a combination of geologic, topographic, and hydrologic 

factors. These areas are typically susceptible to landslides because of a combination of 

factors including: bedrock, soil, slope gradient, slope aspect, geologic structure, 

groundwater, or other factors. Landslide hazard areas include the following: 

 

(1) Areas of historic failures, such as:(a) Those areas delineated by the U.S. Department 

of Agriculture's Natural Resources Conservation Service as having a "severe" limitation 

for building site development; 

(b) Areas designated as quaternary slumps, earthflows, mudflows, or landslides on maps 

published by the U.S. Geological Survey or Department of Natural Resources; 

(2) Areas that have shown movement during the Holocene epoch, from 10,000 years 

ago to the present, or which are underlain by mass wastage debris from that epoch; 

(3) Any area with all three of the following characteristics: 

(a) Slopes steeper than 15 percent; and 

(b) Hillsides intersecting geologic contacts with a relatively permeable sediment 

overlying a relatively impermeable sediment or bedrock; and 

(c) Springs or groundwater seepage; 

(4) Areas with a slope of 40 percent or steeper and with a vertical relief of 10 or more 

feet except areas composed of consolidated rock.  A slope is delineated by establishing 

its toe and top and measured by averaging the inclination over at least 10 feet of vertical 

relief; 

(5) Slopes that are parallel or subparallel to planes of weakness (such as bedding 

planes, joint systems, and fault planes) in subsurface materials; 

(6) Slopes having gradients steeper than 80 percent subject to rock fall during seismic 

shaking; 

(7) Areas potentially unstable because of rapid stream incision, stream bank erosion or 

undercutting by wave action; and 

(8) Landslide hazard areas do not include those areas composed of slopes greater than 40 

percent that were created from a previously non-landslide hazard area through legal 

grading activity and that are confirmed to be stable by a qualified professional.  (Ord. 

O2005-193 § 2; Ord. O2003-132 § 10) 

Landslide Hazard 

Drainage Area (page 

15 of KCSWDM 

Replace as follows: 

 

“Landslide hazard drainage area” are areas where overland flows pose a significant threat 
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Term (page) Action 
Definitions) to health and safety because of their close proximity to a landslide hazard area as defined 

by SMC 21A.15.680.  Mapped Landslide hazard drainage areas are approximate.  Public 

Works may determine that areas not mapped as Landslide hazard drainage areas may 

meet this definition.  Replace as follows (per SMC 21A.15.681) 

 

Landslide hazard drainage area means a specially mapped area where the City has 

determined that overland flows from new projects will pose a significant threat to health 

and safety because of their close proximity to a landslide hazard area as defined by SMC 

21A.15.680. 
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APPENDICES 
 

The City of Sammamish has made the following changes to the Appendices section of the 2009 

KCSWDM2016 KCSWDM. Project proponents should refer to the county appendices where 

referenced below. 

 

Appendix A: Maintenance Requirements for Flow Control, Conveyance, and WQ 

Facilities – The City of Sammamish has made no changes, and Appendix A applies in its 

entirety to the City of Sammamish. 

 

Appendix B: Master Drainage Plan Objective, Criteria and Components, and Review 

Process – This appendix does not apply within the City of Sammamish. 

 

Appendix C: Small Simplified Drainage Requirements – This is a separately bound   

document included with the KCSWDM and this appendix applies in its entirety to the City 

of Sammamish. Appendix C provides guidance for many of the low impact development 

(LID) techniques referenced in the City of Sammamish LID Ordinance. 

 

Appendix D: Erosion and Sediment ControlConstruction Stormwater Pollution 

Prevention (CSWPP) Standards – This is a separately bound document included with the 

KCSWDM and this appendix applies in its entirety to the City of Sammamish. 
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R EFERENCE 
 

Table Ref-1 identifies which reference sections in the 2016 KCSWDM apply and those that do 

not apply to the City of Sammamish. Table Ref-2 lists additional City of Sammamish references 

that apply. 

 

Table Ref-1. Applicability of KCSWDM References to projects in the City of Sammamish 

Projects 

No. Description Action 

1 KCC 9.04 Surface Water Runoff 

Policy 

This reference document applies. The King 

County surface water runoff policy, as adopted by 

reference in Chapter 9.04 KCC as adopted by 

SMC 15.05 (Ordinance 099-17 § 1)13 

 

2 Adopted Critical Drainage Areas This reference document shall be deleted in 

entirety. Project proponents should refer to City 

codes, ordinances, and sensitive areas maps for 

description and requirements within sensitive 

areas. 

 

3 Other Adopted Area Specific 

Drainage Requirements 

This reference document shall be deleted in 

entirety. Project proponents should refer to City 

codes, ordinances, and sensitive areas maps for 

description and requirements within sensitive areas. 

The project proponent shall also work with the City 

on additional requirements that may apply to their 

project. 

 

4 Other Drainage Related Regulations and 

Guidelines 

 

A. Grading Code Soil Amendment 

Standard 

 

 

 

A.  This standard is applicable.Not applicable. 

See SMC 16.15. 

B. Clearing & Grading Seasonal 

Limitations 

B.  Not applicable. See SMC 16.15 and SMC 

16.1521A.50.220. 

C. Landscape Management Plan 

Guidelines 

C.  Applicable. 

D. Shared Facility Maintenance 

Responsibility and Guidance 

 

D.  Not Applicable. 

5 Wetland Hydrology Protection 

Guidelines 

 

These guidelines apply. 
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No. Description Action 

6 Hydrologic/Hydraulic Design 

Methods 

 

A. Infiltration Rate Test 

B. Pond Geometry Equations 

C. Introduction to Level Pool Routing 

D. Supplemental Modeling Guidelines 

 

This reference section is applicable. 

7 Engineering Plan Support 

 

 

 A. King County Standard Map Symbols A. Applicable. 

 B. Standard Plan Notes and Example 

Construction Sequence 

B. Replace with City’s standard plan notes.  

Contact City for most current version of notes. 

 C. Storm Filter Facility Access & and 

Cartridge Configuration 

C. Not applicable. Delete this reference subsection 

in entirety Applicable. 

 

8 Forms and Worksheets 

 

 

 A. TIR Worksheet A. Applicable. 

 B. Offsite Analysis Drainage System 

Table 

B. Applicable. 

 C. Water Quality Facility Sizing 

WorksheetsFlow Control and Water 

Quality Facility 

C. Applicable. 

 D. Flow Control and Water Quality 

Facility Summary Sheet and Sketch 

D. Applicable. 

 E. CSWPPP Worksheet Forms E. Applicable. 

 F. Adjustment Application Form and 

Process Guidelines 

F. Applicable, replace with COS updated form. 

 G. Dedication and Indemnification Clause G. Applicable, replace with COS updated form. 

 H. Bond Quantity Quantities Worksheet H. Applicable. 

 I. Maintenance and Defect Agreement I. Applicable, replace with COS updated form. 

 J. Declaration of Covenant J. Applicable, replace with COS updated form. 

 K. Drainage Release Covenant K. Applicable, replace with COS updated form. 

 L. Drainage Easement L. Applicable, replace with COS updated form. 

 M. Flow Control BMP Covenant (see 

replacement form name below). 

M. Applicable, replace with COS updated form. 

 N. Impervious Surface Limit Covenant N. Applicable, replace with COS updated 

form..Delete in entirety; not applicable. 

 O. Clearing Limit Covenant O. Applicable, replace with COS updated 

form.Delete in entirety; not applicable. 

 P. River Protection Easement P. Applicable, replace with COS updated 

form.Delete in entirety; not applicable. 

 Q. Leachable Metals Covenant 

 

Q. Applicable, replace with COS updated form. 

.Delete in entirety; not applicable. 
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No. Description Action 

9 Interim Changes to Requirements 

 

A. Blanket Adjustments 

B. Administrative Changes 

 

Delete in entiretyApplicable. 

10 King County Identified Water 

Quality Problems 

 

Delete in entirety 

11 Materials 

 

A. (VACANT) 

B. (VACANT) 

C. Bioretention Soil Media Standard 

Specifications 

D. (VACANT) 

E. Roofing Erodible or Leachable 

Materials 

 

 

 

A. Not applicable. 

B. Not applicable. 

C. Applicable. 

 

D. Not applicable. 

E. Applicable. 

 

12 (VACANT) 

 

Not applicable 

 

13 (VACANT) 

 

Not applicable 

 

14 Supplemental Approved Facilities 

 

A. Approved Proprietary Facilities 

B. Approved Public Domain Facilities 

 

 

 

A. Applicable. 

B. Applicable. 

C.  

11 BMP T5.13 Post-Construction Soil 

Quality and Depth 

New section added. Excerpt from 2005 

Stormwater Manual for Western Washington, 

Ecology. Excerpt applies in entirety except final 

section, Flow Reduction Credits, does not 

apply. 

 

The most current version of Guidelines and 

Resources for Implementing Soil Quality and Depth 

BMP T5.13 is available at: 

 

http://www.soilsforsalmon.org/pdf/Soil_BMP_Man

ual.pdf 

 

 

 

Table Ref-2. City of Sammamish References 
 

No. Description 
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1 Area-Specific Drainage Requirements 

 

A. Flow Control Applications Map 

B. Water Quality Applications Map 

C. Landslide Hazard Drainage Areas Map 

D.    Erosion Hazard Near Sensitive Water Bodies 

[Others to be determined] 
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Stormwater Pond Design Intent 

 

 

 

 

 

 

 

 

    

POOR POND DESIGN    GOOD POND DESIGN  
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Sammamish Municipal Code  
Chapter 16.15 CLEARING AND GRADING 

Page 1/2 

The Sammamish Municipal Code is current through Ordinance O2016-413, passed July 19, 2016.  

Chapter 16.15 

CLEARING AND GRADING 

Sections: 
[…] 
16.15.020    Definitions. 
[…] 
 
[…] 
 
16.15.020 Definitions. 
Certain words and phrases used in this chapter, unless otherwise clearly indicated by their context, 
mean as follows: 

(1) “Applicant” is a property owner or a public agency or public or private utility that owns a right-of-way 
or other easement or has been adjudicated the right to such an easement pursuant to RCW 8.12.090, or 
any person or entity designated or named in writing by the property or easement owner to be the 
applicant, in an application for a development proposal, permit, or approval. 

(2) “Bench” is a relatively level step excavated or constructed on the face of a graded slope surface for 
drainage and maintenance purposes. 

(3) “Berm” is a mound or raised area used for the purpose of screening a site or operation. 

(4) “Civil engineer” means a professional engineer registered in the state of Washington to practice in 
the field of civil works. 

(5) “Clearing” means the cutting or removal of vegetation or other organic plant material by physical, 
mechanical, chemical, or any other means. 

(6) “Compaction” is the densification, settlement or parking of soil in such a way that permeability of the 
soil is reduced. Compaction may also refer to the densification of a fill by mechanical means. 

(7) “Cutting” is the severing of the main trunk or stems from close to or at the soil surface or at a point 
up to 25 percent of the total vegetation height. 

(8) “Director” means the director of the department of community development. 

(9) “DBH” means the diameter of a tree as measured from breast height (54 inches above the ground). 

(10) “Earth material” is any rock, natural soil, or any combination thereof. 

(11) “Erosion” is the wearing away of the ground surface as the result of the movement of wind, water 
and/or ice. 

(12) “Excavation” is the removal of earth material. 

(13) “Fill” is a deposit of earth material placed by mechanical means. 
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Sammamish Municipal Code  
Chapter 16.15 CLEARING AND GRADING 

Page 2/2 

The Sammamish Municipal Code is current through Ordinance O2016-413, passed July 19, 2016.  

(14) “Grade” means the elevation of the ground surface. 

(a) “Existing grade” is the grade prior to grading. 

(b) “Rough grade” is the stage at which the grade approximately conforms to the approved plan as 
required in SMC 16.15.070. 

(c) “Finish grade” is the final grade of the site that conforms to the approved plan as required in 
SMC 16.15.070. 

(15) “Grading” is any excavating, filling, removing of the duff layer, or combination thereof. 

(16) “Grading and clearing permit” means the permit required by this chapter for grading and clearing 
activities, including temporary permits. 

(17) “Pruning” means cutting or removal of branches and leaving at least two-thirds of the existing tree 
branch structure. Topping and removal of more than one-third of the existing limbs shall only be 
permitted under the supervision of a certified arborist. 

(18) “Reclamation” means the final grading and land restoration of a site. 

(19) “Shorelines” means those lands defined as shorelines in the State Shorelines Management Act of 
1971. 

(20) “Site” is any lot or parcel of land or contiguous combination thereof where projects covered by this 
chapter are performed or permitted where a public street or way may intervene. 

(21) “Slope” is an inclined ground surface, the inclination of which is expressed as a ratio of vertical 
distance to horizontal distance. 

(22) “Soil engineer” means a person who has earned a degree in geology from an accredited college or 
university, or a person who has equivalent educational training and has experience as a practicing 
geologist. 

(23) “Structure” is that which is built or constructed, an edifice or building of any kind, or any piece of 
work artificially built up or composed of parts jointed together in some definite manner. 

(24) “Terrace” is a relatively level step excavated or constructed on the face of a graded slope surface 
for drainage and maintenance purposes. 

(25) “Tidelands” means that portion of the land that is covered and uncovered by the ebb and flood tide. 

(26) “Tree” is a large woody perennial plant usually with a single main stem or trunk and generally over 
25 feet tall at maturity. 

(27) “Understory” is the vegetation layer of a forest that includes shrubs, herbs, grasses, and grass-like 
plants, but excludes native trees. 

(28) “Vegetation” means any and all organic plant life growing at, below, or above the soil surface. (Ord. 
O2005-193 § 2, 2005; Ord. O2004-149 § 1; Ord. O2003-132 § 2) 
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Sammamish Municipal Code   
Chapter 21A.15 TECHNICAL TERMS AND LAND USE DEFINITIONS 

Page 1/2

 

The Sammamish Municipal Code is current through Ordinance O2016‐413, passed July 19, 2016.   

