The Town Center Goals and Policies Compliance Analysis Matrix

The Growth Management Act of the State of Washington, RCW 36.70A, requires that the City adopt a Comprehensive Plan, and then implement that plan by adopting subsequent development regulations. The development regulations must be consistent
with the Comprehensive Plan. The UZDP application shall only be approved if "consistent with all applicable development regulations and, to the extent there is no applicable development regulation, the Town Center Plan or Town Center Infrastructure
Plan; and ... with the public health, safety and welfare. The following Findings are pursuant to the City’s adopted Town Center Plan and Infrastructure Plan and detail how the UZDP is or is not consistent with the relevant Goals & Policies, pertinent
development regulations including with the public health, safety and welfare. Consistent with SMC 21B.05.030(3), and SMC 21B.120(1)(d), the City’s Community Development Director shall make either a final decision or recommendation to the City’s
Hearing Examiner on all Type II or Type III reviews, respectively which shall be based on the decision criteria for the application set forth in the SMC including the Goals & Policies of the plan.

Goal/Policy #

Town Center Plan Goal/Policy

Compliance with Goal
or Policy
No

Refer to Exhibit 1, Section III B.1 Pedestrian Circulation, B.2 Vehicle Circulation, B.3 Parking and Access, B.4 Open Space,
B.5 Natural Systems and Compatibility, and B.6 Building Scale and Compatibility for further analysis as well as the supporting
policies listed below.

STCA has not demonstrated compliance with Goal LU-1 as the UZDP fails to create a sense of place in the development
patterns proposed for the TC-A1 zone as envisioned in the Town Center Plan. In the revised Project Narrative and Code
Criterion Compliance Summary dated June 22, 2020, STCA describes how the proposal creates place-making by reflecting the
“values, culture, architecture, aesthetics, and natural environment of the Pacific Northwest regional context” in its building
forms but fails to describe how the residential only townhomes comply with the required mixed-use development pattern
which also contributes to a sense of place (Exhibit 35.g). Additionally, STCA fails to describe how their proposed development
is consistent and harmonious with the existing development within the Town Center. Although Town Center is designed to
be built out over a long time period and by multiple developers, the designs of each project should be similar in nature to
ensure that the overall vision is achieved. This coordinated development strategy lends itself to creating the intimate scale,
welcoming character, and sense of place envisioned.

Analysis

Land Use Goals and Policies:
The land use goals and policies guide development of the Sammamish Town Center by encouraging land use patterns that promote walkability, diversity, sustainability, and reinforce a sense of community.

Goal LU-1

Promote Town Center development design that maintains a harmonious
relationship to the natural surroundings, exhibits an intimate scale, welcoming
character, and sense of place.

Yes

The UZDP is limited to the existing signalized intersections on 228TH Avenue SE.

New development should be located and designed to reduce impacts to
residential neighborhoods adjacent to the Town Center.

Yes

Policy LU-1.1

The development proposal will not interfere with the use and enjoyment of adjacent residential developments, as STCA owns
a majority of the adjacent parcels except for one located within the Town Center Subarea just southeast of the project
boundary. Rural residential parcels generally surround the project site except to the south and northeast. South of the project
site is the Lower Sammamish Commons Park. Northeast of the project site is Sammamish Village, a mixed-use residential and
commercial development.

Access to 228th Avenue SE should be limited to the existing signalized
intersections.

Refer to Exhibit 1, Section II B Project Site for further information related to the project site.
Policy LU-1.2
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STCA has not demonstrated compliance with Policy LU-1.4 by failing to comply with the Town Center Design Requirements in
Chapter 21B.30 SMC including Article I Site Planning Elements for street front orientation, street layout, internal vehicular
circulation, and open space; and Article II Site Design Elements for open space and lighting. This code section was influenced
by Policy LU-1.4 therefore there is a direct correlation between STCA’s failure to comply with the code section and policy.

Refer to Exhibit 1, Section III B.3 Parking and Access for further analysis related to parking.

Yes

No

Parking impacts should be minimized (by centralizing it) as much as possible and
by using structured or underground facilities.

Design guidelines should ensure that new development is characterized by
human scale, integration with the surrounding landscape, and quality design.

Policy LU-1.3

Policy LU-1.4

STCA has demonstrated compliance with Policy LU-1.3 by centralizing parking structures within the development proposal.
The development proposal complies with the minimum parking requirements and provides sufficient parking to
accommodate the need for each type of use by a combination of parking garage spaces, motorcycle parking spaces, and
bicycle parking.
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Policy LU-1.5

LU-1.6

Goal LU-2

Policy LU-2.1

Policy LU-2.2

Policy LU-2.3

Landscaping and natural area retention should be an essential part of new
development.

Utilize multiple integrated measures of the preferred stormwater
management techniques as the standard within the Town Center.

Establish a land use pattern, with central gathering places, that increases social
interaction, encourages walkability, diversity, and creativity, and enhances
cultural opportunities.

Mixed-use activities and development should be focused in a core area north
of the Sammamish Commons.

Mixed-use areas west of 228th Avenue SE should emphasize retail-oriented
commercial that supports and creates active people-friendly streetscapes and
community gathering areas.

Development intensity in the Town Center should emphasize the “wedding
cake” approach, with multi-story mixed-use in the core area and transitioning
towards surrounding uses at the Town Center perimeter. Each master plan
should be developed and refined in coordination with affected landowners to
maximize compatibility.

No

Yes

No

No

No

No
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Refer to Exhibit 1, Section III B.1 Pedestrian Circulation, B.2 Vehicle Circulation, B.4 Open Space and B.6 Building Scale and
Compatibility for further analysis.

