
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 
 
May 17, 2010 6:30 pm – 9:30 pm             
           
 
Call to Order 
 
 
 
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. 
 
 
Topics 
 
 Amendments to Sammamish Municipal Code (SMC) Title 19 (15 minutes) 

 
 Town Center Development Regulations 

• 21B.35  (15 minutes) 
• 21B.45  (30 minutes)  
• 21B.95 (40 minutes) 
• 21B.75 (40 mimutes) 

 
 Planning Commission Recommendations for Public Communications  

(15 minutes) 
 
 
Council Reports 
 
 
City Manager Report 
 
 
Adjournment 
 

City Council, Study Session City Council Study Session 
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Title 19 
LAND DIVISION 

 
Chapters: 
19.01 Purpose 
19.04 Definitions 
19.08 Administration 
19.12 Subdivisions and Short Subdivision 
19.16 Final Plat and Final Short Plat Maps for Preliminarily Approved Subdivisions and 
Short Subdivisions 
19.20 Binding Site Plans 
19.24 Boundary Line Adjustments 
 
 
 

Chapter 19.01 
PURPOSE 

 
19.01.010 Purpose. The purpose of this title is to: 
A. Establish the authority and procedures for dividing land in the City of Sammamish. 
B. Define and regulate divisions of land that are exempt from the short subdivision or subdivision 
requirements. 
C. Insure consistency with and implement the City of Sammamish Comprehensive Plan as amended in 
accordance with the Washington State Growth Management Act, RCW 36.70A.120. 
D. Insure uniform monumenting of land subdivisions and conveyance by accurate legal 
description. 
E. Protect and preserve the public health, safety and general welfare in accordance with the 
standards established by City of Sammamish and the State of Washington. 
F. Insure consistency with Chapter 58.17 RCW.  
 

Chapter 19.04 
DEFINITIONS 

Sections: 
19.04.010 Acre 
19.04.020 Alteration 
19.04.030 Applicant 
19.04.040 Binding site plan 
19.04.050 Building envelope 
19.04.060 Building site 
19.04.070 Civil engineer 
19.04.075 City Engineer 
19.04.080 Condominium 
19.04.090 Dedication 
19.04.100 Department 
19.04.110 Development review engineer 
19.04.120 Director 
19.04.130 Easement 
19.04.140 Engineered preliminary drainage plan 
19.04.150 Financial Guarantee 
19.04.170 Homeowners’ Association (HOA) 
19.04.180 Improvements 
19.04.190 Innocent Purchaser 
19.04.200 Land surveyor 
19.04.210 Lot area 
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19.04.220 Non-building lot 
19.04.230 Ownership interest 
19.04.250 Plat, final 
19.04.260 Plat, preliminary 
19.04.270 Revisions 
19.04.280 Separate lot 
19.04.290 Short plat, final 
19.04.300 Short plat, preliminary 
19.04.310 Short subdivision 
19.04.320 Street 
19.04.330 Subdivision 
19.04.340 Tract 
19.04.350 Definitions not listed 
 
 
19.04.010 Acre: an area of land equal to forty-three thousand, five hundred sixty (43,560) square feet.  
 
19.04.020 Alteration: the modification of a previously recorded plat, short plat, binding site plan, or any 
portion thereof, that results in modifications to conditions of approval, the addition of new lots or more 
land, or the deletion of existing lots or the removal of plat or lot restrictions or dedications that are shown 
on the recorded plat, except as otherwise allowed by law.  
 
19.04.030 Applicant: a property owner, or a public agency or public or private utility that owns a right-of-
way or other easement or has been adjudicated the right to such easement pursuant to RCW 8.12.090, or 
any person or entity designated or named in writing by the property or easement owner to be the 
applicant, in an application for a development proposal, permit or approval.  
 
19.04.040 Binding site plan: a plan drawn to scale which (a) Identifies and shows the areas and 
locations of all streets, roads, improvements, utilities, open spaces, critical areas, parking areas, 
landscaped areas, surveyed topography, water bodies, drainage features, and building envelopes; (b) 
contains inscriptions or attachments setting forth such appropriate limitations and conditions for the use of 
the land as are established by the Director or Hearing Examiner; and (c) contains provisions requiring any 
development be in conformity with the site plan; processed in accordance with SMC19A.20.010 through 
19A.20.060 and chapter 58.17 RCW.  
 
19.04.050 Building envelope: the area of a lot that delineates the limits of where a building may be 
placed on a lot.  
 
19.04.060 Building site: an area of land, consisting of one or more lots or portions of lots, that is: 
A. Capable of being developed under current federal, state, and local statutes, including zoning and use 
provisions, dimensional standards, minimum lot width, shoreline master program provisions, critical area 
provisions and health and safety provisions; or 
B. Currently legally developed.  
 
19.04.070 Civil engineer: an individual registered and licensed as a professional civil engineer pursuant 
to chapter 18.43 RCW.  
 
19.04.075 City Engineer:  the individual appointed as the City Engineer for the City of Sammamish. 
 
19.04.080 Condominium: real property, portions of which are designated for separate ownership and the 
remainder of which is designated for common ownership solely by the owners of those portions as 
defined in chapters 64.32 and 64.34 RCW. Real property is not a condominium unless the undivided 
interests in the common elements are vested in the unit owners and unless a declaration, survey map 
and plans have been recorded pursuant to chapter 64.32 or 64.34 RCW.  
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19.04.090 Dedication: the deliberate conveyance of land by an owner for any general and public uses, 
reserving no rights other than those that are compatible with the full exercise and enjoyment of the public 
uses for which the property has been conveyed. The intention to dedicate shall be evidenced by the 
owner by the presentment for filing of a final plat, short plat or binding site plan showing the dedication 
thereon or deed. The acceptance by the public shall be evidenced by the approval of such plat, short plat, 
binding site plan or deed for filing.  
 
19.04.100 Department: the City of Sammamish Department of Community Development and/or the 
Department of Public Works as appropriate.  
 
19.04.110 Development review engineer: the Director of the Department of Public Works or his or her 
designee.  
 
19.04.120 Director: the Director of the City of Sammamish Department of Community Development or  
Department of Public Works, as appropriate, or his or her designee.  
 
19.04.130 Easement: a right granted by a property owner to specifically named parties or to the public for 
the use of certain land for specified purposes, that may include, but are not limited to, road access,  
pedestrian or bicycle pathways, minerals, utility easements, drainage and open space. 
 
19.04.140 Engineered preliminary drainage plan: a preliminary plan, consistent with the City’s adopted 
drainage manual, that shows the locations, types and approximate sizes of the proposed drainage and 
conveyance facilities, including any required detention pond, bioswales, wetponds or other water quality 
facilities.  
 
19.04.150 Financial guarantee: a form of financial security posted to ensure timely and proper 
completion of improvements, compliance with the City of Sammamish Code or to warrant materials, 
workmanship of improvements and design. Financial guarantees include assignments of funds, surety 
bonds and other forms of financial security acceptable to the Director.  
 
19.04.170 Homeowners’ Association: any combination or grouping of persons or any association, 
corporation or other entity that represents homeowners residing in a short subdivision, subdivision or 
binding site plan.  
 
19.04.180 Improvements: constructed appurtenances, including but not limited to road and drainage 
construction, utility installation, recreational features, lot grading prior to a building permit, street trees, 
landscaping, critical areas signage, sidewalks, plat monument signs, survey monuments.  
 
19.04.190 Innocent Purchaser: an individual who has purchased real property for value, has not 
received actual notice that the lot has not been legally created as a separate lot, and has not previously 
been granted innocent purchaser status by the City. 
 
