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June 3, 2020 
 
Peter Brennan 
Innovation Realty Partners, LLC 
5335 Meadows Road STE #10 
Lake Oswego, OR 97035 
pete@innovationrealtypartners.com 
 
 
RE:  STCA Phase I Project Discussions and Resubmittal Extension Request 

UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 
 
 
Dear Mr. Brennan,  
 
The City of Sammamish Department of Community Development has received your letter dated June 2, 
2020 via electronic email transmittal (Attachment 1). In the letter you present a revised submittal 
deadline extension request for an additional two weeks past the 90-day timeframe to resubmit your 
application in response to the City’s Plan Review Summary Letter dated March 10, 2020.  The City grants 
the two-week extension request and as a result the revisions resubmittal deadline has been updated 
from June 8, 2020 to June 22, 2020.  
 
To assist in STCA’s efficient use of the extension, this letter is also a follow up to meetings requested by 
STCA that were scheduled and held with City permit review staff last Friday May 29, 2020 and Monday 
June 1, 2020 to discuss specific questions related to your Phase I development proposal for the Town 
Center. These two meetings were preceded by an earlier meeting held at STCA’s request on May 14, 2019  
During the recent two meetings City staff was again made available, at your request, to answer questions 
about City direction given since May of 2019 that culminated  in the City’s Plan Review Summary Letter 
issued on March 10, 2020.   Summary meeting notes from the May 29, 2020 and June 1, 2020 meetings 
along with updated Response Matrixes replying to your questions are included as Attachment 2. 
 
An overview of the history of the STCA Phase I proposal provides useful perspective. The more formal 
process began with the STCA Phase I pre-application meeting on May 23, 2019. However, that meeting 
was preceded by years of City engagement with STCA concerning its Phase I development proposal in 
which the City assisted STCA in identifying potential Code requirements and permit processes. The more 
formal process began, pursuant to Sammamish Municipal Code (SMC) 20.05.030 with the May 23, 2019 
pre-application meeting, which extended over 1.5 hours and which was memorialized in the updated 
review comments sent via email on June 4, 2019. 
 
The timeline outlined in Figure I below provides a picture of the application process over the last year, in 
which the City has repeatedly extended courtesies, staff time, and advice in the face of STCA’s persistent 
attempts  to revisit issues, avoid submitting required plans and information, and divert from basic Code 
requirements, all of which have needlessly prolonged and injected uncertainty into the process. 
 
All documents referenced in the timeline below are included in Attachment 3 or available either via 
embedded hyperlinks or on the City’s webpage at https://www.sammamish.us/towncenterprojects. 

mailto:pete@innovationrealtypartners.com
https://www.sammamish.us/towncenterprojects
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Figure 1 – Phase I Timeline 
 

Date Description Documents Links 

May 23, 2019 Pre-Application Meeting Review Comments  

July 31, 2019 Applicant sends meeting materials for August 
8, 2019 discussion with the Parks and 
Recreation Department related to the Green 
Spine which is a critical project element 
required pursuant to SMC 21B.95.050(4). 

Attachment 3.1 – Email Correspondence 

August 2, 2019 City cancels August 8, 2019.  Applicant did not 
submit materials as requested in the 
Preapplication Review Comments (page 19, 
comment 13) sent to the Applicant on June 4, 
2019.  

Attachment 3.2 – Email Correspondence 

Preapplication Review Comments dated 
May 23, 2019 

September 5, 2019 Applicant requests meeting with Public Works 
to discuss the Public Works Standards and 
related Code sections.  

Attachment 3.3 – Email Correspondence  

September 9, 2019 Meeting with Applicant – Public Works 
Discussion 

Informal discussion.  No discussion 
notes available 

October 7, 2019 Meeting with Applicant – Stormwater 
Discussion 

Informal discussion.  No discussion 
notes available 

October 29, 2019 Meeting with Applicant – Application 
Submittal Requirements Discussion 

Informal discussion.  No discussion 
notes available 

November 4, 2019 Applicant submits a Unified Development Plan 
(UZDP), Binding Site Plan, and two Preliminary 
Subdivision applications for their Phase I 
development proposal. 

UZDP2019-00562 
BSP2019-00564  
PSUB2019-00563  
PSUB2019-00561  

November 27, 2019 Staff determines that the applications are 
complete in terms of items submitted, subject 
to review of substance.  

Letter of Completeness  

December 2, 2019 Notice of Application/Open House/SEPA 
Notification is issued. 

Public Notice  

December 16, 2019 Open House is held at City Hall as required by 
the SMC 20.05.037. 

Powerpoint Presentation, Video 

March 10, 2020 Staff completes the first round of review and 
sends a Plan Review Summary Letter to the 
Applicant. 

UZDP2019-00562 
BSP2019-00564 
PSUB2019-00563 
PSUB2019-00561 

March 13, 2020 Applicant sends email requesting a meeting to 
discuss the March 10, 2020 Plan Review 
Summary Letter. 

Attachment 3.4 - Email Correspondence 

March 17, 2020 Staff responded to Applicants request to meet 
and discuss the March 10, 2020 Plan Review 
Summary Letter. 

Attachment 3.5 - Email Correspondence 

https://spaces.hightail.com/space/X8IVdSWpwl/files/fi-7faea131-1cde-4c24-99f8-dded556c5b85/fv-c0d8024b-6c49-4358-8298-4c9484fcccc1/UZDP2019-00562%2013%20-%20Pre-App%20Conference%20Notes.pdf
https://spaces.hightail.com/space/X8IVdSWpwl/files/fi-7faea131-1cde-4c24-99f8-dded556c5b85/fv-c0d8024b-6c49-4358-8298-4c9484fcccc1/UZDP2019-00562%2013%20-%20Pre-App%20Conference%20Notes.pdf
https://spaces.hightail.com/space/X8IVdSWpwl/files/fi-7faea131-1cde-4c24-99f8-dded556c5b85/fv-c0d8024b-6c49-4358-8298-4c9484fcccc1/UZDP2019-00562%2013%20-%20Pre-App%20Conference%20Notes.pdf
https://spaces.hightail.com/space/X8IVdSWpwl
https://spaces.hightail.com/space/rvdIp5N3ns
https://spaces.hightail.com/space/a0eV18Y9wc
https://spaces.hightail.com/space/zOOqeMSfLi
https://www.sammamish.us/media/53984/signed-loc-uzdp2019-00562-psub2019-00563-bsp2019-00564.pdfhttps:/www.sammamish.us/media/53984/signed-loc-uzdp2019-00562-psub2019-00563-bsp2019-00564.pdf
https://www.sammamish.us/attachments/legalnotices/54190/UZDP2019-00562%20-%20TSC%20Town%20Center%20NOA-Final%2011-25-19.pdf
https://www.codepublishing.com/WA/Sammamish/html/Sammamish20/Sammamish2005.html#20.05.037
https://www.sammamish.us/media/54000/20191216_final_open-house-presentation.pdf
https://www.youtube.com/watch?v=P3R4ZOYVWFY&feature=youtu.be
https://spaces.hightail.com/space/X8IVdSWpwl
https://spaces.hightail.com/space/rvdIp5N3ns
https://spaces.hightail.com/space/a0eV18Y9wc
https://spaces.hightail.com/space/zOOqeMSfLi
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March 24, 2020 Staff emailed to Applicant invoices for balance 
owed to City.  

Attachment 3.6 - Email Correspondence 

April 7, 2020 Applicant submitted First Extension Request 
Letter 

First Extension Request Letter 

April 14, 2020 Applicant submitted payment for outstanding 
balance for 2 of 3 invoices. (Staff initially sent 
duplicate invoice for one and did not include 
UZDP2019-00562 invoice however this was 
quickly corrected) 

 

April 16, 2020 Staff emailed invoice for UZDP2019-00562 Attachment 3.7- Email Correspondence 

April 28, 2020 Staff emailed Second Request for Extension 
Response Letter 

Extension Second Response Letter 

May 1, 2020 Applicant requests on April 22, 2020 
information related to the Hearing Examiner’s 
decision process and variances; Staff responds 
on May 1, 2020. 

Attachment 3.8 - Email Correspondence 

May 5, 2020 Applicant sends email regarding plan review 
balances owed to City. 

Attachment 3.9 - Email Correspondence 

May 5, 2020 Staff sends email response to plan review 
balance email. 

Attachment 3.10 - Email 
Correspondence 

May 5, 2020 Staff received check for UZDP2019-00562 
invoice. Applicant requests meeting with staff 
to discuss questions related to the March 10, 
2020 Plan Review Summary Letter. 

Attachment 3.11 - Email 
Correspondence 

May 7, 2020  Staff schedules GoToMeeting for May 14, 2020 
to discuss Applicants questions. Email is sent 
to Applicant requesting all questions be 
submitted by end of day Monday, May 11, 
2020. 

Attachment 3.12 - Email 
Correspondence 

May 11, 2020 Applicant provided list of 6 questions for May 
14, 2020 meeting.  

Attachment 3.13 - Email 
Correspondence 

May 14, 2020 Staff met with Applicant and their consultant 
team via GoToMeeting to review in detail City-
prepared Response Matrix dated May 14, 2020 
which was emailed to the Applicant following 
meeting #1. 

Attachment 3.14 – Email 
Correspondence  

May 19, 2020 Staff emailed an updated Response Matrix and 
Meeting Minutes to Applicant. 

Attachment 3.15 – Email 
Correspondence 

May 19, 2020 Applicant sends email requesting additional 
meetings with Public Works and Parks and 
Recreation to discuss street standards, 
stormwater facility design and location, and 
the design and location of the Green Spine.  

Attachment 3.16 - Email 
Correspondence 

May 21, 2020 Applicant sends third extension request (60-
day). 

Attachment 3.17 - Email 
Correspondence 

https://www.sammamish.us/media/55123/2020-04-07-stca-extension-request-executed.pdf
https://www.sammamish.us/media/55124/stca-phase-i-corrections-letter-deadline-extension-request-city-response-04_28_2020.pdf
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May 22, 2020 Staff responds by email to 60-day extension 
request. 

Attachment 3.18 - Email 
Correspondence 

May 22, 2020 Staff sends email regarding scheduling follow 
up meetings for May 29, 2020 and June 1, 
2020. 

Attachment 3.19- Email 
Correspondence 

May 26, 2020 Applicant provided list of general questions for 
May 29, 2020 and June 1, 2020 meetings 

Attachment 3.20 - Email 
Correspondence 

May 27, 2020 Staff sends follow up email asking Applicant to 
provide specific questions for June 1, 2020 
meeting with Parks and Recreation staff.  

Attachment 3.21 - Email 
Correspondence 

May 29, 2020 Staff met with Applicant’s team via 
GoToMeeting to review and discuss Response 
Matrix. Email of Response Matrix, Intersection 
Graphic, ROW Agreement – Sky Apartments, 
SE 4th Intersection Spacing Graphic were sent 
following meeting #2  

Attachment 3.22 - Email 
Correspondence 

June 1, 2020 Staff met with Applicant’s team via 
GoToMeeting (meeting #3) to review and 
discuss Response Matrix.  

Updated Response Matrix and Meeting 
Minutes sent as an attachment to this 
letter. 

June 2, 2020 Applicant sends revised (third) extension 
request. 

Attachment 3.23 – Email 
Correspondence  

June 2, 2020 Staff responded to revised extension request 
informing the Applicant that a response will be 
provided on June 3, 2020 

Attachment 3.24 - Email 
Correspondence 

 
Despite repeated cautionaries that such expectations were not warranted or assured, a consistent factor 
from Phase I application submittal, starting with the pre-application conference on May 23, 2019 through 
the present, has been STCA assumption that the City will approve  discretionary deviations from standard 
Code requirements. Based on the original development plans submitted on November 4, 2019 and as 
further outlined in the Plan Review Summary dated May 10, 2020, such deviations appear to  include but 
are not limited to the location and design of the Green Spine, block and intersection spacing, tree 
retention requirements, stormwater facility location and design, TC-A1 zone street type designation, and 
building typology in the core mixed use area. These go to the core intent and goals of the Town Center 
Plan. 
 
City policy and Code provides a “safe harbor” through standard prescriptive requirements guiding the 
design and implementation of the Town Center. When these are conscientiously followed, they streamline 
plan review and simplify the approval process. Deviations from these standards may result in unknown 
impacts that were not considered when the City adopted the Town Center Plan and Development 
Regulations.  City consideration of discretionary approvals to deviate from these core Code standards and 
adopted Town Center Plan and Infrastructure Plan, would require a full exploration and understanding of 
the resulting range of impacts, which the current Phase I application materials do not provide.  
Nonetheless, despite repeated City efforts to redirect STCA toward compliance with basic Code 
requirements so that the Phase I application can proceed  without delay,  information received during the 
May 29, 2020 and June 1, 2020 meetings suggests that  STCA is insisting upon pursuing a project design 
that is reliant on approval of  these discretionary deviations.  
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Please let the City know if STCA would like to reconsider its proposed deviations. Otherwise, please submit 
information the City has requested. For its part, the City will continue to consider the application 
dependent on deviations, as submitted. In doing so, we will continue, as we have been from the pre-
application meeting through to the present, to provide timely and consistent feedback on your proposal.  
 
Meanwhile, per standard procedure,  please remember to submit required corrections and supplemental 
supporting documentation through the City’s Permit Center by email at permittech@sammamish.us no 
later than 5 PM on June 22, 2020. Otherwise, your applications (file #s referenced in subject line) will be 
subject to cancellation in accordance with SMC 20.05.100(1)(a)(ii). 
 
Best Regards,  

SENT VIA EMAIL 
 
Kellye Hilde, Deputy Director of Community Development 
City of Sammamish 
(425) 295-0582 
khilde@sammamish.us  
 
 
cc: Dave Rudat, Interim City Manger 
 David Pyle, Director of Community Development 
 Cheryl Paston, Director of Public Works 

Anjali Myer, Director of Parks and Recreation 
 Andrew Zagars, City Engineer 
 Chris Hankins, Senior Planner 

Peter Eglick, Eglick and Whited, PLLC 
Lisa Marshall, Kenyon Disend, PLLC 

  
Attachments: 

1 – May 29, 2020 and June 1, 2020 meeting minutes and updated response matrixes 
2 – Resubmittal Extension Request Letter dated June 2, 2020 
3 – Project timeline correspondence 
 
References: 

Town Center Plan 
Town Center Infrastructure Plan 
Sammamish Municipal Code 
Final Environmental Impact Statement 
 

mailto:permittech@sammamish.us
mailto:khilde@sammamish.us
https://www.sammamish.us/attachments/pagecontent/38262/Adopted%20Town%20Center%20Plan.pdf
https://www.sammamish.us/attachments/pagecontent/38263/Sammamish%20Town%20Center%20Infrastructure%20Plan.pdf
https://www.codepublishing.com/WA/Sammamish/?SammamishNT.html
https://www.sammamish.us/attachments/pagecontent/38266/Final%20Environmental%20Impact%20Statement%20-%20reduced.pdf


P e t e r   J .   B r e n n a n  
Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 

P    503.849.4233 
E    pete@innovationrealtypartners.com

June 2, 2020 

David Pyle 
Director of Community Development 
City of Sammamish 
801 228th Avenue SE 
Sammamish, WA 98075 

Re: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564. 

Dear Mr. Pyle: 

We very much appreciate the availability of City staff to discuss our questions last 
Friday and yesterday. The feedback was helpful. Our team has now met to discuss 
a schedule for completion in light of the clarifications we received, and whether 
we can modify our pending request for a six-week extension stated in our May 
21st letter to you. We believe that with the information we now have and the 
continuing hard work of our project team, we will be able to complete our 
responses by Monday June 22, two weeks past the 90-day timeframe.  

We would appreciate this additional time to incorporate the feedback we received 
at the meeting on such topics as intersection spacing where alleys are proposed, 
the mechanism of a departure under SMC 21B.30.040(3), the location of the City 
Square, the width of planter strips and sidewalks, and other topics discussed 
during the meetings. The answers we received from City staff in our meetings 
affect a number of items in our response matrix and we want to make sure our 
responses and plan revisions are consistent throughout to assist the City’s 

Attachment 1



 
 
P e t e r   J .   B r e n n a n  
Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
 
 
P    503.849.4233 
E    pete@innovationrealtypartners.com     

review. We also await responses from the City as a result of the meetings last 
week and yesterday.  
 
Can you confirm that the City will allow us this short two-week extension to 
complete this work?  
 
We would appreciate hearing from you by tomorrow if possible so our team can 
coordinate schedules as we complete our preparation of the detailed response 
matrix requested in the City’s March 10 submittal.  
 
Thank you again and please feel free to call me if you have any concerns.  
 
Sincerely,  
Peter Brennan 
 

 
 
 

cc: Kellye Hilde, Deputy Director 
 Chris Hankins, Senior Planner 

Attachment 1
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STCA PHASE 1 PROJECT (UZDP2019-00562) Page 1 

Meeting Minutes 

Meeting Information 

Project Name: STCA Follow Up Meeting 
Location: GoToMeeting 
Date: May 29, 2020 
Time: 9:00 – 10:00 am 

Objective 

The purpose of this meeting was to discuss STCA’s five (5) follow up questions from Review #1 
Comment Letter and one follow up question from May 14th meeting.  

Meeting Minutes 
• The Applicant and Staff reviewed and discussed the City Response Matrix. The matrix was

updated following the meeting. See attached matrix for final review comments.

• Staff provided further clarification by providing intersection graphic, SE 4th Street spacing graphic
and ROW Use Agreement – Sky Apartments. See attached.

Attendance 
Kellye Hilde, Deputy Director  khilde@sammamish.us 

Chris Hankins, Senior Planner chankins@sammamish.us 

Darci Donovan, Project Coordinator ddonovan@sammamish.us 

Andrew Zagars, City Engineer azagars@sammamish.us 

Stephen Noeske, Sr. Development Review Manager snoeske@sammamish.us 

Greg Tauscheck, Development Review Engineer gtauscheck@sammamish.us 

Matthew Samwick, STCA matt@innovationrealtypartners.com 

Peter Brennan, STCA pete@innovationrealtypartners.com 

Lafe Hermansen, Core Design lbh@coredesigninc.com 

Holli Heavrin, Core Design hhh@coredesigninc.com 

Larry Zinser, Shook Kelley larryzinser@shookkelley.com 

Attachment 2



STCA Questions ‐ City Response Matrix (see comments in blue)
May 29, 2020 Meeting

1 PW We would appreciate further clarification of the last sentence of 
the City’s answer to question #1 from our May 14th meeting 
which states “This applies to block and alley lengths as well.”  
We would appreciate further clarification in light of Table 1 from 
the 2010 Interim Town Center Street Design Standards.

The maximum length of an alley in the Town Center is determined by the intersection spacing outlined in the Interim Town Center Street Design Standards, Table 1.  The maximum length is 350', please refer to the attached intersection spacing graphic. 
Additionally, the PWS governs that an alley serves a maximum of 30 lots.
References
* 2016 Public Works Standards Chapter 9, Section 9.3 of the PWS 9.3(B)
* 2016 Public Works Standards, Page 71, Section 12.8
* Interim Town Center Street Design Standards, Table 1
* UZDP2019‐00562 Plan Set Review Comments, dated March 10, 2020 (comment 20)
* Project Pre‐Application Notes, dated May 23, 2019 (page 17, comment 10) 
* Refer to attached intersection spacing graphic

Updated following 5/29/20 meeting:
Refer to the intersection spacing graphic                                                                                                                                              

2 PW/PL We would appreciate discussing the designation of streets in the 
TC‐A1 zone under both SMC 21B.30.040 and Figure 
21B.30.030a.  Please let us know the approved street 
designations for SE 4th Street and 225th PL SE per the TRF 
application.

In order to discuss the street designations, the applicant needs to provide estimated traffic volumes or have preliminary proposed uses for those street(s) being discussed. SMC 21B.30.040(2)(b) identifies the street designation for TCA‐1 zone as being  
“Pedestrian‐oriented streets”. TC‐A‐1, A‐2, and A‐3 zoned areas shall include designated pedestrian‐oriented street segment, as determined by the City through the unified zone development planning process. Pedestrian‐oriented streets are intended to
be streets featuring continuous storefronts or plaza spaces, wide sidewalks, street trees, bioretention, and on‐street parking. Designations for pedestrian‐oriented streets could cover an entire street, a single block, or a portion of a block, depending 
upon the area. Pedestrian‐oriented street designations are intended for areas where a concentration of pedestrian activity is desired. See SMC 21B.30.030(1) for related development frontage standards. 

Per the TRF development project, 4th Street is a Collector Arterial.  225th PL SE will be determined by future use.

References
* SMC 21B.30.030a
* SMC 21B.30.030(2)
* SMC 21B.30.030(1)(a)(i‐iv)
* SMC 21B.30.040(1)(B)
* SMC 21B.95.050(6)
* UZDP2019‐00562 Plan Set Review Comments, dated March 10, 2020 (comment 6, 18, 135)
* Project Pre‐Application Notes, dated May 23, 2019 (page 4, comment 2c) 

Updated following 5/29/20 meeting:
*Lafe Hermansen asked if a departure from the Interim Town Center Street Design Standards (2010) be a deviation or a variance?
SMC 21B.96.010 (1) adopts by Code the 2010 Interim Design Standards.  Because it is an adopted code, a deviation is not required and the criteria for a variance under the UZDP criteria would be applicable. 

3 PW/PL Please clarify the planter strip incorporation in Table 1 of the 
2010 Interim Town Center Street Design Standards.

Table 1, Interim Town Center Street Design Standards (July 7, 2010), row 9 marked “Planter Strip” (the same for four street classifications except not for “Alley/Service” which states “No continuous planter strips).  Incorporate 6’ minimum width 
discontinuous planters or tree wells with ADA complaint covers”.  It is unclear what is to be clarified as the requirement is clearly written.  

References
* Interim Town Center Street Design Standards (July 7, 2010) Table 1
* Resolution R2010‐431 Interim Street Design Standards for Town Center
* UZDP2019‐00562 Plan Set Review Comments, dated March 10, 2020 (comments 117, 118, 128, 132, 136, etc.)
* Project Pre‐Application Notes, dated May 23, 2019 (page 14, Development Standards, comment 1) 

No updates following 5/29/20 meeting.

4 PL Please confirm that encroachments into the ROW are governed 
by SMC 16.05.070 International Building Code (IBC) adopted. 
[2015 Edition].  We want to confirm that the 2015 IBC Chapter 
32 shall govern the encroachment of structures into the public 
right‐of‐way in the City of Sammamish.

SMC 21B.25.170 governs what structural elements are allowed to protrude into the public right‐of‐way. If encroachments are proposed, a Type D right‐of‐way lease permit is required pursuant to SMC 14A.30.60. Prior to issuing a Type D right‐of‐way 
lease permit, a Right‐of‐Way Use and Indemnification Agreement between the City and applicant must first be approved by City Manager.  Please review the Agreement between the City and Sky Apartments included as an attachment this response. 

References
* UZDP2019‐00562 Plan Set Review Comments, dated March 10, 2020 (comment 141)
* Project Pre‐Application Notes, dated May 23, 2019 (page 17, comment 13) 
* Sky Apartments Right of Way Use and Indemnification Agreement

Updated following 5/29/20 meeting:
The City of Sammamish utilizes the current Washington State Building Code as adopted by reference in the SMC.  In discussing this question with the City’s Building Division, both the SMC and IBC would apply for allowed 
encroachments/projections in the public right‐of‐way.  In general for any conflict between the codes, the more restrictive applies. However, it has been the City’s experience with other Town Center projects, there has been very few conflicts or 
issues with proposed encroachments or projections into the right‐of‐way related to building design when applying SMC 21B.25.170.  In addition, any building permits associated with Phase I shall be vested to the IBC Code in place at time of 
application.

1 6/3/2020



STCA Questions ‐ City Response Matrix (see comments in blue)
May 29, 2020 Meeting

5 PW With regard to the City’s response to our May 14th question #5, 
the City noted concerns regarding maintenance 
feasibility/personnel.  We would like to discuss potential 
solutions with staff that would still allow an efficient approach to 
stormwater management.

A facility located in the public ROW that treats/detains water from two different sites (the public ROW and the private site) meets the definition of a shared/regional facility. A requirement to having a shared/regional facility, per the KCSWDM (see 
references below), is that there must be an agreement between the multiple parties sharing the facility. Unless there is an agreement in place which must be approved by City Council, public and private storwater facilities need to be kept separate. 
Furthermore, public systems must be easily accessible to inspect and maintain and neither of these operations can cause for disruption to traffic or negatively impact adjacent businesses or residences. The potential size of these structures is also a 
concern. The KCSWDM requires vaults greater than 1250 square feet of floor area must provide a 5' x 10' removable locking panel as well as vaults with widths 10 feet or less must also have removable lids. The applicant should also note that in the 
KCSWDM it requires that for vaults under roadways the removable panel must be located outside the travel lanes. 

References 
* SMC 13.20.100(1)(e) 
* 2016 KCSWDM 5.1.3 Detention, Vaults, 5.1.3.1.2, Design Criteria, Access Requirements 
* 2016 KCSWDM 5.1.3.1.3 
* 2016 KCSWDM 9.04.020 
* UZDP2019‐00562 Plan Set Review Comments, dated March 10, 2020 (comment 52) 
* Project Pre‐Application Notes, dated May 23, 2019 (page 2, comment 3)

Updated following 5/29/20 meeting:
There was discussion regarding combining public and private stormwater facilities and if this was done on the SE 4th Street Capital Improvement Project (CIP).  The discussion also raised the question of whether an agreement was needed if any 
storm facility was situated on private property versus within the right‐of ‐way. 
‐In accordance with KCSWDM, Section 1.2.3.2, Regional facilities are typically constructed as part of a County/City approved plan or study (e.g., basin plan, stormwater compliance plan, or master drainage plan). Shared facilities may be 
constructed under a County/City developed shared facility drainage plan or under an agreement between two or more private developers. 
‐The SE 4th Street project has an approved "shared" stormwater facility which is located on the TRF site with easements, covenants in place for City access. 
‐As discussed at the meeting, STCA’s current stormwater system requires an agreement for a proposed "regional" facility.  This agreement shall clearly identify roles, responsibilities and liabilities relating to stormwater entering and being 
discharged from such a facility.  Such agreement requires approval by the City Council and is a lengthy process that is not guaranteed to be approved.  Furthermore, the KSWDM specifically states that a "shared/regional" facility must be 
constructed and operational before the rest of the proposed development can proceed utilization of the facility.  STCA’s proposed system which includes vaults in the public right‐of‐way is not acceptable at this time and is required to be 
redesigned for a system entirely on STCA’s property.  Additional shared drainage facility requirements are cited in the KCSWDM under Reference 4‐D.

6 PW City follow‐up response to question 3  (see below) discussed at 
the May 14, 2020 meeting.

"We would like to understand the reasons for the roundabout 
locations at the intersections of S.E. 4th Street and 224th and 
225th.  The distance is 428 feet.  The Town Center Infrastructure 
Plan generally shows a distance of 285 lineal feet between those 
two roundabouts.  The Applicant would like to better 
understand the planning and engineering reasons for the 
current location."

 SE 4th Street was designed prior to the acquisition of the STCA properties to the North and South. At the time of the design, the road intersections were aligned with the existing rights‐of‐way for 222nd, 224th, and 225th. The spacings between the 
intersection are shown on the attached exhibit and are as follows; 
222nd to 224th is 531’ and spans two (2) blocks, 225th to 224th is 431’ and includes the green spine crossing in the middle, 225th to 228th is 907’ and spans three blocks. 
In review, the intersection spacings of the project do conform with the Public Works Standards, Resolution R2010‐431 and the SMC 21B.030.040. The Public Works Standards call out the minimum intersection spacings for an arterial to be 200’ which is 
confirmed in all locations. Resolution R2010‐431 calls out specific intersection spacing requirements by reference, within the Town Center to be between 250’ min and 350’ max. There is only one location that falls outside this limit, and that is between 
225th and 224th. However, between both these intersections is the Green Spine and pedestrian crossing which does fall under an acceptable criterial based on SMC 21B.030.040(3). As per the code, the acceptable criteria is SMC 21B.030.040(3)(b) A 
departure provides the opportunity for a public open space or other public amenity that would otherwise not be possible. In this specific location the width of the Green Spine creates the spacing to exceed the 350’. As per the code section, the 
departure is permitted within the TC‐A zone subject to the unified zone development plan approval process.

References
*SE 4th Intersection Spacing Graphic
*Figure #35 Town Center Open Space Strategy

Updated following 5/29/20 meeting: 
Per Figure #35 Town Center Plan Open Space Strategy, it is possible for STCA to plan for a new trail and associated crossing at SE 4TH Street between 224TH AVE SE and 222ND PL SE to comply with the block and/or intersection length 
requirements defined by code.  Requirements for proposed trails can be found at SMC 21B.30.170.  For this location, analysis would be required based upon the type of use, width of SE 4TH Street, traffic gaps available for the trail crossing, traffic 
volumes and traffic speed. The trail would be required to be designed and built per AASHTO standards and be ADA compliant. 
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Meeting Minutes 

Meeting Information 

Project Name: STCA Follow Up Meeting 
Location: GoToMeeting 
Date: June 1, 2020 
Time: 10:00 – 11:00 a.m. 

Objective 

The purpose of this meeting was to discuss STCA’s four (4) follow up questions from Review #1 
Comment Letter related to the Green Spine. 

Meeting Minutes 
• The Applicant and Staff reviewed and discussed the City Response Matrix. The matrix was 

updated following the meeting. See attached matrix for final review comments.

• The Applicant inquired about the process of discussing future partnership agreements related to 
the Green Spine.  Staff has provided a follow-up response which is included in the updated 
matrix attached to these minutes. 

Attendance 
Kellye Hilde, Deputy Director  khilde@sammamish.us 

Chris Hankins, Senior Planner chankins@sammamish.us 

Darci Donovan, Project Coordinator ddonovan@sammamish.us 

Andrew Zagars, City Engineer azagars@sammamish.us 

Stephen Noeske, Sr. Development Review Manager snoeske@sammamish.us 

Greg Tauscheck, Development Review Engineer gtauscheck@sammamish.us 

Matthew Samwick, STCA matt@innovationrealtypartners.com 

Peter Brennan, STCA pete@innovationrealtypartners.com 

Lafe Hermansen, Core Design lbh@coredesigninc.com 

Lindsey Solorio, Core Design lbs@coredesigninc.com 

Larry Zinser, Shook Kelley larryzinser@shookkelley.com 
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STCA Questions - City Response Matrix (see comments in blue)

June 1, 2020 Meeting

Question Subject STCA Questions City Response

1 PRKS We would like to clarify the City’s comments about the location of 

the City Square. The TCIP shows different potential conceptual 

locations, with the understanding that the City Square would be 

on public property acquired by the City. See TCIP pages 8, 13 & 14 

and Adopted Town Center Plan Page 111. The City did not raise 

concerns about locating the City Square in the City-owned “notch” 

property when we presented this location during the pre-

application process.

The TCIP shows different potential conceptual locations for a City Square, all of them along SE 4th Street. (See page 7 of the TCIP)* This is intended to serve as the 

Primary open space, with the Secondary open space extending north and south of this square. (See page 11 of the TCIP). While it is referred to as the “City 

Square” there is no mention of an understanding that the City Square would be on public property acquired by the City. The city-owned parcel falls within what is 

described as the Green Spine (Page 7) of the TCIP and serves as the Secondary open space (page 11 of the TCIP). During the pre-application process, locations of 

the City Square in the city-owned “notch” property were considered, subject to an MOU and subsequent developers agreement with the City. To date, we are not 

aware of any discussions to this effect between the developer and the City.

References: 

* Pre-Application Meeting Notes dated May 23, 2019 (page 5 - comment 4a, page 11 - comment 5a, d, g, and page 19-comment 4, 5, 12, 13)

* UZDP2019-00562 Plan Set Review Comments (176, 185, etc.)

* UZDP2019-00562 Design Companion Review Matrix (1, 5, 12, 55, 62, etc.) 

* Page 7 of TCIP (The central form-giving feature of Town Center is “City Square”. Centrally located and adjoining SE 4th Street, this highly public civic open space 

establishes the scale, character, and function of the Core area. At approximately 300 feet per side…..)

* SMC 21B.30.090(4) and SMC 21B.95.050

Updated following 6/1/20 meeting:

As discussed at the meeting and as referenced in the Preappliation Meeting Notes dated May 23, 2019, an agreement related to the Green Spine (City Square) 

needed  to be negotiated and approved with the City prior to submitting an application.  Additionally, SMC 21B.95.050(4)(a) describes the requirement of the 

central open space in the TC-A1 zone and SMC 21B.95.050(4)(c) requires the central open space to connect directly to the Sammamish Commons. 

2 PRKS We would like to understand the statements in the City’s 

comment letter (page 4) about the hardscape elements, in light of 

the statement in the Green Spine Design Companion (page 10) 

that the Primary Zone is “significantly paved for intensive use” and 

the illustrations accompanying that statement.

Provide calculations clearly on all plan sheets to ensure hardscape and softscape ratios of all zones are in conformance with ratios identified on page 18 of the 

TCIP. 

References: 

* Pre-Application Meeting Notes dated May 23, 2019 (page 3 - comment 1a, page 5 - comment 4d, e, and page 19 - comment 13)

* UZDP2019-00562 Plan Set Review Comments (176, 183)

* UZDP2019-00562 Design Companion Review Matrix (12)

* SMC21B.95.050(1)(d)

No update following 6/1/20 meeting.

3 PRKS As previously stated, we would like to clarify the City’s comments 

(page 4-5) about public uses and public spaces in the designated 

Green Spine area.

The plan set submitted did not identify business types that would front the green spine or if there is an intent to allocate outdoor space in the green spine for 

private use. Outdoor private seating or private space cannot be included as part of the overall Green Spine width. Without this information, the City is unable to 

confirm that the minimum width requirements of the Green Spine and sidewalks are met. 

References:

* Pre-Application Meeting Notes dated May 23, 2019 (page 5 - comment 4a, d, and page 19 - comment 4, 5, 10)

* UZDP2019-00562 Plan Set Review Comments (161, 162, 165)

* UZDP2019-00562 Design Companion Review Matrix (60)

* Town Center Infrastructure Plan (page 5, 11)

* SMC21B.95.050(1)(d)

* SMC 21B.30.160(1)(b)

No update following 6/1/20 meeting.
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STCA Questions - City Response Matrix (see comments in blue)

June 1, 2020 Meeting

4 PRKS Specifically with regard to public use, we would like to clarify how 

the width of the Green Spine is measured from the “average 

perimeter building face.” (Please reference Town Center 

Infrastructure Plan, pages 17-19)

The Town Center Infrastructure Plan describes the primary open space on page 17 and 18.  The size of the primary open space is a minimum width of 40' and 200' 

maximum width measured from average perimeter building face.  The City will follow-up  with a description of "average perimeter building face" as part of  the 

meeting minutes. 

References:

* Town Center Infrastructure Plan (page 17-18)

* SMC 21B.95.040(3)

* SMC 21B.95.050(4)g)  

* SMC 21B.30.090(1)(4)

Updated following 6/1/20 meeting:

Refer to the Average Perimeter Building Face Measurement Graphic
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From: Peter Brennan
To: Kellye Hilde
Subject: STC - City Square - Parks Presentation
Date: Wednesday, July 31, 2019 3:18:57 PM
Attachments: 19_0726_STC_City Square_DRAFT In Progress.pdf

Kellye,
 
I hope all is well with you.
 
Please see the attached City Square presentation we look forward to reviewing with yourself and the
Parks Department next week.  There are some necessary technical details in the presentation that I
will expand upon during next week’s meeting, but I hope it makes sense in the meantime.  Please
feel free to get in touch with me if you have any questions prior to our scheduled meeting on the

7th.  Thanks so much.
 
Best,
Peter Brennan
503-849-4233
 
 

Attachment 3.1
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Limits of Spatial Enclosure &
Distance/Vision Relationships


45° (1:1) Full Enclosure - PEAK Retail Environment & Performance:
• Retail Visibility (Merchandise & Signage): Direct, Unobstructed, and Legible 
at Range of Scale and Detail.
• Cross Shopping: Directly Accessible.
• Walkable Retail Loop: Cohesive and High Density of Connections.
 • The building is considerably higher than the upper limit (30°) of our   
 vision, resulting in feeling of well-enclosed.
 • This is the optimum distance relation for seeing facade details.


30° (1:2) Threshold of Enclosure - STRONG Retail Environment & Performance:
• Retail Visibility (Merchandise & Signage): Minimal Obstructions and Legible 
at Larger Range of Scale - Loss of Some Small Detail.
• Cross Shopping: Inviting and Easily Accessible.
• Walkable Retail Loop: Continuous and Adequate Density of Connections.
 • The building facade height coincides with the upper limit of our   
 normal view. This is the threshold of distraction, the lower limit for   
 creating a feeling of enclosure.
 • This is the optimum distance relation for seeing the whole facade   
 and its details simultaneously.


18° (1:3) Minimum Enclosure - WEAK Retail Environment & Performance:
• Retail Visibility (Merchandise & Signage): Numerous Obstructions and 
Legible Only at Larger Scale - Loss of Detail.
• Cross Shopping: Sporadic and Moderately Accessible.
• Walkable Retail Loop: Tenuous and Fragmented and Low Density of 
Connections - Approaching Function as ‘Single-Loaded’ Retail Street.
 • Perception of the prominent objects beyond the space as much as   
 the space itself.
 • This is the threshold of distraction for distant views.


14° (1:4) Loss of Enclosure - POOR Retail Environment & Performance:
• Retail Visibility (Merchandise & Signage): Fully Obstructed and Illegible.
• Cross Shopping: Unachievable and Isolated.
• Walkable Retail Loop: Unachievable and Coincidental Connections - Edge of 
Square functions as Single-loaded retail street.
 • The space loses its containing quality and peripheral facades    
 function more as edges.
 • The building facade functions as an edge to a distant view.
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SQUARE ENCLOSURE 
Building Height-to-Square Width


2151 Hawkins Street
Suite 400
Charlotte NC 28203
T 704 377 0661
F 704 377 0953


5735 Melrose Avenue
Los Angeles CA 90038
T 310 659 9482
F 310 659 9529


Sammamish Town Center
Sammamish, WA


Project No. 16009 UZDP - Phase I: Key Discussion Items: City Square
Scale: N/A


Date: 07/26/2019


© Shook Kelley, Inc. All rights reserved.
May not be copied in whole or in part.


STCA, LLC
Prepared for:


KDI:CS.01
DRAFT
FOR REVIEW ONLY


ULI–the Urban Land Institute Ten Principles for Developing Successful Town Centers
ULI–the Urban Land Institute Ten Principles for Rebuilding Neighborhood Retail
Robert J. Gibbs, ASLA, AICP  Principles of Urban Retail Planning and Develoment 
Nikos Salingaros    Principles of Urban Structure 
Mike Greenburg   The Poetics of Cities: Designing Neighborhoods that Work 
Allan B. Jacobs     Great Streets 
Hans Blumenfeld   The Modern Metropolis: Its Origins, Growth, Characteristics, and Planning
James J. Gibson     The Perception of the Visual World 
Anton Nelessen   Visions for a New American Dream


CITY SQUARE
ENCLOSURE


Key Sources
& References:


NOTE: THIS PLAN (AND ASSOCIATED 
DATA) IS A PRELIMINARY PROGRESS 
DRAFT AND SUBJECT TO CHANGE 
WITHOUT NOTICE PENDING ONGOING 
REVIEW AND COORDINATION WITH 
RELEVANT GOVERNMENT AGENCIES 
TOGETHER WITH STCA, LLC AND ITS 
CONSULTANT TEAM.
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STCA, LLC
5335 MEADOWS ROAD, STE 108


LAKE OSWEGO, OR 97035
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Square Width-to-Length Proportion


Optimal Mixed-Use Square
Width-to-Length Proportions


Width-to-Length Ratios: Range from 1:2 to 1:3.
 • Squares are most effective when sized in proportion to their   
 urban setting.
 • Most successful urban shopping areas have a square size defined  
 by a one-to-two/three part width-to-length ratio (measured from  
 face of perimeter buildings). 
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STC - CITY SQUARE / WOONERF
SAMMAMISH, WASHINGTON
KEY COMPONENTS - TYPICAL FUNCTION
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SMC - 21B.15.410 Woonerf.
“Woonerf” is a term originating in Holland describing a street where pedestrians 
and cyclists have legal priority over motorists. Woonerfs are characterized by 
curbless shared spaces with traffic calming measures such as bollards and 
landscaping elements. Travel speeds are typically limited to 10 or 15 miles per hour.


