
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 

 
 6:30 pm – 9:30 pm             
October 4, 2011 Council Chambers          
 
Call to Order 
 
Roll Call/Pledge of Allegiance 
 
Approval of Agenda 
 
Student Liaison Reports 
 
Presentations/Proclamations 

• Presentation: Eagle Scout/Girl Scout Recognitions 
• Presentation: Trail Steward Recognition 
• Presentation: Government Finance Officers Association Distinguished Budget Award 
• Presentation: Planning Commission Handoff – Housing Code 

 
Public Comment 
Note: This is an opportunity for the public to address the Council. Three-minutes limit per 
person or 5 minutes if representing the official position of a recognized community 
organization. 
 
Consent Agenda 

• Payroll for period ending September 15, 2011 for pay date September 20, 2011 in the 
amount of $249,898.55 

1. Approval: Claims for period ending October 4, 2011 in the amount of $700,050.70 for 
Check No. 30299 through No.30409 

2. Resolution: Final Plat Greenbriar Subdivision 
3. Resolution: Pine Creek Subdivision 
4. Approval: Notes from September 13, 2011 Study Session 
5. Approval: Minutes from September 19,2011 Regular Meeting 

 
Public Hearings - None 
 
 
Unfinished Business - None 
 
 

City Council, Regular Meeting 
 



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 - None 
 
 
Council Reports - None 
 
 
City Manager Report 

• Update of Lease Reard-Freed House  
 

Executive Session – Property acquisition pursuant to RCW 42.30.110 (1) (b)  
 
Adjournment 
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AGENDA CALENDAR 
Oct. 2011    
Tues. 10/4 6:30 pm  Regular Meeting Presentation: Eagle Scout/Girl Scout Recognitions 

Presentation: Trail Steward Recognition 
Presentation: Government Finance Officer’s Association 

Distinquished Budget Award 
Presentation: Planning Commission Handoff – Housing Code 
Resolution: Final Plat Greenbriar Subdivision (consent) 
Resolution: Pine Creek Subdivision (consent) 
Lease: Reard-Freed House Update (City Manager Report) 
Executive Session: Property Aquisition 

Tues. 10/11 6:30 pm  Study Session Department Reports: Finance/Information 
Technology/Parks/Public Work 

Discussion: 2012 Budget 
Discussion: 228th Avenue Operational Anaylsis 
Emergency Plan 
Commission Term Changes 

Mon. 10/17 6:30 pm  Regular Meeting  Public Hearing Ordinance: First Reading Housing Codes 
Ordinance: First Reading Amending Terms for Council Commissions 
Contract: On-Call Fencing/TBD (consent) 

    
Nov. 2011    
Tues. 11/1 6:30 pm  Regular  Ordinance: Second Reading Housing Codes  

Ordinance: Second Reading Amending Terms for Council 
Commissions 

Ordinance: First Reading School Impact Fees 
Contract: EnerGov 

Tues. 11/08 6:30 pm  Study Session Department Report: Department of Community Development 
 

Mon. 11/14 5:30 pm  Regular 
Meeting/Joint 

Meeting with PC  

Process:Critical Areas Ordinance Update (ss) 
Public Hearing Resolution: Lamb House Transfer 
Public Hearing First Reading: Wireless Facilities Code Amendments 
Ordinance:First Reading Amendment to Critical Areas Ordinance 

Sunset Clause 
Ordinance: First Reading 2012 Budget 
Ordinance: Second Reading School Impact Fees 
 

    
Dec. 2011    
Tues. 12/6 6:30 pm  Regular  Ordinance: Second Reading: Wireless Facilities Code Amendments 

Resolution: Final Acceptance/2011 Pavement Overlay 
Ordinance: Second Reading 2012 Budget 
Second Reading: Amendment to Critical Areas Ordinance Sunset 

Clause 
Contract: Custodial Service/TBD 
Contract: Parks Maintenance Services/TBD 

Tues. 12/13 6:30 pm  Study Session/Special 
Meeting 

Discussion: Red Light Cameras 

Mon. 12/19 6:30 pm  Regular Meeting  CANCELLED 
    
Jan. 2012    
Tues. 1/3 6:30 pm  Regular  Public Hearing: Ordinance First Reading Colletive Gardens 

Moratorium 



Last printed 9/29/11 

\\chfs001\home\manderson\City Council Packets\Council Packets 2011\1004rm\agenda topics.doc 

Tues. 1/10 6:30 pm  Study Session Review: Parks, Recreation and Open Space Plan 
Commission Interviews 

Mon. 1/16 6:30 pm  Holiday  Martin Luther King Day 
Tues 1/17 6:30 pm Special Meeting Resolution: Appointing Members to the Planning Commission, Arts 

Commission, Parks & Recreation Commission and Beaver Lake 
Management District 

    
Feb. 2012    
Tues. 2/7 6:30 pm  Regular  Ordinance Second Reading Colletive Gardens Moratorium 
Tues. 2/14 6:30 pm  Study Session  
Mon. 2/20 6:30 pm  Regular Meeting   
    
Mar. 2012    
Tues. 3/6 6:30 pm  Regular   
Tues. 3/13 6:30 pm  Study Session  
Mon. 3/19 6:30 pm  Regular Meeting   
    
Apr. 2012    
Tues. 4/3 6:30 pm  Regular   
Tues. 4/10 6:30 pm  Study Session  
Mon. 4/16 6:30 pm  Regular Meeting   
    
May 2012    
Tues. 5/1 6:30 pm  Regular   
Tues. 5/8 6:30 pm  Study Session  
Mon. 5/14 6:30 pm  Regular Meeting   
    
June 2012    
Tues. 6/5 6:30 pm  Regular   
Tues. 6/12 6:30 pm  Study Session  
Mon. 6/18 6:30 pm  Regular Meeting   
    
To Be Scheduled To Be Scheduled Parked Items 
   
Ordinance: Second Reading Puget 
Sound Energy Franchise 
 
Franchise: Cable TV 
 
Lease: Reard/Freed 

House/Sammamish Heritage 
Society 

Land/Lease: with Mary Pigott for 
Reard/Freed House 

 

Final Acceptance: 244th Avenue 
Improvement Project 
 
Final Acceptance: SE 20th Street Non-
motorized Improvement Project 
 
Level of Service/Concurrency  
 

Joint Meeting/LWSD 
 
 

 



<< September October 2011 November >>

Sunday Monday Tuesday Wednesday Thursday Friday Saturday

25 26 27 28 29 30 1

2 3

4 
6:30 p.m. 
City Council 
Meeting 

5 
6:30 p.m. 
Parks and 
Recreation 
Commission 
Meeting 

6 
4 p.m. 
Public Safety 
Committee 
Meeting 
6:30 p.m. 
Planning 
Commission 
Meeting 

7

8 
9 a.m. 
Volunteer Event at 
Pine Lake Park 
10 a.m. 
5th Sammamish 
Art Fair 

9 
10 a.m. 
5th Sammamish 
Art Fair 

10

11 
6:30 p.m. 
City Council Study 
Session 

12 
6 p.m. 
Sammamish Youth 
Board Meeting 

13 
6:30 p.m. 
Community 
Garden Steering 
Committee 
Meeting 

14

15 
9 a.m. 
Sammamish 
Recycling 
Collection Event 
9 a.m. 
Volunteer Event at 
Jacobs Creek 
10 a.m. 
Sammamish Walks

16

17 
5:30 p.m. 
Finance 
Committee 
Meeting 
6:30 p.m. 
City Council 
Meeting 
6:30 p.m. 
Arts Commission 
Meeting 

18 
5:30 p.m. 
City Council 
Council Office 
Hour 

19

20 
6:30 p.m. 
Planning 
Commission 
Meeting 

21

22 
9 a.m. 
Volunteer Event at 
Illahee Trail 

23 24 25 26
27 
7 p.m. 
Jet City Improv 

28 29

30 31 1 2 3 4 5
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<< October November 2011 December >>

Sunday Monday Tuesday Wednesday Thursday Friday Saturday

30 31
1 
6:30 p.m. 
City Council 
Meeting 

2 
6:30 p.m. 
Parks and 
Recreation 
Commission 
Meeting 

3 
6:30 p.m. 
Planning 
Commission 
Meeting 

4

5 
11 a.m. 
Istanbul's Grand 
Bazaar - Turkish 
Cultural Event 

6 7

8 
6:30 p.m. 
City Council Study 
Session 

9

10 
6:30 p.m. 
Community 
Garden Steering 
Committee 
Meeting 

11 
8 a.m. 
Veterans' Day 
City offices closed 

12

13

14 
6:30 p.m. 
City Council 
Meeting 

15 
5:30 p.m. 
City Council 
Council Office 
Hour 

16 
6 p.m. 
Sammamish Youth 
Board Meeting 

17 
6:30 p.m. 
Planning 
Commission 
Meeting 
Canceled 
7 p.m. 
Gardening With 
Native Plants 

18

19 
1 p.m. 
Volunteer Event at 
Lower Commons 
Park 

20

21 
5:30 p.m. 
Finance 
Committee 
Meeting 
6:30 p.m. 
Arts Commission 
Meeting 

22 23

24 
8 a.m. 
Thanksgiving 
Holiday 
City offices closed 

25 
8 a.m. 
Thanksgiving 
Holiday 
City offices closed 

26

27 28 29

30 
5:30 p.m. 
City Holiday 
Lighting 
Ceremony 

1 2 3

4 5 6 7 8 9 10
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801 228th Avenue SE • Sammamish, WA 98075 • Phone:  425.295.0500 • Fax:  425.295.0600 • web: www.ci.sammamish.wa.us 
 

TO: City Council            September 28, 2011 

FM: Joe Lipinsky, Chair  

RE: Housing Code Amendments  

 
On behalf of the Planning Commission, I am pleased to forward our recommendations for amending 
the Sammamish Municipal Code requirements for Accessory Dwelling Units (ADUs) and Duplexes, 
and our recommendation to establish a pilot program for Cottage Housing.  We look forward to 
discussing these recommendations at the City Council meeting on October 4, 2011.   

These code amendments further implement the priorities in the Housing Strategy, adopted by the 
Council in 2006.  They also will help ensure that our city code allows for a range of housing types 
consistent with market demand while ensuring compatibility with neighborhoods and our 
Comprehensive Plan.  These amendments were discussed at eight Planning Commission sessions 
held from February through July, and a public hearing was on June 16, 2011.  We received public 
testimony from two residents.  The following are key aspects of our recommendations: 

• Duplexes are now allowed only in the R-12 and R-18 zone, which means that few 
opportunities for this housing type exist in Sammamish given the limited area.  Under our 
recommendations, duplexes would also be allowed in the R-8, R-6 and R-4 zones, but not 
in R-1.  To ensure compatibility with nearby areas, we propose that duplexes be subject 
the design standards in our adopted Town Center code (SMC 21B.30.270).   

• ADUs would continue to be allowed in all residential zones, but we see an opportunity to 
refine our requirements so that unnecessary barriers are removed.  We recommend that 
no additional parking be required if three spaces are already provided, and we 
recommend eliminating the minimum lot size for detached ADUs.  

• Finally, we recommend that Sammamish create a pilot program to allow up to 50 Cottage 
Housing units to be built in the R-4 through R-18 zones over a period of five years. Again 
to ensure this housing type is a good fit in Sammamish, we recommend that these 
projects be subject to the design guidelines in the Town Center code (SMC 21B.30.280). 

  
We look forward to presenting our recommendations and answering your questions.  
Please let staff know if you need more information or have questions.  
 
ATTACHMENTS 
1. Code amendments (showing edits) 3. TC Duplex design standards 
2. Pilot program ordinance language  4. TC Cottage Housing design standards 

Planning Commission   



 



Sammamish Accessory Dwelling Unit Code. 

SMC 21A.20.030 Residential land uses. 
A. Table of Residential Land Uses. 
KEY 
P – Permitted Use 
C – Conditional Use 
S – Special Use 

  ZONE 
 

RESIDENTIAL 
 

 
 

  Urban 
Residential 

 

 
 

Neighborho
od Business 

 

Community 
Business 

 

Office 

 

SIC# 
 

SPECIFIC LAND USE 
 

R-1 – R-8 
 

R-12 – R-
18 

 

NB 
 

CB 
 

O 
 

 DWELLING UNITS, TYPES: 
 

     

* 
 

Single detached 
 

P 
C9 
 

P 
C9 
 

   

* 
 

Townhouse 
 

P10 
 

P 
 

P2 
 

P2 
 

P2 
 

* 
 

Apartment 
 

P3 
 

P 
 

P2 
 

P2 
 

P2 
 

* 
 

Mobile home park 
 

C6 
 

P 
 

   

* Duplexes (17) P16 P P2 P2 P2 
       
 GROUP RESIDENCES: 

 
     

* 
 

Community residential facility-I 
 

C 
 

P 
 

P2 
 

P2 
 

P2 
 

* 
 

Community residential facility-II 
 

  P2 
 

P2 
 

P2 
 

* 
 

Dormitory 
 

C4 
 

P 
 

   

* 
 

Senior citizen assisted housing 
 

 P 
 

P2 
 

P2 
 

P2 
 

       
 ACCESSORY USES: 

 
     

* 
 

Residential accessory uses 
 

P5 
 

P5 
 

P5 
 

P5 
 

P5 
 

* 
 

Home occupation 
 

P 
 

P 
 

P 
 

P 
 

P 
 

* 
 

Home industry 
 

C 
 

    

Code Amendments (showing edits)



       
* EV Charging Station 11, 12. P13 P13 P P P 

* Rapid Charging Station 14 P15 P15 P P P 
       
7011 
 

Hotel/motel (1) 
 

   P 
 

P 
 

* 
 

Bed and breakfast guesthouse 
 

P7 
 

P7 
 

P7 
 

P8 
 

 

7041 
 

Organization hotel/lodging houses 
 

     

 
B. Development Conditions.  

1. Except bed and breakfast guesthouses. 
2. Only as part of a mixed use development subject to the conditions of Chapter 21A.30 

SMC, except that in the NB zone on properties with a land use designation of commercial 
outside of center (CO) in the urban areas, stand-alone townhouse developments are permitted 
subject to the provisions of SMC 21A.25.040, 21A.30.020, 21A.30.040 and 21A.30.140. 

3. Only in a building listed on the National Register as an historic site or designated as a 
landmark subject to the provisions of Chapter 21A.70 SMC. 

4. Only as an accessory to a school, college/university, or church. 
5. a. Accessory dwelling units: 

(1) Only one accessory dwelling per primary single detached dwelling unit; 
(2) Only in the same building as the primary dwelling unit when the lot is less 

than 10,000 square feet in area or when there is more than one primary dwelling on a lot; 
(3) The primary dwelling unit or the accessory dwelling unit shall be owner 

occupied; 
(a) One of tThe dwelling units shall not exceed a floor area of 1,000 square feet 

when detached, except when one of the dwelling units is wholly contained within a basement 
or attic the existing residence then the floor area shall not exceed 40 percent of the floor area 
of the existing unit; 

(b) When the primary and accessory dwelling units are located in the same 
building, only one entrance may be located on each street side of the building; 

(c) The total number of occupants in both the primary residence and the 
accessory dwelling unit combined may not exceed the maximum number established by the 
definition of family in SMC 21A.15.450; 

(d) Additions to an existing structure or the development of a newly constructed 
detached ADU shall be designed consistent with the existing facade, roof pitch, siding, and 
windows of the primary dwelling unit; 

(4) One No  additional off-street parking space shall be provided required when 
the parcel contains four (4) or more parking spaces. If there are three or fewer one new space 
must be provided;;  

(5) The accessory dwelling unit shall be converted to another permitted use or 
shall be removed if one of the dwelling units ceases to be owner occupied; and 

(6) An applicant seeking to build an accessory dwelling unit shall file a notice 
approved by the department with the records and elections division that identifies the dwelling 
unit as accessory. The notice shall run with the land. The applicant shall submit proof that the 
notice was filed before the department shall approve any permit for the construction of the 

Code Amendments (showing edits)



accessory dwelling unit. The required contents and form of the notice shall be set forth in 
administrative rules. 

b. One single or twin engine, noncommercial aircraft shall be permitted only on lots 
that abut, or have a legal access that is not a City right-of-way, to a waterbody or landing field, 
provided: 

(1) No aircraft sales, service, repair, charter, or rental; and 
(2) No storage of aviation fuel except that contained in the tank or tanks of the 

aircraft. 
6. Mobile home parks shall not be permitted in the R-1 zones. 
7. Only as an accessory to the permanent residence of the operator, provided: 

a. Serving meals to paying guests shall be limited to breakfast; and 
b. The number of persons accommodated per night shall not exceed five, except that a 

structure which satisfies the standards of the Uniform Building Code as adopted by the City of 
Sammamish for R-1 occupancies may accommodate up to 10 persons per night. 

8. Only when part of a mixed use development. 
9. Required prior to approving more than one dwelling on individual lots, except on lots 

in subdivisions, short subdivisions, or binding site plans approved for multiple unit lots, and 
except as provided for accessory dwelling units in subsection (B)(5) of this section. 

10. Only when done in accordance with the low impact development standards in SMC 
21A.30.020 and Chapter 21A.85 SMC. (Ord. O2009-249 § 1; Ord. O2003-132 § 11) 

11. Level 1 and Level 2 charging only. 
12. Level 1 and Level 2 charging are permitted in critical aquifer recharge areas and in 

other critical areas when serving an existing use. 
13. Allowed only as accessory to a primary permitted use or permitted conditional use. 
14. The term “Rapid” is used interchangeably with Level 3 and Fast Charging. 
15. Only as an“electric vehicle charging station-restricted”. 
16. Duplexes are allowed in R-4, R-6 and R-8 zones only. 
17. Subject to the design standards in 21B.30.270. 
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ATTACHMENT A 
 
The following language will be put into the standard City Ordinance format.  
 
Section 1.  Pilot Program Established - Applicability.  A pilot program is hereby established 
to allow cottage housing in the R-4 through R-18 zones as provided in the following sections of 
this Ordinance: 
 

a. The purpose of this Ordinance is to allow development of a limited 
number of cottage housing projects to evaluate opportunities to increase the 
availability of cottage housing in Sammamish neighborhoods. 

 
  b. The goals of cottage housing demonstration projects are to:  

i. Increase housing supply and the choice of housing styles available 
in the  community  
ii. Promote housing affordability and greater choice by encouraging 
smaller  and more diverse home sizes and mixes of income levels. 
iii. Promote high quality design 
iv. Promote projects that are compatible with existing single-family 
 developments  
v. Evaluate results to determine if permanent zoning amendments are 
appropriate.   
 

c. Developments considered under the provisions of this Ordinance are 
subject to the development standards contained in SMC 21B and all other 
applicable sections of the Sammamish Municipal Code.   
 
d.   Cottage housing projects in residential zones have not previously been 
developed in Sammamish and their development may result in traffic, and other 
impacts; therefore a pilot program is appropriate to allow a limited number of 
regulated cottage housing projects. 

 
 Section 2:  Neighborhood Meeting Required. 

 
a. Developers of cottage housing projects proposed under this Ordinance 

shall schedule and host a neighborhood meeting following the procedures in SMC 
20.05.035  

 
Section 3.  Permit Process 
 

a. Except for Cottage Housing Demonstration Projects that involve a 
subdivision as defined by the City of Sammamish Development Code, the City shall use 
a Type II Review process as described in Section SMC 20.05 of the Sammamish 
Municipal Code to review and decide on cottage housing demonstration projects, with the 
additional requirements as described in Section 6(c) of this Ordinance. 

 
b. For Cottage Housing Demonstration Projects that involve a subdivision as 

defined by Section SMC19A of the Sammamish Municipal Code, the City shall use a 
Type III Review process as described in Section SMC 20.05of the Sammamish 
Municipal Code to review and decide on Cottage Housing Demonstration Projects, with 
the additional requirements as described in Section 6(c) of this Ordinance.  