19.04.200 Land surveyor: an individual licensed as a land surveyor pursuant to Chapter 18.43 RCW.  
 
19.04.210 Lot area: the total area contained within the boundaries of the lot, excluding submerged land. 
 
19.04.220 Non-building lot: a lot created defined as a non-building lot on the face of the plat or short 
plat, for which improvements for the purpose of human habitation or occupancy are prohibited.  
 
19.04.230 Ownership interest: having property rights as a fee owner, contract purchaser, mortgagee, or 
deed of trust beneficiary or grantor.  
 
19.04.250 Plat, final: the final drawing of the subdivision and dedication prepared for filing with the 
county auditor and containing all elements and requirements set forth in this title and in Chapter 58.17 
RCW and Chapter 332-130 WAC.  
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19.04.260 Plat, preliminary: a true and approximate drawing of a proposed subdivision showing the 
general layout of streets, alleys, lots, tracts, and other elements of a subdivision required by this title and 
Chapter 58.17 RCW. The preliminary plat shall be the basis for the approval or disapproval of the general 
layout of a subdivision.  
 
19.04.270 Revisions: a change prior to recording of a previously approved preliminary plat, preliminary 
short plat or binding site plan that includes, but is not limited to, the addition of new lots, tracts or parcels.  
 
19.04.280 Separate lot:  a physically separate and distinct parcel of property, which has been created 
through one of the following processes: 
A. The lot was created in compliance with the subdivision or short subdivision laws in effect at the time of 
creation of the lot; 
B. The lot has been recognized by the department as a lot pursuant to SMC 19.08.070 (determining and 
maintaining legal lot status), SMC 19.08.080 (removing limitations on non-building lots), SMC 19.08.090 
(lots created in violation of this title); or 
C. The lot is a portion of a lot created through the processes cited in subsection (A) or (B) of this section 
that is separated from the remainder of the lot by one of the following: 
1. A public road right-of-way; or 
2. Shorelines as defined in SMC 25.10.450; or 
3. Another separate lot, or a tract as defined in this title, including railroad or public utility owned rights-of-
way, publicly owned property, or other parcels recognized by the department pursuant to SMC 19.08.040. 
 
19.04.290 Short plat, final: the final drawing of the short subdivision and dedication prepared for filing 
with the county auditor and containing all elements and requirements set forth in this title and in Chapter 
58.17 RCW and Chapter 332-130 WAC.  
 
19.04.300 Short plat, preliminary: a true and approximate drawing of a proposed short subdivision 
showing the general layout of streets, alleys, lots, and other elements of a short subdivision required by 
this title and chapter 58.17 RCW. The preliminary short plat shall be the basis for the approval or 
disapproval of the general layout of a short subdivision. 
 
19.04.310 Short subdivision: a division or redivision of land into nine or fewer lots, tracts, parcels or 
sites for the purpose of sale, lease or transfer of ownership.  
 
19.04.320 Street:  a public or recorded private thoroughfare providing pedestrian and vehicular access 
through neighborhoods and communities and to abutting property.  
 
19.04.330 Subdivision: a division or redivision of land into two or more lots, tracts or parcels for the 
purpose of sale, lease or transfer of ownership, except as provided by the short subdivision of two to nine 
lots.  A subdivision can also be known as a “long subdivision”. 
 
19.04.340 Tract:  land encompassed by a separate property boundary and reserved on the final plat, final 
short plat, or binding site plan for specified uses including, but not limited to, reserve tracts, recreation, 
open space, critical areas, storm water facilities, utility facilities and access. Tracts are not considered lots 
or building sites for purposes of residential dwelling or commercial/institutional construction.  
 
19.04.350 Definitions not listed: For words not defined in this chapter, the definitions of Chapter 21A 
SMC shall control.  For words not defined in either Chapter 19 or 21A SMC, the usual and customary 
meaning shall apply. 
 

http://nt5.scbbs.com/cgi-bin/om_isapi.dll?clientID=261026018&infobase=sammamish.nfo&jump=25.10.450&softpage=PL_frame#JUMPDEST_25.10.450�
http://nt5.scbbs.com/cgi-bin/om_isapi.dll?clientID=261026018&infobase=sammamish.nfo&jump=19.20.010&softpage=PL_frame#JUMPDEST_19.20.010�


Revised 5-10-10 
SAMMAMISH MUNICIPAL CODE - TITLE 19 

5 
 

 
 

Chapter 19.08 
ADMINISTRATION 

Sections: 
19.08.010 Scope of chapter 
19.08.030 Transfer of land or granting of an easement to a public agency. 
19.08.040 Exemptions – subdivision and short subdivision 
19.08.050 Recording map and legal descriptions 
19.08.060 Review for conformity with other codes, plans and policies 
19.08.070 Determining and maintaining legal status of a lot 
19.08.080 Removing limitations on non-building lots 
19.08.090 Lots created in violation of this title 
19.08.100 Public street rights-of-way 
19.08.110 Limitations within future road corridors 
19.08.120 Public trail rights-of-way 
19.08.130 Adequacy of access 
19.08.140 Affidavit of correction 
19.08.150 Vertical and horizontal survey controls 
19.08.160 Financial guarantees 
19.08.170 Application requirements for preliminary plats, preliminary short plats and preliminary 
binding site plans 
19.08.180 Violations and enforcement 
19.08.190 Circumvention of zoning density prohibited 
19.08.200 Rules 
 
19.08.010 Scope of chapter. This chapter contains provisions general to the administration of land 
division. Any division of land is subject to the provisions of this title except as stated herein. 
 
19.08.030 Transfer of land or granting of an easement to a public agency. The transfer of land or 
granting of an easement to a public agency for road and utility purposes shall not be considered a 
division of land.  
 
19.08.040 Exemptions – subdivision and short subdivision. The subdivision and short subdivision 
provisions of this title shall not apply to: 
A. Divisions of lands for cemeteries and other burial plots while used for that purpose. 
B. Divisions of land into lots or tracts each one of which is twenty acres or larger.  
C. Divisions of land into lots or tracts that are one-one hundred twenty-eighth of a section, or five acres or 
larger only for the purpose of allowing fee simple purchase or deeding of such lots or tracts to public 
agencies. 
D. Divisions of land made by testamentary provisions or laws of descent. 
E. Divisions of land into lots or tracts consistent with RCW 58.17.040(7), for which a condominium binding 
site plan has been recorded in accordance with the binding site plan provisions set forth in this title. 
F. An adjustment of boundary lines in accordance with the provisions of this title. 
G. Divisions of land for the purpose of lease when no residential structures other than mobile homes are 
permitted to be placed upon the land and for which a binding site plan for the use of the land as a mobile 
home park has been approved by the Director. 
H. Divisions of land by binding site plan into lots or tracts classified for commercial use consistent with the 
binding site plan provisions of this title. 
I. The parcel is a portion of a lot that is separated from the remainder of the lot by one of the following:  a 
public road right-of-way; shorelines as defined in SMC 25.10.450; or another separate lot, or a tract as 
defined in SMC 19.04.340, including railroad or public utility owned rights-of-way, publicly owned 
property, or other parcels recognized by the department pursuant to this section.  
J. A division meeting the provisions of RCW 58.17.040(8) for the purpose of leasing land for facilities 
providing personal wireless services while used for that purpose.  
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K. A division of land meeting the provisions of RCW 58.17.040(9) into lots or tracts of less than three 
acres that is recorded in accordance with chapter 58.09 RCW and is used or to be used for the purpose 
of establishing a site for construction and operation of consumer-owned or investor-owned electric utility 
facilities.   
 
19.08.050 Recording map and legal descriptions. The final recording map and legal description of a 
plat, short plat, boundary line adjustment or binding site plan shall be prepared by a land surveyor in 
accordance with Chapter 58.09 RCW and Chapter 332-130 WAC, Surveys and Recording, and be 
recorded with the King County Office of Records and Elections as required by this title.  
 