STCA has not demonstrated compliance with Policy LU-1.5. The UZDP proposes to remove all existing trees and landscaping
from the project site within the TC-A1 zone and replacing vegetated areas with 90% impervious surfaces as described in the
revised SEPA Checklist dated June 22, 2020 (Exhibit 35.t). Though the development proposal is not required to retain
significant trees outside environmentally sensitive areas and associated buffers in the TC-A1 zone pursuant to SMC
21B.35.200(3), the development is independently required in accordance with SMC 21B.95.050(5)(c) to maximize the
retention of trees, native vegetation, understory plants and native soils.

Refer to Exhibit 1, Section III B.5 Natural Systems and Compatibility for further analysis related to natural area retention.

STCA has demonstrated compliance with Policy LU-1.6 by addressing the preferred stormwater management standards for
the City as adopted in the 2016 King County Surface Water Design Manual (2016 KCSWDM) and Sammamish Addendum. STCA
has addressed stormwater LID infeasibility in the Technical Information Report dated June 22, 2020 (Exhibit 35.x), and the
analysis is based on the feasibility criteria described in the 2016 KCSWDM. The Municipal Regional Stormwater NPDES Permit
requires all new and redevelopment projects to incorporate measures to prevent pollutants from being conveyed in
stormwater runoff and into the public storm drain system. This project is required to incorporate Best Management Practices
(BMPs) to achieve these requirements to the extent practicable.

Refer to Exhibit 1, Section III Error! Reference source not found. Natural Systems and Compatibility for further analysis
related to stormwater LID.

STCA has not demonstrated compliance with Goal LU-2. The UZDP fails to include a central gathering space for the TC-A1
zone that complies with the Town Center Infrastructure Plan and SMC 21B.30.090(g), 21B.30.160(1)(d)(f)(g), and
21B.95.050(a)(c)(g).

Refer to Exhibit 1, Section III B.1 Pedestrian Circulation, B.4 Open Space for further analysis related to the central open space.

STCA has not demonstrated compliance with Policy LU-2.1. The UZDP includes residential only townhomes in the TC-A1 zone
(core mixed-use area). Pursuant to SMC 21B.10.030(1)(a), the purpose of the TC-A1 sub-zone is to provide for a pedestrianoriented mix of retail, office, residential, and civic uses that functions as the focal point for the Town Center and the City. This
sub-zone emphasizes pedestrian-oriented retail and civic uses on the ground floor of the core area and has the greatest
allocation of retail floor area of all the Town Center’s mixed-use zones. Office and residential uses are encouraged on upper
floors.

Refer to Exhibit 1, Section III B.2 Vehicle Circulation and B.6 Building Scale and Compatibility for further analysis related to
mixed-use development.

STCA has not demonstrated compliance with Policy LU-2.2. The UZDP includes residential only townhomes in the TC-A1 zone
(core mixed-use area). Residential only townhomes do not include retail oriented commercial space on the ground floor or
do they support people-friendly streetscapes and community gathering areas.

Refer to Exhibit 1, Section III B.2 Vehicle Circulation and B.6 Building Scale and Compatibility for further analysis related to
mixed-use development.

STCA has not demonstrated compliance with Policy LU-2.3. The UZDP includes residential only townhomes in the TC-A1 zone
(core mixed-use area). As proposed, the residential only use in the core area is not mixed-use and, therefore does not comply
with Policy LU-2-3.

November 13, 2020

Policy LU-2.4

Policy LU-2.5

A central gathering place should be provided in each mixed-use node.

All of the mixed-use nodes should be interconnected with a well-planned
system of sidewalks, trails, and pathways.

Policy LU-3.1

Goal LU-3

Encourage employment and business development opportunities in the Town
Center.

Town Center retail uses should primarily serve Sammamish residents and not
act as a regional destination. A mid-sized grocery store and a theater are
acceptable, but “big box” retailers are not appropriate.

Accommodate in the Town Center a full range of commercial, recreational,
cultural, and educational services that provide Sammamish citizens what they
need for a full life.

Policy LU-2.6

Goal LU-4

Opportunities for art and cultural activities should be provided in the core
mixed-use node north of the Sammamish Commons and, to a lesser extent, in
the neighborhood mixed-use nodes.

Policy LU-4.1

Office space development should take into account the needs of local
businesses, including home-based businesses and entrepreneurs, and should
consider flex-tech spaces and include sufficient fiber communication and data
networks.
Allow space for businesses and services opportunities, such as medical offices
or institutional facilities.

Policy LU-4.2

No

Refer to Exhibit 1, Section III B.2 Vehicle Circulation and B.6 Building Scale and Compatibility for further analysis related to
mixed-use development.
STCA has not demonstrated compliance with Policy LU-2.4. The UZDP fails to include a central gathering space for the TC-A1
zone that complies with the Town Center Infrastructure Plan and SMC 21B.30.090(g), 21B.30.160(1)(d)(f)(g), and
21B.95.050(a)(c)(g).

Refer to Exhibit 1, Section III B.1 Pedestrian Circulation and B.4 Open Space for further analysis related to the central open
space.

STCA has demonstrated compliance with Policy LU-2.4 by providing a system of interconnected sidewalks, trails, and pathways
as shown on the revised site plan dated June 22, 2020 (Exhibit 35.p).

Yes

N/A

Yes

STCA has demonstrated compliance with Goal LU-4 by providing 82,000 square feet of commercial space which encourages
employment and business development opportunities in the Town Center.

STCA proposes 56,000 square feet of retail space and 26,000 square feet of restaurant space for a total of 82,000 square feet
of commercial space. The UZDP complies with the permitted uses and square footage limits for each establishment in SMC
21B.20.080 for the TC-A1 zone.

Goal LU-3 applies to Town Center subarea as a whole. Although Town Center is designed to be built out over a long time
period and by multiple developers, the designs of each project should be similar in nature to ensure that the overall vision is
achieved. This coordinated development strategy lends itself to accommodating a full range of commercial, recreational,
cultural, and educational services that support the Sammamish community.