 

Pilot Program Ordinance Language



c. . The proposal must demonstrate compliance with the development 
guidelines for cottage housing as stated in Section 21B.30.280 of the Sammamish 
Development Code. 

 
d. In addition,the applicant must demonstrate that: 
 

i. The impacts of the proposed development will be substantially 
similar to the impacts that would occur with a traditional 
development that could be constructed on the property.  

 
ii. Except as otherwise provided in this Ordinance, the proposal is 

compatible with surrounding development with respect to building 
heights, roof forms, property lines, parking location and screening, 
access, and lot coverage. 

 
iii. The proposal provides elements that contribute to a sense of 

community within the development by including elements such as 
front entry porches, common open space, and common buildings 
or common spaces within buildings. 

 
 

  d.. The City’s approval of an cottage housing project does not constitute 
approval of a subdivision, a short plat, site plan entitlement, or a binding site plan, nor 
does it exempt the project from proceeding under the review requirements for a Type II 
or Type III Development Review process, whichever applies.   

 
  e. The City of Sammamish reserves the right to deny an application for 

development under this Ordinance without prejudice.   
 

Section 4.  Pilot Program monitoring.  The Department of Community Development 
shall monitor the effect of cottage projects pursuant to the provisions of this pilot program.  Such 
monitoring may include tracking any increase in traffic incidents, citizen comments or 
complaints, and any other information related to the cottage housing project.  Following 
expiration of this ordinance, City staff shall produce a report evaluating how well the project 
achieved the goals of the ordinance. 
  
 Section 5 Duration of the Pilot Program.  The City may approve cottage housing 
demonstration projects totaling up to 50 units.  Except as noted in Section 3(a) of this Ordinance, 
applications to be part of the cottage housing demonstration program must be submitted within 
five calendar years from the effective date of this Ordinance on forms to be provided by the 
Department.   
 

Pilot Program Ordinance Language



Duplex Code- Town Center. 

21B.30.270 

Single-Family and Duplexes – Lot and building design. 

(1) Intent. 

(a) To enhance the character of the street; 

(b) To deemphasize garages and driveways as major visual elements along the street; 

(c) To provide usable yard space for residents; and 

(d) To emphasize landscaping in residential neighborhoods and minimize impervious surfaces. 

(2) Garages placement and design. 

(a) Where lots front on a public street and where vehicular access is from the street, garages or 
carports shall be set back at least five feet behind the front wall of the house or front edge of 
an unenclosed porch.  On corner lots, this standard shall only apply to the designated front 
yard; 

(b) The garage face shall occupy no more than 50 percent of the ground-level façade facing the 
street; 

(c) Where lots abut an alley, the garage or off-street parking area shall take access from the alley, 
unless precluded by steep topography; and 

(d) Garages facing the street shall have similar materials and building forms as the residence, and 
the front facades shall be enhanced with building details such as decorative lighting or a 
trellis. 

(3) Driveway standards. 

(a) No more than one driveway per dwelling unit; 

(b) Driveways for individual lots 50 feet or wider may be up to 20 feet in width; and 

(c) Driveways for individual lots less than 50 feet wide may be up to 12 feet in width.  Tandem 
parking configurations may be used to accommodate two-car garages. 

(4) Covered entry. 

All houses shall provide a covered entry with a minimum dimension of eight feet by six feet.  
Exceptions may be granted by the Director for the use of regional housing styles that do not 
traditionally contain such entries.  Porches up to 200 square feet may project into the front yard.  
See SMC 21B.25.190. 

(5) Windows on the street. 

Transparent windows and/or doors are required on at least 15 percent of the facade (all vertical 
surfaces facing the street) as determined by the Director.   

TC Duplex Design Standards



 

Figure 21B.30.270a.  Some single-family design requirements. 

(6) Stormwater management. 

All developments shall adhere to sub-basin plans per SMC 21B.30.170.  

(7) Minimum landscaped open space. 

All single family housing lots shall provide landscaped open space at least equal to 40 percent of 
the lot area.  See SMC 21B.30.160(1)(e) and 21B.35 for the definition and provisions for 
landscaped open space.  Critical areas, naturally vegetated areas, and all other landscaped areas 
shall be counted as landscaped open space provided they are on the applicable lot. 

(8) Minimum useable open space. 

All residences with garages in the back yard shall provide a contiguous open space equivalent to 10 
percent of the lot size.  Such open space shall not be located within the front yard.  The required 
open space shall feature a minimum dimension of 15 feet on all sides.  For example, a 3,000 square 
foot lot would require a contiguous open space of at least 300 square feet, or 15 feet by 20 feet in 
area.  Rooftop decks with direct and level access from dwelling units may be used to meet the 
requirements.  Driveways shall not count in the calculations for usable open space.  The Director 
may modify this requirement for angled building orientations, non-rectilinear or constrained (such 
as lots with steep topography) lots. 

TC Duplex Design Standards



 

Figure 21B.30.270b.  Open space requirements for alley-loaded lots. 

(9) Duplex design standards. 

Duplexes should be designed similar in nature to single-family homes and shall feature a visible 
entry and windows facing the street.  The visibility of driveways and garages shall be minimized 
and sufficient private open space provided.  Specifically, duplexes shall comply with subsections 
21B.30.410 (1) through (6) above with the following exceptions and additional provisions: 

(a) Duplexes may include a 20-foot wide shared driveway or two 12-foot driveways on opposite 
ends of the lot; 

(b) Separate covered entries for each unit are required; 

(c) Duplexes on corner lots shall place pedestrian entries on opposite streets; and 

(d) At least 10 percent of the street-facing façade shall be windows or other glazing (e.g., door 
glazing). 

TC Duplex Design Standards



 

Figure 21B.30.270c.  Diagram illustrating some duplex design standards. 

 

Figure 21B.30.270d.  Examples of duplex standards. 

 

TC Duplex Design Standards



TC Cottage Housing Code 

21B.30.280 

Single-Family – Cottage housing. 

(1) Intent. 

(a) To provide an opportunity for small, detached housing types clustered around a common 
open space; 

(b) To ensure that cottage developments contribute to the overall character of the Town Center; 

(c) To provide for centrally located and functional common open space that fosters a sense of 
community; 

(d) To provide for semi-private area around individual cottages to enable diversity in landscape 
design and foster a sense of ownership; 

(e) To minimize visual impacts of parking areas on the street and adjacent properties and the 
visual setting for the development; and 

(f) To promote conservation of resources by providing for clusters of small dwelling units on a 
property.  

(2) Description. 

Cottage housing refers to clusters of small detached dwelling units arranged around a common 
open space. 

(3) Lot configuration. 

Cottages may be configured as condominiums or fee-simple lots provided they meet the standards 
herein. 

(4) Density bonus. 

Due to the smaller relative size of cottage units, each cottage shall be counted as one-half a 
dwelling unit for the purpose of calculating density.  For example, a cluster of six cottages would 
be equivalent to three dwelling units.  

(5) Table of dimensional standards. 

Dimensional standards for cottages are identified below: 

Standard Requirement 

Maximum Floor Area 1,200SF  
Maximum Floor Area/Ground or Main Floor  800 SF 
Minimum Common Space 
(See Design Standards below for more info) 

400 SF/unit  

Minimum Private Open Space 
(See Design Standards below for more info) 

200 SF/unit  

TC Cottage Housing Design Standards



Standard Requirement 

Maximum Height for Cottages  25’ (all parts of the roof above 18’ shall be pitched 
with a minimum roof slope of 6:12) 

Maximum Height for Cottage Accessory 
Structures 

18’ 

Setbacks (to exterior property lines) Same as Single-Family Detached (except as noted in 
21B.30.420(6) 

Minimum Landscaped Open Space [see 
SMC 21B.30.160(1)(e) and 21B.35] 

40% of site 

Minimum Distance Between Structures 
(Including accessory structures) 

10’ 

Minimum Parking Spaces per Cottage: 1.5 

(6) Units in each cluster. 

Cottage housing developments shall contain a minimum of four and a maximum of 12 cottages 
located in a cluster to encourage a sense of community among the residents. A development site 
may contain more than one cottage housing development.  

(7) Parking and driveway location and design. 

(a) Parking shall be located on the same property as the cottage development; 

(b) Parking areas shall be located to the side or rear of cottage clusters and not between the street 
and cottages.  Parking is prohibited in the front and interior setback areas; 

(c) Parking and vehicular areas shall be screened from public street and adjacent residential uses 
by landscaping or architectural screens.  For parking lots adjacent to the street, at least 10 feet 
of Type III landscaping shall be provided between the sidewalk and the parking area.  For 
parking lots along adjacent residential uses, at least 5 feet of Type I, II, or III shall be 
required.  The Director will consider alternative landscaping techniques provided they 
effectively mitigate views into the parking area from the street or adjacent residential uses 
and enhance the visual setting for the development; 

(d) Parking shall be located in clusters of not more than five adjoining uncovered spaces (except 
where adjacent to an alley).  Exceptions will be considered by the Director provided 
alternative configurations improve the visual setting for development; 

(e) Garages may be attached to individual cottages provided all other standards herein are met 
and the footprint of the ground floor, including garage, does not exceed 1,000 square feet.  
Such garages shall be located away from the common open spaces; and 

(f) No more than one driveway per cottage cluster shall be permitted, except where clusters front 
onto more than one street.   

(8) Common open space requirements. 

(a) Shall abut at least 50 percent of the cottages in a cottage housing development; 

(b) Shall have cottages abutting on at least two sides; 
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(c) Cottages adjacent to common open space shall be oriented around and have the main entry 
from the common open space; 

(d) Cottages shall be within 60 feet walking distance of the common open space; and 

(e) Open space shall include at least one courtyard, plaza, garden, or other central open space, 
with access to all units.  The minimum dimensions of this open space are 15 feet by 20 feet. 

(9) Required private open space. 

Required private open space shall be adjacent to each dwelling unit, for the exclusive use of the 
cottage resident(s).  The space shall be usable (not on a steep slope) and oriented toward the 
common open space as much as possible, with no dimension less than 10 feet. 

(10) Porches. 

Cottage facades facing the common open space or common pathway shall feature a roofed porch at 
least 80 square feet in size with a minimum dimension of eight feet on any side. 

(11) Covered entry and visual interest. 

Cottages facing a public street shall provide: 

(a) A covered entry feature (with a minimum dimension of six feet by six feet) visible from the 
street; 

(b) At least 10 feet of landscaped open space between the residence and the street; and 

(c) At least two architectural details approved by the Director, such as: 

(i) Decorative lighting; 

(ii) Decorative trim; 

(iii) Special door; 

(iv) Trellis or decorative building element; and/or 

(v) Bay window. 

Alternative design treatments may be considered by the Director provided the design treatments 
provide visual interest to the pedestrian. 

(12) Character and diversity. 

Cottages and accessory buildings within a particular cluster shall be designed within the same 
“family” of architectural styles.  Examples elements include: 

(a) Similar building/roof form and pitch; 

(b) Similar siding materials; 

(c) Similar porch detailing; and/or 

(d) Similar window trim; 

TC Cottage Housing Design Standards



A diversity of cottages can be achieved within a “family” of styles by: 

(e) Alternating porch styles (such as roof forms); 

(f) Alternating siding details on facades and/or roof gables; and/or 

(g) Different siding color. 

 

             

Figure 21B.30.280a.  Typical cottage housing layouts. 

 

Figure 21B.30.280b.  Cottage housing examples. 

(13) ADA Accessibility. 

Developments are encouraged to maximize the number of units that are accessible per ADA 
requirements as provided in the adopted International Building Code. 
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Meeting Date: October 4, 2011 Date Submitted: September 28, 2011 
 
Originating Department: Community Development 
 
Clearances: 

 City Manager  Community Development  Parks & Recreation 
 Attorney  Finance & IT  Police 
 Admin Services  Fire  Public Works 

 
Subject:    Resolution: Final Plat for GreenBriar Subdivision of 58 lots 
 
Action Required:    Motion to adopt resolution approving the subdivision 
 
Exhibits:    1. Draft Resolution 

2. Hearing Examiner Decision(s) 
3. Matrix showing plat conditions and responses 
4. Map of Final Plat  

 
Budget:    N/A Legislative Approval 
 

Summary Statement: 

The developer of the GreenBriar development is seeking to record the GreenBriar subdivision, which 
was formerly known as GreenBriar divisions 1, 2, and 3. 
 
Background: 
Description: 
The proposed final plat of GreenBriar is comprised of three preliminary plat approvals formerly known 
as GreenBriar Divisions 1, 2, and 3, which collectively authorized the creation of 58 lots.  The preliminary 
plats of GreenBriar Division 1 and GreenBriar Division 2, which created 34 lots and 17 lots, were 
reviewed and granted preliminary plat approval by the City of Sammamish Hearing Examiner on August 
6, 2008.  The preliminary plats of GreenBriar Division 3, which created 7 lots, was reviewed and granted 
preliminary plat approval by the City of Sammamish Hearing Examiner on April 15, 2009.  The Hearing 
Examiner acknowledged the integrated design of these divisions and the phased development of this 
subdivision.  The applicant ultimately decided to record all three divisions concurrently as a single 
project. 
 
The GreenBriar Division 1 subdivision application is vested to the City of Sammamish Municipal Code in 
effect on August 12, 2005 per a settlement agreement.  The City of Sammamish has reviewed, and 
approved the installation of the required infrastructure (drainage facilities, streets, sidewalks, etc) 
improvements under plat construction and clear and grade permit.  The improvements have been 
substantially completed and inspected. The final lift of asphalt, and street trees etc. have been bonded 
for (see below).   
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Performance Bond: 
The applicant has posted a bond for the installation of the remaining site improvements (including 
streets and other required drainage improvements) in the amount of $709,987.30.  
 
Landscaping Bond: 
The applicant has posted a street landscaping, recreation improvement and tree retention performance 
bond in the amount of $176,616.98. 
 
Critical Areas Bonding: 
Not applicable.  There are no proposed impacts to critical areas requiring bonding. 
 
Transportation Mitigation Fees: 
The applicant has paid 30% percent of the traffic mitigation impact fee in the amount of $192,005.20.  
The remaining fees will be collected at the time of building permit issuance or deferred to the point of 
sale if the applicant wishes on a per lot basis.  
 
School Mitigation Fees paid to the City of Sammamish: 
The applicant has paid fifty percent of the applicable Issaquah School District impact fees in the amount 
of $162,616 in addition to the current administration fee.  The balance of the school impact fees shall be 
paid at the time of building permit issuance on a per lot basis.   
 
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 and will be met in a timely manner. 

Financial Impact:  N/A 

Recommended Motions:  Approve the 58-lot GreenBriar subdivision, and authorize the mayor to sign 
the mylars for the final plat. 
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CITY OF SAMMAMISH 
WASHINGTON 

Resolution No. R2011-___ 
___________________________________________________________________ 

 
 

A RESOLUTION OF THE CITY OF SAMMAMISH, 
WASHINGTON, GRANTING FINAL PLAT APPROVAL TO 
THE PLAT OF GREENBRIAR 

 
 
 WHEREAS, the City Council has received recommendation of approval 

for the final plat of the GreenBriar 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 

GreenBriar subdivision, formerly known as GreenBriar Divisions 1, 2, and 3;  
  
 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(s) of August 6, 2008 and April 15, 2009 for 
the preliminary plats of GreenBriar Divisions 1, 2, and 3. 

 
Section 2.  Grant of Approval.  The City Council hereby grants final 

approval to the GreenBriar Division plat, which was formerly known as GreenBriar 
Division 1, 2, and 3. 

 
 

PASSED BY THE CITY COUNCIL AT A REGULAR MEETING THEREOF ON 
THE 4th DAY OF OCTOBER 2011. 
      

 
  CITY OF SAMMAMISH 

 
 
 

       ________________________ 
     Mayor Donald Gerend 
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ATTEST/AUTHENTICATED: 
 
 
 
_________________________ 
Melonie Anderson, City Clerk 
 
 
 
Approved as to form: 
 
 
 
_________________________ 
Bruce L. Disend, City Attorney 
 
 
 
Filed with the City Clerk:   
Passed by the City Council:   
Resolution No.:   
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BEFORE THE HEARING EXAMINER FOR THE CITY OF SAMMAMISH 

 

 

Applications of Fred Herber, Bennett) ) NOS. PLN 2006-00013,00058 
Sherman LLC for Approval of the   ) FINDINGS OF FACT,  
Preliminary Plats of Greenbriar,   ) CONCLUSIONS OF LAW 
Divisions 1 and 2.      ) AND DECISIONS 
 

DECISION 

 

The preliminary plats of Greenbriar, Divisions 1 and 2 are approved, subject to 

conditions.    

INTRODUCTION 

 

The applications of Fred Herber, Bennett Sherman LLC (Applicant) for approval of the 

preliminary plats of Greenbriar, Divisions 1 and 2 came on for hearing before Gordon F. 

Crandall, Hearing Examiner, on July 17, 2008 at 7:00 PM. The hearing was held at City 

Hall.  Applicant was represented by Nancy Rogers, of Cairncross Hemplemann, 

attorneys.  Evan Maxim, Senior Planner, presented the City’s staff reports. 

 

The following persons testified under oath:   

 Robert Armstrong,   Barghausen Consulting Engineers, Inc. 

 Ivana Halverson  Project Manager 

 Scott Dinkleman  Geotechnical Engineer 

 Evan Maxim   Senior City Planner 

 Clifford Cantor  627 208th Avenue SE   

 Heather Frazier  611 208th Avenue SE  

 

The following exhibits were offered and admitted:   

 Exhibit No.    Description 

 

1. Staff Report Recommendation, Division 1, July 3, 2008 
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Attachments:   

A. Base Land Use Application 

B. Plans, Division 1 

C. Agreement to Settle Claims and Litigation, and Addendum 

D. Mitigated Determination of Nonsignificance, April 30, 2008 

E. Specific Design Requirements 

F. Addendum to Traffic Impact Analysis 

G. Revised Traffic Impact Analysis  

H. Affidavits of Posting, Mailing 

I. Level 2 Offsite Drainage Analysis 

2. Staff Report Recommendation, Division 2, July 3, 2008 

Attachments: 

A. Base Land Use Application  

B. Plans, Division 2 

C. Specific Design Requirements 

D. Revised Traffic Impact Analysis (See Exhibit 1 (G)) 

E. Wetland Determination, Excavated Pond 

F. Affidavits of Posting, Mailing    

G. Level 2 Offsite Drainage Analysis    

3. Preliminary Geotechnical Engineering, Earth Consultants, Inc., August 12, 2005 

4. Geotechnical Study, Earth Consultants, Inc. June 25, 2006 

5. Infiltration Evaluation, Golder Associates, February 28, 2007 

6. Visual Site Reconnaissance, Golder Associates, December 20, 2007 

7. Geotechnical and Hydrogeologic Review, HWA Geosciences, April 16, 2008 

8. Geotechnical and Hydrologic Review, HWA Geosciences, March 27, 2008 

9. Final Plat:  Greenbriar 1 & 2 (Superimposed on Photo) 

10. Applicant’s Revisions to Staff Report, Division 1 

11. Applicant’s Revisions to Staff Report, Division 2 

12. Critical Areas Review, ESA Adolfson, May 4, 2007 

13. Critical Areas Review, ESA Adolfson, July 19, 2007 

14. City’s Response to Neighbors Questions,  
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15. Technical Memorandum, Robert J. Armstrong, July 24, 2008 

16. Technical Memorandum, Golder Associates, July 18, 2008  

17. Email:  Ivana Halverson’s response to July 31 questions from Clifford Cantor.    

 

At the conclusion of the public testimony the Examiner adjourned the public hearing, and 

requested that Applicant and the City respond in writing to the questions raised by Cantor 

and Frazier.  On Friday, July 25, 2008, the Examiner received memoranda from Robert J. 