19.08.060 Review for conformity with other codes, plans and policies. Applications for approvals 
pursuant to this title shall be reviewed in accordance with the applicable procedures of any combination of 
this title and SMC Title 20. Consideration shall be given to the recommendations or comments of those 
agencies having pertinent expertise or jurisdiction.  A preliminary subdivision, short subdivision or binding 
site plan may be approved, approved with conditions or denied based on findings in accordance with the 
following adopted city, special district and state rules, regulations, plans and policies including, but not 
limited to: 
A. Chapter 43.21C RCW (SEPA) 
B. Chapter 58.17 RCW (Subdivisions), including sidewalks and other planning features that assure safe walking 
conditions for students who walk to and from school. 
C. Chapters 36.70A and 36.70B RCW (Growth Management and Project Review) 
D. SMC Titles 14 and 14A (Public Works and Transportation, Public Facilities) 
E. SMC Title 15 (Environment) 
F. SMC Title 16 (Buildings and Construction) 
G. SMC Title 20 (Administrative Procedures/Environmental Policy) 
H. SMC Title 21A (Development Code) 
I.  SMC Title 21B (Town Center) 
J. SMC Title 23 (Code Enforcement) 
K. Applicable shoreline master program, including SMC Title 25 
L. City of Sammamish Public Works Standards 
M. Administrative rules adopted pursuant to SMC Chapter 2.55 
N. King County Board of Public Health rules and regulations 
O. Applicable water/sewer district requirements 
P. City of Sammamish Comprehensive Plan 
Q. City of Sammamish Stormwater Comprehensive Plan 
R. SMC Title 27A (Financial Guarantees) 
S. This title. 
 
19.08.070 Determining and maintaining legal lot status 
A. A property owner may request that the department determine whether a lot was legally created. The 
property owner shall demonstrate to the satisfaction of the department that, a lot was created, in 
compliance with applicable state and local land use statutes or codes in effect at the time the lot was 
created. 
B. In requesting a determination, the property owner shall submit evidence, deemed acceptable to the 
department, such as: 
1. Recorded subdivisions, or division of land into four lots or less; 
2. King County or City of Sammamish documents indicating approval of a short subdivision; 
3. Recorded deeds or contracts describing the lot or lots either individually or as part of a conjunctive 
legal description (e.g. Lot 1 and Lot 2); or 
4. Historic tax records or other similar evidence, describing the lot as an individual parcel. The department 
shall give weight to the existence of historic tax records or tax parcels in making its determination. 
C. Once the department has determined that the lot was legally created, the department shall continue to 
acknowledge the lot as such, unless the property owner reaggregates or merges the lot with another lot 
or lots in order to: 
1. Create a parcel of land that would qualify as a building site, or 
2. Implement a deed restriction or condition, a covenant or court decision. 
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D. The department’s determination shall not be construed as a guarantee that the lot constitutes a 
building site as defined in SMC 19.04.060. 
 
19.08.080 Removing limitations on non-building lots.  Limitations placed on a non-building lot may be 
removed and the lot recognized by the City of Sammamish as a building lot by approval of a subdivision, 
short subdivision, binding site plan or alteration of a plat, short plat or binding site plan.  
 
19.08.090 Lots created in violation of this title. 
A. All contiguous lots created in violation of this title and that are under the same ownership at the time of 
application for innocent purchaser status shall be recognized only as a single lot. 
B. A lot that has been determined to meet the requirements for innocent purchaser status by the City, 
including filing of a notarized affidavit of innocent purchase with the department on forms satisfactory to 
the Director, shall be treated as follows for purposes of determining zoning compliance and for 
establishing eligibility for building permits and future subdivisions: 
1. A lot recognized pursuant to this innocent purchaser provision will be treated the same as a legally 
subdivided lot if the parcel meets current zoning requirements for access, lot area and lot width; 
2. Innocent purchaser lots that do not meet current zoning requirements, but that did meet zoning 
requirements in effect at the time that they were created, will be treated the same as legally created 
substandard lots as provided in the City’s development code; 
3. Innocent purchaser lots that do not meet current zoning requirements and that did not meet the zoning 
requirements in effect at the time of their creation will be treated the same as legally created lots for 
purpose of conveyance, but will not be eligible for building permits; and 
4. A determination by the department of innocent purchaser status of a lot shall not relieve a property 
owner or applicant from compliance with all other codes, requirements and restrictions applicable to the 
lot. 
 
19.08.100 Public street rights-of-way. The City Engineer shall have the authority to make 
determinations under this section whether dedication or deeding of right-of-way is required.  Right-of-way 
widths shall comply with current Public Works Standards.  Dedication or deeding to the city of right-of-way 
or a portion thereof for public streets shall be required within or along the boundaries of all binding site 
plans, subdivisions and short subdivisions or of any lot or lots within them, under the following 
circumstances, where facts support that such dedication is reasonably necessary as a result of the impact 
created by the proposed development: 
A. Where the current six-year Transportation Improvement Program (TIP), or projects identified in the 
City’s adopted comprehensive plan transportation element will require a new right-of-way or portion 
thereof for street purposes; or 
B. Where necessary to extend or to complete the existing or future neighborhood street pattern, including 
connection to existing adjacent right-of-way stubs; or 
C. Where necessary to provide additional or new right-of-way to existing city right-of-way network; or 
D. Where necessary to comply with the city’s current Public Works Standards; or 
E. Where necessary to provide a public transportation system that supports future development of 
abutting property consistent with the City of Sammamish Comprehensive Plan or Title 21A SMC, provided 
that the right-of-way shall: 
1. Provide for vehicular and pedestrian circulation within and between neighborhoods; or 
2. Provide local traffic alternatives to the use of arterial streets. 
 
19.08.110 Limitations within future road corridors. In order to allow for the development of future road 
corridors that would complete the public circulation system or that would provide a sole source of access 
for an abutting property, the City may limit improvements within specific areas of a proposed binding site 
plan, subdivision or short subdivision. These limitations may preclude the construction of buildings, 
driveways, drainage facilities or other improvements within the specified areas. 
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19.08.120 Public trail rights-of-way.  In conformance with SMC 21A.30.200 (Trail corridors-
Applicability), a dedication, deeding or easement to the City for public trail purposes shall be required 
where a binding site plan, subdivision, or short subdivision or portion thereof is located on properties that 
include trail corridors shown within an adopted City parks or trails plan.  The trail corridor dedication, 
deeding, or easement shall be in an appropriate location and of sufficient width and dimension to meet 
the requirements of SMC 21A.30.210 (Trail corridors-Development standards) and the Trails, Bikeways 
and Paths Plan.  
 
19.08.130 Adequacy of access. 
Each lot within the subdivision, short subdivision, or binding site plan shall have acceptable access 
conforming to the current Public Works Standards. In order to assure safe and adequate access, the City 
Engineer: 
1. May limit direct access to certain streets and require on-site public streets in lieu of private streets, 
individual driveways or access panhandles, in accordance with the City street standards as set forth in 
the current Public Works Standards; 
2. May require off-site improvements to public or private streets as necessary to provide access from the 
subdivision, short subdivision or binding site plan to a road acceptable to the City engineer; 
3. May require off-site mitigation of identified significant impacts to neighborhood streets; and 
4. May assure that the number of lots, units or commercial space to be served by the street system 
complies with the street standards as set forth in the current Public Works Standards. 
 