City Square - Public Park
Maximum Size & Expansion for Special Events: 186.5’ x 380’
Measured from Face of Perimeter Buildings 


• Enclosure Ratio (Building Height-to-City Square Width)
72’ : 186.5’ or 1 : 2.59


• Size Ratio (City Square Width-to-Length Proportion)
186.5’ : 340’ or 1 : 1.8


Woonerf - One-Way Traffic Lane: 15’-0”.


On-Street Diagonal Parking: 18’-0”.
Located on One Side of Street to Support Commercial Viability
(Retail Shops/Restaurants).


Woonerf Mid-Block Traffic Lane Chicane.
On-Street Parking shifts to opposite side of street:
Increases traffic calming and visual interest with deflected views.


Pedestrian Sidewalk: Width Varies - 15’-0” Minimum.


Parking Bulbout & Rain Garden - Landscaping/Bio-Retention.


Mixed-Use/Shared Parking Structure Access Drive.


Zero Curbs & Reduced Street Corner Radii.


Two-Way Traffic Lanes: (2) @ 10’-0”.


Interior Block Amenity Court. 


Pedestrian Alley (Non-Motorized):
Connection Between Amenity Court / Parking Access, & Woonerf.


Pedestrian Oriented Forecourt Space:
Threshold Space Between Exterior Street/Square & Interior Block.


Street Surface Material/Texture/Pattern Changes:
• Pedestrian Alley Intersections.
• Street Crosswalks.


Drop-off / Pick-Up Lane: Valet, Ride Share (Uber/Lyft), Taxi, etc.


Potential Ground Floor Building Recess:
Outdoor Dining/Seating Areas and/or Retail Shop Merchandising.


Water Feature with Integrated Monumental Public Art Centerpiece.
Final configuration and location(s) TBD per coordination with 
commissioned artist(s).


3


3


5


4


5


6


15


15


6


8


8


16


8


8


15


77


77


4


1


2 2


22


1


2


3


4


5


6


7


8


9


9


9


10


1010


11


11


12


12


11


11 11


12


12


13


14


14


15


16


NOTE: THIS PLAN (AND ASSOCIATED 
DATA) IS A PRELIMINARY PROGRESS 
DRAFT AND SUBJECT TO CHANGE 
WITHOUT NOTICE PENDING ONGOING 
REVIEW AND COORDINATION WITH 
RELEVANT GOVERNMENT AGENCIES 
TOGETHER WITH STCA, LLC AND ITS 
CONSULTANT TEAM.


PRELIMINARY
NOT FOR CONSTRUCTION


CONFIDENTIAL
THIS DOCUMENT CONTAINS CONFIDENTIAL


AND PROPRIETARY INFORMATION THAT
CANNOT BE REPRODUCED OR DIVULGED,


IN WHOLE OR IN PART, WITHOUT WRITTEN
AUTHORIZATION FROM:


STCA, LLC
5335 MEADOWS ROAD, STE 108


LAKE OSWEGO, OR 97035







22
4t


h
 A


ve
n


u
e 


S
E


SE 6th Street SE 6th Street


SE 5th Street SE 5th Street


SE 4th Street


SE 4th Street


22
5t


h
 P


la
ce


 S
E


ForecourtForecourt


ForecourtForecourt


PP PP


PP


PP


PP


PPPP


2151 Hawkins Street
Suite 400
Charlotte NC 28203
T 704 377 0661
F 704 377 0953


5735 Melrose Avenue
Los Angeles CA 90038
T 310 659 9482
F 310 659 9529


Sammamish Town Center
Sammamish, WA


Project No. 16009 UZDP - Phase I: Key Discussion Items: City Square
Scale: 1”=60’-0”
Date: 07/26/2019


© Shook Kelley, Inc. All rights reserved.
May not be copied in whole or in part.


STCA, LLC
Prepared for:


KDI:CS.16
DRAFT
FOR REVIEW ONLY


STC - CITY SQUARE / WOONERF
SAMMAMISH, WASHINGTON
SPECIAL EVENT
Configuration A: Typical Park Space
 •Farmer’s Market
 •Outdoor Movies in the Park
 •Rig-a-Palooza
 •Kids First
 •Outdoor Skating Rink (Ice/Roller)
 •City Sponsored Events
 •Private Event Reservations
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City Square - Flexible Potential Activity Zones:
 A. Festival Market & Vendor Tent Area
 B. Central Court Event Tenting & Seating Area
 C. Amphitheater Lawn Seating Area


Water Feature with Integrated Monumental Public Art Centerpiece.
Final configuration and location(s) TBD per coordination with 
commissioned artist(s).


Performance Stage Zone:
Temporary performance stage location is flexible for positioning 
within or either side of the street depending on type of entertainment 
and anticipated size and desired orientation of audience within both 
the City Square and Lower Commons. 


Food Truck Zone:
Reclaimed on-street parallel parking spaces for temporary Food Truck 
Parking and/or expansion area for special event tables and seating. 
Placement near street closure locations facilitates safe/efficient 
controlled access/departure with minimal disruption to event. 


Building Ground Floor Commercial Frontage:
Sustained and Continuous Retail Loop with Open and Accessible 
Shops and Restaurants with Outdoor Dining Areas.
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STC - CITY SQUARE / WOONERF
SAMMAMISH, WASHINGTON
SPECIAL EVENT
Configuration B: Woonerfs Closed
 •Concerts in the Park
 •Art Walks
 •Sammamish Party on the Plateau
 •Large City Sponsored Events
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Temporary Street Closure: Pedestrian Only Access.
Barricade placement permits vehicular circulation around adjacent 
block(s) and access to public/mixed-use parking structures. 


City Square - Public Park & Street Expansion area for Special Events
Non-motorized, pedestrian circulation (emergency vehicle access 
only).


City Square - Flexible Potential Activity Zones:
 A. Festival Market & Vendor Tent Area
 B. Central Court Event Tenting & Seating Area
 C. Amphitheater Lawn Seating Area


Water Feature with Integrated Monumental Public Art Centerpiece.
Final configuration and location(s) TBD per coordination with 
commissioned artist(s).


Performance Stage Zone:
Temporary performance stage location is flexible for positioning 
within or either side of the street depending on type of entertainment 
and anticipated size and desired orientation of audience within both 
the City Square and Lower Commons. 


Food Truck Zone:
Reclaimed on-street parallel parking spaces for temporary Food Truck 
Parking and/or expansion area for special event tables and seating. 
Placement near street closure locations facilitates safe/efficient 
controlled access/departure with minimal disruption to event. 


Parklette (Temporary Seating/Art/Landscape/Merchandise Zone):
Reclaimed on-street diagonal parking spaces for temporary 
‘Parklettes’ and/or expansion area for special event tables and seating


Building Ground Floor Commercial Frontage:
Sustained and Continuous Retail Loop with Open and Accessible 
Shops and Restaurants with Outdoor Dining Areas.
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STC - CITY SQUARE / WOONERF
SAMMAMISH, WASHINGTON
SPECIAL EVENT
Configuration C: SE 5th St & SE 6th St Closed
 •4th of July
 •Concerts in the Park
 •Sammamish Party on the Plateau
 •Extended City Sponsored Events
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Temporary Street Closure: Pedestrian Only Access.
Barricade placement permits vehicular circulation around adjacent 
block(s) and access to public/mixed-use parking structures. 


City Square - Public Park & Street Expansion area for Special Events
Non-motorized, pedestrian circulation (emergency vehicle access 
only).


City Square - Flexible Potential Activity Zones:
 A. Festival Market & Vendor Tent Area
 B. Central Court Event Tenting & Seating Area
 C. Amphitheater Lawn Seating Area


Water Feature with Integrated Monumental Public Art Centerpiece.
Final configuration and location(s) TBD per coordination with 
commissioned artist(s).


Performance Stage Zone:
Temporary performance stage location is flexible for positioning 
within or either side of the street depending on type of entertainment 
and anticipated size and desired orientation of audience within both 
the City Square and Lower Commons. 


Food Truck Zone:
Reclaimed on-street parallel parking spaces for temporary Food Truck 
Parking and/or expansion area for special event tables and seating. 
Placement near street closure locations facilitates safe/efficient 
controlled access/departure with minimal disruption to event. 


Parklette (Temporary Seating/Art/Landscape/Merchandise Zone):
Reclaimed on-street diagonal parking spaces for temporary 
‘Parklettes’ and/or expansion area for special event tables and seating


Building Ground Floor Commercial Frontage:
Sustained and Continuous Retail Loop with Open and Accessible 
Shops and Restaurants with Outdoor Dining Areas.
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Park Lane: Kirkland, Washington


Planning Excellence


Park Lane is a clear example of planning and urban design ingenuity. A!er
decades of use and patchwork repairs, the two-block long retail corridor in
Kirkland, Washington, began to show its age with trees cracking the sidewalks and
an aging water main spilling polluted stormwater directly into Lake Washington.


Rather than simply replacing the water main, ripping up the trees, and repaving
the sidewalks, the city of Kirkland decided to boldly reinvent Park Lane in the
style of an "American woonerf," a!er the Dutch word that translates roughly to
"living street."


A thoughtful arrangement of elements within the pedestrian realm creates multiple opportunities to
gather, stroll by, window shop, view art, and enjoy the plantings. Photo courtesy CDC sta!.
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The city successfully obtained two grants from the Washington State Department
of Ecology and the Transportation Alternatives Panel totaling $1.6 million, which
allowed the city council to approve $1.4 million for the project's nearly $3 million
price tag. Working together with property and business owners, as well as
community members, the stakeholders came to a consensus to move forward with
a plaza-style redesign, which balanced the desire to increase walkability and allow
for a "exible use of the space without eliminating automobile traf#c entirely.


A shared environment for pedestrians and passing vehicles is created by 36,000
square feet of pavers. The surface design promotes walking and biking over
driving with its woonerf-style design and 100 percent paver surface, abundant
street furniture, and parking hoops for cyclists, as well as multiple art plinths for
rotating art exhibits. Local business owners have offered unanimous praise for
the new design and reported a surge of new customers as the project came to
completion.


Park Lane is a street people go to, not just through, and demonstrates that
mundane street repairs need not beget mundane solutions.


In recent years, this once-charming street had degraded into crumbling pavement, diseased street
trees, and periodic flooding of local businesses. With its festive design, the new Park Lane woonerf is
now one of the most welcoming urban streets in the region with a high capacity for water retention.
Photo courtesy CDC sta!.


DEFINING CHARACTERISTICS AND FEATURES
Park Lane hosts regular community events such as art walks and music
performances at no cost to residents, while also providing easy access to
events and retail located along Waterfront Park and Central Park.


Bollards placed at the ends of Park Lane were installed to allow the street to
become a car-free pedestrian mall for special occasions.


Planners, designers, and engineers developed the continuous, decorative
paver system that encourages walkability and reduces traf#c speed by
reminding drivers that pedestrians have the right-of-way.


Park Lane is a sustainable street, cleaning 100 percent of its runoff through
bioretention planters and permeable pavers before the water is released into
Lake Washington.


Expanded outdoor seating areas have been de#ned for each restaurant along
the street


BY THE NUMBERS
23 shops bene#t from the street's redesign
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The city successfully obtained two grants from the Washington State Department
of Ecology and the Transportation Alternatives Panel totaling $1.6 million, which
allowed the city council to approve $1.4 million for the project's nearly $3 million
price tag. Working together with property and business owners, as well as
community members, the stakeholders came to a consensus to move forward with
a plaza-style redesign, which balanced the desire to increase walkability and allow
for a "exible use of the space without eliminating automobile traf#c entirely.


A shared environment for pedestrians and passing vehicles is created by 36,000
square feet of pavers. The surface design promotes walking and biking over
driving with its woonerf-style design and 100 percent paver surface, abundant
street furniture, and parking hoops for cyclists, as well as multiple art plinths for
rotating art exhibits. Local business owners have offered unanimous praise for
the new design and reported a surge of new customers as the project came to
completion.


Park Lane is a street people go to, not just through, and demonstrates that
mundane street repairs need not beget mundane solutions.


In recent years, this once-charming street had degraded into crumbling pavement, diseased street
trees, and periodic flooding of local businesses. With its festive design, the new Park Lane woonerf is
now one of the most welcoming urban streets in the region with a high capacity for water retention.
Photo courtesy CDC sta!.


DEFINING CHARACTERISTICS AND FEATURES
Park Lane hosts regular community events such as art walks and music
performances at no cost to residents, while also providing easy access to
events and retail located along Waterfront Park and Central Park.


Bollards placed at the ends of Park Lane were installed to allow the street to
become a car-free pedestrian mall for special occasions.


Planners, designers, and engineers developed the continuous, decorative
paver system that encourages walkability and reduces traf#c speed by
reminding drivers that pedestrians have the right-of-way.


Park Lane is a sustainable street, cleaning 100 percent of its runoff through
bioretention planters and permeable pavers before the water is released into
Lake Washington.


Expanded outdoor seating areas have been de#ned for each restaurant along
the street


BY THE NUMBERS
23 shops bene#t from the street's redesign
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$1.6 million provided by grants with $1.4 million approved by the Kirkland
City Council


56 trees of seven disease-resistant varieties were planted to create the
designed vegetative canopy along with ample structural soil and modular
suspended pavement system ensuring a healthy root system


32 bicycle parking hoops


34 new sidewalk cafe seats with bistro tables


19 pedestrian scale LED street lights support 1,300 feet of overhead festival
lighting


Kirkland's original art fountain was saved, and 6 more art plinths with seats
line the street


All asphalt was replaced by 36,000 square feet of paver and concrete
intersections


DESIGNATED AREA
Park Lane is one-sixth of a mile that connects 3rd Street (Kirkland Transit Center)
to Lake Street South.


A series of bioretention planters capture stormwater runo!, allowing the public to observe how water
moves through the site. The location of the bioretention planters was selected to minimize the impact
on established trees. Photo courtesy CDC sta!.
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One-Way Traffic Lane: 15’-0”.


On-street Diagonal Parking: 18’-0”.


Pedestrian Sidewalk: Width Varies.


Parking Bulbout & Landscaping/Bio-Retention.


Service Alley Access Drive.


Service Alley & Internal Block Parking Area.


Street Corner Radius & Zero Curb.


Two-Way Traffic Lanes: (2) @ 10’-0”.


Ped Alley Between Parking & Woonerf.


Material/Texture Change @ Ped Alley Intersection.


Material/Texture Change @ 3rd St Intersection.


Bus/Transit Shelter.
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Park Lane Woonerf is a well defined public space - designed (along one segment) as one-way lane with diagonal on-
street parking on one side to support commercial (retail/shops and restaurant) viability, and flips to opposite side at mid-
block location, which creates a traffic calming chicane and increases visual interest with deflected views. 


Continuous detectable warning strip is installed along all accessible edges of zero curb transition between pedestrian 
only zone and vehicular driving surface - facilitates safe pedestrian crossing anywhere along entire frontage rather than 
only one location.


Decorative paver surfaces with subtle pattern/color changes and crisp concrete accents define a variety of pedestrian/
vehicular transition zones.


Landscape strategy is layered to include:
 A. Ordered spacing of street trees with landscaped wells that reinforce the edge of pedestrian/    
 vehicular transition zones.
 B. Unique, organic, and ornamental plant clusters that express the character of individual retail     
 shops and restaurants.


Decorative, illuminated bollards with intentional spacing provides enhanced safety and definition of pedestrian/
vehicular transition zones. 


Tenant signage is presented and positioned in a range of types, scales, and locations to provide effective visual and 
multimodal communication to customers circulating both on foot and within vehicles.


Individual tenant merchandising, outdoor seating, and ornamental landscaping extends (spills) out onto the sidewalk at 
key locations to facilitate a rich pedestrian and shopping environment.


Buildings/shop storefronts are designed with a variety of canopies and awnings, which generously overhang the 
sidewalk provide pedestrians with:
 A. Comfortable scale transition and outdoor threshold spaces along storefronts between the     
 sidewalk and interior shop spaces.
 B. Adequate shade and/or protection from inclement weather.


Some buildings/shops are designed with recessed storefronts, which expand the pedestrian zone with outdoor 
forecourts leading into interior shop spaces.


Lighting strategy is layered to provide adequate illumination for public safety and enhance pedestrian scale and retail/
restaurant nighttime ambiance including:
 A. Interior lighting behind storefronts to highlight merchandise and activities and facilitate desirable    
 indirect illumination of the streetscape.
 B. Exterior building and signage lighting mounted on face of building and under canopies/awnings to    
 illuminate key outdoor areas (seating/entrances) and highlight signage. 
 C. Decorative illuminated bollards and streetlights with integrated overhead string lighting to     
 augment building interior and exterior lighting.
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Decorative paver surfaces with subtle pattern/color changes and crisp concrete accents define a variety of pedestrian/
vehicular transition zones.


Landscape strategy is layered to include unique, organic, and ornamental plant clusters that express the character of 
individual retail shops and restaurants.


Tenant signage is presented and positioned in a range of types, scales, and locations to provide effective visual and 
multimodal communication to customers circulating both on foot and within vehicles.


Individual tenant merchandising, outdoor seating, and ornamental landscaping extends (spills) out onto the sidewalk at 
key locations to facilitate a rich pedestrian and shopping environment.


Buildings/shop storefronts are designed with a variety of canopies and awnings, which generously overhang the 
sidewalk provide pedestrians with:
 A. Comfortable scale transition and outdoor threshold spaces along storefronts between the     
 sidewalk and interior shop spaces.
 B. Adequate shade and/or protection from inclement weather.


Some buildings/shops are designed with recessed storefronts, which expand the pedestrian zone with outdoor 
forecourts leading into interior shop spaces.


Lighting strategy is layered to provide adequate illumination for public safety and enhance pedestrian scale and retail/
restaurant nighttime ambiance including:
 A. Interior lighting behind storefronts to highlight merchandise and activities and facilitate desirable    
 indirect illumination of the streetscape.
 B. Exterior building and signage lighting mounted on face of building and under canopies/awnings to    
 illuminate key outdoor areas (seating/entrances) and highlight signage.
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Landscaped rain garden (bio-retension/stormwater management area) is integrated within bulb-outs defining 
diagonal on-street parking to support commercial (retail/shops and restaurant) viability.


Concrete curb with integrated stormwater spillway. 


Edge protection defined with low guardrail constructed and detailed with wood and metal post/bracket assembly. 


Stormwater inlet grate integrated within concrete curb.


Square concrete curb and gutter provides a functional urban aesthetic.


Decorative paver surfaces with subtle pattern/color changes and crisp concrete accents define a variety of
pedestrian/vehicular transition zones.


Streetscape strategy is layered to include:
 A. Well positioned standard public amenities - bicycle racks, benches/seating areas, wayfining signage, public  
 art features, waist receptacles, etc.
 B. Unique outdoor seating areas with unique furniture that express the character of individual restaurants.


Tenant signage is presented and positioned in a range of types, scales, and locations to provide effective visual 
and multimodal communication to customers circulating both on foot and within vehicles. 


Buildings/restaurant storefronts are designed to fully open and expand indoor space into adjacent outdoor dining 
and seating areas along sidewalk at key locations to facilitate a rich pedestrian environment.


Landscape strategy is layered to include:
 A. Ordered spacing of street trees with landscaped wells that reinforce the edge of pedestrian/vehicular   
 transition zones.
 B. Unique, organic, and ornamental plant clusters that express the character of individual retail shops and   
 restaurants.
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Landscaped rain garden (bio-retension/stormwater management area) is integrated within bulb-outs defining diagonal 
on-street parking to support commercial (retail/shops and restaurant) viability.


Concrete curb with integrated stormwater spillway. 


Stormwater overflow inlet grate.


Cleanouts concealed in landscape area to minimize visual impact.


Edge protection defined with low guardrail constructed and detailed with wood and metal post/bracket assembly.


Continuous detectable warning strip is installed along all accessible edges of zero curb transition between pedestrian 
only zone and vehicular driving surface - facilitates safe pedestrian crossing anywhere along entire frontage rather than 
only one location. 


Decorative, illuminated bollards with intentional spacing provides enhanced safety and definition of pedestrian/ 
vehicular transition zones.


Decorative paver surfaces with subtle pattern/color changes and crisp concrete accents define a variety of
pedestrian/vehicular transition zones.


Streetscape strategy is layered to include:
 A. Well positioned standard public amenities - bicycle racks, benches/seating areas, wayfining signage, public   
 art features, waist receptacles, etc.
 B. Unique outdoor seating areas with unique furniture that express the character of individual restaurants.


Tenant signage is presented and positioned in a range of types, scales, and locations to provide effective visual and 
multimodal communication to customers circulating both on foot and within vehicles.


Individual tenant merchandising, outdoor seating, and ornamental landscaping extends (spills) out onto the sidewalk at 
key locations to facilitate a rich pedestrian and shopping environment.  


Buildings/restaurant storefronts are designed to fully open and expand indoor space into adjacent outdoor dining and 
seating areas along sidewalk at key locations to facilitate a rich pedestrian environment.


Landscape strategy is layered to include:
 A. Ordered spacing of street trees with landscaped wells that reinforce the edge of pedestrian/vehicular    
 transition zones.
 B. Unique, organic, and ornamental plant clusters that express the character of individual retail shops and    
 restaurants.
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Continuous detectable warning strip is installed along all accessible edges of zero curb transition between pedestrian only zone 
and vehicular driving surface - facilitates safe pedestrian crossing anywhere along entire frontage rather than only one location.


Decorative, illuminated bollards with intentional spacing provides enhanced safety and definition of pedestrian/vehicular 
transition zones. 


Decorative paver surfaces with subtle pattern/color changes and crisp concrete accents define a variety of pedestrian/vehicular 
transition zones.


Public ‘Art Walk’ program is integrated with the streetscape features and amenities including fountains and seating.


A variety of seating options are dispersed along the street including: fixed/integrated benches and seating walls, and movable 
furniture (seating and tables) associated with specific restaurant storefronts and streetscape nodes.


Buildings/shop storefronts are designed with a variety of canopies and awnings, which generously overhang the sidewalk 
provide pedestrians with:
 A. Comfortable scale transition and outdoor threshold spaces along storefronts between the sidewalk and    
 interior shop spaces.
 B. Adequate shade and/or protection from inclement weather. 


Landscaped bio-retension/stormwater management area is integrated within bulb-outs defining diagonal on-street parking to 
support commercial (retail/shops and restaurant) viability.


Landscape strategy is layered to include:
 A. Ordered spacing of street trees with landscaped wells that reinforce the edge of pedestrian/vehicular     
 transition zones.
 B. Unique, organic, and ornamental plant clusters that express the character of individual retail shops and    
 restaurants.


Streetscape strategy is layered to include:
 A. Well positioned standard public amenities - bicycle racks, benches/seating areas, wayfining signage, public art    
 features, waist receptacles, etc.
 B. Unique outdoor seating areas with unique furniture that express the character of individual restaurants.


Buildings/restaurant storefronts are designed to fully open and expand indoor space into adjacent outdoor dining and seating 
areas along sidewalk at key locations to facilitate a rich pedestrian environment. 


Lighting strategy is layered to provide adequate illumination for public safety and enhance pedestrian scale and retail/restaurant 
nighttime ambiance including:
 A. Interior lighting behind storefronts to highlight merchandise and activities and facilitate desirable indirect    
 illumination of the streetscape.
 B. Exterior building and signage lighting mounted on face of building and under canopies/awnings to illuminate     
 key outdoor areas (seating/entrances) and highlight signage. 
 C. Decorative illuminated bollards and streetlights with integrated overhead string lighting to augment building    
 interior and exterior lighting.
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Park Lane Woonerf is a well defined public space - designed (along one segment) as one-way lane with diagonal on-street 
parking on one side to support commercial (retail/shops and restaurant) viability, and flips to opposite side at mid-block 
location, which creates a traffic calming chicane and increases visual interest with deflected views. 


Continuous detectable warning strip is installed along all accessible edges of zero curb transition between pedestrian only zone 
and vehicular driving surface - facilitates safe pedestrian crossing anywhere along entire frontage rather than only one location.


Decorative paver surfaces with subtle pattern/color changes and crisp concrete accents define a variety of pedestrian/vehicular 
transition zones.


Streetscape strategy is layered to include:
 A. Well positioned standard public amenities - bicycle racks, benches/seating areas, wayfining signage, public art    
 features, waist receptacles, etc.
 B. Unique outdoor seating areas with unique furniture that express the character of individual restaurants.


Buildings/restaurant storefronts are designed to fully open and expand indoor space into adjacent outdoor dining and seating 
areas along sidewalk at key locations to facilitate a rich pedestrian environment.


Decorative, illuminated bollards with intentional spacing provides enhanced safety and definition of pedestrian/vehicular 
transition zones. 


Tenant signage is presented and positioned in a range of types, scales, and locations to provide effective visual and multimodal 
communication to customers circulating both on foot and within vehicles.


Landscape strategy is layered to include:
 A. Ordered spacing of street trees with landscaped wells that reinforce the edge of pedestrian/vehicular     
 transition zones.
 B. Unique, organic, and ornamental plant clusters that express the character of individual retail shops and    
 restaurants. 


Buildings/shop storefronts are designed with a variety of canopies and awnings, which generously overhang the sidewalk 
provide pedestrians with:
 A. Comfortable scale transition and outdoor threshold spaces along storefronts between the sidewalk and    
 interior shop spaces.
 B. Adequate shade and/or protection from inclement weather.


Lighting strategy is layered to provide adequate illumination for public safety and enhance pedestrian scale and retail/restaurant 
nighttime ambiance including:
 A. Interior lighting behind storefronts to highlight merchandise and activities and facilitate desirable indirect    
 illumination of the streetscape.
 B. Exterior building and signage lighting mounted on face of building and under canopies/awnings to illuminate     
 key outdoor areas (seating/entrances) and highlight signage. 
 C. Decorative illuminated bollards and streetlights with integrated overhead string lighting to augment building    
 interior and exterior lighting.
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Park Lane Woonerf is a well defined public space - designed (along one segment) as one-way lane with diagonal on-street 
parking on one side to support commercial (retail/shops and restaurant) viability, and flips to opposite side at mid-block 
location, which creates a traffic calming chicane and increases visual interest with deflected views. 


Continuous detectable warning strip is installed along all accessible edges of zero curb transition between pedestrian only zone 
and vehicular driving surface - facilitates safe pedestrian crossing anywhere along entire frontage rather than only one location.


Decorative paver surfaces with subtle pattern/color changes and crisp concrete accents define a variety of pedestrian/vehicular 
transition zones.


Streetscape strategy is layered to include:
 A. Well positioned standard public amenities - bicycle racks, benches/seating areas, wayfining signage, public art    
 features, waist receptacles, etc.
 B. Unique outdoor seating areas with unique furniture that express the character of individual restaurants.


Buildings/restaurant storefronts are designed to fully open and expand indoor space into adjacent outdoor dining and seating 
areas along sidewalk at key locations to facilitate a rich pedestrian environment.


Decorative, illuminated bollards with intentional spacing provides enhanced safety and definition of pedestrian/vehicular 
transition zones. 


Tenant signage is presented and positioned in a range of types, scales, and locations to provide effective visual and multimodal 
communication to customers circulating both on foot and within vehicles.


Landscape strategy is layered to include:
 A. Ordered spacing of street trees with landscaped wells that reinforce the edge of pedestrian/vehicular     
 transition zones.
 B. Unique, organic, and ornamental plant clusters that express the character of individual retail shops and    
 restaurants. 


Buildings/shop storefronts are designed with a variety of canopies and awnings, which generously overhang the sidewalk 
provide pedestrians with:
 A. Comfortable scale transition and outdoor threshold spaces along storefronts between the sidewalk and    
 interior shop spaces.
 B. Adequate shade and/or protection from inclement weather.


Lighting strategy is layered to provide adequate illumination for public safety and enhance pedestrian scale and retail/restaurant 
nighttime ambiance including:
 A. Interior lighting behind storefronts to highlight merchandise and activities and facilitate desirable indirect    
 illumination of the streetscape.
 B. Exterior building and signage lighting mounted on face of building and under canopies/awnings to illuminate     
 key outdoor areas (seating/entrances) and highlight signage. 
 C. Decorative illuminated bollards and streetlights with integrated overhead string lighting to augment building    
 interior and exterior lighting.
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Park Lane Woonerf is a well defined public space - designed (along one segment) as one-way lane with diagonal on-street 
parking on one side to support commercial (retail/shops and restaurant) viability, and flips to opposite side at mid-block 
location, which creates a traffic calming chicane and increases visual interest with deflected views. 


Continuous detectable warning strip is installed along all accessible edges of zero curb transition between pedestrian only zone 
and vehicular driving surface - facilitates safe pedestrian crossing anywhere along entire frontage rather than only one location.


Decorative paver surfaces with subtle pattern/color changes and crisp concrete accents define a variety of pedestrian/vehicular 
transition zones.


Streetscape strategy is layered to include:
 A. Well positioned standard public amenities - bicycle racks, benches/seating areas, wayfining signage, public art    
 features, waist receptacles, etc.
 B. Unique outdoor seating areas with unique furniture that express the character of individual restaurants.


Individual tenant merchandising, outdoor seating, and ornamental landscaping extends (spills) out onto the sidewalk at key 
locations to facilitate a rich pedestrian and shopping environment.


Decorative, illuminated bollards with intentional spacing provides enhanced safety and definition of pedestrian/vehicular 
transition zones. 


Tenant signage is presented and positioned in a range of types, scales, and locations to provide effective visual and multimodal 
communication to customers circulating both on foot and within vehicles.


Landscape strategy is layered to include:
 A. Ordered spacing of street trees with landscaped wells that reinforce the edge of pedestrian/vehicular     
 transition zones.
 B. Unique, organic, and ornamental plant clusters that express the character of individual retail shops and    
 restaurants. 


Buildings/shop storefronts are designed with a variety of canopies and awnings, which generously overhang the sidewalk 
provide pedestrians with:
 A. Comfortable scale transition and outdoor threshold spaces along storefronts between the sidewalk and    
 interior shop spaces.
 B. Adequate shade and/or protection from inclement weather.


Lighting strategy is layered to provide adequate illumination for public safety and enhance pedestrian scale and retail/restaurant 
nighttime ambiance including:
 A. Interior lighting behind storefronts to highlight merchandise and activities and facilitate desirable indirect    
 illumination of the streetscape.
 B. Exterior building and signage lighting mounted on face of building and under canopies/awnings to illuminate     
 key outdoor areas (seating/entrances) and highlight signage. 
 C. Decorative illuminated bollards and streetlights with integrated overhead string lighting to augment building    
 interior and exterior lighting.
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Park Lane Woonerf is a well defined public space - designed (along one segment) as one-way lane with diagonal on-street 
parking on one side to support commercial (retail/shops and restaurant) viability, and flips to opposite side at mid-block 
location, which creates a traffic calming chicane and increases visual interest with deflected views. 


Continuous detectable warning strip is installed along all accessible edges of zero curb transition between pedestrian only zone 
and vehicular driving surface - facilitates safe pedestrian crossing anywhere along entire frontage rather than only one location.


Decorative paver surfaces with subtle pattern/color changes and crisp concrete accents define a variety of pedestrian/vehicular 
transition zones.


Streetscape strategy is layered to include:
 A. Well positioned standard public amenities - bicycle racks, benches/seating areas, wayfining signage, public art    
 features, waist receptacles, etc.
 B. Unique outdoor seating areas with unique furniture that express the character of individual restaurants.


Individual tenant merchandising, outdoor seating, and ornamental landscaping extends (spills) out onto the sidewalk at key 
locations to facilitate a rich pedestrian and shopping environment.


Decorative, illuminated bollards with intentional spacing provides enhanced safety and definition of pedestrian/vehicular 
transition zones. 


Tenant signage is presented and positioned in a range of types, scales, and locations to provide effective visual and multimodal 
communication to customers circulating both on foot and within vehicles.


Landscape strategy is layered to include:
 A. Ordered spacing of street trees with landscaped wells that reinforce the edge of pedestrian/vehicular     
 transition zones.
 B. Unique, organic, and ornamental plant clusters that express the character of individual retail shops and    
 restaurants. 


Buildings/shop storefronts are designed with a variety of canopies and awnings, which generously overhang the sidewalk 
provide pedestrians with:
 A. Comfortable scale transition and outdoor threshold spaces along storefronts between the sidewalk and    
 interior shop spaces.
 B. Adequate shade and/or protection from inclement weather.


Lighting strategy is layered to provide adequate illumination for public safety and enhance pedestrian scale and retail/restaurant 
nighttime ambiance including:
 A. Interior lighting behind storefronts to highlight merchandise and activities and facilitate desirable indirect    
 illumination of the streetscape.
 B. Exterior building and signage lighting mounted on face of building and under canopies/awnings to illuminate     
 key outdoor areas (seating/entrances) and highlight signage. 
 C. Decorative illuminated bollards and streetlights with integrated overhead string lighting to augment building    
 interior and exterior lighting.
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Continuous detectable warning strip is installed along all accessible edges of zero curb transition between pedestrian only zone 
and vehicular driving surface - facilitates safe pedestrian crossing anywhere along entire frontage rather than only one location.


Decorative, illuminated bollards with intentional spacing provides enhanced safety and definition of pedestrian/vehicular 
transition zones. 


Decorative paver surfaces with subtle pattern/color changes and crisp concrete accents define a variety of pedestrian/vehicular 
transition zones.


Public ‘Art Walk’ program is integrated with the streetscape features and amenities including fountains and seating.


A variety of seating options are dispersed along the street including: fixed/integrated benches and seating walls, and movable 
furniture (seating and tables) associated with specific restaurant storefronts and streetscape nodes.


Buildings/shop storefronts are designed with a variety of canopies and awnings, which generously overhang the sidewalk 
provide pedestrians with:
 A. Comfortable scale transition and outdoor threshold spaces along storefronts between the sidewalk and    
 interior shop spaces.
 B. Adequate shade and/or protection from inclement weather. 


Landscaped bio-retension/stormwater management area is integrated within bulb-outs defining diagonal on-street parking to 
support commercial (retail/shops and restaurant) viability.


Landscape strategy is layered to include:
 A. Ordered spacing of street trees with landscaped wells that reinforce the edge of pedestrian/vehicular     
 transition zones.
 B. Unique, organic, and ornamental plant clusters that express the character of individual retail shops and    
 restaurants.


Streetscape strategy is layered to include:
 A. Well positioned standard public amenities - bicycle racks, benches/seating areas, wayfining signage, public art    
 features, waist receptacles, etc.
 B. Unique outdoor seating areas with unique furniture that express the character of individual restaurants.


Buildings/restaurant storefronts are designed to fully open and expand indoor space into adjacent outdoor dining and seating 
areas along sidewalk at key locations to facilitate a rich pedestrian environment. 


Lighting strategy is layered to provide adequate illumination for public safety and enhance pedestrian scale and retail/restaurant 
nighttime ambiance including:
 A. Interior lighting behind storefronts to highlight merchandise and activities and facilitate desirable indirect    
 illumination of the streetscape.
 B. Exterior building and signage lighting mounted on face of building and under canopies/awnings to illuminate     
 key outdoor areas (seating/entrances) and highlight signage. 
 C. Decorative illuminated bollards and streetlights with integrated overhead string lighting to augment building    
 interior and exterior lighting.
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CITY SQUARE - PEDESTRIAN ONLY ZONE
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Minimum Enclosure for Comfortable City Square Size and Succesful
 STRONG Mixed-Use Retail Environment & Performance:


• Retail Visibility (Merchandise & Signage): Minimal Obstructions and Legible at Larger 
Range of Scale - Loss of Some Small Detail.
• Cross Shopping: Inviting and Easily Accessible.
• Walkable Retail Loop: Continuous and Adequate Density of Connections.
• City Square Width is Flexible with MU Core Street Layout and perimeter Woonerfs designed 
to close temporarily to accomodate expansion for Special Events (Festivals & Concerts). 
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SMC - 21B.15.410 Woonerf.
“Woonerf” is a term originating in Holland describing a street where pedestrians and cyclists have legal 
priority over motorists. Woonerfs are characterized by curbless shared spaces with traffic calming measures 
such as bollards and landscaping elements. Travel speeds are typically limited to 10 or 15 miles per hour.


NOTE: THIS PLAN (AND ASSOCIATED 
DATA) IS A PRELIMINARY PROGRESS 
DRAFT AND SUBJECT TO CHANGE 
WITHOUT NOTICE PENDING ONGOING 
REVIEW AND COORDINATION WITH 
RELEVANT GOVERNMENT AGENCIES 
TOGETHER WITH STCA, LLC AND ITS 
CONSULTANT TEAM.


PRELIMINARY
NOT FOR CONSTRUCTION


CONFIDENTIAL
THIS DOCUMENT CONTAINS CONFIDENTIAL


AND PROPRIETARY INFORMATION THAT
CANNOT BE REPRODUCED OR DIVULGED,


IN WHOLE OR IN PART, WITHOUT WRITTEN
AUTHORIZATION FROM:


STCA, LLC
5335 MEADOWS ROAD, STE 108


LAKE OSWEGO, OR 97035







22
4t


h
 A


ve
n


u
e 


S
E


SE 6th Street SE 6th Street


SE 5th Street SE 5th Street


SE 4th Street


SE 4th Street


22
5t


h
 P


la
ce


 S
E


ForecourtForecourt


ForecourtForecourt


PP PP


PP


PP


PP


PPPP


2151 Hawkins Street
Suite 400
Charlotte NC 28203
T 704 377 0661
F 704 377 0953


5735 Melrose Avenue
Los Angeles CA 90038
T 310 659 9482
F 310 659 9529


Sammamish Town Center
Sammamish, WA


Project No. 16009 UZDP - Phase I: Key Discussion Items: City Square
Scale: N/A


Date: 07/26/2019  


© Shook Kelley, Inc. All rights reserved.
May not be copied in whole or in part.


STCA, LLC
Prepared for:


KDI:CS.32


Case Study B
Park Lane - Woonerf


Kirkland, WA


Sammamish Town Center - SW Quadrant
UZDP - Phase I: Conceptual Site Layout
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Key Discussion Items: City Square - Woonerf
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From: Kellye Hilde
To: Peter Brennan
Cc: Angie Feser; Anjali Myer; Andrew Zagars; Cheryl Paston; David Pyle; Rick Rudometkin; Avril Baty
Subject: Town Center Green Spine Discussion
Date: Friday, August 2, 2019 4:04:00 PM
Attachments: PRA2019-00180 - Preapplication Response Comments - Final highlighted.pdf

Peter,

After further review, the draft design concept emailed to us on July 31, 2019 does not address the
Preapplication Review Comments, dated May 23, 2019. Therefore, we are cancelling the meeting
scheduled for August 7, 2019.  Your design team must revisit the proposed concept and address all
highlighted notes outlined in the attached preapplication review comments. Additionally, please
provide a park and open space plan for all of Phase I development.  It is not efficient for staff to
review specific areas of the park and open space plan without understanding how it relates to the
rest of the project site.

I also want to be clear that it has been communicated by staff numerous times over the last 3-years,
as well as noted in our preapplication review response, that full street improvements including, but
not limited to, all proposed roads, parking, and frontage improvements associated with private
development are not allowed on city property.  Private development proposed on city property will
only be considered as part of an agreement approved by City Council.