Armstrong, Scott Dinkleman and Evan Maxim in response to the Cantor/Frazier 

questions.  Exhibits 14, 15, and 16. Cantor submitted additional questions, but Applicant 

replied that in its view its first submissions adequately addressed the questions posed at 

the public hearing and the additional questions, and that it had satisfied the requirements 

of state and local law. Exhibit 17. The record was then closed.   

 

FINDINGS OF FACT 

 

1. Combined Decision.  The complete Greenbriar proposal consists of three divisions, 

1, 2 and 3.  It is understood that Applicant proposes to develop Divisions 1 and 2 

together, as they are designed to complement each other regarding such elements as 

vehicular access, stormwater management and tree retention.  For this reason, the 

findings, conclusions and decisions of both divisions will be discussed together.  If 

Division 2 is not completed when Division 1 seeks approval of the final plat, the City will 

require modifications as to design, mitigation and/or bonding as necessary to permit 

approval of the final plat of Division 1 alone.   

 

2.  Proposals.  Division 1 is a proposal to divide a 10.4 acre parcel into 34 single family 

residential lots.  Division 2 is a proposal to divide two parcels with an area of 5.12 acres 

into 17 single family residential lots.  Each division depends upon the other for approval. 

See the site plans for each division, attached as Attachments A and B.   

 

3.  Location.    Division 1 is located west of 212th Avenue SE between SE 8th Street and 

SE 5th Place.  Division 2 is located at approximately SE 7th Place and 212th Avenue SE, 
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southwest of Division 1.  The sites are flat and are not affected by any sensitive areas.  

Access to the sites will be from 212th Avenue SE. 

 

4.  Notice and Public Comment. Notice of the applications and the public hearing was 

given as provided by ordinance.  There were no written comments on the proposals prior 

to the hearing.  At the hearing, two nearby residents raised specific questions concerning 

stormwater management and tree retention, which were answered in writing a week after 

the hearing.   

 

5. SEPA.  The City issued a mitigated determination of nonsignificance (MDNS) on 

April 30, 2008. Probable stormwater impacts were identified in the SEPA process.  

Applicant has proposed a stormwater infiltration system.  Upstream of this facility will be 

a combined wet/detention pond to settle out solids which could plug up the infiltration 

system. Applicant has agreed to the following voluntary mitigation: 

 

a. The infiltration facility shall be designed to fully infiltrate the 100-year design 

storm using a 0.5 correction factor, and will be designed without berming of 

the facility. The Applicant has proposed to provide the following additional 

safety measures to reduce the potential for failure of the infiltration facility;   

b. The maintenance and defect period for the infiltration vault shall be extended 

through the build out of all homes on the plats (e.g., Division 1,2 and 3) that 

drain to the facility; 

c. A gravel cone riser will be designed and installed at the wetpond outlet as an 

additional measure that shall be maintained throughout the full build-out of 

the plats and all homes that drain to the facility; and 

d. A permanent “Stormfilter” vault will be installed in-line with the outlet of the 

wetpond to further filter sediments out of the stormwater prior to release into 

the infiltration facility.  Filter fabric and a sand layer will be installed in the 

bottom of the infiltration vault that could be removed once the full build out of 

the plat is complete. 
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6. Comprehensive Plan, Zoning.  Both sites are designated for urban residential uses 

and are zoned R-4.   

7. Recreation space. Division 1 has set aside 21,776 square feet of open/recreation 

space in Tract B.  Division 2 has 12,693 square feet of open/recreation space in Tract 

C.  When combined, this will satisfy code requirements for such space. The sites are 

located along a trail corridor identified in the City’s Trails, Bikeways and Paths Plan.  

Provision for a trail along 212th Avenue SE will be consistent with the Plan and can 

be accommodated within the required frontage improvement.  

8. Trees.  Applicant proposes to retain 20% of the existing significant trees in Division 

1 and 56% of such trees in Division 2.  The City requires retention of 25% of 

significant trees, and the two divisions will be treated together to satisfy this 

requirement.   

9. School Children.  Children living in the plats and attending public schools will 

attend Samantha Smith Elementary, Inglewood Junior High and Eastlake High 

Schools. All will be provided with bus service, and a sidewalk on 212th Avenue SE 

will provide a safe place to wait for the bus.   

10. Impact Fees.  Applicant will be required to pay impact fees for parks, schools and 

traffic.  Traffic concurrency certificates were issued on May 12, 2006 for Division 1 

and on June 27, 2006 for Division 2.   

11. Utilities.  Certificates of water and sewer service availability were issued on August 

15, 2005 for Division 1 and on June 22, 2006 for Division 2.  Other utilities are also 

available for the sites.   

12. Any conclusion of law deemed to be a finding of fact is adopted as such.                

 

CONCLUSIONS OF LAW 

 

1. Jurisdiction.  The Hearing Examiner is authorized by the Sammamish Municipal Code 

(SMC) to hear and decide an application for a preliminary plat, subject to appeal to 

Superior Court. SMC Ch 20.24; Section 20.20.020.  
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2. Factors for Approval.  RCW 58.17.110 identifies the factors to be considered in 

evaluating an application for a preliminary plat.  

 

 The proposed subdivision and dedication shall not be approved unless the city, 

town or legislative body makes written findings that:  

   

a. Appropriate provisions are made for the public health, safety, and general 

welfare and for such open spaces, drainage ways, streets or roads, alleys, other 

public ways, transit stops, potable water supplies, sanitary waste, parks and 

recreation, playgrounds, schools and school grounds, and all other relevant factors, 

including sidewalks and other planning features that assure safe walking conditions 

for students who only walk to and from school; and 

 

b. The public use and interest will be served by platting of such subdivision 

and dedication. If it finds that the proposed subdivision and dedication makes such 

appropriate provisions and that the public use and interest will be served then the 

legislative body shall approve the proposed subdivision and dedication.  

 

3. SMC Chapter 19.20 provides general principles of acceptability for proposed 

subdivisions. These principles include (paraphrased): 

 

The proposed plat and its ultimate use must be in the best interest of the public 

interest and the neighborhood development of the area. 19.20.040 

  Frontage on high volume traffic ways shall be provided 

with parallel service streets or other appropriate medium of 

access. 19.20.050 

  The streets of a subdivision must be connected by 

surfaced roads to an existing dedicated street. 19.20.090 

 Right of way needed for the City’s street pattern shall 

be dedicated to the City, 19.20.100 
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  Plats of four or more lots shall provide recreational space.   

 19.20.110. All plats shall conform to the uses, density, dimensional and 

 other standards of the City’s development code. 19.20.120 

 Due regard shall be given to topography of the area, the 

use of streets for utilities, and for rapid traffic purposes. 

Intersections of streets with high volume traffic routes 

require special approval. Right angle intersections are 

preferred. 

 

4. The only public responses to the proposal were from Clifford Cantor and Heather 

Frazier.  Cantor’s concerns centered on his fear that the infiltration system might 

exacerbate the natural erosion at the banks of Ebright Creek, and that the system 

might “silt-up” in 30 to 40 years.  He was concerned as to who will maintain the 

stormwater system, and whether trees that were identified for retention could be 

maintained or removed.  Frazier’s concern was with the effect of the project on the 

culvert that crosses 208th Street SE, as well as for potential seepage on the banks of 

the Ebright Creek ravine.   

5. Applicant’s and the City’s responses to the Cantor/Frazier questions concluded that: 

• Additional seepage in the Ebright Creek ravine slopes would be minimal 

and the potential for additional erosion negligible  

• The stormwater infiltration system will be set back 500 feet from the 

Ebright Creek ravine. The stormwater design manual requires a set back of 

only 60 feet.   

• Stormwater infiltrating from the project will be “attenuated”, that is 

diminished by normal absorption on its way to the Ebright Creek ravine.  

• The infiltration system has been designed to mitigate the potential 

clogging by providing pretreatment, a cartridge filter and access for future 

maintenance.  After construction, the City is required to maintain the 

stormwater system.  

• Tree retention and removal is governed by the Sammamish Municipal 

Code.  City approval must be obtained to authorize removal of retained 
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trees and replacement is usually required.  The Homeowners Association 

will be responsible for maintenance of the required trees.   

 

5.  Staff recommends approval of both divisions of Greenbriar, subject to conditions and 

subject to adjustments in the conditions for Division 1 if a final plat is requested before 

Division 2 is ready for approval.  The Examiner concurs.  The expert responses of 

Applicant and the City to the questions of Cantor and Frazier were sufficient to assure 

that the risk of erosion at the Ebright Creek ravine would be minimal All of the general 

and specific criteria for approval of preliminary plats are satisfied.  Both plats should be 

approved, subject to conditions.   

6.  Any finding of fact deemed to be a conclusion of law is adopted as such.    

 

DECISION 

 

The applications of Fred Herber, Bennett Sherman LLC for approval of the preliminary 

plats of Greenbriar, Divisions 1 and 2 are APPROVED, subject to the conditions in 

Attachments C and D.   

 

DONE this 6th day of August, 2008 

 
Gordon F. Crandall  

Hearing Examiner  
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RECONSIDERATION 
 

Any final action by the Hearing Examiner may be reconsidered by the Examiner if: 
 

1. The action was based in whole or in part on erroneous facts or information; 
2. The action when taken failed to comply with existing laws or regulations 

applicable thereto;   
3. An error of procedure occurred which prevented consideration of the interests       

of persons directly affected by the action.   
 
The Examiner shall reconsider a final decision pursuant to the rules of the Hearing 
Examiner.   
 
 

NOTICE OF RIGHT OF APPEAL 
This is a Type 3 land use decision pursuant to SMC 20.05.020.  Any person with standing 
to do so may appeal the decision of the Hearing Examiner by filing a Land Use Petition 
in the King County Superior court.  Such a petition will be timely if filed with the Court 
Clerk and served on all parties within twenty-one (21) days of the issuance of the 
decision.  See:  RCW 36.70C 
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Greenbriar Division I Conditions of Approval  
 
 
 
General Conditions: 
1. Per RCW 58.17.170 the Applicant shall comply with all county, state, and 

federal rules and regulations in effect on August 12, 2005, the vesting date of 
the subject application.  However, please note that if the legislative body finds 
that a change in conditions creates a serious threat to the public health or 
safety in the subdivision, future development may be subject to updated 
construction codes, including but not limited to the International Building 
Code and the International Fire Code, as amended; 

 
2. Probable storm water impacts were identified through the SEPA review 

process, which the applicant has proposed to eliminate through mitigation 
pursuant to WAC 197-11-350. The applicant has agreed to voluntary 
mitigation as follows:  

a. The infiltration facility shall be designed to fully infiltrate the 100-year 
design storm using a 0.5 correction factor, and be designed without 
berming of the facility.  The Applicant has proposed to provide the 
following additional safety measures to reduce the potential for failure 
of the infiltration facility; 

b. An extension of the maintenance and defect period for the infiltration 
vault through the build out of all homes on the plats (e.g. Division 1, 2, 
and 3) that drain to the facility; 

c. Design and installation of a gravel cone riser at the wetpond outlet as 
an additional measure that shall be maintained throughout the full 
build-out of the plat and all homes that drain to the facility; and, 

d. Install a permanent Stormfilter vault in-line with the outlet of the 
wetpond to further filter sediments out of the stormwater prior to 
release into the infiltration facility.  Install filter fabric and sand layer in 
the bottom of the infiltration vault that could be removed once the full 
build out of the plat is complete. 

 
3. The plat configuration shall be developed in substantial conformance with the 

Site Plan sheets 1 through 6 by Barghausen Consulting Engineers, received 
May 9, 2008 (Exhibit B), subject to applicable conditions of approval specified 
by the Hearings Examiner;    

 
4. Some infrastructure improvements necessary for the recording of Greenbriar 

Division 1 are contained within Greenbriar Division 2 (i.e. a portion of the 
required recreation space, a portion of the required tree retention, and a 
portion of the drainage facilities); consequently such infrastructure shall be 
approved during plat construction / final engineering review, and installed and 
accepted by the City of Sammamish prior to recording of Greenbriar Division 
1.  Bonding for necessary improvements will be evaluated on a case by case 
basis. In the event that Greenbriar Division 2 is not complete and ready to 
record at the time that Greenbriar Division I applies for final plat, the City will 
require modifications to design, mitigation, and / or bonding as necessary to 
Greenbriar Division I.  
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5. The applicant or subsequent owner(s) shall comply with the payment of 
Street Impact Fees in accordance to City of Sammamish Ordinance No 2006-
208 as modified by the Settlement Agreement and the Addendum to the 
Settlement Agreement executed on November 21, 2006 between the City of 
Sammamish and two groups of property owners and developers known as 
the Sammamish Development Coalition and the Sammamish Plat Applicants 
Group. A deposit of $23,674.64 was paid and shall be credited towards the 
impact fees for Greenbriar Division I.  

 
6. Locate the flow control structure catch basin after the permanent stormfilter 

vault, which will reduce the amount of sediment of floatables from reaching 
the flow control structure/orifice;   

7. Provide a welded wire fabric “cage” over the bottom orifice.  The City 
standard for flow control structure is the bottom 1-fft section of flow control 
structure (with orifice plate) is removable for maintenance.  Said “cage” is 
proposed to be welded to the 1-foot removable section using 1-inch grid 
welded wire fabric with the bottom of the “cage” at 1-foot below the orifice 
plate.  Said “cage” provides extra screening to protect the orifice; 

8. Provide an extra 1 foot of catch basin sump (as compared to code 
requirement) so there are 2 feet from bottom of “cage” to bottom of catch 
basin.  That provides 3 feet from bottom of orifice plate to bottom of 
catchbasin (as compared to 2 feet code requirement) giving extra volume for 
sediment accumulation; 

9. Provide a second orifice on the rise standpipe in the flow control structure.  
The preliminary design of the control structure is fitted with a 1.7-inch 
diameter orifice at 2 feet below invert (elevation 342.20) and a 1.0-inch 
second orifice at 2.8 feet above invert (elbow IE – 347.00) to control the rate 
of flow to the infiltration vault; 

     
Conditions to appear on the face of the final plat: 
 
10. The applicant shall include a note regarding the payment of all traffic impact 

fees on the subject site consistent with the provisions of the Settlement 
Agreement and the Addendum to the Settlement Agreement executed on 
November 21, 2006 between the City of Sammamish and two groups of 
property owners and developers known as the Sammamish Development 
Coalition and the Sammamish Plat Applicants Group.  Specific language 
related to the payment of the traffic impact fees shall be reviewed and 
approved by the City prior to final plat approval; 

11. 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; 

12. 3.5-ft of ROW dedication on 212th Ave SE shall be indicated.  All internal local 
roads shall be dedicated.  Language indicating dedication is required on the 
face of the final plat; 
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13. Language indicating access/utility easement granted to the City of 
Sammamish for plat related stormwater facilities and conveyance systems 
shall be included on the plat; 

14. Access to the plat shall be through the intersection of Road A and 212th Ave 
SE.  No direct driveway access of any lots shall be allowed onto 212th Ave 
SE.  Language to this effect shall be placed on the face of the final plat; 

15. 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”; 

16. “Stormwater facilities for this plat are designed to treat, detain, and infiltrate 
combined stormwater from Greenbriar Division 1, 2, and 3.” 

17. ”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.” 

18. “All building downspouts, footing drains, and drains from all impervious 
surfaces such as patios and driveways shall be connected to the permanent 
storm drain outlet as shown on the approved Construction Drawing on file 
with the City of Sammamish.”  This plan 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.  For 
those lots that are designated for individual lot infiltration systems, the 
systems shall be designed and constructed as part of the building permit 
process and shall comply with the approved Construction Drawings on file 
with the City of Sammamish.” 

19. If construction of Division 1 and Division 2 occurs in phases, the following 
note shall appear on the face of the plat: “Temporary cul-de-sacs on Road A 
and Road C shall be placed in temporary public access easements until such 
time as the road is extended.  Barricades and future road extension signs 
shall be placed at the end of these cul-de-sacs”; 

20. The Applicant shall comply with RCW 58.17.280, providing the appropriate  
“addressing      note” with address ranges being on the final plat; 

21. “Maintenance and upkeep of the recreation space, open space, and 
landscaping contained within Tracts C, D, E shall be the responsibility of the 
Home Owners Association”; 

22. “Trees identified on the face of this plat have been retained pursuant to the 
provisions of SMC 21A.35.210.  Retained trees are subject to the tree 
protection standards of SMC 21A.35.230. Removal of these trees is 
prohibited unless the tree is removed to prevent imminent danger or hazard 
to persons or property, subject to a clearing and grading permit approved by 
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the City of Sammamish.  Trees removed subject to this provision shall be 
replaced in compliance with SMC 21A.35.240”; 

23.  “The proposed subdivision is subject to school impact fees for Lake 
Washington School District, consistent with SMC 21A.105.  At the time of 
building permit, the applicant shall pay one half of the required school impact 
fee, together with an administrative fee”; 

24. “The proposed subdivision is subject to parks impact fees, consistent with 
SMC 14A.20, which shall be paid at the time of building permit issuance 
together with an administrative fee”; 

25. “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”;  

26. “Per City of Sammamish Ordinance No. 02002-112, a surface water system 
development charge shall be paid at the time of building permit issuance, for 
each new residential dwelling unit”. 

27.  “Maintenance of landscaping on all stormwater facilities, except for interior 
pond embankments, shall be the responsibility of the Homeowner’s 
Association”; and, 

28. “For improvements on 212th Ave SE and on all internal plat roads, 
maintenance of landscape strips separating the sidewalk from the roadway, 
planter islands, and/or planted medians shall be the responsibility of the 
Homeowners Association.  If the maintenance responsibilities are not 
addressed in the Homeowners Association covenants and restrictions, then 
the abutting property owner shall be responsible for the maintenance.  Under 
no circumstances shall the City bear any maintenance responsibilities for 
landscaping strips, planter islands, or planted medians”;  
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Greenbriar Division II Conditions  
 

General Conditions: 
1. Per RCW 58.17.170 the Applicant shall comply with all county, state, and 

federal rules and regulations in effect on June 26, 2006, the vesting date of 
the subject application.  However, please note that if the legislative body finds 
that a change in conditions creates a serious threat to the public health or 
safety in the subdivision, future development may be subject to updated 
construction codes, including but not limited to the International Building 
Code and the International Fire Code, as amended; 

 
2. Probable storm water impacts were identified through the SEPA review 

process, which the applicant has proposed to eliminate through mitigation 
pursuant to WAC 197-11-350. The applicant has agreed to voluntary 
mitigation as follows:  

a. The infiltration facility shall be designed to fully infiltrate the 100-year 
design storm using a 0.5 correction factor, and be designed without 
berming of the facility.  The Applicant has proposed to provide the 
following additional safety measures to reduce the potential for failure 
of the infiltration facility; 

b. An extension of the maintenance and defect period for the infiltration 
vault through the build out of all homes on the plats (e.g. Division 1, 2, 
and 3) that drain to the facility; 

c. Design and installation of a gravel cone riser at the wetpond outlet as 
an additional measure that shall be maintained throughout the full 
build-out of the plat and all homes that drain to the facility; and, 

d. Install a permanent Stormfilter vault in-line with the outlet of the 
wetpond to further filter sediments out of the stormwater prior to 
release into the infiltration facility.  Install filter fabric and sand layer in 
the bottom of the infiltration vault that could be removed once the full 
build out of the plat is complete. 

e. Install filter fabric and sand layer in the bottom of the infiltration vault 
that could be removed once the full build out of the plat is complete.  