19.08.140 Affidavit of correction. 
A. Any map page or document recorded with the records and elections division, or its successor agency, 
under the provisions of this title that contains an error in fact or omission may be amended by an affidavit 
of correction. The following types of errors may be corrected by affidavit: 
1. Any courses, distances or elevations omitted from the recorded document; 
2. An error in any courses, distances or elevations shown on the recorded document; 
3. An error in the description of the real property shown on the recorded document; 
4. An error in the field location of any shown easement; or 
5. Any other error or omission where the error or omission is ascertainable from the data shown on the 
recorded document. 
B. Nothing in this section shall be construed to permit changes in courses, distances or elevations for the 
purpose of redesigning lot or tract configurations. 
C. The affidavit of correction shall contain the seal and signature of the land surveyor making the 
correction. 
D. The affidavit of correction shall set forth in detail the corrections made and show the names of the 
present fee owners of the property materially affected by the correction. The notarized signatures of the 
owners shall be required, if deemed necessary by the department. 
E. The affidavit of correction form, as provided by the department, shall be submitted to the department 
for review and approval. After department approval, the affidavit shall be recorded with the King County 
Records and Elections Division, or its successor agency.  
 
19.08.150 Vertical and horizontal survey controls. 
A. Vertical requirements. The vertical datum on all engineering plans, plats, binding site plans and short 
plats shall be the North American Vertical Datum of 1988 (NAVD 88) and shall be tied to at least one King 
County Survey Control Network benchmark. The benchmark will be shown on the plans.  
B. Horizontal requirements. The horizontal component of all plats, binding site plans and short plats shall 
have the North American Datum of 1983/91 (NAD 83/91) as its coordinate base and basis for bearings. 
All horizontal control for these projects shall be referenced to a minimum of two King County Survey 
horizontal control monuments.  The basis of bearing shall be shown on the plans. 
 
19.08.160 Financial guarantees.  
Notwithstanding any other provision of this title, the Director is authorized to require all applicants issued 
permits or approvals under the provisions of this title to post financial guarantees consistent with the 
provisions of SMC Title 27A. 
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19.08.170 Application requirements for preliminary plats, preliminary short plats and preliminary 
binding site plans.  The application requirements shall be set forth in an official application packet 
approved by the Director, and shall identify all items necessary for a complete application. The 
determination that an application is complete shall not preclude the department from requesting additional 
information in order to determine compliance with applicable standards and regulations.  
 
19.08.180 Violations and enforcement.  Any person or entity who violates any provision of this title 
shall, in addition to any remedies and sanctions provided for under state law, be subject to the 
enforcement provisions of SMC Title 23.  
 
19.08.190 Circumvention of zoning density prohibited. A legal lot, which has been created through a 
legally recognized process and is of sufficient land area to be subdivided at the density applicable to the 
lot, may be further subdivided.  However, such further division of the lot shall not be permitted if the total 
number of lots contained within the external boundaries of the original short subdivision, subdivision or 
binding site plan exceeds the density allowed under current zoning.  
 
19.08.200 Rules. The Director is authorized to adopt rules to implement the provisions of this title 
pursuant to SMC Chapter 2.55.  
 
 
 

Chapter 19.12 
SUBDIVISIONS AND SHORT SUBDIVISIONS 

Sections: 
19.12.010 Purpose 
19.12.020 Preliminary approval of short subdivisions and subdivisions-filing of final plat or short plat 
19.12.030 Limitations for short subdivisions 
19.12.040 Revisions of preliminary short subdivisions and subdivisions 
 
19.12.010 Purpose.  The purpose of this chapter is to specify requirements for the division of land 
through short subdivisions and subdivisions, in accordance with applicable Washington State and City of 
Sammamish laws, rules and regulations, including permit processing procedures required by SMC Title 
20.  
 
19.12.020 Preliminary approval of short subdivisions and subdivisions-Filing of final plat or final 
short plat. 
A. Preliminary short subdivision approval shall be effective for a period of 60 months.  Preliminary 
subdivision approval shall be effective for a period of 84 months.  For any plats receiving preliminary 
approval between January 1, 2004 and January 1, 2010, the preliminary approval shall be valid for 84 
months.  If any condition is not satisfied and the final plat or short plat is not recorded within the approval 
period the subdivision or short subdivision shall be null and void.  If all conditions have been satisfied and 
all required documents have been submitted within the approval period, the department may grant a 
single extension of up to 90 days to obtain additional information or for the processing and recording of 
the final documents.     
B. Preliminary subdivision or short subdivision approval shall be considered the basis upon which the 
applicant may proceed toward development of the short subdivision or subdivision and preparation of the 
final short plat or plat subject to all the conditions of the preliminary approval. 
C. If the final plat is being developed in divisions, and final plats for all of the divisions have not been 
recorded within the time limits provided in this section, preliminary subdivision approval for all unrecorded 
divisions shall become void. The preliminary subdivision for any unrecorded divisions must again be 
submitted to the department with a new application, subject to the fees and regulations applicable at the 
time of submittal. 
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19.12.030 Limitations for short subdivisions. 
A. A maximum of nine lots may be created by a single application. 
B. An application for further division may not be submitted within five years after recording, except 
through the filing of a subdivision application or unless the short plat contains fewer than nine lots, in 
which case an alteration application may be submitted to create a cumulative total of up to nine lots within 
the original short plat boundary. 
C. A maximum of nine lots may be created from two or more contiguous parcels with any common 
ownership interest.  
 
19.12.040 Revisions of preliminary short subdivisions and subdivisions.  
Applications to revise short subdivisions or subdivisions that have received preliminary approval shall 
comply with the following: 
A. Revisions that result in any substantial changes, as determined by the Department, shall be treated as 
a new application for purposes of vesting. Short subdivisions shall be reviewed as a Type 2 land use 
decision and subdivisions as a Type 3 land use decision pursuant to SMC 20.05.020. For the purpose of 
this section, substantial change includes the creation of additional lots, the elimination of open space, 
substantial change in access, or changes to conditions of approval on an approved preliminary short 
subdivision or subdivision. 
B. Approval of the following modifications by the department shall not be considered revisions: 
1. Engineering design, unless the proposed design alters or eliminates features required as a condition of 
preliminary short subdivision approval. 
2. Changes in lot or tract dimensions that are consistent with SMC Title 21A. 
3. A decrease in the number of lots to be created so long as the decrease allows for future compliance 
with the minimum density provisions of SMC Title 21A, if applicable.  
C. The department shall have the authority to administratively review and approve modifications 
described in B above through review procedures established by the department.  
 
 
 

Chapter 19.16 
FINAL PLAT AND FINAL SHORT PLAT MAPS FOR 

PRELIMINARILY APPROVED SUBDIVISIONS AND SHORT SUBDIVISIONS 
Sections: 
19.16.010 Purpose 
19.16.020 Phased development 
19.16.030 Final plat and final short plat engineering plan review requirements 
19.16.040 Minimum subdivision and short subdivision improvements 
19.16.045 Final plat and final short plat review procedures 
19.16.050 Contents of final plat and final short plat 
19.16.060 Final forms 
19.16.070 Alterations of final plats 
19.16.080 Alterations of final short plats 
19.16.090 Vacations of a final plat or final short plat 
 
19.16.010 Purpose.  The purpose of this chapter is to specify provisions that must be satisfied prior to 
the final approval and recording of final plat and final short plat maps, for preliminarily approved 
subdivisions and short subdivisions. 
 