Once the design concept has been thoroughly updated, you may then schedule a meeting to further
discuss with staff.  As a reminder, meeting materials must be provided to staff one week prior to the
meeting.
Thanks,
Kellye

Kellye Hilde, ASLA
Planning Manager
Department of Community Development
Phone: 425.295.0582
Email: khilde@sammamish.us

Attachment 3.2

mailto:khilde@sammamish.us
mailto:pete@innovationrealtypartners.com
mailto:AFeser@sammamish.us
mailto:amyer@sammamish.us
mailto:azagars@sammamish.us
mailto:cpaston@sammamish.us
mailto:dpyle@sammamish.us
mailto:RRudometkin@sammamish.us
mailto:ABaty@sammamish.us
mailto:khilde@sammamish.us
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STC-UZDP Phase I 


Unified Zone Development Plan (UZDP) Preapplication Review Comments 
PRA2019-00180 


May 23, 2019 
 


Preapplication Conference 


Pursuant to SMC 20.05.030, the purpose of the preapplication conference is to review and discuss the application 
requirements with the applicant and provide comments on the development proposal*. Information presented at or 
required as a result of the preapplication conference shall be valid for a period of 180 days following the preapplication 
conference. An applicant wishing to submit a permit application more than 180 days following the preapplication 
conference for that permit must schedule and participate in another preapplication conference prior to submitting the 
permit application; however, the director may waive this requirement for de minimus deviations or if it is determined to 
be unnecessary for review of an application. 


*This final preapplication review comment letter includes notes and revisions that were added to the draft review 
comment letter after the May 23, 2019 preapplication meeting.  These comments are noted in red and address questions 
that were asked by the applicant at the preapplication meeting.  


Feasibility Conference Completed: ☒  Yes ☐  No   
Reference: FEAS2017-00179 
 


MEETING ATTENDEES  
City Staff: Kellye Hilde, Jeff Thomas, Angie Feser, Cheryl Paston, Anjali Myer, Andrew Zagars, 


Tawni Dalziel, Steven Chen, Avril Baty, Haim Strasbourger, Darci Donovan, Cristina 
Haworth, Kim Pratt, Brian Wolf 


Sammamish Plateau Water: Jay Regenstreif and Jackson Dove 
Applicant Representatives: Matt Samwick, Bill Pettit, Peter Brennan, Wes Kern, Tim Brockway, Michael Lance, 


Cole Wright 
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COMMUNITY DEVELOPMENT COMMENTS 


Kellye Hilde, Planning Manager 
Email: khilde@sammamish.us  
 
Cristina Haworth, Senior Planner 
Otak 
Email: cristina.haworth@otak.com  
 
Project Proposal 


STCA, LLC and STC JV 1, LLC are proposing to develop 10 existing lots (tax parcel nos. 332506-9044, 332506-9102, 332506-
9117, 332506-9024, 332506-9085, 332406-9016, 332506-9098, 332506-9138, 332506-9151, and 332506-9091) within the 
TC-A1, TC-B, and TC-C zones of the Sammamish Town Center sub-area into mixed-use development.  The proposal includes 
approximately 300 multi-family units, 114 townhouse units, 10 single-family dwelling units, and 82,000 square feet of 
commercial space.  The project will include 1,178 residential parking spaces and an as-yet-undefined number of 
commercial parking spaces.  These totals are within the maximum Initial Unit Count of 506 residential units and 100,000 
SF of commercial development, set forth in the Memorandum of Understanding (MOU) between the City and the 
applicant, dated November 12, 2018 (Attachment A). 


After right-of-way dedication, the site is approximately 15.21 acres (662,691 square feet) in net developable area per the 
applicant’s conceptual site plans. 


Existing Site Conditions 


The project site is currently developed with single-family homes, commercial buildings, outbuildings/barns, access drives, 
landscape areas and other related site improvements.  The project site is generally flat, with a gentle downward slope 
towards Lower Sammamish Commons Park.  Access to the project site is provided from SE 4th Street, 222nd Place SE and 
225th Ave SE.  An existing driveway and parking area serving the Lower Sammamish Commons Park is located just outside 
of the project site’s southern boundary. 


Summary 


The proposed Phase I Town Center preliminary site plan (PRA2019-00180) submitted by the applicant, was reviewed for 
compliance with Sammamish Municipal Code (SMC).  The following comments outline applicable standards necessary to 
move forward in the application process, as well as standards to clarify questions raised in the preapplication form.   


General Comments 


1. The applicant is proposing to develop properties within the TC-A1 zone and TC-B zone. Pursuant to SMC 21B.95.020(1), 
the applicant is required to submit a UZDP application for the development of properties within the TC-A1 zone.  The 
applicant may also include properties zoned TC-B as long as they are directly adjacent to the applicable TC-A zone 
(SMC 21B.95.050(2)(a)).  UZDP applications are defined as a Type 2 land-use decisions pursuant to SMC 20.05.020 
with requirements set forth in SMC 21B.95.040. 


2. A separate subdivision land-use application is required for development proposed within the TC-C zone. Pursuant to 
SMC 21B.95.020(2)(b) and as noted above, only TC-A and qualifying TC-B zoned properties are reviewed under a UZDP 
application.  Subdivision applications are defined as a Type 3 land-use decision pursuant to SMC 20.05.020 with 
requirements set forth in Chapter 19A.12 SMC. 


3. The development proposal includes regional stormwater facilities located on City owned property. Such regional 
stormwater facilities will require negotiation and execution of a stormwater facilities agreement between the City and 
STCA, LLC outlining terms and conditions of design, construction and maintenance of these facilities.  An executed 
agreement will be required for a complete application.  The terms of such an agreement needs to ensure a mutual 
benefit to the City and Developer. 
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4. A traffic concurrency certificate will be required for a complete application. 


5. If more questions are be presented at the preapplication meeting, they will need to be evaluated before the City can 
provide a formal response.  


6. Any follow-up questions or meeting requests by the applicant to discuss this proposal and related application 
requirements must be coordinated through Kellye Hilde, Planning Manager at khilde@sammamish.us. 


Project Proposal – Unified Zone Development Principles Review 


The purpose of the UZDP process as defined in Chapter 21B.95 SMC, is to ensure that development in the TC-A, zones 
proceeds in an orderly fashion with coordinated infrastructure and open space, appropriate intensities of uses, and 
mutually compatible development in accordance with the adopted Sammamish Town Center Plan and Town Center 
Infrastructure Plan. Therefore, the UZDP application should include at a minimum site and architectural plans, elevations, 
perspective renderings/illustrations, and compliance and design narratives to demonstrate that the proposed 
development meets the UZD principles set forth in SMC 21B.95.050.  


The project proposal does not clearly address the UZDP planning principles referenced in Chapter 21B.95 SMC and a 
substantial amount of information is requested to fully understand the design and functionality of the proposed 
development.  The following comments are provided to address each UZDP planning principle as it relates to the project 
proposal. 


1. Pedestrian Circulation 


Integrated pedestrian circulation within the Town Center that connects buildings, open space, and parking areas with 
the street network, trail network, and adjacent properties is a fundamental site-planning objective from the Town 
Center Plan (SMC 21B.30.060). The UZDP must address the following in developing a clear and cohesive pedestrian 
circulation plan: 


a. The pedestrian and open space plan does not provide enough information to determine if the project proposal 
complies with the Town Center Infrastructure Plan as well as Chapter 21B.30 SMC, SMC 21B.95.050(1), 2016 Public 
Work Standards, and the 2018 Parks, Recreation and Open Space Plan.  The UZDP application should clearly 
illustrate the pedestrian and bicycle network, including sidewalks, trails, pathways, and open spaces through a 
series of plans, diagrams, section drawings, and three-dimensional illustrations. The visualizations should further 
illustrate pedestrian and landscaping amenities in conformity with landscaping typologies.  


i. It is unclear if the pedestrian trail easement along the proposed Street E is included in the public right-of-way 
or not and if duplicate efforts are being proposed with the 12’ easement and right-of-way improvements 
which include a sidewalk. 


b. The pedestrian and open space plan identifies a series of trails to integrate the development into the parks and 
civic spaces in the South end of the project site.  The plan also appears to propose a series of trail systems around 
the periphery of the development, but it is unclear if these areas will eventually be dedicated to the City.  
Pedestrian/non-motorized circulation within the development, including clear connections to public and private 
open spaces, should be shown on the site plan. 


c. Pedestrian amenities will be required along all designated pedestrian-oriented streets and mixed-use streets. 
Consider illustrating the space planning and location of these amenities as part of the pedestrian and bicycle 
circulation network. Refer to SMC 21B.30.120 and SMC 21B.95, 020(2)(b). 


d. In addition to sidewalks and trails, internal pedestrian paths and landscaping are required for walks adjacent to 
parking areas. Internal Pathway Standards and Guidelines should be considered as a component of the pedestrian 
circulation network. Refer to SMC 21B.30.130. 


e. Views of the Green Spine and open space should be emphasized and enhanced as part of the pedestrian and 
bicycle circulation network.  
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f. The plan should demonstrate how the pedestrian and bicycle network conforms to the Americans with Disabilities 
Act (ADA) and Crime Prevention through Environmental Design Guidelines (CPTED) to create a shared and 
equitable access plan for all user groups. Refer to SMC 21B.95.050(1)(d). 


g. A Pedestrian/Non-motorized Circulation Network Infrastructure Plan is required as part of the UZDP application.  
This Plan will be assessed for overall connectivity for pedestrians, bicyclists, and other types of non-motorized 
transportation; linkage to public open spaces, commercial space, residential areas, and nearby trail systems; 
pedestrian amenities and landscaping; and conformance to the Americans with Disabilities Act (ADA, ADAAG) and 
Crime Prevention through Environmental Design (CPTED) guidelines. 


2. Vehicle Circulation 


Vehicular access roads and drives are important to the site-planning objectives of the Town Center Plan and must 
provide a safe and convenient network of circulation that connects to the surrounding roads and provides 
opportunities for future connections (SMC 21B.30.070). The UZDP application must address and make clear the 
following in developing a comprehensive vehicular access and circulation plan.  Where street classifications are 
referenced, this term is specific to design review. 


a. Define the vehicular circulation network in conformity with the Town Center Infrastructure Plan and the intent of 
the Town Center Open Space Strategy. This includes effectively demonstrating the proposed hierarchy of street 
typologies in concert with their respective zones and building typologies. Refer to SMC 21B.30.060, SMC 
21B.95.040 (1)(a)(v), and SMC 21B.95.050(1).  Provide a narrative or other information about how the proposed 
vehicle circulation concept is consistent with and substantially conforms to the intent of the Town Center Plan 
Transportation section and the Conceptual Sammamish Town Center Street Layout.  Additional information about 
street trees, landscaping, and streetscape elements is also required.  


b. The vehicle circulation and parking plan proposes connections (Street B and C) within the TC -A1 zone just south 
of Street A that are not identified in the Town Center Infrastructure Plan. An updated site plan and project 
narrative will be required demonstrating how the proposed street network conforms to the Town Center 
Infrastructure Plan as well as requirements outlined in Chapter 21B.30 SMC, Chapter 21B.40 SMC, SMC 
21B.95.050(2), Chapter 21B.96 SMC, and 2016 Public Work Standards. 


c. Streets in the TC-A1 zone must include entirely pedestrian-oriented segments. Refer to the Town Center 
Infrastructure Plan and Resolution R2010-431 for guidance. Consider designing streets crossing the green spine 
as festival streets.  


d. SMC 21B.95.050(2)(d) requires that primary circulation routes for through traffic should be routed around high 
pedestrian areas and not impact central open spaces. The applicant, however, is proposing street connections on 
all sides of the “City Square”, which does not comply with SMC 21.B.95.050(2)(d). Refer to note b above. 


e. A Vehicle Circulation Infrastructure Plan is required with the UZDP application.  This Plan will be assessed for 
street location and configuration; street hierarchy and functionality; and overall connectivity. 


3. Parking and Access 


The parking configuration shown in the conceptual vehicle circulation and parking lot plan includes structured and 
surface parking areas with off-street parking identified on the conceptual site plan. A Parking Infrastructure Plan is 
required with the submittal of the UZDP and should meet the requirements of Chapter 21B.40 SMC.  The Parking 
Infrastructure Plan should also include a parking assessment identifying general parking needs and highlighting joint-
use opportunities.   


a. The applicant indicates commercial parking is “to be determined.”  The UZDP application should include a 
proposed parking layout to determine if the proposal conforms with the requirements described in Chapter 
21B.40 SMC. 


4. Open Spaces  
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a. Development in the TC-A1 zone must have a least one central open space (Town Square, Village Green or Central 
Plaza) that acts as a public gathering space and is surrounded with “active edges”.  The pedestrian circulation and 
open space plan submitted by the applicant identifies a “City Square” on city-owned property in the TC-D zone 
with Streets A, B, C and SE 6th Street running adjacent to this central open space.  The UZDP application must 
show a “City Square” surrounded by pedestrian-oriented buildings, uses or other features that encourage human 
activity. Additionally, the development proposal must be universally accessible and should incorporate CPTED 
guidelines and design features as outlined in SMC 21B.95.050(4)(a)(i-v). 


b. Public open spaces as defined in SMC 21B.30.090(1)(g), should not be adjacent to parking. The plan identifies 
street parking on Streets A, B, C and SE 6th Street which run adjacent to the “City Square”. The UZDP application 
must remove street parking on the park side of these streets. Please demonstrate how the site plan will create 
active edges around public open spaces.  Please refer to Vehicle Circulation review comment (b) and comment 
(a) above. 


c. The open space in the TC-A-1 zone must incorporate low impact development stormwater management 
elements that are based on the watershed sub-basin plan recommendations. Provide information about the low 
impact development elements proposed to be included in the TC A-1 open spaces with the UZDP application. 


d. Open space in the TC-A1 zone must meet the intent of the adopted Town Center Infrastructure Plan.  The plan 
identifies a Green Spine that appears to function as a private or semi-private open space.  As a major design 
element for the Town Center, the Green Spine should be designed to intentionally draw pedestrians in and 
through the space and should be welcoming for those not living or shopping in the surrounding buildings.  It is 
unclear how the design of the Green Spine is forward-compatible for development on properties north of the 
project site. The UZDP application should show in detail on site plans, elevations, and perspective renderings how 
the design proposal for the Green Spine implements the planning principles and guidelines of the Town Center 
Infrastructure Plan. 


e. An Open Space Infrastructure Plan must be submitted for a complete UZDP application. This Plan will be assessed 
for connectivity and functionality; variety of open space types; and distribution in different areas of the 
development.  Please also provide a narrative or other information demonstrating how the proposed open space 
plan meets the intent of the Town Center Infrastructure Plan.  


5. Natural Systems and Environmental Quality 


a. Development in the mixed-use nodes must incorporate and implement stormwater management 
recommendations from sub-basin plans and where called for, a regional stormwater management system 
should be implemented.  A Stormwater Management Infrastructure Plan will be required for a complete UZDP 
application and will be assessed for the implementation of low impact development techniques.  This Plan is 
required regardless of whether the stormwater management system is located within the project boundary or 
as proposed on city owned property.  If an agreement with the City cannot be reached for siting facilities on city 
owned land, the applicant is required to submit an assessment of the feasibility for implementing a regional 
stormwater management system within the boundary of the project area.  


b. The conceptual site plan identifies existing off-site wetlands, and associated buffers and shows to incorporate 
these into the mixed-use nodes via non-motorized trails.  Provide additional information about opportunities 
to restore natural systems and how the development will accomplish the required restoration. 


6. Building Scale and Compatibility  


a. Not enough information has been provided to assess the conceptual site plan for conformance to the planning 
principles set forth in SMC 21B.95.050(6). The applicant should provide three-dimensional building 
renderings/illustrations (using sketch-up or other illustration programs) to clearly indicate the height, form, and 
architectural details proposed. The following comments are based on the information provided in the conceptual 
site plan: 
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b. SMC 21B.95.050(6)(a) requires that building location, orientation, scale and massing should be configured to 
minimize impact to surrounding residential areas and public facilities.  The grading and drainage plan show a 
substantial amount of fill and elevation change in the southeast corner of the proposed project and adjacent 
public streets, Lower Sammamish Commons Park and a city-owned parcel identified as the City Square.  The UZDP 
application should include a site plan that proposes minimum impacts emphasizing the pedestrian experience 
along adjacent streets and city-owned parks and open spaces.   


c. Development in the mixed-use nodes include building organization that unifies the node and provides a distinctive 
development character. The project proposal does not include a development concept for a block in the southeast 
corner of the project site. The UZDP application should identify the uses that are anticipated in this area of the 
project site.  This is necessary to determine, at a minimum, street type designations but is also essential for 
understanding potential traffic flows for all modes and the relationship between the project and the Lower 
Sammamish Commons Park and City Square. 


7. Affordable Housing  


Not enough information has been provided to evaluate the conceptual site plan for compliance with affordable 
housing planning principles.  Please submit additional information about proposed affordable housing and its 
consistency with the provisions in Chapter 21B.75 SMC.  If a departure from the standards in this chapter is requested, 
please also submit information about how the proposed affordable housing fulfills the requirements. 


8. Incorporation of Efficient Infrastructure Systems 


Not enough information has been provided to determine conformance with the infrastructure requirements set forth 
in SMC 21B.95.050(8).  A Utilities Infrastructure Plan is required with the UZDP application.  Please also submit an 
assessment for the use of innovative infrastructure systems to manage water, wastewater, solid waste, etc. 


Project Proposal Design Review and Requirements 
 
Permitted Uses 
Chapter 21B.20 SMC 


1. Some types of non-residential and non-recreational uses are prohibited in certain TC zones.  Additional information 
about the proposed uses in the mixed-use buildings must be identified in the UZDP application.  


2. The applicant is proposing residential and commercial uses in the Town Center A1, B, and C zones.  The following 
tables notes the Town Center zone, proposed use, and if the use is allowed pursuant to Chapter 21B.20 SMC.   


Town Center 
Zone 


(A1, B, C) 


Proposed Use 
(residential, 
commercial) 


Allowed 
(yes, no, with 
restrictions) 


Notes 


A1 Townhouses 
(46 units) 


Yes, with 
restrictions 


Townhouses are allowed in the TC-A1 but an updated site plan 
will need to show the townhomes setback from the sidewalk 
30 feet pursuant to SMC 21B.20.040, development condition 
no. 1. 


A-1 
Live/Work 


Townhouses 
(12 units) 


Yes, with 
restrictions 


Live-work units are shown on the applicant's site plan with 
the commercial space noted as optional on the conceptual 
site plan (CSL0.03.4).  Home businesses, as defined in SMC 
21A.15.605, are allowed in the Town Center but are required 
to be setback from the sidewalk 30 feet pursuant to SMC 
21A.20.040, development condition no. 1.   An updated site 
plan will be required for a complete UZDP application. 
 



https://www.codepublishing.com/WA/Sammamish/?Sammamish21B/Sammamish21B20.html
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Additional information about the businesses to be located in 
the live-work units should be provided and is required with the 
submittal of the UZDP application. 


A1 Multifamily 
(300 units) 


Yes, with 
restrictions 


Except for lobbies or other similar entrances, the use is 
prohibited within 30 feet of the sidewalk on the ground floor 
of designated pedestrian-oriented streets or corridors. Please 
refer to SMC 21B.20.040, development condition no. 1. 


A1 Retail 
(26,000 SF) 


Yes, with 
restrictions 


Additional information about the type of retail proposed is 
required for a complete UZDP application.  Certain retail uses 
have square feet gross floor area restrictions.  Please refer to 
SMC 21B.20.080. 


A1 Retail Anchor 
(30,000 SF) 


Yes, with 
restrictions 


Additional information about the type of retail anchor 
proposed is required for a complete UZDP application. Certain 
retail uses have square feet gross floor area restrictions.  
Please refer to SMC 21B.20.080. 


A1 Restaurant 
(26,000 SF) Yes  


B Townhouses 
(44 units) Yes  


C Townhouses 
(12 units) Yes  


C Single-Family 
(10 units) Yes  


 


Development Standards – Density and Dimensions 
Chapter 21B.25 SMC 


1. Densities and Dimensions 


The requirements in SMC 21B.25.030 apply to this proposal.  Please note the following; 


a. Residential density is as follows;  


Zone Allocated Minimum Maximum 


TC-A 16 du/ac 16 du/ac 40 du/ac 
TC-B 8 du/ac 8 du/ac 20 du/ac 
TC-C 4 du/ac None 8 du/ac 


i. The applicant is proposing to develop 8.61 acres in the TC-A1 zone, 2.54 acres in the TC-B zone, and 2.37 
acres in the TC-C zone with a total residential density including TDR’s and bonus pool units of 424.  The 
residential density calculation form submitted by the applicant incorrectly calculated the market rates units 
proposed for the TC-A1 zone and TC-B zone areas. After fixing this error, the correct total residential density 
with TDRs and bonus pool units is 418. Please refer to the updated Residential Density Calculations Form 
(Attachment B).   


ii. Pursuant to SMC 21B.25.080(2), property transferred to the City for the construction of public roadways or 
other public feature shall be counted as part of the site area if the City and property owner reach such an 
agreement as part of the transfer. If the applicant has entered into an agreement with the City for public 
right-of-way dedication associated with the SE 4th Street Improvements project, this area can be included in 
the net developable site area.  The UZDP application must include a copy of the recorded agreement.   


iii. Affordable housing is required to be not less than 10% of the allocated residential density consistent with 
SMC 21B.75.020 



https://www.codepublishing.com/WA/Sammamish/?Sammamish21B/Sammamish21B25.html
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iv. Maximum residential densities include all incentives and TDRs. Actual residential density may exceed the 
maximum allowable residential density in the TC-A zone only by the number of TDRs purchased, refer to 
SMC 21B.25.040.  


v. Additional dwelling units are awarded from the Town Center’s available affordable housing bonus pool 
subject to compliance with affordable housing provisions set forth in Chapter 21B.75 SMC. Within each 
quadrant, the bonus pool units shall be distributed on a first come, first served basis, up to the maximum 
number of bonus pool units, provided the development does not exceed the density limit for the zone. 


A. There are currently 193 units remaining in the affordable housing bonus pool.  The proposal is utilizing 
the Residential Bonus Units/Additional Affordable Housing provisions.  The proposal includes a request 
for 64 additional affordable housing units and 129 additional market-rate units (193 total additional 
units) in the TC-A zone pursuant to SMC 21B.75.020(3). 


vi. Once the affordable housing bonus pool is exhausted, development may obtain additional units through the 
City’s TDR program pursuant to Chapter 21A.80 SMC. 


vii. The City of Sammamish has three distinct TDR programs including an interlocal TDR program with King 
County, an in-city TDR program, and the Town Center D-Zone program.  Please note that, pursuant to 
Section D-II of the King County Interlocal Agreement, the first 20 development rights used for additional 
residential and commercial development capacity in the Town Center must be purchased through the King 
County program.  


viii. The applicant has purchased 4 King County TDRs to increase density in the TC-A1 zone by 20 additional units, 
9 King County TDRs to increase density in the TC-B zone by 27 units, and 5 King County TDRs to increase 
density in the TC-C zone by 10 additional units. 


ix. TDR certificates must be submitted to the City prior to issuance of any permits for development associated 
with the development project, refer to SMC 21A.80.100.  


b. Commercial square footage is allocated to each zone and/or sub-zone.  Specific calculations for each zone and/or 
sub-zone must be included in the UZDP application.  All non-residential uses must be included in the commercial 
square footage calculations unless specifically excluded by the SMC.  All excluded square footage should be 
highlighted and the SMC code exemption cited.  Please be aware that trails and parks must be included unless 
dedicated to the City, refer to SMC 21B.20.050(1), development condition note 1. 


The applicant is proposing 82,000 SF of commercial space in the TC-A1 zone on the ground levels of blocks 5, 6, 
and 7.  The applicant is also proposing 8,000 SF of optional commercial space within the live/work units in block 4 
which is not included in the calculation of the 82,000 SF proposed.   


On the conceptual site plans (CSL.03.4, CSL.03.5, CSL.03.6, CSL.03.7), the total building area shown is 
approximately 97,363 SF.  This is a difference of 15,363 SF from what the applicant is reference in the building 
data listed on each plan. The UZDP application must include architectural drawings with floor plans and 
commercial areas and uses clearly delineated.  


Proposed Development City Review Notes Block # Commercial Type Area (SF) 


4 Live/work 8,000 SF 


On the conceptual site plan (CSL.03.4) block 4 shows 12 work/live 
townhouses.  The optional commercial area allocated in the 
live/work units will need to be included in the total commercial 
space proposed. The UZDP application must reconcile the 
difference. 


5 
Retail Shops 14,000 On the conceptual site plan (CSL.03.5) block 5 shows 3 buildings 


with approximately 31,184 SF of building area.  This is a 
difference of 9,184 SF from what the applicant is proposing and Restaurants 8,000 



https://www.sammamish.us/attachments/pagecontent/45613/I2011-107%20-%20KC_TDR_ILA_Recorded_2011.pdf
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what is shown on the conceptual site plan. The UZDP application 
must reconcile the difference. 


6 


Retail Shops 12,000 On the conceptual site plan (CSL.03.6) block 6 shows 2 buildings 
with approximately 26,086 SF of building area.  This is a 
difference of 6,086 SF from what the applicant is proposing and 
what is shown on the conceptual site plan. The UZDP application 
must reconcile the difference. 


Restaurants 8,000 


 7 


   Retail Anchor 30,000 On the conceptual site plan (CSL.03.7) block 7 shows 1 building 
with approximately 40,093 SF of building area.  This is a 
difference of 93 SF from what the applicant is proposing and what 
is shown on the conceptual site plan. The UZDP application must 
reconcile the difference. 


Restaurants 10,000 


Total 90,000  
 


c. The Green Spine is identified in the Town Center Plan, Infrastructure Plan and SMC as a “Public Open Space”.  
Public Open Spaces/Parks are regulated by Chapter 7.12 SMC. Commercial uses such as the building identified 
on the proposed conceptual site plan (CSL.03.5) and located in the area delineated as the Green Spline are not 
permitted unless a contract for sale of concessions has been entered into with the City or a special use permit 
has been issued by the Parks department.   


d. There are no minimum street, front yard, or side yard setbacks for TC-A zones. In the TC-B zone, the minimum 
street setback is 10 feet and the minimum back yard setback is 20 feet and there is no minimum side yard setback.  
In the TC-C zone, the minimum street setback is 15 feet, the minimum side yard setback is seven feet, and the 
minimum back yard setback is 20 feet.  Minimum side yard setbacks in the TC-C zone may be modified for zero lot 
line configurations and townhouse developments. The UZDP application must include a site plan that shows 
applicable setback limits and measurements.  


i. The conceptual site plan is proposing townhouses in the TC-A1 zone.  Townhouses must be setback from 
the sidewalk 30 feet pursuant to SMC 21B.20.040, development condition no. 1. Refer to review comments 
listed under Permitted Uses.  


ii. The conceptual site plan is proposing townhouses in the TC-B zone.   
A. Street Setback. The site plan is proposing townhomes setback from the right-of-way (SE 4th Street, SE 


6th Street, Street E, and woonerfs) less than 10 feet.  This is allowed only if the site is part of a UZDP, 
pursuant to SMC 21B.25.030(1), development condition no. 13.  SMC 21B.25.030(3)(b) requires 10 
feet of landscape areas between the building and the right-of-way.  


B. Back Yard Setback.  The site plan is proposing less than 20 feet of back yard setback adjacent to TC-C 
zone which is not allowed pursuant to SMC 21B.25.030, development condition no. 14.   


e. Additional information about setbacks can be found in SMC 21B.25.110-170 and in side and backyard compatibility 
requirements in SMC 21B.30.080.  


f. The maximum building height in the TC-A zone is 70 feet/six stories.  The maximum building height in the TC-B 
zone is 50 feet and the maximum building height in the TC-C zone is 35 feet.  Building height is measured according 
to the provisions in SMC 21B.25.050(3).  Additional building height may be available to accommodate affordable 
housing pursuant to SMC 21B.75.030.  


g. There is no maximum floor area ratio in the TC-A zones.  The maximum floor area ratio in the TC-B and TC-C zones 
is 0.5 for single-family houses and duplexes only.  


h. There are no minimum lot widths in the TC-A and TC-B zone.  The minimum lot width in the TC-C zone is 30 feet, 
and this may be modified for zero lot line configurations and townhouse developments.  The UZDP application 
must include a site plan that shows the lot configuration and measurements.  
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Development Standards – Site Planning and Design Requirements  
Chapter 21B.30 SMC 
 
1. Street Front Orientation 


The requirements in SMC 21B.30.030, SMC 21B.30.040, and SMC 21B.30.120 apply to this proposal.  Please note the 
following; 


a. The property proposed for development fronts on existing roadways.  The street front orientation requirements 
in SMC 21B.30.030 apply.  


b. The Town Center Plan identifies the street network within the TC-A1 zone (SE 4th Street, SE 6th Street, Street A, 
222nd Place SE, 224th Place SE and 225th Place SE) as pedestrian-oriented streets and corridors (including park 
edges) for design review.  Properties adjacent to pedestrian-oriented streets are subject to requirements set forth 
in SMC 21B.30.030(6).  


c. The proposed street grid includes Streets A-E.  The UZDP application should identify the intended street types for 
each of the new streets (pedestrian-oriented, mixed-use, residential, etc.) and should contain adequate 
information about frontages, pedestrian activity, and similar design requirements for City staff to determine if 
they meet the intent of the Town Center Plan, Town Center Infrastructure Plan and Chapter 21B.30 SMC. 


d. The requirements for properties fronting on pedestrian-oriented streets and corridors are set forth in SMC 
21B.30.030(1).  The requirements for properties fronting on mixed-use streets are set forth in SMC 
21B.30.030(2).  The requirements for properties fronting on residential streets are set forth in SMC 21B.30.030(3).  


e. Pursuant to SMC 21B.30.040 (2)(b), Pedestrian-oriented streets are intended to be streets featuring continuous 
storefronts or plaza spaces, wide sidewalks, street trees, bioretention, and on-street parking except for SE 4th 
Street and adjacent to a public open space where on-street parking is not allowed.  


f. Pursuant to SMC 21B.30.040(2)(c), mixed-use streets are localized and intended to include generous sidewalks, 
street trees, bioretention, on-street parking, and slow-moving traffic.  


g. More than one designation may apply to a particular street, depending on the uses adjacent to the street in any 
given location.  The final determination will be made by the City during review of the UZDP application 


h. Compliance with the Town Center Infrastructure Plan must be demonstrated in the UZDP application.  Streets in 
the Town Center core area, which includes a portion of the property proposed for development, are intended to 
become places rather than corridors, and should include design features to encourage traffic calming.  See 
the Streets and Sidewalks section of the Town Center Infrastructure Plan for guidance on street and sidewalk 
development.  


i. Street corner design requirements set forth in SMC 21B.30.110 apply to proposed development in the TC-A1 
zone.  Street corner design options include locating a building on the street corner, providing pedestrian-oriented 
open space at the street corner, or installing substantial landscaping unless otherwise approved by the Director 
during the UZDP planning process.  


j. Streetscape amenity requirements outlined in SMC 21B.30.120 (2) for pedestrian-oriented streets apply.   


k. Development in TC-A zones and TC-B with residential units not on pedestrian-oriented streets or mixed-use streets 
must provide one bench or seating areas for every 600 feet of street frontage.  


2. Transportation 


The requirements in SMC 21B.30.070, SMC 21B.30.110, and SMC 21B.30.150 apply to this proposal.  In the A-1 Zone, 
additional street layout guidance is provided in the Town Center Infrastructure Plan.  Please note the following:  



https://www.codepublishing.com/WA/Sammamish/?Sammamish21B/Sammamish21B30.html
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a. Additional information is required in the UZDP application to verify that any internal access roads look and 
function more like public streets, and that all proposed driveways meet the driveway guidelines set forth in SMC 
21B.30.070(3). 


b. Street design standards set forth in SMC 21B.30.150 apply.  Requirements include the use of traffic calming 
measures as indicated in the Town Center Infrastructure Plan, the use of low impact development techniques, 
and considerations for multimodal transportation.  Applicable street cross-sections are determined by the City 
during review of the UZDP application.  


3. Pedestrian and Nonmotorized Vehicle Circulation 


The requirements in SMC 21B.30.060, SMC 21B.30.130, and SMC 21B.30.170 apply to this proposal.  Please note the 
following: 


a. The UZDP application must demonstrate that the proposal includes an integrated pedestrian circulation system 
that connects buildings, open space, and parking areas with the adjacent street sidewalk system, trail network, 
and adjacent properties. 


b. Buildings are required to have clear pedestrian access to a public sidewalk; must adapt building access to site 
conditions; must have connections to all businesses and the entries of multiple commercial buildings expected 
to be frequented by the public; must include pedestrian walkways or sidewalks through surface parking lots 
greater than 18 feet long; and must comply with the ADA.  Not enough information has been provided to 
determine compliance with access requirements set forth in SMC 21B.30.060(2)(3)(4)(6)(7).  Additional 
information about pedestrian connectivity is required with the UZDP application. 


c. The site design elements outlined in SMC 21B.30.130 for internal pedestrian paths apply.  Not enough 
information has been provided to determine compliance with site design elements set forth in SMC 
21B.30.130(1)(2).  Additional information about internal pedestrian paths is required with the UZDP application.  


d. Proposed trails should be consistent with the classifications outlined in the 2018 Parks, Recreation and Open 
Space Plan.  Design requirements set forth in SMC 21B.30.170 apply.  Requirements generally include design to 
minimize vegetation removal and other impacts to sensitive areas and their buffers and to protect wildlife.  


4. Multiple Buildings 


The proposal includes more than two acres and multiple buildings and the requirements in SMC 21B.30.050 
apply.  Please take note of the following:  


a. It is unclear how the proposal incorporates a unifying site planning concept as required in SMC 
21B.30.050.  Additional information is required with the UZDP application.   


b. The UZDP application must include a narrative or other information describing how the project complies with 
these requirements, including (1) the use of open space and landscaping as a unifying element; (2) incorporating 
screening, environmental mitigation, utilities, and drainage as positive elements contributing to the site design; 
(3) providing pedestrian paths or walkways connecting businesses and the entries of the multiple buildings; (4) 
incorporating low-impact development measures and stormwater management systems as part of the site plan, 
or showing how this is infeasible; and (5) clearly demonstrating that the main building entrances  are not focused 
around a central parking lot and are connected by a sidewalk/pathway system and/or open spaces.  


5. Open Space  


The Town Center Plan identifies the need for a hierarchy of interconnected public and private open spaces in the Town 
Center.  Open space requirements in SMC 21B.30.030 (6), SMC 21B.30.090 and SMC 21B.30.160 apply.  Please take 
note of the following: 


a. Site development orientation to a public park is required for properties in the TC-A zone and compliance is 
reviewed during the UZDP application review process.  



https://www.sammamish.us/attachments/pagecontent/48829/PRO%20Plan%20FINAL%20adopted%2003-27-2018%20FOR%20WEBSITE.pdf

https://www.sammamish.us/attachments/pagecontent/48829/PRO%20Plan%20FINAL%20adopted%2003-27-2018%20FOR%20WEBSITE.pdf
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b. All nonresidential development, including commercial portions of mixed-use development, must provide 
pedestrian-oriented open space and compliance will be reviewed during the UZDP application review process.  


c. Multifamily development is required to provide open space at least equal to 10 percent of the building living 
space.  The location of the proposed development adjacent to the Green Spine, which is classified as a public 
park upon dedication to the City, reduces this requirement to five percent of the building living space.  According 
to the site plan set, this requirement has been satisfied. 


d. Open space may be dedicated to the City provided the requirements in SMC 21B.30.090 (7) are met.  


e. A children's play area is required in the A-1 zone, and the location must include additional active recreation 
opportunities for all age groups.  Compliance with size and location requirements will be reviewed during the 
UZDP application process.  


f. The specific design requirements for open space in SMC 21B.30.160 apply and will be reviewed in detail when 
the open space plan is more fully developed by the applicant.  


g. Proposed design and layout of the Green Spine will be developed with the City during the UZDP planning process 
pursuant to the MOU. 


6. Stormwater Facility Planning 


The requirements outlined in SMC 21B.30.100 and Chapter 21.85 SMC apply.  Please take note of the following:  


a. Low impact development (LID) techniques are required.  Where feasible, stormwater management facilities 
should be designed as visual, open space and natural resource.  


b. The project proposal is required to demonstrate compliance with the Interim Stormwater Standards in Chapter 
21B.85 SMC.  


7. Mechanical Equipment and Service Areas 


The design of mechanical equipment and service areas are regulated in SMC 21B.30.140.  Please take note of the 
following:  


a. All service areas within the development must be demonstrated to be adequate to handle anticipated trash 
containers and mechanical equipment.  Please provide calculations demonstrating consistency with the 
requirements set forth in SMC 21B.30.140(1).   


b. Service elements are required to be located to minimize impacts on the pedestrian environment and adjacent 
uses.  Not enough information has been provided about the location and design of service elements.  Additional 
information is required with the UZDP application demonstrating compliance with SMC 21B.30.140(2)-(4).  


8. Single-Family – Subdivision Design 


The project plans must demonstrate compliance with the standards found in the section and subsection(s) of SMC 
21B.30.260 Single-Family – Subdivision Design. 


a. New detached single-family/duplex subdivisions must be designed to integrate with the larger mixed-use 
development and with surrounding properties and neighborhoods. Subdivisions shall be designed so that 
individual, separately developed projects work together to create distinct neighborhoods, instead of disjointed or 
isolated enclaves. To accomplish this, such developments shall comply with the following standards: 


i. Provide for a connected network of streets per SMC 21B.30.040. 
ii. Provide for public open space per SMC 21B.30.090. 


iii. Provide for pedestrian-friendly street design per SMC 21B.30.150. 
iv. Provide for pedestrian-friendly building design that promotes “eyes on the street” and deemphasizes the 


garage (see SMC 21B.30.270). 


b. Alleys. 
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i. The use of alleys is encouraged to minimize the appearance of garages from the street. If a development is 
to be constructed in phases, then this requirement applies to each phase of construction. 


ii. Alleys shall be designed to incorporate landscaping and lighting elements. Specifically: 


A. Landscaping elements may be used as an alternative to fencing to separate private yard space from the 
alley; 


B. Fences shall be set back at least three feet from the alley (pavement) to provide for landscaping to 
soften the fence. See Figure 21B.30.260a for a good example of how landscaping can enhance the design 
of an alley; and 


C. Garages shall feature building-mounted lighting to provide illumination of alleys for safety. 


9. SMC 21B.30.270. Single-Family and Duplexes – Lot and Building Design 


The project plans must demonstrate compliance with the standards found in the section and subsection(s) of SMC 
21B.30.270 Single Family and Duplexes – Lot and Building Design. 


Development Standards – Landscape and Irrigation  
Chapter 21B.35 SMC 


No information about landscaping and irrigation has been provided.  The requirements in Chapter 21B.35 SMC apply to 
this project.  


1. Pursuant to Chapter 21B.35 SMC, the applicant must demonstrate compliance with landscaping and irrigation 
development standards, including types of landscaping proposed (SMC 21B.35.030), landscaping drainage facilities 
(SMC 21B.35.040), landscaping in surface parking areas as applicable (SMC 21B.35.050), general standards for 
landscaping (SMC 21B.35.060), additional standards for landscaping (SMC 21B.35.070), water use (SMC 21B.35.120-
190), and tree retention, protection, replacement, and enforcement (SMC 21B.35.200-220). Compliance with these 
provisions will be reviewed upon submittal of a complete UZDP application.  


Development Standards – Parking and Circulation  
Chapter 21B.40 SMC 


1. Refer to Chapter 21B.40 SMC for specific parking requirements, which are calculated based on the proposed use(s) of 
each building.  Parking structures are subject to the design requirements set forth in SMC 21B.30.250.  


a. The parking information provided on the conceptual site plans is incomplete.  The applicant must demonstrate 
compliance with parking requirement in the UZDP application.  


b. As part of the UZDP application the following should be clearly identified in a parking layout diagram: 


I. The required number of parking stalls 
II. The proposed number of parking stalls  


III. The breakout between compact and standard stalls.  Compact stall requirements are pursuant to SMC 
21B.40.130 


IV. The designation of any shared parking stalls, pursuant to SMC 21B.40.040 
V. The location of all required loading zones, pursuant to SMC 21B.40.070 


VI. The location of all ADA stalls 


2. Pursuant to SMC 21B.40.140, internal access streets to off-street parking areas must conform with the surfacing and 
design requirements for private commercial streets set forth in the City of Sammamish Public Works Standards, Title 
14A SMC.  