 
3. The plat configuration shall be developed in substantial conformance with the 

Site Plan sheets 1 through 6 by Barghausen Consulting Engineers, received 
May 9, 2008 (Exhibit B), subject to applicable conditions of approval specified 
by the Hearings Examiner;    

4. Locate the flow control structure catch basin after the permanent stormfilter 
vault, which will reduce the amount of sediment of floatables from reaching 
the flow control structure/orifice;   

5. Provide a welded wire fabric “cage” over the bottom orifice.  The City 
standard for flow control structure is the bottom 1-fft section of flow control 
structure (with orifice plate) is removable for maintenance.  Said “cage” is 
proposed to be welded to the 1-foot removable section using 1-inch grid 
welded wire fabric with the bottom of the “cage” at 1-foot below the orifice 
plate.  Said “cage” provides extra screening to protect the orifice; 

6. Provide an extra 1 foot of catch basin sump (as compared to code 
requirement) so there are 2 feet from bottom of “cage” to bottom of catch 
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basin.  That provides 3 feet from bottom of orifice plate to bottom of 
catchbasin (as compared to 2 feet code requirement) giving extra volume for 
sediment accumulation; 

7. Provide a second orifice on the rise standpipe in the flow control structure.  
The preliminary design of the control structure is fitted with a 1.7-inch 
diameter orifice at 2 feet below invert (elevation 342.20) and a 1.0-inch 
second orifice at 2.8 feet above invert (elbow IE – 347.00) to control the rate 
of flow to the infiltration vault; 

     
Conditions to appear on the face of the final plat: 
 
8. The applicant shall include a note regarding the payment of all traffic impact 

fees on the subject site consistent with the provisions of the City of 
Sammamish Ordinance No 2006-208. A deposit of $11,455.47 was paid and 
shall be credited towards the impact fees for Greenbriar Division 2.  

9. 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; 

10. Language indicating access/utility easement granted to the City of 
Sammamish for plat related stormwater facilities and conveyance systems 
shall be included on the plat 

11. 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”; 

12. “Stormwater facilities for this plat are designed to treat, detain, and infiltrate 
combined stormwater from Greenbriar Division 1, 2, and 3.” 

13. ”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.” 

14. “All building downspouts, footing drains, and drains from all impervious 
surfaces such as patios and driveways shall be connected to the permanent 
storm drain outlet as shown on the approved Construction Drawing on file 
with the City of Sammamish.”  This plan 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.  For 
those lots that are designated for individual lot infiltration systems, the 
systems shall be designed and constructed as part of the building permit 
process and shall comply with the approved Construction Drawings on file 
with the City of Sammamish.” 
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15. The Applicant shall comply with RCW 58.17.280, providing the appropriate  
“addressing      note” with address ranges being on the final plat; 

16. “Maintenance and upkeep of the recreation space, open space, and sensitive 
areas and buffers contained within Tracts B, and C shall be the responsibility 
of the Home Owners Association”; 

17. “Trees identified on the face of this plat have been retained pursuant to the 
provisions of SMC 21A.35.210.  Retained trees are subject to the tree 
protection standards of SMC 21A.35.230. Removal of these trees is 
prohibited unless the tree is removed to prevent imminent danger or hazard 
to persons or property, subject to a clearing and grading permit approved by 
the City of Sammamish.  Trees removed subject to this provision shall be 
replaced in compliance with SMC 21A.35.240”; 

18.  “The proposed subdivision is subject to school impact fees for Issaquah 
School District, consistent with SMC 21A.105.  At the time of building permit, 
the applicant shall pay one half of the required school impact fee, together 
with an administrative fee”; 

19. “The proposed subdivision is subject to parks impact fees, consistent with 
SMC 14A.20, which shall be paid at the time of building permit issuance 
together with an administrative fee”; 

20. “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”;  

21. “Per City of Sammamish Ordinance No. 02002-112, a surface water system 
development charge shall be paid at the time of building permit issuance, for 
each new residential dwelling unit”. 

22.  “Maintenance of landscaping on all stormwater facilities, except for interior 
pond embankments, shall be the responsibility of the Homeowner’s 
Association”; and, 

23. “For improvements on all internal roads, maintenance of landscape strips 
separating the sidewalk from the roadway, planter islands, and/or planted 
medians shall be the responsibility of the Homeowners Association.  If the 
maintenance responsibilities are not addressed in the Homeowners 
Association covenants and restrictions, then the abutting property owner shall 
be responsible for the maintenance.  Under no circumstances shall the City 
bear any maintenance responsibilities for landscaping strips, planter islands, 
or planted medians”;  
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BEFORE THE HEARING EXAMINER FOR THE CITY OF SAMMAMISH 

 

 

In The Matter of the Application of )  File No. PLN 2008-00008 

Bennett Sherman and Fred Herber for)  FINDINGS OF FACT  

Approval of the Preliminary Plat of )  CONCLUSIONS OF LAW 

Greenbriar Division III  )  AND DECISION 

       

 

DECISION 

The preliminary plat of Greenbriar Division III is APPROVED, subject to conditions.  

 

INTRODUCTION 

The application of Bennett Sherman, LLC for approval of the preliminary plat of 

Greenbriar Division III came on for hearing before Gordon F. Crandall, Hearing 

Examiner, on March 24, 2009 at 6:00 p.m. The hearing was held at City Hall. Applicant 

was represented by Ivana Halvorsen. Project Manager. Evan Maxim, Senior Planner, 

presented the City’s Staff Report.  

 

 

The following persons testified under oath: 

 

Evan Maxim  Senior Planner 

Tawni Hoang  Development Review Engineer 

Kathy Curry   Wetland Biologist, Senior Environmental Planner 

Ivana Halvorsen Project Manager, Barghausen Consulting Engineers, LLC 

Fred Herber   Bennett Sherman 

Mark Sumrok  Barghausen Consulting Engineers, LLC 
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The following exhibits were offered and admitted: 

1.  Staff Report Recommendation to the Hearing Examiner  

A. Base Land Use Application 

B. Preliminary Plat, 3 pages 

C. Hearing Examiner’s Decision on Greenbriar Divisions I & II 

D. Mitigated Determination of Non-Significance (MDNS) 

E. Specific Design Regulations 

F. Level 2 Off-Site Drainage Analysis 

G. Traffic Impact Analysis 

H. Affidavits of Mailing and Posting 

 

2.   Aerial Photograph 

3.   Memorandum (Staff Report Clarification) of Ivana Halvorsen,  

 

The Examiner visited the site on March 22, 2009.  

FINDINGS OF FACT 

1. Greenbriar. Greenbriar consists of three divisions, I. II and III.  Divisions I and II 

were approved on August 6, 2008, subject to conditions. This application is for 

approval of the remaining division III.  

2. Proposal. Division III is a 2.12 acre site adjacent to the other divisions and is flat, 

rectangular and devoid of any sensitive areas or features. It lies west of 212th 

Avenue SE between SE 7th Street and SE 5th Place. A copy of the site plan is 

attached as Attachment A.  

3. Comprehensive Plan-Zoning-Surroundings. The site is designated for Urban 

Residential 4-DU/acre uses and is zoned R-4. Parcels to the north, south and east are 

also zoned R-4 and parcels to the west are zoned R-1.  

4. Integration with Divisions I & II. The proposed division three will be fully 

integrated with divisions I & II, previously approved, and together they will satisfy 

all code requirements such as for streets, stormwater, utilities, trees and recreation 

space. The site is subject to Level 3 flow control for stormwater and special 
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conditions have been imposed in the mitigated determination of non-significance to 

prevent erosion or flooding of downstream properties.  

5. Stormwater. Stormwater will be managed by the three divisions together. The plat 

is subject to Level 3 flow control and disposal will be through an infiltration 

facility. Extra conditions imposed pursuant to SEPA will ensure that there will be 

no adverse downstream impacts from the plat.  

6.    SEPA. A mitigated determination of non-significance (MDNS) was issued for the     

proposal on October 28, 2008 which imposes four safety measure to reduce the 

potential for failure of the stormwater infiltration facility: 

a. The infiltration facility shall be designed to fully infiltrate the 100-year 

design storm using a 0.5 correction factor, and be designed without 

berming of the facility.  The Applicant has proposed to provide the 

following additional safety measures to reduce the potential for failure of 

the infiltration facility; 

b. An extension of the maintenance and defect period for the infiltration 

vault through the build out of all homes on the plats (e.g. Division I, II 

and III) that drain to the facility; 

c. Design and installation of a gravel cone riser at the wetpond outlet as an 

additional measure that shall be maintained throughout the full build-out 

of the plat and all homes that drain to the facility; and, 

d. Install a permanent Stormfilter vault in-line with the outlet of the 

wetpond to further filter sediments out of the stormwater prior to release 

into the infiltration facility.  Install filter fabric and sand layer in the 

bottom of the infiltration vault that could be removed once the full build 

out of the plat is complete 

6. School Children. Children attending public school will have safe walking 

conditions through the plat to 212th Avenue SE, where frontage improvements will 

provide a safe waiting area for the school bus.  

7. Impact Fees. Applicant will be required to pay impact fees for parks, schools, and 

traffic impacts, as well as a surface water system development charge.  
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8. Traffic. The plat will generate a total 67 weekday vehicle trips with 5 trips in the 

a.m. peak hour and 7 in the p.m. peak hour. Intersection site distance and stopping 

site distance requirements are met where vehicles from the plat meet 212th Avenue 

SE. No mitigation of traffic impacts was recommended, other than the construction 

of full-width street improvements on internal streets and payment of an impact fee.  

9. Amendments to Staff Report. Applicant has requested several amendments to the 

staff report to clarify its responsibilities under the plat. (Exhibit 3) Staff has no 

objections to these amendments and they approved. No amendments to the plat 

conditions were proposed. 

10. Any conclusion of law deemed to be a finding of fact is adopted as such. 

 

CONCLUSIONS OF LAW 

 

1. The Hearing Examiner is authorized by the Sammamish Municipal Code (SMC) to 

hear and decide an application for a preliminary plat, subject to appeal to Superior 

Court. SMC Ch 20.24; Section 20.20.020.  

 

2. RCW 58.17.110 identifies the factors to be considered in evaluating an application 

 for a preliminary plat.  

 The proposed subdivision and dedication shall not be approved unless the city, 

town or legislative body makes written findings that:    

a. Appropriate provisions are made for the public health, safety, and general 

welfare and for such open spaces, drainage ways, streets or roads, alleys, other 

public ways, transit stops, potable water supplies, sanitary waste, parks and 

recreation, playgrounds, schools and school grounds, and all other relevant factors, 

including sidewalks and other planning features that assure safe walking conditions 

for students who only walk to and from school; and 

b. The public use and interest will be served by platting of such subdivision 

and dedication. If it finds that the proposed subdivision and dedication makes such 

appropriate provisions and that the public use and interest will be served then the 

legislative body shall approve the proposed subdivision and dedication.  
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3. SMC Chapter 19.20 provides general principles of acceptability for proposed 

subdivisions. These principles include (paraphrased): 

The proposed plat and its ultimate use must be in the best interest of the public 

interest and the neighborhood development of the area. 19.20.040 

 Frontage on high volume traffic ways shall be provided with 

parallel service streets or other appropriate medium of access. 

19.20.050 

 The streets of a subdivision must be connected by surfaced 

roads to an existing dedicated street. 19.20.090 

 Right of way needed for the City’s street pattern shall be 

dedicated to the City, 19.20.100  

 Plats of four or more lots shall provide recreational space. 

19.20.110 All plats shall conform to the uses, density, dimensional 

and other standards of the City’s development code. 19.20.120 

 Due regard shall be given to topography of the area, the use of 

streets for utilities, and for rapid traffic purposes. Intersections of 

streets with high volume traffic routes require special approval. 

Right angle intersections are preferred. 

 

4. Staff recommends approval Greenbriar Division III, subject to conditions 

and to specific design requirements identified in Exhibit 1(e). The 

Examiner concurs. This plat is the culmination of three segments of a 

larger development, and it conforms to the intent of the prior approvals. 

The plat should be approved subject to conditions in Attachment B.  

5. Any finding of fact deemed to be a conclusion of law is adopted as such.  

 
 

DECISION 

The preliminary plat of Greenbriar Division III is APPROVED, subject to conditions in 

Attachment B and subject to specific design requirements in Exhibit 1(e).  
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DONE this 15th day of April, 2009. 

 
Gordon. F. Crandall 

Hearing Examiner  

 

Attachment A  Site Plan 

Attachment B  Conditions of Approval  

 

 

RECONSIDERATION 

Any final action by the Hearing Examiner may be reconsidered within 21 days of the 

issuance of the decision by the Examiner if:  

1. The action was based in whole or in part on erroneous facts or 

information; 

2. The action when taken failed to comply with existing laws or 

regulations applicable thereto; 

 3. An error of procedure occurred which prevented consideration of  

  the interest of persons directly affected by the action.  

The Examiner shall reconsider a final decision pursuant to the rules of the Hearing 

Examiner.  

 

 

 

NOTICE OF RIGHT OF APPEAL 

This is a type 3 land use decision pursuant to SMC 20.05.020. Any person with 

standing to do so may appeal the decision of the Hearing Examiner by filing a Land 

Use Petition in the King County Superior Court. Such a petition will be timely if 

filed with the Court Clerk and served on all parties within twenty-one days of the 

issuance of the decision. See: RCW 36.70C 
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GREENBRIAR CONDITIONS OF APPROVAL 

 

The Applicant shall comply with the following condition/s: 

 

General Conditions: 

1. Per RCW 58.17.170 the Applicant shall comply with all county, state, and federal rules and 
regulations in effect on January 28, 2008, the vesting date of the subject application.  However, please 
note that if the legislative body finds that a change in conditions creates a serious threat to the public 
health or safety in the subdivision, future development may be subject to updated construction codes, 
including but not limited to the International Building Code and the International Fire Code, as 
amended; 

 

2. Probable storm water impacts were identified through the SEPA review process, which the 
applicant has proposed to eliminate through mitigation pursuant to WAC 197-11-350. The applicant has 
agreed to voluntary mitigation as follows:  

a. The infiltration facility shall be designed to fully infiltrate the 100-year design storm using a 0.5 
correction factor, and be designed without berming of the facility.  The Applicant has proposed to 
provide the following additional safety measures to reduce the potential for failure of the infiltration 
facility; 

b. An extension of the maintenance and defect period for the infiltration vault through the build 
out of all homes on the plats (e.g. Division 1, 2, and 3) that drain to the facility; 

c. Design and installation of a gravel cone riser at the wetpond outlet as an additional measure 
that shall be maintained throughout the full build-out of the plat and all homes that drain to the facility; 
and, 

d. Install a permanent Stormfilter vault in-line with the outlet of the wetpond to further filter 
sediments out of the stormwater prior to release into the infiltration facility.  Install filter fabric and sand 
layer in the bottom of the infiltration vault that could be removed once the full build out of the plat is 
complete. 

 

3. The plat configuration shall be developed in substantial conformance with the Site Plan sheets 1 
through 4 and sheet L1 by Barghausen Consulting Engineers, received May 9, 2008 (Exhibit B), subject to 
applicable conditions of approval specified by the Hearings Examiner;    
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4. Locate the flow control structure catch basin after the permanent stormfilter vault, which will 
reduce the amount of sediment of floatables from reaching the flow control structure/orifice;   

5. Provide a welded wire fabric “cage” over the bottom orifice.  The City standard for flow control 
structure is the bottom 1-ft section of flow control structure (with orifice plate) is removable for 
maintenance.  Said “cage” is proposed to be welded to the 1-foot removable section using 1-inch grid 
welded wire fabric with the bottom of the “cage” at 1-foot below the orifice plate.  Said “cage” provides 
extra screening to protect the orifice; 

6. Provide an extra 1 foot of catch basin sump (as compared to code requirement) so there are 2 
feet from bottom of “cage” to bottom of catch basin.  That provides 3 feet from bottom of orifice plate 
to bottom of catchbasin (as compared to 2 feet code requirement) giving extra volume for sediment 
accumulation; 

7. Provide a second orifice on the rise standpipe in the flow control structure.  The preliminary 
design of the control structure is fitted with a 1.7-inch diameter orifice at 2 feet below invert (elevation 
342.20) and a 1.0-inch second orifice at 2.8 feet above invert (elbow IE – 347.00) to control the rate of 
flow to the infiltration vault; 

     

Conditions to appear on the face of the final plat: 

 

8. The applicant shall include a note regarding the payment of all traffic impact fees on the subject 
site consistent with the provisions of the City of Sammamish Ordinance No 2006-208.   A deposit of 
$10,397.77 was paid and shall be credited towards the impact fees for Greenbriar Division 3; 

9. 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; 

10. Language indicating access/utility easement granted to the City of Sammamish for plat related 
stormwater facilities and conveyance systems shall be included on the plat 

11. If plat construction approves the installation of infiltration or dispersion trenches, the following 
note shall be required: “For all lots that contain or are adjacent to infiltration or dispersion trenches, 
these lots shall be graded such that top of trench is below bottom of foundation”; 

12. “Stormwater facilities for this plat are designed to treat, detain, and infiltrate combined 
stormwater from Greenbriar Division 1, 2, and 3.” 

13. ”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.” 
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14. “All building downspouts, footing drains, and drains from all impervious surfaces such as patios 
and driveways shall be connected to the permanent storm drain outlet as shown on the approved 
Construction Drawing on file with the City of Sammamish.”  This plan 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.  For those lots that are designated for individual lot 
infiltration systems, the systems shall be designed and constructed as part of the building permit 
process and shall comply with the approved Construction Drawings on file with the City of Sammamish.” 

15. The Applicant shall comply with RCW 58.17.280, providing the appropriate  “addressing      note” 
with address ranges being on the final plat; 

16.  “Trees identified on the face of this plat have been retained pursuant to the provisions of SMC 
21A.35.210.  Retained trees are subject to the tree protection standards of SMC 21A.35.230. Removal of 
these trees is prohibited unless the tree is removed to prevent imminent danger or hazard to persons or 
property, subject to a clearing and grading permit approved by the City of Sammamish.  Trees removed 
subject to this provision shall be replaced in compliance with SMC 21A.35.240”; 

17.  “The proposed subdivision is subject to school impact fees for Lake Washington School District, 
consistent with SMC 21A.105.  At the time of building permit, the applicant shall pay one half of the 
required school impact fee, together with an administrative fee”; 

18. “The proposed subdivision is subject to parks impact fees, consistent with SMC 14A.20, which 
shall be paid at the time of building permit issuance together with an administrative fee”; 

19. “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”;  

20. “Per City of Sammamish Ordinance No. 02002-112, a surface water system development charge 
shall be paid at the time of building permit issuance, for each new residential dwelling unit”. 

21.  “Maintenance of landscaping on all stormwater facilities, except for interior pond 
embankments, shall be the responsibility of the Homeowner’s Association”; and, 

22. “For improvements on all internal roads, maintenance of landscape strips separating the 
sidewalk from the roadway, planter islands, and/or planted medians shall be the responsibility of the 
Homeowners Association.  If the maintenance responsibilities are not addressed in the Homeowners 
Association covenants and restrictions, then the abutting property owner shall be responsible for the 
maintenance.  Under no circumstances shall the City bear any maintenance responsibilities for 
landscaping strips, planter islands, or planted medians”; 
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REVISED 09/19/11 -1- 13835.021.doc 

FINAL PLAT RESPONSES 
HEARING EXAMINER CONDITIONS OF APPROVAL 
GREENBRIAR DIVISION 1 
OUR JOB NO. 13835 
 
 

CONDITION RESPONSE 
General Conditions:  
1. Per RCW 58.17.170 the Applicant shall comply with all county, 

state, and federal rules and regulations in effect on August 12, 
2005, the vesting date of the subject application.  However, please 
note that if the legislative body finds that a change in conditions 
creates a serious threat to the public health or safety in the 
subdivision, future development may be subject to updated 
construction codes, including but not limited to the International 
Building Code and the International Fire Code, as amended; 

Acknowledged. 