19.16.020 Phased development.  Portions of an approved preliminary subdivision may be processed 
separately by the department for the purpose of recording in phases. All phases shall be approved within 
the prescribed time limits for the preliminary subdivision, and all conditions of approval for each particular 
phase must be met.  The department may require certain features, including but not limited to storm water 
facilities, open space or access, be included in the first phase or in subsequent phases as necessary to 
assure compliance with applicable standards and regulations.   
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19.16.030 Construction plan review requirements. 
A. Construction plans for streets, drainage controls and other proposed or conditioned improvements 
shall be prepared, submitted and reviewed for approval prior to the issuance of a site development 
permit. No on-site clearing or construction activities shall occur prior to issuance of a site development 
permit.   
B. Construction plans shall conform to the requirements of the department as set forth in the adopted 
Surface Water Design Manual and current Public Works Standards.  Plans and technical information 
reports shall be submitted to the City and prepared consistent with the requirements of the Sammamish 
Municipal Code, City of Sammamish current Public Works Standards, adopted Surface Water Design 
Manual, and conditions of preliminary approval. Each plan set or document shall be stamped, signed and 
dated by a civil engineer licensed in the State of Washington. 
C. Approval of the engineering details of the proposed sanitary sewer and water systems and other 
proposed public facilities by the applicable water/sewer district will be required prior to the approval of the 
construction plans.  Approval of the King County department of public health will be required when 
applicable.  
D. Prior to approval of construction plans, and issuance of a site development permit, the applicant shall 
post a site restoration guarantee consistent with the provisions of SMC Title 27A, and shall pay any 
mitigation and/or impact fee amounts due, and all applicable fees due as set forth in the City fee 
resolution.  
 
19.16.040 Minimum subdivision and short subdivision improvements. 
A. Prior to final recording of a plat or short plat, the following minimum improvements shall be constructed 
consistent with the approved plans, and shall be approved by the City, or in the case of water and sewer 
facilities, by the applicable district, unless otherwise approved by the City Engineer. 
1. Public drainage facilities and erosion control measures consistent with the adopted surface water 
design manual; 
2. Water mains and hydrant(s) installed and fire flow available, if required by water and sewer district; 
3. Sewer mains installed if served by public sewer; 
4. Streets graded and paved, with the exception of the final lift of asphalt, to all lots within the subdivision 
or short subdivision and capable of providing access by passenger vehicle; 
5. Specific site improvements required by the preliminary plat approval or preliminary short plat approval 
decision, if the decision requires completion prior to plat recording; 
6. Delineation and required signage and fencing of critical areas; 
7. Temporary control monuments set by a land surveyor, located in conformance with this title, and in 
place at final inspection. Permanent monuments and control points shall be set and verified by a land 
surveyor within ninety days of the final lift of asphalt; and 
8. Improvements without which the Director determines a safety hazard would exist. 
B. The City shall have right of entry onto any lot, tract, easement or parcel that is part of the final plat or 
short plat to ensure compliance with the minimum improvements required in subsection A of this section.  
 
19.16.045 Final plat and final short plat review procedures. 
A. Upon substantial completion of the site improvements required by SMC 19.16.040, a final plat or final 
short plat shall be surveyed by a land surveyor and submitted to the department for review and approval. 
Substantial completion of site improvements, for purposes of final plat or final short plat submittal, shall 
mean street and lot rough grading has been completed and water, sewer, stormwater, and natural gas 
utilities have been installed. 
B. All final plats and final short plats shall demonstrate conformance to the conditions of preliminary 
approval in a compliance matrix, as well as Chapter 58.17 RCW and Chapter 332-130 WAC. 
C. Plat certificates or owner’s duplicate certificates for land registered pursuant to Chapter 65.12 RCW 
shall be provided to the department prior to recording. Supplemental plat certificates shall be provided to 
the department if the final plat or final short plat is not recorded within thirty days of the original certificate 
or supplemental certificate date. 
D. All applicable processing fees specified by City fee resolution, applicable mitigation and impact fee 
amounts, and any civil penalty assessed pursuant to SMC Title 23 against a site being reviewed under 
this section shall be paid, and all required financial guarantees posted prior to recording. 
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E. Prior to recording, all required site improvements shall be complete and approved by the city.  
Applicable performance bonds and written final approval from the applicable water/sewer district and 
health department shall be obtained, if required. 
F. A copy of protective deed covenants shall accompany the final plat or short plat, if applicable.  
G. Upon approval by the department, the City Council shall consider the final plat at a public meeting to 
confirm the conformance of the final plat to the conditions of preliminary approval imposed by the hearing 
examiner.  Upon approval, the final plat or short plat shall be recorded with the county records and 
elections division. 
 
19.16.050 Contents of final plat and final short plat. The final plat or short plat shall be in a form 
prescribed by the department and shall include all information as described in an official application 
packet approved by the Director. 
 
19.16.060 Final forms. 
A. A final plat or final short plat shall be prepared on forms eighteen inches by twenty-four inches in 
size, allowing for a two-inch border on one of the eighteen-inch sides, to allow for binding, and one-half-
inch borders on the other three sides. The two-inch border will typically be on the top or left side 
depending on the configuration of the drawing. 
B. Forms shall be printed with materials acceptable for filing as specified in WAC 332-130-050 and be 
formatted consistent with forms provided by the department.  
 
19.16.070 Alterations of final plats. 
A. Alterations shall be processed in accordance with RCW 58.17.215 through 58.17.218 and shall comply 
with regulations in effect at the time the alteration application was submitted. Alteration applications and 
recording documents shall contain the signatures of the majority of those persons having an ownership 
interest in lots, tracts, parcels or divisions in the subject subdivision to be altered or any portion to be 
altered. 
B. If the subdivision is subject to restrictive covenants that were filed at the time of the approval of the 
subdivision, and the application for alteration would result in the violation of a covenant, the application 
shall contain an agreement signed by all parties subject to the covenants providing that the parties agree 
to terminate or alter the relevant covenants to accomplish the purpose of the alteration of the subdivision 
or portion thereof. 
C. An application shall be processed as a Type 3 permit pursuant to SMC Chapter 20.05.020, except that 
a public hearing is not required unless requested by a person receiving notice within fourteen days of 
receipt of the notice. The application may be approved if the proposed alteration is consistent with the 
required findings of SMC 20.10.200 and SMC 20.10.220. 
D. After approval of an alteration, the applicant shall produce a revised drawing of the approved alteration 
of the final plat, to be processed in the same manner as set forth for final plats in this title.  
 
19.16.080 Alterations of final short plats.  
Alteration of a final short plat may be approved by the department when consistent with the following 
requirements: 
A. Alterations shall be accomplished by following the same procedure and satisfying the same laws, rules 
and conditions as required for a new short plat application, as set forth in this chapter. 
B. Alteration applications and recording documents shall contain the signatures of the majority of those 
persons having an ownership interest in lots, tracts, parcels or divisions in the subject short plat to be 
altered or any portion to be altered. 
C. If the short subdivision is subject to restrictive covenants that were filed at the time of the approval of 
the short subdivision, and the application for alteration would result in the violation of a covenant, the 
application shall contain an agreement signed by all parties subject to the covenants providing that the 
parties agree to terminate or alter the relevant covenants to accomplish the purpose of the alteration of 
the short subdivision or portion thereof. 
D. An application shall be processed as a Type 2 permit pursuant to SMC Chapter 20.05.020. 
E. An alteration may be allowed to remove non-building lot status on short subdivisions provided that no 
public dedications are required and original conditions of approval do not prohibit conversion of a non-
building lot to a building lot. Approval of such alteration requires completion of the original conditions of 
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approval, and the application of new conditions for the lot, consistent with current standards, preparation 
of a new map page prepared by a land surveyor for recording and payment of all fees required for such 
review. 
 
19.16.090 Vacations of a final plat or final short plat. 
A. Plat and short plat vacations shall be processed as follows and in accordance with the provisions 
of RCW 58.17.212. 
B. All plat and short plat vacation applications shall be referred to the hearing examiner for public hearing 
and consideration pursuant to SMC 20.10.240. Following the public hearing the hearing examiner shall 
determine if the proposed vacation is consistent with the required findings of SMC 20.10.210. If the 
proposal is found to serve such purposes, the hearing examiner may recommend that the City Council 
approve the application. 
C. Applications for vacations of City roads may be processed pursuant to this chapter only when such 
road vacations are proposed in conjunction with the vacation of the plat. Vacations limited to City roads 
shall be processed in accordance with Chapter 36.87 RCW and the current Public Works Standards. 
 