3. The UZDP application is required to demonstrate compliance with the structured parking requirements set forth in 
SMC 21B.40.150.  The applicant will need to provide a parking layout diagram must show the parking stall layout of 
each level of structured parking provided.  



https://www.codepublishing.com/WA/Sammamish/?Sammamish21B/Sammamish21B35.html

https://www.codepublishing.com/WA/Sammamish/?Sammamish21B/Sammamish21B40.html
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a. The UZDP application must demonstrate compliance with off-street parking stall, compact car stall, and aisle 
dimensions pursuant to SMC 21B.40.110.  


Signage 
Chapter 21B.45 SMC 


No information about potential signage has been provided.  The requirements in Chapter 21B.45 SMC apply to this project.   


1. A comprehensive site signage plan may be submitted as part of the UZDP application for comprehensive review of the 
entire site.  The comprehensive site signage plan submitted with the UZDP application must include detailed 
information regarding sign quantity, type, location, size, design, mounting details, and other information as necessary 
to demonstrate compliance with Chapter 21B.45 SMC.  Additionally, where a Type 2 design review is required pursuant 
to SMC 21B.45.080 and SMC 21B.45.140, a narrative response, supplemented with graphic representations must be 
provided to demonstrate design review criteria compatibility and conformance.   


2. Signs require separate permits and detailed information for each sign will be reviewed with the permit application. 
Pursuant to SMC 21B.45.040(3), a UZDP approval which includes sign approvals allows an applicant whose sign 
conforms to that plan to refer to it in the application and omit detailed drawings unless specifically requested to 
provide them.   


Affordable Housing 
Chapter 21B.75 SMC 


The affordable housing requirements in Chapter 21B.75 SMC apply to this proposal.  Please take note of the following: 


1. At least 10 percent of units provided to meet base residential density requirements must be allocated as affordable 
housing units.  Required affordable housing units are counted as one-half of a dwelling unit for residential density 
calculations if no additional bonus density is being requested.  Affordable housing units constructed for the purpose 
of increasing site density above the allocated residential density are counted as one dwelling unit.  


2. Modifications to parking and building height requirements may be granted during the UZDP application review process 
for the purpose of accommodating additional affordable housing units within the development project. The applicant 
should provide a written request for modifications.  


Unified Zone Development Plans (UZDP) 
Chapter 21B.95 SMC 


The UZDP requirements in Chapter 21B.95 SMC apply to the proposal:  


1. Following a UZDP approval, any subsequently proposed modifications will be strictly reviewed against SMC 
21B.95.100.  Modifications that do not substantially conform to the UZDP approval and approval conditions will 
require a new UZDP application submittal, pursuant to 21B.95.100 (3).  


2. A complete UZDP application will vest the project to the land use control ordinances in effect on the date of complete 
application. However, if there is no phasing plan approved under the UZDP, pursuant to SMC 21B.95.090 (1), there is 
a limitation of three years for which that UZDP approval is effective and during which the applicant must file a 
complete building permit application for all buildings.  


Development Standards – Interim Street Design Standards 
Chapter 21B.96 SMC 


1. The Interim Street Design Standards for the Town Center are located in Resolution R2010-431 and are applicable the 
proposal.   


Environmental Critical Areas 
Chapter 21A.50 SMC 


1. A portion of the site is within a Class 2 Critical Aquifer Recharge Area (CARA).  Follow requirements noted in SMC 
21A.50.280. 



https://www.codepublishing.com/WA/Sammamish/?Sammamish21B/Sammamish21B45.html

https://www.codepublishing.com/WA/Sammamish/?Sammamish21B/Sammamish21B75.html

https://www.codepublishing.com/WA/Sammamish/?Sammamish21B/Sammamish21B95.html

https://www.codepublishing.com/WA/Sammamish/?Sammamish21B/Sammamish21B96.html

https://www.sammamish.us/attachments/pagecontent/38270/R2010-431%20-%20Town%20Center%20Interim%20Street%20Standards.pdf

https://www.codepublishing.com/WA/Sammamish/?Sammamish21A/Sammamish21A50.html
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2. With exception of a Class 2 CARA, the development site does not appear to contain critical areas based on the site 
plan submitted and the City of Sammamish Sensitive Areas Map.  Site investigative work is strongly recommended to 
determine the presence or absence of any potential critical areas.  On-site critical areas are regulated by Chapter 21.50 
SMC.  


SEPA 
Chapter 20.15 SMC  


1. A SEPA checklist is required for a complete UZDP application.  The SEPA checklist will be reviewed against the adopted 
Planned Action EIS to determine if the potential impacts have been adequately accounted for or if further 
environmental review is required.  


 Additional Information and Resources 


 Density is calculated pursuant to the May 2017 Director's Interpretation 
https://www.sammamish.us/attachments/pagecontent/44861/21B%2025%20030%20and%2021B%2075%20020
%20Director's%20Interpretation%20-%20Issued%20May%202,%202017.pdf  


 Town Center Plan and the Town Center Infrastructure Plan 
https://www.sammamish.us/government/departments/community-development/planning/town-
center/background-and-resources/  


 UZDP Application Guide 
https://www.sammamish.us/attachments/pagecontent/50393/UZDP%20Application%20Guide%202018.pdf  


 


  



https://www.codepublishing.com/WA/Sammamish/html/Sammamish20/Sammamish2015.html#20.15

https://www.sammamish.us/attachments/pagecontent/44861/21B%2025%20030%20and%2021B%2075%20020%20Director's%20Interpretation%20-%20Issued%20May%202,%202017.pdf

https://www.sammamish.us/attachments/pagecontent/44861/21B%2025%20030%20and%2021B%2075%20020%20Director's%20Interpretation%20-%20Issued%20May%202,%202017.pdf

https://www.sammamish.us/government/departments/community-development/planning/town-center/background-and-resources/

https://www.sammamish.us/government/departments/community-development/planning/town-center/background-and-resources/

https://www.sammamish.us/attachments/pagecontent/50393/UZDP%20Application%20Guide%202018.pdf
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PUBLIC WORKS REVIEW COMMENTS 


Haim Strasbourger, P.E., Development Review Engineer 
Email: hstrasbourger@sammamish.us 
 
Transportation 


1. A traffic concurrency certificate will be required for a complete application. 


2. The following are required for a concurrency application:  land uses approved by Planning Department, site plan, and 
a memo including project trip generations. 


3. The City will not conduct a concurrency test until a complete concurrency application is received, and the project trip 
generation is reviewed and approved by the City. 


4. The applicant should provide specific retail land uses assumptions in each Traffic Analysis Zone (TAZ), and sizes of each 
use.  


5. Traffic Impact Analysis (TIA) is required for a complete UZDP application. 


6. Regarding the site plan, the roadway network shown needs some adjustments including but not limited to: 


a. Provide clarification for the SE corner to the east and the south from the proposed roundabout. 


b. See 2016 Public Works Standards section 9.4 for the design specifications of a woonerf.  Several elements shown 
by the applicant do not comply and at least one road shown as a woonerf functions as an alley.  Revise the 
application to comply with all the required standards listed for each proposed woonerf.  The following are specific 
examples of problems in the USDP application:  


i. The road is car friendly but has no amenities to make it pedestrian friendly.  Consider updating these to be 
one-way roadways to help with this design element. 


ii. A woonerf shall have no 90 degree turns or intersections. 


iii. Woonerfs shall not be more than 400 feet in length. 


iv. Entry way into a woonerf needs to be clearly marked and a driveway rather than the shown curb returns 
typical for a standard street. 


c. Main access roads into this quadrant of the Town Center should be located at each of the three roundabouts.  
The connection of the proposed roundabout at the Southeast corner should be connected in one of those types 
of roads to SE 4th Street rather than to a limited access location as shown. 


d. The roadway improvement shown along the south end of the proposed development is shown completely within 
the City Park property.  All roadway improvements within the City shall include a dedication of half the needed 
right-of-way and construction of the roadway within that dedicated area.  Any additional width necessary must 
be constructed in a dedicated public right-of-way, not within City Park property. 


e. The current access drive from the existing Park access drive to SE 4th Street does not match the roundabout 
location on SE 4th Street.  The proposal to keep the same roadway connection at its south end is shown with 
non-standard intersection spacing in the middle east-west road.  This road must line up better between the two 
end points.  As a result, this project will need to have a street vacation for at least part and possibly the full length 
of this public right-of-way. 


f. One of the roadways identified as remaining a private road needs to be changed to be a public road to allow the 
nearby shown alleys to match standards. 


g. A single roadway stretch of same the character should not have altered right-of-way widths proposed along its 
extent, such as shown on the easternmost roadway. 



mailto:hstrasbourger@sammamish.us
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7. There will be access management on SE 4th St between the segments from 228th Ave SE to 225th Pl SE, 225th Pl SE 
to 224th Ave SE, and 224th Ave SE to 222nd Pl SE.  Side streets and driveways accessing SE 4th between these 
intersections will be limited to right-in and right-out only.  The median vegetated island will need to be extended 
accordingly. 


8. Provide proposed road cross sections including areas to be dedicated. 


9. The proposed design must take into account SMC.21B.96.010 and associated resolution number R2010-431, which 
includes among other things providing a cross road at an interval of 250 to 350 feet, a right-of-way width range from 
61 to 79 feet (depending on having residential, commercial, or retail space), and provision of street parking along all 
local roads. 


10. The placement of any alley must meet the 2016 Public Works standards.  As shown, several alleys are marked as 
woonerfs but function as alleys. 


11. 222nd Place SE is a local road with existing 44-foot right-of-way width along the project's frontage.  Half street 
extension of 222nd Place SE is required along with the necessary right-of-way dedication to match half of the 
requirement for a local road with considerations as detailed in Resolution R2010-431. 


12. The roadway design for the Southwest quadrant needs to take into account access for design trucks and buses.  This 
includes how delivery trucks access loading areas, how transit will utilize this area, and how garbage collection trucks 
will access and maneuver. 


13. All structural elements of any building (foundations, balconies, swing radius of emergency exit door, and roof 
decorative features) must not protrude into the public right-of-way. 


14. The proposal must satisfy ADA requirements in the current federal standards at time of complete application. 


15. Street lighting must be provided for both pedestrian and vehicular traffic and be coordinated with landscaping design.  
For reference, the standard design of the road frontage for most of the Town Center is a landscape strip with 
hardscape breaks. 


16. It is not clear if the homes proposed along SE 4th Street and the road in the Park on the south side of the quadrant 
will access those streets.  If that is the case, a lower level type of roadway such as an alley or woonerf will need to be 
used. 


Stormwater 


1. The development proposal includes regional stormwater facilities located on City owned property. An executed 
stormwater facilities agreement between the City and STCA, LLC outlining terms and conditions of design, construction 
and maintenance of these facilities will be required. An executed agreement will be required for a complete 
application.  The terms of the agreement need to ensure a mutual benefit to the City and Developer. 


2. Submit a preliminary TIR describing how flow control, water quality treatment, low impact development (flow control 
BMPS), wetland hydrology is maintained, and appropriate outfall discharges are addressed. 


3. The City’s SE 4th Street Improvement Project currently under construction will provide a new 12-inch diameter storm 
pipe on the west side of 222nd Place SE to the Balmoral Subdivision pond (“12-inch outfall”).  Please show the 12-inch 
outfall plans in the UZDP application plans to show any alignment conflicts and coordination that may still be needed.  
The 12-inch outfall must be analyzed for capacity with the applicant’s proposal.  


4. There is an existing pond and treatment swale on the north side of the City’s access driveway (SE 6th Street).  Show 
on plans and describe how it will be impacted. 


5. Interim development plans for stormwater mitigation should be provided for the undeveloped southeast block as well 
as a permanent stub-out to the conveyance system.  Provide assumptions on impervious surface to mitigate future 
improvements.  Flow control, water quality, and flow control BMPS must be addressed for the undeveloped southeast 
block. 
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6. Show location of stub outs for all development within the application proposal. 


7. If walls are proposed, show wall drain discharge locations. 


8. Road cross sections should show bioretention where appropriate (e.g., 222nd Avenue SE, curb bulb outs). 


9. Check that inlets are not in any ADA ramps. 


10. Provide a critical areas report showing wetlands, streams, critical aquifer recharge areas, erosion hazard, landslide 
hazard areas and associated buffers impacted by the project.  Include offsite areas in location of proposed outfalls 
and wetlands/stream near southeast quadrant of proposal. 


11. The Town Center stormwater code is contained in Chapter 21B.85 SMC.  In accord with SMC 21B.85.030(1), the 
currently adopted manual is the 2016 King County Surface Water Design Manual (KCSWDM) and the City of 
Sammamish addendum to that manual. 


12. The code requires the use of LID to the maximum extent practically feasible with all references to type of LID per the 
2016 KCSWDM. 


13. This site drains to Ebright Creek, therefore Level 3 flow control and Sensitive Lake Water Quality treatment standards 
apply.  In addition, all mitigation measures identified in the Town Center EIS need to be addressed. 


14. A portion of the site is within a Class 2 Critical Aquifer Recharge Area (CARA).  Follow requirements noted in SMC 
21A.50.280 that include restrictions for construction activities and fully built design.  Example of a consideration is to 
avoid placement of any underground injection control (UIC) within a Class 2 CARA. 


General: 


1. The proposal shows utilities, roads, and grading outside STCA owned properties.  Please provide affidavits of 
easements proposed or existing. 


Additional Information and Resources 


 Town Center Interim Street Standards  
https://www.sammamish.us/attachments/pagecontent/38270/R2010-431%20-
%20Town%20Center%20Interim%20Street%20Standards.pdf  


 The Public Works Standards  
https://www.sammamish.us/attachments/pagecontent/41982/2016_Public_Works_Standards.pdf  


 Surface Water Manuals and Drainage Information 
https://www.sammamish.us/government/departments/public-works/storm-and-surface-water-management-
program/development-review-permitting-and-engineering-resources/  


 
  



https://www.sammamish.us/attachments/pagecontent/38270/R2010-431%20-%20Town%20Center%20Interim%20Street%20Standards.pdf

https://www.sammamish.us/attachments/pagecontent/38270/R2010-431%20-%20Town%20Center%20Interim%20Street%20Standards.pdf

https://www.sammamish.us/attachments/pagecontent/41982/2016_Public_Works_Standards.pdf

https://www.sammamish.us/government/departments/public-works/storm-and-surface-water-management-program/development-review-permitting-and-engineering-resources/

https://www.sammamish.us/government/departments/public-works/storm-and-surface-water-management-program/development-review-permitting-and-engineering-resources/
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PARKS AND RECREATION REVIEW COMMENTS 


Anjali Myer, PLA, Park and Recreation Deputy Director 
Email: amyer@sammamish.us  
 
1. The proposal includes several infrastructure improvements, including street and utility improvements on the City-


owned parcel identified as "City Square" (referred to as the "Town Center Plaza" by the City) on the plans and 
therefore this parcel needs to be included in the UZDP. Further, any improvements shown on this parcel need to be 
negotiated through an agreement between the applicant and the City. 


2. A stormwater vault is shown within the limits of the "City Square/Town Center Plaza." Additionally, two vaults are 
shown within the limits of Sammamish Commons Park. As previously noted, the UZDP application will require a 
stormwater facilities agreement for the design, construction, and maintenance of these facilities on the City-owned 
property. The terms of the agreement need to ensure a mutual benefit to the City and the applicant. 


3. The existing driveway along the northern edge of Sammamish Commons Park is not built to Public Right of Way 
Standards. SE 6th Street serving both the Town Center and Sammamish Commons Park shall be developed with half 
street improvements on each property, with the parcel line serving as the center line of the street. 


4. The "City Square/Town Center Plaza" is intended to serve as the primary open space of the Green Spine, framed by 
bustling storefronts, cafes and businesses spilling into the public realm to activate the space with people, as noted in 
the Town Center Infrastructure Plan. The proposed site plan shows townhomes and live/work residential units to the 
west and an open lot with grading and infrastructure only, to the east. Explain how the "City Square/Town Center 
Plaza" isolated by streets and parking and surrounded by residential uses would serve as an engaging public amenity 
and enjoy the vibrancy envisioned in the Sammamish Town Center Plan?  


5. The proposed design and layout of the Green Spine will need to be developed with the City during the UZDP review 
process pursuant to the MOU. The Green Spine design as currently proposed, appears to function as a private or semi-
private open space due to the narrow access points on the north and south.  As a major design element for the Town 
Center, the Green Spine should be designed to intentionally draw pedestrians in and through the space and should be 
welcoming for those not living, dining or shopping in the surrounding buildings.   


6. Provide illustrations, building sections and site plans that demonstrate how buildings facing the Green Spine will 
provide a pedestrian friendly façade as well as encourage a variety of activities that feature pedestrian amenities. 


7. Landscape plans should identify the required site information as outlined in SMC 21B.95.040. 


8. In accordance with SMC 21B.95.050(4)(b), public open spaces should not be adjacent to parking, blank walls, spaces 
or uses without human activity or amenity. On-street parking should not be located adjacent to the "City Square/Town 
Center Plaza." 


9. Provide illustrations, roadway sections and site plans that demonstrate how the Green Spine interacts with cross 
streets. 


10. Identify on all site plans proposed open spaces that are either private or public. 


11. Identify on all site plans proposed public access easements and open space to be dedicated to the City. 


12. Pursuant to the MOU, the Green Spine is identified as a topic for further discussion and possible future agreements 
including the width and types of uses to be included in the Green Spine.   Any agreement between the city and 
applicant must be consistent with applicable code requirements.  


13. If the applicant wishes to further discuss design alternatives for the Green Spine prior to submitting a UZDP 
application, the City requests that additional information be provided demonstrating compliance with Title 21B SMC 
and the Town Center Infrastructure Plan.    



mailto:amyer@sammamish.us
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Additional Information and Resources 


 Green Spine Design Manual is available at 
https://www.sammamish.us/attachments/pagecontent/50394/Green%20Spine%20Design%20Companion%20201
8.pdf  


 Green Spine User Guide is available at 
https://www.sammamish.us/attachments/pagecontent/50395/Green%20Spine%20Development%20Guide%2020
18.pdf 


 2018 Parks, Recreation and Open Space plan is available at 
https://www.sammamish.us/attachments/pagecontent/48829/PRO%20Plan%20FINAL%20adopted%2003-27-
2018%20FOR%20WEBSITE.pdf  


 
  



https://www.sammamish.us/attachments/pagecontent/50394/Green%20Spine%20Design%20Companion%202018.pdf

https://www.sammamish.us/attachments/pagecontent/50394/Green%20Spine%20Design%20Companion%202018.pdf

https://www.sammamish.us/attachments/pagecontent/50395/Green%20Spine%20Development%20Guide%202018.pdf

https://www.sammamish.us/attachments/pagecontent/50395/Green%20Spine%20Development%20Guide%202018.pdf

https://www.sammamish.us/attachments/pagecontent/48829/PRO%20Plan%20FINAL%20adopted%2003-27-2018%20FOR%20WEBSITE.pdf

https://www.sammamish.us/attachments/pagecontent/48829/PRO%20Plan%20FINAL%20adopted%2003-27-2018%20FOR%20WEBSITE.pdf
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A REGIONAL COALITION FOR HOUSING (ARCH) REVIEW COMMENTS 


Mike Stanger, Housing Planner 
Email: MStanger@bellevuewa.gov  
 
1. Prior to issuing any building permit, an agreement in a form approved by the director that addresses price restrictions, 


homebuyer or tenant qualifications, phasing of construction, monitoring of affordability, duration of affordability, and 
any other applicable topics of the affordable housing units shall be recorded with the King County Recorder’s Office. 
This agreement shall be a covenant running with the land and shall be binding on the assigns, heirs and successors of 
the applicant. The City may agree, at its sole discretion, to subordinate any affordable housing regulatory agreement 
for the purpose of enabling the owner to obtain financing for development of the property (SMC 21B.75.505 (3)).  


2. On behalf of the City, ARCH staff will work with the applicant to prepare the agreement. The appropriate contact for 
coordination at ARCH is Mike Stanger, contact information listed above.  


3. Please provide the City and ARCH with the following:  


a. A site plan [for single-family (townhomes), or in the case of multi-family, floor plates] showing the location of 
the proposed affordable units. The City and ARCH will review and approve the location of the affordable housing 
units to ensure that their locations are intermingled with all other dwelling units in the development.  


b. Unit floor plans showing unit square footage, number of bedrooms, and bedroom dimensions of the affordable 
units, and a list summarizing the bedroom mix of the entire development. The City and ARCH will review and 
approve the mix of the affordable housing units to ensure the mix of affordable units is comparable to the 
overall project; i.e., the number of studio units, one-bedroom units, etc., and to ensure that affordable units are 
designated properly for the number of bedrooms.  


Additional Information and Resources 


 ARCH Website - http://www.archhousing.org/  


 
  



mailto:MStanger@bellevuewa.gov
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EASTSIDE FIRE AND RESCUE REVIEW COMMENTS 


Mark Lawrence, Assistant Fire Marshal 
Email: mlawrence@esf-r.org  
 


1. Required fire lanes shall be minimum 20 foot wide. 


2. Fire hydrant locations are not part of this review. 


3. Are proposed 8” water mains sufficient for required fire flow? 


4. Fire ladder truck computer auto turn modeling is required throughout using attached (EFR Ladder Truck 
Dimensions) specifications. The submitted auto turn analyses on sheet CSL.07 has incorrect specifications. 


SAMMAMISH PLATEAU WATER REVIEW COMMENTS 


Jay Regenstreif, Planning Engineer 
Email: jay.regenstreif@spwater.org  
 
1. Preliminary comments provided, refer to Attachment C 


APPLICANT QUESTIONS 
 
1. What is the process for locating limited development within isolated wetland areas under SMC 21A.50.320(1) and 


to locate road crossings within wetlands or wetland buffers under SMC 21A.50.070(1), SMC 21A.50.300, or other 
applicable sections of SMC 21A.50?  


New road crossings may be allowed pursuant to SMC 21A.50.300(10).  A critical areas study, including wetlands 
delineation, is required for work in or near a wetland or its buffer.   


2. We have completed the Density Calculator as best we can but may have questions about certain line items, 
including the possibility of moving density between zones. 


Please refer to the updated Residential Density Calculations Form (Attachment B).  This question will be further 
discussed at the pre-application meeting. 


As discussed at the preapplication conference and as confirmed by the city attorney’s office, if the applicant is 
proposing maximum residential density in the TC-B and TC-C zones as described in SMC 21B.25.030(1), additional 
density, by any means, that results in exceeding the allowed maximum is not permitted.  Except for the TC-A zones, 
maximum density means the absolute maximum density allowed after all incentives and bonus units are added (SMC 
21B.25.040). The applicant has proposed moving two residential units from the TC-B zone to the TC-C zone which 
exceeds the maximum density allowed in the TC-C zone and is not permitted.   


Furthermore, Title 21B does not permit “blending” between different zoning designations.  The Town Center sub-
area zoning designations reflect the Town Center Plan’s land use goals and policies by following a “wedding cake” 
approach, concentrating civic and mixed-use buildings around a centralized plaza or green space, low and medium 
intensity multifamily uses ringing the core area, and townhouses and cottages transitioning to nearby neighborhoods 
(TCP, page 11). The purpose of each Town Center zone and map designation are described in Chapter 21B.20 SMC 
which guides the interpretation and application of land use regulations within each zone and designation. Any 
changes to the zoning boundaries shall be made by ordinance adopting or amending a zoning map which is outlined 
in Title 24A SMC (Ordinance O2019-483). 


3. Confirm that the townhome lots may front and be organized around the courtyards and woonerfs depicted in 
Block 2 on page CSL.01.  See SMC 21B.30.030(3)(d) and SMC 21B.30.040(2).  



mailto:mlawrence@esf-r.org
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Buildings organized around a courtyard can orient to the courtyard provided there is clear pedestrian access between 
the courtyard and the street.  It is unclear how a woonerf will function as a courtyard.  It is unclear how pedestrian 
access between the street and the courtyard will be designed. 


4. We would like to discuss SEPA review, including the relationship between this project and the EIS previously 
prepared for the City’s Town Center Plan.  


See SEPA section above 


ATTACHMENTS  
 
A – Memorandum of Understanding, dated November 12, 2018 


B – Updated Residential Density Calculations 


C – Sammamish Plateau Water Review Comments 


D – Preapplication Conference Sign-in Sheet 


E – Preapplication Meeting Agenda 


DISCLAIMER 


The information provided at the preapplication conference is intended for use in preparation of a land use, building, or 
clearing and grading permit application. The City’s review is based upon the information provided by the applicant prior 
to the preapplication conference, the current Sammamish Municipal Code, and various other data sources. Please note 
that the Sammamish Municipal Code is subject to change. While care has been taken to ensure the accuracy and 
completeness of the information provided, the City of Sammamish assumes no responsibility or liability for any errors or 
omissions in this information. Therefore, it is recommended that, prior to submitting an application, please determine 
whether any changes to City Code or regulations have occurred since the date of your preapplication conference. Please 
note: Preapplication fee is not credited towards future permit review / activity. 
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By Innovation Realty Partners, LLC, Mng. Mbr


By Matthew D. Samwick, Op. Mgr.
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8.61


SMC Reference/Notes


UNITS


1 Total Buildable Acreage 8.61 AC 21B.25.080 Calculations


2 Allocated Density 16 DU/AC 21B.25.030 Densities and dimensions


3 Total Allocated Residential Density 138 DU  21B.25.030(1) Densities and dimensions


4 Total Required Affordable Housing Units 
(10% of Line 3) 14 DU 21B.75.020(1) Basic density provisions


5 Total Base Market Units 
(Line 3 ‐ Line 4) 124 DU


6 Total Additional Market Units to Meet Allowable Density 


(Additional units req'd to meet allocated density, compensating for 0.5 


DU/AC for required AHU)


7
DU 21B.75.020(2) Basic density provisions


7 Total Allocated Density with AHDU Incentive 145 DU 21B.75.020(2) Basic density provisions


8 Total Buildable Acreage 8.61 AC


9 Max Residential Density 40 DU/AC 21B.25.070(2) Calculations


10 Total Max Residential Density 344 DU


SMC Reference/Notes


11 Bonus Units Available 
(Number provided by the City) 193 DU


12 Bonus Units Requested, Max 
(Line 10 ‐ Line 3) 206 DU 21B.25.070(1)(2) Calculations


13 Bonus Units Requested 193 DU


14 Bonus Affordable Housing Units Available 
(33.3% of Line 13) 64 DU 21B.75.020 (3) Basic density provisions


15 Bonus Market Rate Housing Units Available 
(66.6% of Line 13) 129 DU 21B.75.020 (3) Basic density provisions


16  Bonus Residential Units Requested 193 DU


SMC Reference/Notes


17 Affordable Housing Proposed 
(line 4 + line 14) 78 DU


18 Market Rate Units Proposed 
(line 5 + line 15) 253 DU


19 Total Residential Units 331 DU


SMC Reference/Notes


20 Receiving Zone:  A‐Zone 5 DU 21A.80.090


21 Approved TDR Units 4 TDR


22 TDR Density 20 DU


SMC Reference/Notes


23 Receiving Zone:  A‐Zone 1 DU 21B.25.040(2)(d) 


24 Approved TDR Units 0 TDR


25 TDR Density 0 DU


SMC Reference/Notes


26 Step 3 Total:   331 DU


27 Step 4 Total:   20 DU


28 Step 5 Total:   0 DU


Total Residential Units Proposed:   351 DU


Total Density Calculated


STEP 1:  Calculating Allocated Residential Density and Maximum Density


Information provided by the Applicant


STEP 5: Calculating Total City of Sammamish TDRs (TC‐D) (CURRENTLY NOT AVAILABLE)


STEP 6: Calculating Total Residential Density (Allowable Density + Bonus Units + TDRs)


ALLOCATED DENSITY:


MAXIMUM ALLOWABLE DENSITY:


STEP 2:  Calculating Bonus Residential Units


STEP 3: Calculating Total Residential Density (Allowable Density + Bonus Units)


STEP 4: Calculating Total King County TDRs


Stop here if not seeking bonus residential units


Department of Community Development


801 228th Avenue SE ■ Sammamish, WA 98075 ■ phone: 425‐295‐0500 ■ fax: 295‐295‐0600 ■ web: www.sammamish.us


TOWN CENTER ZONE A


APPLICANT: STCA, LLC


TOTAL BUILDABLE AREA


Town Center Residential Density Calculator
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2.54


SMC Reference Notes


UNITS


1 Total Buildable Acreage 2.54 AC 21B.25.080 Calculations


2 Allocated Density 8 DU/AC 21B.25.030 Densities and dimensions


3 Total Allocated Residential Density 20 DU  21B.25.030(1) Densities and dimensions


4 Total Required Affordable Housing Units 
(10% of Line 3) 2 DU 21B.75.020(1) Basic density provisions


5 Total Base Market Units 
(Line 3 ‐ Line 4) 18 DU


6 Total Additional Market Units to Meet Allowable Density 


(Additional units req'd to meet allocated density, compensating for 0.5 


DU/AC for required AHU)


1
DU 21B.75.020(2) Basic density provisions


7 Total Allocated Density with AHDU Incentive 21 DU 21B.75.020(2) Basic density provisions


8 Total Buildable Acreage 2.54 AC


9 Max Residential Density 20 DU/AC 21B.25.070(2) Calculations


10 Total Max Residential Density 51 DU


SMC Reference/Notes


11 Bonus Units Available 
(Number provided by the City) 0 DU


12 Bonus Units Requested, Max 
(Line 10 ‐ Line 3) 31 DU 21B.25.070(1)(2) Calculations


13 Bonus Units Requested 0 DU


14 Bonus Affordable Housing Units Available 
(33.3% of Line 13) 0 DU 21B.75.020 (3) Basic density provisions


15 Bonus Market Rate Housing Units Available 
(66.6% of Line 13) 0 DU 21B.75.020 (3) Basic density provisions


16  Bonus Residential Units Requested 0 DU


SMC Reference/Notes


17 Affordable Housing Proposed 
(line 4 + line 14) 2 DU


18 Market Rate Units Proposed 
(line 5 + line 15) 18 DU


19 Total Residential Units 20 DU


SMC Reference/Notes


20 Receiving Zone:  B‐Zone 3 DU 21A.80.090


21 Approved TDR Units 9 TDR


22 TDR Density 27 DU


SMC Reference/Notes


23 Sending Zone 21A.80.090


24 Receiving Zone: B DU


25 Approved TDR Units 0 TDR


26 TDR Density 0 DU


SMC Reference/Notes


27 Step 3 Total:   20 DU


28 Step 4 Total:   27 DU


29 Step 5 Total:   0 DU


Total Residential Units Proposed:   47 DU


Total Density Calculated


Information provided by the Applicant


Department of Community Development


801 228th Avenue SE ■ Sammamish, WA 98075 ■ phone: 425‐295‐0500 ■ fax: 295‐295‐0600 ■ web: www.sammamish.us


TOWN CENTER ZONE B


APPLICANT: STCA, LLC


TOTAL BUILDABLE AREA


STEP 4: Calculating Total King County TDRs


STEP 5: Calculating Total City of Sammamish TDRs (CURRENTLY NOT AVIALABLE)


STEP 6: Calculating Total Residential Density (Allowable Density + Bonus Units + TDRs)


STEP 1:  Calculating Allocated Residential Density and Maximum Density


ALLOCATED DENSITY:


Stop here if not seeking bonus residential units


MAXIMUM ALLOWABLE DENSITY:


STEP 2:  Calculating Bonus Residential Units


STEP 3: Calculating Total Residential Density (Allowable Density + Bonus Units)


Town Center Residential Density Calculator 4
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2.37


SMC Reference Notes


UNITS


1 Total Buildable Acreage 2.37 AC 21B.25.080 Calculations


2 Allocated Density 4 DU/AC 21B.25.030 Densities and dimensions


3 Total Allocated Residential Density 9 DU  21B.25.030(1) Densities and dimensions


4 Total Required Affordable Housing Units 
(10% of Line 3) 1 DU 21B.75.020(1) Basic density provisions


5 Total Base Market Units 
(Line 3 ‐ Line 4) 8 DU


6 Total Additional Market Units to Meet Allowable Density 


(Additional units req'd to meet allocated density, compensating for 0.5 


DU/AC for required AHU)


1
DU 21B.75.020(2) Basic density provisions


7 Total Allocated Density with AHDU Incentive 10 DU 21B.75.020(2) Basic density provisions


8 Total Buildable Acreage 2.37 AC


9 Max Residential Density 8 DU/AC 21B.25.070(2) Calculations


10 Total Max Residential Density 19 DU


SMC Reference/Notes


11 Affordable Housing Proposed 1 DU


12 Market Rate Units Proposed 9 DU


13 Total Residential Units 10 DU


SMC Reference/Notes


14 Receiving Zone:  C‐Zone 2 DU 21A.80.090


15 Approved TDR Units 5 TDR


16 TDR Density 10 DU


SMC Reference/Notes


17 Sending Zone 21A.80.090


18 Receiving Zone: C DU


19 Approved TDR Units 0 TDR


20 TDR Density 0 DU


SMC Reference/Notes


21 Step 2 Total:   10 DU


22 Step 3 Total:   10 DU


23 Step 4 Total:   0 DU


Total Residential Units Proposed:   20 DU


Total Density Calculated


STEP 3: Calculating Total King County TDRs


STEP 4: Calculating Total City of Sammamish TDR Program (CURRENTLY NOT AVAILABLE)


STEP 5: Calculating Total Residential Density (Allowable Density  + TDRs)


Information provided by the applicant or City


STEP 1:  Calculating Allocated Residential Density and Maximum Density


ALLOCATED DENSITY:


Stop here if not seeking bonus residential units


MAXIMUM ALLOWABLE DENSITY:


STEP 2: Calculating Total Residential Density


Department of Community Development


801 228th Avenue SE ■ Sammamish, WA 98075 ■ phone: 425‐295‐0500 ■ fax: 295‐295‐0600 ■ web: www.sammamish.us


TOWN CENTER ZONE C


APPLICANT: STCA, LLC


TOTAL BUILDABLE AREA


Town Center Residential Density Calculator 4
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City of Sammamish Pre-Application Meeting on May 23, 2019 
Tax Parcels 332506-9016, 9024, 9044, 9085, 9091, 9102, 9117, 9138, 9151  


STCA Town Center UZDP South of SE 4th, 222nd to 225th 
PRA2019-00180  Comments from Sammamish Plateau Water 


 
 
Preliminary Comments 
 
Water –  
There are 9 current accounts for Tax Parcels 322506-9016, 9024, 9044, 9085, 9091, 9102, 9117, 9138, 
9151. Two of the accounts are on Tax Parcel 3325069024, and there is no account on 3325069151. The 
meter setters for these accounts may have been abandoned as part of the SE 4th project, and will continue 
to receive water bills including a base charge, but will retain their GFC and RCFC Credits. 
 
There is a 12-inch water main in SE 4th on the north side of Tax Parcels 3325069044, 9102, 9024, 9085, 
9016, and 9138.  
12-inch water mains extend south to the extent of the SE 4th project along portions of 222nd Ave SE, 
224th Ave SE and 225th Ave SE. 
There is an 8-inch water main in 222nd on the west side of Tax Parcel 3325069044.  
There is an 8-inch water main in the SE 6th alignment on the south side of Tax Parcels 332506-9044, 
9117, 9024, and 9085. 
 
Sewer –  
None of the properties included in this proposal have sewer service from the District. 
 
There is an 8-inch sewer main in SE 4th on the north side of Tax Parcels 3325069044, 9102, and 9024.  
There are 8-inch sewer mains extending south from SE 4th to the extent of the SE 4th project along 
222nd Ave SE, 224th Ave SE, 225th Ave SE, and near the alignment of 226th Ave SE. 
 
 
If Infiltration is being proposed, provide the Critical Aquifer Recharge Area (CARA) map as part of 
your critical areas study. Note that a portion of the project area is located within the Wellhead 
Protection zone for District wells, which is also part of a Critical Aquifer Recharge Area (CARA). 
The following comments are general in nature due to the conceptual nature of the proposal.  Additional 
requirements may apply once the scope of the project is further refined. 
 
General Water Requirements: 


 Construct 12-inch water mains through the roads and access routes in the proposed project, 
looping from 222nd Ave SE to 224th, 225th and 226th, and from SE 4th to the SE 6th 
alignment.  


o Note: There is no water main stub extended from SE 4th at the 226th alignment, and 
this connection will require cutting into SE 4th. 


 Replace the existing 8-inch water main on 222nd Ave SE with a 12-inch water main, from the 
existing 12-inch stub south of SE 4th to the southernmost internal access road, north of SE 6th. 


 Any existing meter setters for the properties in the project located on SE 4th, that have not 
previously been abandoned, must be abandoned to the main.  


o These abandonment measures may include cutting into SE 4th. 
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 Relocate the active, in-use, meters for Tax Parcels 3325069087 and 3325069108, and abandon 
the existing setters to the main. 


o This work is in the same location as the water main connection at 226th alignment, 
including cutting into SE 4th. 


 Each parcel on right-of-way is required to have frontage on the water main that provides the 
parcel with service, with the water meter located directly adjacent to the property being served. 


 Single water services are required for each single-family parcel. 
 Buildings with mixed uses (e.g. multi-family and non-residential) must have separate water 


meters for each use type. 
 Install a new fire hydrant as required by Fire Marshall. 
 Easements will be required for all water mains and appurtenances located on private property. 


District standard easement forms will be used. The minimum easement width considered will 
be 15-feet, and joint water/sewer easements will be wider. Easements for water and/or sewer 
facilities in access tract or rights-of-way will be required to match the full width of the tract or 
right-of-way, and to extend to any adjacent property lines.  


 If the Fire Marshal requires fire sprinklers for new or existing houses, a larger meter (1”) may 
be required.  If the 1” water meter is only needed to provide fire protection and is not needed to 
supply the domestic needs per the Uniform Plumbing Code, the only additional cost is for the 
1” meter itself.   


 The fire sprinkler systems for the buildings require the installation of a Double Check Detector 
Assembly (DCDA) backflow prevention device located in a vault per the District’s standard 
detail.   


 Irrigation meters, separate from domestic meters, for watering common areas are required.  
Each irrigation meter must have a double check valve assembly (DCVA) backflow prevention 
device directly behind the meter. 


 Backflow prevention devices must be installed for all non-single-family residential buildings.  
 Backflow prevention devices must be installed for irrigation and fire sprinkler systems on the 


individual lots (usually the responsibility of the builder). 
 If the irrigation system or other water system uses an alternative water supply source, such as 


rainwater harvesting, that system must be separated from District supplied systems. 
Supplemental water supply provided by the District to these systems must utilize an air-gap and 
other backflow-prevention devices required by the District.  


 Any wells on the properties must be abandoned in accordance with the Department of Ecology 
requirements, and a copy of the abandonment paperwork must be provided to the District. 


 Any proposal for infiltration or injection of stormwater to be reviewed by the District for 
potential to degrade the aquifers used for District drinking water. 


 
General Sewer Requirements: 


 Construct 8-inch gravity sewer main through the roads and access routes in the proposed 
project.  
 Extend to the southern extent of the project from SE 4th along 222nd. 
 Extend to the southern extent of the project along the access west of “City Square”, and 


along the SE 6th frontage to the access road intersection east of “City Square” 
 Install a side sewer stub for service to the existing building located on Tax Parcel 


3325069015. (Note: this may require use of a Grinder Pump system) 
 Collaborate with City of Sammamish to determine future uses in the Lower Commons that 


may require sewer service. 
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 Gravity sewer service to all project properties is required. 
 Service to the “Future” portion of the property requires installation of offsite gravity sewer 


along the Tax Parcel 3325069017 access drive.  
 If the offsite gravity sewer is not installed as part of this project, sewer service will not be 


available to the “Future” area. 
 Install a permanent (dry) gravity sewer main in the 226th alignment along the east side of 


the “Future” area and east into Tax Parcel 3325069017 to extend beyond the grading for the 
southwestern roundabout. 


 Install side sewers to the existing properties on the west side of 222nd adjacent to the new 
sewer main. 