2. Probable storm water impacts were identified through the SEPA 
review process, which the applicant has proposed to eliminate 
through mitigation pursuant to WAC 197-11-350.  The applicant 
has agreed to voluntary mitigation as follows: 

 

a. The infiltration facility shall be designed to fully infiltrate the 
100-year design storm using a 0.5 correction factor, and be 
designed without berming of the facility.  The Applicant has 
proposed to provide the following additional safety measures 
to reduce the potential for failure of the infiltration facility: 

This condition was satisfied by approval of the engineering 
plans and stormwater drainage calculations.  Please see a 
reduced copy of the approved engineering plans in Section 
12.0 of the Final Plat Submittal binder. 

b. An extension of the maintenance and defect period for the 
infiltration vault through the build out of all homes on the plats 
(e.g. Division 1, 2, and 3) that drain to the facility; 

Acknowledged. 

c. Design and installation of a gravel cone riser at the wetpond 
outlet as an additional measure that shall be maintained 
throughout the full build-out of the plat and all homes that 
drain to the facility; and, 

The gravel cone riser has been installed per Sheets 10 and 11 
of the approved engineering plans in Section 12.0 of the Final 
Plat Submittal binder. 

d. Install a permanent Stormfilter vault in-line with the outlet of 
the wetpond to further filter sediments out of the stormwater 
prior to release into the infiltration facility.  Install filter fabric 
and sand layer in the bottom of the infiltration vault that could 
be removed once the full build out of the plat is complete. 

This vault has been installed in accordance with the approved 
engineering plans.  Please see Sheets 10 and 14 of the 
approved engineering plans in Section 12.0 of the Final Plat 
Submittal binder. 
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CONDITION RESPONSE 
3. The plat configuration shall be developed in substantial 

conformance with the Site Plan sheets 1 through 6 by Barghausen 
Consulting Engineers, received May 9, 2008 (Exhibit B), subject to 
applicable conditions of approval specified by the Hearings 
Examiner; 

There were some minor modifications to the plat configuration 
as approved by the City of Sammamish during final 
engineering plan approval. The minor modifications included 
minor shifting of lot lines and reconfiguring the Tract A 
drainage facility at the northwest corner of the site. 

4. Some infrastructure improvements necessary for the recording of 
Greenbriar Division 1 are contained within Greenbriar Division 2 
(i.e. a portion of the required recreation space, a portion of the 
required tree retention, and a portion of the drainage facilities); 
consequently such infrastructure shall be approved during plat 
construction / final engineering review, and installed and accepted 
by the City of Sammamish prior to recording of Greenbriar Division 
1.  Bonding for necessary improvements will be evaluated on a 
case by case basis.  In the event that Greenbriar Division 2 is not 
complete and ready to record at the time that Greenbriar Division I 
applies for final plat, the City will require modifications to design, 
mitigation, and / or bonding as necessary to Greenbriar Division I. 

All improvements will either be fully constructed and inspected 
or guaranteed prior to final plat approval. 

5. The applicant or subsequent owner(s) shall comply with the 
payment of Street Impact Fees in accordance to City of 
Sammamish Ordinance No 2006-08 as modified by the Settlement 
Agreement and the Addendum to the Settlement Agreement 
executed on November 21, 2006 between the City of Sammamish 
and two groups of property owners and developers known as the 
Sammamish Development Coalition and the Sammamish Plat 
Applicants Group.  A deposit of $23,674.64 was paid and shall be 
credited towards the impact fees for Greenbriar Division I. 

The remaining Street Impact fees will be paid at building permit 
issuance consistent with the terms of the Settlement 
Agreement and Addendum.  Please see Plat Note 19 on 
Sheet 3 of the final plat map. 

6. Locate the flow control structure catch basin after the permanent 
stormfilter vault, which will reduce the amount of sediment of 
floatables from reaching the flow control structure/orifice; 

This condition was satisfied by approval of the engineering 
plans.  Please see Sheet 10 of the approved engineering plans 
in Section 12.0 of the Final Plat Submittal binder. 

7. Provide a welded wire fabric "cage" over the bottom orifice.  The 
City standard for flow control structure is the bottom 1-ft section of 
flow control structure (with orifice plate) is removable for 
maintenance.  Said "cage" is proposed to be welded to the 1-foot 
removable section using 1-inch grid welded wire fabric with the 
bottom of the "cage" at 1-foot below the orifice plate.  Said "cage" 
provides extra screening to protect the orifice; 

The cage has been installed per the approved engineering 
plans.  Please see Sheet 10 of the approved engineering plans 
in Section 12.0 of the Final Plat Submittal binder. 
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CONDITION RESPONSE 
8. Provide an extra 1 foot of catch basin sump (as compared to code 

requirement) so there are 2 feet from bottom of "cage" to bottom of 
catch basin.  That provides 3 feet from bottom of orifice plate to 
bottom of catch basin (as compared to 2 feet code requirement) 
giving extra volume for sediment accumulation; 

This catch basin has been stalled per the approved 
engineering plans.  Please see Sheet 12 of the approved 
engineering plans in Section 12.0 of the Final Plat Submittal 
binder. 

9. Provide a second orifice on the rise standpipe in the flow control 
structure.  The preliminary design of the control structure is fitted 
with a 1.7-inch diameter orifice at 2 feet below invert (elevation 
342.20) and a 1.0-inch second orifice at 2.8 feet above invert 
(elbow IE – 347.00) to control the rate of flow to the infiltration 
vault; 

This condition will be satisfied during construction per the 
approved engineering plans.  Please see Sheet 12 of the 
approved engineering plans in Section 12.0 of the Final Plat 
Submittal binder. 

Conditions to appear on the face of the final plat:  
10. The applicant shall include a note regarding the payment of all 

traffic impact fees on the subject site consistent with the provisions 
of the Settlement Agreement and the Addendum to the Settlement 
Agreement executed on November 21, 2006 between the City of 
Sammamish and two groups of property owners and developers 
known as the Sammamish Development Coalition and the 
Sammamish Plat Applicants Group.  Specific language related to 
the payment of the traffic impact fees shall be reviewed and 
approved by the City prior to final plat approval; 

See Plat Note 21 on Sheet 3 of the final plat map. 

11. 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; 

Tracts A and G contain the drainage facilities.  Plat Note 3 on 
Sheet 3 of the final plat map dedicates the Tracts to the City for 
ownership and maintenance. 

12. 3.5-ft of ROW dedication on 212th Ave SE shall be indicated.  All 
internal local roads shall be dedicated.  Language indicating 
dedication is required on the face of the final plat; 

See DEDICATION on Sheet 2 of the final plat map for the 
dedication language, and Sheet 4 for the graphical depiction. 

13. Language indicating access/utility easement granted to the City of 
Sammamish for plat related stormwater facilities and conveyance 
systems shall be included on the plat; 

See Plat Note 11, CITY OF SAMMAMISH DRAINAGE 
EASEMENT AND COVENANT, and CITY OF SAMMAMISH 
PRIVATE DRAINAGE EASEMENT AND COVENANT on 
Sheet 3 of the final plat map. 
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CONDITION RESPONSE 
14. Access to the plat shall be through the intersection of Road A and 

212th Ave SE.  No direct driveway access of any lots shall be 
allowed onto 212th Ave SE. Language to this effect shall be 
placed on the face of the final plat; 

See Plat Note 18 on Sheet 3 of 6. 

15. 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"; 

See Plat Note 33 on Sheet 3 of the final plat map. 

16. "Stormwater facilities for this plat are designed to treat, detain, and 
infiltrate combined stormwater from Greenbriar Division 1, 2, and 
3." 

See Plat Note 26 on Sheet 3 of the final plat map. 

17. "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." 

See Plat Note 27 on Sheet 3 of the final plat map. 

18. "All building downspouts, footing drains, and drains from all 
impervious surfaces such as patios and driveways shall be 
connected to the permanent storm drain outlet as shown on the 
approved Construction Drawing on file with the City of 
Sammamish."  This plan 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.  For those lots that are designated for individual lot 
infiltration systems, the systems shall be designed and 
constructed as part of the building permit process and shall 
comply with the approved Construction Drawings on file with the 
City of Sammamish." 

See Plat Note 25 on Sheet 3 of the final plat map. 

19. If construction of Division 1 and Division 2 occurs in phases, the 
following note shall appear on the face of the plat: "Temporary cul-
de-sacs on Road A and Road C shall be placed in temporary 
public access easements until such time as the road is extended.  
Barricades and future road extension signs shall be placed at the 
end of these cul-de-sacs"; 

The construction will not be done in phases. 
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CONDITION RESPONSE 
20. The Applicant shall comply with RCW 58.17.280, providing the 

appropriate "addressing note" with address ranges being on the 
final plat; 

See Plat Note 17 on Sheet 3 of the final plat map. 

21. "Maintenance and upkeep of the recreation space, open space, 
and landscaping contained within Tracts C, D, E shall be the 
responsibility of the Home Owners Association"; 

Tract B is a landscape and recreation tract.  Tract C is a critical 
area tract.  Tracts D and E are landscape tracts.  See Plat 
Notes 4, 5, and 6, respectively, on Sheet 3 of the final plat map 
assigning maintenance to the Homeowners' Association. 

22. "Trees identified on the face of this plat have been retained 
pursuant to the provisions of SMC 21A.35.210.  Retained trees are 
subject to the tree protection standards of SMC 21A.35.230.  
Removal of these trees is prohibited unless the tree is removed to 
prevent imminent danger or hazard to persons or property, subject 
to a clearing and grading permit approved by the City of 
Sammamish.  Trees removed subject to this provision shall be 
replaced in compliance with SMC 21A.35.240"; 

See Plat Note 29 on Sheet 3 of the final plat map.  

23. "The proposed subdivision is subject to school impact fees for 
Lake Washington School District, consistent with SMC 21A.105.  
At the time of building permit, the applicant shall pay one half of 
the required school impact fee, together with an administrative 
fee"; 

See Plat Note 23 on Sheet 3 of the final plat map.  The 
verbiage of this note has been modified per the comment letter 
from the City dated September 2, 2011 (Community 
Development Review Items, General Item No. 1). 

24. "The proposed subdivision is subject to parks impact fees, 
consistent with SMC 14A.20, which shall be paid at the time of 
building permit issuance together with an administrative fee"; 

See Plat Note 22 on Sheet 3 of the final plat map. 

25. "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"; 

See Plat Note 28 on Sheet 3 of the final plat map. 

26. "Per City of Sammamish Ordinance No. 02002-112, a surface 
water system development charge shall be paid at the time of 
building permit issuance, for each new residential dwelling unit". 

See Plat Note 24 on Sheet 3 of the final plat map. 

27. "Maintenance of landscaping on all stormwater facilities, except for 
interior pond embankments, shall be the responsibility of the 
Homeowner's Association"; and, 

See Plat Note 31 on Sheet 3 of the final plat map. 
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CONDITION RESPONSE 
28. "For improvements on 212th Ave SE and on all internal plat roads, 

maintenance of landscape strips separating the sidewalk from the 
roadway, planter islands, and/or planted medians shall be the 
responsibility of the Homeowners Association.  If the maintenance 
responsibilities are not addressed in the Homeowners Association 
covenants and restrictions, then the abutting property owner shall 
be responsible for the maintenance.  Under no circumstances 
shall the City bear any maintenance responsibilities for 
landscaping strips, planter islands, or planted medians"; 

See Plat Note 30 on Sheet 3 of the final plat map. 
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FINAL PLAT RESPONSES 
HEARING EXAMINER CONDITIONS OF APPROVAL 
GREENBRIAR DIVISION 2 
OUR JOB NO. 13835 
 
 

CONDITION RESPONSE 
General Conditions:  
1. Per RCW 58.17.170 the Applicant shall comply with all county, 

state, and federal rules and regulations in effect on June 26, 2006, 
the vesting date of the subject application.  However, please note 
that if the legislative body finds that a change in conditions creates 
a serious threat to the public health or safety in the subdivision, 
future development may be subject to updated construction codes, 
including but not limited to the International Building Code and the 
International Fire Code, as amended; 

Acknowledged. 

2. Probable storm water impacts were identified through the SEPA 
review process, which the applicant has proposed to eliminate 
through mitigation pursuant to WAC 197-11-350.  The applicant 
has agreed to voluntary mitigation as follows: 

 

a. The infiltration facility shall be designed to fully infiltrate the 
100-year design storm using a 0.5 correction factor, and be 
designed without berming of the facility.  The Applicant has 
proposed to provide the following additional safety measures 
to reduce the potential for failure of the infiltration facility; 

This condition was satisfied by approval of the engineering 
plans and stormwater drainage calculations.  Please see a 
reduced copy of the approved engineering plans in 
Section 12.0 of the Final Plat Submittal binder. 

b. An extension of the maintenance and defect period for the 
infiltration vault through the build out of all homes on the plats 
(e.g. Division 1, 2, and 3) that drain to the facility; 

Acknowledged. 

c. Design and installation of a gravel cone riser at the wetpond 
outlet as an additional measure that shall be maintained 
throughout the full build-out of the plat and all homes that 
drain to the facility; and, 

The gravel cone riser has been installed in accordance with the 
approved engineering plans.  Please see Sheets 10 and 11 of 
the approved engineering plans in Section 12.0 of the Final 
Plat Submittal binder. 

d. Install a permanent Stormfilter vault in-line with the outlet of 
the wetpond to further filter sediments out of the stormwater 
prior to release into the infiltration facility.  Install filter fabric 
and sand layer in the bottom of the infiltration vault that could 
be removed once the full build out of the plat is complete. 

The vault has been installed in accordance with the approved 
engineering plans.  Please see Sheets 10 and 14 of the 
approved engineering plans in Section 12.0 of the Final Plat 
Submittal binder. 
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CONDITION RESPONSE 
e. Install filter fabric and sand layer in the bottom of the 

infiltration vault that could be removed once the full build out of 
the plat is complete. 

The fabric and sand have been installed in accordance with the 
approved engineering plans.  Please see Sheet 13 of the 
approved engineering plans in Section 12.0 of the Final Plat 
Submittal binder. 

3. The plat configuration shall be developed in substantial 
conformance with the Site Plan sheets 1 through 6 by Barghausen 
Consulting Engineers, received May 9, 2008 (Exhibit B), subject to 
applicable conditions of approval specified by the Hearings 
Examiner; 

There were some minor modifications to the plat configuration 
as approved by the City of Sammamish during final 
engineering plan approval.  The minor modifications included 
minor shifting of lot lines and reconfiguring the Tract A 
drainage facility at the northwest corner of the site. 

4. Locate the flow control structure catch basin after the permanent 
stormfilter vault, which will reduce the amount of sediment of 
floatables from reaching the flow control structure/orifice; 

This condition was satisfied by approval of the engineering 
plans.  Please see Sheet 10 of the approved engineering plans 
in Section 12.0 of the Final Plat Submittal binder. 

5. Provide a welded wire fabric "cage" over the bottom orifice.  The 
City standard for flow control structure is the bottom 1-fft section of 
flow control structure (with orifice plate) is removable for 
maintenance.  Said "cage" is proposed to be welded to the 1-foot 
removable section using 1-inch grid welded wire fabric with the 
bottom of the "cage" at 1-foot below the orifice plate.  Said "cage" 
provides extra screening to protect the orifice; 

The cage has been installed per the approved engineering 
plans.  Please see Sheet 10 of the approved engineering plans 
in Section 12.0 of the Final Plat Submittal binder. 

6. Provide an extra 1 foot of catch basin sump (as compared to code 
requirement) so there are 2 feet from bottom of "cage" to bottom of 
catch basin.  That provides 3 feet from bottom of orifice plate to 
bottom of catchbasin (as compared to 2 feet code requirement) 
giving extra volume for sediment accumulation; 

This catch basin has been installed per the approved 
engineering plans.  Please see Sheet 12 of the approved 
engineering plans in Section 12.0 of the Final Plat Submittal 
binder. 

7. Provide a second orifice on the rise standpipe in the flow control 
structure.  The preliminary design of the control structure is fitted 
with a 1.7-inch diameter orifice at 2 feet below invert (elevation 
342.20) and a 1.0-inch second orifice at 2.8 feet above invert 
(elbow IE – 347.00) to control the rate of flow to the infiltration 
vault; 

The flow control structure has been installed per the approved 
engineering plans.  Please see Sheet 12 of the approved 
engineering plans in Section 12.0 of the Final Plat Submittal 
binder. 

Conditions to appear on the face of the final plat:  
8. The applicant shall include a note regarding the payment of all 

traffic impact fees on the subject site consistent with the provisions 
of the City of Sammamish Ordinance No 2006-208.  A deposit of 
$11,455.47 was paid and shall be credited towards the impact 
fees for Greenbriar Division 2. 

See Plat Note 21 on Sheet 3 of the final plat map. 
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CONDITION RESPONSE 
9. 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; 

Tracts A and G contain the drainage facilities.  Plat Note 3 on 
Sheet 3 of the final plat map dedicates the Tracts to the City for 
ownership and maintenance. 

10. Language indicating access/utility easement granted to the City of 
Sammamish for plat related stormwater facilities and conveyance 
systems shall be included on the plat 

See Plat Note 11, CITY OF SAMMAMISH DRAINAGE 
EASEMENT AND COVENANT, and CITY OF SAMMAMISH 
PRIVATE DRAINAGE EASEMENT AND COVENANT on 
Sheet 3 of the final plat map. 

11. 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"; 

See Plat Note 33 on Sheet 3 of the final plat map. 

12. "Stormwater facilities for this plat are designed to treat, detain, and 
infiltrate combined stormwater from Greenbriar Division 1, 2, and 
3." 

See Plat Note 26 on Sheet 3 of the final plat map. 

13. "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." 

See Plat Note 27 on Sheet 3 of the final plat map. 

14. "All building downspouts, footing drains, and drains from all 
impervious surfaces such as patios and driveways shall be 
connected to the permanent storm drain outlet as shown on the 
approved Construction Drawing on file with the City of 
Sammamish."  This plan 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.  For those lots that are designated for individual lot 
infiltration systems, the systems shall be designed and 
constructed as part of the building permit process and shall 
comply with the approved Construction Drawings on file with the 
City of Sammamish." 

See Plat Note 25 on Sheet 3 of the final plat map. 

15. The Applicant shall comply with RCW 58.17.280, providing the 
appropriate "addressing note" with address ranges being on the 
final plat; 

See Plat Note 17 on Sheet 3 of the final plat map. 
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CONDITION RESPONSE 
16. "Maintenance and upkeep of the recreation space, open space, 

and sensitive areas and buffers contained within Tracts B, and C 
shall be the responsibility of the Home Owners Association"; 

Tract B is a landscape and recreation tract.  Tract C is a critical 
area tract.  Tracts D and E are landscape tracts.  See Plat 
Notes 4, 5, and 6, respectively, on Sheet 3 of the final plat map 
assigning maintenance to the Homeowners' Association. 

17. "Trees identified on the face of this plat have been retained 
pursuant to the provisions of SMC 21A.35.210.  Retained trees are 
subject to the tree protection standards of SMC 21A.35.230.  
Removal of these trees is prohibited unless the tree is removed to 
prevent imminent danger or hazard to persons or property, subject 
to a clearing and grading permit approved by the City of 
Sammamish.  Trees removed subject to this provision shall be 
replaced in compliance with SMC 21A.35.240"; 

See Plat Note 29 on Sheet 3 of the final plat map. 