 

CHAPTER 21A.15 

TECHNICAL TERMS AND LAND USE DEFINITIONS 

Sections: 
[…] 
21A.15.112        Bioretention. 
[…] 
21A.15.625        Impervious surface. 
[…] 
21A.15.731        Low impact development. 
[…] 
 
[…] 
 
21A.15.112 Bioretention. 
“Bioretention” means a stormwaterflow control best management practice consisting of a shallow 
landscaped depression designed to temporarily store and promote infiltration of stormwater runoff. 
Standards for bioretention design, including soil mix, plants, storage volume and feasibility criteria, are 
specified in Appendix C of the King County Surface Water Design Manual.excavated or otherwise formed 
depressions in the landscape that provide for storage, treatment, and infiltration of stormwater runoff. 
(Ord. O2008‐236 § 1) 

[…] 
 
21A.15.625 Impervious surface. 
“Impervious surface,” for purposes of this title, means a hard surface area that either prevents or 
retards the entry of water into the soil mantle as under natural conditions before development; or that 
causes water to run off the surface in greater quantities or at an increased rate of flow compared to the 
flow present under natural conditions prior to development .means any nonvertical surface artificially 
covered or hardened so as to prevent or impede the percolation of water into the soil mantle at natural 
infiltration rates    Common impervious surfaces include,including, but are not limited to, roofs, 
swimming pools, and areas that are paved, graveled or made of packed or oiled earthen materials such 
as roads, walkways, or parking areas and excluding landscaping, surface water flow control, and water 
quality treatment facilities, access easements serving neighboring property and driveways to the extent 
that they extend beyond the street setback due to location within an access panhandle or due to the 
application of requirements to site features over which the applicant has no control. (Ord. O2003‐132 § 
10) 
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Sammamish Municipal Code   
Chapter 21A.15 TECHNICAL TERMS AND LAND USE DEFINITIONS 

Page 2/2

 

The Sammamish Municipal Code is current through Ordinance O2016‐413, passed July 19, 2016.   

[…] 
 
21A.15.731 Low impact development. 
“Low impact development” (LID) is a stormwater and land development use management strategy that 
strives to mimic pre‐disturbance hydrological processes of infiltration, filtration, storage, evaporation 
and transpiration by emphasizing conservation, use of on‐site natural features, site planning, and 
distributed stormwater management practices that are integrated into a project design. applied at the 
parcel and subdivision scale that emphasizes minimizing soil disturbance, conserving on‐site natural 
features, site planning, adding vegetation, using pervious surfaces, minimizing impervious surfaces, and 
integrating all of these elements with engineered, small‐scale hydrologic controls in order to mimic pre‐
development hydrologic functions. (Ord. O2008‐236 § 1) 
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The Sammamish Municipal Code is current through Ordinance O2016‐413, passed July 19, 2016.   

  Chapter 21A.25 

DEVELOPMENT STANDARDS – DENSITY AND DIMENSIONS 

Sections: 
[…] 
21A.25.030        Densities and dimensions – Residential zones. 
21A.25.040        Densities and dimensions – Commercial zones. 
[…] 
21A.25.190        Setbacks – Projections and structures allowed. 
[…] 

[…] 
 
21A.25.030 Densities and dimensions – Residential zones. 
A. Residential Zones. 

    Z 
O 
N 
E 
S 

RESIDENTIAL 

    URBAN RESIDENTIAL 

STANDARDS  R‐1(13)  R‐4  R‐6  R‐8  R‐12  R‐18 

Maximum Density 
DU/Acre (11) 

1 du/ac  4 du/ac 
(5) 

6 du/ac  8 du/ac  12 du/ac  18 du/ac 

Minimum Density (2)              85% 
(14) 

80% 
(14) 

75% 
(14) 

Minimum Lot Width  35 ft 
(7) 

30 ft  30 ft  30 ft  30 ft  30 ft 

Minimum Street Setback  20 ft 
(6) 

10 ft 
(7) (16) 

10 ft 
(7) (16) 

10 ft 
(7) (8) 

10 ft 
(7) 

10 ft 
(7) 

Minimum Interior Setback 
(2)(12) 

5 ft 
(7) 

5 / 7 / 15 ft
(17) 

5 / 7 / 15 ft
(17) 

5 ft  5 ft  5 ft 

Base Height (3)(15)  35 ft  35 ft  35 ft 
45 ft 
(10) 

35 ft 
45 ft 
(10) 

60 ft  60 ft 
80 ft 
(10) 

Maximum Impervious 
Surface: Percentage (4) 

30% 
(9) 

        75%  85%  85% 

Minimum Yard Area (18)      45%  35%             

Lot Coverage (19)      40%  50%             
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1. Also see SMC 21A.25.060. 

2. These standards may be modified under the provisions for zero lot line and townhouse 
developments. 

3. Height limits may be increased when portions of the structure which exceed the base height limit 
provide one additional foot of street and interior setback for each foot above the base height limit, 
provided the maximum height may not exceed 75 feet. Netting or fencing and support structures 
for the netting or fencing used to contain golf balls in the operation of golf courses or golf driving 
ranges are exempt from the additional interior setback requirements; provided, that the maximum 
height shall not exceed 75 feet. 

4. Applies to each individual lot. Impervious surface area standards for: 

a. Regional uses shall be established at the time of permit review; 

b. Nonresidential uses in residential zones shall comply with SMC 21A.25.130; 

c. Lot may be increased beyond the total amount permitted in this chapter subject to approval 
of a conditional use permit. 

5. Mobile home parks shall be allowed a base density of six dwelling units per acre. 

6. The standards of the R‐4 zone shall apply if a lot is less than 15,000 square feet in area.   

7. At least 20 linear feet of driveway shall be provided between any garage, carport or other fenced 
parking area and the street property line. The linear distance shall be measured along the center 
line of the driveway from the access point to such garage, carport or fenced area to the street 
property line. 

8. a. For developments consisting of three or more single‐detached dwellings located on a single 
parcel, the setback shall be 10 feet along any property line abutting R‐1 through R‐8, except for 
structures in on‐site play areas required in SMC 21A.30.160, which shall have a setback of five feet.   

b. For townhouse and apartment development, the setback shall be 20 feet along any property 
line abutting R‐1 through R‐8, except for structures in on‐site play areas required in SMC 
21A.30.160, which shall have a setback of five feet, unless the townhouse or apartment 
development is adjacent to property upon which an existing townhouse or apartment 
development is located. 

9. Lots smaller than one‐half acre in area shall comply with standards of the nearest comparable R‐4 
through R‐8 zone. For lots that are one‐half acre in area or larger, the impervious surface area 
allowed shall be 10,000 square feet or 30 percent of the property, whichever is greater. On any lot 
over one acre in area, an additional five percent of the lot area may be used for buildings related to 
agricultural or forestry practices. For lots smaller than two acres but larger than one‐half acre, an 
additional 10 percent of the lot area may be used for structures which are determined to be 
medically necessary, provided the applicant submits with the permit application a notarized 
affidavit, conforming with the requirements of SMC 21A.70.170(1)(b). Public projects shall be 
subject to the applicable impervious surface provisions of the R‐4 zone. 
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10. The base height to be used only for projects as follows: 

a. In R‐6 and R‐8 zones, a building with a footprint built on slopes exceeding a 15 percent 
finished grade; and 

b. In the R‐18 zone using residential density incentives and transfer of density credits pursuant 
to this title. 

11. Density applies only to dwelling units and not to sleeping units. 

12. Vehicle access points from garages, carports or fenced parking areas shall be set back from the 
property line on which a joint use driveway is located to provide a straight line length of at least 26 
feet as measured from the center line of the garage, carport or fenced parking area, from the access 
point to the opposite side of the joint use driveway. 

13. All subdivisions and short subdivisions in the R‐1 zone shall be required to be clustered away 
from critical areas or the axis of designated corridors such as urban separators or the wildlife 
habitat network to the extent possible and a permanent open space tract that includes at least 50 
percent of the site shall be created. Open space tracts shall meet the provisions of SMC 21A.30.030. 

14. See SMC 21A.25.090. 

15. Subject to the increase in maximum height permitted pursuant to SMC 21A.85.070, preferred 
low impact development incentives, and SMC 21A.30.020. 

16. Thirty percent of the area contained within the street setback shall be landscaped. and This part 
of the street setback area may be used to comply with the minimum pervious yard surface area 
percentage. 

17. Lots with three or more interior lot lines shall provide a combination of five‐foot, seven‐foot, 
and 15‐foot interior setbacks. Lots with two interior lot lines shall provide a combination of two 
interior setback widths. For example, a lot with two interior lot lines could provide a five‐foot and a 
seven‐foot interior setback from interior lot lines. 

18. For the purposes of this section, “yard” is any surface area that is not structured or hardened. 
Yard areas may be landscaped, contain uncovered decks of less than 18 inches above grade, and 
artificial turf, but do not include areas covered by pervious concrete or other similar materials. 

19. The maximum lot coverage may be increased by five percentile points once, if a covered 
outdoor living space or an accessory dwelling unit is built on site. For the purposes of this section, a 
covered outdoor living space includes any structure with a roof that is not fully enclosed by walls. 
(Ord. O2016‐407 § 1 (Att. A); Ord. O2010‐279 § 1 (Att. A); Ord. O2009‐249 § 1; Ord. O2008‐236 § 1; 
Ord. O2004‐143 § 1; Ord. O2003‐132 § 12) 

21A.25.040 Densities and dimensions – Commercial zones. 
A. Commercial Zones. 
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    Z 
O 
N 
E 
S 

COMMERCIAL 

   
NEIGHBORHOOD 

BUSINESS 
COMMUNITY 
BUSINESS 

OFFICE 

STANDARDS  NB  CB  O 

Maximum Density 
DU/Acre   

8 du/ac 
(1) 

18 du/ac 
(1) 

18 du/ac 
(1) 

Minimum Lot Area             

Maximum Lot Depth/Width Ratio      10 ft  10 ft 

Minimum Street Setback    10 ft 
(2) 

10 ft 
(2) 

10 ft 

Minimum Interior Setback (4)  20 ft 
(5) 

20 ft 
(5) 

20 ft 
(5) 

Base Height (7)  35 ft 
45 ft 
(3) 

35 ft 
60 ft 
(3) 

45 ft 
60 ft 
(3) 

Maximum Floor/Lot Ratio: Square Feet  1/1 
(6) 

1.5/1 
(6) 

2.5/1 
(6) 

Maximum Impervious Surface: Percentage 
(8)(9) 

85%  85%    75% 

 
B. Development Conditions. 

1. These densities are allowed only through the application of mixed use development standards 
and for stand‐alone townhouse development in the NB zone on property designated commercial 
outside of center in the urban area. 

2. Gas station pump islands shall be placed no closer than 25 feet to street front lines. 

3. This base height allowed only for mixed use developments and for stand‐alone townhouse 
development in the NB zone on property designated commercial outside of center in the urban 
area. 

4. Required on property lines adjoining residential zones. 

5. Required on property lines adjoining residential zones for industrial uses established by 
conditional use permits. 

6. The floor/lot ratio for mixed use developments shall conform to Chapter 21A.30 SMC. 

7. Height limits may be increased when portions of the structure or building which exceed the base 
height limit provide one additional foot of street and interior setback for each foot above the base 
height limit, provided the maximum height may exceed 75 feet only in mixed use developments. 
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Netting or fencing and support structures for the netting or fencing used to contain golf balls in the 
operation of golf courses or golf driving ranges are exempt from the additional interior setback 
requirement; provided, that the maximum height shall not exceed 75 feet. 

8. The impervious surface area for any lot may be increased beyond the total amount permitted in 
this chapter subject to approval of a conditional use permit. 

9. Subject to the increase in maximum height permitted pursuant to SMC 21A.30.020 and 
21A.85.070, preferred low impact development incentives. (Ord. O2009‐249 § 1; Ord. O2008‐236 § 
1; Ord. O2003‐132 § 12) 

[…] 
 
21A.25.190 Setbacks – Projections and structures allowed. 
Provided that the required setbacks from regional utility corridors of SMC 21A.25.160, as allowed in the 
environmentally critical areas of SMC 21A.50.210, the adjoining half‐street or designated arterial 
setbacks of SMC 21A.25.180 and the sight distance requirements of SMC 21A.25.220 are maintained, 
structures may extend into or be located in required setbacks, as follows: 

(1) Fireplace structures, bay or garden windows, enclosed stair landings, closets, or similar structures 
may project 30 inches into a street setback and 18 inches into an interior setback, provided such 
projections are: 

(a) Limited to two per facade; and 

(b) Not wider than 10 feet;   

(2) Uncovered porches and decks that exceed 18 inches above the finished grade may project five feet 
into the street setback; 

(3) Uncovered porches and decks not exceeding 18 inches above the finished grade may project to the 
street property line; 

(4) Eaves may not project more than: 

(a) Twenty‐four inches into a street setback; or 

(b) Eighteen inches across a lot line in a zero lot line development, provided there are appropriate 
easements and that any neighboring building and its associated eaves are 10 feet from the lot line; 
or 

(c) Eighteen inches into an interior setback; 

(5) Fences with a height of six feet or less may project into or be located in any setback; 

(6) Rockeries, retaining walls and curbs may project into or be located in any setback provided these 
structures: 

(a) Do not exceed a height of six feet in the R‐1 through R‐18 zones; and   
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(b) Do not exceed the building height for the zone in commercial zones, measured in accordance 
with the standards established in the International Building Code, SMC Title 16; 

(c) Are in accordance with the requirements in Chapter 21A.50 SMC, Environmentally Critical Areas; 

(7) Fences located on top of rockeries, retaining walls or berms are subject to the requirements of SMC 
21A.30.190; 

(8) Telephone poles and lines; power poles and lines; cable TV and Internet lines; light and flagpoles; 
trellises not exceeding eight feet in height, not wider than 10 feet; culverts; underground water 
facilities; underground sewer facilities; and accessory facilities for the provision of utilities, such as 
drains, but excluding electrical and cellular equipment cabinets, and similar utility boxes and vaults; 

(9) The following may project into or be located within a setback, but may only project into or be located 
within an interior setback area if an agreement documenting consent between the owners of record of 
the abutting properties is recorded with the King County department of records and elections prior to 
the installment or construction of the structure:   

(a) Sprinkler systems, heat pumps, air conditioning units, electrical and cellular equipment cabinets 
and other similar utility boxes and vaults; 

(b) Security system access controls; 

(c) Structures, except for buildings, associated with trails and on‐site recreation spaces and play 
areas required in SMC 21A.30.140 and 21A.30.160 such as benches, picnic tables and drinking 
fountains; and 

(d) Surface water management facilities as required by Chapter 9.04 KCC as adopted by Chapter 
15.05 SMC; 

(10) Mailboxes and newspaper boxes may project into or be located within street setbacks; 

(11) Fire hydrants and associated appendages;   

(12) Metro bus shelters may be located within street setbacks; 

(13) Unless otherwise allowed in SMC 21A.45.080, freestanding and monument signs four feet or less in 
height, with a maximum sign area of 20 square feet may project into or be located within street 
setbacks; and 

(14) Storm water vaults, structures, and conveyance systems and control facilities, both above and 
below ground, provided such projections are: 

(a) Consistent with setback, easement and access requirements specified in the current sSurface 
wWater dDesign mManual; or   

(b) In the absence of said specifications, not within five ten feet of the property line for stormwater 
vaults and structures, and not within five feet of the property line for conveyance systems. 
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(Ord. O2009‐249 § 1; Ord. O2005‐171 §§ 3, 4; Ord. O2004‐143 § 1; Ord. O2003‐132 
§ 12) 

[…] 
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 Chapter 21A.30 

DEVELOPMENT STANDARDS – DESIGN REQUIREMENTS 

Sections: 
[…] 
21A.30.030    Lot segregations – Clustered development. 
[…] 
21A.30.140    On-site recreation – Space required. 
[…] 