STCA has demonstrated compliance with Policy LU-2.6 by providing art and cultural elements within the open space area
designated between Blocks 5 and 6. The UZDP includes elevated platforms with movable seating on and around the platforms
to facilitate performance space. Retaining walls and patios integrated into the north and south entry staircases provide space
for permanent art installations or small performances. The proposed art and cultural activities are shown on the revised site
plan dated June 22, 2020 (Exhibit 35.p) and further discussed in the revised Project Narrative and Code Criterion Compliance
Summary dated June 22, 2020 (Exhibit 35.g).

Yes

Yes

STCA is proposing 82,000 square feet of commercial space in the TC-A1. The UZDP does not include home-based business,
flex-tech office spaces, or plans to improve infrastructure such as fiber communications and data networks but the UZDP does
comply with the permitted uses in SMC 21B.20.080.

Refer to Exhibit 1, Section III B.1 Pedestrian Circulation and B.4 Open Space for further analysis related trails, sidewalks, and
access.

Yes

STCA is proposing 82,000 square feet of commercial space in the TC-A1. The UZDP does not include office space for medical
and institutional facilities but the UZDP does comply with the permitted uses in SMC 21B.20.080.
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Yes
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Town Center Plan Goal/Policy

No

No

Compliance with Goal
or Policy
No
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Refer to Exhibit 1, Section III B.2 Vehicle Circulation for further analysis related to the proposed road network.

STCA has not demonstrated compliance with Goal T-2. The proposed transportation facilities such as alleys are not unique in
character for the Town Center. In the Project Narrative and Code Criterion Compliance Summary dated June 22, 2020, STCA
proposes the “alleys within Blocks 3-4 are designed as shared spaces providing additional opportunities for east/west
pedestrian and bicycle circulation an implementing several CPTED measures including access and window transparency,
balconies, site lighting, and layered approaches to landscaping” (Exhibit 35.g). The proposed alley system does not comply
with the 2016 Public Works Standards which defines an alley as a service roadway, not designed for general travel, providing
a means of automobile, service vehicle, or emergency vehicle access to abutting property and not intended for primary traffic
or pedestrian circulation. Alleys do not require traffic calming measures or incorporate outdoor furnishings such as benches
and landscaping inherent in more unique designs such as woonerfs or other creative solutions.

Refer to Exhibit 1, Section IIIB.2 Vehicle Circulation and B.6 Building Scale and Compatibility for further analysis related to
mixed-use development.

STCA’s proposal to include mixed-use streets serves one purpose: to build residential only townhomes.

STCA has proposed a mixed-use designation for four (4) street segments within the TC-A1 zone. The mixed-use street
designation, as described in SMC 21B.30.030, provides an opportunity for residential only uses such as townhomes, which by
design does not provide the commercial and retail space desired and required for the TC-A1 zone. Additionally, townhomes as
a residential use, are prohibited within 30’ of the sidewalk on the ground floor of designated pedestrian-oriented streets.

To implement the Plan’s vision and under SMC 21B.30.030a, 21B.30.030(1), 21B.30.040(2)(b), and 21B.30.120(2), the
appropriate streetfront orientation standard for the TC-A1 zone is the pedestrian-oriented street designation. Pedestrianoriented streets are intended to be streets featuring continuous storefronts (located within 3’ of the sidewalk), wide sidewalks,
street trees, bioretention, and on-street parking.

STCA has not demonstrated compliance with Policy T-1.3. The UZDP proposes a street system that fails to support mixed-use
development in the TC-A1 zone. Pursuant to SMC 21B.95.050(2)(a), development proposals for the TC-A1 zone must comply
with the Town Center Infrastructure Plan, which identifies the infrastructure needed and principles and application required
to develop the TC-A1 zone. The Town Center Infrastructure Plan describes the street right-of-way as highly pedestrianized
where pedestrian and bicycle circulation are on par with vehicle circulation. Streetfront orientation includes street-level
commercial uses such as cafes, restaurants, and shop fronts that spill out onto the sidewalk.

Refer to Exhibit 1, Section III B.2 Vehicle Circulation and B.6 Building Scale and Compatibility for further analysis related to
street designations and adjacent land uses.

STCA has not demonstrated compliance with Goal T-1. The UZDP fails to include a connected hierarchy of streets and applicable
street designations that accommodate the desired Town Center land uses and human activities. Streets within the mixed-use
nodes (TC-A zones) must be planned during the UZDP planning process with reference to the Town Center Infrastructure Plan
pursuant to SMC 21B.95.050(2)(a). The UZDP proposes a street hierarchy that includes both pedestrian-oriented and mixeduse street designations. The Town Center Infrastructure Plan provides a clear vision for the TC-A1 zone. The pedestrianoriented street designation supports this vision whereas the mixed-use street designation does not.

Analysis

Transportation Goals and Policies:
The transportation goals and policies guide the development of the Sammamish Town Center by emphasizing safe, efficient, and attractive connections, promoting bicycle and pedestrian access, and providing for development that is conducive to
walking, biking and transit use.
Goal/Policy #
Establish and maintain a connected hierarchy of streets that accommodates
desired Town Center land uses and human activities.

Provide transportation facilities that create a unique character for the Town
Center.

Develop a connected system of local access roads that serve planned Town
Center development.

Goal T-1

Policy T-1.3

Goal T-2
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Policy T-2.2

Policy T-2.1

Utilize the minimum required street widths to obtain the desired level-ofservice (LOS) standards for the street.

Design and configure Town Center roadways to protect environmentally
critical areas.

No

Yes

Yes

In accordance with Chapter 14A SMC, STCA has been issued a traffic concurrency certificate for the UZDP (Exhibit 10).

STCA has demonstrated compliance with Policy T-2.1 as described in Exhibit I, Section III A.4 Critical Areas – Wetland and
Associated Buffer.