 

Chapter 19.20 
BINDING SITE PLANS 

Sections: 
19.20.010 Purpose 
19.20.020 Applicability 
19.20.030 Requirements and limitations 
19.20.040 Alterations 
19.20.050 Vacations 
19.20.060 Recording 
 
19.20.010 Purpose 
The purposes of this chapter are: 
A. To provide an alternative method for division of land for commercial zoned property or condominiums; 
B. To allow the Director to modify interior lot-based or lot line requirements contained within the zoning, 
building, fire and other similar codes adopted by the City and allow use of the entire site for the purpose 
of satisfying these requirements; 
C. To allow the Director to authorize sharing of open space, parking, access and other improvements 
among contiguous properties subject to the binding site plan; and 
D. To specify administrative requirements for binding site plans in addition to the procedural requirements 
of SMC 20.05 and in accordance with applicable Washington State and City of Sammamish laws, rules 
and regulations.  
 
19.20.020 Applicability 
A. Any person seeking the use of a binding site plan process to divide property for the purpose of sale, 
lease or transfer of ownership of commercial zoned property, or creation of condominium units, is 
required to have an approved binding site plan prior to any property division, as provided for in Chapter 
58.17, 64.32 or 64.34 RCW, and as required by this chapter. A binding site plan for a condominium shall 
be based on a building permit, an as-built site plan for developed sites, a site development permit issued 
for the entire site, or an approved site plan showing the anticipated development plan for the entire site, 
notwithstanding the provisions of SMC 21A.95. 
B. An application for a binding site plan approval shall be processed as a Type 2 permit pursuant to SMC 
20.05.020. 
C. The site that is subject to the binding site plan shall consist of one or more contiguous lots. 
D. The site that is subject to the binding site plan may be reviewed independently for developed sites, 
concurrently with or subsequent to a site development permit application for undeveloped land or 
concurrently with or subsequent to a building permit application. 
E. The binding site plan process creates or alters lot lines and does not authorize substantial 
improvements or changes to the property or the uses thereon.  
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19.20.030 Requirements and limitations 
A. The binding site plan shall ensure that the collective lots continue to function as one site with respect 
to, but not limited to, lot access, interior circulation, open space, landscaping, drainage facilities, facility 
maintenance and parking. 
B. The binding site plan shall: 
1. Identify the areas and locations of all streets, roads, improvements, utilities, water and sewer facilities, 
open spaces, critical areas, parking areas, landscaped areas, surveyed topography for preliminary map, 
water bodies and drainage features, and building envelopes; 
2. Contain inscriptions or attachments setting forth such limitations and conditions for the use of the land 
as are established by the Director or the hearing examiner; and 
3. Contain provisions requiring any development or division of land to be in conformance with the 
approved site plan. 
C. Conditions of use, maintenance and restrictions on redevelopment of shared open space, parking, 
access and other improvements shall be identified and enforced by covenants, easements or other 
similar mechanisms.  
 
19.20.040 Alterations 
A. Alteration of a binding site plan shall be accomplished by following the same process required for a 
new application as set forth in this chapter. 
B. Changes to a building permit, subdivision, short subdivision, or site development permit within a 
binding site plan area shall also require alteration of the binding site plan unless the Director determines 
that such changes are consistent with the approved binding site plan.  
 
19.20.050 Vacations 
A. Vacation of a binding site plan shall be accomplished by following the same procedure and satisfying 
the same laws, rules and conditions as required for a new binding site plan application, as set forth in this 
chapter. If a portion of a binding site plan is vacated, the property subject to the vacated portion shall 
constitute one lot unless the property is subsequently divided by an approved subdivision or short 
subdivision or another binding site plan. 
B. If a building permit or commercial site development permit is revised or expires, then the binding site 
plan shall be vacated unless the Director determines that the revision or expiration is consistent with the 
approved binding site plan.  
 
19.20.060 Recording 
A. Plat certificates or owner’s duplicate certificates for registered land pursuant to chapter 65.12 RCW 
shall be provided to the department by the owner.  
B. Prior to recording, the approved binding site plan shall be surveyed and the final recording forms shall 
be prepared by a land surveyor. A final binding site plan shall be prepared in a format prescribed by the 
department. 
C. The binding site plan shall contain all information as set forth in an official submittal checklist signed by 
the Director.   
D. Lots, parcels or tracts created through the binding site plan procedure shall be legal lots of record. All 
provisions, conditions and requirements of the binding site plan shall be legally enforceable on the 
purchaser or any other person acquiring a lease or other ownership interest of any lot, parcel, or tract 
created pursuant to the binding site plan. 
E. No person shall sell, transfer or lease any lot, tract or parcel created pursuant to the binding site plan 
that does not conform to the requirements of the binding site plan. 
F. The binding site plan shall set forth limitations and conditions, including irrevocable dedications of 
property and containing a provision that any development of the site shall be in conformity with the 
approved binding site plan.  



Revised 5-10-10 
SAMMAMISH MUNICIPAL CODE - TITLE 19 

15 
 

 
Chapter 19.24 

BOUNDARY LINE ADJUSTMENTS 
Sections: 
19.24.010 Purpose 
19.24.020 Procedures and limitations of the boundary line adjustment process 
19.24.030 Final approval and recording required 
19.24.040 Boundary line agreement 
 
19.24.010 Purpose.  
The purpose of this chapter is to provide procedures and criteria for the review and approval of minor 
adjustments to boundary lines of legal lots or tracts in order to rectify defects in legal descriptions, to allow 
the enlargement or merging of lots to improve or qualify as a building site, to achieve increased setbacks 
from property lines or sensitive areas, to correct situations wherein an established use is located across a 
lot line, or for other similar purposes. 
 
19.24.020 Procedures and limitations of the boundary line adjustment process.  Adjustment of 
boundary lines between adjacent lots shall be consistent with the following review procedures and 
limitations: 
A. Applications for boundary line adjustments shall be reviewed as a Type 1 permit as provided in SMC 
chapter 20.05. The review shall include examination for consistency with SMC Title 21A, shoreline master 
program including SMC Title 25 and for developed lots building and fire codes and may include review by 
the applicable agency for department of health regulations and water and sewer district requirements; 
B. Any adjustment of boundary lines must be approved by the department prior to the transfer of property 
ownership between adjacent legal lots; 
C. May require modification or sharing of access from public works to be approved by the City Engineer; 
D. A boundary line adjustment proposal shall not: 
1. Result in the creation of an additional lot; 
2. Result in a lot that does not qualify as a building site pursuant to this title; 
3. Reduce conforming lot dimensions such as area or width to non-conforming dimensions; 
4. Reduce the overall area in a plat or short plat devoted to open space; 
5. Result in a lot that previously met sewer/water district standards for sewer/water service no longer 
meeting district standards;  
6. Be inconsistent with any restrictions or conditions of approval for a recorded plat or short plat; 
7. Involve lots which do not have a common boundary; or 
8. Circumvent the subdivision or short subdivision procedures set forth in this title. Factors which indicate 
that the boundary line adjustment process is being used in a manner inconsistent with statutory 
intent include: numerous and frequent adjustments to the existing lot boundary, a proposal to move a lot 
or building site to a different location, and a large number of lots being proposed for a boundary line 
adjustment; 
E. The elimination of lines between two or more lots for the purpose of creating a single lot that meets 
requirements as a building site shall be considered a minor adjustment of boundary lines and shall not be 
subject to the subdivision and short subdivision provisions of this title; and 
F. Recognized lots in an approved site plan for a conditional use permit, special use permit or commercial 
site development permit shall be considered a single site and no lot lines on the site may be altered by a 
boundary line adjustment to transfer density or separate lots to another property not included in the 
original site plan of the subject development without additional conditional use permit, special use permit 
or commercial site development review and approval. 
 