[…] 
 
21A.30.030 Lot segregations – Clustered development. 
When residential lot clustering is proposed, the following provisions shall be met:  

(1) Any open space resulting from lot clustering should be located where existing stands of native 
vegetation exist and shall not be altered or disturbed except as specified on recorded documents 
creating the open space. Such open spaces may be retained under ownership by the subdivider, 
conveyed to residents of the development, or conveyed to a third party. When access to the open space 
is provided, the access shall be located in a separate tract; and 

(2) In the R-1 zone, open space tracts created by clustering required by SMC 21A.25.030 shall be located 
and configured to create urban separators and greenbelts as required by the interim comprehensive 
plan, to connect and increase protective buffers for environmentally sensitive areas as defined in SMC 
21A.15.1065, to connect and protect wildlife habitat corridors designated by the interim comprehensive 
plan, and to connect existing or planned public parks or trails. The City may require open space tracts 
created under this subsection to be dedicated to the City, an appropriate managing public agency, or 
qualifying private entity such as a nature conservancy. (Ord. O99-29 § 1) 

[…] 
 
21A.30.140 On-site recreation – Space required. 
(1) All single-family, multifamily and townhouse developments of more than four units, and mixed use 
developments of more than four units, shall provide recreation space excluding environmentally 
sensitive areas as defined by Chapter 21A.50 SMC for leisure, play or sport activities as follows: 

(a) Residential developments at a density of eight units or less per acre: 390 square feet per unit; 

(b) Attached residential developments at a density of greater than eight units per acre, and mixed 
use: 

(i) Studio and one bedroom: 90 square feet per unit; 

(ii) Two bedroom: 130 square feet per unit; and 

(iii) Three or more bedroom: 170 square feet per unit. 
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(2) Any recreation space located outdoors shall: 

(a) Be of a grade and surface suitable for recreation; 

(b) Be on the site of the proposed development; 

(c) Have no dimensions less than 20 feet (except trail segments); 

(d) When the required open space is less than 5,000 square feet, the required open space shall be 
located in a single area or tract; 

(e) When the required open space exceeds 5,000 square feet: 

(i) The space shall have a street roadway or parking area frontage along 10 percent or more of 
the recreation space perimeter (except trail segments); 

(ii) A minimum of 60 percent of the required open space shall be located in a single area or 
tract; 

(iii) At least one area or tract shall contain a minimum of 5,000 square feet; 

(f) Be accessible and convenient to all residents within the development; and 

(g) Be accessible by trail or walkway to any existing or planned community park, public open space 
or trail system, which may be located on adjoining property. 

(3) Indoor recreation areas may be credited towards the total recreation space requirement, when the 
City determines that such areas are located, designed and improved in a manner that provides 
recreational opportunities functionally equivalent to those recreational opportunities available 
outdoors. For senior citizen assisted housing, indoor recreation areas need not be functionally 
equivalent but may include social areas, game and craft rooms, and other multi-purpose entertainment 
and education areas. 

(4) Storm water runoff tracts may be credited for up to 50 100 percent of the on-site recreation space 
requirement, subject to the following criteria, which are intended to create ponds that are more natural 
in shape and appearance; provide opportunities for passive or active recreation, wildlife viewing and 
educational opportunities; or to create more visual interest: 

(a) The storm water runoff tract is dedicated or reserved as a part of a recreation space tract;  

(b) To earn a 50% credit towards the on-site recreation space requirement, the detention pond shall 
be constructed to meet the following conditions: 

(i) Side slopes shall not exceed 33 percent unless they are existing, natural, or covered with 
vegetation and meet the design criteria in the Surface Water Design Manual for side slopes.  

(ii) A bypass system or an emergency overflow pathway shall be designed to handle flow 
exceeding the facility design and located so that it does not pass through active recreation 
areas or present a safety hazard. 
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a. (iii) The area surrounding the stormwater pond above the live storage shall be 
landscaped in a manner to enhance passive recreational opportunities such as , including a trail 
or pathway around the pond perimeter.  

(ivThe stormwater pond shall be designed so that it does not require fencing per the 
fencing requirements in Chapter 5 of 2016 KCSWDM (page 5-6). 

(iv) Split rail fencing (3 ft. minimum height) is required around the pond at the emergency 

overflow elevation of the pond or higher. Wire mesh backing of the fence is 

encouraged, but not required.  
  

(c) To receive a 100% credit, the stormwater pond must meet all the additional requirements in 
criteria (b) above, and provide twothree or more of the following amenities; 

(i) Provide seating using walls, benches and/or tables and chairs that view the stormwater 
system. 

(ii) Create overlook or destination points with views of the stormwater pondsystem.  

(iii) Provide vertical planes (using stairs, platforms, etc.) that allow stormwater to be interacted 
with and viewed from different levels.  

(iv) Provide interpretive signage describing the stormwater feature, or the landscape features 
(such as highlighting the pollinator benefits of plantings incorporated into the stormwater 
tract). 

(v) Stack horizontal and vertical planes to create features such as pools and waterfalls.  

(vi) Provide a fountain feature near the pond center.  

(vii) Provide at least one fitness station located near the pond accessible via a trail or pathway.   

(cd) In the case of joint use of the tract for storm water facilities and recreation space, the City shall 
be responsible for maintenance of the storm water facilities only and will require an access 
easement for that purpose. (Ord. O2004-154 § 1; Ord. O99-29 § 1) 

[…] 
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Chapter 21A.35 

DEVELOPMENT STANDARDS – LANDSCAPING AND IRRIGATION 

 
Sections: 
[…] 
21A.35.055    Landscaping – Drainage facilities. 
21A.35.060    Landscaping – Surface parking areas. 
21A.35.070    Landscaping – General standards for all landscape areas. 
[…] 
 
[…] 
 
21A.35.055 Landscaping – Drainage facilities.  
The optional landscaping requirements established for detention facilities in the Sammamish Addendum 
to the King County Surface Water Design Manual, Section 5.3.1, are hereby adopted by reference and 
shall be mandatory for all drainage facilities not located entirely underground. The department shall 
review and approve proposed landscaping plans subject to the following: 

(1) Revisions to plans or additional landscaping requirements may be required to ensure that the 
proposed landscaping provides an effective screen and an enhancement to the overall appearance of 
the facility.  

(2) Trails or walkways may shall be incorporated into the landscaping plan. 

(3) Ten feet of Type I landscaping consisting of 100 percent evergreen trees and shrubs shall be required 
for that portion of the perimeter of detention facilities where the slope of the detention facilities facility 
exceeds 3H:1V.directly abut public right-of-way, public access or can be seen from a public or private 
street or does not abut designated open space or environmentally sensitive areas. (Ord. O2005-175 § 1; 
Ord. O2004-155 § 1) 

21A.35.060 Landscaping – Surface parking areas.  
Parking area landscaping shall be provided within surface parking areas with 10 or more parking stalls 
for the purpose of providing shade and diminishing the visual impacts of large paved areas as follows: 

(1) Residential developments with common parking areas shall provide planting areas at the rate of 20 
square feet per parking stall; 

(2) Commercial, industrial, or institutional developments shall provide landscaping at a rate of: 

(a) Twenty square feet per parking stall when 10 to 30 parking stalls are provided; and 

(b) Twenty-five square feet per parking stall when 31 or more parking stalls are provided; 

(3) Trees shall be provided and distributed throughout the parking area at a rate of: 

(a) One tree for every five parking stalls for a commercial or industrial development; and 
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(b) One tree for every 10 parking stalls for residential or institutional development; 

(4) The maximum distance between any parking stall and landscaping shall be no more than 100 feet; 

(5) Permanent curbs or structural barriers shall be provided to protect the plantings from vehicle 
overhang; and 

(6) Parking area landscaping shall consist of: 

(a) Bioretention shall be evaluated in accordance with the Surface Water Design Manual to the 
maximum extent feasible. Vegetated areas within parking area landscaping that function as 
bioretention for the treatment of stormwater runoff shall consist of the following: 

(i) Trees, shrubs, perennials and groundcovers tolerant of summer drought, ponding 
fluctuations and saturated soil conditions for prolonged lengths of time anticipated by the 
facility design and hydrologic conditions. 

(ii) Plants should be tolerant of typical pollutants from surrounding surfaces, such as petroleum 
hydrocarbons, dissolved metals, and fertilizers. 

(iii) Plantings should consist of native plant types; at least 15 percent of the plant palette shall 
be evergreen. Planting and grading for drainage features should be designed to be integrated 
aesthetically with the surrounding landscape and urban design elements. 

(iv) Visual buffering, sight distances and setbacks should be considered for landscaping adjacent 
to roadways. 

(v) The planting and bioretention soil media shall consist of a bioretention soil mix in 
accordance with the January 2009 WSU Pierce County Extension “Bioretention Soil Mix Review 
and Recommendations for Western Washington,” or equivalent. 

(vi) No plants that are included on the King County noxious weed list. 

(ab) Other parking area landscaping not devoted to stormwater management shall consist of the 
following: 

(i) Canopy-type deciduous trees, evergreen trees, evergreen shrubs and groundcovers planted 
in islands or strips; 

(bii) Shrubs that do not exceed a maintained height of 42 inches; 

(iii) Groundcover pursuant to SMC 21A.35.080; and 

(iv) At least 50 percent of trees are coniferous. 

(c) Plantings contained in planting islands or strips shall having have an area of at least 100 square 
feet and with a narrow dimension of no less than five feet;.  

(d) Groundcover pursuant to SMC 21A.35.080; and 

(e) At least 70 percent of trees are deciduous.  that areo(Ord. O99-29 § 1) 
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21A.35.070 Landscaping – General standards for all landscape areas. 
All new landscape areas proposed for a development shall be subject to the following provisions: 

(1) Berms shall not exceed a slope of two horizontal feet to one vertical foot (2:1). 

(2) All new turf areas, except all-weather, sand-based athletic fields shall: 

(a) Be augmented with a two-inch layer of stabilized compost material or a four-inch layer of 
organic material with a minimum of eight percent organic material cultivated a minimum of six 
inches deep; or  

(b) Have an existing organic content of eight percent or more to a depth of six inches as shown in a 
soil sample analysis. The soil analysis shall include: 

(i) Determination of soil texture, indicating percentage of organic matter; 

(ii) An approximated soil infiltration rate (either measured or derived from 
soil/texture/infiltration rate tables). A range of infiltration rates shall be noted where 
appropriate; and  

(iii) Measure pH value. 

(3) Landscape areas, except turf or areas of established groundcover, shall be covered with at least two 
inches of City-approved mulch to minimize evaporation. 

(4) Plants having similar water use characteristics shall be grouped together in distinct hydrozones. 

(5) Plant selection shall consider adaptability to climatic, geologic, and topographical conditions of the 
site. Preservation of existing vegetation is meeting the requirements of this chapter is required where 
feasibleencouraged. (Ord. O2009-249 § 1; Ord. O99-29 § 1) 
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Chapter 21A.40 

DEVELOPMENT STANDARDS – PARKING AND CIRCULATION 

Sections: 
[…] 
21A.40.120        Off‐street parking construction standards. 
[…] 
 
[…] 
 
21A.40.120 Off‐street parking construction standards.   
(1) Off‐street parking areas shall have dust‐free, all‐weather surfacing. Typical approved sections are 
illustrated below. Frequently used (at least five days a week) off‐street parking areas shall conform to 
the standards shown in A below or an approved equivalent. If the parking area is to be used more than 
30 days per year but less than five days a week, then the standards to be used shall conform to the 
standards shown in B below or an approved equivalent. An exception to these surfacing requirements 
may be made for certain uses that require intermittent use of their parking facilities less than 30 days 
per year, and for permeable pavement, when constructed to the design specifications in the Surface 
Water Design Manual. Any surface treatment other than these exceptions and those graphically 
illustrated below must be approved by the director. 
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(2) Grading work for parking areas shall meet the requirements of Chapter 16.15 SMC. Drainage and 
erosion/sedimentation control facilities shall be provided in accordance with Chapter 9.04 KCC as 
adopted by Chapter 15.05 SMC. 

(3) Asphalt or concrete surfaced parking areas shall have parking spaces marked by surface paint lines or 
suitable substitute traffic marking material in accordance with the Washington State Department of 
Transportation Standards. Wheel stops are required where a parked vehicle would encroach on adjacent 
property, pedestrian access or circulation areas, right‐of‐way or landscaped areas. Typically approved 
markings and wheel stop locations are illustrated below. 
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(Ord. O99‐29 § 1) 
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  Chapter 21A.85 

LOW IMPACT DEVELOPMENT 

Sections: 
21A.85.010        Intent and goals. 
21A.85.020        Applicability. 
21A.85.030        Sammamish comprehensive low impact development design. 
21A.85.040        030        General lLow impact development approaches and standards. 
21A.85.050        Residential preferred LID approaches and standards. 
21A.85.060        Town center LID approaches and standards. 
21A.85.070        040        Preferred LID incentives. 
21A.85.080        050        Review. 

21A.85.010 Intent and goals. 
Low impact development (LID) is an approach to land use planning and project design that seeks to: 

(1) Increase the ability of a developed site to effectively emulate predevelopment hydrologic conditions, 
including without limitation, stormwater retention, water quality treatment, and infiltration functions; 

(2) Minimize overland stormwater runoff from a developed site; 

(3) Maximize the retention of trees, native vegetation, understory plants, and native soils; 

(4) Minimize soil disturbance; 

(5) Minimize the conversion of site surfaces from vegetated to nonvegetated surfaces; and 

(6) Maximize the quantity and use of appropriate native plants on site. 

The purpose of this chapter is to encourage development proposals to incorporate LID planning and 
design approaches into project development by providing incentives tied to LID’s use. 

This chapter seeks to guide land use planning decisions only and does not replace any federal, state or 
local stormwater flow control and water quality treatment regulations. While some LID approaches 
encouraged by this chapter for land use purposes may also be eligible for stormwater credits under 
applicable stormwater flow control and water quality treatment regulations, some LID approaches 
designed pursuant to this chapter may not qualify for stormwater credits. Applicants are responsible for 
ensuring that their project proposal complies with all applicable regulations. (Ord. O2008‐236 § 1) 

21A.85.020 Applicability. 
All new development subject to drainage review shall have be required to comply with the 
currentadopted Surface Water Design Manual (SWDM). The SWDM requires Low Impact Development 
(LID) flow control best management practices (BMPs) to mitigate the impacts of storm and surface 
water runoff generated by new impervious surfaces, new pervious surfaces, existing impervious 
surfaces, and replaced impervious surfaces.   

In addition to the use of these required BMPs, new development may also have the option to: 
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  (1) Design a project that incorporates LID into all aspects of the development proposal subject to SMC 
21A.85.030; or 

(2) Iincorporate the preferred LID site planning approaches described in SMC 21A.85.040 030 through 
21A.85.060 into project design in order to accumulate sufficient technique points to allow the applicant 
to take advantage of the incentives identified in SMC 21A.85.0470. 