Refer to Exhibit 1, Section III B.2 Vehicle Circulation and C.1 Public Works Standards for further analysis related to the
minimum width requirements for fire access and the design requirements for alleys.

STCA has not demonstrated compliance with Goal T-3.1. The UZDP proposes a street network that does not comply with the
2015 International Fire Code, SMC 16.05.130(12), and Chapter 9 of the 2016 Public Works Standards. The UZDP proposes an
alley design that does not meet the minimum width requirements to accommodate a fire truck, and that, contrary to what is
required, provides primary vehicle access to residential lots without full frontage on a public street, and includes intersections
and 90-degree bends.

Refer to Exhibit 1, Section III B.2 Vehicle Circulation and C.1 Public Works Standards for further analysis related to the
minimum width requirements for fire access and the design requirements for alleys.

Provide for Town Center circulation while addressing safety and minimizing
impacts to surrounding neighborhoods.

No

Goal T-3

Provide for a safe and convenient network of roadways to serve Town Center
development.

STCA has not demonstrated compliance with Goal T-3. The UZDP proposes a street network that does not comply with the
2015 International Fire Code, SMC 16.05.130(12), and Chapter 9 of the 2016 Public Works Standards. The UZDP proposes an
alley design that does not meet the minimum width requirements to accommodate a fire truck, and that, contrary to what is
required, provides primary vehicle access to residential lots without full frontage on a public street, and includes intersections
and 90-degree bends.

Policy T-3.1

No

Policy T-3.3 is not applicable to development proposal.

Limit the placement of buildings or other development features that inhibit
the designed connectivity of the Town Center circulation network.

N/A

Policy T-3.2

STCA has not demonstrated compliance with Policy T-3.2. The UZDP proposes a street and land use network that conflicts with
the mixed-use development pattern required for the TC-A1 zone. Proposing townhomes in the TC-A1 zone creates a clear
division within the mixed-use area, which is further compounded with a fragmented street network and inhibits connectivity
by utilizing alleys to access residential units and streets and parking garages to access mixed-use development.

Minimize new access points off of 228th Avenue.

Refer to Exhibit 1, Section III B.2 Vehicle Circulation and B.6 Building Scale and Compatibility for further analysis related to
mixed-use development.
Policy T-3.3

Yes

No
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STCA has not demonstrated compliance with Policy T.4.1. The UZDP has not indicated measures to promote alternatives to
automobile travel, which reduce total vehicle trips and vehicle trips during peak hours. Although not required by the SMC
unless a proposal includes a reduction in the minimum parking required for permitted uses, STCA has not proposed

Refer to Exhibit 1, Section III B.5 Natural Systems and Environmental Quality for further analysis related the UZDP planning
principles.

No

Establish speed limits appropriate for the design of each roadway.

Conduct Transportation Demand Management activities.

Minimize transportation impacts on the natural environment, air quality, noise
quality, and fuel consumption.

Policy T-3.4

Goal T-4

Policy T-4.1

STCA has not demonstrated compliance with Goal T-4. The UZDP fails to address how transportation impacts are minimized
on the natural environment. Pursuant to SMC 21B.95.050(5)(b), development proposals must indicate how land use
management low impact development (LID) techniques are utilized as opportunities to be creative and innovative in protecting
environmental resources. That opportunity lies in making transportation improvements that minimize adverse environmental
impacts and makes changes to those conventional development trends and practices that contribute to the cumulative damage
of environmental resources.

Speed limits are established under the 2010 Interim Town Center Street Standards. The UZDP proposes three types of street
sections; alley, local minor road, and local road feeder. Alleys have a design speed of 20 mph, and local minor and local road
feeder have a design speed of 25 mph pursuant to the Town Center Interim Street Design Standards in Chapter 21B.96 SMC.
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Policy T-4.2

Policy T-4.3

Goal T-5

Policy T-5.1

Goal T-6

Policy T-6.1

Goal T-7

Design and construct roadways to minimize impervious area.

Emphasize low-impact development techniques in the design and construction
of streets.

Create an attractive, safe, and convenient road and trail network that
promotes walking, bicycling, and other non-motorized forms of transportation.

Develop a connected street/sidewalk and trail system.

Provide parking in the Town Center appropriate to accommodate desired uses.

STCA has not demonstrated compliance with Policy T4-2. The UZDP proposes residential townhomes on Blocks 3-4 that require
vehicular access to each unit. The residential only land use requires more impervious area in the form of alleys and driveways
compared to the mixed-use development proposed on Blocks 5-7 which only requires a driveway to access subsurface parking
garages.

participation in a TDM program or supporting programs for enhanced transit ridership, biking, and walking as specified in Policy
T-4.1.
No

Stormwater LID or Flow Control Best Management Practices (BMPs) are not feasible on the project site pursuant to Section
1.2.9.3.1 of the 2016 KCSWDM.

Refer to Exhibit 1, Section III B.3 Parking and Access for further analysis related to structured parking.
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STCA has demonstrated compliance with Goal T-7 by minimizing the impacts of parking facilities on the Town Center’s visual
environment. Pursuant to SMC 21B.30.250, the UZDP includes centralized off-street parking in subsurface parking garages
beneath Blocks 5- 7.

Refer to Exhibit 1, Section III B.3 Parking and Access for further analysis related to parking requirements.

STCA has demonstrated compliance with Policy T-6.1. The UZDP provides the minimum parking requirements for the Town
Center land uses in the TC-A1 zone. The UZDP will also provide sufficient parking to accommodate the need for each type of
use by a combination of private garage spaces, parking garage spaces, open parking spaces, and bicycle and motorcycle parking
spaces, as well as requirements for bicycle parking.

Refer to Exhibit 1, Section III B.3 Parking and Access for further analysis related to parking.