18. "The proposed subdivision is subject to school impact fees for 
Issaquah School District, consistent with SMC 21A.105.  At the 
time of building permit, the applicant shall pay one half of the 
required school impact fee, together with an administrative fee"; 

See Plat Note 23 on Sheet 3 of the final plat map.  The 
verbiage of this note has been modified per the comment letter 
from the City dated September 2, 2011 (Community 
Development Review Items, General Item No. 1). 

19. "The proposed subdivision is subject to parks impact fees, 
consistent with SMC 14A.20, which shall be paid at the time of 
building permit issuance together with an administrative fee"; 

See Plat Note 22 on Sheet 3 of the final plat map. 

20. "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"; 

See Plat Note 28 on Sheet 3 of the final plat map. 

21. "Per City of Sammamish Ordinance No. 02002-112, a surface 
water system development charge shall be paid at the time of 
building permit issuance, for each new residential dwelling unit". 

See Plat Note 24 on Sheet 3 of the final plat map. 

22. "Maintenance of landscaping on all stormwater facilities, except for 
interior pond embankments, shall be the responsibility of the 
Homeowner's Association"; and, 

See Plat Note 31 on Sheet 3 of the final plat map. 
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CONDITION RESPONSE 
23. "For improvements on all internal roads, maintenance of 

landscape strips separating the sidewalk from the roadway, 
planter islands, and/or planted medians shall be the responsibility 
of the Homeowners Association.  If the maintenance 
responsibilities are not addressed in the Homeowners Association 
covenants and restrictions, then the abutting property owner shall 
be responsible for the maintenance.  Under no circumstances 
shall the City bear any maintenance responsibilities for 
landscaping strips, planter islands, or planted medians"; 

See Plat Note 30 on Sheet 3 of the final plat map. 
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FINAL PLAT RESPONSES 
HEARING EXAMINER CONDITIONS OF APPROVAL 
GREENBRIAR DIVISION 3 
OUR JOB NO. 13835 
 
 

CONDITION RESPONSE 
General Conditions:  
1. Per RCW 58.17.170 the Applicant shall comply with all county, 

state, and federal rules and regulations in effect on January 28, 
2008, the vesting date of the subject application.  However, please 
note that if the legislative body finds that a change in conditions 
creates a serious threat to the public health or safety in the 
subdivision, future development may be subject to updated 
construction codes, including but not limited to the International 
Building Code and the International Fire Code, as amended; 

Acknowledged. 

2. Probable storm water impacts were identified through the SEPA 
review process, which the applicant has proposed to eliminate 
through mitigation pursuant to WAC 197-11-350.  The applicant 
has agreed to voluntary mitigation as follows: 

 

a. The infiltration facility shall be designed to fully infiltrate the 
100-year design storm using a 0.5 correction factor, and be 
designed without berming of the facility.  The Applicant has 
proposed to provide the following additional safety measures 
to reduce the potential for failure of the infiltration facility; 

This condition was satisfied by approval of the engineering 
plans and stormwater drainage calculations.  Please see a 
reduced copy of the approved engineering plans in 
Section 12.0 of the Final Plat Submittal binder. 

b. An extension of the maintenance and defect period for the 
infiltration vault through the build out of all homes on the plats 
(e.g. Division 1, 2, and 3) that drain to the facility; 

Acknowledged. 

c. Design and installation of a gravel cone riser at the wetpond 
outlet as an additional measure that shall be maintained 
throughout the full build-out of the plat and all homes that 
drain to the facility; and, 

The gravel cone has been installed in accordance with the 
approved engineering plans.  Sheets 10 and 11 of the 
approved engineering plans in Section 12.0 of the Final Plat 
Submittal binder. 

d. Install a permanent Stormfilter vault in-line with the outlet of 
the wetpond to further filter sediments out of the stormwater 
prior to release into the infiltration facility.  Install filter fabric 
and sand layer in the bottom of the infiltration vault that could 
be removed once the full build out of the plat is complete. 

The vault has been installed in accordance with the approved 
engineering plans.  Please see Sheets 10 and 14 of the 
approved engineering plans in Section 12.0 of the Final Plat 
Submittal binder. 
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CONDITION RESPONSE 
e. Install filter fabric and sand layer in the bottom of the 

infiltration vault that could be removed once the full build out of 
the plat is complete. 

The fabric and sand have been installed in accordance with the 
approved engineering plans.  Please see Sheet 13 of the 
approved engineering plans in Section 12.0 of the Final Plat 
Submittal binder. 

3. The plat configuration shall be developed in substantial 
conformance with the Site Plan sheets 1 through 4 by Barghausen 
Consulting Engineers, received May 9, 2008 (Exhibit B), subject to 
applicable conditions of approval specified by the Hearings 
Examiner; 

There were some minor modifications to the plat configuration 
as approved by the City of Sammamish during final 
engineering plan approval. The minor modifications included 
minor shifting of lot lines and reconfiguring the Tract A 
drainage facility at the northwest corner of the site. 

4. Locate the flow control structure catch basin after the permanent 
stormfilter vault, which will reduce the amount of sediment of 
floatables from reaching the flow control structure/orifice; 

This condition was satisfied by approval of the engineering 
plans.  Please see Sheet 10 of the approved engineering plans 
in Section 12.0 of the Final Plat Submittal binder. 

5. Provide a welded wire fabric "cage" over the bottom orifice.  The 
City standard for flow control structure is the bottom 1-ft section of 
flow control structure (with orifice plate) is removable for 
maintenance.  Said "cage" is proposed to be welded to the 1-foot 
removable section using 1-inch grid welded wire fabric with the 
bottom of the "cage" at 1-foot below the orifice plate.  Said "cage" 
provides extra screening to protect the orifice; 

The cage has been installed per the approved engineering 
plans.  Please see Sheet 10 of the approved engineering plans 
in Section 12.0 of the Final Plat Submittal binder. 

6. Provide an extra 1 foot of catch basin sump (as compared to code 
requirement) so there are 2 feet from bottom of "cage" to bottom of 
catch basin.  That provides 3 feet from bottom of orifice plate to 
bottom of catchbasin (as compared to 2 feet code requirement) 
giving extra volume for sediment accumulation; 

This catch basin has been installed per the approved 
engineering plans.  Please see Sheet 12 of the approved 
engineering plans in Section 12.0 of the Final Plat Submittal 
binder. 

7. Provide a second orifice on the rise standpipe in the flow control 
structure.  The preliminary design of the control structure is fitted 
with a 1.7-inch diameter orifice at 2 feet below invert (elevation 
342.20) and a 1.0-inch second orifice at 2.8 feet above invert 
(elbow IE – 347.00) to control the rate of flow to the infiltration 
vault; 

The flow control structure has been installed per the approved 
engineering plans.  Please see Sheet 12 of the approved 
engineering plans in Section 12.0 of the Final Plat Submittal 
binder. 

Conditions to appear on the face of the final plat:  
8. The applicant shall include a note regarding the payment of all 

traffic impact fees on the subject site consistent with the provisions 
of the City of Sammamish Ordinance No 2006-208.  A deposit of 
$10,397.777 was paid and shall be credited towards the impact 
fees for Greenbriar Division 3. 

The remaining Street Impact fees will be paid at building permit 
issuance consistent with the terms of the Settlement 
Agreement and Addendum.  Please see Plat Note 21 on 
Sheet 3 of the final plat map. 
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CONDITION RESPONSE 
9. 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; 

Tracts A and G contain the drainage facilities.  Plat Note 3 on 
Sheet 3 of the final plat map dedicates the Tracts to the City for 
ownership and maintenance. 

10. Language indicating access/utility easement granted to the City of 
Sammamish for plat related stormwater facilities and conveyance 
systems shall be included on the plat 

See Plat Note 11, CITY OF SAMMAMISH DRAINAGE 
EASEMENT AND COVENANT, and CITY OF SAMMAMISH 
PRIVATE DRAINAGE EASEMENT AND COVENANT on 
Sheet 3 of the final plat map. 

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

See Plat Note 33 on Sheet 3 of the final plat map. 

12. "Stormwater facilities for this plat are designed to treat, detain, and 
infiltrate combined stormwater from Greenbriar Division 1, 2, and 
3." 

See Plat Note 26 on Sheet 3 of the final plat map. 

13. "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." 

See Plat Note 27 on Sheet 3 of the final plat map. 

14. "All building downspouts, footing drains, and drains from all 
impervious surfaces such as patios and driveways shall be 
connected to the permanent storm drain outlet as shown on the 
approved Construction Drawing on file with the City of 
Sammamish."  This plan 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.  For those lots that are designated for individual lot 
infiltration systems, the systems shall be designed and 
constructed as part of the building permit process and shall 
comply with the approved Construction Drawings on file with the 
City of Sammamish." 

See Plat Note 25 on Sheet 3 of the final plat map. 

15. The Applicant shall comply with RCW 58.17.280, providing the 
appropriate "addressing note" with address ranges being on the 
final plat; 

See Plat Note 17 on Sheet 3 of the final plat map. 
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CONDITION RESPONSE 
16. "Trees identified on the face of this plat have been retained 

pursuant to the provisions of SMC 21A.35.210.  Retained trees are 
subject to the tree protection standards of SMC 21A.35.230.  
Removal of these trees is prohibited unless the tree is removed to 
prevent imminent danger or hazard to persons or property, subject 
to a clearing and grading permit approved by the City of 
Sammamish.  Trees removed subject to this provision shall be 
replaced in compliance with SMC 21A.35.240"; 

See Plat Note 29 on Sheet 3 of the final plat map. 

17. "The proposed subdivision is subject to school impact fees for 
Lake Washington School District, consistent with SMC 21A.105.  
At the time of building permit, the applicant shall pay one half of 
the required school impact fee, together with an administrative 
fee"; 

See Plat Note 23 on Sheet 3 of the final plat map.  The 
verbiage of this note has been modified per the comment letter 
from the City dated September 2, 2011 (Community 
Development Review Items, General Item No. 1). 

18. "The proposed subdivision is subject to parks impact fees, 
consistent with SMC 14A.20, which shall be paid at the time of 
building permit issuance together with an administrative fee"; 

See Plat Note 22 on Sheet 3 of the final plat map. 

19. "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"; 

See Plat Note 28 on Sheet 3 of the final plat map. 

20. "Per City of Sammamish Ordinance No. 02002-112, a surface 
water system development charge shall be paid at the time of 
building permit issuance, for each new residential dwelling unit". 

See Plat Note 24 on Sheet 3 of the final plat map. 

21. "Maintenance of landscaping on all stormwater facilities, except for 
interior pond embankments, shall be the responsibility of the 
Homeowner's Association"; and, 

See Plat Note 31 on Sheet 3 of the final plat map. 

22. "For improvements on all internal roads, maintenance of 
landscape strips separating the sidewalk from the roadway, 
planter islands, and/or planted medians shall be the responsibility 
of the Homeowners Association.  If the maintenance 
responsibilities are not addressed in the Homeowners Association 
covenants and restrictions, then the abutting property owner shall 
be responsible for the maintenance.  Under no circumstances 
shall the City bear any maintenance responsibilities for 
landscaping strips, planter islands, or planted medians"; 

See Plat Note 30 on Sheet 3 of the final plat map. 
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  City Council Agenda Bill 

Page 1 of 2 
 

 
Meeting Date: October 4, 2011 Date Submitted: September 28, 2011 
 
Originating Department: Community Development 
 
Clearances: 

 City Manager  Community Development  Parks & Recreation 
 Attorney  Finance & IT  Police 
 Admin Services  Fire  Public Works 

 
Subject:    Resolution: Final Plat for Pine Creek Subdivision of 15 lots 
 
Action Required:    Motion to adopt resolution approving the subdivision 
 
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 Legislative Approval 
 

Summary Statement: The proposed Pine Creek subdivision to create 15 lots was reviewed and 
granted preliminary plat approval by the City of Sammamish Hearing Examiner on August 13, 2007. The 
proposed 15 lot subdivision is consistent with the approved plat. 

Background: The subdivision application is vested to the City of Sammamish Municipal Code in effect on 
August 7, 2006.  The City of Sammamish Hearing Examiner approved the preliminary plat on August 13, 
2007 subject to conditions of approval.  The City of Sammamish has reviewed, and approved the 
installation of the required infrastructure (drainage facilities, streets, sidewalks, etc.) improvements 
under plat construction and clear and grade permit BLD2007-01098. Subsequent to construction of 
frontage improvements the City has requested some adjustments to the channelization on 212th 
Avenue SE to improve safety for both motorized and non-motorized users.  The developer has agreed 
make the modifications as requested and they are expected to be completed before council takes action 
on the final plat. The improvements have been substantially completed and inspected. The final lift of 
asphalt, and street trees etc. have been bonded for (see below).   
 
The area of the site being subdivided is zoned Residential, 4 units per acre (R-4).  The subject site is 
constrained by on-site wetland and stream areas, which will be located in a separate critical areas tract 
(Tract B).  Access to the development on the site is via 212th Avenue SE. 
 
Performance Bond: 
The applicant has posted a bond for the installation of the remaining site improvements (including 
streets and other required drainage improvements) in the amount of $222,113.60 (BOND2011-00034).  
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  City Council Agenda Bill 

Page 2 of 2 
 

 
Landscaping Bond: 
The applicant has posted a street landscaping performance bond and a landscaping performance bond 
in the amount of $40,763.11 (BOND2011-00035). 
 
Critical Areas Bonding: 
Not applicable.  There are no proposed impacts to critical areas requiring bonding.  Critical areas are in 
Tract B. 
 
Transportation Mitigation Fees: 
The applicant has paid 30% percent of the traffic mitigation impact fee in the amount of $163,393.56.  
The remaining fees will be collected at the time of building permit issuance or deferred to the point of 
sale if the applicant wishes, on a per lot basis. 
 
School Mitigation Fees paid to the City of Sammamish: 
The applicant has paid fifty percent of the applicable Issaquah School District impact fees in the amount 
of $24,868.00 in addition to the current administration fee.  The balance of the school impact fees shall 
be paid at the time of building permit issuance on a per lot basis.   
 
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. 

Financial Impact: N/A 

Recommended Motion: Approve the 15-lot Pine Creek subdivision, and authorize the mayor to sign 
the mylars for the final plat. 
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CITY OF SAMMAMISH 
WASHINGTON 

Resolution No. R2011-___ 
___________________________________________________________________ 

 
 

A RESOLUTION OF THE CITY OF SAMMAMISH, 
WASHINGTON, GRANTING FINAL PLAT APPROVAL TO 
THE PLAT OF PINE CREEK 

 
 
 WHEREAS, the City Council has received recommendation of approval 

for the final plat of the Pine Creek 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 (15-lot) 

plat of the Pine Creek subdivision;  
  
 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 13, 2007  for the preliminary plat of 
Pine Creek. 

 
Section 2.  Grant of Approval.  The City Council hereby grants final approval to 

the Pine Creek final plat. 
 
 

PASSED BY THE CITY COUNCIL AT A REGULAR MEETING THEREOF ON 
THE 4th  DAY OF October 2011. 
      

 
  CITY OF SAMMAMISH 

 
 
 

       ________________________ 
     Mayor Donald Gerend 
 
 

ATTEST/AUTHENTICATED: 
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_________________________ 
Melonie Anderson, City Clerk 
 
 
 
Approved as to form: 
 
 
 
_________________________ 
Bruce L. Disend, City Attorney 
 
 
 
Filed with the City Clerk:   
Passed by the City Council:   
Resolution No.:   
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BEFOE THE HEARING EXAMINER FOR THE CITY OF SAMMAMISH

In The Matter of the Application of ) File No. PLN200G00057&00059

Pacific Properties for Approval of ) FINDINGS OF FACT

The Preliminary Plat of Pine Creek ) CONCLUSIONS OF LAW

AND DECISION

DECISION

The preliminary plat of Pine Creek is approved, subject to conditions.

INTRODUCTION

The application of Pacific Properties for approval of the Pine Creek preliminary plat

came on for hearing before Gordon F. Crandall, Hearing Examiner, on July 25,2007 at

7:25 PM. The hearing was held at City Hall. Rob Garwood, Senior Plannerpresented the

staff report recommendation to the Hearing Examiner. Bill Dunlap represented Pacific

Properties.

The following person(s) testified under oath:

Rob Garwood Senior Planner

Bill Dunlap Pacific Properlies

Michael Fitzgerald 2609 2l2th Place SE

Bob Barnes 2427 2151h Avenue SE

Shirley Henderson 2427 2l5th Avenue SE

Tawni Hoang Development Review Engineer

Vince Geglia TraffEx

The following exhibits were offered and admitted:

I . Staff Report with attachments

a. Base Land Use Application

b. Site Plan by Barghausen, received 03105107 .

Pine Creek Decision

Exhibit # 2



c. SEPA Mitigated Determination ofNon-significance (DNS) and Notice of

Adoption, dated 06.04.07.

d. Fire Department approval, 03 . I 3 .07 and 07 .06.07 .

e. Public Works approval memorandum, dated Aprll25,2007.

f. Concurrency Certificates dated June23,2006 and July 12, 2007.

g. Memorandum from Sarah Cooke dated 05.11.2007.

h. Letter (email) from Bill Dunlap to Rob Garwood, dated 007.06.07.

i. Sensitive Area Study by Wetland Resources, dated 08.24.05 and

Addendum to that report by Talasea, dated 03.05.07.

j. Issaquah School District Review Form, dated I 1.09.06.

k. Base Land Use Application for a Shoreline Substantial Development

Permit.

l. Affidavit of the mailing, publishing and posting of the Notice of

Application, April 16,2007 .

m. Affidavit of the mailing, publishing and posting of the Notice of

Recommendation and Public Hearing, JtuJy 9,2007.

n. Weir Easement for Dept of Fish and Wildlife.

2. Revised Traffic Impact Analysis (TIA), TraffEx

3. Site Plan

4. Aerial Photograph

The hearing adjourned at approximately 9:00 pm

FINDINGS OF FACT

l. Pacific Properties, (Applicant) proposes to subdivide three parcels totaling 7.01 acres in area

into l5 single-family residential lots. The site is on the east side of 212'h Avenue SE and is

identified as 2514 and 2528 2l2th Avenue SE. There is a Type F stream in the eastern portion

of the site. A class 3 wetland is also located in the buffer for the steam, and its buffer is

completely within the stream buffer. A Type F stream is one which flows year round during

years of normal rain fall and is used by salmonids. SMC 21AJs.1240. In Sammamish, a

Type F stream used by salmonids requires a 150 foot protected buffer which will be an

Pine Creek Decision
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environmentally sensitive area.. Buildings and other structures must be set back a distance of

l5 feet from the edge of the buffer.

2. The site is surrounded on the south by the Quail Crest subdivision and the north by the Pine

Woods plat and other single-family parcels. 212th Avenue SE on the west is a collector arterial

with a speed limit of 35 miles per hour. A site plan is attached as Attachment A.

3. The Sammamish Comprehensive Plan designates the site as appropriate for urban residential

uses with a maximum of 4 dwellings units per acre. The site is zoned R-4.

4. A SEPA determination of nonsignificance (DNS) was issued for the proposal on June 4,2007 .

No comment letters were received.

5. The wetland on the site is associated with Pine Lake and is therefore within a Rural

Environment under the City's Shoreline Master Program. Any lot which has any buildable

area within the wetland or its buffer is subject to the lot standards of the Master Program.

However, none of the proposed lots have buildable area within the wetland or its buffer, so the

lot standards will not apply to this subdivision. See: SMC25.25.080.

6. Applicant will retain 2l%o of 123 trees significant trees on the site. Applicant will provide 12

replacement trees for those removed to satisff the City's 25o% minimum.