The City of Sammamish shall apply this chapter to all City projects and encourage other governmental 
entities to utilize LID in accordance with this chapter in their projects. (Ord. O2008‐236 § 1) 

21A.85.030 Sammamish comprehensive low impact development design. 
Incorporating LID into a project’s design in a comprehensive manner is preferred over partial use of LID 
requiredapproaches. The City shall encourage applicants to utilize comprehensive LID design as defined 
in this section. Applicants who choose to design a development proposal pursuant to this section shall 
be eligible to obtain the incentives set forth in SMC 21A.85.070 without being subject to the point 
system of techniques and incentives contained within this chapter, shall be eligible for a waiver of the 
density incentive limits contained in SMC 21A.85.070(1) and (2)), and may utilize the short plat process 
for up to nine lots. In order to be considered to be a project which incorporates Sammamish 
comprehensive LID, the project must: 

(1) Use all of the following LID approaches:(a) SMC 21A.85.040(1), retention of 50 percent of 
existing forested condition, or SMC 21A.85.040(2), retention and restoration of 50 percent 
vegetated area; and 

(b) SMC 21A.85.040(4), limited site disturbance; and 

(c) SMC 21A.85.040(5), pervious pavements; and 

(d) SMC 21A.85.040(6), on‐site infiltration; and 

(e) SMC 21A.85.040(9), reduced impervious surface. (Ord. O2008‐236 § 1) 

21A.85.040030 General lLow impact development approaches and standards. 
The following list identifies preferred LID approaches that may be proposed within any zoning 
designation and the technique points associated with the successful use of each approach. Whether the 
implementation of any LID approach is sufficient to earn technique points shall be subject to the review 
and approval of the director. 

(1) Retention of 50 Percent of Existing Forested Condition – Up to 2520 Technique Points. 

(a) The applicant may earn up to 25 technique points for may retaining up to 50 percent of the 
subject site’s remaining existing forested area after meeting retention standards in accordance to 
Development Standards – Trees 21A.37; 

(b) Existing forested areas shall be subject to the Development Standards – Trees 21A.37tree 
protection standards of SMC 21A.35.230 and the maintenance and irrigation requirements of SMC 
21A.35.110 through 21A.35.140.   

(c) Technique points shall be awarded for retention as follows: 

(i) Retention of 10 percent of existing forested condition – 5 technique points. 
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(ii) Retention of 20 percent of existing forested condition – 10 technique points. 

(iii) Retention of 30 percent of existing forested condition – 15 technique points. 

(iv) Retention of 40 percent of existing forested condition – 20 technique points. 

(v) Retention of 50 percent of existing forested condition – 25 technique points. 

 

(2) Retention and Restoration of 50 Percent Vegetated Area – Up to 15 20 Technique Points. 

(a) The application applicant may earn up to 20 technique points formay retaining and/or 
restorrestoring up toe 50 percent of the subject site in one or more permanent open space tracts 
;after meeting retention standards in accordance to Development Standards – Trees 21A.37; 

 

(b) Technique points shall be awarded for retentionrestoration as follows: 

(i) Retention and restorationRestoration of 10 percent of vegetated area – 4 technique points. 

(ii) Restoration Retention and restoration of 20 percent of vegetated area – 8 technique points. 

(iii) Restoration Retention and restoration of 30 percent of vegetated area – 12 technique 
points. 

(iv) Restoration Retention and restoration of 40 percent of vegetated area – 16 technique 
points. 

(v) Restoration Retention and restoration of 50 percent of vegetated area – 20 technique 
points. 

(cc)(b) Open space tracts and Restoration of vegetation vegetated areas shall be subject to the 
Development Standards – Trees 21A.37 tree protection standards of SMC 21A.35.230 and the 
maintenance and irrigation requirements of SMC 21A.35.110 through 21.A.35.140. Landscaping 
plans for open space tracts shall be designed consistent with SMC 21A.35.080 and 21A.35.100; 

(dd)(c) An area shall be considered an open space tract if it is: 

(i) An existing forested area which comprises less than 50 percent of the subject site; or 

(ii) Restoration areas Sshall be landscaped as part of the site’s development and meets the 
following requirements: 

i. (A) The site design shall maximize the amount of existing mature vegetation 
retained on site; 

ii. (B) The revegetation plan shall be designed by a licensed professional or ISA 
certified arborist; 

iii. (C) The plantings shall provide a multilayer canopy of large trees (50 percent), small 
trees, shrubs, and ground cover at maturity; 
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iv. (D) A minimum of 75 percent of the open space tract shall be planted with trees, 
shrubs and groundcover. Groundcover does not include pasture or turf; 

v. (E) All invasive plants on the site shall be removed; 
vi. (F) No more than 15 percent of the proposed open space tract shall be pasture or 

turf; 
vii. (G) Plants shall be selected by a licensed professional based upon site suitability; 
viii. (H) For proposed open space tracts exceeding one‐half acre in area, a ratio of two 

evergreens to one deciduous tree is required; 
ix. (I) Three trees shall be planted per 1,000 square feet of proposed open space tract 

area; 
x. (J) Trees shall be native to the coastal Pacific Northwest. On planting, deciduous 

trees shall have a minimum caliper of three‐quarters inch and coniferous and 
broadleaf evergreen trees shall be at least five feet in height; 

xi. (K) Eighty percent of shrubs and 80 percent of groundcover shall be species native 
to the coastal Pacific Northwest; and 

xii. (L) Shrubs shall be spaced a maximum of four feet on center and ground cover shall 
be spaced a maximum of two feet on center. 

xiii. (M) Significant trees retained in an open space tract may also be counted towards 
total tree retention requirements for the parcel. 

(e)(d) A single contiguous critical area tract, required pursuant to SMC 21A.50.190, may be used to 
satisfy this technique. Critical area tracts that do not constitute 50 percent of the area within the 
subject site may be credited for a proportionate amount of the proposed 50 percent open space 
retention (see Diagram A). 

 

   
    Diagram A 

(3)    Restoration of Critical Area Buffers– Up to 20 Technique Points. 

(a) The applicant may earn up to 20 technique points for restoring up to 50 percent of the critical 
area buffers within a development site 
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(b) Technique points shall be awarded for restoration as follows: 

(i) Restoration of 10 percent of vegetated area – 4 technique points. 

(ii) Restoration of 20 percent of vegetated area – 8 technique points. 

(iii) Restoration of 30 percent of vegetated area – 12 technique points. 

(iv) Restoration of 40 percent of vegetated area – 16 technique points. 

(v) Restoration of 50 percent of vegetated area – 20 technique points. 

(c) Restoration of critical area buffers shall be subject to mitigation standards in accordance to 
SMC 21A.50 and the maintenance and irrigation requirements of SMC 21A.35.110 through 
21A.35.140.   

 

 

(4) Increased Width of Critical Area Buffer – Eight 10 Technique Points. 

(a) The applicant may increase the width of a critical area buffer required under Chapter 21A.50 
SMC by 35 percent. 

(b) Any such increased width may also be included as part of a contiguous critical area tract 
counting as open space tract under subsection (2) of this section (see Diagram B). 

 

   
  Diagram B 

(45) Limited Site Disturbance – 10 12 Technique Points. 
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(a) Soil disturbance of the site shall be limited to 50 percent of the site area otherwise 
unconstrained by environmentally critical areas and associated buffers and tree protection 
standards during plat and subsequent building construction; 

(b) Limited clearing may occur within the area where soil is undisturbed, subject to the following 
limitations: 

(i) The top four inches of soil may be disturbed but not removed from the site or lot, as needed 
to allow for removal of unsuitable vegetation; provided, that the disturbed soil is moved to an 
isolated location where it will not be driven upon and such soil is then returned and respread 
on the parcel; 

(ii) Six inches of arborist chippings are placed on top of in‐place soil areas that may be subject 
to construction activities or operations; 

(iii) Soil that is not protected as set forth in subsection (4)(b)(i) or (4)(b)(ii) of this section shall 
be tilled to a depth of 12 inches upon completion of all site disturbance; 

(iv) Stump removal shall consist of grinding the stump in the existing location; and 

(v) In no case shall the natural grade of the undisturbed area be modified by more than four 
inches. 

(5) Pervious Pavements/Materials – 10 Technique Points. 

(a) Residential Development. Pervious pavements/materials shall be used for 80 percent of all 
proposed hard surfaces, including but not limited to private driveways, patios, squares, courtyards, 
walkways, private roads, parking areas, and sidewalk areas; 

(b) Commercial/Institutional Developments. Pervious pavements/materials shall be used for 80 
percent of all proposed hard surfaces, including but not limited to sidewalk areas, playgrounds, 
plazas, courtyards, sports courts, and parking areas; 

(c) Public road areas and public sidewalks shall be excluded from the calculation of a site’s proposed 
total hard surface area hereunder; 

(d) Pervious pavement/materials may only be installed on sites where: 

(i) Information has been generated by a certified professional (e.g., a geotechnical engineer) 
and approved by the City engineer, demonstrating that the pervious pavement installation shall 
function as designed; and 

(ii) Installation shall be performed by a contractor experienced in the installation of pervious 
pavements and materials. 

(e) All pervious pavement shall be maintained in accordance with the manufacturer’s or industry 
recommendations, as applicable. 

(6) On‐Site Infiltration – Eight Technique Points. 

(a) Ninety percent of the site’s runoff shall drain to one or more on‐site infiltration systems; 
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(b) The on‐site infiltration system shall be designed to accommodate the design volumes for the 
site’s runoff up to and including the 100‐year storm; and 

(c) All infiltration systems shall be designed and maintained in accordance with the adopted King 
County Surface Water Design Manual and shall be reviewed and approved by the City engineer on a 
site‐specific basis. 

(7) Biofiltration Swale(s) and Rain Gardens – Eight Technique Points. 

(a) Residential Development. See SMC 21A.85.050(1) for points and design standard; 

(b) Commercial/Institutional Development. Ninety percent of the subject site shall drain to 
biofiltration swales or rain gardens; 

(c) Biofiltration swales and rain gardens proposed on sites located outside the Beaver or Pine Lake 
management areas shall be: 

(i) Designed and maintained in accordance with the adopted King County Surface Water Design 
Manual or the Low Impact Development Technical Guidance Manual for Puget Sound; and 

(ii) Reviewed and approved by the City engineer. 

(d) Biofiltration swales and rain gardens proposed on sites located within the Beaver or Pine Lake 
management areas: 

(i) Shall not include amended soil; 

(ii) Shall have the upper 12 inches of native soil tilled prior to planting; 

(iii) Except as set forth in subsections (7)(d)(i) and (7)(d)(ii) of this section, shall be designed and 
maintained in accordance with the adopted King County Surface Water Design Manual or the 
Low Impact Development Technical Guidance Manual for Puget Sound; and 

(iv) Shall be reviewed and approved by the City engineer. 

(56)(8) Reforestation – Six Eight Technique Points. 

(a) No stormwater facility modeling credits to reduce sizing of required flow control or water quality 
facilities in accordance to the adopted Surface Water Design Manual shall be provided for 
reforestation unless reforestation areas are contained within a designated tract as approved by the 
director. 

(ab) Residential Development. All of the lots within a residential development shall be reforested 
prior to final occupancy is issued on the development; 

(bc) Commercial/Institutional Development. The site shall be reforested; 

(cd) Reforestation shall consist of: 

(i) For lots of 4,000 square feet or less, a minimum of two trees planted per lot; 

(ii) For lots greater than 4,000 square feet in area, a minimum of three two trees plus one 
additional tree planted per 1,000 square feet over 4,000 square feet; 
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(iii) Trees shall be native to the coastal Pacific Northwest. On planting, deciduous trees shall 
have a minimum caliper of three‐quarters inch and coniferous and broadleaf evergreen trees 
shall be at least five feet in height. 

(67)(9) Reduced Impervious Surface – Up to 12Seven Technique Points. 

(a) Lots created through a development proposal shall qualify for points under this subsection if 
each lot’s total impervious surface area is 20 percent less than the applicable maximum allowable 
impervious surface area pursuant to SMC 21A.25.030 or 21A.25.040, as applicable (e.g., the 
maximum impervious surface area of a site within the R‐4 zone would could be reduced from 55 
percent to 35 percent and the maximum impervious surface area of a site within the CB zone would 
be reduced from 85 percent to 65 percent);and after meeting maximum impervious surface 
standards in accordance to the adopted Surface Water Design Manual; 

(b) Technique points shall be awarded for reduced impervious surface as follows: 

(i) Each lot total impervious surface is 5 percent less than the applicable maximum allowable 
impervious surface area – 3 technique points. 

(ii) Each lot total impervious surface is 10 percent less than the applicable maximum allowable 
impervious surface area – 6 technique points. 

(iii) Each lot total impervious surface is 15 percent less than the applicable maximum allowable 
impervious surface area – 9 technique points. 

(iv) Each lot total impervious surface is 20 percent less than the applicable maximum allowable 
impervious surface area – 12 technique points. 

(c)(b) Impervious surface areas which are public roads or public sidewalks shall be excluded from 
the calculation of the site’s total impervious surface area hereunder; and 

(d)(c) The allowed increases in the maximum permitted impervious surface area for smaller lots 
pursuant to SMC 21A.25.030 and 21A.25.040 shall not apply to this subsection. 

(10) Drought‐Tolerant Landscaping – Three Technique Points. Ninety percent of required street 
landscaping, recreation tracts, and open space tracts shall be landscaped with drought‐resistant 
vegetation native to Western Washington. Such vegetation shall be maintained as required for plant 
health. 

(11) LID Consultation with the City – Five Technique Points. 

(a) Prior to site design, the applicant shall meet and consult with the City to identify opportunities 
to incorporate preferred LID approaches into the site’s design. The applicant shall bring the 
following materials to the meeting: 

(i) A survey of the site which includes topography, critical areas, and existing vegetation, 
including tree sizes and species; and 

(ii) Photographs of the site. 
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(b) The City will bring to the meeting any relevant environmental information it has readily available 
concerning the site, which may include soil surveys, groundwater depths, habitat maps, and the 
like. 

  (12) Performance Guarantee for LID Approaches – Required. In order to receive points under this 
section for employing LID approaches on a project site: 

(a) The developer shall prepare and distribute a maintenance plan to all property owner(s) that 
addresses: 

(i) Structural and drainage maintenance; 

(ii) Vegetation management; and 

(iii) Establishment and appropriate long‐term irrigation. 

(b) The developer shall obtain written agreement from all property owners to comply with the 
maintenance plan and to maintain and retain all LID approaches employed on the site for a period 
of not less than 15 years from the date of construction. The agreement must include wording that if 
all or part of any LID approach ceases to function or is removed, equivalent LID approach(es) must 
be installed and all other stormwater management requirements met, prior to removal. 