STCA has demonstrated compliance with Goal T-6 by providing parking in the Town Center appropriate to accommodate
desired uses. STCA has demonstrated compliance with SMC 21B.95.050(3) regarding parking requirements and as addressed
in the revised Project Narrative and Code Criterion Compliance Summary dated June 22, 2020 (Exhibit 35.g) and Project
Narrative and Code Criterion Compliance Summary Review and Response Matrix dated June 22, 2020 (Exhibit 35.h).

Refer to Exhibit 1, Section III B.2 Vehicle Circulation for further analysis related to the proposed street network.

The proposed design of the circulation network between the residential portion of the project and the mixed-use component
is fragmented and inhibits both vehicular and pedestrian connectivity within the project.

STCA has not demonstrated compliance with Policy T-5.1. The proposed street network does not comply with Chapter 9.3 of
the 2016 Public Works Standards for alley design therefore, it cannot be determined if the UZDP fully addresses the goal of
creating a connected street and sidewalk system.

Refer to Exhibit 1, Section III B.2 Vehicle Circulation for further analysis related to the proposed street network.

STCA has not demonstrated compliance with Goal T-5. In the Project Narrative and Code Criterion Compliance Summary dated
June 22, 2020, STCA proposes the “alleys within Blocks 3-4 are designed as shared spaces providing additional opportunities
for east/west pedestrian and bicycle circulation and implementing several CPTED measures including access and window
transparency, balconies, site lighting, and layered approaches to landscaping” (Exhibit 35.g). However, the proposed alley
system does not comply with the 2016 Public Works Standards which defines an alley as a service roadway, not designed for
general travel, providing a means of automobile, service vehicle, or emergency vehicle access to abutting property and not
intended for primary traffic or pedestrian circulation.

Refer to Exhibit 1, Section III B.5 Natural Systems and Environmental Quality for further analysis related to LID.

N/A

No

No

Yes

Yes

Minimize the impacts of parking facilities on the Town Center’s visual Yes
environment.

Provide for minimum parking requirements for Town Center land uses.

6

Goal T-8 is not applicable because the UZDP project site is not located on an existing or planned transit route.

No

N/A

Policy T-8.1 is not applicable because the UZDP project site is not located on an existing or planned transit route.

Configure land uses and development to encourage forms of non-motorized
transportation and transit use, thus reducing the need for vehicular parking.

Promote the use of transit and the expansion of transit service to serve Town
Center development.
N/A

Policy T-8.2 is not applicable because the UZDP project site is not located on an existing or planned transit route.

Policy T-7.3

STCA has not demonstrated compliance with Policy T-7.3 by proposing nonconforming land uses that do not support a
pedestrian-oriented environment and do not encourage the use of alternative modes of transportation. Mixed-use
development proposals in the TC-A1 zone should strive for the reduction of auto trips, vehicle miles traveled, and parking by
creating a walkable community with uninterrupted pedestrian connections that access compatible land uses such as multifamily residential, commercial, and public amenities. The UZDP proposes individual residential only townhomes in the TC-A1
zone that by design require more parking spaces pursuant to SMC 21B.40.030 to support the use, therefore creating additional
auto trips and vehicle miles traveled.

Goal T-8

Provide for compact mixed-use centers that can effectively be served by
transit.
N/A

Refer to Exhibit 1, Section III B.6 Building Scale and Compatibility for further analysis related to mixed-use development

Policy T-8.1

Work with local transit agencies to enhance transit service to and within the
Town Center.
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Policy T-8.3
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Goal/Policy #

Town Center Plan Goal/Policy

Compliance with Goal
or Policy
No

STCA has not demonstrated compliance with Goal OS-1. The UZDP fails to include a central gathering space for the TC-A1 zone
that complies with SMC 21B.95.050(4)(a)(c) and the Town Center Infrastructure Plan.

Analysis

Open Space, Trails, and Public Facilities Goals and Policies:
The open space, trails and public facilities goals and policies guide the development of the Sammamish Town Center by establishing a hierarchy of interconnected public and private open spaces, ranging from an active central plaza to less formal
gathering areas, quiet residential courts, and natural open spaces.

Goal OS-1

Usable open space should be a priority for each quadrant of the Town Center.

STCA has not demonstrated compliance with Policy OS-1.1. The UZDP does not provide usable open space that complies with
SMC 21B.95.050(4)(a)(c)(g) and the Town Center Infrastructure Plan as further discussed in Exhibit 1, Section III B.1 Pedestrian
Circulation and B.4 Open Space.

Refer to Exhibit 1, Section III B.4 Open Space for further analysis related to the central open space requirements in the TC-A1
zone.

Master plans for each of the mixed-use nodes should include a publicly No
accessible open space that meets the City’s design guidelines.

STCA has not demonstrated compliance with Policy OS-1.3. Pursuant to SMC 21B.95.050(4)(a)(c)(g) development proposals
within the TC-A1 zone are required to have at least one central open space, such as a City Square, that connects directly to the
Sammamish Commons, is ADA compliant, incorporates CPTED guidelines, takes the form of a Green Spine, and complies with
the adopted Town Center Infrastructure Plan. The UZDP includes an open space that does not meet these requirements as
further discussed in Exhibit 1, Section III B.1 Pedestrian Circulation and B.4 Open Space.

No

A variety of small open spaces should be developed as part of private Yes
development to serve local needs.
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Refer to Exhibit 1, Section III B.1 Pedestrian Circulation and B.4 Open Space for further analysis related to accessibility and
safety of pedestrian connections.

STCA has not demonstrated compliance with Goal OS-2.1. The UZDP fails to provide a multi-purpose direct pedestrian
connection to the Lower Sammamish Commons Park as required by SMC 21B.95.040(1)(v). STCA proposes an 8’ retaining wall
adjacent to the south side of SE 5th Street that borders Lower Sammamish Commons Park property. The development proposal
negatively impacts the City’s ability to provide in the future an accessible, multi-purpose, non-motorized route from Block 5
and 6 to Lower Sammamish Commons.