19.24.030 Final approval and recording required. 
A. A title insurance certificate updated not more than thirty days prior to recording of the adjustment, 
which includes all parcels within the adjustment, must be submitted to the department with boundary line 
adjustment final review documents. All persons having an ownership interest within the boundary line 
adjustment shall sign the final recording document in the presence of a notary public. 
B. Final boundary line adjustment documents shall be in a form prescribed by the department and be 
reviewed and approved by the department prior to recording with the King County auditor.  Lot lines within 
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lots under the same ownership will be adjusted upon the recording of the boundary line adjustment and 
submittal to the city of the recorded boundary line adjustment documents. Lot lines within lots under 
different ownership shall be adjusted upon submittal to the city of the recorded boundary line adjustment 
and real estate conveyance documents transferring ownership of the adjusted land area.  Approved 
boundary line adjustment approvals shall expire if the approved boundary line adjustment and real estate 
documents transferring property ownership are not recorded and a copy submitted to the city within one 
year from the date of approval. 
C. Final record-of-survey document must be prepared by a land surveyor in accordance with Chapter 
332-130 WAC and Chapter 58.09 RCW. The document must contain a land surveyor’s certificate and a 
recording certificate. 
D. The final map page shall contain the following approval blocks: 
1. The King County Department of Assessments; and 
2. The City of Sammamish Department of Community Development.  
 
19.24.040 Boundary line agreement.  Whenever a point or line determining the boundary between two 
or more parcels of real property cannot be identified from the existing public record, monuments, and 
landmarks, or is in dispute, as evidenced by survey performed by a land surveyor as defined by SMC  
19.15.240 that demonstrates the following: 
A. The current legal description incorrectly identifies a property line location that is inconsistent with a 
location recognized by property owners through established use; or 
B. There is a defect in the recorded legal description that creates gaps or overlaps between existing lot 
lines, the landowners affected by the determination of the point or line may resolve any dispute and fix the 
boundary point or line by the procedure below, in conformance with RCW 58.04.007. 
 
If all of the affected landowners agree to a description and marking of a point or line determining a 
boundary, they shall document the agreement in a written instrument, using appropriate legal descriptions 
and including a survey map, filed in accordance with Chapter 59.09 RCW. The written instrument shall be 
signed and acknowledged by each party in the manner required for a conveyance of real property. The 
agreement is binding upon the parties, their successors, assigns, heirs and devisees and runs with the 
land. The agreement shall be recorded with King County, and a copy of the recorded boundary line 
correction and/or agreement shall be submitted to the city for the record. 
 
 



   

 
Summary 
The May 17th meeting will continue the City Council’s review of the recommended 
Town Center Development Regulations.  Those specific elements are described below. 
 
Process and content 
The specific code sections to be reviewed include: 
 
 21B.35 Development standards – Landscaping and Irrigation 
 21B.45 Development standards – Signage 
 21B.75 Affordable housing  
 21B.95 Development review 
 
Attached is a summary of key points related to each section that City Council will 
review.  Attached also is the revised timeline for review through June 15, 2010 or July 
6, 2010 adoption date. 
 
Please let either Kamuron or myself know if you have any questions, thanks! 

 

 
Memorandum 

 
 
DATE: May 12, 2010 
TO: Ben Yazici, City Manager 

FM: Kamuron Gurol, Community Development Director 
Michael Matthias, Town Center Project Manager 
 RE: May 17th City Council Study Session – Town Center Development 
Regulations 

 



 



Summary of Key Town Center Code 
Elements 
The following document is intended to clarify to City Council the key elements of the 
proposed Town Center Code.  The bullet points below address the approach and 
rationale of the code organization and notable code sections, and the relationship with 
Title 21A and the Town Center Plan. 
 

Chapter 21B.35 (Development Standards – Landscaping and Irrigation) 

• Landscaping Types (21B.35.030): Provides updated and clarified standards from 
Title 21A.35 and adds standards for green roofs. 

• Tree Retention Requirements (21B.35.210): Adds tree retention requirements 
specific to the Town Center zones. 

• Elements of this chapter reflect input from the Town Center Stormwater Master 
Plan. 

Chapter 21B.45 (Development Standards –Signage) 
We will provide a visual presentation of signage options.    City Council may also 
consider whether or not to incorporate all recent changes to the sign code in the Town 
Center regulations.  In particular, this would affect the recent code amendments for 
Electronic Reader Board signs (Eastside Catholic) and “off-site” real estate signs. 

Chapter 21B.75 (Affordable Housing) 
• Basic Density Provisions (21B.75.020): Includes baseline affordable housing 

requirements (10% of units must be affordable per Town Center Plan goals/policies), 
criteria for obtaining residential bonus units, and alternative calculation of affordability 
(bonus unit criteria changes with the use of different housing unit affordability 
percentages). 

• Modification to Dimensional Standards (21B.75.030): Identifies dimensional 
standards that applicants may request modifications to in conjunction with the 
integration of bonus residential units.   

• Alternative Compliance (21B.75.040): Section allows applicants the ability to request 
alternative means of complying with affordable housing provisions.  This includes 
provisions for providing off-site affordable units in-lieu of on-site units.  Parameters 
and application criteria are clearly spelled out.  

• Implementation Provisions (21B.75.050): Section identifies required standards 
related to the duration, designation, location, tenure, size, design, and timing/phasing 
of affordable housing units. 

 



Chapter 21B.95 (Development review) 
• Applicability (21B.95.020): Clarifies what types of development must use the UZDP 

process (most TC-A zoned development and some TC-B zoned development along 
TC-A zone borders if joined with proposal including TC-A properties).   

• Unified Zone Development Principles (21B.95.050): This section includes 
principles/criteria upon which UZDP’s will be reviewed.  The principles/criteria 
address pedestrian and vehicular circulation, parking and access, open spaces, 
natural systems and environmental quality, building scale and compatibility, 
affordable housing, and the infrastructure system.   While the principles often refer to 
underlying code requirements in SMC Title 21B or other related plans (such as the 
Town Center Infrastructure Plan), it includes some area-specific principles and a 
number of overarching planning/design objectives.    

• Modification to an Approved Plan (21B.95.100): This section identifies thresholds by 
which modifications of an existing UZDP can be approved.  The criteria is intended to 
allow for some flexibility, while maintaining certainty/predictability and ensuring that 
changes will meet the goals and policies of the Town Center Plan.  