 All proposed tax lots must have frontage on a sewer main.  Side sewers must be located directly 
adjacent to the property being served – private easements across one property to serve another 
are not permitted. 


 Subterranean parking structure requires oil/water separator.  The connection of the oil/water 
separator to the District’s sewer system shall be made at a separate side sewer connected to a 
manhole. Drainage from areas open to rainwater shall not drain to the sewer. 


 Grease Interceptors are required for all commercial buildings that have food service potential, 
including, but not limited to, grocery stores and commercial kitchens. 


 Easements will be required for all sewer mains and appurtenances located on private property. 
District standard easement forms will be used. The minimum easement width considered will 
be 15-feet, and joint water/sewer easements will be wider. Easements for water and/or sewer 
facilities in access tract or rights-of-way will be required to match the full width of the tract or 
right-of-way and to extend to any adjacent property lines. 


 If any facilities that drain to the sewer system use an alternative water supply source, such as 
rainwater harvesting, the supply or discharge must be metered. 


 Once the Developer Extension Agreement is complete and granted Final Acceptance by the 
District, the builder or property owner is responsible for hiring a side sewer contractor (from 
the District’s list of side sewer contractors registered with the District) and for paying for all the 
costs associated with installing the side sewer. 


 Sign a Future Sewer Connection Agreement. 
 
General Development Requirements: 


 Enter into a Developer Extension Agreement (DEA) with the District. The application is 
available on the District's website www.spwater.org. Select Builders/Developers and Water 
and/or Sewer Service for a Development for the page with the link and also the DEA process.  


o The Developer may choose to have multiple DEAs if the project is phased. 
o Fire Flow Availability will be dependent upon looping and size of water mains in 


service at the completion of each phase. 
o Sewer service availability will be dependent on installation of downstream 


improvements for each phase. 
 Pay applicable District fees - to be determined, fees are subject to change at any time without 


prior notification, and depend on the scope of the project.  Fees are based on a ¾” meter; larger 
meters cost more. 
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DEA Fees 
Application Fee $1,500 – Paid with Application for DEA 
Development Services Fees $10,000 deposit – Paid upon provision of DEA signed by the 


Developer to the District. 
[Deposit will be refunded upon successful completion of the 
project including payment of all other fees.] 
 
Monthly Invoices for work done the preceding month (time 
and materials) to be paid within 30 days. 


Connection Charges – Paid during course of DEA project 
 Water Sewer
GFC per ERU1 


Existing customers 
$5,342.00


Credit 9 ERUs
$4,144.00


GFC 1.5% excise tax/ERU $80.13 $62.16
LFC2   


SE 4th – west of 225th 


SE 4th – 222nd + 225th Stubs 


SE 4th – east of 225th 


222nd Ave SE 


222nd Ave SE – south 60 LF 


SE 6th 


Special LFC Est=$214,634.22


Villages Reimb =$38,783.05


Replace with 12-inch main


@ $184.00 = $11,040.00


Waived


Plus install on-site facilities


SE 4th Finance Agreement


Special LFC Est=$100,587.54


Villages Reimb =$52,311.36


Install Main


Plus install on-site facilities
LFC 1.5% excise tax $165.60 + $3,219.51 est. $1,508.81 est.
Connection Charges Paid by Developer
Meter Drop Fees  TBD Based on Size
RCFC, per ERU 4 


Existing customers 
$  6416.00


Credit 9 ERUs 
RCFC 1.5% excise tax/ERU $96.24
Side Sewer Permit, per non-
single family side sewer 


$450.00


Grease Interceptor/Oil-Water 
Separator 


$1,150.00


Connection Charges Paid by Single-Family Builder 3


Meter Drop Fees – 3/4” $550.00
Fire Sprinkler Review Fee If required $270.00
RCFC, per ERU 4 $  6416.00
RCFC 1.5% excise tax/ERU $96.24
Side Sewer to House Permit, 
Gravity, per lot 


$300.00


1 GFC = General Facility Charges, based on ¾” meter.   
2 LFC = Local Facility Charges  
3 Not available for purchase until completion of the DEA and its acceptance by the District. 
4 RCFC = Regional Capital Facility Charges, based on ¾” meter. 


 
The developer or builder is responsible for paying the sewer King County Capacity Charge directly to 
King County for each lot beginning at the time of side sewer connection. 
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Meeting Agenda 
 
 


Meeting Information 


Type: Town Center Preapplication Meeting 


Location: Conference Room 111 


Date: May 23, 2019 


Time: 1:00 pm – 2:30 pm 
 


Objective 


The purpose of this meeting is to discuss the preliminary application materials submitted by STCA, LLC 
for Phase I development of Town Center (PRA2019-00180). 


 


Agenda 


1. Introductions 1:00 PM 


2. Discussion Topics 


a. Complete Application Criteria 


b. Commercial Permitted Uses 


c. Green Spine and City Square 


d. General Questions 


i. Public Works 


ii. Land-use 


iii. Water and Sewer Utilities 


1:05 PM 


3. Wrap-up 2:30 PM 
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		MEETING ATTENDEES 

		COMMUNITY DEVELOPMENT COMMENTS

		PUBLIC WORKS REVIEW COMMENTS

		PARKS AND RECREATION REVIEW COMMENTS

		A REGIONAL COALITION FOR HOUSING (ARCH) REVIEW COMMENTS

		EASTSIDE FIRE AND RESCUE REVIEW COMMENTS

		SAMMAMISH PLATEAU WATER REVIEW COMMENTS

		APPLICANT QUESTIONS

		ATTACHMENTS 

		DISCLAIMER









From: Peter Brennan
To: Kellye Hilde
Cc: Andrew Zagars
Subject: STCA - PW - Meeting
Date: Thursday, September 5, 2019 9:59:14 AM

CAUTION: This email originated from outside the City of Sammamish. Do not click
links or open attachments unless you recognize the sender and know the content is
safe.

Kellye,

I bumped into Andrew yesterday at the Farmer’s Market.  We briefly discussed a few things and
decided it would be best to have a meeting early next week to discuss a few site plan items as they
relate to PW codes.  Can you please organize a meeting for us for about an hour to review our site
plan?  I can be available Monday or Tuesday would be great, but I can make Wednesday work if that
is first availability.  Please advise.  I will be traveling up for the meeting, so 10 AM is about the
earliest I can get here successfully from Portland.  Anything later will not be an issue. 

Thanks and I look forward to hearing from you.

Best,
Peter

Attachment 3.3
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From: Peter Brennan
To: Chris Hankins
Cc: Kellye Hilde
Subject: STC - Meetings
Date: Friday, March 13, 2020 5:16:20 PM

[CAUTION - EXTERNAL EMAIL]

Chris,

I hope you are well.  I left you a voicemail yesterday.  I would like to coordinate on setting up
meetings with appropriate City Staff to discuss the City responses to the following applications:

PSUB2019-00561
UZDP2019-00562
PSUB2019-00563
BSP2019-00564

Please advise at your earliest convenience.  Have a nice weekend!

Best,
Peter

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

Attachment 3.4

mailto:pete@innovationrealtypartners.com
mailto:CHankins@sammamish.us
mailto:khilde@sammamish.us


From: Chris Hankins
To: Peter Brennan
Cc: Kellye Hilde; Darci Donovan
Subject: RE: STC - Meetings
Date: Tuesday, March 17, 2020 11:35:50 AM
Attachments: image001.png

image002.png
image003.png

Peter,

Thanks for the message.  Due to the COVID-19 situation and per current City policy, there will be no
in person meetings scheduled to discuss the plan review comments/corrections issued by the City on
March 10, 2020.  Further, in reference to your request to have individual meetings to discuss
comments/corrections provided for each of STCA’s applications, the City will not accommodate this
request.  I suggest STCA be prepared for a single meeting in which you prioritize the most significant
issues you have identified for discussion.  The City has provided STCA a detailed comprehensive
review of the application materials and provided these comments/corrections in an organized,
useful, and efficient format.  Meeting on each application is not an efficient way to utilize available
time and resources.  In addition, the City is not willing to “negotiate” in general over plan review
comments/corrections nor design options for STCA’s proposed project.  It is the responsibility of
STCA to provide a design that meets or exceeds the requirements of identified codes, regulations,
and plans through this application process. 

The City is able to setup a “go to meeting” and conduct meetings via teleconference.  With current
schedules, the earliest possible time to set up a conference call with STCA will be the week of March

22nd – March 27th.  I am happy to work with you on some options for scheduling this teleconference
with the appropriate staff.  Finally, before the City schedules a teleconference with STCA, the
identified gap between plan review deposits and actual hours will need to be reconciled.  There will
be an amount due to continue the review process and the development review staff is working on
identifying this difference.  The City will provide STCA an invoice for services provided the week of

March 22nd – March 27th.  Please understand that there may be some delays because the City is
currently in the process of updating its permit software which includes application fees and
management of deposits for land use applications.

Again, thank you for the message.  I hope this provides clear direction on addressing plan review
comments/corrections for STCA’s project proposal.  If you have further questions don’t hesitate to
contact me as indicated below.

Best Regards,

Chris

Chris Hankins I Senior Planner I City of Sammamish
425-295-0547
chankins@sammamish.us
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From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Friday, March 13, 2020 5:16 PM
To: Chris Hankins <CHankins@sammamish.us>
Cc: Kellye Hilde <khilde@sammamish.us>
Subject: STC - Meetings

[CAUTION - EXTERNAL EMAIL]

Chris,

I hope you are well.  I left you a voicemail yesterday.  I would like to coordinate on setting up
meetings with appropriate City Staff to discuss the City responses to the following applications:

PSUB2019-00561
UZDP2019-00562
PSUB2019-00563
BSP2019-00564

Please advise at your earliest convenience.  Have a nice weekend!

Best,
Peter

Please be aware that email communications with members of the City Council, City
Commissioners, or City staff are public records and are subject to disclosure upon
request.
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From: Chris Hankins
To: Peter Brennan
Cc: David Pyle; Kellye Hilde; Darci Donovan; Missy Marshall
Subject: STCA Phase I - Plan Review Invoices for Balance Owed
Date: Tuesday, March 24, 2020 4:46:03 PM
Attachments: PSUB2019-00561 Invoice.pdf

PSUB2019-00561 Invoice.pdf
BSP2019-00564 Invoice.pdf
image001.png
image002.png
image003.png

Peter,

I hope all is well during this challenging time.  As promised in my previous email, the deposits for
review of land use applications PSUB2019-00561, UZDP2019-00562 and BSP2019-00564 have been
exhausted and have outstanding balances.  Attached you will find an invoice for each application.
Please remit payment at your earliest convenience.  Checks only must be mailed along with copy of
invoice to:

City of Sammamish
Attn:  Permit Center
801 228th AVE SE
Sammamish, WA 98075

Keep in mind that the amounts identified are required to be paid before the City can continue the
review process of the applications which includes any associated correspondence or meetings to
discuss the plan review comments to date. 

As always, if you have any questions, please feel free to contact me at (425) 295-0547 or at
chankins@sammamish.us.

Best Regards,

Chris

Chris Hankins I Senior Planner I City of Sammamish
425-295-0547
chankins@sammamish.us
www.sammamish.us

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


CITY OF SAMMAMISH
801 228th Avenue SE


Sammamish, WA 98075


Phone 425-295-0500


Parcel No: 3325069044 


Project No: PSUB2019-00561    STCA, LLC


SAMMAMISH, WA 98074


SE 4TH ST


DESCRIPTION AMOUNT


Project Type: PRELIMINARY PLAT


Project Locaton:


5335 Meadows Rd, STE 108


LAKE OSWEGO, OR 97035


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  408.00


CHRONOLOGY ACTION (CHAN)  68.00


CHRONOLOGY ACTION (HSTR)  388.96


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  60.16


Total Fees Due:


Date Printed:  03/24/2020


 993.12


Please remit payment to:


City of Sammamish


801 228th Avenue SE


Sammamish, WA 98075


- CONSOLIDATED REVIEW COMMENT PREPARATION


- CONSOLIDATED REVIEW COMMENT PREPARATION


- INTERNAL MEETING


- CONSULTANT REVIEW STANTEC #1634595


- INTERNAL MEETING WITH LEGAL


- PLAN REVIEW








INVOICE


CITY OF SAMMAMISH
801 228th Avenue SE


Sammamish, WA 98075


Phone 425-295-0500


Parcel No: 3325069044 


Project No: PSUB2019-00561    STCA, LLC


SAMMAMISH, WA 98074


SE 4TH ST


DESCRIPTION AMOUNT


Project Type: PRELIMINARY PLAT


Project Locaton:


5335 Meadows Rd, STE 108


LAKE OSWEGO, OR 97035


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  408.00


CHRONOLOGY ACTION (CHAN)  68.00


CHRONOLOGY ACTION (HSTR)  388.96


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  60.16


Total Fees Due:


Date Printed:  03/24/2020


 993.12


Please remit payment to:


City of Sammamish


801 228th Avenue SE


Sammamish, WA 98075


- CONSOLIDATED REVIEW COMMENT PREPARATION


- CONSOLIDATED REVIEW COMMENT PREPARATION


- INTERNAL MEETING


- CONSULTANT REVIEW STANTEC #1634595


- INTERNAL MEETING WITH LEGAL


- PLAN REVIEW








INVOICE


CITY OF SAMMAMISH
801 228th Avenue SE


Sammamish, WA 98075


Phone 425-295-0500


Parcel No: 3325069085 


Project No: BSP2019-00564    STC JV1, LLC


SAMMAMISH, WA 98074


DESCRIPTION AMOUNT


Project Type: BINDING SITE PLAN


Project Locaton:


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  204.00


CHRONOLOGY ACTION (ADMD)  136.00


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  272.00


CHRONOLOGY ACTION (ADMD)  136.00


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (HSTR)  265.20


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  136.00


CHRONOLOGY ACTION (IDIA)  34.00


CHRONOLOGY ACTION (CHAN)  272.00


CHRONOLOGY ACTION (CHAN)  68.00


CHRONOLOGY ACTION (IDIA)  102.00


CHRONOLOGY ACTION (IDIA)  34.00


CHRONOLOGY ACTION (GTAU)  395.68


CHRONOLOGY ACTION (SNO)  204.00


CHRONOLOGY ACTION (SNO)  238.00


CHRONOLOGY ACTION (SNO)  238.00


CHRONOLOGY ACTION (GTAU)  578.00


Please remit payment to:


City of Sammamish


801 228th Avenue SE


Sammamish, WA 98075


- INTERNAL MEETING WITH LEGAL


- WEEKLY REVIEW MEETING


- OPEN HOUSE


- WEEKLY REVIEW MEETING


- PLAN REVIEW


- PROJECT MANAGEMENT


- WEEKLY REVIEW MEETING


- PLAN REVIEW


- PROJECT MANAGEMENT


- INTERNAL MEETING WITH LEGAL


- INTERNAL MEETING COMMENT MATRIX REVIEW


- CONSULTANT REVIEW STANTEC #1634595


- WEEKLY REVIEW MEETING


- WEEKLY REVIEW MEETING


- INTERNAL MEETING /TIA REVIEW


- PW REVIEW


- PW REVIEW


- PW REVIEW


- PW REVIEW


- PW REVIEW


- WEEKLY REVIEW MEETING


- CONSOLIDATED REVIEW COMMENTS


- MEETING WITH APPLICANT


- PLAN REVIEW







INVOICE


CITY OF SAMMAMISH
801 228th Avenue SE


Sammamish, WA 98075


Phone 425-295-0500


Parcel No: 3325069085 


Project No: BSP2019-00564    STC JV1, LLC


SAMMAMISH, WA 98074


DESCRIPTION AMOUNT


Project Type: BINDING SITE PLAN


Project Locaton:


CHRONOLOGY ACTION (IDIA)  68.00


CHRONOLOGY ACTION (IDIA)  34.00


CHRONOLOGY ACTION (CHAN)  476.00


Total Fees Due:


Date Printed:  03/24/2020


 4,162.88


Please remit payment to:


City of Sammamish


801 228th Avenue SE


Sammamish, WA 98075


- INTERNAL MEETING COMMENT MATRIX REVIEW


- CONSOLIDATED REVIEW COMMENT PREPARATION


- WEEKLY REVIEW MEETING










From: Darci Donovan
To: Peter Brennan
Cc: Chris Hankins; Kellye Hilde; Tony Hudson
Subject: Re: STCA Payment
Date: Thursday, April 16, 2020 2:41:10 PM
Attachments: UZDP2019-00562 Invoice.pdf

Peter,
Please disregard the attachment in the last email. Here is the UZDP invoice!! Sorry for the
confusion!

Darci

From: Darci Donovan <ddonovan@sammamish.us>
Sent: Thursday, April 16, 2020 2:36 PM
To: Peter Brennan <pete@innovationrealtypartners.com>
Cc: Chris Hankins <CHankins@sammamish.us>; Kellye Hilde <khilde@sammamish.us>; Tony Hudson
<thudson@sammamish.us>
Subject: Re: STCA Payment

Hi Peter,
It appears that Chris sent you 2 invoices for BSP2019-00564 inadvertently.  I have attached the
UZDP2019-00562 Invoice.  I will apply the overage to the PSUB2019-00561 so there is
additional review deposit available for that application. Sound good?

Please let me know if you have any questions.

Thank you,

Darci Donovan
Special Projects Coordinator
City of Sammamish

From: Peter Brennan <pete@innovationrealtypartners.com>
Sent: Thursday, April 16, 2020 1:08 PM
To: Darci Donovan <ddonovan@sammamish.us>
Cc: Chris Hankins <CHankins@sammamish.us>; Kellye Hilde <khilde@sammamish.us>; Tony Hudson
<thudson@sammamish.us>
Subject: RE: STCA Payment

[CAUTION - EXTERNAL EMAIL]
Darci,
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INVOICE


CITY OF SAMMAMISH
801 228th Avenue SE


Sammamish, WA 98075


Phone 425-295-0500


Parcel No: 3325069024 


Project No: UZDP2019-00562    STC JV1, LLC AND STCA, LLC


SAMMAMISH, WA 98074


SE 4TH ST


DESCRIPTION AMOUNT


Project Type: MASTER PLAN/UZDP


Project Locaton:


CHRONOLOGY ACTION (ADMD)  272.00


CHRONOLOGY ACTION (CHAN)  544.00


CHRONOLOGY ACTION (ADMD)  3,888.24


CHRONOLOGY ACTION (CHAN)  68.00


CHRONOLOGY ACTION (ADMD)  9,690.00


CHRONOLOGY ACTION (CHAN)  544.00


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  340.00


CHRONOLOGY ACTION (CHAN)  476.00


CHRONOLOGY ACTION (SHP)  340.00


CHRONOLOGY ACTION (khil)  68.00


CHRONOLOGY ACTION (IDIA)  102.00


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (ADMD)  272.00


CHRONOLOGY ACTION (SHP)  1,360.00


CHRONOLOGY ACTION (SHP)  136.00


CHRONOLOGY ACTION (ADMD)  136.00


CHRONOLOGY ACTION (amye)  952.00


CHRONOLOGY ACTION (SHP)  204.00


CHRONOLOGY ACTION (CHAN)  340.00


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (SHP)  1,904.00


CHRONOLOGY ACTION (khil)  136.00


Please remit payment to:


City of Sammamish


801 228th Avenue SE


Sammamish, WA 98075


- PROJECT MANAGEMENT


- CONSULTANT REVIEW ESA #153114


- CONSULTANT REVIEW ESA #153113


- MEETING WITH ESA


- WEEKLY REVIEW MEETINGS


- WEEKLY REVIEW MEETINGS


- INTERNAL MEETINGS - JAN.


- WEEKLY REVIEW MEETINGS


- DESIGN COMPANION AND PLAN SET REVIEWS


- DESIGN COMPANION AND PLAN SET REVIEWS


- INTERNAL MEETING


- STREET SECTIONS AND DESIGNATION REVIEW


- INTERNAL MEETING WITH LEGAL


- INTERNAL REVIEW MEETINGS


- COMMENT MATRIX REVIEW


- CONSOLIDATED REVIEW COMMENT PREPARATION


- PLAN REVIEW


- WEEKLY REVIEW MEETING


- PLAN REVIEW


- COMMENT REVIEW LETTER


- INTERNAL MEETING


- WEEKLY REVIEW MEETING


- PLAN REVIEW


- WEEKLY REVIEW MEETING







INVOICE


CITY OF SAMMAMISH
801 228th Avenue SE


Sammamish, WA 98075


Phone 425-295-0500


Parcel No: 3325069024 


Project No: UZDP2019-00562    STC JV1, LLC AND STCA, LLC


SAMMAMISH, WA 98074


SE 4TH ST


DESCRIPTION AMOUNT


Project Type: MASTER PLAN/UZDP


Project Locaton:


CHRONOLOGY ACTION (CHAN)  136.00


CHRONOLOGY ACTION (IDIA)  34.00


CHRONOLOGY ACTION (IDIA)  34.00


CHRONOLOGY ACTION (IDIA)  68.00


CHRONOLOGY ACTION (SHP)  204.00


CHRONOLOGY ACTION (GTAU)  578.00


CHRONOLOGY ACTION (SNO)  238.00


CHRONOLOGY ACTION (SNO)  272.00


CHRONOLOGY ACTION (SNO)  238.00


CHRONOLOGY ACTION (HSTR)  2,649.92


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  34.00


CHRONOLOGY ACTION (CHAN)  136.00


CHRONOLOGY ACTION (ADMD)  272.00


CHRONOLOGY ACTION (GTAU)  782.00


CHRONOLOGY ACTION (KHIL)  136.00


CHRONOLOGY ACTION (KHIL)  1,088.00


CHRONOLOGY ACTION (HSTR)  367.20


CHRONOLOGY ACTION (HSTR)  165.92


CHRONOLOGY ACTION (HSTR)  367.20


CHRONOLOGY ACTION (IDIA)  34.00


CHRONOLOGY ACTION (HSTR)  6,306.32


Please remit payment to:


City of Sammamish


801 228th Avenue SE


Sammamish, WA 98075


- COMMENT MATRIX


- TIA REVIEW


- WEEKLY REVIEW MEETING


- WEEKLY REVIEW MEETING


- INTERNAL MEETING /COMMENT MATRIX  REVIEW


- INTERNAL MEETING


- CONSULTANT REVIEW STANTEC  #1620460


- CONSULTANT REVIEW PACE #74262


- CONSULTANT REVIEW PACE #74255


- CONSULTANT REVIEW PACE #74260


- PW REVIEW


- PW REVIEW


- PROJECT NARRATIVE AND PLAN SET REVIEWS


- INTERNAL MEETING - DCD REVIEW MEETING


- PW REVIEW


- PW REVIEW


- PW REVIEW


- WEEKLY REVIEW MEETING


- INTERNAL MEETING WITH PARKS AND SAMM PLAT


- INTERNAL MEETING


- INTERNAL MEETING /COMMENT MATRIX  REVIEW


- MEETING WITH APPLICANT


- PLAN REVIEW/COMMENT MATRIX REVIEW


- CONSULTANT REVIEW STANTEC  #1610449







INVOICE


CITY OF SAMMAMISH
801 228th Avenue SE


Sammamish, WA 98075


Phone 425-295-0500


Parcel No: 3325069024 


Project No: UZDP2019-00562    STC JV1, LLC AND STCA, LLC


SAMMAMISH, WA 98074


SE 4TH ST


DESCRIPTION AMOUNT


Project Type: MASTER PLAN/UZDP


Project Locaton:


CHRONOLOGY ACTION (CHAN)  680.00


Total Fees Due:


Date Printed:  03/23/2020


 36,830.80


Please remit payment to:


City of Sammamish


801 228th Avenue SE


Sammamish, WA 98075


- PLAN REVIEW







Thanks for the email.  I simply processed the invoices attached to Chris’ email.  (I have attached the
03/24/2020 invoice correspondence from Chris Hankins to this email for your reference).  The
duplication did not make much sense to me, but there was not much information on the invoices so
I just paid what was sent.  I have no record of being sent an invoice for the UZDP. 

Best,
Peter

From: Darci Donovan <ddonovan@sammamish.us> 
Sent: Thursday, April 16, 2020 12:22 PM
To: Peter Brennan <pete@innovationrealtypartners.com>
Cc: Chris Hankins <CHankins@sammamish.us>; Kellye Hilde <khilde@sammamish.us>; Tony Hudson
<thudson@sammamish.us>
Subject: Fw: STCA Payment

Hi Peter,
I hope you are doing well!!   The city received a check today in the amount of $6,149.12.  The
check referenced PSUB2019-00561 and BSP2019-00564.  This amount does not equal $5,156.00. 
The overage is $993.12. (appears this amount was calculated twice in error).  Would you like me to
apply this overage to additional review deposit for PSUB2019-00561?

I will assume that the UZDP2019-00562 check was sent separately.  Please confirm. 

Invoice Amounts:
PSUB2019-00561    $993.12 
UZDP2019-00562    $36,830.80
BSP2019-00563       $4,162.88

Please let me know how you would like us to process the payment received.  

Thank you and be well,

Darci Donovan
Special Projects Coordinator
City of Sammamish

Please be aware that email communications with members of the City Council, City
Commissioners, or City staff are public records and are subject to disclosure upon
request.
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From: Chris Hankins
To: Peter Brennan
Cc: Darci Donovan; Miryam Laytner; Kellye Hilde
Subject: RE: STC - Discussion Items
Date: Friday, May 1, 2020 10:13:37 AM
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Hi Peter,

I hope all is well with you and your family.  I apologize for taking so long to get back to you.  I set this
one aside and forgot to get back to it.  I am happy to schedule some a time to discuss via phone or
video conference to discuss further.  Otherwise, here are my quick responses to your questions:

For Type 3 Land Uses applications, the City’s Hearing Examiner conducts a hearing to apply general
policies and regulations adopted by the City Council to specific proposals or situations. Hearings are
conducted about land use applications and appeals from decisions of other City departments.  Public
hearings are conducted by the Hearing Examiner to determine facts and hear arguments as to how
existing laws, ordinances, and the SMC apply to the land use application or other matters being
considered. Participants use the hearing to provide relevant information and express points of view.
Submissions may be presented orally or in writing.  The City’s Hearing Examiner recommendation or
decision must be consistent with the pertinent law. The most useful testimony at hearings,
therefore, focuses on whether the matter complies with the particular statutes, ordinances, and
policies that govern the type of action proposed. Testimony and argument are most useful if they
show how a specific statute, ordinance, or section of the SMC apply to the proposal or situation.  In
this case, the Hearing Examiner's report will be the final decision that may be appealed to Superior
Court.

Regarding any proposed variances or deviations from the SMC or Public Works Standards it is
important to clarify the difference between the two requests.  Variances are associated with
requests to relax the standards called out in the SMC which requires a decision from the Hearing
Examiner. Deviations which are associated with relaxing the adopted Public Works Standards are
decisions issued by the City Engineer.  They will be referenced in the staff analysis that goes to the
Hearing Examiner for a decision, however the City Engineer needs sufficient information to make
that decision early in the review process.  The City Engineer will make a decision in support or not of
the request which is appealable to the City’s Hearing Examiner.  The City Engineer reviewed the
requests with the initial application and determined that additional information will be needed
before they can issue a decision on the multiple deviation requests or make a recommendation on
the single variance request. 

I hope this helps with your questions.  Again, if you want to discuss further we can schedule a time
for a conference call.

Best Regards,

Chris
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Chris Hankins I Senior Planner I City of Sammamish

  425-295-0547
  chankins@sammamish.us
  www.sammamish.us

 
 
 
 

From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Wednesday, April 22, 2020 4:28 PM
To: Chris Hankins <CHankins@sammamish.us>
Cc: Darci Donovan <ddonovan@sammamish.us>; Kellye Hilde <khilde@sammamish.us>
Subject: STC - Discussion Items
 

[CAUTION - EXTERNAL EMAIL]

Chris,
 
I hope this email finds you well and safe.
 
I have some items that I would like to discuss:
 
1. Type 3 review process
2. The following quote:  “Applicant has requested a variance from the Code which requires a
decision from the Hearing Examiner. Public Works can provide a sound engineering decision once a
decision has been rendered.  Additional information will be needed before Public Works can
comment.”
 
Finally, we received invoices from the City regarding plan review overages for PSUB2019-2016 and
BSP2019-00564 on 3/24/2020.  These were paid on 4/14/2020.  Subsequently, we received the
UZDP invoice for plan review overages on 4/16/2020.  It is our intention to get this balance paid next
week. 
 
Please let me know when you have a moment to chat.
 
Best,
Peter
 

Please be aware that email communications with members of the City Council, City
Commissioners, or City staff are public records and are subject to disclosure upon
request.
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From: Peter Brennan
To: Chris Hankins
Cc: David Pyle; Kellye Hilde
Subject: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Plan Review Outstanding Balances
Date: Tuesday, May 5, 2020 12:43:43 PM

[CAUTION - EXTERNAL EMAIL]

Dear Chris:

I am writing to provide an update on our payment of plan review fees.

(1) Below is a summary of the total plan review fees paid at intake on November 4, 2020,
when the applications were submitted.

$28,604.00          PSUB2019-00561
$13,490.00          UZDP2019-00562
$24,612.00          PSUB2019-00563
$3,369.00            BSP2019-00564
TOTAL:  $70,075

(2) Since that date, we have been charged the following additional plan review fees:

 $993.12  PSUB2019-00561
 $36,830.80           UZDP2019-00562
 $4,162.88             BSP2019-00563

                TOTAL:  $41,986.80

Today the City should receive a check for $35,837.68 to cover the remaining unpaid balance
for UZDP2019-00562.  This will bring the total of plan review fees paid to date
to $112,061.80.  As you might imagine, we are concerned about the additional charges that
have already accrued. 

By way of example, the additional charges for the UZDP application total to $36,830.  At an
hourly rate of $136/hour, this additional amount is equal to approximately 270 additional
review hours beyond what was covered by the initial deposit. Under the City’s Master Fee
Schedule, the Planning Department was to notify us if the initial deposit was expended, and
then an additional deposit was to be requested “in the amount estimated by the Community
Development Director rounded to the nearest 10-hour increment.” We did not receive such
notification in accordance with the City’s permit fee procedures, and thus were unaware that
the City had exceeded the initial deposit by such a significant amount, and had no idea how
much more time would be needed.
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We are also concerned that the City’s invoices provide very little information about the
additional hours not covered by the initial deposit. The City’s invoices do not specify the date
the review fees were incurred, the number of hours, or the name or title of the staff reviewer
who performed the review.  The City has engaged several outside consultants to assist in the
review, but we have no information about the consulting services actually provided, or
whether their hourly rate is consistent with the City’s Master Fee Schedule.  
 
As a matter of fairness and transparency we would appreciate more information in future
invoices as well as the backup information for what we have been charged and now paid.  We
believe it is reasonable for the City’s invoices to provide, at a minimum, the name of the
reviewer, the number of hours, the date, and the general scope of work. We assume
reviewers provide this information to the Community Development Department when
recording their time.
 
We are paying these additional charges but reserve our rights to pursue our concerns. 
Toward that end, we would appreciate a chance to talk with you about our request for
additional documentation and what can be done to reasonably contain future plan review
fees.
 
We appreciate your consideration of this request.
 
Sincerely,
 Peter Brennan
 
 

Please be aware that email communications with members of the City Council,
City Commissioners, or City staff are public records and are subject to disclosure
upon request.
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From: Chris Hankins
To: Peter Brennan
Cc: David Pyle; Kellye Hilde; Darci Donovan
Subject: RE: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Plan Review Outstanding

Balances
Date: Tuesday, May 5, 2020 5:26:36 PM
Attachments: image001.png
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Hi Peter,

Thanks for the message regarding the additional plan review fees for your project.  While
agreed that there are some limitations in the City’s current permit tracking software regarding
reporting of plan review fees, we have provided what is available with the current technology. 
The City is presently working toward updating the entire TRAKiT system which will provide a
more detailed synopsis of the required review fees.  The current system has been set up to be
consistent with the City’s Master Fee Schedule.  The names of reviewers initials are included
with the current reporting format.  For example, my initials show on the invoice as CHAN
(Chris Hankins). 

Please keep in mind the complexity of review associated with this first phase of your project. 
There were four land use applications that all required a multi-disciplinary approach.  As you
know, the City also contracted with several private consulting firms to complete the review
process. 

We would be happy to talk with you about your request for additional documentation and
what perhaps listen to thoughts about future plan review fees.  It is important to be mindful
that the volume of comments that were provided to you and your team were a result of the
significant amount of time necessary to adequately review the applications as submitted.

Hopefully this helps with your understanding.  Thanks again for the message, and providing
the additional plan review fees as required.  Also, we will be scheduling a meeting late next
week to review vehicular circulation alternatives and to clarify some of the plan review
comments received to date per your request.  Darci is working to set that up for us and look
for a meeting invite in the next day or two.

Best Regards,

Chris

Chris Hankins I Senior Planner I City of Sammamish
425-295-0547
chankins@sammamish.us
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From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Tuesday, May 5, 2020 12:44 PM
To: Chris Hankins <CHankins@sammamish.us>
Cc: David Pyle <dpyle@sammamish.us>; Kellye Hilde <khilde@sammamish.us>
Subject: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Plan Review
Outstanding Balances
 

[CAUTION - EXTERNAL EMAIL]

Dear Chris:
 
I am writing to provide an update on our payment of plan review fees.
 
(1)  Below is a summary of the total plan review fees paid at intake on November 4, 2020,
when the applications were submitted.
 

$28,604.00          PSUB2019-00561
$13,490.00          UZDP2019-00562
$24,612.00          PSUB2019-00563
$3,369.00            BSP2019-00564
TOTAL:  $70,075

 
(2) Since that date, we have been charged the following additional plan review fees:
 
                $993.12                 PSUB2019-00561
                $36,830.80           UZDP2019-00562
                $4,162.88             BSP2019-00563
                TOTAL:  $41,986.80
 
Today the City should receive a check for $35,837.68 to cover the remaining unpaid balance
for UZDP2019-00562.  This will bring the total of plan review fees paid to date
to $112,061.80.  As you might imagine, we are concerned about the additional charges that
have already accrued. 
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By way of example, the additional charges for the UZDP application total to $36,830.  At an
hourly rate of $136/hour, this additional amount is equal to approximately 270 additional
review hours beyond what was covered by the initial deposit. Under the City’s Master Fee
Schedule, the Planning Department was to notify us if the initial deposit was expended, and
then an additional deposit was to be requested “in the amount estimated by the Community
Development Director rounded to the nearest 10-hour increment.” We did not receive such
notification in accordance with the City’s permit fee procedures, and thus were unaware that
the City had exceeded the initial deposit by such a significant amount, and had no idea how
much more time would be needed.
 
We are also concerned that the City’s invoices provide very little information about the
additional hours not covered by the initial deposit. The City’s invoices do not specify the date
the review fees were incurred, the number of hours, or the name or title of the staff reviewer
who performed the review.  The City has engaged several outside consultants to assist in the
review, but we have no information about the consulting services actually provided, or
whether their hourly rate is consistent with the City’s Master Fee Schedule.  
 
As a matter of fairness and transparency we would appreciate more information in future
invoices as well as the backup information for what we have been charged and now paid.  We
believe it is reasonable for the City’s invoices to provide, at a minimum, the name of the
reviewer, the number of hours, the date, and the general scope of work. We assume
reviewers provide this information to the Community Development Department when
recording their time.
 
We are paying these additional charges but reserve our rights to pursue our concerns. 
Toward that end, we would appreciate a chance to talk with you about our request for
additional documentation and what can be done to reasonably contain future plan review
fees.
 
We appreciate your consideration of this request.
 
Sincerely,
 Peter Brennan
 
 

Please be aware that email communications with members of the City Council,
City Commissioners, or City staff are public records and are subject to disclosure
upon request.
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From: Peter Brennan
To: Chris Hankins
Cc: Kellye Hilde; David Pyle
Subject: STC - Meeting Request
Date: Tuesday, May 5, 2020 4:18:38 PM

[CAUTION - EXTERNAL EMAIL]

Chris,

Per my earlier correspondence, we have now paid all outstanding permit review fees issued from the
City.  We would like to request a meeting as soon as possible to review vehicular circulation
alternatives to our submitted plan and clarify a few plan review comments.  .  We are assuming this

will be a Zoom meeting rather than in person due to Governor Inslee’s May 4th extension of the Stay
Home – Stay Healthy mandate to May 31, 2020 due to COVID-19.

Please let me know at your earliest convenience when we can get a meeting set up and the format. 

Best,
Peter

Please be aware that email communications with members of the City Council, City
Commissioners, or City staff are public records and are subject to disclosure upon
request.
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From: Darci Donovan
To: Peter Brennan
Cc: Lafe Hermansen; Chris Hankins; Kellye Hilde
Subject: Follow Up Meeting
Date: Thursday, May 7, 2020 1:57:08 PM
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Good afternoon Peter,

I have scheduled a Follow Up meeting via GoToMeeting for May 14th from 1-2 pm.  Please
confirm this time works for you and your team.

In the email below, you would like to review vehicular circulation alternatives and to clarify
some of the plan review comments received. Please submit your Specific questions that need
clarification from plan review comments including which project the question is associated
with and any additional plans for vehicular circulation alternatives by end of day Monday to
allow time for staff to review and prepare for this meeting. 

I look forward to receiving your email by Monday.  Let me know if you have any questions.

Thank you and have a great day!

Darci Donovan, CSM
Special Projects Coordinator
City of Sammamish ǀ Community Development
Desk: 425.295.0530
Facebook | Twitter | Instagram | YouTube
http://badgecert.com/BadgeCert-sig2.jpg

**During the COVID-19 outbreak, I am working remotely from City Hall.**
***My scheduled work hours are Monday through Friday, from 8:00 AM to 4:30 PM.***

From: Chris Hankins <CHankins@sammamish.us> 
Sent: Tuesday, May 5, 2020 5:27 PM
To: Peter Brennan <pete@innovationrealtypartners.com>
Cc: David Pyle <dpyle@sammamish.us>; Kellye Hilde <khilde@sammamish.us>; Darci Donovan
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<ddonovan@sammamish.us>
Subject: RE: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Plan
Review Outstanding Balances
 
Hi Peter,
 
Thanks for the message regarding the additional plan review fees for your project.  While
agreed that there are some limitations in the City’s current permit tracking software regarding
reporting of plan review fees, we have provided what is available with the current technology. 
The City is presently working toward updating the entire TRAKiT system which will provide a
more detailed synopsis of the required review fees.  The current system has been set up to be
consistent with the City’s Master Fee Schedule.  The names of reviewers initials are included
with the current reporting format.  For example, my initials show on the invoice as CHAN
(Chris Hankins). 
 
Please keep in mind the complexity of review associated with this first phase of your project. 
There were four land use applications that all required a multi-disciplinary approach.  As you
know, the City also contracted with several private consulting firms to complete the review
process. 
 
We would be happy to talk with you about your request for additional documentation and
what perhaps listen to thoughts about future plan review fees.  It is important to be mindful
that the volume of comments that were provided to you and your team were a result of the
significant amount of time necessary to adequately review the applications as submitted.
 
Hopefully this helps with your understanding.  Thanks again for the message, and providing
the additional plan review fees as required.  Also, we will be scheduling a meeting late next
week to review vehicular circulation alternatives and to clarify some of the plan review
comments received to date per your request.  Darci is working to set that up for us and look
for a meeting invite in the next day or two.
 
Best Regards,
 
Chris
 
 
Chris Hankins I Senior Planner I City of Sammamish

  425-295-0547
  chankins@sammamish.us
  www.sammamish.us
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From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Tuesday, May 5, 2020 12:44 PM
To: Chris Hankins <CHankins@sammamish.us>
Cc: David Pyle <dpyle@sammamish.us>; Kellye Hilde <khilde@sammamish.us>
Subject: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Plan Review
Outstanding Balances
 

[CAUTION - EXTERNAL EMAIL]

Dear Chris:
 
I am writing to provide an update on our payment of plan review fees.
 
(1)  Below is a summary of the total plan review fees paid at intake on November 4, 2020,
when the applications were submitted.
 