1. Notice of the application, the DNS and the public hearing was published, posted and mailed as

required by ordinance. No comment letters conceming the proposal were received from the

public.

8. The proposal will gain access from2l2th Avenue SE, a collector arterial. The project will

generate a total of 144 average weekday trips, with I I in the am peak hour and l5 in the pm

peak hour. Sight distances for vehicles entering 272'h Avenue SE from the project satisfy

Sammamish requirements, although there may be some obstruction for motorists entering

2\2'h and looking to the south. Stopping sight distances also satisfy code requirements from

both north and south. See exhibit 2, Revised Traffic Impact Analysis (TIA). A certificate of

traffic concurrency was issued for the proposal on June 23,2006, which indicates that there is

adequate vehicular capacity on the city's street network to support the traffic forecasted to be

generated by the development.

9. The internal road will connect with the existing internal road of Quail Crest. A citizen request

that a barrier be placed between the plats was not granted. The city's comprehensive plan

discourages unnecessary dead end streets and cul de sacs.
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10. Applicant will provide full frontage improvements on 2l2s Avenue SE, and children will

have a safe place to wait for the school bus.

11. Water and sewer service availability certificates have been issued by the Sammamish Plateau

Water and Sewer District.

12. Applicant will provide open space/recreational space in Tract C with more than twice the

minimum required by the city's code.

13. Stormwater will be collected and conveyed to Tract A in the northwest corner of the site

where stormwater drainage facilities will be located. Required detention storage volumes and

water quality will comply with the 1998 King County Surface Water Design Manual and the

tract will be dedicated to the city for maintenance.

14. Applicant will pay impact fees for schools, parks and streets, as well as a charge for surface

water system development.

15. Any conclusion of law deemed to be a finding of fact is adopted as such.

CONCLUSIONS OF LAW

l. The Hearing Examiner is authorized by the Sammamish Municipal Code (SMC) to

hear and decide an application for a preliminary plat, subject to appeal to Superior

Court, SMC Ch 20.24; Section 20.20.020.

2. RCW 5 8. I 7. 1 I 0 identifies the factors to be considered in evaluating an application

for a preliminary plat.

The proposed subdivision and dedication shall not be approved unless the city,

town or legislative body makes written findings that:

a. Appropriate provisions are made for the public health, safety, and general
welfare and for such open spaces, drainage ways, streets or roads, alleys, other
public ways, transit stops, potable water supplies, sanitary waste, parks and
recreation, playgrounds, schools and school grounds, and all other relevant factors,
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including sidewalks and other planning features that assure safe walking conditions
for students who only walk to and from school; and

b. The public use and interest will be served by platting of such subdivision
and dedication. If it finds that the proposed subdivision and dedication makes such

appropriate provisions and that the public use and interest will be served then the

legislative body shall approve the proposed subdivision and dedication-

3. SMC Chapter 19.20 provides general principles of acceptability for proposed

subdivisions. These principles include (paraphrased):

The proposed plat and its ultimate use must be in the best interest of the public

interest and the neighborhood development of the area. SMC 19.20.040

Frontage on high volume traffic ways shall be provided
with parallel service streets or other appropriate medium of
access. 19.20.050

The streets of a subdivision must be connected by
surfaced roads to an existing dedicated street. 19.20.090

Right of way needed for the City's street pattern shall
be dedicated to the City, 19.20.100

Plats of four or more lots shall provide recreational
space. 19.20.110 All plats shall conform to the uses, density,
dimensional and other standards of the City's development
code. 19.20.120

Due regard shall be given to topography of the area, the
use of streets lbr utilities, and for rapid traffic pu{poses.
Intersections of streets with high volume traffic routes
require special approval. Right angle intersections are

preferred.

4. The preliminary plat should be approved. Applicant has satisfied the

statutory requirements of RCW 5 8. I 7. I I 0 and the General Principles of

Acceptability of the Sammamish Municipal Code. The proposal makes

appropriate provision for all of the required components of the statute and the

General Principles. Water and sewer service will be available. Internal streets
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and frontage on2l2h Avenue SE will have sidewalks. No lot will directly

access 2126 Avenue SE. Applicant will dedicate the necessary areas for

streets and sidewalks. Required open and recreational spaces will be

provided. Tree retention requirements will be met. Traffic concurrency has

been tested and found to be in compliance. Impact fees will be paid.

Stormwater will be managed and sensitive areas will be protected. Children

will have a safe route to the school bus stop and a safe place to wait.

5. Any finding of fact deemed to be a conclusion of law is adopted as such.

DECISION

The preliminary plat of Pine Creek is approved, subject to the conditions in attachment B.

DONE this l3th day of August, 2007

B*7C.-*l-.a-
Gordon. F. Crandall

Hearing Examiner

Attachment A Site Plan

Attachment B Conditions of Approval

6Pine Creek Decision
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RECONSIDERATION

Any final action by the Hearing Examiner may be reconsidered by the Examiner if:

The action was based in whole or in part on effoneous facts or

information;

The action when taken failed to comply with existing laws or

regulations applic able thereto ;

An error ofprocedure occurred which prevented consideration of

the interest of persons directly affected by the action.

The Examiner shall reconsider a final decision pursuant to the rules of the Hearing

Examiner-

NOTICE OF RIGHT OF APPEAL

This is a type 3 land use decision pursuant to SMC 2O.O5.020. Any person with

standing to do so, may appeal the decision of the Hearing Examiner by filing a

Land Use Petition in the King County Strperior Court. Such as petition will be

timely if filed with the Court Clerk and served on all parties within twenty-one days

of the issuance of the decision. See: RCW 36.70C

Appeals from the final decision of the City with regard to shoreline management

(Type 4) shall be governed solely by the provisions of RCW 90.58.180. The

effective date of City's decision shall be the date of filing with the Department of

Ecology as defined in RCW 90.58.140.

1.

3
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ATTACHMENT B

Conditions of Approval

l All construction and upgrading of public and private roads shall be done in
accordance with the City of Sammamish Interim Public Works Standards (PWS).

Compliance may result in reducing the number and/or location of lots as shown on the
preliminary approved plat.

2. All temporary erosion and sediment control (TESC) plans shall be in accordance
to the King County Surface Water Design Manual (KCSWDM 1998) Appendix D for all
erosion and sediment control standards. TESC plans should show, as a minimum,
clearing limits, cover measures, perimeter protection (silt fence), traffic area stabilization,
sediment retention, surface water control, and dust control. Please note that the City
prefers the use of catch basins inserts for storm v/ater inlet protection.

3. Current City of Sammamish Standard Plan Notes and Erosion and Sediment
Control (ESC) Notes shall be shown on the Engineering Plans submitted for approval.
4. 212th Ave SE is a classified as a collector arterial. 3.5-ft of dedication and half
street frontage improvements consistent with a collector arterial is required per
PWS.l5.l l0 and consistent with PWS Table I and PWS Figure 0l-03.

5. Road A shall be improved as a local public road meeting all requirements of
Interim PWS Table l, Figure 0l-05, and City Ordinance 2005-191.

6. 213rh Place SE shall be improved as a local public road meeting all requirements
of Interim PWS Table l, Figure 0l-05, and City Ordinance 2005-191. A variation to the
local road standard is approved for 2l3th Place SE to match the existing paved width.
No parking signs shall be installed on this road prior to final plat. Sidewalk and street
trees are still required.

7. The final plat shall show a minimum lO-ft wide public access easement to the
existing wood weir on Pine Lake Creek accessible from a publicly owned right of way
(Exhibit N).

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

9. Prior to frnal plat approval, all public and private stormwater facilities shall be
constructed and in full operation. These facilities shall include the stormwater
conveyance system, detention, water quality, and any required monitoring facilities. The
conveyance system shall include all drainage structures, piping, ditching, curb, gutter,
and road paving with the exception of the final lift of asphalt or as conditioned in the
approved right-of-way permit.

10. Per SMC.21A.35.055, l0-ft of Typc I landscaping is required to screen any
stomwater facility from the public ROW. No variation from the half street frontage
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improvement shall be granted in order to meet this requirement. Plat layout and number
of lots may have to be adjusted to accommodate this requirement during final
engineering-

I l. Paved driveway apron and minimum 20-ft between back edge of sidewalk and
bollards are required on the pond maintenance access road on 2l2th Ave SE. The intent
of this requirement is to obtain adequate maintenance vehicle clearance from the
pedestrian sidewalk.

12. Prior to final plat approval, 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-olway. Public Works Inspector shall inspect and approve
locations prior to final plat and easement recording.

13. 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. The size of the proposed drainage tracts may have to
increase to accommodate the required detention storage volumes and water quality
facilities.

14. As specified in section 5.1 of the KCSWDM manual, stormwater from roof drains
shall be infiltrated, dispersed, or connected to the storm system with a perforated stub-out
connection. The feasibility of the selected option shall be evaluated during final
engineering. The resulting requirement shall be included on the final plat map to ensure
compliance. No reduction in flow control facility is given for perforated stub-outs.

15. All new street construction for the plat shall include illumination per Article 5 of
the City of Sammamish Interim Public Works Standards. Illumination along any City
arterial shall meet the current City decorative standard- 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.

16. All new utility installation serving the subdivision within plat or along frontage
shall be underground.

17. All utilities within proposed rights of way must be included within a franchise
agreement approved by the City Council prior to Final Plat recording.

18. Street trees shall be provided per City of Sammamish Interim PWS.I 5.520.

19. Preserving existing significant trees in the future ROW shall be reviewed during
Final Engineering. Realignment of sidewalks and planter strips will be considered. The
final engineering plans shall include identification of any coniferous trees over 8-inch
DBH and any deciduous trees over l2-inch DBH located in or adjacent to the future
ROW.
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20. The applicant or subsequent owner(s) shall comply with Street Impact Fees tn
accordance to the City of Sammamish Ordinance No 2006-208.

21. Public Works and Community Development approval of the applicant's final
engineering (issued in the form of a clearing and grading permit) is required prior to
initiation of any onsite construction.

22. The jurisdictional water and sewer district shall certifo the adequacy of the fire
hydrant(s), water main(s), and fire flow to meet current codes prior to final plat approval.

23. The Fire Marshall shall certify the adequacy of the fire turn-around and location
of fire hydrant(s) to meet current codes prior to Clear and Grade Permit issuance.

24. Prior to Construction permit issuance the applicant shall pay afee equal to 20%o of
the applicable street impact fees

Prior to recording:

l. Prior to final plat, temporary street name signs and no parking signs (if required
on final engineering plans) shall be installed. Permanent street designation and traffic
control signs, including poles and hardware, shall be installed following sidewalk
installation. These items shall be paid for by the Applicant but shall be designed,
furnished, and installed by the City to establish uniformity unless otherwise indicated by
the City. Additional signage not shown on final engineering plans may be required based
on site conditions as determined by Public Works. A written request must be submitted
to the City PW Department when signing is needed and the Applicant will be billed upon
completion. Street designation signs shall display street name or number.

2. The applicant shall obtain the approval of the Fire Marshal certifying location of
the fire hydrant(s), and from the Sammamish Plateau Water and Sewer District the
location of the water main(s), and fire flow to meet current codes prior to final plat
approval.

3. Per SMC 21A.105, fifty percent of the school impact fees for lots l-13 (the site
has two existing residences), plus an administrative fee shall be paid prior to final plat
recording.

4. SMC 14A.15.020 requires prior to recording of the final plat that a minimum of
30 % of the street impact fees must be paid prior to recording. However the applicant has
the option to pay more. The applicant shall indicate on the face of the plat if any
additional fees are owned by the lots in the plat. Also the applicant shall indicate that the
Lots I -13 are subject to any remaining street impact fees.

Conditions to appear on the face of the final plat:
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1. 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 outlet as shown on the
approved Construction Drawing on file with the City of Sammamish." This plan 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. For those
lots that are designated for individual lot infiltration systems, the systems shall be
designed and constructed as part of the building permit process and shall comply with the
approved Construction Drawings on file with the City of Sammamish.

2. A Homeowners Association shall be created to be responsible for maintenance of
all common areas. Ths covenants and restrictions of said homeowners association shall
be filed for record at King County at the time of final plat recording.

3 - Maintenance of landscape strips separating the sidewalk from the roadway,
planter islands, and/or planted medians shall be the responsibility of the Homeowners
Association. If the maintenance responsibilities are not addressed in the Homeowners
Association covenants and restrictions, then the abutting property owner shall be
responsible for the maintenance. Under no circumstances shall the City bear any
maintenance responsibilities for landscaping strips, planter islands, or planted medians.

4. The final plat shall show a minimum l0-ft wide public access easement to the
existing wood weir on Pine Lake creek accessible by publicly owned land.

5. Direct driveway access to all lots shall be along "Road A" (future SE 25th Street).
Language to this effect shall be shown on the face of the final plat.

6. The following note shall be shown on the face of the final recorded plat, "For all
lots containing or adjacent to infiltration or dispersjon trenches, lots shall be graded such
that top of trench is below bottom of foundation."

7. The following note shall be shown on the final recorded 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.
8. No lot or portion of a lot shall be subdivided and sold, or resold, or its ownership
changed or transferred in violation ofapplicable city, county, state, or federal standards,
rules, regulations or laws;

9. Maintenance and upkeep of the recreation space contained within Tract A shall be
the responsibility of the Home Owners Assocratron;

10. Trees identified on the tree retention plan of the preliminary plat have been
retained pursuant to the provisions of SMC 2l A.35.210, All trees shall be clearly tagged
with numbers colTesponding to the tree retention plan on file with the city. Removal of
these trees is prohibited unless the tree is removed to prevent imminent danger or hazard,
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ATTACHMENT B

to persons or property, subject to a clearing and grading permit approved by the City of
Sammamish. Trees removed subject to this provision shall be replaced in compliance

with SMC 21A.35.240."

I l. zl2thAve SE is a classified as a collector arterial. 3.5-ft of dedication shall be

shown on the final plat drawing.

12. SMC 14A.15.020 requires that at the time of final plat that a minimum of 30 % of
the impact fees must be paid prior to recording. However the applicant has the option to
pay more. The applicant shall indicate on the face of the plat if any additional fees are

owned by the lots in the plat. Also the applicant shall indicate that the Lots l-13 are

subject to any rernaining street impact fees.

13. Per SMC 21A.105, 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 l-13.

14. Per Cify of Sammamish Ordinance No. 02002-112, a surface water system

development charge shall be paid at the time of building permit issuance, for each new

residential dwelling unit.

15. Lots l-13 are subject to the park impact fees at the time of building permit
issuance.
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 -1- Plat condtions matrix 

HEARING EXAMINER CONDITIONS OF APPROVAL 
PINE CREEK PRELIMINARY PLAT PLN2006-00057 FINAL PLAT MATRIX 
 
 
 

Condition: Response: 

Conditions of Approval  

1. All construction and upgrading of public and private roads shall be 
done in accordance with the City of Sammamish Interim Public 
Works Standards (PWS).  Compliance may result in reducing the 
number and/or location of lots as shown on the preliminary 
approved plat. 

This condition was satisfied by approval of the engineering plans 
under BLD2007-01098 (Clear and Grade).   

2. All temporary erosion and sediment control (TESC) plans shall be 
in accordance to the King County Surface Water Design Manual 
(KCSWDM 1998) Appendix D for all erosion and sediment control 
standards.  TESC plans should show, as a minimum, clearing 
limits, cover measures, perimeter protection (silt fence), traffic 
area stabilization, sediment retention, surface water control, and 
dust control.  Please note that the City prefers the use of catch 
basins inserts for storm water inlet protection. 

This condition was satisfied by approval of the engineering plans 
under BLD2007-01098 (Clear and Grade).  

3. Current City of Sammamish Standard Plan Notes and Erosion and 
Sediment Control (ESC) Notes shall he shown on the Engineering 
Plans submitted for approval. 

This condition was satisfied by approval of the engineering plans 
under BLD2007-01098 (Clear and Grade.)   

4. 212th Ave SE is a classified as a collector arterial.  3.5-ft of 
dedication and half street frontage improvements consistent with a 
collector arterial is required per PWS.15.110 and consistent with 
PWS Table 1 and PWS Figure 01-03. 

The 3.5-foot right-of-way dedication is depicted on Sheet 4 of the final 
plat map, and dedication language is provided in the DEDICATION on 
Sheet 2.  Final lift of asphalt has been bonded for under BND2011-
00034 ($222,113.60). 

5. Road A shall be improved as a local public road meeting all 
requirements of Interim PWS Table 1, Figure 01-05, and City 
Ordinance 2005-191. 

This condition was satisfied by approval of the engineering plans 
under BLD2007-01098 (Clear and Grade).  Final lift of asphalt has 
been bonded for under BND2011-00034 ($222,113.60). 
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 -2- Plat condtions matrix 

Condition: Response: 

6. 213th Place SE shall be improved as a local public road meeting 
all requirements of Interim PWS Table 1, Figure 01-05, and City 
Ordinance 2005-191.  A variation to the local road standard is 
approved for 213th Place SE to match the existing paved width.  
No parking signs shall be installed on this road prior to final plat.  
Sidewalk and street trees are still required. 

This condition was satisfied by approval of the engineering plans 
under BLD2007-01098 (Clear and Grade).    "No Parking" signs have 
been installed prior to final plat approval. 

7. The final plat shall show a minimum 10-ft wide public access 
easement to the existing wood weir on Pine Lake Creek 
accessible from a publicly owned right of way (Exhibit N). 

A 15-foot-wide easement has been provided as shown on Sheet 4 of 
the final plat map in the southeast corner of Tract B. This easement is 
accessed through the City owned detention facility in Quail Crest 
(Tracts B and C). 

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

This condition was satisfied by approval of the engineering plans and 
Technical Information Report under BLD2007-01098 (Clear and 
Grade).  

9. Prior to final plat approval, all public and private stormwater 
facilities shall be constructed and in full operation.  These facilities 
shall include the stormwater conveyance system, detention, water 
quality, and any required monitoring facilities.  The conveyance 
system shall include all drainage structures, piping, ditching, curb, 
gutter, and road paving with the exception of the final lift of asphalt 
or as conditioned in the approved right-of-way permit. 

This condition has been satisfied prior to final plat approval. The 
system has been inspected and approved by the City’s Public Works 
Construction Inspector. 

10. Per SMC.21A.35.055, 10-ft of Type 1 landscaping is required to 
screen any stormwater facility from the public ROW.  No variation 
from the half street frontage improvement shall be granted in order 
to meet this requirement.  Plat layout and number of lots may have 
to be adjusted to accommodate this requirement during final 
engineering. 

This condition was satisfied by approval of the engineering plans 
under BLD2007-01098 (Clear and Grade).  The landscaping has been 
bonded for under Bond BND2011-00035 ($40,763.11). 

11. Paved driveway apron and minimum 20-ft between back edge of 
sidewalk and bollards are required on the pond maintenance 
access road on 212th Ave SE.  The intent of this requirement is to 
obtain adequate maintenance vehicle clearance from the 
pedestrian sidewalk. 

This condition was satisfied by approval of the engineering plans 
under BLD2007-01098 (Clear and Grade).  Final lift of asphalt and 
other improvements has been bonded for under BND2011-00034 
($222,113.60). 
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 -3- Plat condtions matrix 

Condition: Response: 

12. Prior to final plat approval, 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. 

A new 15-foot-wide public storm drainage easement with conveyance 
system is located between Lots 3 and 4. The plat’s conveyance 
system and Tract A drainage facility were surveyed and staked by 
Barghausen Consulting Engineers, Inc.  It has been inspected and 
approved by the City’s Public Works Construction Inspector. 

13. 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.  The size of the proposed drainage tracts may have to 
increase to accommodate the required detention storage volumes 
and water quality facilities. 