Refer to Exhibit 1, Section III B.1 Pedestrian Circulation and B.4 Open Space for further analysis related to accessibility and
safety of pedestrian connections.

STCA has demonstrated compliance with Policy OS-1.4 by providing various small open spaces as part of its development
proposal. Pursuant to SMC 21B.30.090, the development proposal provides non-residential, multi-family, and townhome open
space in the form of balconies, decks, porches, landscaped front yard areas, indoor recreation, roof deck, and a child’s play
area.

No

Construct a network of trails and pathways in the Town Center that connects No
sections of the city’s trail system.

Multi-purpose trails, pathways, and sidewalks connecting to the citywide trail
system should be developed.

STCA has not demonstrated compliance with Goal OS-2. The UZDP fails to provide a direct pedestrian connection from Blocks
5 and 6, across SE 5th Street to the Lower Sammamish Commons Park in accordance with SMC 21B.30.060. STCA proposes an
8’ retaining wall adjacent to the south side of SE 5th Street that borders Lower Sammamish Commons Park property. The
development proposal negatively impacts the City’s ability to provide in the future an accessible direct route from Block 5 and
6 to Lower Sammamish Commons. The proposal does not comply with SMC 21B.95.040(1)(v), which requires development to
locate and configure nonmotorized connections to adjacent properties and public right-or ways.

Create a hierarchy of interconnected public and private open spaces, ranging
from an active centralized plaza or town square to less formal gathering areas,
quiet residential courts, and natural open spaces.

Policy OS-1.1

Policy OS-1.3

Policy OS-1.4

Goal OS-2

Policy OS-2.1
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Town Center Plan Goal/Policy

No

Yes

Yes

STCA has demonstrated compliance with Policy NS-1.4. In the revised Project Narrative and Code Criterion Compliance
Summary dated June 22, 2020, STCA describes an opportunity to support Town Center Plan Goal Policy NS-1.4 with the creation
of a district-scale environmentally responsive development that will offer opportunities for environmental education including
in situ technologies and exhibits, and research/analysis programs developed with local schools and universities (Exhibit 35.g).

Refer to Exhibit 1, Section III B.5 Natural Systems and Compatibility for further analysis related to regional stormwater.

STCA has not demonstrated compliance with Policy NS-1.3. The UZDP fails to include a regional stormwater management
system as part of its development proposal for the TC-A1 zone.

Refer to Exhibit 1, Section III B.5 Natural Systems and Compatibility for further analysis related to innovative environmental
management techniques.

STCA has not demonstrated compliance with Policy NS-1.2. The UZDP fails to propose innovative environmental management
techniques as part of the UZDP. The revised Project Narrative and Code Criterion Compliance Summary dated June 22, 2020,
describes how the proposal will consider implementing sustainable features such as solar and green roofs, stormwater capture
canopies, green space, and streetscape implementing LID methods if reasonably and cost-effectively practicable (Exhibit 35.g).
The UZDP is noncommittal and does not include sustainable features as part of the UZDP, ensuring that these features will be
constructed under subsequent land use and building permits as required by SMC 21B.95.040(2).

Refer to Exhibit 1, Section III B.5 Natural Systems and Compatibility for further analysis related to stormwater LID.

STCA has demonstrated compliance with Policy NS-1.1 by meeting the requirements of the 2016 KCSWDM and Sammamish
Addendum which requires development in the Thompson Basin to provide Level 3 Flow Control and Sensitive Lake Water
Quality Treatment. In the revised Technical Information Report submitted on June 22, 2020, STCA proposes a level 3 flow
control and water quality facilities that provide sensitive Lake Water Quality Treatment (Exhibit 35.x).

Refer to Exhibit 1, Section III B.5 Natural Systems and Compatibility for further analysis related to environmental stewardship.

STCA has not demonstrated compliance with Goal NS-1. The UZDP fails to address how the proposal will incorporate exemplary
environment stewardship into the Town Center to the extent that it is a model for the region. As defined in the MerriamWebster Dictionary, exemplary means to serve as an example, instance, or illustration. The UZDP is not a satisfactory example
of environmental stewardship as it does not propose any sustainable measures that implement the environmental strategies
described in the Natural Systems Chapter of the Town Center Plan such as incorporating LID, regional stormwater facilities,
rain gardens, green roofs, retaining native vegetation, and reducing building footprints.

Compliance with Goal Analysis
or Policy
No

Natural Systems Goals and Policies:
The natural system goals and policies guide the development of the Sammamish Town Center by emphasizing the importance of protecting and enhancing the city’s natural systems such as surface water and groundwater systems, natural and
environmentally critical areas, diversity of species and habitat, open space, trees, vegetation, natural terrain, wetlands, and drainage.
Goal/Policy #
Incorporate exemplary environmental stewardship in the Town Center to the
extent that it is a model for the region.

Opportunities for environmental education should be explored.

Incorporate wetlands, critical areas, open spaces, special habitats, and wooded
slopes as public amenities as well as protect them as environmental resources.

No

Regional stormwater management systems should be designed and constructed No
as part of the master planning and development of mixed-use nodes.

Innovative environmental management techniques should be employed where
appropriate.

Planning and development in the Town Center should take special note of
sensitive drainage basin issues for Ebright Creek and George Davis Creek.

Goal NS-1

Policy NS-1.1

Policy NS-1.2

Policy NS-1.3

Policy NS-1.4

Goal NS-3

November 13, 2020

STCA has not demonstrated compliance Goal NS-3 by failing to incorporate natural areas as amenities on the project site. STCA
describes in the revised Project Narrative and Code Compliance Summary that “the Project is situated with frontage along the
northern edge of Sammamish Lower Commons, which is comprised of significant natural areas including wetlands, wildlife
corridors, and stands of mature trees together with landscaped park amenities including pedestrian trails (with connections to
Sammamish Upper Commons - City Hall, Library, YMCA, Farmers Market), playground, picnic shelter, community garden and
rain gardens” (Exhibit 35.g). The UZDP does not comply with Goal NS-3 because it highlights the natural features and park
amenities on neighboring property and does not propose any opportunity to integrate the natural features existing on its own
project site.
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Policy NS-3.1

New development should be focused away from natural resources and critical
areas with adequate mitigation.