$28,604.00          PSUB2019-00561
$13,490.00          UZDP2019-00562
$24,612.00          PSUB2019-00563
$3,369.00            BSP2019-00564
TOTAL:  $70,075

 
(2) Since that date, we have been charged the following additional plan review fees:
 
                $993.12                 PSUB2019-00561
                $36,830.80           UZDP2019-00562
                $4,162.88             BSP2019-00563
                TOTAL:  $41,986.80
 
Today the City should receive a check for $35,837.68 to cover the remaining unpaid balance
for UZDP2019-00562.  This will bring the total of plan review fees paid to date
to $112,061.80.  As you might imagine, we are concerned about the additional charges that
have already accrued. 
 
By way of example, the additional charges for the UZDP application total to $36,830.  At an
hourly rate of $136/hour, this additional amount is equal to approximately 270 additional
review hours beyond what was covered by the initial deposit. Under the City’s Master Fee
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Schedule, the Planning Department was to notify us if the initial deposit was expended, and
then an additional deposit was to be requested “in the amount estimated by the Community
Development Director rounded to the nearest 10-hour increment.” We did not receive such
notification in accordance with the City’s permit fee procedures, and thus were unaware that
the City had exceeded the initial deposit by such a significant amount, and had no idea how
much more time would be needed.

We are also concerned that the City’s invoices provide very little information about the
additional hours not covered by the initial deposit. The City’s invoices do not specify the date
the review fees were incurred, the number of hours, or the name or title of the staff reviewer
who performed the review.  The City has engaged several outside consultants to assist in the
review, but we have no information about the consulting services actually provided, or
whether their hourly rate is consistent with the City’s Master Fee Schedule.  

As a matter of fairness and transparency we would appreciate more information in future
invoices as well as the backup information for what we have been charged and now paid.  We
believe it is reasonable for the City’s invoices to provide, at a minimum, the name of the
reviewer, the number of hours, the date, and the general scope of work. We assume
reviewers provide this information to the Community Development Department when
recording their time.

We are paying these additional charges but reserve our rights to pursue our concerns. 
Toward that end, we would appreciate a chance to talk with you about our request for
additional documentation and what can be done to reasonably contain future plan review
fees.

We appreciate your consideration of this request.

Sincerely,
 Peter Brennan

Please be aware that email communications with members of the City Council,
City Commissioners, or City staff are public records and are subject to disclosure
upon request.
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From: Peter Brennan
To: Darci Donovan
Cc: Lafe Hermansen; Chris Hankins; Kellye Hilde
Subject: RE: Follow Up Meeting
Date: Monday, May 11, 2020 4:59:51 PM
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[CAUTION - EXTERNAL EMAIL]

Darci,

Please see our list of questions below with reference to the City’s Final Comment Letter.  We look
forward to discussing them with the City as we continue to work on our responses.

Questions:

(1) Pages 2 & 3: Our engineering team advises us that based on their experience the terms
“intersection spacing” and “block length” are interchangeable and are measured from intersection
midpoint to intersection midpoint.  We would appreciate confirmation.  (Both terms are used in the
City’s letter.)

(3) Page 2 & 3: We would appreciate understanding the City’s views about intersection spacing
between 150 feet and 250 feet, as allowed for certain streets in Section 13.3 of the 2016 Public
Works Standards.

(4) Page 2: We would like to understand the reasons for the roundabout locations at the
intersections of S.E. 4th Street and 224th and 225th.  The distance is 428 feet.  The Town Center
Infrastructure Plan generally shows a distance of 285 lineal feet between those two roundabouts.
The Applicant would like to better understand the planning and engineering reasons for the current

location.

(5) Page 3: We would like to better understand the intent of the alley requirements in Section 9.3 of
the 2016 Public Works Standards, referenced in the City’s letter.

(6) Page 3: We would like to understand any Public Works concerns regarding vaults that handle
both private and public storm water in the public ROW.  Applicant’s engineering team previously
met with City Staff to review preliminary design for stormwater system siting public/private vaults in
the public ROW.  There were no objections to this design.

(6) Page 4: We would appreciate clarification of the statements on page 4 of the letter regarding
public uses and the need to delineate “how the outdoor space allocated to businesses front the
Green Spine as private space will interact with the public space.”

We look forward to meeting on Thursday.  Please let me know if you have any questions or
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UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, BSP2019-00564 


 


 


March 10, 2020 


 
Peter Brennan 
STCA, LLC 
5335 Meadows Road STE #10 
Lake Oswego, OR 97035 
 
RE:   Plan Review Summary for STCA’s Southwest Quadrant Town Center Development Proposal 
 (UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, BSP2019-00564) 
 
Dear Mr. Brennan, 


On November 4, 2019 STCA, LLC submitted a project proposal consisting of four (4) separate land use 
applications for review to the City of Sammamish Permit Center (UZDP2019-00562, PSUB2019-00563, 
PSUB2019-00561, BSP2019-00564). The applications were deemed complete for processing on 
November 27, 2019. In accordance with SMC 20.05.020(2) application UZDP2019-00562, PSUB2019-
00563, and BSP2019-00564  (SW Quadrant) were bundled and are being reviewed under the review 
process for a UZDP.  Application PSUB2019-00561 (Brownstone West) is being reviewed under the 
review process for a Preliminary Subdivision. With issuance of this letter the initial review of the permit 
applications has concluded. The City has prepared a list of corrections and comments that must be 
addressed for the project to proceed.  


A permit review team was established to coordinate the plan review process. Representatives from 
Community Development, Parks and Recreation, Public Works, Eastside Fire & Rescue, and Sammamish 
Plateau Water District were involved directly in the coordinated plan review effort.  The City also 
engaged on-call consultant support to focus on specific discipline areas when needed. Several central 
and important design flaws were identified during the review process. Due to the potential consequence 
these required changes will have on the project’s broader design concept the City’s permit review team 
focused on providing high level comments related to design features that must change and will likely 
cause other less relevant features to change by association. 


A summary of major planning and design issues for this project proposal are identified below.      


Street Typology (UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, BSP2019-00564) 


All streets or segments of streets within the TC-A1 zone are required to be pedestrian-oriented pursuant 
to SMC 21B.30.040(1)(B).  (224th Avenue SE, 225th Place SE, 226th Avenue SE, SE 5th Street).  STCA shows 
224th Avenue SE, 226th Avenue SE, and a portion of SE 5th Street as mixed-use streets.  Figure SMC 
21B.30.030(a) provides an example configuration of street types in the Town Center based on the vision 
illustration in the Town Center Plan.  It is unclear in the Code Criterion Compliance document provided 
by STCA how the street typology meets the Conceptual Sammamish Town Center Street layout and the 
Town Center Infrastructure Plan.   
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Land Uses in the Mixed-Use Center Classification (UZDP2019-00562, PSUB2019-00563)  


The Town Center Planning Concept shown in the Town Center Plan (page 16) indicates properties south 
of SE 4th Street and within the TC A-1 Zone are primarily mixed-use.  This classification is intended to be 
developed as medium scale mixed-use (4-6 story). As proposed, STCA indicates 2 to 2 ½ story residential 
townhomes adjacent to 224TH Avenue SE which does not meet the planning concepts for the TC A-1 
zone.  The plan generally envisions ground floor retail services with residences above or even straight 
commercial and/or office buildings but not individual townhomes.  (See Goal LU-2, LU-2.1, LU-2.2, LU-
2.3.  Goal LU-4, LU-4.1, LU-4.2 of the Sammamish Town Center Plan).   


Townhomes are listed as a permitted use in the TC A-1 Zone pursuant to SMC 21B.20.040.  However, 
townhomes are prohibited within 30-feet of the sidewalk on the ground floor of designated pedestrian-
oriented streets or corridors pursuant to both SMC 21B.20.040(1) and SMC 21B.30.030(1).  As 
mentioned above all streets or segments of streets in the TC A-1 zone are required to be pedestrian-
oriented.  As a pedestrian-oriented street, and by applying the minimum 30-foot separation, the 
townhomes proposed adjacent to 224th Avenue SE as part of this project proposal are 
not likely feasible.     


Pursuant to SMC 21B.30.030(1) buildings adjacent to pedestrian-oriented streets are required to be 
located within three feet of the sidewalk and feature a “pedestrian-oriented façade.” STCA’s proposal to 
locate townhomes adjacent to 224TH Avenue SE does not comply with this requirement nor is it 
consistent with the adopted Sammamish Town Center Plan. 


Block Lengths (UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, BSP2019-00564) 


Pursuant to SMC 21B.30.040 Site Planning – Street Layout, block lengths are limited to 480 feet in 
length.  However, Interim Town Center Street Design Standards (2010), PWS.15.040 (G) TC- block length 
(intersection to intersection) shall be a maximum of 350 feet while the minimum distance is 250 feet.  In 
the case of conflicting standards the more restrictive provision applies therefore in this case the Interim 
Town Center Street Design Standards would be applicable. 


STCA is requesting a deviation/variance to be approved through the UZDP process to allow block lengths 
of up to 476 feet with a minimum block length of 240 feet.  The applicant argues that block lengths have 
been established by the City’s own roundabout designs on SE 4th Street.  They also argue that this 
deviation is necessary to provide the most efficient and effective street design.  The length is 
approximately 428 feet between roundabouts.  The proposal is using 224th Ave SE and 225th Place SE 
for access which both intersect with the roundabouts. This automatically sets the block lengths beyond 
the maximum allowed per the standards.  The applicant also states that the minimum block length is 
necessary in order to accommodate the type and density of mixed use building desired by the Town 
Center Plan in this area.  


While recognizing the distance between roundabouts was set by the City for the SE 4TH Street 
improvements project, both Public Works and Planning Staff feels that STCA did not explore all design 
options and certainly have not demonstrated that other layouts of their project including shortening the 
block lengths are not feasible to comply with the Interim Town Center Street Design Standards (2010), 
PWS.15.040 (G) for Town Center block lengths.  A blanket request to relax these standards due to the 
roundabout locations is not a reason for the City to approve this deviation/variance request.   
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Intersection Spacing (UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, BSP2019-00564)  


Pursuant to Chapter 6, Section 6.2 of the 2016 Public Works Standards, PWS 13.3(A)(5) requires 
intersections for local streets to be spaced at a minimum of 150 feet.  STCA has proposed a deviation to 
allow intersections to be spaced less than this standard (111 feet between Road A and proposed SE 5TH 
Street, 106 feet between Road B and proposed SE 5TH Street). 


STCA argues the deviation is in the best interest to the public because it allows for the most efficient 
design of the proposed community.  They also argue that is it creates a more pedestrian scaled and 
walkable community.   Staff considered the information included in the request and determined the 
non-standard design is not reasonable and not appropriate for the site.   


Number of Lots on Alleys (UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, BSP2019-00564)  


Pursuant to Chapter 9, Section 9.3 of the 2016 Public Works Standards, PWS 9.3(B), limits alleys to serve 
a maximum of 30 lots and include a maximum length of 400 feet.  The applicant has not demonstrated 
compliance with these standards and has requested a deviation to reduce the standards as follows:  


a. Alley A – Proposed to serve 36 lots and have a length of 531 feet.  


b. Alley B – Proposed to have a length of 482 feet.  


c. Alley C – Proposed to serve 36 units and have a length of 481 feet.  


STCA is requesting a deviation to be approved through the UZDP process to allow more than 30 units to 
access Alley A and Alley C and to allow the length of all alleys to exceed 400-feet.  Staff considered the 
information included in the request and determined the non-standard design is not reasonable and not 
appropriate for the site.  The additional 12 units total located on Alley A and Alley C potentially creates 
overcrowding, parking and maneuvering concerns.  These standards protect the public health and safety 
by ensuring safe movement and access for emergency and service vehicles.   


Stormwater System (UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, BSP2019-00564)  


There have been significant issues identified by Public Works regarding the feasibility of the stormwater 
management system as proposed by STCA.  STCA has proposed treating private water through a public 
system.  Public Works has commented that a public water quality facility is not acceptable to treat both 
public and private facilities and that separation of facilities is required.  This will require STCA to provide 
all private facilities on their own property and not in the City’s public right-of-way and may require 
substantial re-design of the mixed-use development site. 
 
Public Works cannot determine if vault depths are accurate due to insufficient grading details.  As shown 
storm systems would be extremely deep and likely not feasible with other site improvements proposed.  
STCA is required to provide preliminary vault locations, cross-sections, and additional grading details.  
 
The pre-application meeting notes specifically required the need to employ Low Impact Development 
(LID) BMPs, which were emphasized in the Sammamish Town Center planning documents.  STCA has not 
addressed these comments to date and further coordination with the City is necessary to discuss 
options for meeting the intent of LID requirements for the project site.  
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Density Calculations Brownstone West (PSUB2019-00561)  


As indicated on the density calculation worksheet submitted, STCA is proposing to use 9 transfer of 
development rights (TDRs) to achieve the allowed maximum residential density.  These 9 TDRs equal 27 
residential units and when added to the allocated density of 20 residential units equals a total of 47 
residential units. STCA would like to use only 46 of the 47 as part of this application, saving the 
remaining residential unit for future development.  Reserving residential units for future development is 
not allowed. 
 
The site area for the proposed project is not consistently referenced throughout all four applications.  
This issue is required to be resolved and a definitive site area is required to be established.  Density 
calculations are required to be updated accordingly.  


Tree Retention Brownstone West (PSUB2019-00561) 


STCA has requested the City approve removal of 50% of the 25% of the significant trees required to be 
retained as allowed with Director approval pursuant to SMC 21B.35.200(6).  That would leave a total of 
10 trees to be retained as part of the project which is not consistent with the Town Center Plan.  
Removal of the majority trees from the site is a significant impact to a natural resource.  Staff feels 
strongly that the removal of so many significant trees does not meet the Town Center's vision of 
focusing new development away from natural resources.  Of the 82 trees identified on the project site, 
14 are heritage trees (SMC 21A.15.1332) and 36 are landmark trees (SMC 21A.15.1332.1) for a total of 
50 or 61% of existing trees measuring 22" or greater at DBH.   
 
Additionally, by removing so many trees, the proposed site design does not employ a variety of 
environmental enhancements and LID techniques to improve ecological functions, such as protections 
for ground water and surface water hydrology and wildlife habitat.  Instead of a maximum density 
proposal, STCA should consider focusing on natural resource preservation including heritage and 
landmark trees as site amenities which reflect the distinction character as described in the Town Center 
Plan.  With the next submittal, STCA is required to revisit the tree retention plan and amend the 
proposal to comply with the code requirements and meet the goals and policies identified in the Town 
Center Plan.  


Green Spine (UZDP2019-00562) 


The design elements proposed within the area designated as the Green Spine does not demonstrate 
compliance with the Town Center Infrastructure Plan.  Specifically, STCA has not incorporated 
LID/stormwater management elements into the design of the Green Spine as described in the Town 
Center Plan, Infrastructure Plan and SMC 21B.  Further, STCA has proposed a “hardscape” design 
approach for the Green Spine that does not align with the primary zone open space development 
guidelines or has provided any analysis related to how the proposed design accommodates large 
regional events such as the farmer's market or other similar public uses as referenced in the Town 
Center Infrastructure Plan, SMC 21B.30.090(4), and SMC 21B.95.050. As mentioned, a significant 
disconnect exists between STCA’s proposal and the Green Spine planning efforts that must be 
addressed.  
 
The Green Spine as shown on the plan set, is lacking any analysis or delineation of how the outdoor 
space allocated to businesses fronting the Green Spine as private space will interact with the public 
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space.  Further coordination is required between STCA and the City to determine how the private and 
public space will interact.  It is likely an easement or other developer’s agreement is necessary to 
establish this relationship. 


Revisions Required 


This cover letter is a summary of significant issues that resulted in the initial review process of the 
application.  The full set of review comments and required corrections are available via Hightail at:  


UZDP2019-00562 
https://spaces.hightail.com/space/X8IVdSWpwl/group/st-61db9770-e60d-4fc0-bc8e-02a40cd8c27e  
 
PSUB2019-00563 
https://spaces.hightail.com/space/a0eV18Y9wc/group/st-8fd21fd8-ff6e-4721-af1c-9f6fa772de9d 
 
PSUB2019-00561 
https://spaces.hightail.com/space/zOOqeMSfLi/group/st-b9367e5e-f11f-4d1a-a794-704ad9a1a6d3  
 
BSP2019-00564 
https://spaces.hightail.com/space/rvdIp5N3ns/group/st-3099f367-ef7f-4386-9a7e-f938b70f8418  
 
The subfolders are labeled as follows: 


• 1st Submittal – Application Materials (materials provided by the applicant) 
 


• 1st Submittal – Agency Review Corrections and Comments (required corrections and comments 
resulting from the first round of review) 


It is the responsibility of the applicant to demonstrate that the proposed project meets or exceeds the 
requirements of pertinent codes, regulations, and plans. Compliance must be clearly established by the 
applicant in the application materials submitted to the City for review. Any corrections identified by the 
City with this transmittal must be addressed and clearly labeled on revised plans or documents at the 
point of resubmittal.  An applicant provided cover letter outlining changes made with a supporting 
correction tracking matrix is strongly recommended to facilitate City review. All required corrections 
must be addressed. Failure to address all corrections will result in rejection of resubmittal in accordance 
with SMC 20.05.100(1). 


In accordance with SMC 20.05.100(1)(a)(i) required corrections must be received by the City’s Permit 
Center no later than 90 calendar days from date of this transmittal or by close of business on Monday 
June 8, 2020.  If the revised plans are not submitted within 90 calendar days the application will expire 
pursuant to SMC 20.05.100(1)(a)(ii). Resubmittal deadline extension requests may be submitted prior to 
the June 8, 2020 deadline and shall provide satisfactory justification for an extension or upon the 
applicant’s agreement to and compliance with an approved schedule with specific target dates for 
submitting the full revisions, corrections or other information requested.  
 
 
 



https://spaces.hightail.com/space/X8IVdSWpwl/group/st-61db9770-e60d-4fc0-bc8e-02a40cd8c27e

https://spaces.hightail.com/space/a0eV18Y9wc/group/st-8fd21fd8-ff6e-4721-af1c-9f6fa772de9d

https://spaces.hightail.com/space/zOOqeMSfLi/group/st-b9367e5e-f11f-4d1a-a794-704ad9a1a6d3

https://spaces.hightail.com/space/rvdIp5N3ns/group/st-3099f367-ef7f-4386-9a7e-f938b70f8418
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If you have any questions, please feel free to contact me at (425) 295-0547 or at 
chankins@sammamish.us.    
 
Sincerely, 
 
Electronic Copy - Sent Via Email on 03/10/2020 
 
Chris Hankins 
Senior Planner  
Phone: 425-295-0547 
Email: chankins@sammamish.us  
 


Cc:   David Pyle, Director  
        Kellye Hilde, Deputy Director 
 


 



mailto:chankins@sammamish.us

mailto:chankins@sammamish.us





comments prior. 
 
Best Regards,
Peter
 

From: Darci Donovan <ddonovan@sammamish.us> 
Sent: Thursday, May 7, 2020 1:57 PM
To: Peter Brennan <pete@innovationrealtypartners.com>
Cc: Lafe Hermansen <lbh@coredesigninc.com>; Chris Hankins <CHankins@sammamish.us>; Kellye
Hilde <khilde@sammamish.us>
Subject: Follow Up Meeting
 
Good afternoon Peter,
 

I have scheduled a Follow Up meeting via GoToMeeting for May 14th from 1-2 pm.  Please
confirm this time works for you and your team.
 
In the email below, you would like to review vehicular circulation alternatives and to clarify
some of the plan review comments received. Please submit your Specific questions that need
clarification from plan review comments including which project the question is associated
with and any additional plans for vehicular circulation alternatives by end of day Monday to
allow time for staff to review and prepare for this meeting. 
 
I look forward to receiving your email by Monday.  Let me know if you have any questions.
 
Thank you and have a great day!
 
Darci Donovan, CSM
Special Projects Coordinator
City of Sammamish ǀ Community Development
Desk: 425.295.0530
Facebook | Twitter | Instagram | YouTube
http://badgecert.com/BadgeCert-sig2.jpg

**During the COVID-19 outbreak, I am working remotely from City Hall.**
***My scheduled work hours are Monday through Friday, from 8:00 AM to 4:30 PM.***
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From: Chris Hankins <CHankins@sammamish.us> 
Sent: Tuesday, May 5, 2020 5:27 PM
To: Peter Brennan <pete@innovationrealtypartners.com>
Cc: David Pyle <dpyle@sammamish.us>; Kellye Hilde <khilde@sammamish.us>; Darci Donovan
<ddonovan@sammamish.us>
Subject: RE: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Plan
Review Outstanding Balances
 
Hi Peter,
 
Thanks for the message regarding the additional plan review fees for your project.  While
agreed that there are some limitations in the City’s current permit tracking software regarding
reporting of plan review fees, we have provided what is available with the current technology. 
The City is presently working toward updating the entire TRAKiT system which will provide a
more detailed synopsis of the required review fees.  The current system has been set up to be
consistent with the City’s Master Fee Schedule.  The names of reviewers initials are included
with the current reporting format.  For example, my initials show on the invoice as CHAN
(Chris Hankins). 
 
Please keep in mind the complexity of review associated with this first phase of your project. 
There were four land use applications that all required a multi-disciplinary approach.  As you
know, the City also contracted with several private consulting firms to complete the review
process. 
 
We would be happy to talk with you about your request for additional documentation and
what perhaps listen to thoughts about future plan review fees.  It is important to be mindful
that the volume of comments that were provided to you and your team were a result of the
significant amount of time necessary to adequately review the applications as submitted.
 
Hopefully this helps with your understanding.  Thanks again for the message, and providing
the additional plan review fees as required.  Also, we will be scheduling a meeting late next
week to review vehicular circulation alternatives and to clarify some of the plan review
comments received to date per your request.  Darci is working to set that up for us and look
for a meeting invite in the next day or two.
 
Best Regards,
 
Chris
 
 
Chris Hankins I Senior Planner I City of Sammamish

  425-295-0547
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From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Tuesday, May 5, 2020 12:44 PM
To: Chris Hankins <CHankins@sammamish.us>
Cc: David Pyle <dpyle@sammamish.us>; Kellye Hilde <khilde@sammamish.us>
Subject: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Plan Review
Outstanding Balances
 

[CAUTION - EXTERNAL EMAIL]

Dear Chris:
 
I am writing to provide an update on our payment of plan review fees.
 
(1)  Below is a summary of the total plan review fees paid at intake on November 4, 2020,
when the applications were submitted.
 

$28,604.00          PSUB2019-00561
$13,490.00          UZDP2019-00562
$24,612.00          PSUB2019-00563
$3,369.00            BSP2019-00564
TOTAL:  $70,075

 
(2) Since that date, we have been charged the following additional plan review fees:
 
                $993.12                 PSUB2019-00561
                $36,830.80           UZDP2019-00562
                $4,162.88             BSP2019-00563
                TOTAL:  $41,986.80
 
Today the City should receive a check for $35,837.68 to cover the remaining unpaid balance
for UZDP2019-00562.  This will bring the total of plan review fees paid to date
to $112,061.80.  As you might imagine, we are concerned about the additional charges that
have already accrued. 
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By way of example, the additional charges for the UZDP application total to $36,830.  At an
hourly rate of $136/hour, this additional amount is equal to approximately 270 additional
review hours beyond what was covered by the initial deposit. Under the City’s Master Fee
Schedule, the Planning Department was to notify us if the initial deposit was expended, and
then an additional deposit was to be requested “in the amount estimated by the Community
Development Director rounded to the nearest 10-hour increment.” We did not receive such
notification in accordance with the City’s permit fee procedures, and thus were unaware that
the City had exceeded the initial deposit by such a significant amount, and had no idea how
much more time would be needed.
 
We are also concerned that the City’s invoices provide very little information about the
additional hours not covered by the initial deposit. The City’s invoices do not specify the date
the review fees were incurred, the number of hours, or the name or title of the staff reviewer
who performed the review.  The City has engaged several outside consultants to assist in the
review, but we have no information about the consulting services actually provided, or
whether their hourly rate is consistent with the City’s Master Fee Schedule.  
 
As a matter of fairness and transparency we would appreciate more information in future
invoices as well as the backup information for what we have been charged and now paid.  We
believe it is reasonable for the City’s invoices to provide, at a minimum, the name of the
reviewer, the number of hours, the date, and the general scope of work. We assume
reviewers provide this information to the Community Development Department when
recording their time.
 
We are paying these additional charges but reserve our rights to pursue our concerns. 
Toward that end, we would appreciate a chance to talk with you about our request for
additional documentation and what can be done to reasonably contain future plan review
fees.
 
We appreciate your consideration of this request.
 
Sincerely,
 Peter Brennan
 
 

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

 

Attachment 3.13



From: Darci Donovan
To: Peter Brennan; Lafe Hermansen; Holli Heavrin; Larry Zinser; Matthew Samwick
Cc: Kellye Hilde; Chris Hankins; Andrew Zagars; Stephen Noeske; Greg Tauscheck
Subject: RE: STCA Follow Up Meeting Matrix
Date: Thursday, May 14, 2020 3:20:00 PM
Attachments: STCA Questions_CityResponseMatrix_51420.pdf

image001.png

Thank you for attending the meeting today.  Attached please find the matrix that was reviewed and
discussed at the meeting.  We will be updating the response matrix and intend to send early next
week along with meeting minutes.

Please let me know if you have any questions.

Thank you,

Darci Donovan, CSM
Special Projects Coordinator
City of Sammamish ǀ Community Development
Desk: 425.295.0530
Facebook | Twitter | Instagram | YouTube
http://badgecert.com/BadgeCert-sig2.jpg

**During the COVID-19 outbreak, I am working remotely from City Hall.**
***My scheduled work hours are Monday through Friday, from 8:00 AM to 4:30 PM.***

From: Darci Donovan 
Sent: Thursday, May 14, 2020 10:48 AM
To: Peter Brennan <pete@innovationrealtypartners.com>; Lafe Hermansen
<lbh@coredesigninc.com>; Holli Heavrin <hhh@coredesigninc.com>; Larry Zinser
<larryzinser@shookkelley.com>; Matthew Samwick <matt@innovationrealtypartners.com>
Cc: Kellye Hilde <khilde@sammamish.us>; Chris Hankins <CHankins@sammamish.us>; Andrew
Zagars <azagars@sammamish.us>; Stephen Noeske <SNoeske@sammamish.us>; Greg Tauscheck
<GTauscheck@sammamish.us>
Subject: STCA Follow Up Meeting Agenda

Good morning,
Attached please find the agenda for today’s GoToMeeting.  We will review the city’s response matrix
during the meeting.  The final response matrix along with meeting minutes will be sent after the
meeting.
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STCA Questions - City Response Matrix


May 14, 2020 Meeting


Question Subject Pages STCA Questions City Response


1 PW 2 & 3 Our engineering team advises us that based on their experience the terms “intersection spacing” and 


“block length” are interchangeable and are measured from intersection midpoint to intersection 


midpoint.  We would appreciate confirmation.  (Both terms are used in the City’s letter.)


The 2016 Public Works Standards Section 13.3 defines spacing as distance between adjacent intersecting 


streets measured from centerline to centerline. (GTauscheck) Intersection spacing is measured from 


intersection center to intersection center based on street classifications.  This applies to block and alley 


lengths as well. (S Noeske)


2 PW 2 & 3 We would appreciate understanding the City’s views about intersection spacing between 150 feet and 


250 feet, as allowed for certain streets in Section 13.3 of the 2016 Public Works Standards.


Intersection spacing (block lengths) are to be based on the more restrictive requirement when there is a 


conflict as directed by code. Therefore, the application of the Interim Street Standards for Sammamish 


Town Center (R2010-431) applies.  Note, Section 13.3 of the 2016 Sammamish Public Works Standards lists 


intersection spacing based on street classifications which were not provided by STCA in their application. (S 


Noeske)


3 PW 2 We would like to understand the reasons for the roundabout locations at the intersections of S.E. 4th 


Street and 224th and 225th.  The distance is 428 feet.  The Town Center Infrastructure Plan generally 


shows a distance of 285 lineal feet between those two roundabouts.  The Applicant would like to better 


understand the planning and engineering reasons for the current location.


The current roundabout location was based on what was established by the previous development pattern 


and reflects the existing geometry of the public right-of-way.  The roundabout locations may be changed if 


the applicant chooses at their own expense to redesign the roundabout locations per the Interim Street 


Standards for Sammamish Town Center (R2010-431). (S Noeske)


4 PW 3 We would like to better understand the intent of the alley requirements in Section 9.3 of the 2016 Public 


Works Standards, referenced in the City’s letter.


Intersection spacing (block lengths and alley lengths) are to be based on the more restrictive requirement 


when there is a conflict as directed by code.  Therefore, this requires the application of the Interim Street 


Standards for Sammamish Town Center (R2010-431).  Section 9.3 of the 2016 Sammamish Public Works 


Standards does not apply.  Note: Interim Street Standards for Sammamish Town Center G (TC) requires mid 


block pedestrian crossings for blocks extending more than 250 feet which was not addressed in the current 


proposal. Further, the proposal is required to not exceed a total of 30 units on any one alley.  (S Noeske)   


5 PW 3 We would like to understand any Public Works concerns regarding vaults that handle both private and 


public storm water in the public ROW.  Applicant’s engineering team previously met with City Staff to 


review preliminary design for stormwater system siting public/private vaults in the public ROW.  There 


were no objections to this design.


Staff is unaware of any meetings discussing placement of private storm facilities within the public right of 


way. In general, the City is not willing to take on the responsibility of treatment of contaminated private 


stormwater in a public system.  Further, the applicant’s limited design did not provide sufficient information 


addressing KCSDM 5.1.3.1 Design Criteria, Access Requirements.  Placement of the proposed public and 


private stormwater detention and water quality vaults within the right of way was discussed with the City's 


maintenance personnel.  Public and private systems of this size located within the right of way will require 


traffic control and special equipment when the systems require maintenance. There are concerns with 


additional traffic delays and congestion maintaining such systems.  City staff does not have the necessary 


equipment nor the number of personnel necessary for this type of maintenance.    (S Noeske)


6 PLN 4 We would appreciate clarification of the statements on page 4 of the letter regarding public uses and 


the need to delineate “how the outdoor space allocated to businesses front the Green Spine as private 


space will interact with the public space.” 


Further coordination is required between STCA and the City to determine how the private and public space 


will interact.  It is likely a developer’s agreement with the City is necessary to establish this partnership.  The 


adopted Town Center Plan and development regulations provide guidance and requirements regarding the 


land use adjacent to or associated with the Green Spine.  The site plans show areas of the Green Spine open 


space for private benefit.  The calculations for open space need to be consistent throughout the plan set 


(CHankins).


1 5/14/2020








Be well,

Darci Donovan, CSM
Special Projects Coordinator
City of Sammamish ǀ Community Development
Desk: 425.295.0530
Facebook | Twitter | Instagram | YouTube
http://badgecert.com/BadgeCert-sig2.jpg

**During the COVID-19 outbreak, I am working remotely from City Hall.**
***My scheduled work hours are Monday through Friday, from 8:00 AM to 4:30 PM.***
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STCA Questions  - City Response Matrix

Question Subject Pages STCA Questions City Response

1 PW 2 & 3 Our engineering team advises us that based on their experience the terms “intersection spacing” and 

“block length” are interchangeable and are measured from intersection midpoint to intersection 

midpoint.  We would appreciate confirmation.  (Both terms are used in the City’s letter.)

The 2016 Public Works Standards Section 13.3 defines spacing as distance between adjacent intersecting 

streets measured from centerline to centerline. (GTauscheck) Intersection spacing is measured from 

intersection center to intersection center based on street classifications.  This applies to block and alley 

lengths as well. (S Noeske)

2 PW 2 & 3 We would appreciate understanding the City’s views about intersection spacing between 150 feet and 

250 feet, as allowed for certain streets in Section 13.3 of the 2016 Public Works Standards.

Intersection spacing (block lengths) are to be based on the more restrictive requirement when there is a 

conflict as directed by code. Therefore, the application of the Interim Street Standards for Sammamish 

Town Center (R2010-431) applies.  Note, Section 13.3 of the 2016 Sammamish Public Works Standards lists 

intersection spacing based on street classifications which were not provided by STCA in their application. (S 

Noeske)

3 PW 2 We would like to understand the reasons for the roundabout locations at the intersections of S.E. 4th 

Street and 224th and 225th.  The distance is 428 feet.  The Town Center Infrastructure Plan generally 

shows a distance of 285 lineal feet between those two roundabouts.  The Applicant would like to better 

understand the planning and engineering reasons for the current location.

The current roundabout location was based on what was established by the previous development pattern 

and reflects the existing geometry of the public right-of-way.  The roundabout locations may be changed if 

the applicant chooses at their own expense to redesign the roundabout locations per the Interim Street 

Standards for Sammamish Town Center (R2010-431). (S Noeske)

4 PW 3 We would like to better understand the intent of the alley requirements in Section 9.3 of the 2016 Public 

Works Standards, referenced in the City’s letter.

Intersection spacing (block lengths and alley lengths) are to be based on the more restrictive requirement 

when there is a conflict as directed by code.  Therefore, this requires the application of the Interim Street 

Standards for Sammamish Town Center (R2010-431).  Section 9.3 of the 2016 Sammamish Public Works 

Standards does not apply.  Note: Interim Street Standards for Sammamish Town Center G (TC) requires mid 

block pedestrian crossings for blocks extending more than 250 feet which was not addressed in the current 

proposal. Further, the proposal is required to not exceed a total of 30 units on any one alley.  (S Noeske)   

5 PW 3 We would like to understand any Public Works concerns regarding vaults that handle both private and 

public storm water in the public ROW.  Applicant’s engineering team previously met with City Staff to 

review preliminary design for stormwater system siting public/private vaults in the public ROW.  There 

were no objections to this design.

Staff is unaware of any meetings discussing placement of private storm facilities within the public right of 

way. In general, the City is not willing to take on the responsibility of treatment of contaminated private 

stormwater in a public system.  Further, the applicant’s limited design did not provide sufficient information 

addressing KCSDM 5.1.3.1 Design Criteria, Access Requirements.  Placement of the proposed public and 

private stormwater detention and water quality vaults within the right of way was discussed with the City's 

maintenance personnel.  Public and private systems of this size located within the right of way will require 

traffic control and special equipment when the systems require maintenance. There are concerns with 

additional traffic delays and congestion maintaining such systems.  City staff does not have the necessary 

equipment nor the number of personnel necessary for this type of maintenance.    (S Noeske)

6 PLN 4 We would appreciate clarification of the statements on page 4 of the letter regarding public uses and 

the need to delineate “how the outdoor space allocated to businesses front the Green Spine as private 

space will interact with the public space.” 

Further coordination is required between STCA and the City to determine how the private and public space 

will interact.  It is likely a developer’s agreement with the City is necessary to establish this partnership.  The 

adopted Town Center Plan and development regulations provide guidance and requirements regarding the 

land use adjacent to or associated with the Green Spine.  The site plans show areas of the Green Spine open 

space for private benefit.  The calculations for open space need to be consistent throughout the plan set 

(CHankins).

1 5/14/2020
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From: Darci Donovan
To: Peter Brennan; Lafe Hermansen; Holli Heavrin; Larry Zinser; Matthew Samwick
Cc: Kellye Hilde; Chris Hankins; Andrew Zagars; Stephen Noeske; Greg Tauscheck
Subject: RE: STCA Follow Up Meeting Minutes and Updated Matrix
Date: Tuesday, May 19, 2020 1:49:00 PM
Attachments: image001.png

STCA Questions_CityResponseMatrix_51220_Final.pdf
STCA Follow Up Meeting Minutes 5142020.pdf

Good afternoon,
Attached please find the May 14, 2020 STCA Follow Up Meeting Minutes and Updated Matrix.
 Please let us know if you have any questions. 

Thank you,

Darci Donovan, CSM
Special Projects Coordinator
City of Sammamish ǀ Community Development
Desk: 425.295.0530
Facebook | Twitter | Instagram | YouTube
http://badgecert.com/BadgeCert-sig2.jpg

**During the COVID-19 outbreak, I am working remotely from City Hall.**
***My scheduled work hours are Monday through Friday, from 8:00 AM to 4:30 PM.***

From: Darci Donovan 
Sent: Thursday, May 14, 2020 3:18 PM
To: Peter Brennan <pete@innovationrealtypartners.com>; Lafe Hermansen
<lbh@coredesigninc.com>; Holli Heavrin <hhh@coredesigninc.com>; Larry Zinser
<larryzinser@shookkelley.com>; Matthew Samwick <matt@innovationrealtypartners.com>
Cc: Kellye Hilde <khilde@sammamish.us>; Chris Hankins <CHankins@sammamish.us>; Andrew
Zagars <azagars@sammamish.us>; Stephen Noeske <SNoeske@sammamish.us>; Greg Tauscheck
<GTauscheck@sammamish.us>
Subject: RE: STCA Follow Up Meeting Matrix

Thank you for attending the meeting today.  Attached please find the matrix that was reviewed and
discussed at the meeting.  We will be updating the response matrix and intend to send early next
week along with meeting minutes.

Please let me know if you have any questions.

Thank you,

Attachment 3.15
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STCA Questions - City Updated Response Matrix (see comments in blue)


May 14, 2020 Meeting


Question Subject Pages STCA Questions City Response


1 PW 2 & 3 Our engineering team advises us that based on their experience 


the terms “intersection spacing” and “block length” are 


interchangeable and are measured from intersection midpoint to 


intersection midpoint.  We would appreciate confirmation.  (Both 


terms are used in the City’s letter.)


The 2016 Public Works Standards Section 13.3 defines spacing as distance between adjacent intersecting streets measured from centerline to 


centerline. (GTauscheck) Intersection spacing is measured from intersection center to intersection center based on street classifications.  This 


applies to block and alley lengths as well. (S Noeske)


2 PW 2 & 3 We would appreciate understanding the City’s views about 


intersection spacing between 150 feet and 250 feet, as allowed for 


certain streets in Section 13.3 of the 2016 Public Works Standards.


Intersection spacing (block lengths) are to be based on the more restrictive requirement when there is a conflict as directed by code. 


Therefore, the application of the Interim Street Standards for Sammamish Town Center (R2010-431) applies.  Note, Section 13.3 of the 2016 


Sammamish Public Works Standards lists intersection spacing based on street classifications which were not provided by STCA in their 


application. (S Noeske)   


Updated following 5/14/20 meeting:


There is some flexibility in code (see SMC 21B.30.040.3), regarding block dimensions that may help with the questions regarding block 


length and intersection spacing for alleys for property in the TC-A1 Zone.  The code reference is as follows: 


(3) Maximum Block Dimensions for Individual Development. For an individual development, unless otherwise stated in a unified zone 


development plan, the maximum block length in any direction is 480 feet and maximum block perimeter is 1,400 feet. Departures are 


permitted in the TC-A zones subject to unified zone development plan approval and compliance with the Town Center Plan’s goals and 


policies. Departures for streets in all other Town Center zones shall be considered by the director based on one or more criteria listed 


below.


(a) Topography, right-of-way, existing construction or physical conditions, or other geographic conditions impose an unusual hardship on 


the project applicant, and an equivalent alternative which can meet the Town Center Plan’s goals and policies is available;


(b) A departure provides the opportunity for a public open space or other public amenity that would otherwise not be possible;


(c) The location of institutional or other similar uses requires a larger block size; and/or


(d) A private internal road(s) or pedestrian route may be used to meet cross circulation standards as determined by the director per the 


following:


(i) Adjacent properties do not rely on applicable roadway for primary vehicular access;


(ii) Roadway should be designed to look and function like public streets (planting strips, street trees, sidewalks, and parallel parking, where 


appropriate per the  director); and


(iii) Roadway or pedestrian route shall be accessible to the public.  


To request such departures, a detailed narrative should be provided addressing the criteria above with the resubmittal for Phase I.                                                                                                
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STCA Questions - City Updated Response Matrix (see comments in blue)


May 14, 2020 Meeting


3 PW 2 We would like to understand the reasons for the roundabout 


locations at the intersections of S.E. 4th Street and 224th and 


225th.  The distance is 428 feet.  The Town Center Infrastructure 


Plan generally shows a distance of 285 lineal feet between those 


two roundabouts.  The Applicant would like to better understand 


the planning and engineering reasons for the current location.