(c) The developer shall provide the City with a copy of the maintenance plan and all written 
agreements with property owners obtained under this section. 

(13) Vegetated Roofs – One to 20 Technique Points. 

(a) A roof area shall be considered a vegetated roof if: 

(i) The roof area is fully covered with vegetation; 

(ii) It meets the definition of a vegetated roof set forth in the adopted King County Surface 
Water Design Manual or the Low Impact Development Technical Guidance Manual for Puget 
Sound; and 

(iii) It is designed and maintained in accordance with the adopted King County Surface Water 
Design Manual or the Low Impact Development Technical Guidance Manual for Puget Sound. 

(b) Residential Development. Two technique points shall be awarded per 10 percent of dwelling 
units whose roof is a vegetated roof up to a maximum of 20 total points; 

(c) Commercial/Institutional Development. One technique point shall be awarded per 1,000 square 
feet of vegetated roof area up to a maximum of 20 total points; 

(d) Compliance with this LID approach shall require review and approval by the building official. 
(Ord. O2008‐236 § 1) 

21A.85.050 Residential preferred LID approaches and standards. 
The following list identifies preferred LID approaches that may only be proposed for residential 
development proposals and the technique points associated with the successful completion of each 
technique. Whether the implementation of any technique is sufficient to earn credit for an 
incentive shall be subject to the review and approval of the director. 
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(1) Biofiltration Swales and Rain Gardens – 10 Technique Points. 

(a) Sixty‐five percent of the site’s stormwater runoff shall be directed to a biofiltration system. 

(b) Except as set forth in subsection (1)(a) of this section, biofiltration swales and rain gardens 
proposed on sites located outside a lake management area shall be: 

(i) Designed consistent with the adopted King County Surface Water Design Manual, and shall 
be subject to the review and approval of the City engineer; and 

(ii) Reviewed and approved by the City engineer. 

(c) Except as set forth in subsection (1)(a) of this section, biofiltration swales and rain gardens 
proposed on sites located within a lake management area: 

(i) Shall not include amended soil; 

(ii) Shall have the upper 12 inches of native soil tilled prior to planting; 

(iii) Except as set forth in subsections (1)(c)(i) and (1)(c)(ii) of this section, shall be designed and 
maintained in accordance with the adopted King County Surface Water Design Manual or the 
Low Impact Development Technical Guidance Manual for Puget Sound; and 

(iv) Shall be reviewed and approved by the City engineer. 

(7)(2) Open Space – 10 12 Technique Points. 

(a) Thirty percent of the total site area within a residential development shall be retained in its 
existing forested condition as defined in SMA 21A.85.040(1); or 

(b) Thirty percent of the total site area within a residential development shall be retained and 
restored to a permanent open space tract as defined in SMA 21A.85.040(2); 

(i) Limited clearing/grading within 20 percent of the open space tract shall be permitted solely 
to allow for the installation of passive recreation uses, including but not limited to soft surface 
trails, benches, and picnic tables; 

(ii) Open space tracts shall be located outside of critical areas and critical area buffers. 

(c) Area retained in its existing forested condition or as open space tracts may be used to satisfy the 
recreation space requirements of SMC 21A.30.140, On‐site recreation – Space required. 

(88)(3)    Minimal Foundation Excavation – 10 12 Technique Points. 

(a) All of the structures within a residential development shall be designed with minimal foundation 
excavation which shall include: 

(i) Limited or no disturbance of the natural soil profile within the footprint of all proposed 
structures. “Limited disturbance” shall have the meaning set forth in SMA 21A.85.040(4); 

(ii) Using a foundation that consists of a combination of driven piles and a connection at or 
above the existing grade of the subject site. 
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(b) Compliance with this technique shall require review and approval by the building official. 

(4) Soil Amendments – Three Technique Points. Only sites located outside a lake management district 
may employ this technique. On qualifying sites, four inches of soil amendments may be tilled into the 
top 12 inches of the site areas to be used for landscaping, including but not limited to proposed 
landscaping tracts, recreation tracts, and individual lots. Soil amendments: 

(a) Shall be added during soil preparation for permanent landscaping and prior to final building 
inspection; provided, that if the project is a subdivision, one bond for all of the lots within the 
subdivision shall be recorded prior to final plat; and 

(b) Shall consist of compost that complies with City standards as of the date of submittal. 

(99)(5)    Joint Use Driveway – Four Six Technique Points.   

(a) Sixty‐five percent of lots within a proposed residential development shall be accessed from a 
joint use driveway. A “joint use driveway” is a driveway for two or more residences that shares a 
curb cut plus a minimum of 10 feet of shared accessdefined by the current adopted Public Works 
Standards. 

(1010)(6) Hollywood Driveway – Six Eight Technique Points.   

(a) Sixty‐five percent of lots within a proposed residential development shall be accessed from a 
Hollywood driveway. A Hollywood driveway consists of two paved wheel tracks between two and 
one‐half and three and one‐half feet wide separated by a planted strip at least three feet wide. 
(Ord. O2008‐236 § 1). 

21A.85.060 Town center LID approaches and standards. 
Reserved. (Ord. O2008‐236 § 1) 

21A.85.070040 Preferred LID incentives. 
Technique points earned by installing one or more of the preferred LID approaches described in SMC 
21A.85.040 030 through 21A.85.060 may be used to obtain the following LID incentives. These 
incentives are completely separate from any credits for the use of LID approaches that may be granted 
to the applicant under applicable stormwater flow control and water quality treatment regulations. In 
certain cases, a LID approach that qualifies for the incentives described in this section may not qualify 
for credits under the stormwater regulations. Technique points are cumulative and may be combined to 
gain the use of one or more incentives below. Technique points may only be used for obtaining 
incentives for the development proposal that generates the points and may not be used for other 
development proposals. Except as otherwise noted in this section, technique points may only be used 
once. 

(1) Twenty Percent Increased Density. Subject to compliance with the provisions of Chapter 21A.50 SMC, 
Environmentally Critical Areas, and so long as increasing the site’s density will not negatively impact any 
critical areas or critical area buffers on the site or adjacent to the site, this density incentive may be used 
to increase the site density permitted under SMC 21A.25.030 and 21A.25.040, as applicable, by up to 20 
percent. 

(a) Thirty Technique Points Required. The applicant may include up to 75 percent of the area within 
streets within the site density calculations required under SMC 21A.25.080; 
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(b) Twenty‐Seven Technique Points Required. The applicant may include up to 50 percent of the 
area within streets within the site density calculations required under SMC 21A.25.080; 

(c) Twenty‐Four Technique Points Required. The applicant may include up to 25 percent of the area 
within streets within the site density calculations required under SMC 21A.25.080. 

(2) Thirty Percent Increased Density Incentive. Subject to compliance with the provisions of Chapter 
21A.50 SMC, Environmentally Critical Areas, and so long as increasing the site’s density will not 
negatively impact any critical areas or critical area buffers on the site or adjacent to the site, this density 
incentive may be used to increase the site density permitted under SMC 21A.25.030 and 21A.25.040, as 
applicable, by up to 30 percent. 

(a) Forty Technique Points Required. The applicant may include up to 75 percent of the area within 
critical areas and critical area buffers within the site density calculations required under SMC 
21A.25.080; 

(b) Thirty‐Five Technique Points Required. The applicant may include up to 50 percent of the area 
within critical areas and critical area buffers within the site density calculations required under SMC 
21A.25.080; 

(c) Thirty Technique Points Required. The applicant may include up to 25 percent of the area within 
critical areas and critical area buffers within the site density calculations required under SMC 
21A.25.080. 

(3) Street Improvement and Right‐of‐Way Reduction. All reductions allowed pursuant to this section 
shall be subject to review and approval by the City engineer: 

(a) One Technique Point Required. Variation requests submitted pursuant to this section shall be 
given preference over non‐LID‐related variation requests; 

(b) Twenty Technique Points Required. The applicant may request a variation from the public works 
standards to reduce the required public right‐of‐way dedication from 60 feet to 56 feet and to 
reduce the required street improvement to 49 feet. Such a reduction shall include: 

(i) Providing parking only on one side of the street (i.e., requiring 28 feet of paved asphalt for a 
20‐foot‐wide street plus one eight‐foot‐wide parking lane); and 

(ii) Reversed planter strip and sidewalk on the parking side. 

(c) Sixteen Technique Points Required. The applicant may request a variation from the public works 
standards to reduce the required street improvement to 49 feet of improvement to include: 

(i) Parking only on one side of the street (i.e., requiring 28 feet of paved asphalt for a 20‐foot‐
wide street plus one eight‐foot‐wide parking lane); and 

(ii) Reversed planter strip and sidewalk on the parking side. 

(d) Eighteen Technique Points Required. The applicant may request a variation from the public 
works standards to reduce the required public right‐of‐way dedication from 60 feet to 56 feet and 
to reduce the required street improvements to 46 feet including: 

(i) Pocket parking (eight‐foot depth) on alternating sides of the street; 
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(ii) Twenty feet of paved asphalt travel lanes; 

(iii) Five‐foot sidewalks on both sides of the street; and 

(iv) Landscaping (eight‐foot depth) on alternating sides of the street (i.e., opposite parking). 

(e) Eighteen Technique Points Required. The applicant may request a variation from the public 
works standards to reduce the required street improvement to 56 feet of improvement to include: 

(i) Parking on one side of the street (28 feet of paved asphalt); and 

(ii) Standard sidewalks and planter strips. 

(3)(4) Recognition – 24 Technique Points Required. The applicant may request that the City generate a 
featured LID development article in the City newsletter covering the development which has earned the 
technique points. Technique points used for this incentive may be reused to obtain additional 
incentives. 

(4)(5) Building Height Incentive – 20 Technique Points Required. Subject to compliance with the 
provisions of Chapter 21A.50 SMC, Environmentally Critical Areas, and so long as increasing building 
height will not negatively impact any critical areas or critical area buffers on the site or adjacent to the 
site, the applicant may increase the maximum building height by up to 15 feet. 

(5)(6) Increased Signage – 12 Technique Points Required. The applicant may increase the allowed 
signage pursuant to Chapter 21A.45 SMC by: 

(a) Adding one additional monument sign; or 

(b) Increasing the size of the allowed sign by 10 percent. 

(6)(7) Attached Housing – 12 Technique Points Required. One hundred percent of the lots within a 
proposed residential development may be designed to accommodate attached housing consistent with 
SMC 21A.30.020. (Ord. O2008‐236 § 1) 

21A.85.080050 Review. 
(1) Process. The use of preferred LID approaches or full LID design shall be reviewed concurrently with a 
primary proposal to consider the proposed site plan and methods used to earn the incentives as follows: 

(a) For the purpose of this section, a “primary proposal” is defined as a proposed subdivision, 
binding site plan, conditional use permit, or commercial site development permit; 

(b) The applicant shall identify the proposed techniques and incentives at the time of the first 
permit application for the primary proposal; 

(c) When the primary proposal requires a public hearing under this chapter or SMC Title 19 or 20, 
the public hearing on the primary proposal shall serve as the hearing on the preferred LID 
approaches proposed, and the reviewing authority shall make a consolidated decision on the 
proposed development and use of techniques and the resulting incentives; 

(d) When the primary proposal does not require a public hearing under this chapter or SMC Title 19 
or 20, the LID approach proposal shall be subject to the decision criteria for conditional use permits 
outlined in Chapter 21A.100 SMC and to the procedures set forth in SMC Title 20; 
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(e) All notices required by Chapter 20.05 SMC for the proposed development shall include a brief 
description of the proposed preferred LID approaches and associated incentives; and 

(f) A notice on title andor conditions on the face of final plat or equivalent recorded document shall 
be required documenting the use of preferred LID approaches or use of Sammamish comprehensive 
LID and identifying limitations on future development. 

(g) A maintenance plan shall be prepared and distributed to all property owner(s)that addresses 
structural and drainage maintenance, vegetation management, establishment and appropriate 
long‐term irrigation. The applicant shall obtain written agreement from all property owners to 
comply with the maintenance plan and to maintain and retain all LID approaches employed on the 
site and credited for incentives for a period of not less than 15 years from the date of construction. 
The agreement must include wording that if all or part of any LID approach ceases to function, is 
removed, or in the case of reduction in impervious surface limits exceeds the limit as approved as 
part of this chapter, equivalent LID approach(es) must be installed and all other stormwater 
management requirements met prior to removal. The applicant shall provide the City with a copy of 
the maintenance plan and all written agreements with property owners obtained under this 
section. 

(2) Review. In evaluating the feasibility of a preferred LID approach proposal or Sammamish 
comprehensive LID proposal, the director shall have the authority to request additional technical 
information prepared by a certified professional to: 

(a) Determine whether the development proposal is consistent with this chapter; 

(b) Determine if a proposed approach is consistent with the standards of the King County current 
Surface Water Design Manual, City of Sammamish Stormwater Comprehensive Plan, or the Low 
Impact Development Technical Guidance Manual for Puget Sound, or other suitable reference, as 
determined by the director; 

(c) Determine whether the proposed combination of techniques adequately work together toward 
meeting the goals of this chapter; 

(d) Determine if the monitoring plans and bonding measures proposed by the applicant are 
sufficient to protect the public benefit, health, safety, and welfare, consistent with this chapter; and 

(e) Determine that the proposed LID approaches shall function as intended. 

(3) Health and Safety. Approval of all proposed LID approaches, Sammamish comprehensive LID, and 
incentives grants shall be subject to the review of the City to determine that the proposed development 
does not pose an unreasonable threat to the public health, safety, or welfare on or off the development 
proposal site and is consistent with the general purposes of this chapter and the public interest. 

(4) Adjustments. 

(a) Minor. When reviewing and issuing construction permits in an approved development, the 
department may allow minor adjustments in the approved approaches and incentives used by the 
development proposal involving the location and site‐specific approaches or incentives. 

(b) Major. Changes to a development proposal that result in significant adjustments to the project 
shall require resubmittal of the development proposal pursuant to subsection (1) of this section. 
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Significant adjustments include, but are not limited to, elimination of proposed LID approaches, 
increases in the number of dwelling units generated, or additional reduction of proposed street 
improvements. 