No

10

Refer to Exhibit 1, Section III B.5 Natural Systems and Environmental Quality for further analysis.

STCA has not demonstrated compliance with Policy NS-3.1 by failing to provide a proposal that focuses development away
from natural resources. Natural resources as described in the Town Center Plan are hydrologic, vegetation, habitat and wildlife.
As described in the SEPA checklist submitted with the application on June 22, 2020 (Exhibit 35.t), STCA is proposing to clear
the entire site, including all significant trees (approximately 53) and existing vegetation identified on the Existing Conditions
and Tree Survey sheet of the revised Site Plan (Exhibit 35.p).

Refer to Exhibit 1, Section III B.5 Natural Systems and Environmental Quality for further analysis.

November 13, 2020

Town Center Plan Goal/Policy

November 13, 2020

STCA has not demonstrated compliance with Goal D-2 by failing to incorporate natural elements and landscaping which play a
prominent role in the Town Center’s overall design character. As proposed, removal of all existing and natural elements of the
site does not take advantage of natural assets such as significant trees.

Refer to Exhibit 1, Section III B.2 Vehicle Circulation, and B.6 Building Scale and Compatibility for further analysis related to
mixed-use development in the TC-A1 zone.

The UZDP includes townhomes adjacent to 224th Avenue SE which is designated as a pedestrian-oriented street. Townhomes
located adjacent to a pedestrian-oriented street must be set back 30’ from the front sidewalk pursuant to SMC 21B.20.040(1),
note 1. Large setbacks such as those required for residential only use on the ground floor do not provide the desired sequential
visual experience for passing motorists, cyclists, and pedestrians Goal D-1.5 hopes to achieve, nor does it provide future occupants
of these townhomes the quality of life that comes along with being observed as a visual experience.

STCA has not demonstrated compliance with Policy D-1.5 by failing to designate streets in the TC-A1 zone as pedestrian-only.
Pursuant to SMC 21B.95.050(2)(a), development proposals for the TC-A1 zone must comply with the Town Center Infrastructure
Plan which identifies the infrastructure needed and principles and application required to develop the TC-A1 zone. The Plan
describes the street right-of-way as highly pedestrianized where pedestrian and bicycle circulation are on par with vehicle
circulation. Streetfront orientation includes street-level commercial uses such as cafes, restaurants, and shop fronts that spill out
onto the sidewalk.

Refer to Exhibit 1, Section III B.1 Pedestrian Circulation, B.2 Vehicle Circulation, B.4 Open Space, and B.6 Building Scale and
Compatibility for further analysis related to mixed-use development in the TC-A1 zone.

STCA has not demonstrated compliance with Policy D-1.4. The UZDP fails to provide a development proposal that complies with
the Town Center Plan, Town Center Infrastructure Plan, Chapters 21B.10, 21B.30, and 21B.95 SMC requirements for open space,
streetfront orientation, and mixed-use design standards.

Refer to Exhibit 1, Section III B.5 Natural Systems and Environmental Quality for further analysis.

STCA has not demonstrated compliance with Policy D-1.3. The UZDP fails to incorporate natural elements and landscaping as a
prominent feature in the overall development character. The UZDP proposes to remove all existing trees and vegetation and
replace with 90% impervious surfaces as described in the SEPA Checklist dated June 22, 2020 (Exhibit 35.t). The remaining 10%
used for landscaping and open space does not play an important role in the overall character of the development proposal.

Refer to Exhibit 1, Section III B.2 Vehicle Circulation and B.6 Building Scale and Compatibility for further analysis related to
mixed-use development in the TC-A1 zone.

STCA has not demonstrated compliance with Goal D-1. The UZDP fails to create a sense of place in the development patterns
proposed for the TC-A1 zone as envisioned in the Town Center Plan. In the revised Project Narrative and Code Criterion
Compliance Summary dated June 22, 2020, STCA describes how the proposal creates place-making by reflecting the “values,
culture, architecture, aesthetics, and natural environment of the Pacific Northwest regional context” in its building forms but fails
to describe how the residential only townhomes comply with the required mixed-use development pattern which also contributes
to a sense of place (Exhibit 35.g).

Compliance with Analysis
Goal or Policy
No

Design Goals and Policies:
The design goals and policies guide the development of the Sammamish Town Center by emphasizing the importance of visual character and quality design to create a unique sense of place to live, work, learn, create and play.
Goal/Policy #
Create a “sense of place” reflected in building forms, development patterns,
and the public realm.

No

No

In the design of streets, consider the sequential visual experience of motorists, No
cyclists, and pedestrians traveling along the street.

Aesthetics should be an important design criterion in the design of public
infrastructure, including streets, utilities, and public facilities.

Landscaping and natural elements should play a prominent role in the Town No
Center’s overall design character, and landscape design should be an important
part of public facilities, streets, and private development.

Goal D-1

Policy D-1.3

Policy D-1.4

Policy D-1.5

Goal D-2

Take maximum advantage of natural assets, such as topography, vegetation,
and views.

Refer to Exhibit 1, Section III B.5 Natural Systems and Environmental Quality for further analysis.
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Policy D-2.2

Policy D-2.1
Public art and places for cultural events should be created.

Building forms and layouts should take advantage of views.
Yes

Yes

STCA has demonstrated compliance with Policy D-2.1 by proposing building forms and layouts that take advantage of views.