The current roundabout location was based on what was established by the previous development pattern and reflects the existing geometry 


of the public right-of-way.  The roundabout locations may be changed if the applicant chooses at their own expense to redesign the 


roundabout locations per the Interim Street Standards for Sammamish Town Center (R2010-431). (S Noeske)


Updated following 5/14/20 meeting: 


The block dimensions were also established through the planning efforts for the Town Center Plan and the integration of the open space 


corridor known as the Green Spine.  There appears to be an opportunity for the applicant to utilize the Green Spine into the site planning 


efforts as pedestrian crossings.   In addition, see comments above pertaining to the "possible departures" from the code for street layout 


and site planning in the TC-A1 Zone.  For such departures, the applicant shall demonstrate specifically how the departure facilitates a more 


creative, innovative, and superior design which advances the Town Center Plan and its goals and policies.  The more specific goals and 


policies that can be identified, the stronger the request for a departure. 


4 PW 3 We would like to better understand the intent of the alley 


requirements in Section 9.3 of the 2016 Public Works Standards, 


referenced in the City’s letter.


Intersection spacing (block lengths and alley lengths) are to be based on the more restrictive requirement when there is a conflict as directed 


by code.  Therefore, this requires the application of the Interim Street Standards for Sammamish Town Center (R2010-431).  Section 9.3 of the 


2016 Sammamish Public Works Standards does not apply.  Note: Interim Street Standards for Sammamish Town Center G (TC) requires mid 


block pedestrian crossings for blocks extending more than 250 feet which was not addressed in the current proposal. Further, the proposal is 


required to not exceed a total of 30 units on any one alley.  (S Noeske)


Updated following 5/14/20 meeting: 


In addition to the previous comments, intersection spacing and access management is critical to the design, implementation and 


management of entry and exit points (i.e., driveways, entrances or exits) between streets, alleys, and adjacent properties. These entry and 


exit points are required to be managed by careful planning regarding their location, the types of turning movements allowed, and if 


appropriate, traffic barriers that provide or prohibit access to the driveways. Developing and implementing effective access management is 


required per code and the Public Works Standards to provide effective access management strategies that promote or improve safety.  This 


requires consideration of the location of driveways in the context of current and future access needs, current and future intersection 


operations, and mobility for pedestrians and bicyclists.  The TC-A1 Zone is a dense urban environment with many turning movements and 


interactions with pedestrians and bicyclists.  As mentioned before, any departures are required to demonstrate specifically how the 


departure facilitates a more creative, innovative, and superior design which advances the Town Center Plan and its goals and policies and 


provides a safe and efficient street system.                                                                          


5 PW 3 We would like to understand any Public Works concerns regarding 


vaults that handle both private and public storm water in the 


public ROW.  Applicant’s engineering team previously met with 


City Staff to review preliminary design for stormwater system 


siting public/private vaults in the public ROW.  There were no 


objections to this design.


Staff is unaware of any meetings discussing placement of private storm facilities within the public right of way. In general, the City is not 


willing to take on the responsibility of treatment of contaminated private stormwater in a public system.  Further, the applicant’s limited 


design did not provide sufficient information addressing KCSDM 5.1.3.1 Design Criteria, Access Requirements.  Placement of the proposed 


public and private stormwater detention and water quality vaults within the right of way was discussed with the City's maintenance 


personnel.  Public and private systems of this size located within the right of way will require traffic control and special equipment when the 


systems require maintenance. There are concerns with additional traffic delays and congestion maintaining such systems.  City staff does not 


have the necessary equipment nor the number of personnel necessary for this type of maintenance.    (S Noeske)


2 5/19/2020







STCA Questions - City Updated Response Matrix (see comments in blue)


May 14, 2020 Meeting


6 PLN 4 We would appreciate clarification of the statements on page 4 of 


the letter regarding public uses and the need to delineate “how 


the outdoor space allocated to businesses front the Green Spine as 


private space will interact with the public space.” 


Further coordination is required between STCA and the City to determine how the private and public space will interact.  It is likely a 


developer’s agreement with the City is necessary to establish this partnership.  The adopted Town Center Plan and development regulations 


provide guidance and requirements regarding the land use adjacent to or associated with the Green Spine.  The site plans show areas of the 


Green Spine open space for private benefit.  The calculations for open space need to be consistent throughout the plan set (CHankins).


3 5/19/2020
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Meeting Minutes 
 
 


Meeting Information 


Project Name: STCA Follow Up Meeting 


Location: GoToMeeting 


Date: May 14, 2020 


Time: 1:00 – 2:00 pm 
 


Objective 


The purpose of this meeting was to discuss STCA’s six (6) follow up questions from Review #1 
Comment Letter. 


 


Meeting Minutes 


• The meeting was recorded.  To request a copy of the recorded meeting please contact Darci 
Donovan at ddonavan@sammamish.us.  


• The Applicant and Staff reviewed and discussed the City Response Matrix. The matrix was 
updated following the meeting. See attached matrix for final review comments.  


• The Applicant inquired about the process of discussing future partnership agreements related to 
stormwater and the Green Spine.  Staff responded that those discussions would need to be 
coordinated with the City Managers Office, City Council, City Attorney, and the appropriate staff 
from Community Development, Public Works and Parks and Recreation.  


 


Attendance  


Kellye Hilde, Deputy Director  khilde@sammamish.us 


Chris Hankins, Senior Planner chankins@sammamish.us 


Darci Donovan, Project Coordinator ddonovan@sammamish.us 


Andrew Zagars, City Engineer azagars@sammamish.us 


Stephen Noeske, Sr. Development Review Manager snoeske@sammamish.us 


Greg Tauscheck, Development Review Engineer gtauscheck@sammamish.us 


Matthew Samwick, STCA matt@innovationrealtypartners.com 


Peter Brennan, STCA pete@innovationrealtypartners.com 


Lafe Hermansen, Core Design lbh@coredesigninc.com 


Holli Heavrin, Core Design hhh@coredesigninc.com 



mailto:ddonavan@sammamish.us





Page 2 
 
 


Larry Zinser, Shook Kelley larryzinser@shookkelley.com 


  







Darci Donovan, CSM
Special Projects Coordinator
City of Sammamish ǀ Community Development
Desk: 425.295.0530
Facebook | Twitter | Instagram | YouTube
http://badgecert.com/BadgeCert-sig2.jpg

**During the COVID-19 outbreak, I am working remotely from City Hall.**
***My scheduled work hours are Monday through Friday, from 8:00 AM to 4:30 PM.***

From: Darci Donovan 
Sent: Thursday, May 14, 2020 10:48 AM
To: Peter Brennan <pete@innovationrealtypartners.com>; Lafe Hermansen
<lbh@coredesigninc.com>; Holli Heavrin <hhh@coredesigninc.com>; Larry Zinser
<larryzinser@shookkelley.com>; Matthew Samwick <matt@innovationrealtypartners.com>
Cc: Kellye Hilde <khilde@sammamish.us>; Chris Hankins <CHankins@sammamish.us>; Andrew
Zagars <azagars@sammamish.us>; Stephen Noeske <SNoeske@sammamish.us>; Greg Tauscheck
<GTauscheck@sammamish.us>
Subject: STCA Follow Up Meeting Agenda

Good morning,
Attached please find the agenda for today’s GoToMeeting.  We will review the city’s response matrix
during the meeting.  The final response matrix along with meeting minutes will be sent after the
meeting.

Be well,

Darci Donovan, CSM
Special Projects Coordinator
City of Sammamish ǀ Community Development
Desk: 425.295.0530
Facebook | Twitter | Instagram | YouTube
http://badgecert.com/BadgeCert-sig2.jpg

**During the COVID-19 outbreak, I am working remotely from City Hall.**

Attachment 3.15
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STCA Questions - City Updated Response Matrix (see comments in blue)

May 14, 2020 Meeting

Question Subject Pages STCA Questions City Response

1 PW 2 & 3 Our engineering team advises us that based on their experience 

the terms “intersection spacing” and “block length” are 

interchangeable and are measured from intersection midpoint to 

intersection midpoint.  We would appreciate confirmation.  (Both 

terms are used in the City’s letter.)

The 2016 Public Works Standards Section 13.3 defines spacing as distance between adjacent intersecting streets measured from centerline to 

centerline. (GTauscheck) Intersection spacing is measured from intersection center to intersection center based on street classifications.  This 

applies to block and alley lengths as well. (S Noeske)

2 PW 2 & 3 We would appreciate understanding the City’s views about 

intersection spacing between 150 feet and 250 feet, as allowed for 

certain streets in Section 13.3 of the 2016 Public Works Standards.

Intersection spacing (block lengths) are to be based on the more restrictive requirement when there is a conflict as directed by code. 

Therefore, the application of the Interim Street Standards for Sammamish Town Center (R2010-431) applies.  Note, Section 13.3 of the 2016 

Sammamish Public Works Standards lists intersection spacing based on street classifications which were not provided by STCA in their 

application. (S Noeske)   

Updated following 5/14/20 meeting:

There is some flexibility in code (see SMC 21B.30.040.3), regarding block dimensions that may help with the questions regarding block 

length and intersection spacing for alleys for property in the TC-A1 Zone.  The code reference is as follows: 

(3) Maximum Block Dimensions for Individual Development. For an individual development, unless otherwise stated in a unified zone

development plan, the maximum block length in any direction is 480 feet and maximum block perimeter is 1,400 feet. Departures are

permitted in the TC-A zones subject to unified zone development plan approval and compliance with the Town Center Plan’s goals and

policies. Departures for streets in all other Town Center zones shall be considered by the director based on one or more criteria listed

below.

(a) Topography, right-of-way, existing construction or physical conditions, or other geographic conditions impose an unusual hardship on

the project applicant, and an equivalent alternative which can meet the Town Center Plan’s goals and policies is available;

(b) A departure provides the opportunity for a public open space or other public amenity that would otherwise not be possible;

(c) The location of institutional or other similar uses requires a larger block size; and/or

(d) A private internal road(s) or pedestrian route may be used to meet cross circulation standards as determined by the director per the

following:

(i) Adjacent properties do not rely on applicable roadway for primary vehicular access;

(ii) Roadway should be designed to look and function like public streets (planting strips, street trees, sidewalks, and parallel parking, where

appropriate per the  director); and

(iii) Roadway or pedestrian route shall be accessible to the public.

To request such departures, a detailed narrative should be provided addressing the criteria above with the resubmittal for Phase I.  

1 5/19/2020



STCA Questions - City Updated Response Matrix (see comments in blue)

May 14, 2020 Meeting

3 PW 2 We would like to understand the reasons for the roundabout 

locations at the intersections of S.E. 4th Street and 224th and 

225th.  The distance is 428 feet.  The Town Center Infrastructure 

Plan generally shows a distance of 285 lineal feet between those 

two roundabouts.  The Applicant would like to better understand 

the planning and engineering reasons for the current location.

The current roundabout location was based on what was established by the previous development pattern and reflects the existing geometry 

of the public right-of-way.  The roundabout locations may be changed if the applicant chooses at their own expense to redesign the 

roundabout locations per the Interim Street Standards for Sammamish Town Center (R2010-431). (S Noeske)

Updated following 5/14/20 meeting: 

The block dimensions were also established through the planning efforts for the Town Center Plan and the integration of the open space 

corridor known as the Green Spine.  There appears to be an opportunity for the applicant to utilize the Green Spine into the site planning 

efforts as pedestrian crossings.   In addition, see comments above pertaining to the "possible departures" from the code for street layout 

and site planning in the TC-A1 Zone.  For such departures, the applicant shall demonstrate specifically how the departure facilitates a more 

creative, innovative, and superior design which advances the Town Center Plan and its goals and policies.  The more specific goals and 

policies that can be identified, the stronger the request for a departure. 

4 PW 3 We would like to better understand the intent of the alley 

requirements in Section 9.3 of the 2016 Public Works Standards, 

referenced in the City’s letter.

Intersection spacing (block lengths and alley lengths) are to be based on the more restrictive requirement when there is a conflict as directed 

by code.  Therefore, this requires the application of the Interim Street Standards for Sammamish Town Center (R2010-431).  Section 9.3 of the 

2016 Sammamish Public Works Standards does not apply.  Note: Interim Street Standards for Sammamish Town Center G (TC) requires mid 

block pedestrian crossings for blocks extending more than 250 feet which was not addressed in the current proposal. Further, the proposal is 

required to not exceed a total of 30 units on any one alley.  (S Noeske)

Updated following 5/14/20 meeting: 

In addition to the previous comments, intersection spacing and access management is critical to the design, implementation and 

management of entry and exit points (i.e., driveways, entrances or exits) between streets, alleys, and adjacent properties. These entry and 

exit points are required to be managed by careful planning regarding their location, the types of turning movements allowed, and if 

appropriate, traffic barriers that provide or prohibit access to the driveways. Developing and implementing effective access management is 

required per code and the Public Works Standards to provide effective access management strategies that promote or improve safety.  This 

requires consideration of the location of driveways in the context of current and future access needs, current and future intersection 

operations, and mobility for pedestrians and bicyclists.  The TC-A1 Zone is a dense urban environment with many turning movements and 

interactions with pedestrians and bicyclists.  As mentioned before, any departures are required to demonstrate specifically how the 

departure facilitates a more creative, innovative, and superior design which advances the Town Center Plan and its goals and policies and 

provides a safe and efficient street system.      

5 PW 3 We would like to understand any Public Works concerns regarding 

vaults that handle both private and public storm water in the 

public ROW.  Applicant’s engineering team previously met with 

City Staff to review preliminary design for stormwater system 

siting public/private vaults in the public ROW.  There were no 

objections to this design.

Staff is unaware of any meetings discussing placement of private storm facilities within the public right of way. In general, the City is not 

willing to take on the responsibility of treatment of contaminated private stormwater in a public system.  Further, the applicant’s limited 

design did not provide sufficient information addressing KCSDM 5.1.3.1 Design Criteria, Access Requirements.  Placement of the proposed 

public and private stormwater detention and water quality vaults within the right of way was discussed with the City's maintenance 

personnel.  Public and private systems of this size located within the right of way will require traffic control and special equipment when the 

systems require maintenance. There are concerns with additional traffic delays and congestion maintaining such systems.  City staff does not 

have the necessary equipment nor the number of personnel necessary for this type of maintenance.    (S Noeske)

2 5/19/2020



STCA Questions - City Updated Response Matrix (see comments in blue) 
May 14, 2020 Meeting

6 PLN 4 We would appreciate clarification of the statements on page 4 of 

the letter regarding public uses and the need to delineate “how 

the outdoor space allocated to businesses front the Green Spine as 

private space will interact with the public space.” 

Further coordination is required between STCA and the City to determine how the private and public space will interact.  It is likely a 

developer’s agreement with the City is necessary to establish this partnership.  The adopted Town Center Plan and development regulations 

provide guidance and requirements regarding the land use adjacent to or associated with the Green Spine.  The site plans show areas of the 

Green Spine open space for private benefit.  The calculations for open space need to be consistent throughout the plan set (CHankins).

3 5/19/2020
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Meeting Minutes 

Meeting Information 

Project Name: STCA Follow Up Meeting 

Location: GoToMeeting 

Date: May 14, 2020 

Time: 1:00 – 2:00 pm 

Objective 

The purpose of this meeting was to discuss STCA’s six (6) follow up questions from Review #1 
Comment Letter. 

Meeting Minutes 

• The meeting was recorded.  To request a copy of the recorded meeting please contact Darci
Donovan at ddonavan@sammamish.us.

• The Applicant and Staff reviewed and discussed the City Response Matrix. The matrix was
updated following the meeting. See attached matrix for final review comments.

• The Applicant inquired about the process of discussing future partnership agreements related to
stormwater and the Green Spine.  Staff responded that those discussions would need to be
coordinated with the City Managers Office, City Council, City Attorney, and the appropriate staff
from Community Development, Public Works and Parks and Recreation.

Attendance 

Kellye Hilde, Deputy Director  khilde@sammamish.us 

Chris Hankins, Senior Planner chankins@sammamish.us 

Darci Donovan, Project Coordinator ddonovan@sammamish.us 

Andrew Zagars, City Engineer azagars@sammamish.us 

Stephen Noeske, Sr. Development Review Manager snoeske@sammamish.us 

Greg Tauscheck, Development Review Engineer gtauscheck@sammamish.us 

Matthew Samwick, STCA matt@innovationrealtypartners.com 

Peter Brennan, STCA pete@innovationrealtypartners.com 

Lafe Hermansen, Core Design lbh@coredesigninc.com 

Holli Heavrin, Core Design hhh@coredesigninc.com 
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Larry Zinser, Shook Kelley larryzinser@shookkelley.com 
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From: Peter Brennan
To: Chris Hankins
Cc: Darci Donovan; Kellye Hilde
Subject: Follow Up
Date: Tuesday, May 19, 2020 8:51:23 AM

[CAUTION - EXTERNAL EMAIL]

Chris,

Thanks again for organizing a Go To Meeting last week with Planning and Public Works staff to
review our submitted questions. 

During that meeting, both the City and STCA agreed that additional meetings between STCA,
Planning and Public Works would be very productive to discuss further questions regarding the
street network design.  We together further acknowledged that an ideal scenario would be to gather
in a conference room to collaborate on the street network design.  

In addition to the street network, we discussed the Green Spine and the need for further meetings
and discussions with staff to advance this area of the application. 

We are available to meet with staff as soon as staff is available.

Please advise at your earliest convenience.

Best,
Peter

Please be aware that email communications with members of the City Council,
City Commissioners, or City staff are public records and are subject to disclosure
upon request.
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From: Chris Hankins
To: Darci Donovan
Subject: FW: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Revised Extension Request
Date: Thursday, May 21, 2020 10:02:50 AM
Attachments: 2020-05-21-STCA-Extension Request.pdf

Here you go!

From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Thursday, May 21, 2020 8:37 AM
To: David Pyle <dpyle@sammamish.us>
Cc: Kellye Hilde <khilde@sammamish.us>; Chris Hankins <CHankins@sammamish.us>
Subject: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Revised
Extension Request

[CAUTION - EXTERNAL EMAIL]

David,

I hope you and your family are well.  Please see attached a revised request for an extension
regarding our response submittal to the City’s comments due June 8, 2020.  We look forward to
hearing back from you at your earliest convenience.

Best,
Peter Brennan
503.849.4233

Please be aware that email communications with members of the City Council, City
Commissioners, or City staff are public records and are subject to disclosure upon
request.
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May 21, 2020 


 
 


David Pyle 
Director of Community Development 
City of Sammamish 
801 228th Avenue SE 
Sammamish, WA 98075 


Re: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564. 
 


 
Dear Mr. Pyle: 
 


I am writing again to request an extension of the 90-day period to reply to 
the City’s comment letter dated March 10, 2020. As requested in your letter of April 
28, we are providing an update on progress to date and specific timetable for 
completing our responses for the specific reasons summarized below.   


 
As we noted in our previous letter, the project team is working as diligently 


and expeditiously as possible to respond to the City’s comments, despite the 
challenges posed by COVID 19. We have scheduled multiple video meetings and 
received detailed comments from our project team including our traffic, civil 
engineer, wetlands, design, and stormwater consultants.  Despite the challenges of 
operating under a stay-at-home order—similar to what the City itself has stated it 
is experiencing—responses are well underway from all of them. For your reference, 
we attach our first extension request.  Please note that we did provide in detail the 
problems and challenges experienced by members of our team.  We also provided 
a specific example from Core Design, one of our planning firms. 







 
 
P e t e r   J .   B r e n n a n  
Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
 
 
P    503.849.4233 
E    pete@innovationrealtypartners.com     


  
We submitted our extension request on April 7, shortly after the magnitude 


of the impact of COVID 19 and the Governor’s stay-at-home orders became clear 
to us and how it was affecting our ability to coordinate with the team.  We received 
your letter in response three weeks later, on April 28, requesting “additional details 
specifying why the extension is needed.” 


 
We had previously requested a meeting with the City on March 13 to clarify 


plan review comments in the City’s March 10 letter. We received correspondence 
back from the City stating that we could meet via Zoom after plan review balance 
overages were paid.  After delays associated with obtaining final invoices from the 
City for these overage charges, final payment was then promptly made on May 5, 
2020, and on that same date we reiterated our request for a meeting.  On May 7, 
2020, the City confirmed that we had a meeting scheduled with them for May 14, 
62 days after our original March 13 request to meet with the City.  We submitted 
our specific questions within 4 calendar days of the City’s meeting confirmation. 


 
The meeting with the City yielded clarification on a number of issues but a 


few questions remain.  In particular, because the City only allocated 60 minutes for 
the meeting, we only had a few minutes to begin the discussion of our Green Spine 
question (# 6 on our list).  This is an important issue as we seek to implement the 
City’s vision for this public focal point of the Town Center.  The design team 
devoted an enormous amount of time developing what is proposed in the 
application for the Green Spine.  The Green Spine’s importance to the overall plan 
is explained throughout the UZDP Design Companion.  Please refer to pages: 3-1 
regarding Pedestrian Circulation, 3-6 regarding Open Spaces, 3-14 regarding 
Streetfront Orientation, 3-17 regarding Pedestrian and Non-Motorized Vehicle 
Circulation, 3-18 regarding Open Space Design, 2-22 regarding Green Spine 
Landscape Design and pages 2-15 - 2-17 for a series of Green Spine renderings.  
We want to make sure the next iteration reflects further substantive discussions 
between the parties about the details of the public aspect of the Green Spine in 
particular. 


 
At the end of our May 14 meeting, we and the City agreed that at least one 


additional meeting would be helpful on this issue and some remaining questions 
about how the proposed street network and block lengths can be designed to 
connect with the existing roundabouts on S.E. 4th street (# 3 on our list). We are not 
proposing open-ended “brainstorming,” but rather a focused discussion of specific 
comments in the City’s March 10 letter. 


 
As the next step forward, we would propose an additional meeting of 


approximately 90 minutes.  We will make ourselves available at whatever time 
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works for the City staff. We propose spending approximately 60 minutes on the 
Green Spine, and 30 minutes on any follow-up questions coming out of the last 
meeting. This will allow our design team to make the needed revisions to the street 
network and the public aspect of the Green Spine in a way that is as responsive as 
possible to the City’s comments. Based on our discussions with the project team, 
we anticipate being able to complete our responses to the City’s March 10 letter 
within 6 weeks of the next meeting. 


 
This proposal is the most significant project to date in what the City’s Town 


Center Plan calls the new heart of the City.  It is exciting work, but also complex.  
We are striving in good faith to fully understand the City’s comments and develop 
complete responses to the variety of comments that came out of the City’s nearly 
4-month process of reviewing the application (generating review fees of over 
$100,000).  We believe both the City’s and Applicant’s interests would be well 
served by this request for one additional meeting and a short extension of time to 
respond. 


 
If the City has a specific concern about an extension, we would appreciate 


understanding what it is in advance. We can discuss alternative ways to address that 
concern that would not entail a denial of our limited extension request. 


 
Thank you very much. We look forward to hearing from you as soon as 


possible, and if you have any questions or concerns in the meantime, please do not 
hesitate to contact me. 
 


Sincerely, 
Peter Brennan 


 
 


 


  Enclosure 
 


cc: Kellye Hilde, Deputy Director 
 Chris Hankins, Senior Planner 







Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
 
 


 
 


Chris Hankins 
Senior Planner 
City of Sammamish 
801 228th Avenue SE 
Sammamish, WA 98075 


Re: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564. 
 


Dear Mr. Hankins: 







Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
 
 







Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
 
 


Sincerely, 
 
 
 
 
Peter Brennan 
 


cc: David Pyle, Director 
Kellye Hilde, Deputy Director 







P e t e r   J .   B r e n n a n  
Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 

P    503.849.4233 
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May 21, 2020 

David Pyle 
Director of Community Development 
City of Sammamish 
801 228th Avenue SE 
Sammamish, WA 98075 

Re: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564. 

Dear Mr. Pyle: 

I am writing again to request an extension of the 90-day period to reply to 
the City’s comment letter dated March 10, 2020. As requested in your letter of April 
28, we are providing an update on progress to date and specific timetable for 
completing our responses for the specific reasons summarized below.   

As we noted in our previous letter, the project team is working as diligently 
and expeditiously as possible to respond to the City’s comments, despite the 
challenges posed by COVID 19. We have scheduled multiple video meetings and 
received detailed comments from our project team including our traffic, civil 
engineer, wetlands, design, and stormwater consultants.  Despite the challenges of 
operating under a stay-at-home order—similar to what the City itself has stated it 
is experiencing—responses are well underway from all of them. For your reference, 
we attach our first extension request.  Please note that we did provide in detail the 
problems and challenges experienced by members of our team.  We also provided 
a specific example from Core Design, one of our planning firms. 
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We submitted our extension request on April 7, shortly after the magnitude 
of the impact of COVID 19 and the Governor’s stay-at-home orders became clear 
to us and how it was affecting our ability to coordinate with the team.  We received 
your letter in response three weeks later, on April 28, requesting “additional details 
specifying why the extension is needed.” 

We had previously requested a meeting with the City on March 13 to clarify 
plan review comments in the City’s March 10 letter. We received correspondence 
back from the City stating that we could meet via Zoom after plan review balance 
overages were paid.  After delays associated with obtaining final invoices from the 
City for these overage charges, final payment was then promptly made on May 5, 
2020, and on that same date we reiterated our request for a meeting.  On May 7, 
2020, the City confirmed that we had a meeting scheduled with them for May 14, 
62 days after our original March 13 request to meet with the City.  We submitted 
our specific questions within 4 calendar days of the City’s meeting confirmation. 

The meeting with the City yielded clarification on a number of issues but a 
few questions remain.  In particular, because the City only allocated 60 minutes for 
the meeting, we only had a few minutes to begin the discussion of our Green Spine 
question (# 6 on our list).  This is an important issue as we seek to implement the 
City’s vision for this public focal point of the Town Center.  The design team 
devoted an enormous amount of time developing what is proposed in the 
application for the Green Spine.  The Green Spine’s importance to the overall plan 
is explained throughout the UZDP Design Companion.  Please refer to pages: 3-1 
regarding Pedestrian Circulation, 3-6 regarding Open Spaces, 3-14 regarding 
Streetfront Orientation, 3-17 regarding Pedestrian and Non-Motorized Vehicle 
Circulation, 3-18 regarding Open Space Design, 2-22 regarding Green Spine 
Landscape Design and pages 2-15 - 2-17 for a series of Green Spine renderings.  
We want to make sure the next iteration reflects further substantive discussions 
between the parties about the details of the public aspect of the Green Spine in 
particular. 

At the end of our May 14 meeting, we and the City agreed that at least one 
additional meeting would be helpful on this issue and some remaining questions 
about how the proposed street network and block lengths can be designed to 
connect with the existing roundabouts on S.E. 4th street (# 3 on our list). We are not 
proposing open-ended “brainstorming,” but rather a focused discussion of specific 
comments in the City’s March 10 letter. 

As the next step forward, we would propose an additional meeting of 
approximately 90 minutes.  We will make ourselves available at whatever time 
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works for the City staff. We propose spending approximately 60 minutes on the 
Green Spine, and 30 minutes on any follow-up questions coming out of the last 
meeting. This will allow our design team to make the needed revisions to the street 
network and the public aspect of the Green Spine in a way that is as responsive as 
possible to the City’s comments. Based on our discussions with the project team, 
we anticipate being able to complete our responses to the City’s March 10 letter 
within 6 weeks of the next meeting. 

This proposal is the most significant project to date in what the City’s Town 
Center Plan calls the new heart of the City.  It is exciting work, but also complex.  
We are striving in good faith to fully understand the City’s comments and develop 
complete responses to the variety of comments that came out of the City’s nearly 
4-month process of reviewing the application (generating review fees of over
$100,000).  We believe both the City’s and Applicant’s interests would be well
served by this request for one additional meeting and a short extension of time to
respond.

If the City has a specific concern about an extension, we would appreciate 
understanding what it is in advance. We can discuss alternative ways to address that 
concern that would not entail a denial of our limited extension request. 

Thank you very much. We look forward to hearing from you as soon as 
possible, and if you have any questions or concerns in the meantime, please do not 
hesitate to contact me. 

Sincerely, 
Peter Brennan 

Enclosure 

cc: Kellye Hilde, Deputy Director 
Chris Hankins, Senior Planner 
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Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
 
 

 
 

Chris Hankins 
Senior Planner 
City of Sammamish 
801 228th Avenue SE 
Sammamish, WA 98075 

Re: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564. 
 

Dear Mr. Hankins: 

Attachment 3.17



Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
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Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
 
 

Sincerely, 
 
 
 
 
Peter Brennan 
 

cc: David Pyle, Director 
Kellye Hilde, Deputy Director 
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From: Kellye Hilde
To: Darci Donovan
Subject: FW: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Revised Extension Request
Date: Friday, May 22, 2020 12:51:03 PM
Attachments: 2020-05-21-STCA-Extension Request.pdf

FYI

From: David Pyle <dpyle@sammamish.us> 
Sent: Friday, May 22, 2020 12:33 PM
To: Peter Brennan <pete@innovationrealtypartners.com>
Cc: Kellye Hilde <khilde@sammamish.us>; Chris Hankins <CHankins@sammamish.us>
Subject: RE: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Revised
Extension Request

Mr. Brennan,

We are in receipt of your amended revisions deadline extension request (received 05/21/2020
attached) wherein you request six (6) additional weeks to prepare revisions/corrections to Phase I
plans measured from the date of any follow up meeting with the City.

Staff have/will be reaching out to you to schedule a follow up meeting for Friday May 29, 2020 and
requesting any questions/topics to be discussed at the meeting be submitted by close of business on
Tuesday June 26, 2020.

Following the meeting to be held on May 29, 2020 we will respond to your request for extension
(attached).

David Pyle
Director - Department of Community Development
City of Sammamish
(425)295-0521
dpyle@sammamish.us
**During the COVID-19 outbreak, I am working remotely from City Hall.**

From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Thursday, May 21, 2020 8:37 AM
To: David Pyle <dpyle@sammamish.us>
Cc: Kellye Hilde <khilde@sammamish.us>; Chris Hankins <CHankins@sammamish.us>
Subject: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Revised
Extension Request
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May 21, 2020 


 
 


David Pyle 
Director of Community Development 
City of Sammamish 
801 228th Avenue SE 
Sammamish, WA 98075 


Re: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564. 
 


 
Dear Mr. Pyle: 
 


I am writing again to request an extension of the 90-day period to reply to 
the City’s comment letter dated March 10, 2020. As requested in your letter of April 
28, we are providing an update on progress to date and specific timetable for 
completing our responses for the specific reasons summarized below.   


 
As we noted in our previous letter, the project team is working as diligently 


and expeditiously as possible to respond to the City’s comments, despite the 
challenges posed by COVID 19. We have scheduled multiple video meetings and 
received detailed comments from our project team including our traffic, civil 
engineer, wetlands, design, and stormwater consultants.  Despite the challenges of 
operating under a stay-at-home order—similar to what the City itself has stated it 
is experiencing—responses are well underway from all of them. For your reference, 
we attach our first extension request.  Please note that we did provide in detail the 
problems and challenges experienced by members of our team.  We also provided 
a specific example from Core Design, one of our planning firms. 
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We submitted our extension request on April 7, shortly after the magnitude 


of the impact of COVID 19 and the Governor’s stay-at-home orders became clear 
to us and how it was affecting our ability to coordinate with the team.  We received 
your letter in response three weeks later, on April 28, requesting “additional details 
specifying why the extension is needed.” 


 
We had previously requested a meeting with the City on March 13 to clarify 


plan review comments in the City’s March 10 letter. We received correspondence 
back from the City stating that we could meet via Zoom after plan review balance 
overages were paid.  After delays associated with obtaining final invoices from the 
City for these overage charges, final payment was then promptly made on May 5, 
2020, and on that same date we reiterated our request for a meeting.  On May 7, 
2020, the City confirmed that we had a meeting scheduled with them for May 14, 
62 days after our original March 13 request to meet with the City.  We submitted 
our specific questions within 4 calendar days of the City’s meeting confirmation. 


 
The meeting with the City yielded clarification on a number of issues but a 


few questions remain.  In particular, because the City only allocated 60 minutes for 
the meeting, we only had a few minutes to begin the discussion of our Green Spine 
question (# 6 on our list).  This is an important issue as we seek to implement the 
City’s vision for this public focal point of the Town Center.  The design team 
devoted an enormous amount of time developing what is proposed in the 
application for the Green Spine.  The Green Spine’s importance to the overall plan 
is explained throughout the UZDP Design Companion.  Please refer to pages: 3-1 
regarding Pedestrian Circulation, 3-6 regarding Open Spaces, 3-14 regarding 
Streetfront Orientation, 3-17 regarding Pedestrian and Non-Motorized Vehicle 
Circulation, 3-18 regarding Open Space Design, 2-22 regarding Green Spine 
Landscape Design and pages 2-15 - 2-17 for a series of Green Spine renderings.  
We want to make sure the next iteration reflects further substantive discussions 
between the parties about the details of the public aspect of the Green Spine in 
particular. 


 
At the end of our May 14 meeting, we and the City agreed that at least one 


additional meeting would be helpful on this issue and some remaining questions 
about how the proposed street network and block lengths can be designed to 
connect with the existing roundabouts on S.E. 4th street (# 3 on our list). We are not 
proposing open-ended “brainstorming,” but rather a focused discussion of specific 
comments in the City’s March 10 letter. 


 
As the next step forward, we would propose an additional meeting of 


approximately 90 minutes.  We will make ourselves available at whatever time 
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works for the City staff. We propose spending approximately 60 minutes on the 
Green Spine, and 30 minutes on any follow-up questions coming out of the last 
meeting. This will allow our design team to make the needed revisions to the street 
network and the public aspect of the Green Spine in a way that is as responsive as 
possible to the City’s comments. Based on our discussions with the project team, 
we anticipate being able to complete our responses to the City’s March 10 letter 
within 6 weeks of the next meeting. 


 
This proposal is the most significant project to date in what the City’s Town 


Center Plan calls the new heart of the City.  It is exciting work, but also complex.  
We are striving in good faith to fully understand the City’s comments and develop 
complete responses to the variety of comments that came out of the City’s nearly 
4-month process of reviewing the application (generating review fees of over 
$100,000).  We believe both the City’s and Applicant’s interests would be well 
served by this request for one additional meeting and a short extension of time to 
respond. 


 
If the City has a specific concern about an extension, we would appreciate 


understanding what it is in advance. We can discuss alternative ways to address that 
concern that would not entail a denial of our limited extension request. 


 
Thank you very much. We look forward to hearing from you as soon as 


possible, and if you have any questions or concerns in the meantime, please do not 
hesitate to contact me. 
 


Sincerely, 
Peter Brennan 


 
 


 


  Enclosure 
 


cc: Kellye Hilde, Deputy Director 
 Chris Hankins, Senior Planner 







Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
 
 


 
 


Chris Hankins 
Senior Planner 
City of Sammamish 
801 228th Avenue SE 
Sammamish, WA 98075 


Re: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564. 
 


Dear Mr. Hankins: 







Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
 
 







Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
 
 


Sincerely, 
 
 
 
 
Peter Brennan 
 


cc: David Pyle, Director 
Kellye Hilde, Deputy Director 







[CAUTION - EXTERNAL EMAIL]

David,

I hope you and your family are well.  Please see attached a revised request for an extension
regarding our response submittal to the City’s comments due June 8, 2020.  We look forward to
hearing back from you at your earliest convenience.

Best,
Peter Brennan
503.849.4233

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

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

Please be aware that email communications with members of the City Council, City
Commissioners, or City staff are public records and are subject to disclosure upon
request.
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From: Darci Donovan
To: Peter Brennan; Chris Hankins
Cc: Kellye Hilde; David Pyle; Andrew Zagars; Anjali Myer
Subject: RE: Follow Up Meetings
Date: Friday, May 22, 2020 12:57:00 PM
Attachments: image001.png
Importance: High

Good afternoon Peter,

Per your email request below, I will be scheduling another follow up meeting for next Friday, May

29th at 9 a.m.  with Public Works and Planning to discuss further questions regarding the street
network design. 

In addition, I will also be scheduling a meeting for June 1st at 10 a.m. with Parks and Planning to
discuss the Green Spine. 

To best prepare for these meetings, please submit mock up drawings such as sample street network
designs, and list of questions for both meetings by end of day Tuesday.

The city is still operating under the current COVID19 guidelines, therefore this meeting will need to
be GoToMeetings.
Meeting invites to follow.

Please let me know if you have any questions.

Thank you and be well,

Darci Donovan, CSM
Special Projects Coordinator
City of Sammamish ǀ Community Development
Desk: 425.295.0530
Facebook | Twitter | Instagram | YouTube
http://badgecert.com/BadgeCert-sig2.jpg

**During the COVID-19 outbreak, I am working remotely from City Hall.**
***My scheduled work hours are Monday through Friday, from 8:00 AM to 4:30 PM.***
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From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Tuesday, May 19, 2020 8:51 AM
To: Chris Hankins <CHankins@sammamish.us>
Cc: Darci Donovan <ddonovan@sammamish.us>; Kellye Hilde <khilde@sammamish.us>
Subject: Follow Up

[CAUTION - EXTERNAL EMAIL]

Chris,

Thanks again for organizing a Go To Meeting last week with Planning and Public Works staff to
review our submitted questions. 

During that meeting, both the City and STCA agreed that additional meetings between STCA,
Planning and Public Works would be very productive to discuss further questions regarding the
street network design.  We together further acknowledged that an ideal scenario would be to gather
in a conference room to collaborate on the street network design.  

In addition to the street network, we discussed the Green Spine and the need for further meetings
and discussions with staff to advance this area of the application. 

We are available to meet with staff as soon as staff is available.

Please advise at your earliest convenience.

Best,
Peter

Please be aware that email communications with members of the City Council,
City Commissioners, or City staff are public records and are subject to disclosure
upon request.
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From: Peter Brennan
To: Darci Donovan; Chris Hankins
Cc: Kellye Hilde; David Pyle; Andrew Zagars; Anjali Myer
Subject: RE: Follow Up Meetings
Date: Tuesday, May 26, 2020 6:17:49 PM
Attachments: image001.png

[CAUTION - EXTERNAL EMAIL]

Darci,

Thanks for setting up additional meetings with staff.  Please see follow up questions for the May 29th

meeting and the June 1st meeting:

May 29th – Street Network Design Meeting Questions:

1. We would appreciate further clarification of the last sentence of the City’s answer to question #1
from our May 14th meeting which states “This applies to block and alley lengths as well.”  We would
appreciate further clarification in light of Table 1 from the 2010 Interim Town Center Street Design
Standards.
2. We would appreciate discussing the designation of streets in the TC-A1 zone under both SMC
21B.30.040 and Figure 21B.30.030a.  Please let us know the approved street designations for SE 4th
Street and 225th PL SE per the TRF application.
3. Please clarify the planter strip incorporation in Table 1 of the 2010 Interim Town Center Street
Design Standards.
4. Please confirm that encroachments into the ROW are governed by SMC 16.05.070 International
Building Code (IBC) adopted. [2015 Edition].  We want to confirm that the 2015 IBC Chapter 32 shall
govern the encroachment of structures into the public right-of-way in the City of Sammamish.

5. With regard to the City’s response to our May 14th question #5, the City noted concerns
regarding maintenance feasibility/personnel.  We would like to discuss potential solutions with staff
that would still allow an efficient approach to stormwater management.

June 1 - Green Spine Question:

1. We would like to continue our discussion of previous Question # 6, relating to the interaction
between the private and public aspect of the Green Spine.

Best Regards,
Peter Brennan

From: Darci Donovan <ddonovan@sammamish.us> 
Sent: Friday, May 22, 2020 12:55 PM
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To: Peter Brennan <pete@innovationrealtypartners.com>; Chris Hankins
<CHankins@sammamish.us>
Cc: Kellye Hilde <khilde@sammamish.us>; David Pyle <dpyle@sammamish.us>; Andrew Zagars
<azagars@sammamish.us>; Anjali Myer <amyer@sammamish.us>
Subject: RE: Follow Up Meetings
Importance: High
 
Good afternoon Peter,
 
Per your email request below, I will be scheduling another follow up meeting for next Friday, May

29th at 9 a.m.  with Public Works and Planning to discuss further questions regarding the street
network design. 
 