(5) Maintenance of Low Impact Development Chapter. The director shall evaluate this chapter at least 
once every three years. Following review, the director shall: 

(a) Identify any LID approaches, incentives, or other features of this chapter that are resulting in 
projects that meet the purpose of this chapter; 

(b) Update this chapter in light of current research on the effectiveness of various LID approaches; 

(c) If the director identifies items that require a code amendment, the director shall report back to 
the planning commission and City council. (Ord. O2008‐236 § 1) 
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Chapter 21B.15 

TECHNICAL TERMS AND LAND USE DEFINITIONS 

Sections: 
[…] 
21B.15.080        Clustered development. 
  […] 
21B.15.230        Low impact development. 
[…] 
21B.15.310        Rain garden. 
[…] 
 
[…] 
 
21B.15.080 Clustered development. 
“Clustered development” means concentrating lots or buildings in areas to avoid development of 
sensitive or hazardous areas, or to minimize impervious surfaces and stormwater runoff. (Ord. O2010‐
293 § 1 (Att. A § 21B.15.035)) 

[…] 

21B.15.230 Low impact development. 
Low impact development (LID) is a stormwater and land use management strategy that strives to mimic 
pre‐disturbance hydrologic processes of infiltration, filtration, storage, evaporation and transpiration by 
emphasizing conservation, use of on‐site natural features, site planning, and distributed stormwater 
management practices that are integrated into a project design.emphasizes conservation and use of 
existing natural site features integrated with distributed, small‐scale stormwater controls to more 
closely mimic natural hydrologic patterns in residential, commercial, and industrial settings. (Ord. 
O2010‐293 § 1 (Att. A § 21B.15.100)) 

[…] 

21B.15.310 Rain garden. 
“Rain garden” means a non‐engineered shallow, planted landscaped depression, with compost‐
amended native soils and adapted plants that allows rainwater runoff from impervious areas like roofs, 
driveways, walkways, and compacted lawn areas to pond, temporarily be stored, pass through the 
amended soil profile andthe opportunity to be absorbed. (Ord. O2010‐293 § 1 (Att. A § 21B.15.135)) 

[…] 
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Chapter 21B.25 

DEVELOPMENT STANDARDS – DENSITY AND DIMENSIONS 

Sections: 
[…] 
21B.25.040        Provisions to obtain additional (bonus) residential density or commercial development 
                          capacity. 
[…] 
 
[…] 
 
21B.25.040 Provisions to obtain additional (bonus) residential density or commercial development 
capacity. 
(1) Bonus Residential Dwelling Units. SMC 21B.25.030 identifies the “maximum density” and “allocated 
density” for each Town Center zone. Projects may obtain additional density by complying with the 
affordable housing provisions set forth in Chapter 21B.75 SMC, by the incorporation of site amenities 
subject to TC‐D zone residential dwelling unit transfers, and/or through the City’s transfer of 
development rights (TDR) program (subject to the adoption by the City council including the Town 
Center as a receiving site). Bonus provisions vary by zone. Specifically: 

(a) TC‐A Zones. Applicants may select from the following options for obtaining additional dwelling 
units, subject to the provisions below: 

(i) Additional dwelling units are awarded from the Town Center’s available affordable housing 
bonus pool subject to compliance with affordable housing provisions set forth in Chapter 
21B.75 SMC. Within each quadrant, the bonus pool units shall be distributed on a first come, 
first served basis, up to the maximum number of bonus pool units, provided the development 
does not exceed the density limit for the zone. 

(ii) Additional dwelling units may also be awarded by the City from its TC‐D residential density 
allocation pursuant to design criteria of subsection (2)(b) of this section. 

(iii) Once the affordable housing bonus pool is exhausted, developments may obtain additional 
units through the City’s TDR program or through the provisions of subsection (2)(d) of this 
section. 

(b) TC‐B Zones. Additional dwelling units may be awarded from a combination of the following, up 
to the zone’s specified maximum density: 

(i) Until the affordable housing bonus pool is exhausted, up to 25 percent of additional 
requested dwelling units may be taken from the bonus pool (subject to compliance with 
affordable housing provisions set forth in Chapter 21B.75 SMC). The bonus pool units shall be 
distributed on a first come, first serve basis, provided the development does not exceed the 
density limits for the applicable zone. 

(ii) Additional dwelling units may also be awarded by the City from its TC‐D residential density 
allocation pursuant to design criteria of subsection (2)(b) of this section. 
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(iii) Additional dwelling units may be obtained through the City’s TDR program. 

(c) TC‐C Zones. Developments may obtain additional dwelling units only through the City’s TDR 
program, up to the zone’s specified maximum density. 

(d) TC‐D Zone. Developments may obtain additional dwelling units only through the City’s TDR 
program, up to the zone’s specified maximum density. 

(e) TC‐E Zone. Bonus dwelling units are not available in this zone. 

See Figures 21B.25.040a and 21B.25.040b for clarification on the distribution of bonus dwelling units per 
zone. 
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Figure 21B.25.040a. Illustrating the base and maximum residential development allocations (by the 
number of dwelling units) for the Town Center zones. Note that the pool of dwelling units referenced 

in the upper box is available for distribution as bonus units. 
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Figure 21B.25.040b. Standards for allocating bonus dwelling units per Town Center zones. 

(2) Bonus Commercial and Residential Development Capacity. SMC 21B.25.030 and Figure 21B.25.040c 
specify commercial floor area allocations by zones and sub‐zones with an additional 120,000 square feet 
of commercial floor area available through bonus incentives. Subsections (2)(a) and (b) of this section 
provide the distribution and criteria for allocating bonus commercial floor area, respectively. Subsection 
(2)(b) of this section also includes provisions for allocating bonus residential dwelling units. Subsection 
(2)(c) of this section provides for the opportunity for additional commercial or residential development 
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capacity through the City’s TDR program. Subsection (2)(d) of this section provides an option for the City 
to sell units from its TC‐D residential density allocation to other properties within the Town Center. 

(a) Distribution of Bonus Commercial Development Capacity. 

SUB‐ZONE  ALLOCATION 
MAXIMUM BONUS 
DISTRIBUTION1,2 

MAXIMUM ALLOCATION 
WITH INCENTIVE1,2 

TC‐A‐1  200,000  50,000  250,000 

TC‐A‐2  90,000  22,500  112,500 

TC‐A‐3  90,000  22,500  112,500 

TC‐A‐4  70,000  17,500  87,500 

TC‐A‐5  20,000  5,000  25,000 

TC‐D  10,000  2,500  12,500 

TOTAL  480,000  120,000  600,000 
 
Table notes: 
1.        Bonus floor area shall be distributed on a proportional basis per the maximum levels indicated 
above until all 120,000 square feet of the available bonus floor area has been distributed. If it becomes 
clear after five years of adoption of the ordinance codified in this chapter that due to development 
patterns, the bonus development capacity will not be utilized in any of the A zones or the D zone, the 
director may allow the allocation of bonus square feet of development to another part of the Town 
Center, provided the other provisions in this section are met. 
2.        Bonus floor area allocation is subject to the design criteria specified in subsection (2)(b) of this 
section. 
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Figure 21B.25.040c. Illustrating the base commercial area allocations by zone and the pool of 
additional commercial area available for bonuses. 

(b) Design Criteria for Awarding Bonus Commercial and Residential Development Capacity. 
Developments requesting available bonus commercial and residential development capacity (where 
awarded by the City from its TC‐D residential density allocation) shall achieve a higher level of 
design performance than those specifically required in the Town Center development regulations. 
In order to qualify for bonus floor area or dwelling units, developments shall incorporate at least 
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five of the development features listed below as determined in the unified zone development plan 
or other applicable review process. 

(i) An extensive pedestrian network connected to the City’s trail system with lighting, 
landscaping, and other amenities. 

(ii) Creative and effective vehicular circulation system that minimizes impacts of motorized 
vehicles on the pedestrian environment. 

(iii) A unique multi‐use central open space with special amenities and activities. 

(iv) Increased use of structured parking. 

(v) Enhanced off‐street pedestrian routes that connect to the existing/planned trail system. 

(vi) Special accommodation of transit services. 

(vii) Extensive environmental restoration and/or tree retention. 

(viii) Environmental certification of all structures (LEED, Built Green or other similar 
certification). 

(ix) Enhanced commitment for affordable housing. 

(x) Includes a use or uses that will expand the range of activities in the Town Center. Such use 
or uses might include a gym, dance studio or health center, cultural or performing arts facilities, 
educational facilities, artists’ studios, medical clinics, assembly areas, small business centers 
and similar uses that will encourage economic diversity, additional local services, pedestrian 
activity and/or support for other business or community activities. 

(xi) Other significant features that exceed the development standards and regulations. 

(xii) Low impact development site planning principles/practices that minimize stormwater 
runoff generated by the development. Such principles may include limited site disturbance, 
protection of natural drainage paths/features, minimize soil disturbance/compaction and/or 
restoration of compacted soils back to their original state. 

The City shall maintain documentation of bonus floor area awarded in UZDP applications and which 
development features were utilized to obtain the bonus. 

(c) Commercial and residential bonus development capacity may be accessed by use of TDR 
program. The ratio of TDR credit/amount of commercial or residential development shall be 
determined by the director and reported periodically to City council. 

(d) The City is authorized to sell dwelling units from its TC‐D residential density allocation to other 
properties zoned TC‐A within the Town Center. The City shall limit the sale of dwelling units to 
projects that have a pending land use application within the Town Center at the time of closing of 
the sale. The price of such units shall be based upon a market analysis performed within 180 days of 
closing on the sale and the proceeds shall be used for public benefits within the Town Center. Each 
unit transferred from the TC‐D zone into the TC‐A zone shall be worth one dwelling unit for 
development in the TC‐A zone. For example, if 10 dwelling units are purchased from the TC‐D zone, 
they may be used to develop 10 dwelling units in the TC‐A zone. 
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Figure 21B.25.040d. Examples of exemplary development worthy of consideration for commercial 
space allocation. 

(Ord. 2011‐310 § 1 (Att. A); Ord. O2010‐293 § 1 (Att. A)) 
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[…] 

21B.25.170 Setbacks – Projections and structures allowed. 
Provided that the required setbacks from regional utility corridors of SMC 21B.25.140 and the sight 
distance requirements of SMC 21B.25.200 are maintained, structures may extend into or be located in 
required setbacks, as follows: 

(1) Fireplace structures, bay or garden windows, enclosed stair landings, closets, or similar structures 
may project 30 inches into a street setback, provided such projections are: 

(a) Limited to two per facade; and 

(b) Not wider than 10 feet; 

(2) Unenclosed porches and entry features may project six feet into the street setback; 

(3) Eaves may not project more than: 

(a) Twenty‐four inches into a street setback; 

(b) Eighteen inches across a lot line in a zero lot line development; provided, that any neighboring 
building and its associated eaves are 10 feet from the lot line; 

(4) Fences may be allowed within front, side, or back yard setback per SMC 21B.30.180. For fences along 
an alley, see SMC 21B.30.260(3); 

(5) Rockeries, retaining walls and curbs may project into or be located in any setback, provided these 
structures do not exceed a height of six feet from the property line grade; 

(6) Fences located on top of rockeries, retaining walls or berms are subject to the requirements of SMC 
21B.30.180; 

(7) Telephone poles and lines; power poles and lines; cable TV and Internet lines; light and flagpoles; 
trellises not exceeding eight feet in height, not wider than 10 feet; culverts; underground water 
facilities; underground sewer facilities; and accessory facilities for the provision of utilities, such as 
drains, but excluding electrical and cellular equipment cabinets, and similar utility boxes and vaults; 

(8) The following may project into or be located within a setback, but may only project into or be located 
within a setback area if an agreement documenting consent between the owners of record of the 
abutting properties is recorded with the King County department of records and elections prior to the 
installment or construction of the structure: 

(a) Sprinkler systems, electrical and cellular equipment cabinets and other similar utility boxes and 
vaults; 

(b) Security system access controls; 

(c) Structures, except for buildings, associated with trails and on‐site recreation spaces and play 
areas required in SMC 21B.30.060 and 21B.30.170 such as benches, picnic tables and drinking 
fountains; and 
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(d) Surface water management facilities as required by City of Sammamish stormwater 
management regulations; 

(9) Mailboxes and newspaper boxes may project into or be located within street setbacks but will not be 
allowed in TC‐A zones; 

(10) Fire hydrants and associated appendages; 

(11) Metro bus shelters may be located within street setbacks; 

(12) Unless otherwise prohibited in SMC 21B.25.200 and Chapter 21B.45 SMC, freestanding and 
monument signs four feet or less in height, with a maximum sign area of 20 square feet, may project 
into or be located within street setbacks; and 

(13) Storm water vaults, structures, and conveyance systems , both above and below ground, provided 
such projections are: 

(a) Consistent with setback, easement and access requirements specified in the current Surface 
Water Design Manual; or   

(b) In the absence of said specifications, not within ten feet of the property line for stormwater 
vaults and structures, and not within five feet of the property line for conveyance systems 

  (14) Building elements that (a) do not restrict pedestrian access to or views from the street into the 
setback area or (b) make a fire or safety hazard or adverse impact. Such elements may, in some 
conditions, include canopies, awnings, blade signs, and lights. 

 

 

Figure 21B.25.170a. Retaining wall standards. 

(Ord. O2010‐293 § 1 (Att. A)) 
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Chapter 21B.30 

DEVELOPMENT STANDARDS – DESIGN REQUIREMENTS 

Sections: 
[…] 
21B.25.040        Provisions to obtain additional (bonus) residential density or commercial development 
                          capacity. 
[…] 
 
[…] 
 
21B.30.040 Site planning – Street layout. 
The Transportation Element of the Town Center Plan includes goals, policies, and actions aimed at 
producing a connected hierarchy of streets that accommodates desired Town Center land uses and 
human activities. Streets within the mixed‐use nodes will be planned during the unified zone 
development planning process (see Chapter 21B.95 SMC) with reference to the Town Center 
Infrastructure Plan. Other streets may be planned either collectively or by individual property owners. 
The following provisions serve as guidelines for the unified zone development planning process and 
development standards if the roads are planned by a private property owner in the TC‐B or TC‐C zones. 

Figure 21B.30.040a illustrates a conceptual layout of streets within the Town Center. While it is 
expected that the network of streets that is eventually built will differ from this configuration, the 
provisions below are intended to ensure that new streets meet the goals and policies of the Town 
Center Plan. 

(1) Connected Network of Streets. Project applicants shall demonstrate to the director’s satisfaction 
how the proposed development meets the following policies of the Town Center Plan: 

(a) Provide for a safe and connected network of roadways to serve Town Center development; 

(b) Limit the placement of buildings or other development features that inhibit the desired 
connectivity of the Town Center circulation network; and 

(c) Configure roadways to minimize impacts to environmentally critical areas. 

(2) Provide for a Hierarchy of Streets. Provide for a hierarchy of streets, including: 

(a) Connector roads that provide for automobile, service, bicycles, and pedestrian circulation 
throughout the Town Center. Development in the Town Center shall accommodate connector 
streets in the northwest, northeast, and southeast quadrants consistent with the goals and policies 
of the Town Center Plan. 

(b) Pedestrian‐oriented streets. TC‐A‐1, A‐2, and A‐3 zoned areas shall include designated 
pedestrian‐oriented street segment, as determined by the City through the unified zone 
development planning process. Pedestrian‐oriented streets are intended to be streets featuring 
continuous storefronts or plaza spaces, wide sidewalks, street trees, bioretention, and on‐street 
parking. Designations for pedestrian‐oriented streets could cover an entire street, a single block, or 
a portion of a block, depending upon the area. Pedestrian‐oriented street designations are intended 
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for areas where a concentration of pedestrian activity is desired. See SMC 21B.30.030(1) for related 
development frontage standards. 