November 13, 2020

STCA has demonstrated compliance with Policy D-2.2 by providing art and cultural elements within the open space area
designated between Blocks 5 and 6. The development proposes elevated platforms with movable seating on and around the
platforms to facilitate performance space. Retaining walls and patios integrated into the north and south entry staircases provide
space for permanent art installations or small performances. The proposed art and cultural activities are shown on the revised
site plan dated June 22, 2020 (Exhibit 35.p) and further discussed in the revised Project Narrative and Code Criterion Compliance
Summary dated June 22, 2020 (Exhibit 35.g).
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Town Center Plan Goal/Policy

Analysis

STCA has not demonstrated compliance with Goal H-2. The UZDP fails to provide sufficient mixed-use housing in the TC-A1 zone.
Pursuant to SMC 21B.10.030(1)(a), the purpose of the TC-A1 sub-zone is to provide for a pedestrian-oriented mix of retail, office,
residential, and civic uses that functions as the focal point for the Town Center and the City. This sub-zone emphasizes pedestrianoriented retail and civic uses on the ground floor of core areas and has the greatest allocation of retail floor area of all the Town
Center’s mixed-use zones. Office and residential uses are encouraged on upper floors.

STCA’s proposal is to develop residential only townhomes in the TC-A1 zone with entrance at the ground floor. Townhomes by
design are not mixed-use and in accordance with SMC 21B.20.040(1) note 1 are prohibited within 30-feet of the sidewalk on the
ground floor of a designated pedestrian-oriented street. This setback does not provide the pedestrian-friendly mixed-use center
that the Town Center Plan describes and the Town Center infrastructure Plan envisions.

Refer to Exhibit 1, Section III B.2 Vehicle Circulation, and B.6 Building Scale and Compatibility for further analysis related to
mixed-use development and the UZDP planning principles.

STCA has demonstrated compliance with Goal H-3 by providing multi-family buildings with 300 apartments in the TC-A1 zone
(Exhibit 35.g).

Refer to Exhibit 1, Section III B.6 Building Scale and Compatibility for further analysis related to mixed-use development in the
TC-A1 zone.
Yes

STCA has demonstrated compliance with Goal H-4 by providing quality design that is sensitive to the desired character for the TCA1 zone. In the revised Project Narrative and Code Criterion Compliance Summary dated June 22, 2020, STCA proposes a mix of
contemporary and Northwest-inspired elements that incorporate natural materials and reflect the community’s contemporary,
yet simple, environmental-friendly architectural forms (Exhibit 35.g).

Though STCA has incorrectly calculated the number of affordable housing units and type required, they have demonstrated
compliance with Goal H-6. STCA is proposing multi-family affordable housing (apartment and townhome) units as part of its
mixed-use development proposal (Exhibit 35.g).

Refer to Exhibit 1, Section III A.6 UZDP Application Requirements – Project Boundary, A.7 Density and Dimensions, and B.7
Affordable Housing for further analysis related to the number of affordable housing units required.

Though STCA has incorrectly calculated the number of affordable housing units required, they have demonstrated compliance
with Policy H-5.5. STCA has proposed that the affordable housing units developed will be “designed and constructed with
equivalent exterior materials and interior finishes and will share access to all amenities provided within the community” as
described in the revised Project Narrative and Code Criterion Compliance Summary dated June 22, 2020 (Exhibit 35.g).

Refer to Exhibit 1, Section III A.6 UZDP Application Requirements – Project Boundary, A.7 Density and Dimensions, and B.7
Affordable Housing for further analysis related to the number of affordable housing units required.

STCA has not demonstrated compliance with Goal H-5 by providing insufficient information for the City to determine if the
development proposal provides the minimum affordable housing required in SMC 21B.25.030 and 21B.75.020.

Yes

Yes

No

Yes

Compliance with
Goal or Policy
No

Housing Goals and Policies:
The housing goals and policies guide the development of the Sammamish Town Center by emphasizing a variety of housing types that support a pedestrian-friendly mixed-use center, quality housing design, and affordable housing options.
Goal/Policy #
Provide sufficient housing to support the community’s goal for a pedestrianfriendly mixed-use center for Sammamish.

Affordable dwelling units shall meet Town Center design guidelines and be
comparable to the exterior appearance of nearby market-rate dwellings.

Provide for housing for persons of low and moderate income, including local
employees, as a vital component to creating a successful pedestrian-oriented
community.

Encourage quality housing design that is sensitive to the desired character for
each neighborhood or area with the Town Center.

Provide for a variety of housing choices, including multi-family buildings,
townhouses, and cottages.

Goal H-2

Goal H-3

Goal H-4

Goal H-5

Policy H-5.5

Goal H-6

Provide affordable housing in a variety of forms, serving various income levels,
and integrated into all of the housing types projected for the Town Center.

November 13, 2020

Refer to Exhibit 1, Section III A.6 UZDP Application Requirements – Project Boundary, A.7 Density and Dimensions, and B.7
Affordable Housing for further analysis related to the number of affordable housing units required.
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Policy H-6.1

Affordable dwelling units shall be of similar tenure and mix as to what the
market is providing.

Yes

Though STCA has incorrectly calculated the number of affordable housing units required, they have demonstrated compliance
with Goal H-6.1. As described in the revised Project Narrative and Code Criterion Compliance Summary dated June 22, 2020,
STCA proposes “affordable housing for persons of moderate income (i.e. equal to or less than 80% of King County median income)
with comparable building and unit design along with equitable access to all residential amenities with advantageous proximity
within a quarter mile (five minute walk) of the existing bus stop located on 228th Avenue SE near the corner of SE 4th Street”
(Exhibit 35.g).

November 13, 2020

Refer to Exhibit 1, Section III A.6 UZDP Application Requirements – Project Boundary, A.7 Density and Dimensions, and B.7
Affordable Housing for further analysis related to the number of affordable housing units required.
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