In addition, I will also be scheduling a meeting for June 1st at 10 a.m. with Parks and Planning to
discuss the Green Spine. 
 
To best prepare for these meetings, please submit mock up drawings such as sample street network
designs, and list of questions for both meetings by end of day Tuesday.
 
The city is still operating under the current COVID19 guidelines, therefore this meeting will need to
be GoToMeetings.
Meeting invites to follow.
 
Please let me know if you have any questions.
 
Thank you and be well,
 
 
Darci Donovan, CSM
Special Projects Coordinator
City of Sammamish ǀ Community Development
Desk: 425.295.0530
Facebook | Twitter | Instagram | YouTube
http://badgecert.com/BadgeCert-sig2.jpg

**During the COVID-19 outbreak, I am working remotely from City Hall.**
***My scheduled work hours are Monday through Friday, from 8:00 AM to 4:30 PM.***
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From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Tuesday, May 19, 2020 8:51 AM
To: Chris Hankins <CHankins@sammamish.us>
Cc: Darci Donovan <ddonovan@sammamish.us>; Kellye Hilde <khilde@sammamish.us>
Subject: Follow Up
 

[CAUTION - EXTERNAL EMAIL]

Chris,
 
Thanks again for organizing a Go To Meeting last week with Planning and Public Works staff to
review our submitted questions. 
 
During that meeting, both the City and STCA agreed that additional meetings between STCA,
Planning and Public Works would be very productive to discuss further questions regarding the
street network design.  We together further acknowledged that an ideal scenario would be to gather
in a conference room to collaborate on the street network design.  
 
In addition to the street network, we discussed the Green Spine and the need for further meetings
and discussions with staff to advance this area of the application. 
 
We are available to meet with staff as soon as staff is available.
 
Please advise at your earliest convenience.

Best,
Peter
 
 

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

 

 

Please be aware that email communications with members of the City Council,
City Commissioners, or City staff are public records and are subject to disclosure
upon request.
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From: Chris Hankins
To: Peter Brennan
Cc: Kellye Hilde; David Pyle; Andrew Zagars; Anjali Myer; Darci Donovan
Subject: RE: Follow Up Meetings
Date: Wednesday, May 27, 2020 10:28:31 AM
Attachments: image002.png
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Hi Peter,

Thanks for the message regarding the upcoming development review meetings.  For the best use of
everyone’s time, please provide your specific questions regarding the “Green Spine” review

comments scheduled to be discussed on June 1st. 

The more detailed questions provided the more effective we can be in providing a response.

Best Regards,

Chris

Chris Hankins I Senior Planner I City of Sammamish
425-295-0547
chankins@sammamish.us
www.sammamish.us

From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Tuesday, May 26, 2020 6:18 PM
To: Darci Donovan <ddonovan@sammamish.us>; Chris Hankins <CHankins@sammamish.us>
Cc: Kellye Hilde <khilde@sammamish.us>; David Pyle <dpyle@sammamish.us>; Andrew Zagars
<azagars@sammamish.us>; Anjali Myer <amyer@sammamish.us>
Subject: RE: Follow Up Meetings

[CAUTION - EXTERNAL EMAIL]

Darci,

Thanks for setting up additional meetings with staff.  Please see follow up questions for the May 29th

meeting and the June 1st meeting:

May 29th – Street Network Design Meeting Questions:
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1. We would appreciate further clarification of the last sentence of the City’s answer to question #1
from our May 14th meeting which states “This applies to block and alley lengths as well.”  We would
appreciate further clarification in light of Table 1 from the 2010 Interim Town Center Street Design
Standards.
 
2.  We would appreciate discussing the designation of streets in the TC-A1 zone under both SMC
21B.30.040 and Figure 21B.30.030a.  Please let us know the approved street designations for SE 4th
Street and 225th PL SE per the TRF application.
 
3.  Please clarify the planter strip incorporation in Table 1 of the 2010 Interim Town Center Street
Design Standards.
 
4.  Please confirm that encroachments into the ROW are governed by SMC 16.05.070 International
Building Code (IBC) adopted. [2015 Edition].  We want to confirm that the 2015 IBC Chapter 32 shall
govern the encroachment of structures into the public right-of-way in the City of Sammamish.
 
5. With regard to the City’s response to our May 14th question #5, the City noted concerns
regarding maintenance feasibility/personnel.  We would like to discuss potential solutions with staff
that would still allow an efficient approach to stormwater management.
 
 
June 1 - Green Spine Question:
 
1. We would like to continue our discussion of previous Question # 6, relating to the interaction
between the private and public aspect of the Green Spine.
 
Best Regards,
Peter Brennan
 
 

From: Darci Donovan <ddonovan@sammamish.us> 
Sent: Friday, May 22, 2020 12:55 PM
To: Peter Brennan <pete@innovationrealtypartners.com>; Chris Hankins
<CHankins@sammamish.us>
Cc: Kellye Hilde <khilde@sammamish.us>; David Pyle <dpyle@sammamish.us>; Andrew Zagars
<azagars@sammamish.us>; Anjali Myer <amyer@sammamish.us>
Subject: RE: Follow Up Meetings
Importance: High
 
Good afternoon Peter,
 
Per your email request below, I will be scheduling another follow up meeting for next Friday, May

29th at 9 a.m.  with Public Works and Planning to discuss further questions regarding the street
network design. 
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In addition, I will also be scheduling a meeting for June 1st at 10 a.m. with Parks and Planning to
discuss the Green Spine. 

To best prepare for these meetings, please submit mock up drawings such as sample street network
designs, and list of questions for both meetings by end of day Tuesday.

The city is still operating under the current COVID19 guidelines, therefore this meeting will need to
be GoToMeetings.
Meeting invites to follow.

Please let me know if you have any questions.

Thank you and be well,

Darci Donovan, CSM
Special Projects Coordinator
City of Sammamish ǀ Community Development
Desk: 425.295.0530
Facebook | Twitter | Instagram | YouTube
http://badgecert.com/BadgeCert-sig2.jpg

**During the COVID-19 outbreak, I am working remotely from City Hall.**
***My scheduled work hours are Monday through Friday, from 8:00 AM to 4:30 PM.***

From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Tuesday, May 19, 2020 8:51 AM
To: Chris Hankins <CHankins@sammamish.us>
Cc: Darci Donovan <ddonovan@sammamish.us>; Kellye Hilde <khilde@sammamish.us>
Subject: Follow Up

[CAUTION - EXTERNAL EMAIL]

Chris,

Thanks again for organizing a Go To Meeting last week with Planning and Public Works staff to
review our submitted questions. 
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During that meeting, both the City and STCA agreed that additional meetings between STCA,
Planning and Public Works would be very productive to discuss further questions regarding the
street network design.  We together further acknowledged that an ideal scenario would be to gather
in a conference room to collaborate on the street network design.  

In addition to the street network, we discussed the Green Spine and the need for further meetings
and discussions with staff to advance this area of the application. 

We are available to meet with staff as soon as staff is available.

Please advise at your earliest convenience.

Best,
Peter

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

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

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

Please be aware that email communications with members of the City Council,
City Commissioners, or City staff are public records and are subject to disclosure
upon request.
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From: Darci Donovan
To: Chris Hankins; Peter Brennan
Cc: Kellye Hilde; David Pyle; Andrew Zagars; Anjali Myer
Subject: RE: Follow Up Meetings
Date: Wednesday, May 27, 2020 10:49:00 AM
Attachments: image001.png
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Peter,
Please provide the detailed questions by 5 pm today so staff have time to prepare for meeting. 

I will send out meeting agendas by tomorrow afternoon. 

Thank you,

Darci Donovan, CSM
Special Projects Coordinator
City of Sammamish ǀ Community Development
Desk: 425.295.0530
Facebook | Twitter | Instagram | YouTube
http://badgecert.com/BadgeCert-sig2.jpg

**During the COVID-19 outbreak, I am working remotely from City Hall.**
***My scheduled work hours are Monday through Friday, from 8:00 AM to 4:30 PM.***

From: Chris Hankins <CHankins@sammamish.us> 
Sent: Wednesday, May 27, 2020 10:28 AM
To: Peter Brennan <pete@innovationrealtypartners.com>
Cc: Kellye Hilde <khilde@sammamish.us>; David Pyle <dpyle@sammamish.us>; Andrew Zagars
<azagars@sammamish.us>; Anjali Myer <amyer@sammamish.us>; Darci Donovan
<ddonovan@sammamish.us>
Subject: RE: Follow Up Meetings

Hi Peter,

Thanks for the message regarding the upcoming development review meetings.  For the best use of
everyone’s time, please provide your specific questions regarding the “Green Spine” review

comments scheduled to be discussed on June 1st. 

The more detailed questions provided the more effective we can be in providing a response.
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Best Regards,

Chris

Chris Hankins I Senior Planner I City of Sammamish
425-295-0547
chankins@sammamish.us
www.sammamish.us

From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Tuesday, May 26, 2020 6:18 PM
To: Darci Donovan <ddonovan@sammamish.us>; Chris Hankins <CHankins@sammamish.us>
Cc: Kellye Hilde <khilde@sammamish.us>; David Pyle <dpyle@sammamish.us>; Andrew Zagars
<azagars@sammamish.us>; Anjali Myer <amyer@sammamish.us>
Subject: RE: Follow Up Meetings

[CAUTION - EXTERNAL EMAIL]

Darci,

Thanks for setting up additional meetings with staff.  Please see follow up questions for the May 29th

meeting and the June 1st meeting:

May 29th – Street Network Design Meeting Questions:

1. We would appreciate further clarification of the last sentence of the City’s answer to question #1
from our May 14th meeting which states “This applies to block and alley lengths as well.”  We would
appreciate further clarification in light of Table 1 from the 2010 Interim Town Center Street Design
Standards.

2. We would appreciate discussing the designation of streets in the TC-A1 zone under both SMC
21B.30.040 and Figure 21B.30.030a.  Please let us know the approved street designations for SE 4th
Street and 225th PL SE per the TRF application.

3. Please clarify the planter strip incorporation in Table 1 of the 2010 Interim Town Center Street
Design Standards.

4. Please confirm that encroachments into the ROW are governed by SMC 16.05.070 International
Building Code (IBC) adopted. [2015 Edition].  We want to confirm that the 2015 IBC Chapter 32 shall
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govern the encroachment of structures into the public right-of-way in the City of Sammamish.
 
5. With regard to the City’s response to our May 14th question #5, the City noted concerns
regarding maintenance feasibility/personnel.  We would like to discuss potential solutions with staff
that would still allow an efficient approach to stormwater management.
 
 
June 1 - Green Spine Question:
 
1. We would like to continue our discussion of previous Question # 6, relating to the interaction
between the private and public aspect of the Green Spine.
 
Best Regards,
Peter Brennan
 
 

From: Darci Donovan <ddonovan@sammamish.us> 
Sent: Friday, May 22, 2020 12:55 PM
To: Peter Brennan <pete@innovationrealtypartners.com>; Chris Hankins
<CHankins@sammamish.us>
Cc: Kellye Hilde <khilde@sammamish.us>; David Pyle <dpyle@sammamish.us>; Andrew Zagars
<azagars@sammamish.us>; Anjali Myer <amyer@sammamish.us>
Subject: RE: Follow Up Meetings
Importance: High
 
Good afternoon Peter,
 
Per your email request below, I will be scheduling another follow up meeting for next Friday, May

29th at 9 a.m.  with Public Works and Planning to discuss further questions regarding the street
network design. 
 

In addition, I will also be scheduling a meeting for June 1st at 10 a.m. with Parks and Planning to
discuss the Green Spine. 
 
To best prepare for these meetings, please submit mock up drawings such as sample street network
designs, and list of questions for both meetings by end of day Tuesday.
 
The city is still operating under the current COVID19 guidelines, therefore this meeting will need to
be GoToMeetings.
Meeting invites to follow.
 
Please let me know if you have any questions.
 
Thank you and be well,

Attachment 3.21

mailto:ddonovan@sammamish.us
mailto:pete@innovationrealtypartners.com
mailto:CHankins@sammamish.us
mailto:khilde@sammamish.us
mailto:dpyle@sammamish.us
mailto:azagars@sammamish.us
mailto:amyer@sammamish.us


 
 
Darci Donovan, CSM
Special Projects Coordinator
City of Sammamish ǀ Community Development
Desk: 425.295.0530
Facebook | Twitter | Instagram | YouTube
http://badgecert.com/BadgeCert-sig2.jpg

**During the COVID-19 outbreak, I am working remotely from City Hall.**
***My scheduled work hours are Monday through Friday, from 8:00 AM to 4:30 PM.***
 
 
 
 
 

From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Tuesday, May 19, 2020 8:51 AM
To: Chris Hankins <CHankins@sammamish.us>
Cc: Darci Donovan <ddonovan@sammamish.us>; Kellye Hilde <khilde@sammamish.us>
Subject: Follow Up
 

[CAUTION - EXTERNAL EMAIL]

Chris,
 
Thanks again for organizing a Go To Meeting last week with Planning and Public Works staff to
review our submitted questions. 
 
During that meeting, both the City and STCA agreed that additional meetings between STCA,
Planning and Public Works would be very productive to discuss further questions regarding the
street network design.  We together further acknowledged that an ideal scenario would be to gather
in a conference room to collaborate on the street network design.  
 
In addition to the street network, we discussed the Green Spine and the need for further meetings
and discussions with staff to advance this area of the application. 
 
We are available to meet with staff as soon as staff is available.
 
Please advise at your earliest convenience.
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From: Darci Donovan
To: Peter Brennan; Lafe Hermansen; Holli Heavrin; Larry Zinser; Matthew Samwick
Cc: Kellye Hilde; Chris Hankins; Andrew Zagars; Stephen Noeske; Greg Tauscheck; David Pyle
Subject: Follow Up Meeting materials
Date: Friday, May 29, 2020 10:14:00 AM
Attachments: Intersection Graphic.pdf

image001.png
ROW Use Agreement - Sky Apartments 5.11.18.pdf
SE 4th Intersection Spacing.pdf
STCA Questions_CityResponseMatrix_52920.pdf

Thank you for attending the meeting this morning.  Attached please find the following:

1. City Response Matrix
2. Intersection Graphic

3. SE 4th Intersection Spacing Graphic
4. ROW Use Agreement – Sky Apartments

The meeting minutes and updated response matrix will be sent next week. 

Please let me know if you have any questions.

Thank you and be well,

Darci Donovan, CSM
Special Projects Coordinator
City of Sammamish ǀ Community Development
Desk: 425.295.0530
Facebook | Twitter | Instagram | YouTube
http://badgecert.com/BadgeCert-sig2.jpg

**During the COVID-19 outbreak, I am working remotely from City Hall.**
***My scheduled work hours are Monday through Friday, from 8:00 AM to 4:30 PM.***
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STCA Questions - City Response Matrix


May 29, 2020 Meeting


Question Subject STCA Questions City Response


1 PW We would appreciate further clarification of the last sentence of 


the City’s answer to question #1 from our May 14th meeting which 


states “This applies to block and alley lengths as well.”  We would 


appreciate further clarification in light of Table 1 from the 2010 


Interim Town Center Street Design Standards.


The maximum length of an alley in the Town Center is determined by the intersection spacing outlined in the Interim Town Center Street Design 


Standards, Table 1.  The maximum length is 350', please refer to the attached intersection spacing graphic. Additionally, the PWS governs that an 


alley serves a maximum of 30 lots.


References


* 2016 Public Works Standards Chapter 9, Section 9.3 of the PWS 9.3(B)


* 2016 Public Works Standards, Page 71, Section 12.8


* Interim Town Center Street Design Standards, Table 1


* UZDP2019-00562 Plan Set Review Comments, dated March 10, 2020 (comment 20)


* Project Pre-Application Notes, dated May 23, 2019 (page 17, comment 10) 


* Refer to attached intersection spacing graphic


2 PW/PL We would appreciate discussing the designation of streets in the 


TC-A1 zone under both SMC 21B.30.040 and Figure 21B.30.030a.  


Please let us know the approved street designations for SE 4th 


Street and 225th PL SE per the TRF application.


In order to discuss the street designations, the applicant needs to provide estimated traffic volumes or have preliminary proposed uses for those 


street(s) being discussed. SMC 21B.30.040(2)(b) identifies the street designation for TCA-1 zone as being  “Pedestrian-oriented streets”. TC-A-1, A-2, 


and A-3 zoned areas shall include designated pedestrian-oriented street segment, as determined by the City through the unified zone development 


planning process. Pedestrian-oriented streets are intended to be streets featuring continuous storefronts or plaza spaces, wide sidewalks, street 


trees, bioretention, and on-street parking. Designations for pedestrian-oriented streets could cover an entire street, a single block, or a portion of a 


block, depending upon the area. Pedestrian-oriented street designations are intended for areas where a concentration of pedestrian activity is 


desired. See SMC 21B.30.030(1) for related development frontage standards. 


Per the TRF development project, 4th Street is a Collector Arterial.  225th PL SE will be determined by future use.


References


* SMC 21B.30.030a


* SMC 21B.30.030(2)


* SMC 21B.30.030(1)(a)(i-iv)


* SMC 21B.30.040(1)(B)


* SMC 21B.95.050(6)


* UZDP2019-00562 Plan Set Review Comments, dated March 10, 2020 (comment 6, 18, 135)


* Project Pre-Application Notes, dated May 23, 2019 (page 4, comment 2c) 


3 PW/PL Please clarify the planter strip incorporation in Table 1 of the 2010 


Interim Town Center Street Design Standards.


Table 1, Interim Town Center Street Design Standards (July 7, 2010), row 9 marked “Planter Strip” (the same for four street classifications except not 


for “Alley/Service” which states “No continuous planter strips).  Incorporate 6’ minimum width discontinuous planters or tree wells with ADA 


complaint covers”.  It is unclear what is to be clarified as the requirement is clearly written.  


References


* Interim Town Center Street Design Standards (July 7, 2010) Table 1


* Resolution R2010-431 Interim Street Design Standards for Town Center


* UZDP2019-00562 Plan Set Review Comments, dated March 10, 2020 (comments 117, 118, 128, 132, 136, etc.)


* Project Pre-Application Notes, dated May 23, 2019 (page 14, Development Standards, comment 1) 
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STCA Questions - City Response Matrix


May 29, 2020 Meeting


4 PL Please confirm that encroachments into the ROW are governed by 


SMC 16.05.070 International Building Code (IBC) adopted. [2015 


Edition].  We want to confirm that the 2015 IBC Chapter 32 shall 


govern the encroachment of structures into the public right-of-way 


in the City of Sammamish.


SMC 21B.25.170 governs what structural elements are allowed to protrude into the public right-a-way. If encroachments are proposed, a Type D 


right-of-way lease permit is required pursuant to SMC 14A.30.60. Prior to issuing a Type D right-of-way lease permit, a Right-of-Way Use and 


Indemnification Agreement between the City and applicant must first be approved by City Manager.  Please review the Agreement between the City 


and Sky Apartments included as an attachment this response. 


References


* UZDP2019-00562 Plan Set Review Comments, dated March 10, 2020 (comment 141)


* Project Pre-Application Notes, dated May 23, 2019 (page 17, comment 13) 


* Sky Apartments Right of Way Use and Indemnification Agreement


5 PW With regard to the City’s response to our May 14th question #5, 


the City noted concerns regarding maintenance 


feasibility/personnel.  We would like to discuss potential solutions 


with staff that would still allow an efficient approach to 


stormwater management.


A facility located in the public ROW that treats/detains water from two different sites (the public ROW and the private site) meets the definition of a 


shared/regional facility.  A requirement to having a shared/regional facility, per the KCSWDM (see references below), is that there must be an 


agreement between the multiple parties sharing the facility.  Unless there is an agreement in place which must be approved by City Council, public 


and private storwater facilities need to be kept seperate.  


Furthermore, public systems must be easily accessible to inspect and maintain and neither of these operations can cause for disruption to traffic or 


negatively impact adjacent businesses or residences.  The potential size of these structures is also a concern.  The KCSWDM  requires vaults greater 


than 1250 square feet of floor area must provide a 5' x 10' removable locking panel as well as vaults with widths 10 feet or less must also have 


removable lids.  The applicant should also note that in the KCSWDM it requires that for vaults under roadways the removable panel must be located 


outside the travel lanes.  


References


* SMC 13.20.100(1)(e)


* 2016 KCSWDM 5.1.3 Detention, Vaults, 5.1.3.1.2, Design Criteria, Access Requirements


* 2016 KCSWDM 5.1.3.1.3


* 2016 KCSWDM 9.04.020


* UZDP2019-00562 Plan Set Review Comments, dated March 10, 2020 (comment 52)


* Project Pre-Application Notes, dated May 23, 2019 (page 2, comment 3) 


6 PW City follow-up response to question 3  (see below) discussed at the 


May 14, 2020 meeting.


"We would like to understand the reasons for the roundabout 


locations at the intersections of S.E. 4th Street and 224th and 


225th.  The distance is 428 feet.  The Town Center Infrastructure 


Plan generally shows a distance of 285 lineal feet between those 


two roundabouts.  The Applicant would like to better understand 


the planning and engineering reasons for the current location."


SE 4th Street was designed prior to the acquisition of the STCA properties to the North and South.  At the time of the design, the road intersections 


were aligned with the existing rights-of-way for 222nd, 224th, and 225th.  The spacings between the intersection are shown on the attached exhibit 


and are as follows;


222nd to 224th is 531’ and spans two (2) blocks, 225th to 224th is 431’ and includes the green spine crossing in the middle, 225th to 228th is 907’ 


and spans three blocks.  


In review, the intersection spacings of the project do conform with the Public Works Standards, Resolution R2010-431 and the  SMC 21B.030.040. 


The Public Works Standards call out the minimum intersection spacings for an arterial to be 200’ which is confirmed in all locations.  Resolution 


R2010-431 calls out specific intersection spacing requirements by reference, within the Town Center to be between 250’ min and 350’ max.  There is 


only one location that falls outside this limit, and that is between 225th and 224th.  However, between both these intersections is the Green Spine 


and pedestrian crossing which does fall under an acceptable criterial based on SMC 21B.030.040(3).  As per the code, the acceptable criteria is SMC 


21B.030.040(3)(b) A departure provides the opportunity for a public open space or other public amenity that would otherwise not be possible.  In 


this specific location the width of the Green Spine creates the spacing to exceed the 350’.  As per the code section, the departure is permitted within 


the TC-A zone subject to the unified zone development plan approval process.


Reference


* SE 4th Intersection Spacing Graphic


2 5/29/2020







Department of Community Development   
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Meeting Agenda 
STCA Follow Up Meeting #2 

 

Meeting Information 

Location: GoToMeeting  

Date: May 29, 2020 

Time: 9:00 – 10:00 a.m. 
 

Objective 

To review STCA’s five (5) follow up questions from Review #1 Comment Letter.  

 

Agenda 

1. Introductions 
 

2. Review City Response Matrix 
 

3. Wrap Up 
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STCA Questions - City Response Matrix

May 29, 2020 Meeting

Question Subject STCA Questions City Response

1 PW We would appreciate further clarification of the last sentence of 

the City’s answer to question #1 from our May 14th meeting which 

states “This applies to block and alley lengths as well.”  We would 

appreciate further clarification in light of Table 1 from the 2010 

Interim Town Center Street Design Standards.

The maximum length of an alley in the Town Center is determined by the intersection spacing outlined in the Interim Town Center Street Design 

Standards, Table 1.  The maximum length is 350', please refer to the attached intersection spacing graphic. Additionally, the PWS governs that an 

alley serves a maximum of 30 lots.

References

* 2016 Public Works Standards Chapter 9, Section 9.3 of the PWS 9.3(B)

* 2016 Public Works Standards, Page 71, Section 12.8

* Interim Town Center Street Design Standards, Table 1

* UZDP2019-00562 Plan Set Review Comments, dated March 10, 2020 (comment 20)

* Project Pre-Application Notes, dated May 23, 2019 (page 17, comment 10)

* Refer to attached intersection spacing graphic

2 PW/PL We would appreciate discussing the designation of streets in the 

TC-A1 zone under both SMC 21B.30.040 and Figure 21B.30.030a.  

Please let us know the approved street designations for SE 4th 

Street and 225th PL SE per the TRF application.

In order to discuss the street designations, the applicant needs to provide estimated traffic volumes or have preliminary proposed uses for those 

street(s) being discussed. SMC 21B.30.040(2)(b) identifies the street designation for TCA-1 zone as being  “Pedestrian-oriented streets”. TC-A-1, A-2, 

and A-3 zoned areas shall include designated pedestrian-oriented street segment, as determined by the City through the unified zone development 

planning process. Pedestrian-oriented streets are intended to be streets featuring continuous storefronts or plaza spaces, wide sidewalks, street 

trees, bioretention, and on-street parking. Designations for pedestrian-oriented streets could cover an entire street, a single block, or a portion of a 

block, depending upon the area. Pedestrian-oriented street designations are intended for areas where a concentration of pedestrian activity is 

desired. See SMC 21B.30.030(1) for related development frontage standards. 

Per the TRF development project, 4th Street is a Collector Arterial.  225th PL SE will be determined by future use.

References

* SMC 21B.30.030a

* SMC 21B.30.030(2)

* SMC 21B.30.030(1)(a)(i-iv)

* SMC 21B.30.040(1)(B)

* SMC 21B.95.050(6)

* UZDP2019-00562 Plan Set Review Comments, dated March 10, 2020 (comment 6, 18, 135)

* Project Pre-Application Notes, dated May 23, 2019 (page 4, comment 2c)

3 PW/PL Please clarify the planter strip incorporation in Table 1 of the 2010 

Interim Town Center Street Design Standards.

Table 1, Interim Town Center Street Design Standards (July 7, 2010), row 9 marked “Planter Strip” (the same for four street classifications except not 

for “Alley/Service” which states “No continuous planter strips).  Incorporate 6’ minimum width discontinuous planters or tree wells with ADA 

complaint covers”.  It is unclear what is to be clarified as the requirement is clearly written.  

References

* Interim Town Center Street Design Standards (July 7, 2010) Table 1

* Resolution R2010-431 Interim Street Design Standards for Town Center

* UZDP2019-00562 Plan Set Review Comments, dated March 10, 2020 (comments 117, 118, 128, 132, 136, etc.)

* Project Pre-Application Notes, dated May 23, 2019 (page 14, Development Standards, comment 1)
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STCA Questions - City Response Matrix

May 29, 2020 Meeting

4 PL Please confirm that encroachments into the ROW are governed by 

SMC 16.05.070 International Building Code (IBC) adopted. [2015 

Edition].  We want to confirm that the 2015 IBC Chapter 32 shall 

govern the encroachment of structures into the public right-of-way 

in the City of Sammamish.

SMC 21B.25.170 governs what structural elements are allowed to protrude into the public right-a-way. If encroachments are proposed, a Type D 

right-of-way lease permit is required pursuant to SMC 14A.30.60. Prior to issuing a Type D right-of-way lease permit, a Right-of-Way Use and 

Indemnification Agreement between the City and applicant must first be approved by City Manager.  Please review the Agreement between the City 

and Sky Apartments included as an attachment this response. 

References

* UZDP2019-00562 Plan Set Review Comments, dated March 10, 2020 (comment 141)

* Project Pre-Application Notes, dated May 23, 2019 (page 17, comment 13)

* Sky Apartments Right of Way Use and Indemnification Agreement

5 PW With regard to the City’s response to our May 14th question #5, 

the City noted concerns regarding maintenance 

feasibility/personnel.  We would like to discuss potential solutions 

with staff that would still allow an efficient approach to 

stormwater management.

A facility located in the public ROW that treats/detains water from two different sites (the public ROW and the private site) meets the definition of a 

shared/regional facility.  A requirement to having a shared/regional facility, per the KCSWDM (see references below), is that there must be an 

agreement between the multiple parties sharing the facility.  Unless there is an agreement in place which must be approved by City Council, public 

and private storwater facilities need to be kept seperate.  

Furthermore, public systems must be easily accessible to inspect and maintain and neither of these operations can cause for disruption to traffic or 

negatively impact adjacent businesses or residences.  The potential size of these structures is also a concern.  The KCSWDM  requires vaults greater 

than 1250 square feet of floor area must provide a 5' x 10' removable locking panel as well as vaults with widths 10 feet or less must also have 

removable lids.  The applicant should also note that in the KCSWDM it requires that for vaults under roadways the removable panel must be located 

outside the travel lanes.  

References

* SMC 13.20.100(1)(e)

* 2016 KCSWDM 5.1.3 Detention, Vaults, 5.1.3.1.2, Design Criteria, Access Requirements

* 2016 KCSWDM 5.1.3.1.3

* 2016 KCSWDM 9.04.020

* UZDP2019-00562 Plan Set Review Comments, dated March 10, 2020 (comment 52)

* Project Pre-Application Notes, dated May 23, 2019 (page 2, comment 3)

6 PW City follow-up response to question 3  (see below) discussed at the 

May 14, 2020 meeting.

"We would like to understand the reasons for the roundabout 

locations at the intersections of S.E. 4th Street and 224th and 

225th.  The distance is 428 feet.  The Town Center Infrastructure 

Plan generally shows a distance of 285 lineal feet between those 

two roundabouts.  The Applicant would like to better understand 

the planning and engineering reasons for the current location."

SE 4th Street was designed prior to the acquisition of the STCA properties to the North and South.  At the time of the design, the road intersections 

were aligned with the existing rights-of-way for 222nd, 224th, and 225th.  The spacings between the intersection are shown on the attached exhibit 

and are as follows;

222nd to 224th is 531’ and spans two (2) blocks, 225th to 224th is 431’ and includes the green spine crossing in the middle, 225th to 228th is 907’ 

and spans three blocks.  

In review, the intersection spacings of the project do conform with the Public Works Standards, Resolution R2010-431 and the  SMC 21B.030.040. 

The Public Works Standards call out the minimum intersection spacings for an arterial to be 200’ which is confirmed in all locations.  Resolution 

R2010-431 calls out specific intersection spacing requirements by reference, within the Town Center to be between 250’ min and 350’ max.  There is 

only one location that falls outside this limit, and that is between 225th and 224th.  However, between both these intersections is the Green Spine 

and pedestrian crossing which does fall under an acceptable criterial based on SMC 21B.030.040(3).  As per the code, the acceptable criteria is SMC 

21B.030.040(3)(b) A departure provides the opportunity for a public open space or other public amenity that would otherwise not be possible.  In 

this specific location the width of the Green Spine creates the spacing to exceed the 350’.  As per the code section, the departure is permitted within 

the TC-A zone subject to the unified zone development plan approval process.

Reference

* SE 4th Intersection Spacing Graphic
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From: Kellye Hilde
To: Darci Donovan
Subject: FW: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Revised Extension Request
Date: Tuesday, June 2, 2020 8:15:32 AM
Attachments: 2020-06-02-STCA- Extension Request-Revised.pdf

FYI and for the project files.

From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Tuesday, June 2, 2020 8:09 AM
To: David Pyle <dpyle@sammamish.us>
Cc: Kellye Hilde <khilde@sammamish.us>; Chris Hankins <CHankins@sammamish.us>
Subject: RE: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Revised
Extension Request

[CAUTION - EXTERNAL EMAIL]

David,

I hope all is well with you.  In light of our recent meetings with City staff, please see the attached
letter revising our request for extension made on 5/21/2020

We look forward to your response.

Best Regards,
Peter Brennan
503.849.4233

From: David Pyle <dpyle@sammamish.us> 
Sent: Friday, May 22, 2020 12:33 PM
To: Peter Brennan <pete@innovationrealtypartners.com>
Cc: Kellye Hilde <khilde@sammamish.us>; Chris Hankins <CHankins@sammamish.us>
Subject: RE: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Revised
Extension Request

Mr. Brennan,

We are in receipt of your amended revisions deadline extension request (received 05/21/2020
attached) wherein you request six (6) additional weeks to prepare revisions/corrections to Phase I
plans measured from the date of any follow up meeting with the City.

Staff have/will be reaching out to you to schedule a follow up meeting for Friday May 29, 2020 and
requesting any questions/topics to be discussed at the meeting be submitted by close of business on
Tuesday June 26, 2020.
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P e t e r   J .   B r e n n a n  
Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
 
 
P    503.849.4233 
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June 2, 2020 


 
 


David Pyle 
Director of Community Development 
City of Sammamish 
801 228th Avenue SE 
Sammamish, WA 98075 


Re: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564. 
 


 
Dear Mr. Pyle: 
 
We very much appreciate the availability of City staff to discuss our questions last 
Friday and yesterday. The feedback was helpful. Our team has now met to discuss 
a schedule for completion in light of the clarifications we received, and whether 
we can modify our pending request for a six-week extension stated in our May 
21st letter to you. We believe that with the information we now have and the 
continuing hard work of our project team, we will be able to complete our 
responses by Monday June 22, two weeks past the 90-day timeframe.  
 
We would appreciate this additional time to incorporate the feedback we received 
at the meeting on such topics as intersection spacing where alleys are proposed, 
the mechanism of a departure under SMC 21B.30.040(3), the location of the City 
Square, the width of planter strips and sidewalks, and other topics discussed 
during the meetings. The answers we received from City staff in our meetings 
affect a number of items in our response matrix and we want to make sure our 
responses and plan revisions are consistent throughout to assist the City’s 







 
 
P e t e r   J .   B r e n n a n  
Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
 
 
P    503.849.4233 
E    pete@innovationrealtypartners.com     


review. We also await responses from the City as a result of the meetings last 
week and yesterday.  
 
Can you confirm that the City will allow us this short two-week extension to 
complete this work?  
 
We would appreciate hearing from you by tomorrow if possible so our team can 
coordinate schedules as we complete our preparation of the detailed response 
matrix requested in the City’s March 10 submittal.  
 
Thank you again and please feel free to call me if you have any concerns.  
 
Sincerely,  
Peter Brennan 
 


 
 
 


cc: Kellye Hilde, Deputy Director 
 Chris Hankins, Senior Planner 







 
Following the meeting to be held on May 29, 2020 we will respond to your request for extension
(attached).
 
 
David Pyle
Director - Department of Community Development
City of Sammamish
(425)295-0521
dpyle@sammamish.us
**During the COVID-19 outbreak, I am working remotely from City Hall.**
 
 
 

From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Thursday, May 21, 2020 8:37 AM
To: David Pyle <dpyle@sammamish.us>
Cc: Kellye Hilde <khilde@sammamish.us>; Chris Hankins <CHankins@sammamish.us>
Subject: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Revised
Extension Request
 

[CAUTION - EXTERNAL EMAIL]

David,

I hope you and your family are well.  Please see attached a revised request for an extension
regarding our response submittal to the City’s comments due June 8, 2020.  We look forward to
hearing back from you at your earliest convenience.
 
Best,
Peter Brennan
503.849.4233
 
 

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

 

 

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

Attachment 3.23

mailto:dpyle@sammamish.us
mailto:pete@innovationrealtypartners.com
mailto:dpyle@sammamish.us
mailto:khilde@sammamish.us
mailto:CHankins@sammamish.us


 
 
P e t e r   J .   B r e n n a n  
Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
 
 
P    503.849.4233 
E    pete@innovationrealtypartners.com     

 
 

 
 

 
 

June 2, 2020 

 
 

David Pyle 
Director of Community Development 
City of Sammamish 
801 228th Avenue SE 
Sammamish, WA 98075 

Re: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564. 
 

 
Dear Mr. Pyle: 
 
We very much appreciate the availability of City staff to discuss our questions last 
Friday and yesterday. The feedback was helpful. Our team has now met to discuss 
a schedule for completion in light of the clarifications we received, and whether 
we can modify our pending request for a six-week extension stated in our May 
21st letter to you. We believe that with the information we now have and the 
continuing hard work of our project team, we will be able to complete our 
responses by Monday June 22, two weeks past the 90-day timeframe.  
 
We would appreciate this additional time to incorporate the feedback we received 
at the meeting on such topics as intersection spacing where alleys are proposed, 
the mechanism of a departure under SMC 21B.30.040(3), the location of the City 
Square, the width of planter strips and sidewalks, and other topics discussed 
during the meetings. The answers we received from City staff in our meetings 
affect a number of items in our response matrix and we want to make sure our 
responses and plan revisions are consistent throughout to assist the City’s 
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P e t e r   J .   B r e n n a n  
Vice President and Senior Project Manager 
Innovation Realty Partners, LLC 
 
 
P    503.849.4233 
E    pete@innovationrealtypartners.com     

review. We also await responses from the City as a result of the meetings last 
week and yesterday.  
 
Can you confirm that the City will allow us this short two-week extension to 
complete this work?  
 
We would appreciate hearing from you by tomorrow if possible so our team can 
coordinate schedules as we complete our preparation of the detailed response 
matrix requested in the City’s March 10 submittal.  
 
Thank you again and please feel free to call me if you have any concerns.  
 
Sincerely,  
Peter Brennan 
 

 
 
 

cc: Kellye Hilde, Deputy Director 
 Chris Hankins, Senior Planner 
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From: Kellye Hilde
To: Darci Donovan
Subject: FW: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Revised Extension Request
Date: Tuesday, June 2, 2020 8:23:07 AM

FYI

From: David Pyle <dpyle@sammamish.us> 
Sent: Tuesday, June 2, 2020 8:19 AM
To: Peter Brennan <pete@innovationrealtypartners.com>
Cc: Kellye Hilde <khilde@sammamish.us>; Chris Hankins <CHankins@sammamish.us>
Subject: RE: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Revised Extension
Request

Mr. Brennan,

As requested we will formally respond to your request for extension tomorrow June 3, 2020.

David Pyle
Director - Department of Community Development
City of Sammamish
(425)295-0521
dpyle@sammamish.us
**During the COVID-19 outbreak, I am working remotely from City Hall.**

From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Tuesday, June 2, 2020 8:09 AM
To: David Pyle <dpyle@sammamish.us>
Cc: Kellye Hilde <khilde@sammamish.us>; Chris Hankins <CHankins@sammamish.us>
Subject: RE: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Revised Extension
Request

[CAUTION - EXTERNAL EMAIL]
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David,

I hope all is well with you.  In light of our recent meetings with City staff, please see the attached letter revising our
request for extension made on 5/21/2020

We look forward to your response.

Best Regards,
Peter Brennan
503.849.4233

From: David Pyle <dpyle@sammamish.us> 
Sent: Friday, May 22, 2020 12:33 PM
To: Peter Brennan <pete@innovationrealtypartners.com>
Cc: Kellye Hilde <khilde@sammamish.us>; Chris Hankins <CHankins@sammamish.us>
Subject: RE: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Revised Extension
Request

Mr. Brennan,

We are in receipt of your amended revisions deadline extension request (received 05/21/2020 attached) wherein
you request six (6) additional weeks to prepare revisions/corrections to Phase I plans measured from the date of any
follow up meeting with the City.

Staff have/will be reaching out to you to schedule a follow up meeting for Friday May 29, 2020 and requesting any
questions/topics to be discussed at the meeting be submitted by close of business on Tuesday June 26, 2020.

Following the meeting to be held on May 29, 2020 we will respond to your request for extension (attached).

David Pyle
Director - Department of Community Development
City of Sammamish
(425)295-0521
dpyle@sammamish.us
**During the COVID-19 outbreak, I am working remotely from City Hall.**

From: Peter Brennan <pete@innovationrealtypartners.com> 
Sent: Thursday, May 21, 2020 8:37 AM
To: David Pyle <dpyle@sammamish.us>
Cc: Kellye Hilde <khilde@sammamish.us>; Chris Hankins <CHankins@sammamish.us>
Subject: UZDP2019-00562, PSUB2019-00563, PSUB2019-00561, and BSP2019-00564 - Revised Extension Request

[CAUTION - EXTERNAL EMAIL]

David,

I hope you and your family are well.  Please see attached a revised request for an extension regarding our response
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submittal to the City’s comments due June 8, 2020.  We look forward to hearing back from you at your earliest
convenience.

Best,
Peter Brennan
503.849.4233

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