(c) Mixed‐use streets, which are all other new streets besides connector roads and 
pedestrian‐oriented streets within the TC‐A zones. These are localized streets which should include 
generous sidewalks, street trees, bioretention, on‐street parking (to the extent possible), and slow 
moving traffic. 

(d) Residential streets, which are all other new streets besides connector roads within the TC‐B and 
TC‐C zones. These are localized streets within residential neighborhoods and should contain 
sidewalks, planting strips with street trees or bioretention, on‐street parking on one or both sides, 
and slow moving traffic. 

(e) Alleys are encouraged where useful to access parking or service areas. 

(3) Maximum Block Dimensions for Individual Development. For an individual development, unless 
otherwise stated in a unified zone development plan, the maximum block length in any direction is 480 
feet and maximum block perimeter is 1,400 feet. Departures are permitted in the TC‐A zones subject to 
unified zone development plan approval and compliance with the Town Center Plan’s goals and policies. 
Departures for streets in all other Town Center zones shall be considered by the director based on one 
or more criteria listed below. 

(a) Topography, right‐of‐way, existing construction or physical conditions, or other geographic 
conditions impose an unusual hardship on the project applicant, and an equivalent alternative 
which can meet the Town Center Plan’s goals and policies is available; 

(b) A departure provides the opportunity for a public open space or other public amenity that would 
otherwise not be possible; 

(c) The location of institutional or other similar uses requires a larger block size; and/or 

(d) A private internal road(s) or pedestrian route may be used to meet cross circulation standards as 
determined by the director per the following: 

(i) Adjacent properties do not rely on applicable roadway for primary vehicular access; 

(ii) Roadway should be designed to look and function like public streets (planting strips, street 
trees, sidewalks, and parallel parking, where appropriate per the director); and 

(iii) Roadway or pedestrian route shall be accessible to the public. 

(4) Multimodal Transportation. The layout of streets shall include consideration of vehicular, transit, 
bicycle, and pedestrian circulation. 
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Figure 21B.30.040a. A desirable configuration of connected public and private streets and alleys in the 
Town Center. Also see the Town Center Infrastructure Plan for more guidance on the street layout for 

the areas west of 228th Avenue SE. 

(Ord. O2010‐293 § 1 (Att. A § 21B.30.110)) 
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21B.30.050 Site planning – Multiple building/large lot/multiple lot developments. 
(1) Large Lots with Multiple Buildings. All development permit applications for sites over two acres or 
with multiple buildings, except for single‐family development, shall demonstrate that the project is 
based on a unifying site planning concept that meets the following criteria: 

(a) Incorporates open space and landscaping as a unifying element; 

(b) Where possible, incorporates screening, environmental mitigation, utilities, and drainage as 
positive elements (ex: create a “natural” open space or wet pond as a site feature to accommodate 
surface water runoff); 

(c) Provides pedestrian paths or walkways connecting all businesses and the entries of multiple 
buildings; 

(d) Incorporates low impact development measures and stormwater management systems as part 
of the site plan, if unless infeasible. Participating in a multi‐property stormwater facility or system 
will also satisfy this requirement; and 

 

 

Figure 21B.30.050a. Example of an attractive stormwater pond used as a site amenity. 

(e) Building entrances shall not be focused around a central parking lot but be connected by a 
sidewalk/pathway system and/or open space(s). 

The director may waive or modify this standard if it has been addressed within an adopted unified zone 
development plan. 
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Figure 21B.30.050b. The Juanita Village site plan exemplifying objectives for multiple building large lot 
development. 

(Ord. O2010‐293 § 1 (Att. A § 21B.30.120)) 

21B.30.070 Site planning – Internal vehicular circulation. 
(1) Vehicular Circulation. Developments shall provide a safe and convenient network of vehicular 
circulation that connects to the surrounding road/access network and provides opportunities for future 
connections to adjacent parcels, where applicable. 

(2) Internal Access Roads. Interior access roads in multi‐building commercial or multifamily 
developments shall look and function more like public streets. This includes planting strips and street 
trees or bioretention on both sides, sidewalks on one or both sides, and perpendicular parking on one or 
both sides. The use of these features will be determined for developments in the TC‐A zones through 
the unified zone development planning process (see Chapter 21B.95 SMC), depending on the size and 
configuration of the development and nature of uses and the circulation system. The director may 
approve innovative and special street designs, such as a woonerf people street, provided pedestrian 
safety and other street functions are achieved. 

(3) Driveway Standards and Guidelines for All Nonresidential and Multifamily Development. 
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(a) Driveways to surface parking lots are prohibited on pedestrian‐oriented streets, unless there are 
no alternatives, as determined in the unified zone development planning process; 

(b) Driveways shall be restricted to no more than one entrance and exit lane per 300 lineal feet (lf) 
of frontage. Properties with less than 300 lineal feet of frontage shall be restricted to one entrance 
and exit lane for vehicular access. For corner properties, the separate street frontages shall be 
measured separately unless both streets are classified as an arterial or collector; 

(c) Vehicular access to corner lots shall be located on the lowest classified roadway and as close as 
practical to the property line most distant from the intersection; 

(d) Driveway widths shall be minimized per the director to reduce pedestrian conflicts. Driveway 
lanes shall be no wider than 11 feet per entry or exit lane unless the director determines wider 
lanes are appropriate for the use and that the design does not significantly impact vehicular 
circulation, stormwater runoff, public safety, pedestrian movement, or visual qualities; and 

(e) All dedicated truck loading zones and service areas for commercial businesses, except for 
on‐street loading zones and businesses under 20,000 square feet that use parking spaces for 
incidental deliveries, shall be in the back of the building and shall not face a pedestrian or 
residential street. For related standards on loading zones, see SMC 21B.40.070. (Ord. O2010‐293 § 1 
(Att. A § 21B.30.140)) 

21B.30.160 Site design elements – Open space design. 
(1) General Requirements for All “Common,” “Pedestrian‐Oriented” and “Public Open Space” Open 
Space Design Criteria. The design of all “common,” “pedestrian‐oriented” and “public open space” 
required per SMC 21B.30.090 shall meet the following design criteria to the director’s satisfaction: 

(a) All open spaces shall be physically and visually accessible from the adjacent street or major 
internal pedestrian route. Open spaces shall be in locations that the intended user(s) can easily 
access and use, rather than simply left‐over or undevelopable space in locations where very little 
pedestrian traffic is anticipated; 

(b) The grade and configuration of the open space shall be suitable to recreational activities (e.g., 
locate play areas on relatively level ground and picnic areas in sunny locations); 

(c) The open space shall feature amenities and activities that encourage pedestrians to use the 
space. Spaces larger than 2,500 square feet should include a combination of active and/or passive 
recreational uses that attracts a variety of people. “Active” features could include, for example, a 
trail, sports court, or children’s play area. “Passive” features could include an informal garden, 
fountain, sculpture, nature viewing area, picnic area, or seating. No use shall be allowed within the 
open space that adversely affects the aesthetic appeal or usability of the open space; 

(d) Project applicants shall demonstrate how the space incorporates crime prevention through 
environmental design (CPTED) principles, including: 

(i) Natural surveillance, which occurs when parks or plazas are open to view by the public and 
neighbors. For example, a plaza that features residential units with windows looking down on 
space means that the space has good “eyes” on the park or plaza; 

(ii) Lighting levels according to SMC 21B.30.190 or as noted in this section; 

Exhibit 3



Sammamish Municipal Code   
Chapter 21B.30 DEVELOPMENT STANDARDS – DESIGN REQUIREMENTS 

Page 7/15

The Sammamish Municipal Code is current through Ordinance O2016‐413, passed July 19, 2016.   

(iii) Landscaping and Fencing. Avoid configurations that create dangerous hiding spaces and 
entrapment conditions; 

(iv) Entrances should be prominent, well lit, and highly visible from inside and outside of the 
space; 

(v) Maintenance. Open spaces shall utilize commercial grade materials that will last and require 
minimal maintenance costs. Walls, where necessary, shall be designed and treated to deter 
graffiti. Use and maintain landscape materials that reduce maintenance cost and maintain 
visibility, where desired, although some maintenance for landscaping is expected; 

 

 

Figure 21B.30.160a Illustrating CPTED principles. 

(e) Covered open space, such as a picnic shelter or covered sports court, is encouraged; 

(f) Landscape elements shall also serve as a stormwater quality improvement function and as rain 
gardens. See SMC 21B.30.100(4) and Chapter 21B.35 SMC; 

(g) In order to qualify as part of required open space, including multifamily open space, an open 
space shall conform to the Americans with Disabilities Act (ADA); and 

(h) Existing trees and significant vegetation shall be maintained in open space areas unless an 
alternate landscaping plan for such areas is required or approved or unless planned active 
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recreational activities would conflict with existing vegetation. In case of conflicts with planned 
activities, the design should strike a balance, as determined by the director, where it maximizes 
active recreation opportunities while trying to maintain the most important stands of trees and 
vegetation. 

(2) Pedestrian‐Oriented Open Space Design Criteria. These spaces, as required per SMC 21B.30.090, are 
intended to be publicly accessible spaces that enliven the pedestrian environment by providing (1) 
opportunities for outdoor dining, socializing, and relaxing and (2) visual amenities that contribute to the 
unique character of the Town Center. Design criteria for pedestrian open space: 

(a) Sidewalk area, where widened beyond minimum requirements, shall count as 
pedestrian‐oriented open space. The additional sidewalk area may be used for outdoor dining and 
temporary display of retail goods. The standards in subsections (2)(b) and (c) of this section shall not 
apply to sidewalks, where used as usable open space; 

(b) The following design elements are required for pedestrian‐oriented open space: 

(i) Pedestrian access to the abutting structures from the street, private drive, or a nonvehicular 
courtyard; 

(ii) Paved walking surfaces of either concrete, porous concrete or approved unit paving; 

(iii) Pedestrian‐scaled lighting (no more than 14 feet in height) at a level averaging at least two 
foot‐candles throughout the space. Lighting may be on site or building‐mounted lighting; 

(iv) At least three feet of seating area (bench, ledge, etc.) or one individual seat per 60 square 
feet of plaza area or open space. This provision may be relaxed or waived where there are 
provisions for movable seating that meet the intent of the standard as determined by the 
director; 

(v) Spaces shall be positioned in areas with significant pedestrian traffic to provide interest and 
security – such as adjacent to a building entry; and 

(vi) Landscaping that adds visual or seasonal interest to the space; 
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Figure 21B.30.160b. Illustration of key pedestrian‐oriented open space standards. 

(c) The following features are encouraged in pedestrian‐oriented space: 

(i) Pedestrian amenities such as a water feature, drinking fountain, and/or distinctive paving or 
artwork; 

(ii) Provide pedestrian‐oriented facades on some or all buildings facing the space; 

(iii) Consideration of the sun angle at noon and the wind pattern in the design of the space; 

(iv) Transitional zones along building edges to allow for outdoor eating areas and a planted 
buffer; 

(v) Movable seating; 

(vi) Incorporation of water treatment features such as rain gardens or the use of an area over a 
vault as a pedestrian‐oriented space; and 

(vii) Weather protection, especially weather protection that can be moved or altered to 
accommodate conditions; and 

(d) The following features are prohibited within pedestrian‐oriented space: 

(i) Asphalt or gravel pavement, except where continuous gravel or asphalt paths intersect with 
the space; 

(ii) Adjacent chain link fences; 

(iii) Adjacent blank walls; and 

(iv) Adjacent dumpsters or service areas. 
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Figure 21B.30.160c. Examples of pedestrian‐oriented open space. Clockwise from upper left: 
University Village (Seattle, WA), Pearl District (Portland, OR), Kent Station (Kent, WA), Walnut Creek 

(CA), Fremont (Seattle, WA), and Mill Creek Town Center (Mill Creek, WA). 

(3) Multifamily Open Space Design Criteria. 

(a) Common open space includes landscaped courtyards or decks, front porches, gardens with 
pathways, children’s play areas, or other multi‐purpose recreational and/or green spaces. Special 
requirements and recommendations for common open spaces include the following: 
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(i) Required setback areas shall not count towards the open space requirement unless they are 
portions of a space that meets the dimensional and design requirements and guidelines herein 
as determined by the director; 

(ii) Space shall be large enough to provide functional leisure or recreational activity. To meet 
this requirement, no dimension shall be less than 15 feet in width (except for front porches); 

(iii) Spaces (particularly children’s play areas) shall be visible from at least some dwelling units 
and positioned near pedestrian activity; 

(iv) Spaces shall feature paths, landscaping, seating, lighting and other pedestrian amenities to 
make the area more functional and enjoyable; 

(v) Individual entries may be provided onto common open space from adjacent ground floor 
residential units, where applicable. Small, semi‐private open spaces for adjacent ground floor 
units that maintain visual access to the common area are strongly encouraged to enliven the 
space. Low walls or hedges (less than three feet in height) are encouraged to provide clear 
definition of semi‐private and common spaces; 

(vi) Separate common space from ground floor windows, automobile circulation, service areas 
and parking lots with landscaping, low‐level fencing, and/or other treatments as approved by 
the director that enhance safety and privacy (both for common open space and dwelling units); 

(vii) Space should be oriented to receive sunlight, facing east, west, or (preferably) south, when 
possible; 

(viii) Stairways, stair landings, above grade walkways, balconies and decks shall not encroach 
into the minimum required common open space areas. An atrium roof covering may be built 
over a courtyard to provide weather protection provided it does not obstruct natural light 
inside the courtyard. Front porches are an exception; and 

(ix) Unenclosed front porches qualify as common open space provided: 

(A) No dimension is less than eight feet; and 

(B) The porches are accessible to all residents. 
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Figure 21B.30.160d. Good examples of common open space. Clockwise from upper left: Vancouver 
(WA), Redmond (WA), unknown, and Redmond (WA) 

 

 

Figure 21B.30.160e. This courtyard is too narrow to function as usable open space, particularly given 
the height of the building. 

(b) Private Balconies and Decks. To qualify as open space meeting the requirements of SMC 
21B.30.090, such spaces shall be at least 35 square feet, with no dimension less than four feet, to 
provide a space usable for human activity. The space shall meet ADA standards. This standard also 
applies to individual front porches if counted toward townhouse open space requirements. 
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(c) Shared Rooftop Decks. To qualify as open space meeting the requirements of SMC 21B.30.090, 
such spaces shall meet the following requirements: 

(i) Space shall be ADA accessible to all dwelling units; 

(ii) Space shall provide amenities such as seating areas, landscaping, and/or other features that 
encourage use as determined by the director; 

(iii) Space shall feature hard surfacing appropriate to encourage resident use; and 

(iv) Space shall incorporate features that provide for the safety of residents, such as enclosures 
and appropriate lighting levels. 