 

 
 
 
 
 
 

 

 

 
 



TOWN CENTER DEVELOPMENT REGULATIONS/ZONING CITY COUNCIL REVIEW/ADOPTION SCHEDULE

SUBJECT TIMEFRAME STATUS SUBJECT

Hardcopy Transmittal of Packet from PC 12-Jan-10 Completed

City Council orientation on Comp Plan items 19-Jan-10 Completed

Joint Meeting - Planning Commission/City Council 9-Feb-10 Completed Opportunity for PC to explain various approaches and
key decision points to City Council

Overview and discussion of process/timeline 15-Mar-10 Framework of proposed Development regs
Study Session - Tuesday

21B.05 (2 HOURS) Authority
21B.10 Zoning and zoning map
21B.15 Definitions
21B.20 Permitted Uses

21B.25 6-Apr-10 Density/dimensions
21B.30 Study Session - Tuesday Design standards
21B.40 (2 HOURS) Parking

13-Apr-10
TC Stormwater Master Plan Study Session - Tuesday
TC Infrastructure Plan (2 HOURS) Note: Parks Commission has joint meeting with CC on 4/19
Transfer Development Rights (TDR) Will allow Parks Commission to comment on TC Infrastructure Plan

and CC will have reviewed the Infrastructure Plan at 4/13 study session

21B.45 17-May-10 Signage
21B.75 Study Session - Monday Affordable Housing
21B.95 (2 HOURS) Development Review 
21B.35 Landscaping/Irrigation

Open Public Hearing 1-Jun-10
Regular Meeting - Tuesday

Continue Public Hearing/Close Public Hearing/Deliberati 15-Jun-10 Deliberation may include review of Public Hearing comments from June 1
Regular Meeting Public Hearing.  Comments introduced at this evening's Public hearing can 

be reviewed at the final deliberation and adoption discussion on June 15

Adoption 6-15-10 or 7-6-10 Final deliberation and adoption
Regular Meeting

(denotes completed)
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Planning Commission Recommendations for Public Participation 

To: Sammamish City Council 

From: Sammamish Planning Commission 

Date: September 24, 2009 

Subject:   Increasing Communications Between City and Public 

Approved: Vote of 7-0 

Introduction 

The Planning Commission has observed at its own meetings varying levels of public participation 
depending on issues that range from controversial1 to non-controversial issues.2 Even with controversial 
issues, the Commission often has received limited public participation despite efforts by Staff to ensure 
Public Notice3

                                                           
1 Examples of controversial issues: Town Center, Traffic Impact Fees, SMP Update, Electronic Reader Boards, some 
annexation proposals. 
2 Examples of non-controversial issues: technical code amendments, some annexation proposals. 
3 Public Notice may take the form of direct mailings, legal notices in newspapers, newspaper articles, the city 
newsletter and the city’s website. 

 is provided. Despite these efforts, as was evidenced by the SMP update, public 
engagement and negative perception often occurs towards the end of the City’s policy-making process 
or after the issue is ready for or has been adopted by the Council. Often the opportunity for effective 
dialog and community involvement has passed and the debate has moved to conflict rather than 
collaboration. 

The Commission has also frequently heard frustration from the public about the limited amount of time 
afforded Citizens during Public Comment sessions. The Commission provides Public Comment 
opportunities at the beginning and end of each meeting.  Comments are generally limited to three 
minutes.  In addition, entire meetings are devoted to Public Hearings on major topics such as the SMP 
and Town Center. Even with these changes, the perception that ‘no one is listening’ or ‘this is the first 
we’ve heard of this’ persists. Effective public engagement will only occur if the public has the sense that 
they’ve been notified, they’re being heard and taken seriously. In the case of Town Center, most of the 
public comment isn’t acted on until months later in the process when the Commission begins 
deliberations leading to a recommendation to the Council. 

The Commission adopted rules that permit Commissioners to ask questions of a Citizen for clarity. When 
appropriate, the Commission and Staff answer questions or clarify comments from Citizens during these 
Public Comment periods (but excluding the formal Public Hearing comment periods). These answers or 
clarifications are generally limited to procedural and factual answers and generally not related to issues 
that require “deliberations.” Questions regarding complex policy issues or citizen requests are typically 
referred to Staff for follow-up. 
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Planning Commission Recommendations for Public Participation 

Despite Commission policies, Citizens continue to express frustration at limited interaction or dialog 
with the Commission. 

The Commission has observed that Citizens frequently complain to the City Council about lack of notice, 
information, or opportunity for input following the Commission’s recommendations to the City Council. 
The most recent example is the controversial SMP Update recommendations by the Commission to the 
Council, about which Citizens complained they were unaware of the issues as well as expressing a 
sentiment that the Lakefront property owners were being singled out to solve a city-wide stormwater 
management issue. 

At the May 21 Commission meeting, Commissioner Tiliacos expressed concern over Citizens’ lack of 
knowledge regarding regulations affecting their properties. Commissioner Tiliacos made a motion that a 
sub-committee of the Commission prepare recommendations based on the discussion to increase 
communications with Citizens.  Commissioner Hamilton seconded the motion, which was adopted on a 
7-0 vote. Commissioners Tiliacos, Hamilton and Klier formed a sub-committee to review and produce a 
draft recommendation to the Commission.  After review of the sub-committee’s summary, the Planning 
Commission adopted the following: 

Recommendation 

Seek expert advice by hiring a public relations/communication consultant. 

The Commission recognizes that the City already has a Communications Director.  The purpose of hiring 
a consultant is to develop additional proven best practices which may be adopted by the City for 
achieving active public engagement in communities of similar developmental stage. 

Goals 

The Planning Commission suggests several Goals for the Communication Director and the Public 
Relations (PR) firm: 

A. To achieve early and active public engagement, particularly in policy matters and issues significantly 
impacting large number of citizens; 

B. To achieve active engagement that encompasses attendance and dialog at Commission and other 
public meetings; and 

C. To properly inform Citizens, not only about the occurrence of the event, but also the subject matter, 
the purpose of the matter, the impact it will have, and possible alternatives.  

 Methods  

The Commission suggests the Communications Director and PR consultant consider the following 
methods to achieve the suggested goals: 
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Planning Commission Recommendations for Public Participation 

1. The City consider adopting process changes that more closely link deliberations of policy matters 
between the Commission and the City Council. Specifically, a Council member be present at 
Commission meetings, or a Committee of Commissioners be present at Council meetings. The 
purpose of such representation is to fill in details of prior discussions, and prevent 
misrepresentations by non-Commissioners that may fuel additional controversy.  

2. Televise the Commission meetings on Channel 21. Rationale: Land use, environmental regulations, 
traffic impact fees, zoning, annexation and other important issues affecting property rights, property 
values, quality of life, traffic and development flow through the Commission. The broadest possible 
dissemination of information should be afforded the Citizens. Currently dissemination is limited to 
those in attendance, with occasional summaries in the city newsletter, in the newspapers, and on the 
city website.  
3. Televise the video of the City Council meetings on the city website. Rationale: Direct TV and Dish 
TV customers do not have access to City Council meetings. Additionally, website streaming provides 
greater opportunities for viewers to see the City Council meetings (and Planning Commission 
meetings, if televised). 
4. Televise the video of the Planning Commission meetings on the city website. Rationale:  the 
rationale is the same as #3. 
5.  Televise and webcast City Council work sessions. Rationale: Important discussion occurs at these 
sessions of compelling Citizen interest, foreshadowing possible action by the City Council at regular 
meetings. 
6. Schedule periodic Town Hall meetings by the Planning Commission and City Council at their 
respective meetings. This could be a dedicated hour at a regular meeting or a special meeting, as 
determined by the Council, Commission and/or other city commissions. Rationale: Provide 
opportunity for unfettered interaction on a variety of issues between the City and Citizens. 
7. Schedule periodic opportunities to engage in dialog with Citizens during Public Comment period as 
opposed to one-way, three minute sessions currently afforded the Public. This is not envisioned as 
lengthy as Town Hall meetings but during the Public Comment sessions in which the public may 
receive an “answer” on the spot from the staff or city officials, depending on the nature of the public 
comment. Rationale: Addresses some of the frustration of talking “to” and not “with” the Planning 
Commission and City Council. 
8. Publish brochures summarizing the relevant issues on matters under consideration before the 
Commission, perhaps in a Q&A format, and outlining some history as appropriate for any particular 
proposed policies or legislation. Rationale: The Public may not fully understand regulations in place, 
the legally-required reasons for updates or new regulations, the history behind such updates and 
applicability to the City as a whole. Web-based publishing is probably the preferred method but 
limited printed brochures may be considered. 
9. Foster a group of community members that can function as conduits to home owners on policy 
matters. In the past, active community members have been effective in mobilizing the community to 
get involved in the discussion. Proactive engagement of these members of the community as a 
mechanism to drive involvement can have positive effect. 
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