The drainage facility for this project is located within Tract A.  Plat 
Note 3 on Sheet 3 of the final plat map dedicates Tract A to the City of 
Sammamish for ownership and maintenance. 

14. As specified in section 5.1 of the KCSWDM manual, stormwater 
from roof drains shall be infiltrated, dispersed, or connected to the 
storm system with a perforated stub-out connection.  The 
feasibility of the selected option shall be evaluated during final 
engineering.  The resulting requirement shall be included on the 
final plat map to ensure compliance.  No reduction in flow control 
facility is given for perforated stub-outs. 

See Plat Note 25 on Sheet 3 of the final plat map. 

15. All new street construction for the plat shall include illumination per 
Article 5 of the City of Sammamish Interim Public Works 
Standards.  Illumination along any City arterial shall meet the 
current City decorative standard.  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. 

The design portion of this condition was satisfied by the City's approval 
of the illumination plans prepared and submitted by IntoLight.  Street 
lights are provided along S.E. 212th Avenue, which will be maintained 
by the City of Sammamish.  S.E. 25th Street will not contain any street 
lighting; therefore, there are no provisions in the CC&Rs for the 
Homeowners' Association to maintain illumination. The illumination 
has been stubbed and final installation of the fixtures bonded for under 
BND2011-00034. 

16. All new utility installation serving the subdivision within plat or 
along frontage shall be underground. 

 All new utility installation serving the subdivision have been placed be 
underground. 

17. All utilities within proposed rights of way must be included within a 
franchise agreement approved by the City Council prior to Final 
Plat recording. 

All utility purveyors are included within a franchise agreement with the 
City. 

Exhibit 3



 -4- Plat condtions matrix 

Condition: Response: 

18. Street trees shall be provided per City of Sammamish Interim 
PWS.15.520. 

This condition was satisfied by approval of the engineering plans 
under BLD2007-01098 (Clear and Grade under BLD2007-01098 
(Clear and Grade). Final landscaping was bonded for under BND2011-
00035. 

19. Preserving existing significant trees in the future ROW shall be 
reviewed during Final Engineering.  Realignment of sidewalks and 
planter strips will be considered.  The final engineering plans shall 
include identification of any coniferous trees over 8-inch DBH and 
any deciduous trees over 12-inch DBH located in or adjacent to 
the future ROW. 

This condition was satisfied by approval of the engineering plans  
under BLD2007-01098 (Clear and Grade).   

20. The applicant or subsequent owner(s) shall comply with Street 
Impact Fees in accordance to the City of Sammamish Ordinance 
No 2006-208. 

Impact fees of $50,626.07 were paid as of 09/13/2011.(30% of 
$163,393.56). 

21. Public Works and Community Development approval of the 
applicant's final engineering (issued in the form of a clearing and 
grading permit) is required prior to initiation of any onsite 
construction. 

This condition was satisfied by approval of the engineering plans 
under BLD2007-01098 (Clear and Grade).   

 

22. The jurisdictional water and sewer district shall certify the 
adequacy of the fire hydrant(s), water main(s), and fire flow to 
meet current codes prior to final plat approval. 

Sammamish Plateau Water and Sewer District approved the adequacy 
of the water mains and hydrants on August 19, 2011. 

23. The Fire Marshall shall certify the adequacy of the fire turn-around 
and location of fire hydrant(s) to meet current codes prior to Clear 
and Grade Permit issuance. 

This condition was satisfied prior to approval of the engineering plans  
under BLD2007-01098 (Clear and Grade).   

24. Prior to Construction permit issuance the applicant shall pay a fee 
equal to 20% of the applicable street impact fees 

This condition was satisfied prior to issuance of the engineering plans 
under BLD2007-01098 (Clear and Grade).   
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 -5- Plat condtions matrix 

Condition: Response: 

Prior to recording:  

1. Prior to final plat, temporary street name signs and no parking 
signs (if required on final engineering plans) shall be installed.  
Permanent street designation and traffic control signs, including 
poles and hardware, shall be installed following sidewalk 
installation.  These items shall be paid for by the Applicant but 
shall be designed, furnished, and installed by the City to establish 
uniformity unless otherwise indicated by the City.  Additional 
signage not shown on final engineering plans may be required 
based on site conditions as determined by Public Works.  A written 
request must be submitted to the City PW Department when 
signing is needed and the Applicant will be billed upon completion.  
Street designation signs shall display street name or number. 

Street name and "No Parking" signs have been installed and 
inspected by the Public Works Construction Inspector. 

2. The applicant shall obtain the approval of the Fire Marshal 
certifying location of the fire hydrant(s), and from the Sammamish 
Plateau Water and Sewer District the location of the water main(s), 
and fire flow to meet current codes prior to final plat approval. 

Sammamish Plateau Water & Sewer District approved the utility 
installation on August 19, 2011 for the District and the Fire Marshall.  

3. Per SMC 21A.105, fifty percent of the school impact fees for lots 
1-13 (the site has two existing residences), plus an administrative 
fee shall be paid prior to final plat recording. 

50% of the school impact fees of $24,868.00  were paid on 09/13/2011  

4. SMC 14A.15.020 requires prior to recording of the final plat that a 
minimum of 30 % of the street impact fees must be paid prior to 
recording.  However the applicant has the option to pay more.  
The applicant shall indicate on the face of the plat if any additional 
fees are owned by the lots in the plat.  Also the applicant shall 
indicate that the Lots 1-13 are subject to any remaining street 
impact fees. 

30 % of the impact fees of $163,393.56 ($50,626.07) were paid on 
19/13/2011. 
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 -6- Plat condtions matrix 

Condition: Response: 

Conditions to appear on the face of the final plat:  

1. 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 outlet as shown on the approved 
Construction Drawing on file with the City of Sammamish."  This 
plan 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.  For those lots that are 
designated for individual lot infiltration systems, the systems shall 
be designed and constructed as part of the building permit process 
and shall comply with the approved Construction Drawings on file 
with the City of Sammamish. 

See Plat Note 20 on Sheet 3 of the final plat map. 

2. A Homeowners Association shall be created to be responsible for 
maintenance of all common areas.  The covenants and restrictions 
of said homeowners association shall be filed for record at King 
County at the time of final plat recording. 

The Homeowners' Association, as identified in Plat Note 1 on Sheet 3 
of the final plat map, will be incorporated prior to final plat recording.  
See Section 11.0 of the Final Plat Submittal binder for a copy of the 
proposed CC&Rs, which will be recorded concurrently with the final 
plat map.  Section 2.1 on page 4 of the CC&Rs mandates that the 
Homeowners' Association shall be responsible for maintenance of all 
common areas. 

3. Maintenance of landscape strips separating the sidewalk from the 
roadway, planter islands, and/or planted medians shall be the 
responsibility of the Homeowners Association.  If the maintenance 
responsibilities are not addressed in the Homeowners Association 
covenants and restrictions, then the abutting property owner shall 
be responsible for the maintenance.  Under no circumstances 
shall the City bear any maintenance responsibilities for 
landscaping strips, planter islands, or planted medians. 

See Plat Note 24 on Sheet 3 of the final plat map. 

4. The final plat shall show a minimum 10-ft wide public access 
easement to the existing wood weir on Pine Lake Creek 
accessible by publicly owned land. 

A 15-foot-wide easement has been provided as shown on Sheet 4 of 
the final plat map in the southeast corner of Tract B.  The easement is 
accessed through a City owner detention facility in Quail Crest (Tracts 
B and C). 
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 -7- Plat condtions matrix 

Condition: Response: 

5. Direct driveway access to all lots shall be along "Road A" (future 
SE 25th Street).  Language to this effect shall be shown on the 
face of the final plat. 

See Plat Note 13 on Sheet 3 of the final plat map, which prohibits 
access by any lot to 212th Avenue S.E. 

6. The following note shall be shown on the face of the final recorded 
plat, "For all lots containing or adjacent to infiltration or dispersion 
trenches, lots shall be graded such that top of trench is below 
bottom of foundation." 

See Plat Note 25 on Sheet 3 of the final plat map. 

7. The following note shall be shown on the final recorded 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. 

See Plat Note 21 on Sheet 3 of the final plat map. 

8. No lot or portion of a lot shall be subdivided and sold, or resold, or 
its ownership changed or transferred in violation of applicable city, 
county, state, or federal standards, rules, regulations or laws; 

See Plat Note 14 on Sheet 3 of the final plat map. 

9. Maintenance and upkeep of the recreation space contained within 
Tract A shall be the responsibility of the Home Owners 
Association; 

Tract C is the recreation space.  Plat Note 5 on Sheet 3 of the final plat 
map conveys Tract C to the Homeowners' Association for ownership 
and maintenance.  Tract C is included in the definition of Common 
Areas on page 2 of the CC&Rs in Section 11 of the Final Plat 
Submittal binder, and Section 2.1 on page 4 of the CC&Rs mandates 
that the Homeowners' Association shall be responsible for 
maintenance of Tract C. The tract name was changed prior to final plat 
approval. 

10. Trees identified on the tree retention plan of the preliminary plat 
have been retained pursuant to the provisions of SMC 
21A.35.210.  All trees shall be clearly tagged with numbers 
corresponding to the tree retention plan on file with the city.  
Removal of these trees is prohibited unless the tree is removed to 
prevent imminent danger or hazard to persons or property, subject 
to a clearing and grading permit approved by the City of 
Sammamish.  Trees removed subject to this provision shall be 
replaced in compliance with SMC 21A.35.240." 

See Plat Note 23 on Sheet 3 of the final plat map. 
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 -8- Plat condtions matrix 

Condition: Response: 

11. 212th Ave SE is a classified as a collector arterial.  3.5-ft of 
dedication shall be shown on the final plat drawing. 

The 3.5-foot right-of-way dedication is depicted on Sheet 4 of the final 
plat map, and dedication language is provided in the DEDICATION on 
Sheet 2.   

12. SMC 14A.15.020 requires that at the time of final plat that a 
minimum of 30 % of the impact fees must be paid prior to 
recording.  However the applicant has the option to pay more.  
The applicant shall indicate on the face of the plat if any additional 
fees are owned by the lots in the plat.  Also the applicant shall 
indicate that the Lots 1-13 are subject to any remaining street 
impact fees. 

See Plat Note 16 on Sheet 3 of the final plat map. 30 % of the impact 
fees of $163,393.56 ($50,626.07) were paid on 19/13/2011. 

13. Per SMC 21A.105, 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 1-13. 

See Plat Note 18 on Sheet 3 of the final plat map. Impact fees of 
$24,868.00 were paid on 09/13/2011. 

14. Per City of Sammamish Ordinance No. 02002-112, a surface 
water system development charge shall be paid at the time of 
building permit issuance, for each new residential dwelling unit. 

See Plat Note 19 on Sheet 3 of the final plat map.  

15. Lots 1-13 are subject to the park impact fees at the time of 
building permit issuance. 

See Plat Note 17 on Sheet 3 of the final plat map. 

 

Exhibit 3



Exhibit 4



Exhibit 4



Exhibit 4



Exhibit 4



Exhibit 4



 



21
2T

H A
VE

 SE

SE 24TH ST

SE 27TH ST

SE 28TH ST

21
5T

H A
VE

 SE

SE 26TH ST

21
4T

H A
VE

 SE

21
2T

H 
PL

 SE

SE 27TH ST

8

Pine Creek Vicinity Map 
Exhibit 5



 



 

H:\City Council Minutes\2011\0913ss.doc 1

 
STUDY SESSION NOTES 

Study Session 
September 13, 2011 

 
Councilmember Nancy Whitten opened the study session of the Sammamish City Council at 6:30 p.m. 
 
Open Study Session                6:30 pm 
 
Public Comment 
This  is an opportunity  for the public to address the Council. Three‐minutes  limit per person or 5 minutes  if 
representing the official position of a recognized community organization. 
 
No public comment 
 
Topics 

 Quarterly Report for the Administrative Services Department 
o Administrative Services 
o City Clerk 
o Police Department 
o Fire Department 

 
Administrative Services Director Mike Sauerwein gave the staff report and presentation 
(presentation available on the city’s website at www.ci.sammamish.wa.us) 

 
 Discussion Stormwater Management Plan Annual Report 

Senior Stormwater Program Engineer Eric LaFrance gave the staff report and 
presentation (presentation available on the city’s website at www.ci.sammamish.wa.us). 

 
 Review Non‐Motorized Transportation Program 

Public Works Director Laura Philpot gave the staff report and presentation (presentation 
available on the city’s website at www.ci.sammamish.wa.us)  

 
Adjournment                  7:45 pm 
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COUNCIL MINUTES 
Regular Meeting 

September 19, 2011 
 
Mayor Don Gerend called the regular meeting of the Sammamish City Council to order at 6:30 pm. 
 
Councilmembers present:  Mayor Don Gerend, Deputy Mayor Tom Odell, Councilmembers Mark Cross 
(arrived 7:00 pm), John Curley, John James, Michele Petitti and Nancy Whitten. 
 
Staff present:  City Manager Ben Yazici, Public Works Director Laura Philpot, Assistant City 
Manager/Community Development Director Kamuron Gurol, Parks & Recreation Director Jessi 
Richardson, Administrative Services Director Mike Sauerwein, City Attorney Kari Sand, and City Clerk 
Melonie Anderson. 
 
Roll Call/Pledge of Allegiance 
 
Roll was called. Councilmember James led the pledge. 
 
Approval of Agenda 
 
MOTION: Councilmember James moved to approve the agenda. Councilmember Petitti seconded. 
Motion carried unanimously 6-0. 
 

Student Liaison Reports 

 Eastlake High School Student Liaison (Felipe Concha): 
The school is preparing for the integration of a new freshman class for next year. The 
football team has won three games in a row. 

 Skyline High School Student Liaisons (Kylie Gacek/Eric Thies): 
Kylie reported that school is going well, although the football team is not doing well. The 
students are preparing for the Homecoming Parade in October. The students will be 
raising money for the Susan G. Koman fund during the football game against Redmond 
High School. 

 
Presentations/Proclamations 

 Presentation: Community Heroes 
  Greg Barton 
  Hal Goren 
Mayor Don Gerend, Deputy Mayor Tom Odell, Fire Chief Lee Soptich, and EF & R Board 
President Ron Pedee presented the award to Mr. Barton and Mr. Goren. They were being 
honored for rescuing their neighbor from a very serious house fire. 
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 Proclamation: Eastside Mayors’ Month of Concern for the Hungry Food Drive 
Mayor Gerend read the proclamation and encouraged everyone to “Give What They Can” to the food 
drive. Mary Trask, of the ARAS Foundation explained that volunteers will be at the Safeway, Pine Lake 
QFC and Klahanie QFC to collect food donations. The drive will continue through October 22. There are 
drop-off sites at all the Fire Stations in Sammamish, City Hall, Plateau Chiropractic, both Mailpost 
locations and the TLC Academy. For more information go to http://www.eastsideforum.org/fooddrive/ 
 
Public Comment 
 
Samuel Rodabough, 1905 216th Avenue SE, He explained that code cities, like Sammamish, have the 
ability to adopt the powers of initiative and referendum for their residents. If the Council adopted these 
powers, citizen could present initiatives to the city proposing certain legislation they feel is important 
was well as allowing voters to repeal legislation that they don’t like. He asked the Council to consider 

adopting these powers (handed out written comments which are available upon request of the City Clerk). He 
feels that the power of initiative and referendum would protect the voters if the Council were 
to enact legislation they don’t approve of. 
 
Sherri Valderrama, NE 18th Place speaking on behalf of her husband Ramiro Valderrama, She 
also requested the Council adopt the powers of initiative and referendum. 
 
Del Tingwall, 4134 205 Avenue SE, He supported the previous speakers’ request. He wondered 
if this was  just an oversight on the part of the Council.  
 
Woody Hertzog, 4115 205th Avenue SE, (He was representing the Issaquah Tea Party) They are 
here to support the previous request. Their organization is in complete support of adopting the 
powers of initiative and referendum.  
 
Frank Blau, 24742 SE 28th Place, He supports this proposal but he cautioned Council to adopt 
some safeguards regarding the writing and signature collection for initiatives and referendums. 
He feels these safeguards are necessary to protect against special interests groups taking 
advantage of the powers. 
 
Brad Smith, 2110 236th Avenue NE, He spoke regarding the keeping of roosters in the City of 
Sammamish. His neighbor has a rooster that begins crowing at 5:00 am and continues 
throughout the morning. Because there are no prohibitions or regulations for keeping roosters, 
there is nothing they can do. They have tried to work out this issue with the neighbor but they 
have been unsuccessful. He requested the city institute a ban against the keeping of roosters.  
 
CJ Kahler, 21911 SE 20th Street, He was reporting back to the Council on the actions of 
Sammamish Cares (www.Sammamishrotary.org) for the last eight months. They have received 
a $4,600 grant. With this grant money and the help of volunteers, they have helped four clients 
so far. He suggested the city consider a reduced cost for permitting of projects for those who 
are in financial need.  
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Jesse Bornfreund, 21530 NE 29th Street, He encouraged Council to adopt the powers of initiative and 
referendum. 
 
Jim Wasnick, He agreed with the previous speakers regarding the adoption of the powers of initiatives 
and referendums. 
 
Mayor Gerend said the City Manager will schedule the initiative and referendum process at an upcoming 
study session. 
 
Consent Calendar 

1. Approval: Claims for period ending September 19, 2011 in the amount of $1,877,538.06 
for Check No.30169 through No. 30298 

2. Memorandum of Understanding 2011: Pavement Management Program/North East 
Sammamish Sewer and Water District 

3. Bid Award: Recreation Center Secondary Access Project/Tiger Construction 
4. Approval: Minutes for the September 6, 2011 Regular Meeting 

 
MOTION: Councilmember James moved to approve consent calendar. Deputy Mayor Odell seconded. 
Motion carried unanimously 6-0.  
 
Unfinished Business 
 
New Business 
 

Contract: Plan Review Services/Beck Consulting 

Contract: Temporary Inspection Services/Prothman 
 
Assistant City Manager/Community Development Director Kamuron Gurol gave the staff report. Staff is 
recommending approval of these two contracts as they help to provide better customer service to 
developers and builders. Demand for plan review and inspection services has been much higher than 
anticipated.  
 
MOTION: Councilmember Curley moved to approve the contract for Plan Review Services with Beck 
Consulting in an amount not to exceed $80,000. Councilmember Whitten seconded. Motion carried 
unanimously 7-0.  
 
MOTION: Councilmember Petitti moved to approve a contract temporary building inspection services 
with Prothman in an amount not to exceed $65,000. Deputy Mayor Odell seconded. Motion carried 
unanimously 7-0.  
 
Council Reports 
 
Councilmember James reported that the Economic Development Committee meets quarterly. They have 
been working on reaching out to landowners, potential tenants and developers for the Town Center. 
The Committee is in “listening” mode currently. 
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Councilmember Curley reported that he would like to begin conversations about increasing tree 
retention requirements in developments. Council expressed consensus that this issue be pursued 
further. 
 
Councilmember Whitten feels that there should be additional traffic mitigation on the west side of 32nd 
Street where the barricade was removed. 
 
Councilmember Cross is attending the Growth Management Planning Council where they will be 
considering amendments to the county wide planning policies. This will involve the issue of schools near 
or outside the urban growth boundary and the requirement to hook up to sewer lines. 
 
Mayor Gerend said Councilmembers should start to consider if they want to be on a regional committee.  
 
City Manager Report  
 
City Manager Ben Yazici reported that he and Councilmember Cross will be meeting with the 
superintendent of one of the local school districts to discuss the issue of schools hooking up to water 
and sewer.  
 
Meeting adjourned at 7:51 pm 
 
__________________________________ _______________________________ 
    Melonie Anderson, City Clerk      Donald J. Gerend, Mayor 
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