 

 

Figure 21B.30.160f. Balconies and roof decks: Examples of what can and cannot be considered open 
space. 

(d) Indoor Recreational Areas. To qualify as open space meeting the requirements of SMC 
21B.30.090, such spaces shall meet the following conditions: 

(i) The space shall meet ADA standards and shall be located in a visible area, such as near an 
entrance, lobby, or high traffic corridors; and 

(ii) Space shall be designed specifically to serve interior recreational functions and not merely 
be leftover unrentable space used to meet the open space requirement. Such space shall 
include amenities and design elements that will encourage use by residents as determined by 
the director. 

(4) Children Play Area Safety Requirements. All children play area apparatus shall meet Consumer 
Product Safety Standards for equipment, soft surfacing and spacing, and shall be located in an area that 
is: 

(a) At least 400 square feet in size with no dimension less than 20 feet; and 
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(b) Adjacent to main pedestrian paths or near building entrances. (Ord. O2010‐293 § 1 (Att. A § 
21B.30.240)) 

21B.30.170 Site design elements – Trail corridors. 
Trails, as required in SMC 21B.30.060, shall be provided within easements, or tracts, of sufficient width 
and length consistent with the dimensional standards as defined below. 

Proposed public and private trails shall be reviewed by the director for consistency with the following 
standards: 

(1) Trails Master Plan. The Sammamish Trails, Bikeways, and Paths Master Plan provides design 
standards for the full range of trails and pedestrian routes desired within the City. This document shall 
be used as a guide to help determine the type of trail to be constructed in specific locations of the Town 
Center depending on the terrain, environmental conditions, adjacent uses, connectivity, and anticipated 
usage. Trails shall be constructed per design standards set forth in the Trails, Bikeways, and Paths 
Master Plan. 

(2) Use of Existing Corridors. To the extent practical in implementing the conceptual Town Center Trails 
Plan as shown in Figure 21B.30.060a, trails should generally be located to minimize the need to remove 
additional vegetation and create other associated impacts. If sensitive areas exist on or in proximity to 
an existing cleared or improved corridor, then impacts from constructing the trail shall be mitigated 
consistent with Chapter 21A.50 SMC, including the recommendations from any required sensitive areas 
study. Trails may be located in other areas if it is demonstrated that a new corridor creates less overall 
or less incremental impact to sensitive areas and habitat while still achieving overall project goals and 
objectives. 

(3) Compatibility with Adjacent Land Uses. Trails should be designed and constructed to encourage users 
to remain on the trail, to diminish the likelihood of trespass and to promote privacy for adjacent 
landowners. The project applicant shall propose for the department’s review and approval the use of 
fencing, signage, landscaping or other appropriate means to accomplish this requirement. Any proposed 
lighting should be directed away from houses along the trail corridor. Ground‐level lighting, such as 
bollards, is preferred. Safety of trail users and adjacent landowners shall be addressed through review of 
vehicle access and crossing locations and design. 

(4) Width. The width of the cleared area, trail corridor, surface and shoulder should be designed 
consistent with AASHTO standards for public multi‐use paved trails (Guide for the Development of 
Bicycle Facilities, 1999, as amended, American Association of State Highway and Transportation 
Officials), and with U.S. Forest Service standards (Trails Management Handbook, 1991, as amended, and 
Standard Specifications for Construction of Trails Handbook, 1984, as amended) if unpaved. Cleared 
areas shall be the minimum necessary consistent with the standards and requirements in the SMC. 

(5) Sensitive Areas and Buffers. Trail impacts to sensitive areas should be reviewed consistent with the 
impact avoidance and mitigation sequencing requirements of Chapter 21A.50 SMC. Mitigation of 
impacts is required, even for trails located on existing corridors consistent with subsection (2) of this 
section. Wetland and stream buffers shall be expanded to compensate for the total area of the trail 
corridor, including all disturbed areas located within the buffer area. No expansion shall be required for 
trails located on existing improved corridors, including but not limited to utility corridors, road or 
railroad rights‐of‐way, within wetland or stream buffers. Mitigation shall be required for all impacts 
consistent with Chapter 21A.50 SMC. 
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(6) Location. Except for approved viewing platforms, spur trails, wetland or stream crossings proposed 
consistent with Chapter 21A.50 SMC, or trails located on existing corridors consistent with subsection 
(2) of this section, trails that are proposed in proximity to wetlands or streams or associated buffers may 
only be located in the outer 25 percent of the wetland or stream buffer and should be generally aligned 
parallel to the stream or perimeter of the wetland. Spur trails and viewing structures should be designed 
to minimize impacts on sensitive area and wildlife habitat. Viewing platforms shall be placed landward 
of the wetland or stream edge. 

(7) Wildlife. Trails should be designed and constructed to encourage users to remain on the trail through 
the use of fencing, signage, landscaping or other appropriate means to minimize impacts to wildlife and 
habitat. In addition to the requirements related to wildlife corridors elsewhere in the SMC, trail location, 
lighting, construction decisions, and requirements for use (e.g., pet leash requirements, bicycle speed 
limits, etc.) should be guided by recommendations from sensitive areas studies to avoid, minimize and 
mitigate impacts to habitat for sensitive species. In a vegetation management plan developed for City 
review and approval consistent with SMC 21A.50.160, all disturbed areas shall be landscaped with 
appropriate native vegetation upon completion of trail construction or as soon thereafter as possible. 
The trail maintenance entity shall ensure that such vegetation survives through an appropriate 
mechanism. An integrated vegetation and pest management plan shall be developed by the applicant 
and approved by the department that avoids or minimizes the use of pesticides, herbicides and other 
hazardous substances. 

(8) Surfacing. The director will determine pavement options for the specific trail section. To promote 
infiltration and groundwater recharge and to minimize slope instability, trail surfaces shall be made of 
pervious materials unless infeasible. Impervious paving may be used where the director determines that 
pervious pavements are ineffective or inappropriate due to soil conditions. However, pervious paving or 
other low impact techniques that meet overall project goals for cost and durability are encouraged. 
Boardwalks may be used for areas subject to regular inundation, and should be constructed with 
nonhazardous materials. Impervious materials may also be used if necessary for soil stabilization or to 
prevent soil erosion, or if the trail is specifically designed and intended to be accessible to physically 
challenged persons and is identified as such in the City’s adopted Comprehensive Plan, parks plan or 
trails plan. 

(9) Maintenance. Maintenance of any trail corridor or improvements, retained in private ownership, 
shall be the responsibility of the owner or other separate entity capable of long‐term maintenance and 
operation in a manner acceptable to the City. (Ord. O2010‐293 § 1 (Att. A § 21B.30.250)) 
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Chapter 21B.35 

DEVELOPMENT STANDARDS – LANDSCAPING AND IRRIGATION 

Sections: 
[…] 
21B.25.040        Provisions to obtain additional (bonus) residential density or commercial development 
                          capacity. 
[…] 
 
[…] 
 
21B.35.220 Tree replacement and enforcement. 
This section shall apply in addition to the provisions of SMC Title 23, Code Enforcement. 

(1) Any tree removed in violation of SMC 21B.35.200, Tree retention requirements, or any tree removed 
pursuant to the exception process of SMC 21B.35.200(7) shall be subject to the following replacement 
requirements: 

(a) Coniferous trees shall be replaced by coniferous trees native to Washington. and deciduous 
Deciduous trees shall be replaced with a mixture of native coniferous trees and deciduous trees at a 
ratio of 2 coniferous trees to every one deciduous tree per the replacement ratios belowby 
deciduous trees native to Washington; 

(b) Replacement coniferous trees shall be at least eight feet in height. Replacement deciduous trees 
shall be at least one and one‐half inches in diameter (DBH); and 

(c) Trees shall be replaced subject to the following replacement ratios: 

(i) Removed trees with a DBH greater than nine inches up to 12 inches shall be replaced by four 
trees; 

(ii) Removed trees with a DBH greater than 12 inches up to 16 inches shall be replaced by six 
trees; and 

(iii) Removed trees with a DBH of 16 inches or more shall be replaced by eight trees. 

(2) Financial guarantees for replacement trees may be required consistent with the provisions of SMC 
Title 27A. 

(3) At the discretion of the director, each tree removed in violation of this chapter may be considered a 
separate code enforcement case for the purposes of SMC Title 23, Code Enforcement. (Ord. O2010‐293 
§ 1 (Att. A § 21B.35.240)) 
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Chapter 21B.85 

DEVELOPMENT STANDARDS – INTERIM STORWMATER STANDARDS 

Sections: 

21B.85.010    Purpose and intent. 

21B.85.020    Applicability. 

21B.85.030    Town Center interim stormwater standards adopted. 

21B.85.040    Review and appeal. 

 
21B.85.010 Purpose and intent.	

Low impact development (LID) is an approach to land use planning and project design that seeks to: 

(1) Increase the ability of a developed site to effectively emulate predevelopment hydrologic conditions, 

including, without limitation, stormwater retention, water quality treatment, and infiltration functions; 

(2) Minimize overland stormwater runoff from a developed site; 

(3) Maximize the retention of trees, native vegetation, understory plants, and native soils; 

(4) Minimize soil disturbance; 

(5) Minimize the conversion of site surfaces from vegetated to nonvegetated surfaces; and 

(6) Maximize the quantity and use of appropriate native plants on site. 

The purpose of this chapter is to require that development proposals within the Town Center sub-area fully 

incorporate the interim stormwater standards and low impact development into all aspects of project design. 

(Ord. O2010-293 § 1 (Att. A)) 

21B.85.020 Applicability. 

(1) The provisions of this chapter shall apply to all land uses in the City of Sammamish Town Center zones, and 

all persons within the Town Center shall comply with the requirements of this chapter. 

(2) The City shall not approve any permit or otherwise issue any authorization to alter the condition of any land, 

water or vegetation or to construct or alter any structure or improvement without first assuring compliance with 

the requirements of this chapter. 
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(3) Approval of a development proposal pursuant to the provisions of this chapter does not discharge the 

obligation of the applicant to comply with the provisions of this chapter. (Ord. O2010-293 § 1 (Att. A)) 

21B.85.030 Town Center stormwater standards adopted. 

(1) Stormwater standards in the Town Center shall be in accordance to the adopted Surface Water Design 

Manual and Sammamish Addendum. 

(2) The City is hereby authorized, subject to the review provisions of SMC 21B.85.040, to modify the stormwater 

requirements, standards, and specifications. (Ord. O2010-293 § 1 (Att. A)) 

21B.85.040 Review and appeal. 

(1) Process. The use of the stormwater standards and specifications, along with applicable low impact 

development design, shall be reviewed concurrently with a primary proposal to consider the proposed site plan 

and methods used to earn the incentives as follows: 

(a) For the purpose of this section, a “primary proposal” is defined as a proposed unified zone 

development plan, subdivision, binding site plan, conditional use permit, or commercial site development 

permit; 

(b) The applicant shall identify the primary proposal’s low impact development improvements at the time of 

application; 

(c) When the primary proposal requires a public hearing under this title or SMC Title 19A or 20, the public 

hearing on the primary proposal shall serve as the hearing on the stormwater standards and specifications 

and applicable low impact development improvements proposed, and the reviewing authority shall make a 

consolidated decision on the proposed development; 

(d) When the primary proposal does not require a public hearing under this title or SMC Title 19A or 20, the 

stormwater standards and specifications, and applicable low impact development improvements, shall be 

subject to the decision criteria for conditional use permits outlined in Chapter 21A.100 SMC and to the 

procedures set forth in SMC Title 20; 

(2) Review. In evaluating a primary proposal and associated stormwater standards and specifications, and 

applicable low impact development improvements, the City shall have the authority to request additional 

technical information prepared by a certified professional to: 

(a) Determine whether the development proposal is consistent with this chapter; 

Exhibit 3



Sammamish Municipal Code 
Chapter 21B.85 DEVELOPMENT STANDARDS – INTERIM STORMWATER 
STANDARDS 

Page 3/4

The Sammamish Municipal Code is current through Ordinance O2016‐413, passed July 19, 2016.   

(b) Determine if a proposed approach is consistent with the standards of the King County Surface Water 

Design Manual, City of Sammamish Stormwater Comprehensive Plan, or the Low Impact Development 

Technical Guidance Manual for Puget Sound, or other suitable reference, as determined by the director; 

(c) Determine whether the proposed combination of techniques adequately work together toward meeting 

the goals of this chapter; 

(d) Determine if the monitoring plans and bonding measures proposed by the applicant are sufficient to 

protect the public benefit, health, safety, and welfare, consistent with this chapter; and 

(e) Determine that the proposed LID approaches shall function as intended. 

(3) Health and Safety. Approval of all proposed stormwater design and required low impact development 

improvements shall be subject to the review of the City to determine that the proposed development does not 

pose an unreasonable threat to the public health, safety, or welfare on or off the development proposal site and is 

consistent with the general purposes of this chapter and the public interest. 

 (4) Modification or Elimination of Requirements. Compliance with the adopted stormwater standards and 

specifications, and applicable low impact development improvements, shall be required to the maximum extent 

practically feasible. The City is authorized to approve the modification or elimination of stormwater standards 

and/or low impact development improvement requirements, standards, and specifications set forth in Appendix G 

of the document entitled “Town Center Stormwater Comprehensive Plan” as adopted by Resolution R2010-430 

as follows: 

(a) The burden of proving that a proposed modification or waiver of stormwater standards and 

specifications, or low impact development requirements, meets the criteria enumerated in this section shall 

be on the applicant. Absence of such proof shall be grounds for denial of the request; 

(b) All requests to modify or eliminate required stormwater standards or specifications, or low impact 

development improvements, shall be based upon site specific analysis of the feasibility of required 

improvements, standards and specifications. Such analysis shall include evaluation of site and vicinity 

soils, hydrology, and other factors, as determined by the City, affecting the successful design of the 

stormwater or low impact development improvements. 
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(c) In approving a modification or waiver to the stormwater standards or specifications, or low impact 

development improvements, the City may consider the purpose, effectiveness, engineering feasibility, 

commercial availability of technology, best management practices, safety and cost of the proposal. 

(5) Adjustments. 

(a) Minor. Minor changes to proposed stormwater standards and specifications or low impact development 

improvements may be authorized by the City following approval of the primary proposal. Minor changes 

include, but are not limited to, changes related to improvement sizing, location, and components. 

(b) Major. Major changes to proposed stormwater standards or specifications, or low impact development 

improvements, may not be authorized by the City following approval of the primary proposal. Major 

changes shall require re-submittal of the land use applications associated with the primary proposal. Major 

changes include, but are not limited to, elimination of proposed low impact development improvements 

and changes to site layout that preclude the success of approved low impact development improvements. 

(6) Appeals. Any person or agency aggrieved by an act or decision of the City pursuant to this title may appeal 

said act or decision to the City of Sammamish pursuant to the appeal provisions for the underlying development 

permit application as contained in Chapter 20.05 SMC. (Ord. O2010-293 § 1 (Att. A)) 
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